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MINUTES OF THE 
  

DEVELOPMENT MANAGEMENT COMMITTEE MEETING  
 

Wednesday 20 February 1000 - 1110 
 

NORTHUMBERLAND NATIONAL PARK, EASTBURN, HEXHAM 
 
In the Chair:  Cllr R Pearson 
 
Present:   Mr M Bell, Cllr S Bolam, Cllr D Cadwgan, Cllr D Edwards, Mr A Mitchell, Cllr J 

Riddle, Cllr A Sharp, Dr E Stockdale, Cllr P Straker, Revd Canon G Usher, Ms 
M Whewell, Cllr B Douglas, Cllr A Murray, Mr P Murray,  

 
In attendance:  T Gates (Chief Executive (National Park Officer)], T Adams (Northumberland 

National Park Head of Planning, Conservation and Communities), R Dixon, 
(Legal Adviser). 

 
Others: P Ashmore (Northumberland National Park Independent Person/Observer) 
 
PART ONE 
 
Welcome and Apologies for Absence: 

Apologies were received from: Mr R Cornall, Mr P Cowie, and Cllr J Wilson.  Cllr D Kennedy 
and Cllr T Wilson were not in attendance. 
 
DMC2013-008  Declarations of Interest 
 
There were no declarations of interest for this meeting. 
 
DMC2013-009  Minutes of Previous Meeting held on 23 January 2013 
 
An amendment to page 7 the previous Minute was requested by Mr A Mitchell with the inclusion 
of the word ‘current’ to the phrase ‘...car park would be well screened’ to read ‘.... current car 
park ....’ 
 
Cllr D Cadwagan proposed that the amended Minutes of the Development Management 
Committee meeting held on 23 January 2013 be approved and this was seconded by Cllr D 
Edwards.  The minutes were signed by the Chairman, Cllr R Pearson. 
 
RESOLVED that the minutes of the Development Management Committee meeting held on 23 
January 2013 as circulated and amended, be approved as a correct record and signed by the 
Deputy Chairman in the absence of the Development Management Committee Chairman. 

DMC2013-010 Application for Planning Permission 

12NP0108 Construction of additional car parking area to create a further 40 No. Parking 
bays at Housesteads Visitor Centre, Haydon Bridge, Hexham, 
Northumberland NE47 6NN.  
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Planning Officer’s Report 

The Head of Planning, Conservation and Communities reminded the Development Management 
Committee (the Committee) that this application had been previously discussed by them on 23 
January 2013 when they had requested that comments from the County Council’s Highways 
Department (the Highways Authority) were sought and that a fact-finding site visit, which the 
Highways Authority were requested to attend, take place before the application was re-submitted 
to the Committee for consideration.  The site visit had taken place on 14 February 2013. 
 
The Head of Planning, Conservation and Communities tabled a supplementary note to the report 
submitted for this meeting for Planning Application 12NP0108 which took account of the 
Highways Authority comments and feedback from the site visit, advising the Committee the 
Authority had also received the detailed comments from the Highways Authority on 6 February 
2013, prior to the site visit on 14 February.   The officer tabled a an indicative section diagram of 
the dry stone wall, which the applicant had provided following the site visit as members had 
questioned how high the relocated wall would stand against the highway. A photograph of the 
road outside the car park, to show the current wall height, was circulated along with a revised 
version of the proposed layout drawing for the application.  The Head of Planning, Conservation 
and Communities pointed out that the supplementary note was not a full Minute of the site visit.   

The Head of Planning, Conservation and Communities spoke about the site visit which had been 
attended by the Chairman of the Development Management Committee; seven other Authority 
members; the Head of Planning, Conservation and Communities; the Chair of Bardon Mill Parish 
Council; the Highways Authority representative (Senior Highways Development Engineer); and 
three officers from the National Park (the applicant).   
 
