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MINUTES OF THE 
DEVELOPMENT MANAGEMENT COMMITTEE MEETING  

 
Wednesday 17th September 2014 from 13:30 – 15:00 

NORTHUMBERLAND NATIONAL PARK, EASTBURN, HEXHAM 
 
In the Chair:   Cllr S Bolam, Development Management Committee Chairman 
 
Present:   Mr M Bell, Dr P Cowie, Cllr S Davey, Cllr K Francis, Cllr V Gibson, 

Ms Fiona Gough, Cllr A Murray, Mr P Murray, Cllr J Riddle,  
Cllr G Sanderson, Cllr M Walton, Ms M Whewell, Cllr J Wilson 

 
In attendance:   Mr C Stanworth (Planning Officer); Mrs S Buylla (Development 

Management Interim Manager); Mr T Sunter (Legal Advisor);  
  Mr T Gates (Chief Executive): Mr Stuart McNaughton (Strategic 

Transport Manager, Northumberland County Council); Mr C Jones 
(Historic Environment Officer) 

 
PART ONE 
 
Welcome and Apologies for Absence 
 
Apologies were noted from:    
Ms Jean Davidson, Cllr C France and Cllr A Sharp 
 
The Chairman asked members to accept the supplementary report that detailed 
amendments to the Committee report as detailed in paragraphs 1.1; 1.2 and 1.3 of the 
supplementary report for application 14 NP0038. 

 

DMC2014- 017 Declarations of Interest 
 
Cllr J Riddle, Cllr V Gibson, Ms M Whewell are members of The Sill Project Board and 
declared a pre-determination interest in application 14 NP0038 and left the meeting 
following completion of Declaration of Interest forms.  Cllr Gibson had registered to speak 
in support of application 14 NP0038 as an Authority member and sat in the public gallery. 
  
DMC2014-018  Minutes of Previous Meeting held on Wednesday 18th June, 2014 
 
Cllr G Sanderson asked for an amendment to DMC2014-011 Declarations of Interest 
which should read “Cllr J Riddle, Cllr A Sharp, Cllr C France and Ms M Whewell...... “       
It was proposed that the Minutes of the Development Management Committee meeting 
held on 18th June, 2014, with amendment, be approved and signed by the DMC 
Chairman. There being no further issues, members agreed the minutes and  
 

RESOLVED that the minutes of the Development Management Committee meeting held 
on 18th June, 2014 as circulated, with amendment, be approved as a correct record and 
signed by the Development Management Committee Chairman. 

 
13.35 – Cllr J Riddle and Ms M Whewell left the meeting 
 
The Chairman addressed the public gallery and outlined the procedure for public speaking 
for agenda item DMC 2014-019.  Ten minutes will be allotted to categories: Supporter, 
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Objector, County Council and Authority member.  No applications for public speaking had 
been received from Parish Councils. 
 
Public speaking would take place following the Officer’s report and Members will be 
allowed to ask questions of fact for clarity. 
 
Mr Barker (Objector) informed the Chairman that it was difficult to hear in the public 
gallery, the Chairman asked Members and Officers to ensure they spoke clearly. 
 
The Chairman introduced Chris Jones, Historic Environment Officer, Northumberland 
National Park Authority and Stuart McNaughton, Strategic Transport Manager, 
Northumberland County Council. 
 
DMC2014-019   Application for Planning Permission 
 
14 NP0038  The demolition of existing National Park Visitor Centre (D1), Offices 

(B1), Cafe (A3), Retail (A1) and 79 bed Youth Hostel (Sui Generis) 
and associated car parking, and redevelopment of site as new 
Landscape Discovery Centre incorporating Exhibition Space (D1), 
Cafe (A3), Offices (B1) and Retail (A1) and 86 bed Youth Hostel 
(Sui Generis) together with 87 No. permanent car parking spaces, 
93 No. overflow car parking spaces, associated landscaping, 
substation and crossing point across the B6318 Military Road, 
pedestrian ramp within the roadside ditch and formation of 
pedestrian refuges and route within wooded copse at Once Brewed 
Visitor Centre, Bardon Mill, Hexham, Northumberland, NE47 7AN. 

