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DMC2016-010  APPLICATION FOR PLANNING PERMISSION 

 

Application No:  15NP0034 

 

Proposed Development:  Construction of five two storey detached dwellings including 

new access from highway and internal circulation roads at 

Burnbank, Tarset, Hexham, Northumberland, NE48 1LY 

 

Applicant Name:  Messrs Walton 

 

Reason for DMC Decision: The applicant is a Member of the Authority, number of 

representations received 

 

Recommendation:  Refuse planning permission 

 

 

1. Background, Proposal & Site 

 

Background 

 

1.1 This application seeks planning permission for the construction of five two-storey detached 

dwelling houses, each with four bedrooms, on land at Burnbank Farm, Greenhaugh. This 

matter has previously been considered by Members at the Development Management 

Committees of July 2015 and October 2015. Members resolved in July 2015 that they 

were minded to grant conditional permission subject to the signing of a Section 106 

obligation to secure local needs housing restrictions.  

 

1.2 This item had to be re-considered in October 2015, due to a material change in 

circumstances relating to national planning guidance on affordable housing. A section 106 

obligation had not been agreed, and therefore, planning permission had not been granted, 

at the time of this change in circumstances. 

 

1.3 At the time when this application was originally submitted, and when it was considered at 

the July 2015 DMC, a Ministerial Statement from 28th November 2014 was an important 

material planning consideration. The Ministerial Statement declared that small housing 

schemes of 10 dwellings or less (five dwellings in National Parks that chose to adopt a 

lower threshold) were not required to provide affordable housing. This also formed part of 

the National Planning Practice Guidance (PPG) at this time. Northumberland National Park 

had adopted the lower threshold of five dwellings in March 2015. Therefore, substantial 
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weight was afforded to this policy guidance, which stated that schemes of five dwellings or 

less in the National Park were not required to provide affordable housing. As such this 

proposal requiring no affordable housing provision was considered acceptable.  

 

1.4 Following a successful legal challenge against the policy set out in the Ministerial 

Statement and National Planning Practice Guidance (PPG) by two Councils on 31st July 

2015, this policy was ruled to be unlawful and was immediately removed from Planning 

Practice Guidance (PPG). As explained above, this now presents a material change in 

circumstances with regards to consideration of this proposal. As advised at the October 

2015 Committee meeting, the proposal should now be assessed against Core Strategy 

Policy 11 on affordable housing, without regard to the Ministerial Statement and deleted 

parts of Planning Practice Guidance. This remains the case.  

 

1.5 The change from the recommendation in July 2015, that was set out within the report of 

October 2015 related only to: 

 The fact that affordable housing provision was now required, due to the change in 

Government policy; 

 A proposed amendment to the wording of the Local Needs criteria to be included 

within the section 106 legal agreement.  

 

1.6 Members resolved to accept the proposed amendment to the local needs definition that 

was to be included within a section 106 agreement to accompany any planning permission 

granted on this case. 

 

1.7 Members’ resolution to be ‘minded to grant planning permission’ was also made on the 

basis that a financial contribution would be made by the applicants, to go towards the 

provision of affordable housing off-site, in Parishes that are within the National Park, or 

split by the National Park boundary. This would have formed part of any completed section 

106 legal agreement.  

 

1.8 The appropriate figure put forward by a Senior Surveyor at Northumberland County 

Council, who are the Strategic Housing Authority for the area, and advise NNPA on this 

subject, confirmed that a total figure of £40,000 (£20,000 per unit for the two affordable 

dwellings required by Core Strategy Policy 11) would be the appropriate off-site affordable 

housing contribution (OSAHC) in this case.  

 

 1.9 This figure was reported by planning officers at the October 2015 meeting as an 

approximate figure that would be payable towards off-site affordable housing. The figure 

was communicated to the agent the day before the October 2015 meeting. 
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1.10 Members agreed that they were minded to grant permission, subject to completion of the 

section 106 agreement, which included local needs restrictions for all five properties and 

would include the requirement for the applicants to make an appropriate financial 

contribution for off-site affordable housing.  

 

1.11 The only material changes made to the report since the October 2015 Committee 

meeting relate to affordable housing provision. The changes now proposed by the 

applicants have been considered and, on the basis of what is now proposed, the 

application is recommended for refusal.  

 

1.12 The changes to the proposals that have been made since the October 2015 Committee 

Meeting are summarised below: 

 

 The planning agent advised that they did not consider £40,000 to be an appropriate 

contribution. No evidence of the impact of the financial contribution on the scheme was 

provided to support this claim.  

 A counter offer of £2,000 was made. Officers considered this, in line with advice from 

the NCC Senior Surveyor, who confirmed that this fell considerably short of a 

reasonable range of expectation, and stated that there was no justification to change 

the proposed figure of £40,000 or to accept the offer of £2,000. The offer of £2,000 has 

since been withdrawn. 

 An alternative offer was also made “to revert to onsite provision on the basis of a 20% 

reduction in cost of sites (2 no) to an affordable provider” 

 The agent has now put forward a proposal to provide two of the five plots, proposed at 

80% of the plot value, to construct self-build units, with no controls on affordability of 

the dwellings and no off-site financial contribution. Local needs restrictions (as 

amended) for all five of the dwellings proposed would remain. 

 Following this, in March 2016, the agent has put some calculations forward to illustrate 

the impact that they consider both local needs and affordable housing restrictions 

together to have on the value of the site/development. The calculations have been put 

forward to argue that the development would not be viable with both of these 

restrictions in place. These calculations are based on all five units being restricted for 

local needs and two units also being restricted as discount market value (DMV) 

affordable housing. It should be noted that this is not what is currently proposed in this 

application.  

 The amended proposals (and the calculations) have been considered by officers, 

following advice from the Senior Surveyor and the Affordable Housing Officer, from 

within the NCC Housing Team. 
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The proposals are considered within the relevant sections of the report.  

 

 Proposal and Site 

 

1.13 The site is located directly to the north of existing residential properties in Greenhaugh, 

fronting onto the eastern side of the main road through Greenhaugh. The application site is 

a greenfield site, bounded by agricultural land to the north and the east. The overall site 

extends approximately 110 metres parallel to the main road and approximately 35 metres 

back from its front boundary, roughly level with the rear of Horsley Cottage, a property 

directly to the south of the site.  

 

1.14 This is a full planning application and therefore sets out details of the scheme, including 

the design, scale and layout of the development and details of access to the proposed 

houses. The three dwellings furthest north are set back a substantial distance from the 

road, between 11 and 19 metres from the front boundary of the site and are of a slightly 

larger size than the two dwellings at the southern end of the application site. These two 

smaller dwellings are set slightly closer to the road in a similar fashion to the existing 

residential properties nearby to the south of the site.  

 

1.15 The access to the two properties at the northern end of the development site comes via an 

access road which connects from the main road at the very north of the site. The other 

three dwellings will be accessed from an access road created to the south of the middle 

dwelling of the five proposed.  

 

1.16 Each of the proposed dwellings would be constructed from natural stone and slate, with 

the application form stating that doors would be timber or UPVC and that windows would 

be UPVC framed.   