The Head of Planning, Conservation and Communities highlighted some key points from the site 
visit as detailed in the Section 2 of the supplementary note: 
 
i) Vehicle light reflection: it was generally felt that the existing issue of light reflecting off 

vehicles would not be made worse by the new car park. 

ii) High-sided vehicles: members had asked whether high-sided vehicles such as lorries parking 
in the proposed new spaces might cause visibility issues for vehicles exiting the car park.. 
This was addressed by one of the proposed Highways Authority conditions.  

iii) Drainage: members noted that the Environment Agency consultation was not required for 
proposals of this scale that are not in flood risk areas. The applicant had indicated the new 
parking area would make use of existing drainage system.  

iv) Additional planting: members were advised it would not be appropriate to require the 
applicant to put planting in place to screen the existing car park. 

v) Dry stone wall height: following questions at the site visit about the height of the dry stone 
wall, an indicative section diagram had been prepared for, and circulated to, the Committee. 

vi) The need for 40 additional parking spaces: the applicant explained during the site visit how 
this number had been reached. This included consideration of a possible increase in visitors 
to the area, addressing the need to reduce parking on grass verges and alleviating queues 
entering the car park especially at peak times. 

vii) Sustainable transport options: members had been reminded of the need to consider the 
application as submitted. The applicant was not in control of alternative travel options. 
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Following on from the site visit the Head of Planning, Conservation and Communities drew 
attention to Section 3 of the supplementary note which listed some required amendments to the 
report 12NP0108 submitted to the Committee for this meeting. These were: 
 
i) Section 4 paragraph 4.3 be updated to include reference to Natural England having no 

objections to the application (ref paragraph 3.2 in the supplementary note); 
 

ii) Section 4 paragraph 4.5 to be updated as the Highways Authority had conducted a pre-
application site visit with the applicant and considered the proposed increase in parking 
spaces to be an improvement in highways safety terms due to concerns about peak-time car-
parking on grass verges that currently exists (ref paragraphs 3.3 and 3.4 in supplementary 
note). 

 
iii) Section 5 paragraph 5.4 to be updated to include reference to comments received from the 

Highways Authority including reference to improvements in highway safety terms at peak 
times and noting that safe egress would be maintained as long as any high sided vehicle was 
prevented from parking in the new parking spaces closest to the western access point.  

The Head of Planning, Conservation and Communities advised the Committee that in light of the 
comments contained in her supplementary note, including the Highways Authority’s request for 
six additional conditions, that the proposed conditions listed in the report 12NP0108 submitted to 
this meeting required to be amended.   

As a result of this, the Head of Planning, Conservation and Communities intimated to the 
Committee that her recommendation was that the Committee grant conditional permission 
subject to the updated and additional conditions and informatives.  

The Head of Planning, Conservation and Communities, for the benefit of the Committee and to 
provide clarity, went through the amended and additional conditions and informatives as indicated 
in pages 4-6 of her supplementary note: 
 
i) Existing conditions 1 and 3 remained as in the committee report for the meeting. 
 
ii) Existing condition 2 amended as a revised copy of the proposed layout plan had been 

received on 15 February (as tabled to members at this meeting). 
 
iii) Existing condition 4 amended to begin ‘The developments hereby permitted shall not be 

commenced until the applicant ...’ 

iv) New condition 5 regarding the watching brief of all intrusive ground works relating to the 
works required to divert the electrical cable route.  The location of this work had been 
highlighted schematically to the Committee at the Development Management Committee 
meeting held on 23 January 2013. 

v) New conditions 6 – 11 requested by the Highways Authority summarised as follows: 
• Condition 6 relating to temporary storage area during period of works. 
• Condition 7 relating to the provision of temporary car parking off the highway during 

construction work. 
• Condition 8 relating to the siting of a wheel washing and suspension cleaning facility.  
• Condition 9 relating to surfacing and drainage of the area.  
• Condition 10 relating to the provision of a scheme preventing any high sided vehicle 

parking near the western access point and thus obstructing visibility. 
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• Condition 11 relating to the height of obstructions, planting or foliage exceeding 0.6 
metres within the existing vision splays. 

 
vi) Informatives including the potential need for Scheduled Monument Consent for the proposed 

cable work and advising the applicant of the Environment Agency’s good practice guidance 
on drainage.   