  

 
Planning Officer report 

The Planning Officer, Chris Stanworth, delivered a presentation to supplement report 14 
NP0038 providing additional detail to: 
 

 Recommendations for approval 
• Demonstrating need 
• The positive economic benefits 
• Enhanced visitor opportunities 
• Protection of special qualities 
• The Major Development Test and the need for the development 
• Development layout and landscape consideration 
• Highways 
• Design 

 
The Planning Officer concluded that the application meets National Park statutory purposes 
and Policy 4 of Core Strategy Policies.  He further commented that the application is a 
sustainable development that meets social, economic and environmental policy aims and 
will deliver economic and social benefits to the local area and beyond. 

 
The Planning Officer recommended the application for approval. 
 
The Chairman thanked the Planning Officer and moved on to public speaking. 
 
Public Speaking 
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Supporters of the application 
 
The Chairman asked the supporters if they had agreed a speaking order and allocation of 
time. 
 
Mr Ian Cansfield confirmed the previously agreed speaking times: 
Mr Ian Cansfield 3 minutes 
Mr Neil Robson 6 minutes 
Mr Ian Jackson 1 minute 
 
Mr Ian Cansfield has been acting as the Planning Consultant on this project since 2013 and 
informed the Members that the project had been the subject of considerable external 
scrutiny, including the North East Design Review Service, an independent regional panel of 
Architects and built environment professionals. 
 
Mr Cansfield continued that, as detailed in the Planning Officer’s report, careful 
consideration had been given to the impact of the development on the World Heritage Site, 
the scheme had passed the essential major development tests according to National and 
Local policy.  An extensive application package has been provided that meets key 
requirements of the Local Planning Authority, Northumberland County Highways, English 
Heritage, Natural England, Environment Agency and others. 
 
Mr Cansfield informed the Members that a detailed Environmental Impact Assessment        
(EIA), a full EIA standard Landscape and Visual Impact Assessment and a complete suite 
of Archaeological and Ecological investigations had all been carried out that meet the 
criteria of a Conservation Management Plan and Heritage Impact Assessment.  Highway 
matters had been fully addressed and significant progress had been made with 
Northumberland County Council to implement speed restrictions on the Military Road close 
to Once Brewed. 
 
Mr Cansfield thanked the Chairman and Members and invited Mr Neil Robson to comment 
on the rigour of the application. 
 
Mr Neil Robson, introduced himself as a Solicitor and Partner at Ward Hadaway, and that 
he wished to concentrate on three areas of crucial importance to the project, i.e., the 
planning history of the site, the site selection exercise, and public engagement and 
consultation. 
 
Mr Robson informed Members of the planning history of the Once Brewed site which had 
established the principle of the use of the full site that was currently the subject of this 
application and the poor state of the current buildings. He advised that the site should be 
allowed to evolve into the first National Landscape Discovery Centre that would 
complement the exceptional countryside and have a positive impact on local businesses.  A 
number of commissioned business studies confirm that the project is sustainable and would 
not directly compete with surrounding businesses and heritage sites.  Mr Robson stated 
that the scheme should be viewed as a landmark gateway building that would not be 
focussing on Roman history but on the exceptional countryside of Northumberland National 
Park.   
 
Mr Robson spoke of the rigorous site selection procedure that had been undertaken.  Once 
Brewed had scored highly on all criteria, for example, ownership of the site, location as a 
gateway to Northumberland National Park, its current use as an established visitor centre 
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and destination, size and closeness to outdoor educational activities, accessibility and 
closeness to public transport and road links. 
 
Mr Robson informed the members of the significant amount of preparatory work involved by 
Northumberland National Park Authority staff and partner organisations prior to submitting 
the application, that to date had cost in the region of £900,000.  This was therefore a well 
developed and robust proposal. 
 
