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DMC2015-026   APPLICATION FOR PLANNING PERMISSION 

 

Application No:   15NP0042 

 

Proposed Development:  Construction of 26 new build holiday lodges at 

Caravan site, Otterburn Hall grounds, Otterburn, 

Northumberland, NE19 1HE 

 

Applicant Name:   Pay U Today Ltd 

 

Reason for Committee Decision: Referred to Committee by Head of Development 

Management 

 

Recommendation:    Refuse 

 

 

1. Proposal and Site 

 

1.1 Context 

 

1.1.1 This planning application seeks planning consent for the erection of 26 holiday lodges 

on land within the Otterburn Hall Estate, which are proposed to be restricted for 

holiday accommodation. 

 

1.1.2 The site of this proposal and the surrounding estate has an extensive planning 

history. The most relevant planning history relating to the application site itself is 

summarised in section 3 of the report.  

 

 

1.2 Site & Location 

 

1.2.1 The site is located within the Otterburn Hall Estate, along its western boundary, with 

the main hall itself to the north-west. Otterburn Hall is a Grade II Listed Building and a 

number of other designations also cover buildings close to the site, due to their 

historic importance, with a number of buildings either listed in their own right or 

considered to be ‘curtilage listed’ buildings, designated as part of the listing of another 

building. The buildings covered by these designations include Otterburn Hall 

Farmhouse to the north-west and Gardeners Cottage to the north of the application 

site. Otterburn Hall is a rare example of a contained classic country house estate, with 
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a unifying design across it, many of the historic buildings constructed from brick, 

which is unusual for Northumberland, where stone and slate are the predominant 

building materials. The site also falls within an area of a Registered Battlefield, 

designated by Historic England, relating to the Battle of Otterburn in 1388.  

 

1.2.2 The private road which runs to the west of the application site is part of the one-way 

private road system that runs through Otterburn Hall Estate and provides the access 

to the site. This road to the west is also effectively the National Park boundary, with 

land to the west lying within the Northumberland County Council area. Land to the 

south, including the nearby settlement of Otterburn, also lies outside of the National 

Park.  

 

1.2.3 The land directly to the west of the site is characterised relatively open fields, with the 

A696 approximately a kilometre away to the west. The land to the south and east of 

the site are well covered by mature trees. Mature tree cover to the north-east also 

screens the site in views to and from Otterburn Hall itself.  

 

1.2.4 It is understood that the application site was historically a cricket pitch and has 

previously been granted permission for use as a caravan site, for holiday 

accommodation use. The applicant’s Planning Statement suggests that the site is 

currently used for seasonal touring caravan pitches. It is understood that this is not 

the case and that, while a touring caravan use has previously operated on the site, 

this use has not operated in recent years. No accommodation is currently located on 

the site; however some of the physical signs of this use remain. These include an 

internal access road and a number of hardstanding areas and power connections (for 

each plot), along with some low level shrub screening around each plot. While the 

internal access route appears to be largely consistent with that approved in the 1995 

permission, the layout of the hardstanding areas does seem to vary somewhat from 

the layout approved at this time, although the number of pitches is the same.  

 

1.2.5 A marquee had also previously been granted a temporary consent to the north of this 

site in 2008 for five years, which has since been removed. This included permission to 

use most of the application site as a car park. While the car park would appear to 

have never been constructed on this site, the marquee approved by the permission 

was, meaning that the permission was implemented and that the consent for the 

previous caravan site use would no longer be extant. 
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1.3 Description of Proposed Development 

 

1.3.1 The proposal would see the erection of 14no. 3 bedroom lodges and 12no. 2 bedroom 

lodges on the site. The 2 bed lodge would be 8.64m wide by 6.1m deep, with a ridge 

height to 3.15m, above a plinth that would vary between 0.45m and 0.85m depending 

on the gradient of the land, giving a total height (including the plinth) of 3.6m to 4m. 

The 3 bed lodge would be 11.69m wide by 6.1m deep, with the same height as the 2 

bed lodge. Solar photovoltaic panels are shown on the south east facing roofs of both 

2 and 3 bed lodges and decking would also be provided.   

 

1.3.2 The proposed development would replace the existing internal access road and plots 

within the site with a new layout that would be created within the site. The layout 

would have newly located plots, each with their own parking area, and a new internal 

access road is proposed to be created within the site.  

 

 
Proposed site layout plan above 

 

1.3.3 An access point of 5.5m width would be provided at the north-west corner of the site, 

via the private road which runs to the west of the site boundary.  
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1.3.4 The proposed water supply is to be supplied from a spring offsite, whilst the means of 

foul drainage is proposed to be via a proposed cesspool within the site. 

 

1.3.5 The applicant makes reference to the refurbishment of a clubhouse and a restaurant 

on site. This is located within the site and is understood that this has been previously 

used for similar purposes on this site. No details of the refurbishment or how the 

clubhouse/restaurant would operate have been submitted with the application.  
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2. Planning Policy 

 

National Policies 

 

 National Planning Policy Framework 

 Planning Practice Guidance 

 

Local Policies 

 

 Northumberland National Park Local Development Framework Core Strategy 

and Development Policies (Core Strategy) 

 

Policy 1 Delivering Sustainable Development 

Policy 2 Climate Change 

Policy 3 General Development Principles 

Policy 4 Major Development within the National Park 

Policy 5 General Location of New Development 

Policy 8  Community Facilities 

Policy 9 Managing Housing Supply 

Policy 10  New Housing Development 

Policy 11 Affordable Housing 

Policy 12 Transport and Accessibility 

Policy 14  A Sustainable Local Economy 

Policy 15 Sustainable Tourism & Recreation Development 

Policy 17 Biodiversity and Geodiversity 

Policy 18 Cultural Heritage 

Policy 19 Tranquillity 

Policy 20 Landscape Quality and Character 

Policy 22 Trees, Woodlands and Forests 

Policy 25 Renewable Energy and Energy Efficiency 

Policy 26 Waste Management 

Policy 27  Water and Flood Risk 

 

Supplementary Planning Guidance 

 

 NNPA Building Design Guide Supplementary Planning Document  

 NNPA Landscape Supplementary Planning Document  
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3.   Relevant Planning History 

 

3.1 The following applications have previously been submitted on the application site that 

may have relevance to this proposal: 

 

09NP0030 – application to extend permission granted in 08NP0013 (Refused, 2009) 

 

08NP0013 – Proposed construction of marquee and change of use of former kitchen block to 

provide function suite, together with car parking on former caravan site and associated 

landscaping in the Walled Garden (Temporary 5 year permission granted, with conditions, 

2008)  

 

03NP0043 – Construction of roadways and hard standings (approved with conditions, 2003) 

 

99NP0054 – Variation of condition 5 (seasonal opening) of 95NP0013 (approved, 1999) 

 

99NP0013 – Erection of 4 no. illuminated bollards (approved with conditions, 1999) 

 

98NP0021 – Dormitory, classroom and toilet/changing facilities (approved with conditions, 

1998) 

 

97NP0035 – Approval of details, condition 6 (sewage disposal) of 95NP0013 (approved, 

1997) 

 

97NP0034 – Variation of condition 2 (approved plans) of 95NP0013 (approved, 1997) 

 

96NP0038 – Approval of details, condition 3 (landscaping) of 95NP0013 (approved, 1996) 

 

95NP0013 – Seasonal touring caravan park (approved, 1995) 

 

91NP0061 – Provision of toilets, showers, refreshment facilities (Temporary permission 

granted with conditions, 1992) 

 

89NP0046 – Development of riding centre including conversion of former cricket pavilion, 

construction of stables and car parking facilities (approved with conditions, 1989) 
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4. Consultee and Public Responses 

 

4.1  NNPA Historic Environment Officer: No objection 

 

4.2 NNPA Historic Buildings Advisor: States that the proposal would erode the historic 

significance of this former country estate (and specifically the significance of the 

Farmhouse, the Stables and the Gardeners Cottage and associated wall) and that this 

harm would be less than substantial.  