The Head of Planning, Conservation and Communities drew the Committees attention to 
Condition 10 as the Highways Authority wanted to ensure that no high-sided vehicle parked at the 
western exit and therefore, this condition made provision for the agreement of a scheme between 
the applicant and the Highways Authority to address this concern such as a barrier in the car park 
preventing any high-sided vehicle entering the car park in the first place.  The Head of Planning, 
Conservation and Communities said that such a barrier could impact on the landscape and 
suggested other options may be possible. 
 
The Head of Planning, Conservation and Communities, in summing up her report, reminded the 
Committee of her recommendation to grant conditional permission subject to the updated and 
additional conditions and informatives.  

 
Points of clarification arising from public speaking 

The Chairman advised the committee the one representation for public speaking for this item was 
from the applicant, and confirmed that the speaker would have five minutes to speak  as ascribed 
in the Authority’s ‘Public Speaking at Development Management Committee Meetings’ guidance. 
The Legal Adviser clarified the order for speaking as ascribed in the Authority’s ‘Public Speaking 
at Development Management Committee Meetings’ guidance. 
 
Applicant - Northumberland National Park Authority (represented by Mr D Proudlock

 

): Mr 
Proudlock explained there were 120,000 visitors to Housesteads Fort per year plus additional 
visitors who used the car park but did not visit the Fort.  At peak periods the car park overflowed 
which led to tail-backs on the B6318 plus parking on grass verges, road-ends and gateways and 
that it was evident some measures were required to address these problems.   Mr Proudlock 
spoke about the research which had led to the application for 40 additional car parking spaces on 
the Housesteads site.  He advised the Committee that initially, National Park rangers had 
assessed the ground adjacent to, and within, the existing site where additional spaces could be 
provided.  The proposed site had been chosen to minimise the impact, especially in relation to 
being viewed from Hadrian’s Wall from the Stanegate and disturbance to archaeology, and the 
low profile of the site retained sight lines for traffic movement and minimised impact from the 
road.  The Rangers’ initial assessment had suggested 20+ spaces and in seeking further more 
specific advice from a firm of civil engineers, a figure of 40 spaces was confirmed, closer to the 
target of 45 spaces.  Features of the proposed development included it being engineered to carry 
water to the existing drainage systems, the retention of the dry stone wall to provide additional 
screening from the B6318 and an opportunity to provide better access for the Hadrian’s Wall bus.  
The proposed site was outside the World Heritage Site and Scheduled Ancient Monument Site.    

 
Questions of Fact 

The Committee were reminded that this section was not for debating the application but to 
consider questions of fact before any debate.  
 
A member, noting there were to be designated coach parking spaces in the new car park,  asked 
if any spaces would be reserved for high-sided vehicles such as camper vans and was advised 
by Mr Proudlock this would form part of the wider consideration of high-sided vehicles.  
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A member asked about the reporting of visitor numbers to Housesteads and Mr Proudlock 
advised that the low figure for last year of 75,000 had been due to a temporary closure of the site.  

A member sought clarification of Condition 2 and asked that the heights of the dry stone walls be 
included as well as an additional reference to levels on the layout.  The Head of Planning, 
Conservation and Communities agreed to obtain confirmation of the levels so that the condition 
could be amended to tie the permission to these. 

Debate and Discussion 

A member commented that the site visit had been useful in as much as members had had an 
opportunity to see the site levels which had been helpful especially with regard to the view to the 
west and the related safety issues.  The member expressed concern at any high-sided vehicle 
being allowed to park in this area but did not agree with the Head of Planning, Conservation and 
Communities’ concern about visual impact. A member mentioned that whatever preventative 
measure was put in place had to be easily understood by all users and methods such as cross-
hatching may not be suitable depending on the understanding of this technique by different users.  