 

 

2. Planning Policy 

 

National Policies 

 

 National Planning Policy Framework (March 2012) 

 Planning Practice Guidance 

 

2.1 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that all 

proposals be determined in accordance with the development plan unless material 
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considerations indicate otherwise. The NPPF does not change the statutory status of the 

development plan as the starting point for decision making, but is a material planning 

consideration and the proposed development must also be assessed against the policies 

within it.  The chapters within the NPPF referred to below are considered to be of particular 

relevance in the consideration of this application.  

 

 Housing  

 

2.2  NPPF Chapter 6 sets out a policy approach to allow for the delivery of a wide choice of 

high quality homes.  Specific reference is made the need to deliver housing in rural areas.  

The policy outlines that local planning authorities must be responsive to local 

circumstances and that housing development should reflect local needs.  It highlights that 

housing should be located where it will enhance or maintain the vitality of rural 

communities. This approach is in line with the Authority’s own Core Strategy Policy 5 and 

to meet the identified need for local needs housing, recognised by Core Strategy Policy 

10.    

 

2.3 The National Planning Policy Framework highlights that sustainable development is about 

positive growth. Paragraph 14 of the NPPF stresses the fact that there is a presumption in 

favour of sustainable development. Proposals that are sustainable should go ahead 

without delay.  

 

2.4 Annex 2 of the NPPF sets out clear definitions of the types of housing that can be classed 

as affordable housing for planning purposes. The NPPF also advises that homes that do 

not fall within these definitions may not be considered as affordable housing for planning 

purposes.  Where a particular type of affordable housing is identified to meet a particular 

need in a certain area, the affordable housing should be delivered in accordance with the 

definitions set out in NPPF. The types of housing defined as affordable housing in the 

NPPF are “social rented, affordable rented and intermediate housing, provided to eligible 

households whose needs are not met by the market.” 

 

2.5 The definitions of each type of affordable housing are provided below:  

 

 Social rented housing is owned by local authorities and private registered providers (as 

defined in section 80 of the Housing and Regeneration Act 2008), for which guideline 

target rents are determined through the national rent regime. It may also be owned by 

other persons and provided under equivalent rental arrangements to the above, as agreed 

with the local authority or with the Homes and Communities Agency. 
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 Affordable rented housing is let by local authorities or private registered providers of 

social housing to households who are eligible for social rented housing. Affordable Rent is 

subject to rent controls that require a rent of no more than 80% of the local market rent 

(including service charges, where applicable). 

 

 Intermediate housing is homes for sale and rent provided at a cost above social rent, but 

below market levels subject to the criteria in the Affordable Housing definition above. 

These can include shared equity (shared ownership and equity loans), other low cost 

homes for sale and intermediate rent, but not affordable rented housing. 

 

2.6 Annex 2 of the NPPF also confirms that “eligibility is determined with regard to local 

incomes and local house prices. Affordable housing should include provisions to remain at 

an affordable price for future eligible households or for the subsidy to be recycled for 

alternative affordable housing provision.” 

 

 Design & Amenity 

 

2.7 Chapter 7 outlines the importance of good design of the built environment. This section 

states that good design is a key aspect of sustainable development, indivisible from good 

planning. High quality design should contribute positively to making places better for 

people.  This section of NPPF also states that planning authorities should consider using 

design guides that avoid unnecessary prescription or detail, focusing on guiding the overall 

scale, density, massing, height, landscape, layout, materials and access of new 

development. NNPA has an adopted Building Design Guide SPD, the contents of which 

are relevant to the determination of this proposal.  

 

2.8 The NPPF is also clear that decisions should not attempt to impose architectural styles or 

particular tastes unnecessarily, although it is appropriate to seek to promote or reinforce 

local distinctiveness.  This is also considered to be in accordance with the approach within 

the adopted Core Strategy. 

 

2.9 NPPF’s Core Planning Principles in paragraph 17 states that planning should also seek to 

secure a high quality design and a good standard of amenity for all.   

 

 Natural Environment 

 

2.10 Chapter 11 of the NPPF sets out the Government’s approach to conservation and 

enhancement the natural environment. Paragraph 115 states that great weight should be 

given to conserving landscape and scenic beauty in National Parks.   
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2.11 Paragraph 109 of the NPPF recognises that the planning system should contribute to and 

enhance the natural and local environment by protecting valued landscapes and 

minimising impacts on biodiversity, providing net gains in biodiversity where possible. 

Again, this aspiration is considered to be consistent with the aims of the Authority’s Core 

Strategy. When determining planning applications, LPAs should aim to conserve and 

enhance biodiversity by applying a number of principles, including the following: 

 

 If significant harm resulting from a development cannot be avoided (through locating 

on an alternative site with less harmful impacts), adequately mitigated, or, as a last 

resort, compensated for, the planning permission should be refused; 

 Opportunities to incorporate biodiversity in and around developments should be 

encouraged; 

 

2.12 A recent consultation to changes to the NPPF was carried out between December 2015 

and February 2016. However, no amendments have been made to the NPPF at the time 

of writing and the consultation document carries minimal weight. 

 

Local Policies 

 

 Northumberland National Park Local Development Framework Core Strategy and 

Development Policies Document (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 6  The Sequential Approach 

Policy 8  Community Facilities 

Policy 9  Managing Housing Supply 

Policy 10 New Housing Development 

Policy 11 Affordable Housing 

Policy 12 Transport and Accessibility 

Policy 17 Biodiversity and Geodiversity 

Policy 18 Cultural Heritage 

Policy 19 Tranquillity 

Policy 20 Landscape Quality and Character 

Policy 21 Farming 
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Policy 22 Trees, Woodlands and Forests 

Policy 25 Renewable Energy and Energy Efficiency 

Policy 27  Water and Flood Risk 

 

Neighbourhood Policies 

 

 Tarset and Greystead Neighbourhood Development Plan (Submission Draft) 

 

2.13 The Tarset and Greystead Neighbourhood Development Plan has been submitted to an 

Inspector for consideration since this proposal was last submitted to the Committee. The 

independent examination of the Tarset and Greystead Neighbourhood Development Plan 

has now been completed. The National Park Authority, the County Council and the 

Parish Council are considering the recommendations made by the independent examiner 

in his report. After these discussions, a decision will then be made as to whether or not 

the plan will proceed to referendum. The report from the independent examination is not 

in the public domain at the time of writing this report and cannot be taken into account in 

decision making. The Neighbourhood Plan as submitted to the Inspector is a material 

planning consideration. However, only limited weight can be given to these policies, as it 

has not yet been agreed to proceed to referendum and it is not adopted policy. 

 

Supplementary Planning Guidance 

 

 NNPA Building Design Guide Supplementary Planning Document  

 NNPA Landscape Supplementary Planning Document  
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3. Relevant Planning History 

 

13NP0031 – Outline application for seven two-storey dwellings (Live application) 

 

12NP0105 – Outline application for seven two-storey dwellings (Withdrawn) 

 

 

4. Consultee and Public Responses 

 

4.1 Environment Agency (May 2015): No comments to make. 

 

4.2 Northumbrian Water (May 2015): No comments to make. 

 

4.3 NNPA Access and Recreation Officer (June 2015): No objection.  

 

There are no Public Rights of Way in the vicinity of the development. 

