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DMC 2013-027  APPLICATION FOR PLANNING PERMISSION 
 
Application No:  13NP0010 
 
Proposed Development:  Erection of a new steel braced portal frame supporting a 

coated profiled sheet steel roof to oversail & protect the 
consolidated walls and floor of the building, including 3 No. 
translucent profiled roof-lights integrated with the roof 
covering in the north slope at The Old Palace, Yeavering, 
Kirknewton, Wooler, Northumberland. 

 
Applicant Name:  Lilburn Hill Ltd 
 
Reason for Committee Decision 
 
Kirknewton Parish Council have objected to the use of a steel roof. 
 
 
1. Proposal and Site 
 
1.1 This application seeks planning permission for the construction of a steel framed ‘umbrella’ 

building, to be constructed over the Old Palace, which will act as a protective shelter to the 
original structure.  The proposed roof measures 7.5 metres wide x 17 metres long and 
constructed to a height of 5.5 metres to the ridge of the roof.  The roof is constructed on a steel 
frame and consists of a coated profiled sheet steel. 

 
1.2 The Old Palace is an ancient structure, historically of domestic occupation and most recently 

used for agricultural purposes.  The proposed roof would ensure the continued survival of the 
building.The proposed structure would be free standing to the southern elevation with purlin 
and trusses resting on a concrete wall header beam to the north wall.  The eaves will therefore 
oversail the southern wall by approximately 0.75 metres and will be held up by 6 no steel posts. 

 
1.3 The application site is located at the foot of Yeavering Bell, adjacent to Old Yeavering bed and 

breakfast. The area is characterized by being of open rural grassland. 
 
1.4 The Old Palace has been the subject of development proposals for some time. The long term 

context of proposals at the site consist of an initial identification of the building as being the 
oldest structure in the location and subject to archaeological survey in the 1950s. The building, 
although not listed or afforded formal heritage protection, is identified as an heritage asset and 
has been the subject of a comprehensive management agreement which was signed in 1998. 
The agreement for the management of the building identified the need to consolidate the 
structure. 

 
1.5 A management agreement for the site identifies the western end of the building (the subject of 

this application) as having potential to provide an interpretation centre. This application intends 
to progress the project along helping achieve the aims of the management programme and 
ensuring the long term survival of the building. 
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1.6 This application is a re-submission of application reference 12NP0113, which proposed the 

same physical changes to the building, but also included the Change of Use of the building to a 
visitor’s centre.  Following the withdrawl of the previous application, this submission concerns 
physical changes to the building only and does not include the change of use element to the 
proposal. 

 
 
2.  Planning Policy 
 
National Policies 
 
2.1 National Planning Policy Framework (NPPF), March 2012, particularly Section 12: 

Conserving and Enhancing the Historic Environment. 
 
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 17: Biodiversity and Geodiversity 
- Policy 18: Cultural Heritage 
- Policy 20: Landscape Quality and Character 

 
 

3.  Planning History 
 

Application 
Reference 
Number Description Decision 

Decision 
Date Comments 

12NP0113 Change of use of derelict 
agricultural building to visitor centre 
and creation of steel framed 
structure supporting a profiled 
sheet roof to protect the remaining 
walls and floor of the building 

N/A N/A Application Withdrawn. 

11NP0052 Approval of details of the method of 
demolition works for removal of 
roof and clearance of debris 

Approved 16/11/11  
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4. Consultations/Representations 

4.1 Kirknewton Parish Council: Objection. The roof to the structure should be of slate to match 
surrounding buildings. This is the view taken in considering the previous withdrawn 
application and this view is still upheld.  

4.2 NNPA Ecologist: No Objection, Suggest that a condition be attached to any permission 
which requires a method statement for vegetation mitigation to be agreed by the National 
Park Authority.  

4.3 NNPA Historic Environment Officer: No Objection, however as there is a definite 
archaeological constraint, we should attach a condition for an archaeological watching brief to 
be carried out during the excavation for the concerete foundarion pads outside the south wall 
and to record items of interest during replacement of the timber wall plate in concrete.  

4.4 NNPA Access and Recreation Officer: No Objections 

4.5 NNPA Conservation Officer: No Objection.  The agent has justified in their report that 
profiled sheet steel is a preferable material to slate as this is not on a replica replacement 
roof. Practical considerations for this include the impact of high winds in this location, as the 
southern elevation will be open sided and therefore winds couldcause uplifting of the slates 
causing potential damage to the structure and presenting long term maintenance issues.  The 
use of grey sheet steel would be complimentary to the welsh slate found in this context.  In 
terms of a philosophical approach it is appropriate that that the modern structure should use 
modern materials albeit of a colour to reflect local distinctiveness. 