The Head of Planning, Conservation and Communities noted the comments about the barrier and 
added that ideally, if a barrier was proposed, this should be considered at the application stage 
rather than a condition, as landscape impact was an important consideration. Members were 
advised that in considering whether to grant permission they should be cognisant that a proposal 
for a barrier might come forward under the condition.  A member said that safety was a serious 
issue and if the inclusion of a barrier addressed this then it should be fully discussed by the 
Committee. A member asked if there was a standard design for physical barriers such as that 
being suggested for the car park and the Head of Planning, Conservation and Communities was 
unable to confirm this. 

A member supported the notion of designated spaces for high-sided vehicles with measures in 
place to direct their drivers to the designated places.  However, it was acknowledged this would 
require a bespoke system for monitoring the use of the area such as fining people parking outwith 
the designated bays and that such a system would have an additional cost element.  
 
A member agreed with the previous comments about the barrier and agreed that if, for the sake 
of safety, the installation of a barrier, with due consideration given to issues such as paint finish 
and screening, was indeed the best method of preventing use of the car park by any high-sided 
vehicle then it should be considered as it was essential that the new car park had to be correctly 
constructed from the outset with safety of paramount importance. 
 
A member referred to Condition 6 relating to the temporary storage area and asked for 
clarification of the location of this area. The Head of Planning, Conservation and Communities 
said that no detailed proposal was in place yet for this condition, that this was a normal 
requirement for new build development and it had not yet been discussed with the applicant; the 
expectation was that the area would be a cordoned-off area of the car park.  However, the 
member stressed that due to the tight configuration of the area more information was required 
about the location of the temporary storage area and that it was important that this matter was 
resolved as soon as possible and before works on the site commenced. 
 
A member endorsed previous comments about the barrier, commented that vehicles other than 
lorries could be high sided therefore the definition of ‘high sided vehicle’ should be clarified and 
wondered what responsibility the Highways Authority had for the area of verge from the tarmac to 
the dry stone wall. 
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A member proposed that a physical barrier be erected but the Chairman said she would want this 
demonstrated in more detail and, before agreeing to this, the Committee had to be satisfied it was 
the correct preventative measure whilst also being appropriate balanced against any possible 
compromise of the tranquillity of the landscape 
 
Another member suggested that the area in question be closed off by, for example, a gate which 
could be opened during peak visitor times e.g. bank holidays, school holidays etc.  
 
The Head of Planning, Conservation and Communities commented that the Authority would want 
to consult the Highways Authority for advice on the high-sided vehicle preventative measure.  
 
The Chairman expressed concern at this stage that the Committee were developing the future 
application for the high-sided vehicle measure, rather than considering the application as it was 
put before them.  However, a member felt it was important that the applicant be made aware of 
the opinions of the Committee to help them develop a satisfactory application.  
 
A member raised the matter that the proposed car park development should not take place during 
busy periods.  A member said that timing of the work could perhaps be agreed through a 
condition and an additional condition was therefore suggested to require the location of the 
temporary car park and storage area for the construction works to be agreed. The Head of 
Planning, Conservation and Communities advised there was already provision in the existing 
conditions for agreeing these locations. 
 
The Chairman stressed again that she would not permit development of an application during the 
debate and reminded the Committee they must only determine the application as presented to 
them.  However, a member again said that it was important that the applicant was made aware of 
the views of the Committee. 
 
A member suggested that if members felt strongly about the barrier then it could be specified as 
part of Condition 10. The Chairman said she felt that there was flexibility in the wording of 
Condition 10 to cover this and did not see the need to amend the wording.    
 