 

4.4 NNPA Historic Environment Officer (June 2015): No objection, subject to a planning 

condition. 

 

The Historic Environment Officer recommends a condition requiring an archaeological 

evaluation, due to what is considered to be an inadequate reference to cultural heritage 

submitted with the application.  

 

In the absence of detailed information to support the applicant’s claim that no cultural 

heritage impacts will occur, it is recommended that consideration be given to the 

commissioning of an archaeological evaluation as a condition of any planning permission 

that is granted, in line with Policy 18 of the LDF. 

 

4.5 NNPA Ecologist (June 2015): No objection, subject to planning conditions. 

 

 NNPA’s Ecologist considers that the measures proposed by the applicant within their 

ecological statement would be beneficial for biodiversity and would be adequate to mitigate 

for the loss of feeding and breeding habitat for bats and birds. It is recommended that they 

are included as a condition of any approval, to ensure that the measures are carried out to 

compensate for this loss. 
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 A condition is also proposed, stating to prevent site clearance or ground disturbance by 

development between March and August, unless an ecological checking survey is first 

carried out and birds allowed to finish nesting.  

 

 No concerns are raised regarding pollution to watercourses.  

 

4.6 NNPA Farming Officer (June 2015): No objection. 

 

 The development would cause no problems from an agricultural perspective.  

 

4.7 NCC Highways (June 2015): No objection. When the development is completed, it will 

not have an adverse effect on the safety of highway users.  

 

 Conditions are requested for a Construction Management Plan, manoeuvring and parking 

areas to be kept free at all times, and vehicular accesses to be constructed in accordance 

with NCC’s ‘Type A’ specification.  

 

4.8 NNPA Landscape Officer (June 2015): No objection. Comments are summarised 

below: 

 

The general character of the existing development in the village is of a ribbon development 

along the road in a north south direction and the properties tend to be terraced or semi 

detached with traditional stone wall and slate roof design. The proposed development 

would extend this ribbon development north of the village, filling in the gap between the 

village and the school on the eastern side of the U5040 minor county road. The suggested 

building materials (stone walls and slate roofs) are in keeping with the local vernacular.  

The design or scale of the properties would not have a significant effect on the landscape 

character or views of this part of the National Park. 

 

The proposal set out in the notes to the plans that all new electrical and telephone 

infrastructure will be installed underground where possible is welcomed. 

 

Details relating to the likely need for any new external lighting should be sought from the 

applicant so that this proposed development does not jeopardise the Dark Skies Park 

status of the National Park. External lighting should be in keeping with the 

recommendations within the Authority's approved Lighting Master Plan. 

 

The site is free of any notable trees although there is a mixed species deciduous 

hedgerow that runs along the roadside. The hedge and the new ones proposed to be 
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planted along the northern and eastern boundaries will help soften the development within 

the landscape. Whilst not within the proposed development area, there is a notable oak 

tree to the north of the site within a former hedgerow that should be protected. This is a 

feature within the local landscape as you head north out of the village and care should be 

taken not to damage it or its roots during the construction period. 

 

In summary, it is not felt that the proposed development will have a significant effect upon 

the landscape character or views of this part of the National Park.  

 

4.9 NCC Public Protection (June 2015, July 2015): Agree with the proposal in principle. 

Conditions are requested relating to potential land contamination.  

 

4.10 Tarset and Greystead Parish Council (June 2015): No objection. 

 

4.11 No comments were received in response to the consultations sent to NCC Refuse 

Department.   

 

4.12 Response to Site Notices & Neighbour Notifications (June 2015, July 2015): Three 

notices were placed adjacent to the site and twenty-one letters were sent out to 

residents.  

 

Seven letters were received, from five addresses, supporting the proposal, 

summarised briefly below: 

 

 Agree with restrictions to stop second or holiday homes; 

 Within Greenhaugh there is a shortage of housing, with many ‘lost to the market’. 

These houses could replace those; 

 There is little housing stock available; 

 There is little affordable, medium sized housing; 

 This would be good for the sustainability of the village and its facilities; 

 It will make Greenhaugh socially and economically sustainable, as Greenhaugh 

has an aging population and family housing will encourage younger people to 

move to the area; 

 The application would provide Greenhaugh with a sustainable future, without 

ruining its uniqueness and natural beauty; 

 New dwellings will encourage families and support the pub and school; 

 New family homes are the only answer to a shrinking village; 

 Tarset needs more ‘active’ residents; 

 The style fits modern day requirements and National Park criteria; 
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 There would not be problems with parking; 

 

Four letters from three addresses were received objecting to the development proposal, 

summarised briefly below: 

 

 The houses do not follow the linear nature of Greenhaugh and ‘jars’ with the 

streetscape; This is contrary to the proposed Neighbourhood Development Plan; 

 There is a point where linear development (attractive), becomes ribbon 

development (unattractive); 

 It is important to insist on sequential development of the site; 

 The development is too big and too uniform; 

 The development is very large in the context of Greenhaugh; 

 The buildings would be elevated; 

 The development is suburban and out of character;  

 Considers the site to be open countryside and outside the Greenhaugh settlement 

boundary; 

 Views up the Tarset Valley would be obscured; 

 The length of the village would be increased, changing it from a scattered hamlet 

to a small conurbation; 

 There is an oversupply of open market housing; 

 Housing should be directed to Bellingham, a “gateway” into the Park; 

 The character of Greenhaugh would be changed; 

 The development should be regarded as a major development. 

 Five two storey houses would deface such a beautiful village 

 Do not live locally but the village would be blighted and would not visit again 

 

Three letters were received which do not support or object, but raise comments, 

summarised briefly below: 

 

 Greenhaugh is characterised by a linear settlement pattern and the proposed 

houses are at a wider angle to the road and will appear incongruous; 

 We would like to see houses in line with the road as recommended by the 

Neighbourhood Plan; 

 The off-set orientation of the 5 units runs counter to the essentially linear nature 

and streetscape of the Greenhaugh settlement – clarification is sought in the 

context of emerging Neighbourhood Plan Policy TG6; 

 The stone used should be constructed to blend in; 
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 If dwelling are occupied by families who contribute to the sustainability of the 

community it will be a good thing; 

 Second home owners would be a bad thing; 

 The scheme has many positive elements; 

 Weight should be given to the Tarset & Greystead Neighbourhood Plan; 

 Houses do not follow the curves and bends of the road;  

 Sequential development from the village outwards is requested. 

 

No further consultation has been carried out since the original application consultation in 

2015.  

 

4.13 NCC Housing Team (September 2015, October 2015, January 2016, and March 

2016): A number of responses have been sought from, and provided by officers in the 

NCC Housing Team, due to the complexity of the situation regarding affordable housing 

provision in this case. A summary of these is provided below. 