 

4.3 Historic England: No objection 

 

4.4 Heritage Societies: Five specialist heritage societies and organisations were also 

notified. No responses were received. 

 

4.5 NNPA Landscape and Forestry Officer: No objection is raised An initial objection had 

been raised on these grounds due to the effects of the original lighting scheme 

proposed, due to its effects on dark skies, tranquillity and the night time character of 

the area, but was withdrawn following the submission of an amended scheme.   

 

 No objection is raised in relation to the proposal’s likely effects of the landscape 

character or daytime views of the National Park.  

 

4.6 NNPA Ecologist: Objects to the proposal, due to the potential effects of the 

proposed cesspool as the sewage/foul drainage solution on the environment. 

Another initial grounds for objection relating to abstraction of water from a pond was 

withdrawn, when the applicant provided information clarifying that water supply would 

be from a spring, requiring no abstraction from the pond. Comments are discussed in 

section 5.7 of the report.  

 

4.7 Environment Agency: Objects to the application and recommends refusal due to the 

use of non-mains drainage without assessment of the risks of pollution to the 

water environment and without demonstration that sewer connection or a package 

treatment plant would be impractical. This is considered in more detail in section 5.7 

of the report. 

 

4.8 NCC Environmental Protection: Objects to the proposal on the grounds of 

insufficient information, regarding the proposed water supply to the lodges. It is 

recommended that the proposal is refused, unless robust evidence is provided to 
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demonstrate sufficient capacity in the water supply for existing and proposed 

consumers. 

 

 Comments are also provided relating to foul drainage and lighting, but no formal 

objections are raised regarding these issues. 

 

4.9 NCC Sustainable Urban Drainage Systems: An objection is raised, as no flood risk 

assessment or drainage strategy is submitted. Additional comments are provided, 

setting out details behind the reason for the objection, which are summarised and 

considered in section 5.9 of the report.  

 

4.10 NCC Highways: No objection 

 

4.11 NNPA Access & Recreation Officer: No objection 

 

4.12 Northumbrian Water: No objection, as no connections to their network are proposed. 

 

4.13 NCC Development Management West Area: No comments received. 

 

4.14 Otterburn Parish Council: Objects, with the reasons summarised below: 

 

1) There appears to be no clear viable proposal for the sewage in respect of the 26 

lodges. It is known there are ongoing problems with the sewage infrastructure across 

the Otterburn Hall estate. 

 

 2) It is believed the water supply pipe-work to Otterburn Hall estate is very old and 

there is an urgent need to review and update. The application does not provide any 

assurances to the Parish Council that the lodges would have appropriate, safe and a 

long-term water supply.  

 

3) There is no reference within the application about the fact there is shared access 

across the estate including the roads. 

 

4) The Parish Council questions the accuracy of the documentation regarding the 

increased traffic on the road from A696 to Otterburn Hall. It believes this will be higher 

than stated. Additionally no reference is made that the last approximate ¾ of mile has 

no footpath or street lighting. The Parish Council is concerned over the pedestrian 

safety along the road given the increased activity by drivers not familiar with the road. 

It is also safe to assume pedestrian activity would increase with people staying at the 
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lodges walking into Otterburn. A footpath and lighting should be developed as a 

condition of any accepted application.  

 

4.15 Neighbouring properties were notified by letter, notices were placed at the site and the 

application was advertised in the press. One response was received which was 

summarised below: 

 

 There are concerns regarding noise in close proximity to a residential property; 

 Concerns regarding loss of privacy to this residential property; 

 Concerns regarding litter; 

 The single track road is unsuitable for the proposed increase in numbers and 

concerns are raised whether the one-way system could not be enforceable; 

 Concerns regarding overdevelopment/overpopulation across the estate as a whole; 

 Effect on listed buildings; 

 Effect on wildlife; 

 Concerns regarding drainage which is deemed to be an ongoing problem for the site. 

It is felt that emptying the proposed septic tank every 4 days is impractical (NB: this is 

now proposed to be every 7 days following the submission of additional information); 

 The water supply is spring fed and this has historically been a problem – An 

additional 26 properties being supplied would be unsustainable. 

 

  



 
Development Management Committee 
Wednesday 11th November 2015 
 

 

 

DMC2015-026  15NP0042 Otterburn Hall, Otterburn 
Page 10 of 34 

 

 

5. Assessment 

 

5.1 Introduction 

 

5.1.1 The key issues for consideration are: 

 

 The principle of the development; 

 The design & visual appearance of the proposal; 

 Effects on the historic environment; 

 Effects on landscape character & tranquillity 

 Effects on biodiversity & the natural environment; 

 Effects on public amenity; 

 Flood risk; 

 Highways. 

 

5.1.2 Other relevant considerations are also referred to in the report.  

 

 

5.2 Principle of Development  

 

 Major Development Test 

 

5.2.1 The proposal is for a major development within the National Park. The starting point 

for assessing major development proposals within Northumberland National Park is 

Core Strategy Policy 4, which states that major development will only take place in 

exceptional circumstances where proven to be in the public interest. This direction is 

also echoed in paragraph 116 of the National Planning Policy Framework.  

 

5.2.2 The applicant has submitted a Planning Statement which has set out their argument 

that this is an ‘exceptional case’, which focuses on what they consider to be an 

established leisure land use of the site. It should be noted that this is not a use that is 

currently operating, but it appears to have previously operated on the site and there 

are physical signs of this use in the way the site is currently laid out. 

 

5.2.3 The applicant’s argument also argues that the exceptional circumstances would be 

achieved through positive benefits to the local economy and that there is a need for 

this development to be within the National Park due to the nature of the use, although 

other sites within and outside of the National Park have not been considered in the 



 
Development Management Committee 
Wednesday 11th November 2015 
 

 

 

DMC2015-026  15NP0042 Otterburn Hall, Otterburn 
Page 11 of 34 

 

supporting documentation. The applicant also makes the argument that there would 

be neutral effect on the landscape and scenic beauty of the National Park.  

 

5.2.4 Policy 4 sets out a number of tests that an application should meet in order to justify 

the exceptional circumstances needed to allow major development within the National 

Park. Part (a) of Policy 4 requires the applicant to demonstrate the need for the 

development, including national considerations and the impact of permitting or 

refusing it on the local economy and local communities. The applicant argues that the 

proposal will provide an essential contribution to the local tourism economy. No other 

justification is provided in this part of the statement, although section 9 of the Planning 

Statement is referred to, which seeks to make a case for the development based on 

the economic benefits estimated by the applicant.  

 

5.2.5 The applicant suggests that this proposal would not constitute “major development” 

and references Planning Practice Guidance which states “the decision maker should 

take into account the proposal in question and the local context.” In addition to the fact 

that ten or more residential units falls within the national definition of major 

development, the fact that the proposal would be located in a designated and 

sensitive area (Northumberland National Park) would increase the potential a 

proposal of this scale to have a substantial effect on its surroundings.  

