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MINUTES OF THE 
DEVELOPMENT MANAGEMENT COMMITTEE MEETING  

 
Wednesday 13th April , 2016 from 09:29 – 10:27 

 
NORTHUMBERLAND NATIONAL PARK, EASTBURN, HEXHAM 

 
In the Chair:  Cllr S Bolam, Development Management Committee Chairman 
 
Present:   Dr P Cowie, Mrs J Davidson, Cllr I Lindley, Cllr J Riddle and Cllr G Sanderson  
 
In attendance: Mrs S Buylla (Head of Development Management); Mr C Stanworth (Planning 

Officer) and Mr T Sunter (Legal Advisor)  
   
PART ONE 
 
Welcome and Apologies for Absence 
 
Apologies for  absence were received from Mr M Bell, Cllr M Walton and Cllr J Wilson  
 

DMC2016-007  Declarations of Interest 
 
None 
 
DMC2016-008   Minutes of Previous Meeting: 17th February, 2016 
 
The minutes will be approved in Part II of the meeting. 
 
The Chairman welcomed Mr Butler (supporter) and Mrs Liddle (objector) and outlined the 
procedure for public speaking. 
 

DMC2016-009   APPLICATION FOR PLANNING PERMISSION  
 
Application No:   13NP0031  
 
Proposed Development:  Outline application in respect of construction of seven two 

storey dwellings in natural stone and slate at Burnbank 
Farm, Tarset, Hexham, Northumberland NE48 1LY 

 
Officer’s report 
The Planning Officer, Mr C Stanworth, reminded and updated Members on the outline application 
for housing on the site that had previously been brought to the Committee and was last 
considered in May 2014 when the application was accepted in principle. 
 
The Planning Officer’s presentation included several design layout options and proposed access 
for the development that will be determined through a subsequent reserved matters application. 
The Planning Officer indicated on a map the location of two separate permissions for a total of 4 
houses.  
 
The Planning Officer explained that an affordable housing and local needs agreement has been 
drafted to include: 

 The restriction of all seven properties for local needs (in perpetuity) 
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 Provision of three affordable dwellings (in perpetuity) for rental at 80% of market rent, as 
advised as the appropriate level for affordable properties for rent by the Housing Authority 
who support this proposal.  Two would require Homefinder advertising which should help 
local people in housing need, the third would be an intermediate rented property. 
 

The Planning Officer continued to update Members briefly on other material changes in policy 
since this application had been before them, including:   

 The Tarset and Greystead Neighbourhood Development Plan independent examination 
has been completed and the plan has been submitted to an Inspector for consideration 
before a decision is made whether the plan should proceed to referendum. 

 The applicant has proposed to insert a reference to Bellingham Parish within 2 categories 
of the local housing need criteria within the section 106 legal agreement. 

 The hay meadow condition is no longer considered necessary following an ecological 
survey produced in 2015. 
 

The Planning Officer concluded that the recommendation is that Members are minded to grant 
permission subject to the conditions stated and completion of a Section 106 agreement for local 
needs housing and affordable housing.  
 
Public Speaking  
The Chairman spoke to Mr Butler and Mrs Liddle and invited Mr Butler to speak first. 
 
(09.40 – 09.42) Mr Butler thanked the Chairman and briefly commented that he was pleased that 
the application was again before the committee for determination, concluding that he supported 
the Planning Officer’s recommendation.  However, he did raise concerns about the deliverability 
of the affordable housing within the scheme. 
 
(09.43 – 09.47) Mrs Liddle addressed the Committee as an opponent of the application and a 
local resident of Greenhaugh.  Mrs Liddle outlined her objections to the application that include 
flood risk whereby surface water could flow into houses on the main street.  An increase from 13 
to 20 properties in the village would increase noise and traffic and have an adverse visual impact 
on the layout of the village.  Although the village does not have a bus service, tourists are 
attracted to the originality of the hamlet that in her view the National Park should protect. 
 
Mrs Liddle continued that she was concerned about the housing need for the proposed 
properties, at present there are 2 unoccupied properties in the village.  Overall she was 
concerned about the visual impact on the village. 
 
The Chairman thanked Mr Butler and Mrs Liddle. 
 
Questions of Fact  
A Member asked the Planning Officer for clarity on flood risk, he confirmed that the proposed 
development was not in a flood zone and that a condition was included to require details of 
surface water drainage when a detailed scheme is submitted. A plan had been submitted with 
draft locations for soakaways. Mrs S Buylla, Head of Development Management, advised that the 
condition to require details of surface water drainage is included in the recommendation at 
condition 19. 
 