Mr Robson commented that public and statutory consultations had resulted in only 17 
letters of objections, a small number in relation to the size and profile of the scheme. 
 
He further commented that the developers had held a number of consultation meetings and 
had noted suggestions from statutory consultees, for example the Highways Authority and 
Parish Councils comments have resulted in a review of the speed limits, as well as other 
amendments.  Further changes were made to the application following discussions with 
English Heritage regarding the impact on the setting of the World Heritage Site, and the 
Environment Agency’s comments on water runoff and potential damage to the existing 
water courses. 
 
Mr Robson stated that the scheme had not just paid lip service to public consultation and a 
series of events have been held across the National Park with the general public. Where 
feasible, suggestions by the public have been incorporated into the proposals, for example, 
materials to be used in the proposed construction such as dry stone walling and the use of 
whin sill vegetation and timber.  Mr Robson referred to Mr Cansfield who has previously 
commented that in his professional experience he has never known a scheme that has 
enjoyed so much public consultation and scrutiny. 
 
Mr Robson concluded that this application presents the Members with an opportunity to 
vote in favour of creating a world class sustainable development, that meets the National 
Park’s objectives of promoting opportunities for members of the public to understand the 
Park and its special qualities.  
 
Mr Robson thanked the Chairman and Members. 
 
Mr Ian Jackson, introduced himself to the Chairman and Members as a National Park 
resident and a Geologist. 
 
Mr Jackson informed the Members that his home overlooks the proposed site and that in 
his opinion the design of the building is innovative, and fits very well in the landscape.  The 
siting and landscape are perfect for a Landscape Discovery Centre that will provide an ideal 
visitor destination. 
 
Mr Jackson commented further that there is a need for a scheme such as the proposed to 
bring visitors to the county. He thanked the Chairman and Members. 
 
Questions of Fact       

The Chairman asked the Members if there were any questions of fact to be addressed. 
 
The Chairman asked Mr Robson for clarity of the speed limit restriction.  Mr Robson replied 
that the speed limit restriction on the Military Road, whilst not directly related to this 
application was currently subject to public consultation by Northumberland County Council. 
Objectors to the application  
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The Chairman asked the objectors if they had agreed a speaking order and allocation of 
time. 
 
Mr Richard Spencer confirmed the previously agreed speaking times: 
Mr Richard Spencer  5 mins 
Mr John Barker  5 mins 
 
Richard Spencer, on behalf of Vindolanda Trust thanked the Chairman and the Members 
for the opportunity to address them and wished to persuade them that the National Park 
needed to be saved from itself as the developer and determining organisation. 
 
The Vindolanda Trust and Antiquarian Societies wished to comment that they are surprised 
by the support of English Heritage to the project, and do not share the confidence of the 
National Park or English Heritage. 
 
Mr Spencer went on that he is very anxious regarding the position of the site at a World 
Heritage Site and a fragile part of Hadrian’s Wall.  The Sandford Principle, which requires 
that if there is conflict between protecting the environment and people's enjoyment that 
can’t be resolved, then the conservation must take priority, was being ignored in his 
opinion.  The need for this development has not been proven, and the case for market 
clamour has not been demonstrated. 
 
Mr Spencer referred to page 31 of the Planning Officer’s report regarding the analysis that 
Once Brewed is the preferred gateway site, and stated that there is blatant bias in the 
planning system, the application being in a World Heritage Site.  A Landscape Discovery 
Centre in the National Park without any Roman Frontier content. 
 
Mr Spencer stated that he could not find any reference to a Heritage Impact Assessment. 
 
Mr Spencer commented further that the developers had ignored Northumberland National 
Park Authority’s own design guide contained within their planning policies, and that the 
application was a similar design to that of a car garage on Scotswood Road. This 
inappropriate design sets a precedent. 
 
Mr Spencer referred to page 62 of the Planning Officer’s report regarding the issues of 
travel including the inappropriate visual impact of additional car parking spaces, additional 
parking and movement of coaches that will have a detrimental effect in an area where 
concern has already been expressed on the dangers of access and potential accidents.   
 