 

5.2.6 Given that the National Park has not received any applications over the past 10 years 

for development of more than 7 units of accommodation and where there has not 

been significant pressure for development, in the local context, an application for 26 

lodges is considered to constitute major development. As set out in the supporting 

paragraph (6.13) to Core Strategy Policy 4, development that may be considered 

minor in other parts of the region may potentially have a major impact on the special 

qualities of the Park. The Local Planning Authority are of the opinion that this proposal 

would constitute major development , as it would be a large scale tourism scheme 

and has the potential to have a substantial effect on the special qualities of the 

National Park.  

 

5.2.7 The applicant refers in their Planning Statement to vacant buildings on the Otterburn 

Hall Estate and within Otterburn Hall, arguing that developing this site could be a 

catalyst for other development. The statement also suggests that up to 16 jobs could 

be created, however, under scrutiny it appears that this would be initially five full time 

jobs (a management couple, a receptionist and two groundsmen), along with up to 

five cleaning positions, of which some would be part-time. The statement also argues 
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that the development will improve the local tourism economy, referring to visitor spend 

in Otterburn (just outside the park) and other settlements.  

 

5.2.8 It is not considered that the information that the applicant has put forward is sufficient 

to demonstrate a need for the development. In summary, it is considered that no 

information has been provided which demonstrates exceptional circumstances that 

justify a need for this development within the area. It is not considered that the 

development would be an essential contribution to the local tourism economy, or that 

any justification has been provided to demonstrate that this development is essential.  

 

5.2.9 It is acknowledged that there would be a positive benefit to the local economy as a 

result of increased visitor numbers and job creation; however this is relatively limited 

in terms of the numbers of jobs that would be created. While visitor spend in 

surrounding settlements would have some positive effect on the economies of 

Otterburn and Northumberland, the applicant has not demonstrated that this would be 

substantial, or that it would demonstrate either a need for the development, or the 

exceptional circumstances needed to justify major development in the National Park. 

The calculations for anticipated spend are based on estimates provided by the 

applicant and it has not been demonstrated that these are robust and accurate 

estimates. Should the proposal be refused, there would be likely to be a neutral effect 

on the local economy and local communities. Insufficient information has been 

provided by the applicant to demonstrate that the proposal accords with part (a) of the 

major development test in Core Strategy Policy 4. 

 

5.2.10 Part (b) of Policy 4 also requires applicants to demonstrate the cost of and scope for 

developing elsewhere, or meeting the need in another way. The applicant’s case 

relies on an assumption that it is essential that holiday accommodation is located 

within the National Park, because it is considered to be an attractive location. It also 

states that there is a need for tourist accommodation in the National Park, but does 

not provide any evidence to justify this.   

 

5.2.11The applicant has made no attempt to identify and consider other suitable sites within 

the National Park, or outside of the designated area and determine whether they 

would be suitable for a development for holiday lodges or other holiday 

accommodation use that could provide the need for holiday accommodation that the 

applicant argues that there is. Policy 4 is very clear that this needs to be assessed. 

No evidence has been submitted to show why some of the existing buildings within 

the Otterburn Hall estate and locally in Otterburn (such as at the nearby Percy Arms) 

could not be converted to be used for short term holiday lets. The re-use of these 
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existing buildings would be considered more appropriate and sustainable than new 

holiday lodge development.   

 

5.2.12 Within the Otterburn Hall site, to the north of this site, there are existing lodges. The 

area of land benefits from planning consent for the siting of 35 timber chalets 

permitted under planning reference 87NP0031. This consent was implemented and 

therefore remains valid, meaning that it would be possible to complete this 

development and build the remaining lodges at any time.   

 

5.2.13Taking all of this into account, it is considered that there is a clear potential for other 

more suitable sites, which better meet the aims of the development plan, to be utilised 

for holiday accommodation. The applicant has made no attempt to demonstrate that 

consideration has been given to the cost of and scope for developing elsewhere, or 

providing holiday accommodation in another way. Instead, the applicant relies upon 

assumptions made within the Planning Statement, in an attempt to justify the proposal 

on economic grounds. Insufficient information has been provided by the applicant to 

demonstrate that the proposal accords with part (b) of the major development test in 

Core Strategy Policy 4. 

 

5.2.14 Parts (c – f) of Policy 4 requires a demonstration of the detrimental and positive 

effects on the special qualities of the National Park, the ability to understand and 

enjoy the special qualities, the cumulative impact of the development and the extent 

to which it is designed and sited to respect the character of the landscape.  

 

5.2.15 It is considered that the proposal would be likely to have harmful effects on the 

cultural heritage and biodiversity of the National Park, both of which are identified as 

special qualities of the National Park in the Core Strategy and National Park 

Management Plan. It is considered that this harm could not be overcome through the 

inclusion of planning conditions. There would also be effects on the landscape 

character and tranquillity of the National Park, although it is considered that the 

effects on the landscape and tranquillity, although these could be managed and 

mitigated against to an extent through the use of appropriately worded planning 

conditions. The effects on the Park’s special qualities are discussed in more detail in 

sections 5.4 to 5.7 of this report. It is not considered that the development would 

provide any positive effects on the Park’s special qualities.   

 

5.2.16  While the development is considered to have had regard to the wider landscape in its 

design, little attention has been paid to the effect of the design and siting on the 
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setting of nearby historic assets, as required in test (f) of Core Strategy Policy 4, 

resulting in harm to the setting of nearby heritage assets.  

 

5.2.17 In terms of the potential cumulative effects of the development outlined in part (e) of 

Policy 4, as outlined earlier, permission is extant for 35 holiday lodges on the top site, 

some of which have been built and others which have not and could be at any time. 

This site to the north, together with the renovation of Otterburn Hall (which can be 

brought back into hotel use without planning permission) and the potential Otterburn 

Hall Annexe could all be used for holiday accommodation.  When viewed in this 

context, the cumulative impact of the proposed development would be increased, 

which would increase many of the adverse impacts of the development and would 

weigh further against the proposal. This is also compounded by the scale of the 

development proposed on this site and the size and the number of the units proposed. 

 

5.2.18 It is considered that the applicant has not demonstrated the exceptional 

circumstances required for planning permission to be granted for a major 

development in the National Park, or proven that the development would be in the 

wider public interest. The development fails to accord with Core Strategy Policy 4 and 

paragraph 116 of the NPPF.  

 

General Location of Development 

 

5.2.19 The approach of the Core Strategy to the principle of development is to differentiate 

between major development and development that will meet local needs. Policy 4 

deals with major development and policies 5 and 6 relate to the general location of 

local needs development. Core Strategy 5 permits new buildings, where it can be 

demonstrated that the development cannot take place in any of the local centres, or 

through the re-use of existing buildings, as long as a proposal conserves or 

enhances the special qualities of the National Park and provides opportunities for the 

public to understand and enjoy them.  

 

5.2.20 Alternatively, proposals could meet Policy 5 where buildings would replace an 

existing building and would not be materially larger. Where proposals are for 

residential use, evidence is also required to demonstrate that residential use was the 

previous lawful use. These requirements of Policy 5 are also not met, as the size, 

scale and number of the proposed lodges would lead to a development that was 

materially larger and a more intense and concentrated development of the site than 

the presence of touring caravans on the site during this previous use of the site. The 

fact that the caravan use was limited to touring caravans and restricted to prevent 
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use throughout parts of the winter would also have led to many periods where the 

site was not occupied or only partially occupied.  A proposal for holiday restricted 

dwellings is also a residential use and it is considered that the previous touring 

caravan is no longer an extant permission due to the intervening permission for the 

marquee and car park. 