4.6 Northumberland Wildlife Trust: No Comment /out of time 

4.7 Northumberland County Council Development Management (North): No 
Representations Received 

4.8 Site Notice/ Neighbour Consultations: No Representations Recieved 

 

5.  Assessment 

5.1 The issues identified for for consideration are: 
 
-Principle of Development 
-Design and Materials 
-Impact on Cultural heritage 
-Impact on Protected Species 
-Impact on Landscape 
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Principle of Development 

5.2 Policy 1 of the Northumberland National Park Local Development Framework Core Strategy 
and Development Policies document seeks to ensure that development proposals will 
conserve and enhance the special qualities of the National Park, makes efficient use of 
land, materials and  demonstrates high quality design and sustainable construction.  The 
proposed roofing structure is to be located over the existing building which follows the 
massing and proportion of the original roof. The proposal therefore would not appear as an 
incongruous addition to the surviving buildings at the site and it is considered that the 
proposed development meets the criteria set out in Policy 1.  The principle of development 
is therefore acceptable. 

Design and Materials 

5.3 Policy 3 sets out general development principles and seeks to ensure that materials are 
appropriate to the site and setting and that development is sympathetic to existing buildings 
in terms of scale, height, massing, siting, form, materials and colour and that the proposals 
do not cause any issues of detrimental impact to neighbouring properties. 

5.4 The proposed roofing structure is of modern materials, but uses traditional form, massing 
and proportion.  The roof to the development would be coated in an deep anthracite grey 
and be of profiled metal sheeting with a non-reflective surface typical of agricultural 
buildings in the vicinity.  The deeper coating colour of the sheeting would help the proposed 
roof integrate with the landscape, matching adjacent slate roofs to buildings in the vicinity 
and would not appear as an incongruous addition to the landscape.  The design of the 
proposal is therefore considered to accord with the criteria set out in Policy 3 of the 
Northumberland National Park Local Development Framework Core Strategy and 
Development Policies document. 

Impact on Cultural Heritage 

5.5 The use of modern materials, most notably the sheet metal roofing, ensures that the least 
amount of weight is presented to the floorplate of the site, which ensures damage to any 
potential archaeology is limited to a minimum.  The steel framing to the roof structure, 
including the use of a free standing frame to the southern elevation also ensures that any 
damage to the historic fabric of the building is kept to a minimum.  The Conservation Officer 
has assessed the use of modern materials in this context and has stated that the use of 
modern materials in cladding the roof is entirely within current philosophical thinking on 
dealing with sites of cultural heritage value.  The structure is not considered a repair or 
restoration of the original roof covering, but a protective shelter, which, ensures the remains 
of the building that exist, do not deteriorate further, but also enable them to be used for the 
long –term goal as an interpretation centre.  
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5.6 Policy 18 of the Northumberland National Park Local Development Framework Core 
Strategy and Development Policies document seeks to ensure protection is afforded to the 
National Park’s cultural heritage assets. In creating a roof structure over this building, it is 
considered the development will protect the original building, safeguarding it for future study 
should that be required and protecting against further degradation from the weather. The 
NNPA’s Historic Environment Officer has requested that provision be made for 
archaeological recording during the excavation of the concrete foundation pads outside the 
south wall and to record items of interest during the replacement of the timber wall plate in 
concrete. Subject to the carrying out of the requirements for a watching brief as mentioned 
above, the proposal is considered to accord with Policy 18 of the Northumberland National 
Park Local Development Framework Core Strategy and Development Policies document. 
The approach to the treatment of the building presented by the proposal is also considered 
to be accordance with National Planning Policy Framework policies on conserving and 
enhancing the historic environment.  

Impact on Protected Species 

5.7 The proposed development site was assessed for evidence of protected species habitation 
prior to the removal of the roof.  The National Park Authority’s Ecologist has suggested that 
the methodology used when this was carried out, which involved avoiding any hibernation 
periods for bats, should be carried through in carrying out this development.  The Ecologist 
has also requested that a condition be imposed which requires a method statement be 
submitted for dealing with the vegetation at the site whilst works are carried out, to ensure 
as much vegetation as possible is retained.  In the event of these two requests being 
carried out in conjunction with the development it is considered that the proposal accords 
with Policy 17 of the Northumberland National Park Local Development Framework Core 
Strategy and Development Policies document.  

