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Your Ref: 16NP0053 
 
 
31st May 2016 
 
FAO: Chris Stanworth 
 
Dear Chris, 
 
Subject: Construction of five two storey detached dwellings including new access from 
highway and internal circulation roads – Burnbank, Tarset, Hexham, Northumberland 
 
Thank you for consulting Northumbrian Water on the above proposed development. 
 
In making our response Northumbrian Water assess the impact of the proposed development on our 
assets and assess the capacity within Northumbrian Water’s network to accommodate and treat the 
anticipated flows arising from the development.  We do not offer comment on aspects of planning 
applications that are outside of our area of control. 
 
Having assessed the proposed development against the context outlined above Northumbrian Water 
have the following comments to make: 
 
We would have no issues to raise with the above application, provided the application is approved 
and carried out within strict accordance with the submitted application form.  In this document it 
states that surface water from the proposed development will discharge to soakaways.   
 
We would therefore request that the Application Form form part of the approved documents as part of 
any planning approval and the development to be implemented in accordance with this document. 
 
It should be noted that we are not commenting on the quality of the flood risk assessment as a whole 
or the developers approach to the hierarchy of preference. The council, as the Lead Local Flood 
Authority, needs to be satisfied that the hierarchy has been fully explored. 
  
I trust this information is helpful to you, if you should require any further information please do not 
hesitate to contact me. 
 
 
Yours sincerely 
 
Laura Kennedy 
New Development 
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From: DC Consultation
To: Chris Stanworth; Margaret Telfer
Subject: FW: 16NP0053: 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

Date: 13 June 2016 09:09:18

 
 
From: David Smith  
Sent: 12 June 2016 23:08
To: DC Consultation
Subject: Ref: 16NP0053: 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
 
                                                                                    "Sunnymede"
                                                                                    Greenhaugh
                                                                                    Northumberland
                                                                                    NE48 1PW
 
                                                                                    11th June 2016
 
Chris Stanworth, Planning Officer
Northumberland National Park Authority
Eastburn
South Park
Hexham
Northumberland
NE46 1BS
 
Ref: 16NP0053:  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
 
Dear Mr Stanworth,
 
This application appears identical in all respects to the recently submitted, and refused,
application 15NP0034, and is only marginally different from application 13NP0031
which is de facto refused as no progress has been made on that application (submitted
06/06/13) for more than three years.
 
In light of the above, I suggest that this series of near identical applications falls into the
category of a vexatious applicant.  By common consent many local people will not realise
that an identical resubmission of an application requires a resubmitted comment, and that
any comment submitted relating to the previous, identical proposal will not be carried
forward.  This is clearly one technique for gaming the system.  I must point out most
forcibly that an absence/reduction of objections on this occasion does not mean that
objections are reduced/absent.
 
Repeated applications for the same development is also clearly an attempt to wear down
opposition to such proposed developments.  The National Planning Policy Framework has
specific advice for planning authorities in this situation – they have the right to refuse to
examine such resubmissions and to reject them.
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I therefore request that the National Park planning authority fulfils its legal role and
requirements and rejects what is no more than a vexatious repeat application.
 
I draw your, and the planning committee’s attention, to the provisions of the National
Planning Policy Framework regarding the above on the government website, 
(http://planningguidance.communities.gov.uk/), where parts of these paragraphs are
relevant:
 
Paragraph: 056 Reference ID: 14-056-20140306
 

“An application can be made for a development which has already been refused. However local
planning authorities have the power to decline an application for planning permission …….A local
planning authority may also decline to determine an application for planning permission if it has
refused more than one similar application within the last two years and there has been no appeal
to the Secretary of State. In declining to determine an application, a local planning authority must
be of the view that there has been no significant change in the development plan (so far as
relevant to the application) and any other material considerations since the similar application was
refused, or dismissed on appeal.”
 
 
Paragraph: 058 Reference ID: 14-058-20140306
 
“Where an authority considers that an application is similar, it is not automatically obliged to decline
to determine the application. The purpose of these powers is to inhibit the use of ‘repeat’
applications that the local planning authority believes are submitted with the intention of, over time,
wearing down opposition to proposed developments.”
 
In view of all the above, I again suggest that the only correct course of action is to refuse
this resubmitted planning proposal, identical in every respect to the recently refused
application, and not materially different to the plan submitted prior to that.
 