 

5.2.21 While the site has been developed for holiday accommodation in the past, Policy 5 is 

not met as outlined above, as it has not been demonstrated that the development 

cannot be located in an identified local centre, smaller village or through the reuse of 

existing buildings (or replacement of existing buildings without being materially 

larger). The Authority is aware of at least one building within the Otterburn Hall 

Estate that could be converted to provide holiday accommodation in the form short 

term holiday lets. For example, the Otterburn Hall Annexe could potentially 

accommodate between 12 and 19 two bed units of accommodation, without the 

need for significant extension or further impact upon the special qualities of the 

National Park.  

 

5.2.22 Rather than provide an argument to demonstrate why the development would meet 

the tests outlined above, the applicant has instead argued that the proposal accords 

with the “wider principle of reusing existing built development of Core Strategy Policy 

5”. This argument simply appears to suggest that as the site has been developed 

before that this proposal should be acceptable. This fails to take into account the 

requirements of Core Strategy policies and the local context in which the site lies. 

This argument is not accepted by officers, as it is not considered that the proposal 

would re-use existing buildings. New buildings on the site would be greater in size, 

scale, number and degree of permanence than the earlier caravan site use, which is 

no longer considered to be an extant use on the site. 

 

5.2.23 While there are hard standings, power connections and an access road on the site, 

the proposal would not be considered to be a re-use of existing buildings which is a 

crucial requirement of Core Strategy Policy 5 for developing outside of a local centre, 

unless it is shown that the development cannot be located in an identified centre, or 

that it would not negatively impact the Park’s special qualities. While the fact that the 

site has been developed previously is a consideration that must be given some 

weight and would be preferable to developing a greenfield site, this does not 

outweigh the fact that the development fails to accord with Policy 5 and the fact that 

the proposal is a major development (rather than local needs development) that 

must also be considered against Core Strategy Policy 4.  
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Sustainable Tourism Development 

 

5.2.24  Core Strategy Policy 14 sets out the desire to create and retain a sustainable local 

economy and will support proposals which enable the creation of new businesses, 

including tourism businesses which relate to the special qualities of the National Park 

but do not negatively impact upon them. Policy 15 offers support for tourism 

developments which maximise opportunities for visitors to understand and enjoy the 

special qualities of the National Park. However, the policy only offers this support 

where the special qualities are not adversely affected and where the proposals are 

otherwise sustainable. Policy 15 also seeks to support proposals which re-use 

buildings for self catering accommodation, which is not achieved in this case.  

 

5.2.25 The NPPF (in paragraph 55) and Core Strategy policies 9 and 10 would not support 

new dwellings (including lodges and chalets) that are used for second or holiday 

homes. Therefore any new units that were approved would need to include a planning 

condition to ensure they are only used for short term holiday lettings, requiring a 

register of lettings to be kept and submitted to the local planning authority on request. 

Nevertheless, the restriction of the use of the units would not outweigh the 

presumption against major development in the National Park except in exceptional 

circumstances.    

 

 

5.3 Design & Visual Appearance 

 

5.3.1 The design & visual appearance of the proposal is an important consideration. The 

proposed site for the development is outside of the National Park’s defined 

settlements for development, but on a site that has been previously developed and 

within the formal grounds of the historic estate of Otterburn Hall. The proposal should 

therefore be viewed within this context. 

 

5.3.2 Therefore, guidance in the Building Design Guide SPD section 6.1, which seeks to 

achieve development that fits comfortably in the wider landscape, carefully 

considering wider views, is relevant. However, it is also important that development 

fits with the rhythm and form of existing buildings and demonstrates a high quality of 

design that protects and enhances local character, While not within a defined 

settlement, as the proposal is located to a small cluster of existing buildings within the 

Otterburn Hall Estate, in order to meet with the requirements of the Building Design 

Guide SPD guidance, Core Strategy Policy 3 and the NPPF.  
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5.3.3 The lodges would be up to 4 metres in height and between just under 9 metres (2 bed 

lodges) and just under 12 metres (3 bed lodges) in length and so would be of a fairly 

substantial size, when compared with the size of the existing hard standings and 

touring caravans that would have visited the site when the land was in use as a 

caravan site. The lodges would extend to 11 metres and 14 metres in length 

respectively when including the decked areas shown on the site plans and elevation 

plans.  

 

5.3.4 While up to 25 touring caravans could have been located on the site previously, they 

would have been much smaller in size than the 26 proposed lodges. It is also unlikely 

that the site would have been full at most points, while occupancy was prevented 

during parts of the winter. It should also be noted that the caravan site use is not 

considered to be extant, due to the implementation of an intervening permission on 

the site. The proposed layout, which proposes a high density of units, with 26 of these 

located within an area of the site that is approximately 1 hectare in area, is considered 

to attempt to fit too many of these large holiday lodges on the site, to the detriment of 

the overall design and visual amenity of the area, as well as the historic character of 

the Otterburn Hall Estate.  

 

5.3.5 Also by way of comparison, the site to the north which is has a partly implemented 

permission for holiday lodges has a layout with lodges much more spread out, with 

greater amounts of green space between each development. This would allow for 

more usable recreational space around the lodges and would also allow for a more 

attractive and green environment.  

 

5.3.6 The relatively large size of the proposed lodges (in particular the 3 bed units) and the 

number of these located in a limited area means that the proposed development 

would be a much more intensive use than previous use of the site. A scheme of 

around half the number of lodges currently proposed is considered to be a more 

appropriate density to in order to accommodate a more attractive development on the 

site, with a greener appearance and more open character. It is therefore considered, 

that the intensive nature of the number and size of the lodges on a site of this size is a 

consideration which weighs against the development. It is also noted that the Parish 

Council and neighbouring resident have also raised concerns regarding an 

overdevelopment of the site and these concerns have been taken into account. 

 

5.3.7 There are no major concerns with the design of the proposal in respect of its effects 

on the wider landscape character, with the above concerns having a greater impact 

on the character of the area the closer to the site one is. The palette of materials to be 
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used on the exterior of the lodges proposed will help in this respect the appearance of 

the context of the wider landscape. This is discussed in more detail in section 5.5.  

 

5.3.8 However, as set out above, there is greater concern regarding more immediate views 

of the site and the design, appearance and scale of the proposal within its more 

immediate setting. Due to the overdevelopment of the site, arising from the number, 

and size of the lodges, along with the design’s failure to relate in any way to the 

overall historic character of its surroundings, it is considered that the development will 

not achieve high quality and sustainable design which protects and enhances local 

character and distinctiveness and that this has development would has not been 

carefully integrated into the built form. A large part of this harm is due to the effect that 

the design of the proposal will have on the setting of heritage assets nearby. These 

effects are discussed in more detail in section 5.4. The proposal would therefore be 

contrary to Core Strategy Policy 3 and the Building Design Guide SPD.  

 

 

5.4 Historic Environment 

 

5.4.1 The National Park’s Historic Environment Officer has raised no objections relating to 

the proposal in respect of archaeology (Historic England are responsible for providing 

comment on the Registered Battlefield and the National Park’s Historic Building 

Advisor on the setting of listed buildings on the Estate). There is considered to be a 

low potential for archaeological remains of importance to be affected, particularly 

when considering that the site has been previously developed for the caravan site 

use. 