Mr Spencer commented that the location is unsustainable as a business and visitor hub and 
referred to press coverage of Shropshire Hills Discovery Centre that has recently handed 
over running of their operation to another organisation.  He further mentioned that the visitor 
figures in the business case are too optimistic and that there needs to be a business plan. 
Mr Spencer asked if a Section 106 agreement would be put in place to restrict future use of 
the centre if it was no longer viable as a landscape discovery centre. 
 
Mr Spencer concluded that the Planning Officer’s report had no information on the content 
of the exhibition space or retail strategy.  The report was not objective, it was impossible for 
the scheme to operate for 365 days per year with an unsustainable return.  He stated that 
Vindolanda Trust is a reputable and sustainable organisation and again commented that 
the Members need to save the National Park from itself. 
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John Barker, introduced himself to the Chairman and Members, providing a background to 
his career including being past Chairman of Tynedale Planning Committee, and most 
recently as Director of North Pennines Heritage Trust. 
 
Mr Barker commented that he was concerned on reading the leaflet advertising “The Sill” 
project, that although the content was inspiring, there was a word missing throughout of 
“protection”.  Mr Barker mentioned that the design of the application to replace the current, 
innocuous but useless current business, being “visual trash” and akin to a motorway service 
station or a Tesco supermarket. 
 
Mr Barker further commented that as a basic planning matter, the development does not  
preserve or enhance existing landscape.  The intrusive size and nature of the proposed 
building, as well as the materials to be used, do not enhance the existing landscape of a 
World Heritage Site. 
 
Mr Barker concluded that over generations, people who have lived in the Park have been 
refused approval for applications near heritage sites, for the sake of the generations to 
come the committee Members need to be most careful in their consideration of this 
proposal. 
 
Questions of Fact       

A Member asked Mr Spencer if the development he had previously referred to was the 
Shropshire Hills that had received Heritage Lottery money and outsourced due to 
sustainability.  Mr Spencer replied that it was. 
 
A response from the Heritage Officer regarding the need for a Heritage Impact Assessment 
was requested by a Member.  The Chairman responded that this would be discussed later 
in the meeting. 
 
County Council 
 
Rob Strettle, Senior Economic Policy Officer, Northumberland County Council introduced 
himself to the Chairman and Members. 
 
Mr Strettle informed the Members that Northumberland County Council have repeatedly 
expressed their support for the scheme to Government and North East Local Enterprise 
Partnership (NELEP) as a strategic investment in the local economy.  The development is 
viewed by Northumberland County Council as a strategically important investment locally, 
nationally and internationally that will provide a broader tourism and heritage offer.  
Different types of visitors will come to the area and stay longer making a significant 
contribution to the viability of the rural economy.  The Sill project will provide additionality to 
Northumberland and the free point of entry will provide for social inclusion. 
 
Mr Strettle continued that he had participated in developing the business case which had 
been challenged by NELEP and the local growth fund bid.   
 
Mr Strettle spoke of the involvement of ERS, an independent research company, who view 
The Sill as a sensitive growth project that will be included in the regions strategic growth.  
The economic appraisal is Green Book Compliant and could therefore be relied upon.  
The project is supported by Carlisle County Council, The National Trust and Kielder Water 
who agree with the sustainability of the 365 days additionality impact within the economy. 
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Mr Strettle thanked the Chairman and Members. 
 
Questions of Fact       

The Members did not have any questions of fact for Mr Strettle. 
 
Authority Member 
 
Cllr Val Gibson.  The Legal Advisor confirmed that due to Cllr Gibson’s pre-determined 
Declaration of Interest she was open to speak but would need to leave the room once she 
had given her presentation and answered questions. She would therefore not vote or take 
part in any discussions. 
 
Cllr Gibson addressed the Members, providing a short summary of her background 
including being a resident in the Hadrian’s Wall area (whose B&B business works in 
tandem with their farm), Chairman of Haltwhistle and District Tourism Association, and 
previous Chairman of Henshaw Parish Council. 
 