 

Following the changes in national planning policy relating to affordable housing provision 

after the July 2015 DMC meeting, further advice was sought from NCC as the Strategic 

Housing Authority, in order to confirm whether there was a need for affordable housing in 

the area and to investigate whether an off-site contribution could be supported, as the 

scheme had been designed without on-site affordable housing in mind, as it was not 

required by policy at the time of submission. 

 

 A response was received from the Affordable Housing Officer in the Housing Team at 

NCC in September 2015, which confirmed that there is no available information to 

accurately quantify the need in the specific parishes, but that it is known that there is 

housing need in the west delivery area generally.  

 

The response also confirmed that it would not be possible to get a Registered Provider of 

affordable housing to take an interest in a small number of homes in a remote location. 

 

In those circumstances, the most appropriate means to provide a contribution towards 

affordable housing provision would be the option of taking a commuted sum, with the 

NCC Senior Surveyor able to advise on the amount. A response was received the day 

before the October 2015 DMC meeting indicated that £40,000 (£20,000 per affordable 

unit) was considered to be the appropriate off-site contribution in the circumstances of 

this case.  
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NCC’s Senior Surveyor provided further responses in October 2015, which provided 

details of the method used to calculate the figure for the off-site contribution. The 

responses also confirmed that a commuted sum is calculated as the subsidy the 

developer would normally have to provide to enable the affordable housing to be 

developed on site.  

 

A further response was provided by the Senior Surveyor in January 2016 (below), 

providing further comment on the £40,000 off-site contribution sought and the agent’s 

counter offer of £2,000 (£1,000 per affordable unit).  

 

1. The proposed offsite affordable housing contribution (OSAHC) of £40,000 is 

acknowledged as being within the range expected by the applicant and Mr Butler, 

notwithstanding it is considered to be at the upper end. 

2. The offer of £2000 falls considerably short of a reasonable range of expectation with an 

upper limit of £40,000 and can only be considered as a very low unsubstantiated offer 

submitted in an attempt to secure a S106 agreement. 

3. No justification in the form of a credible financial appraisal containing verified cost and 

value figures has been submitted to support the assertion that £2,000 is the maximum 

contribution that can be provided by the development. Indeed, earlier requests for such 

information have been refused.  

4. I have provided a detailed breakdown of the figures and method used in calculating the 

proposed OSAHC in accordance with the County Council’s protocol and, in the absence 

of any compelling and verified information from the applicant or Mr Butler, there is no 

justification to change the proposed figure of £40,000 or accept the offer of £2,000. 

 

In February 2016, the agent put forward a proposal to sell two of the five plots proposed 

at 80% of the market value of the plot, to construct self-build units. A response to this 

was provided by the Affordable Housing Officer in March 2016, which is set out below.  

With regard to application 15NP0034…in which the only concession and contribution to 

affordable housing is a discount of 20% on the initial sale of two self build plots, with no 

obligation to limit any subsequent sales of plot or property; I do not support this 

approach. 

 

The plot price is only part of the equation in providing an affordable home and 

households who we would consider to be in housing need are unlikely to be able to afford 

to construct a home in this area. The cost of building a home could be further increased 

by restrictions on design, materials and services costs. 
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I understand that the restriction on occupancy relating to a connection to the National 

Park may have some effect on valuation but this in itself will not ensure affordability. 

 

As a comparison, for the applications we deal with that are not in the National Park, we 

recommend a discount from market value [to] 70% on affordable homes for sale and this 

is controlled via s106 and registered as a local land charge so that the discount remains 

in perpetuity.  

 

The agent has also provided residual valuations/calculations in March 2016 for proposals 

to build five dwellings on the site. The agent’s calculations suggest that there would be a 

30% reduction of a property’s value due to the local needs restrictions and the 

calculations also account for an additional 30% discount to account for discount market 

value (DMV) sale houses, which is a type of affordable housing meeting the NPPF 

definitions. However, this is not what is proposed by this application. The views of the 

Senior Surveyor at NCC were sought on these calculations and a response was 

provided by the surveyor in March 2016, which is set out below.  

 

1.  I originally provided an estimated offsite affordable housing contribution (OSAHC) within 

the context of the applicant refusing to provide any information in respect of build costs 

and sales values and, notwithstanding some information  has recently been provided, the 

original OSAHC figure [of £40,000] is still considered to be reasonable. 

 

2.  Residual valuations are a method of evaluating schemes to arrive at a figure for land 

after deducting the costs of a development scheme from the value of the completed 

development. A positive residual land value shows a scheme to be viable. The validity of 

this method of valuation is very much dependent on the quality and accuracy of the input 

data because small variations to constituent elements can have a significant impact on 

the end result. Generally speaking, higher development costs and lower sales values 

have an adverse effect on the residual land value. 

 

3.  I note the contents of the four brief residual valuations submitted by the applicant and my 

initial comments are: 

 

a) A reduction in value to reflect a smaller market due to local needs restrictions is not 

contested however, I would contend making a 30% reduction for local needs brings the 

values down to the discounted market value (DMV) affordable level and so deducting a 

further 30% should not be carried out. 
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b) There are variations to the figures within the four valuations and, while I appreciate the 

applicant's agent is attempting to generally show the site is not viable, none of the figures 

are corroborated, which is required in order for them to be credible. The NNPA… being 

asked to accept an OSAHC is not appropriate on the basis of unsupported information. 

 

c) I would not expect the applicant to proceed with a development that is claimed to be 

not viable. 

 

4. It is clear the applicant is reluctant to agree to any level of OSAHC and there is no 

merit in continuing to discuss the matter on the basis of opinion and uncorroborated 

figures. I would suggest the applicant arranges for fully accountable estimates by way of 

such means as quantity surveyor (QS) and local estate agents reports, with the case 

then referred for independent verification, with the cost met by the applicant. The District 

Valuer Service is experienced in this regard and costs are usually in the region of £2,500 

plus VAT and disbursements. Contact details [have been provided]. 
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5. Assessment 

 

5.1 The key issues identified for consideration are as follows:  

 

 The principle of housing development in this location; 

 Local needs housing 

 Affordable housing; 

 Scale and layout of the development; 

 Building design; 

 Residential amenity; 

 Highways and rights of way; 

 Biodiversity and the natural environment; 

 Landscaping and trees; 

 Cultural heritage; 

 Landscape character and tranquillity of the National Park; 

 Renewable energy; 

 Utilities; 

 Land contamination; 

 

Principle of Housing Development 

 

5.2 The principle of the development was considered by Members in July and October 2015 

and this has not changed. Policy 9 of the Core Strategy clearly states that housing 

development will be directed to the most sustainable settlements.  Policy 5 identifies 

Greenhaugh as a Local Centre which should be a focus for new development for local 

needs development.  The plan below shows the site boundary (edged in red). It is 

considered that the site is located within Greenhaugh.  
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(Figure 1): Site Plan – site boundary edged in red  

 

5.3 The site is located to the north of existing residential properties, but does not stretch as 

far north as Greenhaugh County First School, which is regarded to be at the northern 

edge of the village of Greenhaugh. Across the road from the application site are a 

number of properties, the furthest north of these being Sunnymeade, which lies opposite 

the middle dwelling of the five proposed. To the north of Sunnymeade there is a live 

planning permission for three residential dwellings, which could be implemented under 

application reference 12NP0097. The site also fronts onto the roadside which follows the 

general linear pattern of the settlement.  It is therefore considered that the location is 

acceptable in principle in accordance with Policies 5 and 9 of the Core Strategy. 