Another Member directed the Committee to the Ecologist’s consultation response that mentions 
surface water soakaways and condition 3 of the recommendations.  Members were reminded that 
the application before them is for outline planning permission. 
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Members and Officers discussed the layout of the application and whether the layout of the 
village could accommodate this development in a sensitive manner.  The various options for the 
layout of the development detailed in the Planning Officer’s report were at times difficult. The 
Head of Development Management replied that the proposed development was appropriate for 
the village. 
 
Discussion moved to the management and deliverability of affordable housing in rural areas.  The 
Planning Officer responded that the applicant would be responsible for the management of this 
first example of an affordable housing development in the National Park, rather than a Registered 
Provider.  The Planning Officer stated that the Affordable Housing Officer felt that this would 
make a positive contribution to affordable housing in this rural area. The Head of Development 
Management commented that the applicant would be offered guidance and support from the 
Affordable Housing Officer based at Northumberland County Council and the National Park. 
 
A Member asked Mr Butler’s views on the management of the units, he replied that the 
management of the units and tenants is a complicated process that would require the support of 
other agencies including the Affordable Housing Officer. 
 
The issue of the conditions, their sustainability and legislation were discussed.  Mr T Sunter, 
Legal Adviser, informed Members that the section 106 agreement would be bound in perpetuity 
to the land, and to view the application in its current position. 
 
The Chairman informed Members of the provision in a section106 agreement of a Cascade 
Provision.  All new properties in the National Park cannot be used as second homes, and that 
buy to let properties would have to meet local needs as well. 
 
Proposal of, and vote on, the Motion 
Dr P Cowie moved to the recommend the Motion, which was seconded by Cllr G Sanderson.   
 
The Members voted unanimously and  
 

RESOLVED to grant conditional planning permission, subject to conditions stated in the 
Planning Officer’s report, and subject to the applicant entering into a legal agreement to 
secure restriction of all seven dwellings in perpetuity for people meeting the local housing 
need criteria (as amended in the report) and the delivery of three affordable housing units on 
the site. 

 
 
DMC2016-010   APPLICATION FOR PLANNING PERMISSION  
 
Application No:    15NP0034 
 

Proposed Development:  Construction of five two storey detached dwellings 
including new access from highway and internal circulation 
roads at Burnbank Farm, Tarset, Hexham, Northumberland  
NE48 1LY 

The Chairman asked Members if they had received additional information from Mr Butler, all 
Members acknowledged receipt of Mr Butler’s e-mailed letter dated 8th April, 2016 and received 
10th April, 2016. 

 
Planning Officers Report 
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Mr Chris Stanworth, Planning Officer informed the Members that this application is an alternative 
proposal to the application just considered and that it had been before the Development 
Management Committee twice, and that Members had been minded to grant permission, subject 
to section 106 agreements on both occasions.  There are only material changes relating to 
affordable housing to consider. 
 
The Planning Officer provided a brief overview to his report, the background, and change to the 
affordable housing provision being proposed that have resulted in the application being presented 
to the Committee today. 
 
The Committee were advised that the applicant proposes to discount the sale of two of the plots 
in the development.  Any future sales of the plot or property would not be subject to affordable 
housing obligations, which does not meet the definition of affordable housing in Annex 2 of the 
NPPF and would therefore not meet with Core Strategy policy on affordable housing, Policy 11 or 
the Local Authority’s affordable housing policy.   
 
The Planning Officer summed up the recommendation, stating that the main recommended reason 
for refusal is that the proposal fails to provide the affordable housing required by policy 11.  While 
the applicants have expressed their willingness to agree to a section 106 legal agreement to 
restrict all 5 properties to those meeting the local needs criteria, there was no completed 
agreement, so this also had to form a reason for refusal. In the event of an appeal, this would allow 
for continued discussion and hopefully completion of a section 106 agreement before any appeal 
was decided. 
 
Public Speaking  
(10.00 – 10.04) Mr Butler addressed the Committee and referred to the letter that he had sent to 
the Members.  Mr Butler did not feel that the Planning Officers had properly considered the 
information submitted on viability and had questioned its quality and accuracy.   
 
Mr Butler continued that with regard to national planning policy the applicant could have 
submitted separate planning applications for each dwelling, rather than five.  The National Park’s 
policy is out of date and does not align to National Planning Policy Framework.  In 
Northumberland County 15% of new properties built are affordable housing, yet the National Park 
have not delivered any affordable housing.  Mr Butler stated that the information he has provided 
shows that this is not viable. 
 
No mortgage provider would be interested in a property at 51% of market value. 
 
Mr Butler explained that he had received comments from Northumberland County Council via 
Officers at 6.30pm on Thursday 24th March, replying on Easter Sunday and that he could not 
have replied any quicker. 
 