Cllr Gibson assured the Members that she and her members of the Haltwhistle and District 
Tourism Association wished to offer their support for this application as it is felt that this 
iconic building will be of great benefit to tourism and other businesses in the area.  The 
major sources of income generation in this area are farming and tourism, commenting 
further that hill farming is a very difficult way to make a living and diversification into tourism 
is the only viable option. 
 
Cllr Gibson emphasised that The Sill will be a hub for visitors to learn about the National 
Park, its beauty and cultural heritage.  Additional attractions will encourage visitors to stay 
longer and spend more, providing a financial boost to the area,  Cllr Gibson spoke positively 
about the location and opportunities for local businesses to showcase in The Sill, providing 
somewhere for visitors to go on a wet day and to learn more about the countryside and 
where their food is sourced from.   
 
Cllr Gibson commented that the design and position of the application sits neatly within the 
landscape, reflecting the natural contours and, following consultation with local residents, 
that all highway issues are being addressed. 
 
Cllr Gibson concluded that further to recent positive TV coverage with Robson Green, The 
Sill will act as natural gateway to the National Park and a premier visitor destination, which 
will in turn offer financial opportunities to both new and established businesses and she 
asked the Members to support this application. 
 

Questions of Fact       

The Members did not have any questions of fact for Cllr Gibson who then left the meeting at 
2:27pm because of her pre-determination interest. 

 
The Historic Environment Officer responded to Cllr Sanderson’s earlier question regarding 
a Heritage Impact Assessment (HIA), confirming that the historic environment had been 
considered at an early stage, and that all procedures had been adhered to in line with 
guidance, policy and best practice including a full walk over and LIDAR aerial survey.  Also 
a comprehensive and full suite of assessments had been carried out in the south field and 
Vallum to inform the determination of the application. 
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Discussion followed between Officers and Members regarding the Heritage Impact 
Assessment, the Development Management Interim Manager informed Members that 
further to receipt of legal advice the planning team were satisfied that all of the information 
submitted was more than equal to what would be provided within a Heritage Impact 
Assessment, and that officers had all the information available to them necessary to advise 
members on the determination of the application. 
 
A Member commented on the possible speed restrictions.  Following discussion the 
Strategic Transport Manager responded that a 40mph speed restriction in this area was a 
longstanding aspiration and that consultants are currently analysing results.  The issue of a 
speed restriction is separate to this application and not included in this planning application.  
 
Another Member returned to the Heritage Impact Assessment process, asking if it is a more 
rigorous procedure than the tests carried out.  The Planning Officer stated that the 
information submitted, including a LIDAR survey, goes well beyond what an applicant could 
reasonably be asked to provide.  The Historic Environment Officer responded that LIDAR is 
an accepted powerful technique for delivering highly accurate height data in a timely 
manner and will more than satisfy Heritage Impact Assessment criteria. 
 
Clarification of the sequential test specific to this application was requested by a Member.  
The Development Management Interim Manager replied that the sequential test carried out 
by the applicant was in line with recognised sequential test procedures. The Members and 
Officers discussed other options available and suitable for the development.    
 
A Member raised the issue of lighting at the road junctions, building lighting and the effect 
on the dark skies.  The Planning Officer stated that street lights are outside the 
development site but showed diagrams of examples to be included in the lighting strategy 
within the development that are dark sky compliant and will be, for example, on timers or 
motion sensors.  The Planning Officer assured the Members that extra detail will be 
required through conditions for a further lighting strategy, to ensure the principle of the 
proposed strategy will meet the tranquillity policy and dark sky criteria. 
 
Another Member queried the lack of a business plan rather than the business case 
provided and asked for the information on the Economic Impact Assessment and the 
viability of the analysis included in the report.  Does the National Park Authority have the 
resources to sustain this business going forward?   The Planning Officer replied that the 
Economic Statement had been consulted on, and verified by Northumberland Country 
Council and other agencies. 
 