 

5.4.2 Historic England raises no objection to the proposal, as their officer does not consider 

that the development will have a negative impact on the Registered Battlefield. 

Historic England had initially raised an objection, as the applicant had not submitted 

an assessment of the impact of the development on the Registered Battlefield. 

However, this was later withdrawn once an assessment was submitted and 

considered by Historic England. 

 

5.4.3 The National Park’s Historic Building Advisor has assessed the effects of the proposal 

on nearby heritage assets. While the Historic Building Advisor welcomes the fact that 

the Heritage Statement is considered to contain a comprehensive review of the 

heritage assets, it lacks detail on the impact of the proposal on the setting of these 

assets and relies to a large degree on the previous use as a caravan site as having 

been previously deemed to be acceptable by the LPA in 1993.  
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5.4.4 The Historic Building Advisor has considered that the scheme that has been 

submitted has not made any attempt to reflect the character of the country house 

estate, through the design, layout and materials to be used in the construction of the 

lodges and that the proposal will not reflect the distinctive local character. Section 5.1 

of the Building Design Guide SPD outlines a need to consider the impacts of the 

scheme on the historic environment should be considered, whilst Core Strategy Policy 

18 seeks to give particular protection to listed buildings. Chapter 12 of the NPPF also 

sets out guidance on proposals which may affect the historic environment.  

 

5.4.5 While there is not considered to be harm caused to the setting of Otterburn Hall itself, 

largely due to the extensive tree screening between the site and Otterburn Hall, the 

Historic Building Advisor does consider that the historic significance of this former 

country estate will be eroded by this proposal and that a degree of harm caused is to 

the significance of the assets on this estate, specifically the Farmhouse, the Stables 

and the Gardeners Cottage and associated wall, all of which lie to the north or west of 

the site.  

 

5.4.6 Paragraph 132 of the NPPF places great weight to the importance of a designated 

heritage asset and states that any harm should require clear and convincing 

justification. The National Park’s Historic Building Advisor is of the opinion that the 

harm is to a degree that would be deemed to be less than substantial when 

considered in the context of the National Planning Policy Framework. This means that 

there is not considered to be a substantial degree of harm caused, but still one that 

has a materially harmful impact on the setting of the nearby listed buildings. 

Paragraph 134 of the NPPF states that where a development proposal will lead to 

less than substantial harm to the significance of a designated heritage asset, this 

harm should be weighed against the public benefits, including securing the optimum 

viable use of that asset. 

 

5.4.7 The arguments set out in the remainder of the report and in particular relating to the 

principle of development in section 5.2 indicate that the proposal does not 

demonstrate that there would be public benefits as a result of it that would outweigh 

the less than substantial harm to the setting of the designated heritage assets and the 

wider estate in which they lie.  

 

5.4.8 Furthermore, the proposal would not contribute to achieving the optimum viable use of 

any of the designated heritage assets within the Estate. The Planning Statement 

clarifies that the application site is now in separate ownership to the application site. 
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Development of this site would therefore not have any direct benefits to any of the 

nearby designated assets. The Planning Statement argues that developing this site 

will be a catalyst for other development, however there is little evidence to 

demonstrate that this is the case. Development of this site for holiday accommodation 

could happen, whilst seeing designated heritage assets, such as Otterburn Hall, 

which has a previous leisure use, remain vacant.  

 

5.4.9 In summary, the proposal, by means of its scale, design, materials and layout, would 

cause harm to the historic setting of this former country estate, without sufficient 

evidence of public benefits to outweigh this harm. The proposal would be contrary to 

the Core Strategy policies 1, 3 and 18, the Building Design Guide SPD and the NPPF, 

in particular policies in Chapters 7 and 12, as the design does not have sufficient 

regard for local character and has not been sufficiently well integrated within its 

historic setting and causes less than substantial harm to the setting of listed buildings.  

 

 

5.5 Landscape Character 

 

5.5.1 In terms of the landscape character, the site is set within the Border Moors and Forest 

National Character area and on the boundary between the Rolling Uplands and 

Rolling Upland Valleys Landscape Character Areas as identified in the 

Northumberland National Park Landscape Character Assessment 2007. The 

landscape is characterised by broad, open, large scale tracts of moorland, relatively 

sparse of tree cover except for the occasional shelter belt and small block of 

woodland. The valleys tend to be more defined with stone walls, scattered trees and 

improved fields managed for livestock farming.  The application site is situated within a 

mature block of woodland associated with Otterburn Hall and views to it are screened 

by mixed age, mixed species woodland to the north, northwest, east and south. Whilst 

lodges are already found elsewhere on the Otterburn Hall estate, on the site of a 

partly implemented permission for lodges from the 1980s to the north, they are 

currently less densely situated and within a woodland setting. 

 

5.5.2 It is the south western aspect of the site that has the greatest potential to impact upon 

the wider views and landscape character of the National Park. The National Park’s 

Landscape Officer has identified the principal receptor sites that could be most 

affected by development on this site include, the nearby farm cottage at Otterburn 

Hall, Otterburn public bridleway 12, the U5005 minor county road from Otterburn 

village to Otterburn military camp, the picnic and parking area associated with Percy’s 
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Cross and the A68 near Troughend Farm. Views to the west from the application site 

are across private land and can therefore be given less weight in decision making. 

 

5.5.3 Whilst the proposed lodges are generally of a larger scale than the average touring 

caravan and taking into account the previous presence of a caravan site use on this 

site, it is not considered that the number, size, or design of the proposed lodges is 

inappropriate in terms of their effect of the wider landscape character and from the 

viewpoints outlined in the previous paragraph.  

 

5.5.4 Subject to the lodges being finished in a suitable external colour the Landscape Officer 

believes that the proposed lodges will not have a significant effect upon the landscape 

character of the National Park or views during the daytime. The Design, Access and 

Heritage Statement states that the lodges would be finished in a darker earthy browns 

or greens. The Landscape Officer has accepted that this is likely to be suitable. It is 

considered that specific details of the external colours could be controlled through a 

planning condition in the event of an approval of the proposal.   

 

5.5.5 The Landscape Officer has also suggested tree screening to the west of the site. No 

specific details have been proposed as part of this application. Appropriate tree cover 

to this boundary, with a scheme designed that would fit in well with the existing, is 

considered to be appropriate in this location and could be controlled through a 

planning condition.  

 

5.5.6 The proposal is considered to accprd with Core Strategy Policy 20, the Landscape 

SPD, Building Design Guide SPD and the NPPF in terms of the effects of the proposal 

on the wider landscape character of the National Park and wider views.  

 

 

5.6 Tranquillity 

 

5.6.1 It is considered that there would be the potential for a development of this scale and 

intensity in this location to lead to an increase in noise and therefore affect the 

tranquillity of the National Park, one of its special qualities due to a potential increase 

in noise from comings and goings to the site and holidaymakers using the areas 

around the lodges. The density of the development is likely to exacerbate this. There 

would be a clubhouse facility with bar and restaurant also associated with the 

development, about which little information is given, although it is understood that this 

has operated in association with a previous caravan site use. 
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5.6.2 The potential for noise associated with the use to affect tranquillity is a material 

consideration that must be weighed up in considering this proposal. While there would 

undoubtedly be an effect on the tranquillity of the National Park through increased 

noise, it is considered that, on balance, tranquillity would not be likely to be harmed to 

such a great extent that would justify the refusal of planning permission. In 

considering this, regard has also been given to the previous leisure uses on the site 

and nearby. It is also noted that NCC Environmental Protection’s response does not 

raise any objection due to noise.  