Mr Butler said that his client agreed to local needs condition, Mr Marshall agrees that we have 
offered five affordable houses over the two sites which is not acceptable.   
 
The properties in this application are considered to be too large, we have asked for evidence but 
have not received any, and no suggestions of options from the National Park. 
 
Self build plots could refer back for planning permission to reduce their size. 
 
Mr Butler concluded that the applicant envisages family homes being built in the National Park, 
and for future families to experience the qualities of the National Park that Cllr Walton has lived in 
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and enjoyed.  Mr Butler asked the Members to approve the application with appropriate 
conditions. 
 
(10.05 – 10.08) Mrs Liddle addressed the Committee arguing that the current applications would 
double the size of the village.  Mrs Liddle would love to live in a thriving community but in reality 
there is not enough work to fill the village.  The additional properties would have an adverse 
effect on light pollution, sewerage and traffic. 
 
A Member asked Mrs Liddle which of the applications before the Committee today would she 
prefer.  Mrs Liddle replied that of the two, she would prefer application 13NP0031 which included 
affordable housing in the village. 
 
Question of Fact 
The Members discussed the calculations and discounts submitted by Mr Butler, the Planning 
Officer replied that the surveyor from Northumberland County Council accepted that the 30% 
discount is in the right area but it couldn’t be confirmed that this would be exactly the case for this 
specific site.  
 
Members questioned the general need for affordable housing.  The Planning Officer replied that 
figures were received late the previous night which showed the need for affordable housing in the 
area. This showed that in 2016, there were 43 households registered for affordable housing in the 
Tarset area, with most in need of 1 or 2 bedroomed properties. Figures provided in 2014 for the 
Tarset area indicated that this figure was 46 people, so the level of need has remained 
consistent. 
 
A Member commented that the Authority is clear on its wish to have affordable housing delivered 
if there is clear evidence that there is a need.  The Planning Officer responded that there is no 
affordable housing in Tarset and of those 43 households registered in housing need there are: 4 
in high need, 7 medium, and 5 reduced priority applications. 27 were adequately housed. 
 
The Chairman accepted the data in the previous application and can see that this application fails 
to meet the criteria of affordable housing set out in the Local Development Framework. 
 
Debate 
A Member commented that he did not come to the same conclusion as Affordable housing has 
not been delivered in the National Park, the policy needs to be loosened and is currently too tight 
to make it practical.  The Member continued that it was not unusual for figures to be submitted 
late, but he did not appreciate the manner in which Mr Butler had criticised the Planning Officers.  
The National Park needs to do more to deliver affordable housing. 
 
A Member commented that where there is a need, the Authority is clear on its wish to see 
affordable housing the Park. 
 
The Head of Development Management stated that in the event of an appeal the Officers are 
confident that they are able to defend the reasons for refusal. 
 
The Members debated at length the issue of discounts on discounts for the building plots and 
whether the proposed properties were viable or affordable, and the residual value of the property 
at resale. 
 
The Chairman commented that unfortunately the National Park is stuck with a national policy that 
dovetails into our own, and that we need to make a decision on this application on the figures and 
calculations presented today. 
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The Legal Advisor reminded Members that they need to determine the application in accordance 
with the Development Plan unless there is a material consideration that indicates otherwise. 
Proposal of, and Vote on, the Motion 
Cllr I Lindley proposed the motion that was seconded by Mr J Davidson.  
 
The Members voted  
For ........ 5,  Against....... 1 to accept the recommendation. 
 
 

RESOLVED to refuse planning permission for the reasons set out in the Planning Officers 
report. 
Reasons for refusal:  
1. The proposal fails to provide any affordable housing that would fall within the affordable 
housing definition in Annex 2 of the National Planning Policy Framework, in an area where 
there is a confirmed need for affordable housing. Furthermore, no verified evidence has been 
provided to demonstrate that it is not viable to provide two units of affordable housing 
(meeting the NPPF definition) alongside local needs restrictions for all five dwellings. The 
proposal therefore fails to provide an appropriate level of affordable housing required as 
required by NNPA Core Strategy Policy 11 and the National Planning Policy Framework.  
  
2. Due to the absence of a completed and signed section 106 legal agreement to achieve 
local needs housing, the proposal fails to provide the assurance that the proposed dwellings 
would be restricted in perpetuity in accordance with the Definition of Local Need referred to in 
Core Strategy Policy 10. The proposal is therefore in conflict with Core Strategy Policy 10. 
 

 
 
DMC2015-30  Urgent Business:  
None 
 

 
The Chairman thanked the Members, Officer and Public Speaker for attending the Development 
Management Committee meeting. 
 
Part 1 of the meeting ended at 10:27 and was followed by Part 2 which concluded at 10:35.  