Notwithstanding my comments above, if the authority considers this resubmitted
application then this presents another opportunity to revisit and reconsider the enormous
expansion of Greenhaugh implied by recent planning decisions.
 
I object to this resubmitted application for the following reasons:
 
1.  The proposed development is very large in the context of the small settlement of
Greenhaugh.  Five new dwelling houses will increase the total number of dwelling houses
within the settlement by about 30%.  This will have a dramatic effect on the character and
personality of Greenhaugh, tending to place it at odds with its quiet and peaceful location,
a change away from its existing scattered settlement feel – so popular with urban visitors
drawn to something not possible to experience in a city or suburb – to something more
ordinary and humdrum – overall less attractive and less likely to inspire repeat tourism.
 
2.  The planning proposals submitted show that the proposed building site will be
elevated, standing well above the public highway it would front.  The proposed two storey
buildings would stand very large in the landscape, glowering down from above the road
and completely obscuring the lovely views into the fields and trees above the public
highway which afford a very important part of the character and ambience of this part of
Greenhaugh.
 
3.  The planning proposal shows a building style with detached houses at an angle to the
road, reminiscent of a suburban estate development – one which is completely out of
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character with the building vernacular of Greenhaugh. 
 
4.  The development is on a greenfield site – it is literally on open farmland – and would
represent a significant loss of farmland devoted to raising livestock, a significant loss
within the National Park.  I refer you to Policy 5 of the Northumberland National Park
Local Development Framework (LDF) which suggests, inter alia, that development in
general should be within existing settlements and not in open countryside.
 
5.  The development is largely outside the natural boundaries of Greenhaugh.  The
National Park has in recent years installed small stone-built sign boards to indicate the
limits of Greenhaugh.  The majority of the proposed development lies beyond the
National Park's own settlement limit sign. 
 
6.  The development will link the existing village with Greenhaugh School and the farm
and cottage immediately beyond it.  The visual impact of this proposed development
would thus be to virtually double the length of the village.  This would be apparent from
both within the village and, just as importantly, when using the many signposted walks on
the hills to the west of Greenhaugh, across the valley of the Tarset Burn.  From the
vantage point of these hills the village would become a long linear development very
unlike the scattered settlement plan that exists at the moment.  I refer you to policy 19
“Tranquillity” of the LDF. Not only would the visual impact of such a long linear
development change the tranquil appearance of a scattered hamlet towards that of a small
conurbation, there would also be significant additional light pollution – an unhelpful
development in view of the International Dark Sky Reserve Status for this part of the
National Park.
 
7. The proposed development would completely obscure the views of the Tarset Valley
uplands to the east and open countryside beyond afforded to both residents and the many
ramblers who walk from Greenhaugh towards Thorneyburn and beyond.  These views are
at their best between Sunnymede Cottage and Greenhaugh School, and form a significant
part of the enjoyment of this exit from the village.  The proposed development would thus
be contrary to the spirit of Policy 3.a “General Development Principles”  of the LDF:
"The special qualities of the National Park will be conserved or enhanced".
 
8. Any common sense examination of local housing in relation to Greenhaugh would have
to include Bellingham, a small town regarded by the National Park Authority as a
“gateway town” into the park.  Bellingham is little distance away from Greenhaugh –
about 4.5 miles.  Whilst the National Park confines itself to the limits of the Park in its
deliberations, to ignore the natural local geography in a matter of this sort, to be guided
by ink marks on the map rather than the everyday physical reality is unwise and may
produce unwanted and unnatural results…a gateway town should be regarded as a
legitimate area of provision of housing need for the adjacent locality; even if not so
considered by the planning authority local people will have and do have no hesitation in
so considering the issue.  There is currently and has been considerable new building at
Bellingham with the provision of not only much varied private housing but also the
building of a housing association project.  The Two Castles Housing Association has now
completed work on a £1.7 million affordable housing development; this provides 13 new
affordable homes for people in the greatest housing need with a connection to the village
of Bellingham or local area.  There is thus not only provision of new build affordable
housing in very close proximity to Greenhaugh, but there is also significant open market
new building, both recent and projected.  There is also the old mart site, which I
understand has existing planning permission for more than 60 houses, not yet acted upon. 
There is thus ample provision within the context of the limited local need for both new
more expensive housing and less expensive, affordable housing.
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9. The actual property market in the area requires close examination when judging the real
demand for additional local housing.  There are currently 4 properties for sale in the
National Park in proximity to the Greenhaugh – Lanehead area, some of which have been
on the market for extended periods of time.  This data is available to anyone with the time
and inclination to travel around the area and notice agents’ “For Sale” signs, and even
more easily using a computer to search the Web for property for sale in this area.  In
addition there are currently about 23 properties for sale in Bellingham, a number are 2 or
3 bedroomed properties with asking prices between £90,000 and £115,000.  Several of
these properties have been on the market for many months, indicative of low demand –
even at affordable prices (i.e. significantly below both national average prices and local
average prices).  These facts amply demonstrate the ready availability and supply of
housing both within the National Park and in Gateway towns to the National Park.
 