 

5.4 An objection letter has claimed that the site is within open countryside and therefore 

contrary to Core Strategy Policy 5. For the reasons set out in the previous paragraphs, it 

is considered that the development is within the settlement of Greenhaugh and not in an 

open countryside location, for the purposes of assessing this application. The same 

objection also claims that the site is outside of the boundary of Greenhaugh because it 

goes beyond a stone built National Park sign, which it claims is a ‘settlement limit’ sign. 

This is not a settlement limit sign. The Core Strategy does not define any settlement 

boundary for the villages defined as local centres. This judgment must be made on a 

case by case basis. It is considered, again, for the reasons set out above, that the site is 

within the local centre of Greenhaugh and that the proposal accords with Policy 5.  

 

5.5 A sequential approach to sites is set out within Policy 6 of the Core Strategy. Sites for 

development should be prioritised in the order set out within Policy 6. As the proposed 
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site is undeveloped, but located within an established settlement, it would be ranked 

second out of a possible four categories of sites set out in Policy 6, with the highest 

ranking category being previously developed land within Greenhaugh. There are no 

known previously developed sites available for housing development of this scale within 

the settlement of Greenhaugh.  Therefore, the proposed site is within the category of 

most suitable land available for the development (‘other’ suitable sites within identified 

settlements). Development of the site is therefore acceptable in principle for housing 

development when assessed against Policy 6 of the Core Strategy.  

 

5.6 The NPPF sets out the importance of housing development in existing settlements to 

contribute towards their sustainability, particularly through the contribution to the 

sustainability of local facilities and service provision. To promote sustainable 

development in rural areas, the NPPF advises that housing should be located where it 

will enhance or maintain the vitality of rural communities, for example by supporting and 

contributing towards the sustainability of local services. In line with the NPPF, Core 

Strategy Policy 10 requires housing development to be located within settlements that 

have adequate services. It is considered that Greenhaugh contains adequate services. 

Additional housing within Greenhaugh would also contribute to the viability of existing 

local services in Greenhaugh and settlements nearby. A number of representations have 

also stated their view that new dwellings within Greenhaugh would help Greenhaugh 

become more sustainable and support local facilities such as the pub and school.  

 

5.7 It is considered that the proposal will not harm any demonstrably important community 

facilities. As set out in the previous paragraph, the development is likely to have a 

positive effect in terms of safeguarding important community facilities such as the school 

and public house in Greenhaugh and the nearby village hall in Lanehead. A small 

increase in the numbers of residents in the village is likely to make these facilities more 

viable and sustainable. The development therefore accords with Core Strategy Policies 5 

and 8 in this respect.   

 

5.8 An objection letter has claimed that this proposal should be assessed as major 

development within the National Park. National planning definitions state that major 

development constitutes 10 dwellings or more and this threshold is not reached by this 

development. Core Strategy Policy 4 regards major development proposals to be those 

are likely to have a significant impact on the special qualities of the National Park. This 

application is not considered to significantly affect these special qualities. Therefore 

Policy 4 does not apply and the proposal is not regarded as major development.  
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5.9 An Environmental Impact Assessment Screening Opinion has also been carried out, 

which identifies that this proposal is not EIA development, as there are unlikely to be 

significant impacts on the environment.  

 

5.10 The development site is not within a Flood Zone and it is therefore considered to be an 

acceptable location for housing development in this respect, in accordance with Policy 27 

and the NPPF. 

 

Local Needs Housing 

 

5.11 Policy 10 of the Core Strategy requires all new residential dwellings within the National 

Park to be restricted to people meeting the National Park Authority’s local need criteria. 

This definition forms part of the supporting text to Policy 10.   

 

5.12 The occupation of the properties are required to be restricted through a planning 

obligation (in the form of a legal agreement under section 106 of the Town and Country 

Planning Act) in order to prevent subsequent sale or letting  to those without a local need 

and to prevent them from being used as second or holiday homes. The Community 

Infrastructure Levy Regulations 2010 state that a planning obligation may only constitute 

a reason for granting planning permission for the development if the obligation is: 

 

i. Necessary to make the development acceptable in planning terms; 

ii. Is directly related to the proposed development; and 

iii. Is fairly and reasonably related in scale and kind to the proposed 

development. 

 

Having regard to the above tests, the requirement for a Section 106 obligation is 

reasonable, will meet these tests and is required to secure local need housing provision. 

 

5.13 The National Park Authority, in pursuance of its statutory purposes has a duty to foster 

the social and economic wellbeing of local communities. The requirement to restrict new 

housing stock for those meeting the local need criteria is an important and positive way 

of achieving this. Subject to a legal agreement being agreed, signed and executed to 

restrict the properties for those meeting a local need in perpetuity, it is considered that 

the proposal would accord with Policy 10 in this respect.  

 

5.14 Policy 10 defines Local Need in relation to new housing, which applies to a person (or 

persons) who (immediately prior to taking Occupation of any of the dwellings falls within 

one or more of the following categories: 
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i) is an existing resident(s) of Northumberland National Park establishing a separate 

household; or 

ii) does not live in Northumberland National Park but has a current and long standing 

link to the local community (as determined by the Authority) including a previous 

period of residence; or 

iii) is, or is in the process of taking up full time permanent employment in an already 

established business within Northumberland National Park (or in another part of a 

parish split by the Northumberland National Park boundary); or 

iv) currently lives permanently in a dwelling which is either shared but not self contained 

or overcrowded or is otherwise unsatisfactory by environmental health standards and 

which is within Northumberland National Park (or in another part of a parish split by 

the Northumberland National Park boundary); or 

v) has had to or has to leave tied accommodation within Northumberland National Park 

(or in another part of a parish split by the Northumberland National Park boundary); or 

vi) does not currently live in Northumberland National Park but proposes to locate a 

viable business (as determined by the Authority) within Northumberland National Park 

which will; clearly conserve or enhance the special qualities of the Northumberland 

National Park or allow opportunities for the public to understand and enjoy the special 

qualities and in either circumstance, the applicant must demonstrate a need to live 

within Northumberland National Park. 

For the avoidance of doubt i), ii), iv) and v) only apply to people who have resided 

permanently in Northumberland National Park for 3 years or more. 

 

5.15 The applicant has proposed changes to the section 106 agreement, to add reference to 

the parish of Bellingham in categories (i) and (vi) of the local need housing criteria. These 

amendments were agreed by Members in October 2015. The way that the supporting 

text to Policy 10 is worded allows for people or households meeting categories (iii), (iv) 

and (v) of the definition criteria, i.e. people or households who are either: 

 

 People taking up full time permanent employment; 

 Households living in a dwelling shared, overcrowded, or unsatisfactory by 

environmental health standards; 

 People having to leave tied accommodation;  

 

to be based either within the National Park, or within a parish split by its boundary, which 

would include the Parish of Bellingham.  