Impact on Landscape 

5.8 Policy 20 of the Northumberland National Park Local Development Framework Core 
Strategy and Development Policies document seeks to ensure that developments will 
conserve and enhance the natural beauty and heritage of the National Park whilst being 
responsive to landscape change.  This policy states that all proposals will be assessed in 
terms of their impact on landscape character and sensitivity.  

5.9 The proposed roof structure is to be constructed over an existing building and is only 
slightly larger in size than the original roof covering.  The pitch of the structure follows the 
original form of the building, with the grey metal finish to the building in keeping with similar 
agricultural buildings in the immediate vicinity.  The massing, proportion, location and 
colour of the proposed structure would not present any issues of detriment to the 
surrounding landscape and would not appear as a prominent feature within it.  As such it is 
considered that the proposed structure accords with Policy 20 of the Northumberland 
National Park Local Development Framework Core Strategy and Development Policies 
document. 
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6.  Conclusion 

6.1 The proposed development by virtue of the its materials, styling, colour, location and the non-
presentation of detriment to neighbour amenity is considered to accord with Policies 1, 3 and 
18 of the Northumberland National Park Local Development Framework Core Strategy and 
Development Policies document.  The proposal by virtue of its location within an existing 
grouping of buildings and the agricultural appearance of the proposed development, does not 
appear out of context with the application site and its wider surroundings and as such is 
considered to accord with Policy 20 of the Northumberland National Park Local Development 
Framework Core Strategy and Development Policies document.  Subject to appropriate 
mitigation concerning protected species and the submission and consequent approval of a 
method statement to mitigate the loss to vegetation at the site, the proposal is considered to 
accord with Policy 17 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 : / Refuse permission for the 
following reasons: 
 

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 following approved plans: 
M349/03 Rev A, M349/01 and 4733/02 received on the 11th of February 2013.  

Reason: For the avoidance of doubt and in the interests of proper planning.  
 
 

3. The proposed construction of the roof covering the subject of this application shall not be 
carried out before the submission to and approval in writing by the Local Planning Authority, of 
a method statement detailing how vegetation at the site shall be protected and retained during 
and after construction. 

Reason: To protect the exsiting vegetation at the site and to ensure the development accords with 
Policy 17 of the Northumberland National Park Local Development Framework Core Strategy 
and Development Policies document. 

 
 

4. No development shall take place until a scheme specifying the methods of recording or 
preserving archaeological deposits which may be affected by the approved works and 
including a timetable for such recording has been submitted to and been approved in writing 
by the Local Planning Authority. The development shall not be carried out otherwise than in 
strict accordance with the agreed scheme.  

Reason: Because the site is of archaeological importance and to ensure the proposal accords with 
Policy 18 of the Northumberland National Park Local Development Framework Core Strategy 
and Development Policies document. 

 
 

5. The roof to the proposed development hereby approved shall not be installed before a 
sample of the colour to be used on the face of the roof covering has been submitted to and 
approved by the Local Planning Authority. 

Reason: For the interests of the aesthetic appearance of the proposal and to ensure the proposed 
development accords with Policies 1,3 and 20 of the Northumberland National Park Local 
Development Framework Core Strategy and Development Policies document. 
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6. Works are to be carried out in line with recommended mitigation measures / method 

statement works as detailed within the “Bat and Barn Owl Assessment Report” by Ruth 
Hadden, as submitted to the Local Planning Authority on the 23rd of September 2011 

Reason: To conserve protected species and their habitat in accordance with the Wildlife and 
Countryside Act 1981 (as amended), the Conservation (Natural Habitat regulations 1994 and 
Policy 11: Conserving and Enhancing the Natural Environment). 
 

 
 
 
 
 
 
 
 
 
 
Contact Officer: 
 
 
For further information contact Michael Miller, Planning Officer, on 01434 611552 or  
email: planning@nnpa.org.uk 
 
Background Papers 
 

Planning Application 13NP0010 
 
A location plan is attached to this report.  Access to planning file and link to website information is 
available from the Planning Officer. 
 
The Parish Council Response (originally provided for withdrawn application 12NP0113)  is 
attached.  

mailto:planning@nnpa.org.uk�
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