The simple facts of the matter are that there is a relative oversupply of open market
housing in the immediate area of Greenhaugh – evidenced by the number of properties for
sale and their length of time on the market – and an abundance of properties of all types
for sale or rent within the closely adjacent gateway town of Bellingham.
 
10. My last point is a general one.  What is the point of the Northumberland National
Park?  The very nature of the Park is one of small hamlets, large empty spaces,
agriculture and hill farming.  The very essence of the area is in its small settlements with
the particular character given to them by their small size and sympathy with the
environment.  It is my view that this development, even if it were finally crafted to
produce buildings in harmony with the area, would nonetheless irrevocably change the
character and personality of Greenhaugh for all of the reasons identified above. 
 
Over and above these facts are the planning applications - 12NP0097 and  15NP0101     -
to build three houses, and to build one house – sited on the West side of the road exiting
Greenhaugh to the North  - essentially opposite this proposed development. Taken in
conjunction these two plans and the applicant’s  represent a virtual doubling in the size of
the settlement, and would in my opinion be very seriously detrimental to the character of
Greenhaugh and to its appearance and fitment into the National Park setting that it
currently enjoys.  Greenhaugh could become a sizeable conurbation with unceasing
pressure for further enlargement.  It appears to me essential that the Authority considers
the combined effect of these two plans, as together they transform the size and character
of this small National Park settlement; it would be invidious to consider this application
without any reference to 12NP0097 and 15NP0101.  I believe that the Authority has the
power to do this and should not hesitate to so do.  This can only be regarded as a major
development within the National Park.   Planning definitions of major developments in
urban areas – 10 houses or more – are clearly inappropriate for a National Park, especially
one whose raison d’être is peace and tranquillity.
 
Yours sincerely
 
 
 
Dr D. A. Smith

DC Consultation, Development Control Consultation
Tel: (x)

IMPORTANT NOTICE - Disclaimer - Officers are expressly required not to make defamatory statements
and not to infringe or authorize any infringement of copyright or any other legal right by email
communications. Any such communication is contrary to ICT policies and outside the scope of the
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HDM Planning Application Consultation Response 

 

HDM Case officer:   Michael Patrick 

Pre planning application number: 16NP0053 

Description of development:  

Construction of five two storey detached dwellings including new 
access from highway and internal circulation roads 

Location: Burnbank, Tarset, Hexham, Northumberland, NE48 1LY 

Date:  13 June 2016 

RECOMMENDATION: 
 
Substantive concern (Apply Conditions): a significant concern which might be 
overcome with a change to the scheme, or the imposition of a planning condition 
 
Assessment of proposal:  
 
In making our response the Highway Authority assess the impact of any proposed 
development on the highway network, both during construction, and once a 
development is completed. 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. 
 
The proposed development has been checked against the context outlined above. It 
should been noted that the amount of trips generated by the proposed development 
can be accommodated on the highway network in the area. The proposed 
manoeuvring and parking arrangements are considered satisfactory. The proposed 
new vehicular accesses will need to be constructed generally in accordance with 
NCC standard access Type ‘A’. 
 
When the development is completed, it will not have an adverse impact on the safety 
of all users of the highway in the area. The construction phase of the development 
will inevitably have an impact on local residents and the school, due to the location of 
the development. The developer should ensure that the development has as little 
impact as is practicably possible and a condition will be recommended to have a 
construction management plan submitted which covers the storage of materials, 
parking of construction/operatives vehicles and the timing/routing of deliveries to the 
sites etc. 
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Therefore, if the Planning Authority is minded to approve this application 
Northumberland County Council Highways would request that the following 
conditions or similar be attached to any permission granted. 
 