 

5.16 However, categories (i) and (vi) allow people meeting the following criteria: 
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 Existing residents of the National Park establishing a separate household; 

 People who do not live in the National Park, but wish to locate a viable 

business within the National Park 

 

to meet the Local Need definition. However, unlike categories (iii), (iv) and (v), they do 

not allow existing residents of parishes split by the National Park boundary, or people 

from outside the Park wishing to locate a viable business in a parish split by the National 

Park boundary to meet the local need criteria. The applicant has proposed to insert a 

reference to the parish of Bellingham within categories (i) and (vi) of the local housing 

need criteria to be included within the section 106 legal agreement. This would allow 

existing residents of the nearby parish of Bellingham that wish to establish a separate 

household, or people from outside the Park who wish to establish a viable business in 

the parish of Bellingham to meet the local need criteria in this particular case. 

 

5.17 It is considered that, given the specific circumstances of this case, that it would be 

acceptable to allow the inclusion of a reference to Bellingham parish within categories (i) 

and (vi) of the local needs criteria set out in the section 106 agreement. It is further 

considered that doing so would not prejudice the aims of Core Strategy Policy 10, to 

enable the National Park Authority to fulfil its statutory duty to foster the social and 

economic well being of local communities whilst pursuing its statutory purposes of 

conserving and enhancing the National Park’s special qualities and promoting 

opportunities for the understanding and enjoyment of these special qualities whilst 

ensuring that local housing units remain available to local people at a lower price.  

 

5.18 The NPPF (paragraph 28) also promotes the retention and development of local services 

and community facilities in villages. There are clear links that show that the parish of 

Bellingham helps to support important services in Greenhaugh that are valuable both to 

Greenhaugh, its wider parish area and the National Park, most notably the school in 

Greenhaugh. It is understood that a large proportion of pupils at the school are from the 

neighbouring Bellingham Parish, which helps to maintain the viability of the school in 

Greenhaugh, showing a clear link between the two areas. Paragraph 55 of the NPPF 

also promotes the provision of suitable housing in sustainable locations in order to 

enhance and maintain the vitality of rural communities.  

 

5.19 Officers accept that the inclusion of Bellingham Parish in categories (i) and (vi) of the 

Local Needs criteria to be set out within the section 106 agreement would, in the specific 

circumstances of this case, still achieve sustainable development, without prejudicing the 

aims of Core Strategy Policy 10.  
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5.20 The agent has confirmed a willingness to enter into a section 106 legal agreement to 

cover the local needs restrictions; however this has not been completed. 

 

Affordable Housing 

 

5.21 In addition to local needs restrictions required by Core Strategy Policy 10, Policy 11 

requires housing sites of two or more dwellings to provide at least 50% of the units as 

affordable housing. The definition of affordable housing in the NPPF requires affordable 

housing to be provided in perpetuity. As the adopted development plan, Core Strategy 

policies are the starting point for decision making, in accordance with Section 38(6) of the 

Planning and Compulsory Purchase Act 2004.  

 

5.22 In the initial consideration of this application in July 2015, Policy 11 had been afforded 

less weight, due to other relevant material considerations (i.e. the exemption of schemes 

of 5 dwellings or less from affordable housing provision, as detailed in national policy). 

The principle behind this national policy position on affordable housing, came into force 

in a Government Ministerial Statement on November 2014, and was aimed at allowing 

small scale developments to go ahead without the additional burden of affordable 

housing. In designated rural areas, including National Parks, authorities had the option to 

choose a lower threshold of 5 units or less, where affordable housing contributions could 

not be sought. At Northumberland National Park’s Full Authority meeting of March 2015, 

Authority Members agreed to adopt a threshold of 5 units or less, where affordable 

housing contributions would not apply. 

 

5.23 As this development proposal is for 5 units, no affordable housing contributions were 

therefore required in the initial consideration of the scheme at DMC in July 2015, as the 

material considerations arising from the Ministerial Statement were considered to 

outweigh the requirement in Policy 11, therefore indicating that the proposal was 

acceptable without any affordable housing provision.  

 

5.24 At the October 2015 Committee meeting, the report advised that this national policy had 

since been repealed following a legal challenge in the High Court. As a result of this, 

Policy 11 has now to be given due weight in decision making. This remains the case.  

Policy 11 is therefore the starting point for assessing affordable housing provision as part 

of this proposal.  

 

5.25 Policy 11 of the Core Strategy indicates that two units of affordable housing should be 

provided on site. NCC Housing Team has confirmed that there is a need for affordable 
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housing within the west delivery area, within which the Tarset & Greystead parish falls. At 

DMC in October 2015, it was reported to Members that, due to the specific 

circumstances of this case, a financial contribution towards affordable housing provision 

was considered to be an appropriate solution.  

 

5.26 This position has been reached through discussions with officers in the NCC Housing 

Team. A commuted sum towards off-site affordable housing is calculated as the subsidy 

the developer would normally have to provide to enable the affordable housing to be 

developed on site. NCC’s Senior Surveyor calculated that a contribution of £40,000 

would be appropriate instead of two on-site affordable units. This was calculated based 

on approximate figures, as no detailed development costs had been provided on behalf 

of the applicants.  

 

5.27 The application was recommended for approval subject to the signing of a satisfactory 

section 106 agreement on the basis of a financial contribution in the region of £40,000 for 

affordable housing. This was disputed by the agent following the Committee meeting and 

a counter offer of £2,000 was made instead. Advice was sought from NCC’s Senior 

Surveyor, who confirmed that: 

 

 The proposed off-site contribution of £40,000 is acknowledged as being within the 

range expected by the applicant/agent; 

 

 The offer of £2,000 falls considerably short of a reasonable range of expectation; 

 

 No justification in the form of a credible financial appraisal containing verified cost and 

value figures has been submitted to support the assertion that £2,000 is the maximum 

contribution that can be provided by the development. Requests for this have been 

refused; 

 

 A detailed method of the figures and calculation method used had been provided by 

NCC; 

 

On the basis of the information submitted with the application, there was no justification 

to change the proposed £40,000 figure or accept the £2,000 offer.  

 

5.28 Since this point, the proposed off-site contribution was withdrawn and the agent has put 

forward a proposal to sell two of the five plots proposed at 80% of the market value of the 

plot, to individuals who wished to construct self-build units, in lieu of affordable housing 

provision. The only concession and contribution to affordable housing is a discount of 
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20% on the initial sale of two self build plots, with no obligation to limit any subsequent 

sales of plot or the property once built. The NCC Affordable Housing Officer has 

confirmed that this approach is not supported by the Strategic Housing Authority. The 

reasoning for this is summarised below: 

 

 The plot price is only part of the equation in providing an affordable home; 

 Households who would be considered by the Strategic Housing Authority to be 

in housing need are unlikely to be able to afford to construct a home in this 

area (costs could be further increased by restrictions on design, services, etc); 

 

 While the local needs occupancy may have some effect on valuation, this in 

itself will not ensure affordability. While local needs properties are likely to have 

a reduced value from open market levels, the properties would  not be 

exclusively offered to those eligible for/in need of affordable housing and could 

be occupied by anyone meeting the local needs criteria whether eligible for 

affordable housing or not; 

 

 As a comparison, applications the Housing Team are involved in that are not in 

the National Park, recommend a discount from market value (DMV) to 70% on 

affordable homes for sale. This would be controlled via a section 106 legal 

agreement and registered as a local land charge so that the discount remains 

in perpetuity.  