The issue of a Section 106 agreement was discussed.  The Legal Advisor confirmed that a 
Section 106 agreement would need to meet the relevant tests, reasonable, necessary, etc.  
The Development Management Interim Manager confirmed that any material change of use 
from that proposed would require a planning application that would be brought before the 
Development Management Committee to be assessed. 
 
Proposal of the Motion  

Cllr A Murray proposed the motion to approve the application detailed in the Planning 
Officer’s report and supplementary report. 
 
Mr P Murray seconded the motion. 
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Discussion and debate 

A Member commented that he had concerns regarding the sequential test but had been 
satisfied by the explanation offered and was happy to support the proposal. 
 
A further Member wished to oppose the application on the cornerstone of planning 
consistency. They went on to state that the Authority were setting a precedent on the scale, 
massing and visual impact. The position of the project would be harmful to Haltwhistle.  
They continued that they was sceptical of the figures provided by the Planning Officer and 
the need for a visitor centre on the Roman Wall that contains no mention of Romans inside. 
 
A Member stated that although they had concerns regarding the location, size, and the 
ability to achieve the full economic ambition it would, if successful, provide a significant 
benefit to the area and region. 
 
Comments were made by a Member that they had given a significant amount of thought to 
this application, and did not agree that the environmental impact will be detrimental to the 
area. They also wished to note that they were most impressed by supporter Val Gibson 
who was working very hard to make a sustainable living.  They could not accept the 
objectors argument of negative economic impact, and wished to support the application. 
 
Concern was raised by a Member at one objectors comment on economic equilibrium 
which in their view was not true.  The economy is in effect declining, there is no current 
equilibrium and the status quo is not an option, and they therefore support the application. 
 
Another Member wished to compliment the Planning Officer for a well written report, and 
had no hesitation in supporting the approval of the application for the reasons clearly set 
out by the Planning Officer. 
 
Vote on the Motion 
 
The Chairman and Members agreed to Cllr M Walton’s request for a named vote 
 
The motion to grant planning permission is recorded below as:  
 
Mr Mike Bell   Aye  Cllr Sue Bolam  Aye 
Dr Paul Cowie   Aye  Cllr Susan Davey  Aye 
Cllr Kirsten Francis  Aye  Ms Fiona Gough  Aye 
Cllr Anthony Murray  Aye  Mr Peter Murray  Aye 
Cllr Glen Sanderson  Aye  Cllr Michael Walton  No 
Cllr Johnny Wilson  Aye 
 
Members vote on the motion to grant planning permission was carried 
 
For:   10  Against 1 
 

RESOLVED to grant planning permission, subject to the conditions 1 – 32, incorporating 
the changes outlined in the supplementary report, for the demolition of existing National 
Park Visitor Centre (D1), Offices (B1), Cafe (A3), Retail (A1) and 79 bed Youth Hostel (Sui 
Generis) and associated car parking, and redevelopment of site as new Landscape 
Discovery Centre incorporating Exhibition Space (D1), Cafe (A3), Offices (B1) and Retail 
(A1) and 86 bed Youth Hostel (Sui Generis) together with 87 No. permanent car parking 
spaces, 93 No. overflow car parking spaces, associated landscaping, substation and 
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crossing point across the B6318 Military Road, pedestrian ramp within the roadside ditch 
and formation of pedestrian refuges and route within wooded copse at Once Brewed 
Visitor Centre, Bardon Mill, Hexham, Northumberland, NE47 7AN. 

 

The Chairman informed the Members and public gallery that before the decision can be 
issued the application needs to be considered by the DCLG Planning Casework Unit, who 
act on behalf of the Secretary of State, as they have received a third party request to call in 
the application.  Until a response is received from the Planning Casework Unit the decision 
notice cannot be issued. 
 
 
DMC2014-020 Urgent Business:   
 
There were no issues of urgent business 
 

 
The Chairman thanked the members of the public for attending the Development 
Management Committee meeting 
 
The meeting ended at 15:00 
 
 
 