Assessment of Proposal Checklist  

 Transport Statement or Assessment – Not applicable for a development of 
this size. 

 Pedestrian routes, Public Transport and Cycles – These aspects of the 
development are considered acceptable in accordance with the rural location 
of the development. 

 Road Safety – Speed surveys have been undertaken to enable a full and 
proper assessment be made on the highway safety issues of this 
development. Adequate visibility has been provided for the measured speed 
of traffic on the highway across the frontage of the site.   

 Travel Plan – Not applicable for a development of this size. 

 Car Parking – Sufficient has been provided for the size of dwellings at this 
location, which is in accordance with Northumberland County Council’s 
parking standards. 

 Cycle Parking – Can reasonably be provided within the curtilage of each 
property. 

 Highway Works – Two new vehicular accesses will be required generally in 
accordance with Type B of Northumberland County Councils standard details.   

 Highway Land and Property issues – There are no issues associated with 
this site. 

 Refuse Storage and Servicing – Can reasonably be provided within the 
curtilage of each property.  

 Lighting – This aspect of the development are considered acceptable in 
accordance with the rural location of the development. 

 

Planning Obligations and Conditions: 

Necessary planning obligations and conditions required for planning approval 

S106 Heads of Terms  
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N/A 

S278/S38/S59/S184 Requirements  

S184 - Two new vehicular accesses required. 

Standard Conditions  

Construction – Transport Method Statement 

Development shall not commence until a Construction Method Statement has been 
submitted to and approved in writing by the Local Planning Authority. The approved 
Construction Method Statement shall be adhered to throughout the construction 
period. The Construction Method Statement shall, where applicable, provide for: 
i. details of temporary traffic management measures, temporary access, routes and 
vehicles; 
ii. vehicle cleaning facilities; 
iii. the parking of vehicles of site operatives and visitors; 
iv. the loading and unloading of plant and materials; 
v. storage of plant and materials used in constructing the development 
vi. measures to control the emission of dust and dirt; 
Reason: To prevent nuisance in the interests of residential amenity and highway 
safety, in accordance with the National Planning Policy Framework 
 
Implementation of car parking area 
The development shall not be occupied until the car parking area indicated on the 
approved plans, has been surfaced. Thereafter, the car parking area shall be 
retained in accordance with the approved plans and shall not be used for any 
purpose other than the parking of vehicles associated with the development. 
Reason: In the interests of highway safety, in accordance with the National Planning 
Policy Framework 
 
Means of vehicular access to be constructed 
The development shall not be occupied until the two means of vehicular access have 
been constructed in accordance with the approved plans. 
Reason: In the interests of highway safety, in accordance with the National Planning 
Policy Framework 
Informatives  

New vehicle crossing point – Type Access A, (S184) 

You should note that under the Highways Act 1980 a vehicle crossing point is 
required. These works should be carried out before first use of the development. To 
arrange the installation of a vehicle crossing point (and to make good any damage or 
other works to the existing footpath or verge) you should contact Highways Planning 
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on 01670 620295 

Reminder to not store building material or equipment on the highway 

Building materials or equipment shall not be stored on the highway unless otherwise 
agreed. You are advised to contact the Street works team on 0345 600 6400 for 
Skips and Containers licences, 
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                                                                                                                                  2 The Terrace 

                                                                                                                                  Greenhaugh 

                                                                                                                                  Hexham 

                                                                                                                                 Northumberland 

                                                                                                                                 NE48 1PW 

                                                                                                                                 16/06 2016 

 

Reference 16NPOO53 

Dear Chris, 

We want to register our objection again to the proposed application to the construction of five 

detached two story houses at Burnbank , Tarest , Hexham, Northumberland ,NE48 1LY. 

Concerns over the drainage of excess water in the fields on and around the proposed site, in adverse 

weather conditions with rain and snow the surface water runs down the main road of the village 

causing flooding to the houses and pub. Sewerage and the capacity of the current systems to deal 

with the extra sewerage that this will create this will cause floating sewerage in local burns and 

water flows.   