 

5.6.3 The effects of lighting associated with the development have also been considered in 

the assessment of this proposal’s effects on the tranquillity of the National Park. The 

site is located within the Northumberland Dark Sky Park, a Gold Tier Dark Sky Park, 

which is the highest designation awarded by the International Dark Sky Association. 

This area covers Northumberland National Park and Kielder Forest Park and is an 

important material consideration in decision making that outlines the importance of 

protecting the dark skies of the area as an integral element of the tranquillity of the 

area. The National Park’s Landscape Officer had initially raised an objection relating 

to the initial lighting scheme that was proposed, although this objection has now been 

withdrawn following the submission of new lighting proposals. 

 

5.6.4 The lighting scheme proposed is a reduction from the initial proposal and will consist 

of be located at 1.5 metres in height, away from vertical surfaces, which would avoid 

the increased impact arising from a downward light splay. The luminance levels that 

would be achieved are considered to be suitably low. NCC Environmental Health’s 

consultee response also acknowledges the Dark Sky Park and does not raise any 

concerns regarding the proposed lighting scheme. 

 

5.6.5 The lighting report submitted acknowledges that there is still some doubt about the 

specifics of the scheme. For example, it is envisaged that there could be changes in 

the units to be used, due to the early stage that the project is currently at, with lighting 

of a similar performance expected, if these units are not used. Also, a lighting curfew 

is also proposed for 11pm, but details of security lighting are not confirmed at this 

stage. The National Park’s Ecologist has also noted that the proposal would benefit 

from motion sensors on any security lighting to be on after 11pm, to minimise the 

potential to affect wildlife. 

 

5.6.6 The principles of the lighting scheme put forward adequately demonstrate that this 

site can be suitably lit to meet the needs of the proposed use, without having an 

unacceptable effect on the tranquillity, dark skies and night time character of the 
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National Park. However, further detail would need to be provided to the LPA on the 

lighting scheme, to ensure that the type, number and specification of the individual 

units to be implemented as part of the proposal will not unacceptably harm the 

tranquillity of the National Park and will provide adequate protection to the intrinsically 

dark character of the landscape, in accordance with NPPF paragraph 125. A condition 

requiring this would therefore need to be included with any approval.  

 

 

5.7 Biodiversity & Natural Environment 

 

5.7.1 An ecological report has been submitted with the planning application. The National 

Park’s Ecologist has assessed the ecological impacts of the proposal and the Phase 1 

report that accompanied it, including the mitigation within it.  

 

5.7.2 The National Park’s Ecologist concludes does not identify any unacceptable threat to 

protected species arising from the proposed development. While bats are present in 

the surrounding area, there was considered to be a low risk of bat roosts being 

present that would be affected by the proposal in this case.  The two ponds close to 

the site were assessed as possibly suitable for great crested newts; however the 

National Park’s Ecologist has considered this risk to be low, noting that there are very 

few in the National Park. Reptiles (common lizard and adder) are assessed as 

possibly being on site and the Ecologist concurs with this finding. Working 

methodologies are provided in the mitigation and recommendation sections of the 

ecological report to avoid an unacceptable risk of harm to lizards. The Ecologist 

recommends that a condition is included with any approval is implemented in line with 

the identified working methodologies. This recommendation is accepted by officers. In 

the event of an approval, a condition would be recommended to ensure these working 

methodologies are followed, along with other relevant mitigation outlined in the 

findings of the Phase 1 Ecological Report. A condition is also proposed, to avoid 

removing or disturbing vegetation during the bird breeding season without prior 

checking by a qualified ecologist, to avoid a risk of harm to breeding birds.  Subject to 

this, the National Park’s ecologist raises no objections in relating to the proposal’s 

effect on protected species.  

  

5.7.3 The National Park’s Ecologist has not raised concerns regarding ecological impacts in 

relation to trees. Additional landscaping would also be desirable from an ecological 

perspective. As identified in the section on landscape, a landscaping scheme would 
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need to form a condition of any approval of this scheme, as it no detailed scheme has 

been submitted at this stage. The Landscape and Forestry Officer has suggested that 

consideration be given to a condition to prevent inappropriate gathering of firewood on 

the site. Whether an individual may gather wood for fires or otherwise is not directly 

related to the development. Placing a condition would be inappropriate and would be 

seeking to control the behaviour through of individuals through the planning system. If 

the development was to be approved, it is not considered that it would be either 

reasonable or necessary to include a condition for this reason. There would also not 

be any policy reason to do this, or any evidence of harm that would be caused to the 

special qualities of the National Park. Such a condition is also likely to be 

unenforceable.  

 

5.7.4 The application had initially stated that the water supply proposed was to be 

abstracted from a pond. The National Park’s Ecologist had objected due to the 

potential for ecological effects with abstraction of water from a pond and due to a lack 

of information on the amount and nature of the abstraction. This objection on the 

grounds of possible ecological harm due to the abstraction was withdrawn, following 

clarification that the application would actually be served by a water supply from a 

spring and not from a pond. 

 

5.7.5 While the application’s effect on the environment is acceptable with regard to the 

issues summarised above, the proposed means of foul drainage is considered to 

have the potential to unacceptably harm the environment. The Environment Agency 

has objected to the proposed development as submitted, because it involves the use 

of a non-mains foul drainage system, but without providing an assessment of the risks 

of pollution to the water environment that would be needed to ensure that there would 

be no unacceptable pollution risk. The Environment Agency is a statutory consultee 

on major developments and has recommended refusing planning permission on this 

basis. Amended information was submitted by the applicant, but the objection from 

the Environment Agency was upheld. 

 

5.7.6 The application form indicates that foul drainage is to be discharged to a non-mains 

drainage system, namely a cess pool, and this is shown on the site plan. In these 

circumstances, Planning Practice Guide advises that a full and detailed consideration 

be given to the environmental capacity of the area in order to justify the use of non-

mains drainage facilities. In this instance, the Environment Agency feels that the 

submitted information is inadequate.  The application does not, therefore, provide a 

sufficient basis for an assessment to be made of the risks of pollution to the water 
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environment arising from the proposed development. 

 

5.7.7 In particular, the application fails to justify the use of a cesspool over preferred 

alternative means of foul disposal, for example a mains sewer connection, or package 

treatment plant, which is also something required by Planning Practice Guidance 

where a cesspool is proposed. The Environment Agency also want to see it 

demonstrated that the development is essential, which has not been proven by the 

applicant, and that a system is in place to ensure and record the proper operation and 

maintenance of the cesspool.  

 

5.7.8 An objection has also been raised by the National Park’s Ecologist, regarding the 

potential effects of the proposed cesspool. Initially a 60m³ cesspool had been 

proposed, which required frequent emptying and was considered to pose a serious 

pollution risk to the environment. A cesspool to the south-west of the site is now 

proposed, of approximately 250m³ in capacity, requiring emptying on a weekly basis, 

which is far more frequent than the recommendation of every 45 days that is 

contained within the NCC Environmental Protection response. Following the 

submission of the amended foul drainage proposal, the National Park Ecologist still 

upholds the objection to the proposal on ecological grounds. There is still considered 

to be a serious risk of pollution to the environment, in particular, to nearby 

watercourses and species within them. Safer and more sustainable options for foul 

drainage that are likely to have a lesser ecological impact, including mains sewer 

connections, package treatment plants, or even a cesspool with a higher capacity 

requiring have also not been fully investigated.  