 

5.29 The proposal to discount the initial sale of two plots, with no further discounts or 

restrictions in perpetuity (with the exception of local needs restrictions) does not 

fall within the definition of affordable housing in Annex 2 of the National Planning 

Policy Framework and therefore cannot be considered to be affordable housing for 

planning purposes. The proposal is not considered to be in accordance with Core 

Strategy Policy 11 or the National Planning Policy Framework. 

 

5.30 The planning agent has also provided residual valuations/calculations in March 

2016 for proposals to build five dwellings on the site. The calculations have been 

put forward by the agent to support their argument that the development would not 

be viable when considering together the financial impact of both local needs 

restrictions, on all five properties and DMV affordable housing, at 70% of market 

rents (what NCC normally advise), on two of the properties. It is important to note 

that this is not what is proposed on this scheme, but has been put forward to 

indicate the impact of both restrictions together on the site/property values and, 

therefore, viability.  
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5.31 The LPA has considered this information and has taken advice from NCC’s Senior 

Surveyor. In summary, the surveyor has advised the following: 

 

 The £40,000 off-site affordable housing is still considered to be reasonable based on 

the information available, with the applicant not providing any detailed information in 

respect of build costs and sales values; 

 

 The validity of residual valuations is very much dependent on the quality and 

accuracy of the input data because small variations to constituent elements can have 

a significant impact on the end result. Generally speaking, higher development costs 

and lower sales values have an adverse effect on the residual land value. While it is 

appreciated that the agent is attempting to generally show the site is not viable, none 

of the figures are corroborated.  

 

 Appropriate corroboration of the figures is required in order for them to be credible. 

The NCC Senior Surveyor has suggested that the applicant arranges for fully 

accountable estimates by way of such means as quantity surveyor (QS) and local 

estate agents reports, with the case then referred for independent verification, with 

the cost met by the applicant. The District Valuer Service is experienced in this regard 

and has been suggested as an appropriate means of gaining independent verification 

of the figures. 

 

5.32 The reduction in property value suggested in the agent’s calculations to reflect a smaller 

market due to local needs restrictions is not contested by the NCC surveyor. He has 

confirmed that an approximate 30% reduction for local needs brings the values down to 

70%, i.e. the same value as discounted market value affordable level. However, the local 

needs restrictions do not take eligibility for affordable housing into account, which is an 

important aspect of affordable housing provision. Deducting a further 30% would not 

need to be carried out to reach the normal discount market value level. A further 30% 

discount (from the approximate 70% value after local needs restrictions are applied to a 

property’s valuation) for discount market value affordable housing would leave the two 

affordable properties with a value in the region of 49% of the market value. While this 

brings the property value below normal affordable housing percentages of market value 

applied outside the National Park, local needs restrictions and affordable housing 

restrictions are both clearly required by Core Strategy policies.  

 
5.33 The Local Planning Authority being asked to accept an off-site contribution or resolve that 

no affordable housing is provided is not considered by the NCC Senior Surveyor to be 

appropriate on the basis of unsupported information. This view is accepted by officers. It 
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is therefore considered that the LPA should only be minded to accept any variation from 

policy (requiring two units of affordable housing on site that meets the definition of 

affordable housing in Annex 2 of the NPPF, or an off-site contribution in the region of 

£40,000 as advised) on the basis of accurate and justifiable information that has been 

independently verified.  

 

5.34 Therefore, in the circumstances, it is considered that the application is recommended for 

refusal due to the failure to provide an appropriate affordable housing contribution in 

perpetuity, contrary to Core Strategy Policy 11 and the NPPF, having taken other 

material considerations into account.  

 

Scale and layout of development 

 

5.35 Members considered the proposal at DMC in October and there are no other changes to 

the details of the proposals.  

 

5.36 The overall scale of the development is considered to fit well within the proposed location 

and within the context of the village of Greenhaugh, occupying a site to the north of 

existing residential properties. The three properties furthest south would sit across the 

road from existing development, with the two furthest north opposite from a consented 

development for three terraced houses on land at Greenhaugh Farm. 

 

5.37 The five detached properties proposed are larger in size than the majority of the 

properties within Greenhaugh. Sizes range from approximately 15.5 metres, by 9.5 

metres to 11 metres by 9 metres. The ridge heights of the properties range from 8.0 to 

8.9 metres in height (excluding chimneys).   
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(Photo A): Existing view with the site of the five proposed dwellings to the right, when looking 

north (Site visit photo) 

 

5.38 Photo A above shows the current condition of the site, looking roughly in a northern 

direction. The section plan in Figure 2 below shows a sectional view from a similar 

location, which demonstrates how the proposed development would look in the context of 

the existing settlement, when looking north.  

 
(Figure 2): Section Plan showing the five proposed dwellings, to the right, when looking north 

(from application document) 

 

5.39 While the houses are large dwellings when viewed in the context of the development 

immediately across the road, Greenhaugh as a whole is characterised by a mix of 

terraced, semi detached and detached properties of varying sizes. While of varying sizes 

and shapes, the built form in Greenhaugh village is brought together in a harmonious 

manner through the use of a similar traditional Northumbrian stone and slate construction 

and vernacular throughout. It is this that is the defining character of buildings within 

Greenhaugh and it would be maintained throughout.  
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5.340 The proposal for five larger detached properties is considered to fit well within the overall 

character of the village. The fact that the houses are set back from the road and angled, 

so as not to directly front onto the road, or directly face the properties opposite is also a 

positive design approach which reduces the potential for them to be seen as dominant 

within the setting of the village. The orientation of the houses also means that they are 

angled to face in a similar direction to the majority of the existing properties within the 

village, particularly those further south on both sides of the road. The continuation of this 

relates well to the surrounding character and also respects the shape and overall linear 

character of Greenhaugh.  