 
Proposal of Motion 

A member proposed granting conditional permission with an amendment to Condition 2 regarding 
levels and height. The Head of Planning, Conservation and Communities advised that additional 
information would be required from the applicant before the decision could be issued but that this 
could be done after the committee decision.  
 
The Chairman proposed that the Committee advise the applicant of the markers they wished to 
be kept informed of which included timings and how the development will be executed to ensure 
public safety and consideration of visual impact.  
 
A member said they would have expected some consideration of methods to exclude high-sided 
vehicles in the report. 
 
A member proposed that, given the varied discussions surrounding the issue of barriers,  the 
high-sided vehicle proposal to be brought forward under Condition 10 reverted to the Committee 
for further consideration and approval rather than being dealt with under delegated powers.   
Another member proposed that Condition 10 be left as it was and all options for preventing high-
sided vehicles entering the car park be considered by Committee.   A further member proposed 
that options for Condition 10 should be considered by the Committee at a future meeting.  
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The Chairman, in summarising the Committee’s discussions, proposed the Head of Planning, 
Conservation and Communities’ recommendation that the Committee grant conditional 
permission subject to the updated and additional conditions and informatives with an amendment 
of Condition 2 (the provision of additional information relating to height, layout and levels) and 
subject to the Head of Planning, Conservation and Communities undertaking not to deal with the 
discharge of Condition 10 using her delegated powers and that Condition 10 is brought back to a 
future meeting of the Development Management Committee for their consideration. 

 
Vote on the Proposal 

The Chairman proposed the Head of Planning, Conservation and Communities recommendation 
that the Committee grant conditional permission subject to the updated and additional conditions 
and informatives with an amendment of Condition 2 (the provision of additional information 
relating to height and levels) and subject to the Head of Planning, Conservation and Communities 
undertaking not to deal with the discharge of Condition 10 using her delegated powers and that 
the approval needed under Condition 10 is brought back to a future meeting of the Development 
Management Committee for their consideration. 

This was seconded by Mr M Bell and members agreed unanimously. There being no further 
issues raised members 

RESOLVED to grant conditional permission subject to the updated and additional conditions 
and informatives with an amendment of Condition 2 (the provision of additional information 
relating to height and levels) and subject to the Head of Planning, Conservation and 
Communities undertaking not to deal with the discharge of Condition 10 using her delegated 
powers and that the approval needed under Condition 10 is brought back to a future meeting of 
the Development Management Committee for their consideration. 

 
DMC2013-011  Urgent Business 
 
The Chairman advised the Committee there was one matter to be raised under this item which 
though not technically ‘Urgent Business’ was a mater which required the urgent consideration  of 
the Committee  in order that a decision could be reached.  
 
The Head of Planning, Conservation and Communities advised the Committee of 
correspondence received from the Department for Communities and Local Government (DCLG) 
on 24 January 2013 relating to the forthcoming permitted development rights for change of use 
from B1 (a) office to C3 residential purposes which will come into effect in spring 2013.   
 
The Head of Planning, Conservation and Communities provided the Committee with a copy of the 
correspondence and a report she had prepared for the Committee on potential implications and a 
proposed approach, and advised that a response was due to the DCLG by 22 February.   
 
The Committee took five minutes to consider the documentation.  The Head of Planning, 
Conservation and Communities explained the background to the proposal which would mean 
when new permitted development rights were in place, office-space use could change to use for 
residential purposes without a planning application and in the future, the government may extend 
permitted development rights further to allow changes from agricultural buildings to office space.  
 
The Head of Planning, Conservation and Communities advised the Committee that her 
recommendation was that she be authorised to apply for an exemption to exclude the whole area 
of Northumberland National Park from the new permitted development rights for offices.  The 
Head of Planning, Conservation and Communities therefore wished to obtain the views of 
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Authority members on any impact this might have on Northumberland National Park with a view 
to applying for the exemption, drawing attention to  
 
• Annex B in the DCLG correspondence explaining the exemption process and setting out the 

two criteria namely (a) the loss of a nationally significant area of economic activity and (b) 
substantial adverse economic consequences at the local authority level which are not offset 
by the positive benefits the new rights would bring or exemptions.  
 