 

5.7.9 Failure to do this has resulted in the Environment Agency and NNPA Ecologist 

objections. The LPA accepts the objections of these statutory consultees, the content 

of which demonstrates that the proposal fails to accord with Chapter 11 of the NPPF, 

Planning Practice Guidance and Core Strategy policies 1, 3 and 17. 

 

 

5.8 Public Amenity 

 

5.8.1 Concerns have been raised from a neighbouring resident, due to a perception that 

there may be potential effects on privacy. The closest residential properties are at 

least 35 metres away from the location of the closest proposed lodge, which is more 

than a sufficient distance away to have any effects on overlooking or privacy. The 

height of the lodges and distance away from residential properties also means that 
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there would not be any effect on neighbours in terms of outlook or overbearing 

impacts. 

 

5.8.2 An objection has been received from this neighbouring property, due to concerns 

about potential noise associated with the site. It has been acknowledged in the 

section on tranquillity that the proposal would have the potential to lead to an increase 

in noise and neighbouring properties that could be affected must also be considered. 

It is noted that NCC Environmental Protection have not made any reference to 

concerns regarding potential effects from noise nuisance in their response and it is 

therefore reasonable to assume that they do not deem it likely that there would be any 

harmful effect arising on any of the neighbouring residents due to noise. In taking a 

balanced judgment, it is not considered that effects on neighbouring amenity from 

noise nuisance would be sufficient to justify the refusal of planning permission.  

 

5.8.3 NCC Environmental Protection have objected to the proposal on the grounds of 

insufficient information, regarding the proposed water supply to the lodges. They 

considered the utilities assessment that was initially submitted, which led to the 

submission of an additional utilities assessment. NCC again objected to the revised 

assessment on the grounds of insufficient information.  

 

5.8.4 The Environmental Protection Team’s comments are set out in detail in the Appendix 

to this report. Briefly summarised, the response sets out the main outstanding issue is 

a clear demonstration that there is the capacity in the private water supply to serve 

the proposed development. The information in the utilities assessment is considered 

to be a broad classification included in the risk assessment of the supply by the 

Private Water Team at NCC and is not an accurate record of the number of 

consumers on the supply, past or present. 

 

5.8.5 The applicant is proposing to add 106 consumers to an estimated 185 currently 

served by the water supply. Environmental Protection Officers argue that it is 

necessary to demonstrate that there will be sufficient capacity in the private water 

system to continue to serve existing consumers along with the new consumers. In the 

absence of robust evidence to demonstrate that there would be a suitable potable 

water supply for all existing and proposed consumers, NCC Environmental Protection 

recommends that the proposal is refused. The LPA accepts the view of NCC, the 

statutory consultee on this matter and recommends that the proposal is refused on 

these grounds. The proposal would fail to accord with Core Strategy Policy 3 and the 

NPPF.   
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5.8.6 NCC Environmental Protection has also commented on the proposed foul drainage 

method proposed. They do state that the use of a cesspool can lead to odours, but 

have not raised an objection on these grounds in this case, despite having concerns 

and suggesting alternative means of foul drainage. On balance, it is therefore not 

proposed to refuse the proposal on the grounds of odours and their effect on amenity. 

 

 

5.9 Flood Risk & Surface Water Drainage 

 

5.9.1 The development is not located within areas of higher risk of fluvial or coastal flooding 

when assessed against the Environment Agency’s Flood Zones. As a result the 

Environment Agency has not raised on objection on flood risk grounds.  

 

5.9.2 Advice on localised flood risk is provided by the NCC Sustainable Urban Drainage 

Systems Team, the Lead Local Flood Authority (LLFA), dealing with flood risk matters 

outside of the Environment Agency’s jurisdiction. They are a statutory consultee on 

major development proposals and consider whether the proposed development would 

be at risk of flooding and whether the proposal would increase flood risk elsewhere. 

The LLFA have raised an objection due to the fact that no Flood Risk Assessment or 

Drainage Strategy have been submitted which adequately address this risk.  

 

5.9.3 To overcome the objection, a more detailed surface water drainage solution is 

required, which works through the hierarchy of preference set out in the relevant 

Building Regulations identified in the LLFA’s response, something which has not be 

done at this stage. National Planning Practice Guidance (Ref: 7-079-20150415) 

requires major developments to provide sustainable drainage systems (SuDS), unless 

demonstrated to be inappropriate. Their use is also encouraged by the NPPF and 

Core Strategy Policy 27. While the application form has stated that sustainable 

drainage systems, the LLFA advises that no SuDS have been provided and no 

explanation why SuDS cannot be implemented has been provided to the LPA.  

 

5.9.4 The application proposes to discharge surface water runoff via an attenuation system 

prior to discharge to a culverted watercourse. Reference is made to this in the 

Planning Statement; however, details of the type, size and capacity of the attenuation 

feature and culverted watercourse need to be provided along with details of whether 

the watercourse forms part of the natural catchment. The discharge rates from the 

development also need to be explored. 
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5.9.5 The LLFA also note that they wish to see a finished floor level of 150mm above 

ground level, due to the proximity of a nearby pond for any approval that is granted. 

This has been achieved, with elevation plans showing that the finished floor level 

would be raised off the ground, with plans stating that the plinth on which they would 

be raised would vary between 450mm and 850mm, depending on the gradient.  

 

5.9.6 As the above information summarised in paragraphs 5.9.2 to 5.9.4 has not been 

provided to date, it has not been demonstrated by the applicant that there would not 

be an unacceptable risk of flooding arising from this proposal. It is considered that the 

development fails to accord with the NPPF, in particular paragraph 103, which states 

that “when determining planning applications, local planning authorities should ensure 

that flood risk is not increased elsewhere” and that “development is appropriately 

flood resilient and resistant”, giving priority to the use of sustainable drainage 

systems. The proposal also fails to meet with National Planning Guidance and Core 

Strategy policies, including Policy 27, which requires that sufficient measures are 

implemented to mitigate flood risk and promotes the use of sustainable drainage 

systems and Policy 1, which seeks to prevent inappropriate development which 

contributes to the risk of flooding. 

 

 

5.10  Highways & Public Access 

 

5.10.1 Objections from the Parish Council and a member of the public have been received 

concerning access issues and the increased number of trips to the site. The public 

objection raises concerns with the private road system within the Otterburn Hall 

Estate due to increased numbers of users and concerns with the one way system 

being enforced. The Parish Council is concerned that there would be increased traffic 

on the road from the A696 to Otterburn Hall, which they believe will be higher than 

stated. They also raise concerns regarding pedestrian safety on this road and raise a 

concern that there is no street lighting or a footpath for ¾ mile. Officers do not 

consider that requiring the installation of lighting and a footpath for ¾ of a mile would 

be proportionate, or that this would be appropriate for a rural location within the Dark 

Sky Park, which could lead to a suburbanising of the area and harm to dark skies and 

tranquillity. An assessment therefore should be made as to whether the development 

is acceptable based on the existing highway infrastructure.  