The local economy has changed over the years and there are very few jobs around the area with the 

majority of the  working population having to commute ,this will have an impact  with the 106 clause 

of the 1990 act in which the proposed properties are too be lived in and  bought by people with local 

connections ,it will be difficult to gain peoples interest in living in the village without any local 

services and amenities , there is no low cost housing proposed  and as evident from properties 

around the area currently on the market, there is not enough local interest from families to buy the 

proposed properties  and our concern is that these will become empty properties that can’t be sold, 

we have two empty properties in the village now and in the surrounding area of Tarset properties of 

this nature are on the market for a considerable amount of time 2 -3 years before being sold if sold 

at all .  

Economic interests of the village and the local economy depends vastly on the tourist trade people t 

come to the area because of its individuality and historic character, this will be completely changed 

by the addition of five properties. Visual impact of the proposed properties- there has been no 

consultation as to how the properties will appear only ‘stone and slate’, and how sympathetic the 

dwellings will be in design in keeping with the rest of the village,  the previous agreed proposal to 

build four houses opposite, will change the village totally out of its present character in design and 

vastly increasing its present size .  
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Environmental factors will impact as there will be increased light, noise and fuel pollution from the 

proposed dwellings in what now is a quiet hamlet in addition to concerns about the access and 

egress situated across from the school when in term and school time cars are parked on the road, 

and the safety of the school children, parents and staff.  

As long term residents of Greenhaugh we feel very strongly about preserving the character of 

Greenhaugh , and preserving  the interests of local people, surely the role of the National Park 

Committee is  to be the guardian of our landscape and protect small villages and Hamlets like ours  , 

as the values and mission state characterised by open spaces, tranquillity  the rich cultural Heritage 

will be widely recognised and valued. 

Yours sincerely  

 William and Gillian Liddle 
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MEMO 
 
To: Chris Stanworth, Planning Officer 
        
From: David Lathan, Senior Environmental Health Officer, Environmental 
Protection Team. 
Date: 21 June 2016 
Our Ref: SRU102620 
Planning Ref: 16NP0053 
Subject: Construction of five two storey detached dwellings including new 
access from highway and internal circulation roads.  
Location: At Burnbank, Tarset, Hexham, Northumberland, NE48 1LY 
 
I refer to your consultation dated 27 May 2016 and attachments:- 

 Proposed Site Plan ref: BB/08/PSP/06 
 Location Map ref: BB/08/LM/00 

 
Public Health Protection object to this proposal on the grounds of 
contaminated land.  
 
The proposed development site is located in an area where historical use may 
have given rise to contaminated land.  The applicant is proposing to develop 
residential properties which are high risk end users. 
 
The applicant has not submitted any supporting information regarding 
contamination that may be present on the site. 
 
In order to overcome this objection the applicant will need to undertake a 
phase 1 desktop study followed by a phase 2 intrusive investigation.  If any 
contamination is identified as being present then they must also submit a 
remediation statement.  As the end use is High Risk the applicant must submit 
this information with the initial application as it cannot be conditioned. 
 
Public Health Protection would wish to be re-consulted should additional 
information be received. 

 Name 
 

Signature 

Prepared by 
 

David Lathan  

Checked by 
 

Wendy Stephenson  
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From: Chris Stanworth
To: Margaret Telfer
Subject: FW: Burn bank, Tarset, five two storey dwellings
Date: 29 June 2016 11:08:16

From: Parish Clerk [
Sent: 16 June 2016 10:19
To: DC Consultation
Subject: Burn bank, Tarset, five two storey dwellings
 
Tarset and Greystead Parish Council have no objections to the above planning application.
Regards
Claire Miller, Clerk
Tarset and Greystead Parish Council
 

Sent from myMail for iOS

DC Consultation, Development Control Consultation
Tel: (x)

IMPORTANT NOTICE - Disclaimer - Officers are expressly required not to make defamatory statements
and not to infringe or authorize any infringement of copyright or any other legal right by email
communications. Any such communication is contrary to ICT policies and outside the scope of the
employment of the individual concerned. Northumberland National Park Authority will not accept any
liability in respect of such communication, and the employee responsible will be personally liable for
any damages or other liability arising.

Chris Stanworth, Planning Officer
Tel: 01434 611508 (x210)

IMPORTANT NOTICE - Disclaimer - Officers are expressly required not to make defamatory statements
and not to infringe or authorize any infringement of copyright or any other legal right by email
communications. Any such communication is contrary to ICT policies and outside the scope of the
employment of the individual concerned. Northumberland National Park Authority will not accept any
liability in respect of such communication, and the employee responsible will be personally liable for
any damages or other liability arising.
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