• Paragraphs 1.6, 1.7 and 1.9 of her report relating to exemptions.  
 

• Section 3 in her report which highlighted areas relevant to the national park, including 
paragraph 3.3 relating to the possibility of allowing agricultural buildings to be converted for a 
range of other uses including commercial; and  

 
• Her understanding that several, but perhaps not all, of the other English National Park 

Authorities would be applying for an exemption.  
 

Members, in the main, agreed that although planning was moving to a more flexible era, the 
Authority’s Local Development Plan had very specific criteria relating to residential developments 
in the park, particularly the policy that new homes should meet local needs, which could be 
compromised with the new proposals relating to permitted development rights.  Members were 
concerned on a number of fronts, including the possibility that agricultural buildings could also fall 
under the new rule. Members also noted that government would not look favourably on 
applications for exemption.   
 
A member, referring to Annex B in the DCLG correspondence, commented that the Authority 
might find it difficult to demonstrate how it satisfied the two criteria. The Head of Planning, 
Conservation and Communities advised that the Authority should build a sound argument 
particularly relating to criteria (b) which could include harming the ability of the Authority to 
perform its socio-economic duty.   
 
The Head of Planning, Conservation and Communities advised the Committee that the English 
National Park Authority Association (ENPAA) asked the Chief Planner how exemption 
applications from National Park Authorities might be viewed by government and it had been 
suggested that local needs housing would be a reasonable issue to raise.   
 
The Chairman asked the Committee to draw their discussion to a conclusion. 
 
Cllr S Bolam proposed that members accept the Head of Planning, Conservation and 
Communities recommendation that she apply to the Department for Communities and Local 
Government for an exemption to exclude the whole area of Northumberland National Park from 
the new permitted development rights.  Cllr D Edwards seconded the proposal and members 
voted on the proposal which, with one abstention, they agreed be carried. 
 
There being no further matters raised members  
 
RESOLVED to authorise the Head of Planning, Conservation and Communities to apply to the 
Department for Communities and Local Government for an exemption to exclude the whole 
area of Northumberland National Park from the new permitted development rights 

 
Part One of the meeting concluded at 1103 and was followed by Part Two. 
_____________________________________________________________________ 
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PART TWO 

The Chairman stated that the press and public were to be excluded for this part of the meeting 
and advised that members, before doing this, required to be satisfied that the public interest in 
maintaining the exemption outweighs the public interest in disclosing information.   

Exclusion of the Press and Public 

The Chairman proposed the exclusion of members of the press and public to this part of the 
meeting and this was seconded by Cllr A Sharp. Members of the public left the meeting. 

There being no further issues to discuss, members 

RESOLVED that under section 100A (4) of the Local Government Act 1972, the press and 
public be excluded from the meeting during consideration of the Exempt Minutes of the Meeting 
held on 23 January 2013 DMC2013-012(P) as they involved the likely disclosure of exempt 
information as defined in Part I of Schedule 12A of the 1972 Act and as indicated below and 
the public interest test against disclosure is satisfied. 

 
Members of the public withdrew from the meeting.   
 
DMC2013-012(P)  Exempt Minutes of the Development Management Committee Meeting 

held on 23 January 2013 
 
Members noted the contents of the exempt Minutes of 23 January 2013 and recommended they 
be approved as a correct record and signed by the Chairman.  This was proposed by Mr M Bell 
and seconded by Cllr D Edwards.  There being no further issues raised members 
 
RESOLVED that the exempt Minutes of the Development Management Committee meeting 
held on 23 January 2013 be approved as a correct record and signed by the Chairman. 

 
The meeting, including Part Two, concluded at 1110. 
 
 