 

5.10.2 While regard has been had to the concerns detailed above in assessing this proposal, 

it is considered that the proposal is acceptable in terms of highway safety and the 

functionality of the highway network, based on the advice of the Highway Authority. 
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Highway engineers have assessed the scheme and are of the opinion that the 

development will not have an adverse impact on the safety of users of the highway. 

NCC’s highway engineers have also noted that the amount of trips generated by the 

proposed development can be accommodated on the highway network in the area. 

 

5.10.3 The Highway Authority is the statutory consultee who advises on matters relating to 

highway safety and the capability of the highway network to accommodate trips 

associated with new development. In making their response, they assess the impact 

of any proposed development on the highway network to ensure the highway network 

in the area can accommodate the anticipated trip generation, adequate 

manoeuvring/parking space is provided, safe access can be achieved, the highway 

remains free for the passage of all users of the highway, and so it does not have an 

adverse impact on the safety of all users of the highway.  With no clear evidence to 

the contrary to dispute the position on the Highway Authority, it is recommended that 

their advice is followed. 

 

5.10.4NNPA’s Access and Recreation Officer has also confirmed that the proposal would not 

affect public access or rights of way within the area. The proposal would accord with 

Core Strategy policies 3 and 12. 

 

 

5.11 Renewable Energy 

 

5.11.1 Core Strategy Policy 2 supports proposals which would increase renewable energy 

generation, while Core Strategy Policy 25 requires 10% of the predicted energy 

requirements of a development to be provided through renewable energy provision. 

The elevation plans submitted show that solar photovoltaic panels are proposed on 

the roofs of the lodges, although the Planning Statement suggests that renewable 

provision could be either through solar PV panels or through an on-site biomass 

boiler.  

 

5.11.2 The Energy Report submitted provides an estimated figure of 210kWh for the total 

energy demand for the development, meaning that 21kWh of energy or more should 

be provided through renewable technologies, in order for the development to accord 

with the 10% renewable requirement in Core Strategy Policy 25. The energy 

statement considers that 8% of the energy requirement would be met through solar 

panels on each lodge (an emissions saving of 14%). Biomass is also put forward as a 

viable option for renewable energy, although the statement does raise doubts about 

sourcing a sustainable fuel source for this.  
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5.11.3 It is accepted that the Energy Report demonstrates that the proposal could achieve a 

10% renewable energy contribution. However, the exact means of this is not clear at 

present and the Energy Report states that full details of the renewable technologies to 

be provided would need to be finalised during the detailed design stage of the project. 

It is considered that a condition is included with any approval to require the details of 

this scheme and to demonstrate that it would accord with Core Strategy Policy 25 and 

the NPPF.  
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6. Conclusion 

 
6.1 In summary, it is considered that the development would be acceptable in some 

respects. The Highway Authority is satisfied that there would be no harm to the 

highway network, for example, and there would be other aspects of the scheme that 

would be considered to have a neutral impact. The proposal would be likely to have 

some economic benefit, however, this is not considered to be substantial and this has 

not been robustly evidenced by the applicant. While the proposal is likely to affect 

things like landscape character,  tranquillity, dark skies, noise levels and residential 

amenity, it is considered that these effects would either not be so harmful to justify the 

refusal of planning permission, or that the effects could be made acceptable through 

the use of planning conditions.  

 

6.2 However, it is considered that the proposal would be harmful and contrary to policy in 

respect of a number of crucially important issues and that this means that planning 

permission must be refused. The proposal has failed to demonstrate the exceptional 

circumstances required by Core Strategy Policy 4 and paragraph 116 of the NPPF 

that are needed to allow major development in the National Park. The applicant has 

also failed to demonstrate a need for the development, or that the development would 

be in the wider public interest.  

 

6.3 The design, scale and layout of the site would also deliver a development that is of a 

poor design, which fails to respect the historic character of the site and would affect 

the setting of listed buildings and the Otterburn Hall Estate. Two of the reasons for 

refusal arise from objections from the Environment Agency and NNPA’s Ecologist and 

relate to the potential impacts that the development may have on the natural 

environment, as a result of the proposed means of foul drainage and sewage 

treatment. The proposal also fails to demonstrate that there would be a potable water 

supply with an adequate capacity to serve existing and proposed consumers and also 

does not demonstrate that there would not be an unacceptable risk of flooding. Each 

of these factors is considered to have a substantial enough effect to justify refusal of 

the proposal.  

 

6.4 In weighing up the merits of the proposal, it is considered that the benefits and 

acceptable elements of the scheme would outweigh the harm caused to the 
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numerous aspects of the development, which form the six reasons for refusal 

recommended below.  

 
 
7. Recommendation 

 7.1 It is recommended that Members refuse planning permission, for the following 

reasons: 

 

 Reasons for Refusal 

 

1. The applicant has failed to demonstrate the exceptional circumstances and proven 

public interest required to allow major development in the National Park. Insufficient 

justification has been provided to demonstrate that the development would be in the 

public interest or that there has been sufficient assessment of the scope for 

developing elsewhere,  providing the accommodation in some other way, or that there 

is a need for the development. The proposal would be contrary to Core Strategy 

Policy 4 and paragraph 116 of the NPPF. 

 

2. The proposal, by means of its scale, design, materials and layout would cause harm 

to the historic setting of this former country estate, without sufficient evidence of public 

benefits that would outweigh the harm, as required by NPPF paragraph 134. The 

proposal fails to accord with the NPPF, in particular Chapters 7 and 12, NNPA Core 

Strategy policies 1, 3 and 18 and the NNPA Building Design Guide.  

 

3. The proposed cesspool as the proposed means of foul drainage would create an 

unacceptable risk of pollution to the natural environment. In particular, there is 

considered to be an unacceptable risk of pollution to watercourses and to wildlife 

within the proximity of the site. The proposal therefore fails to accord with Chapter 11 

of the NPPF and Core Strategy policies 1 and 17. 

 

4. The applicant has proposed non-mains foul drainage system without providing an 

adequate assessment of the risks of pollution to the water environment. The applicant 

has failed to provide adequate justification to demonstrate that the use of a cesspool 

is the most appropriate means of foul drainage and have failed to demonstrate that 

preferred methods of foul drainage (i.e. mains connection, package treatment plant) 

would not be viable. The applicant has also not demonstrated that the development is 

essential and that a system is in place to ensure and record the proper operation and 

maintenance of the cesspool. The proposal therefore fails to accord with Core 
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Strategy policies 1, 3 and 17 of the Core Strategy, the NPPF and Planning Practice 

Guidance. 

 

5. The applicant has failed to provide robust evidence to demonstrate that there would 

be sufficient capacity in the proposed water supply to provide a suitable source of 

potable water to existing and proposed consumers served by the proposed water 

supply. The proposal would therefore be detrimental to public amenity and would fail 

to accord with Core Strategy Policy 3 and the NPPF. 

 

6. The applicant has failed to demonstrate that there would not be an unacceptable risk 

of flooding arising from this proposal and has failed to demonstrate why sustainable 

urban drainage systems are not provided. The development would therefore fail to 

accord with the NPPF, in particular Chapter 10, National Planning Practice Guidance 

and NNPA Core Strategy policies 1, 2 and 27.  

 

 
Contact Officer: 
 

For further information contact Chris Stanworth, Planning Officer on 01434 611508 or e-

mail: planning@nnpa.org.uk  

 

Background Papers: 
 
Planning Application File 15NP0042 
 
EIA Screening Opinion 15NP0042 

mailto:planning@nnpa.org.uk
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