 

5.41 The way the properties are angled and set back from the road also allows the proposed 

houses to fit well within the established character and linear pattern of the character of 

the village of Greenhaugh. As the block plan in Figure 3 (below) indicates, the location of 

the proposed dwellings means that they fit extremely well with the existing line of 

development on the eastern side of the road through Greenhaugh. The two most 

southern properties are set slightly further forward and closer together in a similar 

manner to the properties to the south of them, with the remaining properties set further 

apart and slightly further back, but still respecting the line that the development follows 

on this side of the road. Each of the existing detached houses, semis or terraced 

properties to the south are aligned at a very similar angle to the proposed detached 

dwellings to the north of them, allowing the development to respect the existing linear 

character of the development.  
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(Figure 3): Block Plan showing the location of the five proposed dwellings, 

 to the north east of this plan & three approved dwellings (12NP0097) to  

the north west (from application document) 

 

5.42 Representations have argued that the way the dwellings are angled and set back means 

that they will look incongruous and will not respect the linear character of the village. It is 

not considered that this is the case. There is a clear bend in the road at the south of the 

application site. It is noted that some of the dwellings to the south of the site do face 

directly onto the road. This angle is replicated on the bottom two dwellings on the site, 

which are directly adjacent to these properties. While this means that these proposed 

dwellings are at an angle to the road, they follow the angle and character of existing 

properties very well. 

 

5.43 As the development moves further north, each of the three other dwellings are angled 

slightly less away from the road, so that by the most northern dwelling the angle is very 

slight and it almost faces straight onto the road. This gradual approach of angling the 

dwellings at a slightly different angle as the scheme moves further north is considered to 

be a suitable solution to allow the proposal to assimilate well into the village and follow 

the linear character of the village, whilst having regard to the shape and form of existing 

properties to the south.  
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5.44  It is considered that following the shape of the built form is more important and has a 

greater positive benefit to protecting and enhancing the linear character of the settlement 

than ensuring that properties are strictly facing straight on towards the road, as sought by 

a number of representations.  Setting out the layout of the properties in the manner 

put forward also prevents a rather artificial looking ‘bend’ from appearing where the road 

bends, which would occur if all the dwellings were built up close to the road as a number 

of representations seek.  

 

5.45 A number of representations have referred to the development going against the ‘linear’ 

character of the settlement, referring to the emerging Tarset and Greystead 

Neighbourhood Development Plan as the basis for this. The relevant Neighbourhood 

Plan Policy is TG6 (Spatial Development in Greenhaugh). This states that development 

should fit with the character and streetscape in Greenhaugh and move from the centre of 

Greenhaugh outwards. Both of these are considered to be achieved by this proposal.  

 

5.46 This emerging policy is also specific in terms of the development to be built on the east 

and west of the road. Whilst development on the west of the road is encouraged to be 

tight against the road to continue the character on that side, Policy TG6 states that 

development on the east of the road should be set back from the road to match the 

current building line. It is considered that the proposal has been set back from the road in 

a manner that successfully allows the proposed matches to follow the current building 

line on the east side of the road. A number of representations have suggested that the 

proposal goes against this policy; however, it is considered that the proposal accords 

with the provisions of this policy. 

 

5.47 Notwithstanding this, while Planning Practice Guidance advises that an emerging 

Neighbourhood Plan is a material consideration, it currently has very little weight in 

decision making. This is because of the stage that the plan is currently at. The plan has 

not yet been submitted to the two relevant planning authorities (the National Park and 

Northumberland County Council) and the publicity period for comments on a submitted 

plan has yet to begin. A proportionate degree of weight could only be given at such a 

stage in the future, in the event that there was clear evidence of local support for the plan 

policies at that time. While full weight should be given to NPPF policies and Core 

Strategy policies that are in line with the NPPF, very little weight can be give to the 

Neighbourhood Plan policies at this stage in the evolution of this plan. 

  

5.48 The back of the site is in line with Horsley Cottage, which also ensures that the line of 

built development does not extend further back into the fields than existing development 

does.  
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5.49 The development has also been designed in such a manner as to follow the slope and 

the natural land levels as they naturally fall to the south. This is demonstrated in Figure 4 

below, which sets out the sectional view from the road edge.  

 

 
(Figure 4): Section Plan showing the five proposed dwellings, to the right, when looking east 

(from application document) 

 

5.50 Due to the scale of the development, with a detailed layout provided for only five 

dwellings, within an established settlement, a requirement for a sequential or phasing 

scheme of implementation is not considered to be a reasonable requirement.  

 

5.51 Overall, it is considered that the development would be in keeping with the existing 

character of Greenhaugh in terms of its scale and layout and would accord with Core 

Strategy policies 1 and 3.  

 

Building Design 

 

5.52 The NPPF states that “good design is a key aspect of sustainable development and is 

indivisible from good planning” and that “planning decisions should aim to ensure that 

developments will function well and add to the overall quality of the area, not just for the 

short term but over the lifetime of the development.” Paragraph 60 of the NPPF also 

states that development should also respond to local character and distinctiveness, but 

“should not attempt to impose architectural styles or particular tastes and they should not 

stifle innovation.”  

 

5.53 Supporting text to Core Strategy policy 3 states that “support will be given to proposals of 

a more contemporary design where they promote and re-enforce local distinctiveness 

and historic character”. Policy 3 also supports development that conserve the Park’s 

special qualities and demonstrates high quality sustainable design and construction, 

through design that: 

 Protects and enhances local character 

 Uses materials appropriate to the site and its setting 

 Is sympathetic in terms of scale, height, massing, siting, form, materials and colour 
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5.54 The National Park’s Building Design Guide supports this policy in greater detail and is 

also a material consideration, although this is guidance rather than prescriptive planning 

policy.  

 

5.55 It is considered that the stone and slate design is appropriate in this location within 

Greenhaugh. The dwellings are larger than many in Greenhaugh, but still fit in well with 

the surrounding built form. The proportions of the window and door openings are 

attractive and well spaced and are well designed to fit in with the overall character of the 

built form within the village. While timber window frames would be preferable, UPVC are 

proposed. This is considered to be acceptable on balance, particularly as the proportions 

of the window frames have been well designed and as there are many examples of both 

UPVC and timber windows throughout the village. 

 

5.56  Doors are proposed as either UPVC or timber. Given the positive impact that attractive 

timber doors would have in the design of the elevations, combined with the fact that the 

majority of front doors in Greenhaugh are timber doors, which have a positive effect on 

the character of the village, it is considered that the use timber doors in this development 

would be essential to ensure that a high quality development is achieved that fits in 

harmoniously with the overall character of the village.  

 

5.57 The design of plots 1, 2 and 3 (the three furthest north) have attached garages that carry 

through the design principles and roof pitch of the main dwellings. Plot 4 has no garage, 

with parking to be provided through outdoor parking spaces within the curtilage of the 

property. The property furthest south (Plot 5) has a separate detached garage, located in 

an inconspicuous location within the back corner at the east of the site. Again, this 

follows the design principles of the dwellings and the other garages. The retention of 

parking and manoeuvring space condition suggested by the highway authority is 

designed to ensure that there would be sufficient on-site parking spaces for each 

property. This would prevent use of the garages for other purposes, without a further 

planning application.  

 

5.58 The proposal will also ensure that ample garden and amenity space is provided. Details 

of the locations of boundary treatments and recycling enclosures are proposed, however 

the finer details of these would need to be controlled through a condition. It is considered 

that the design of the development generally accords with Core Strategy policies 1 and 3 

and the NPPF. 

 

Residential Amenity 
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5.59 It is considered that the proposed development will adequately safeguard existing levels 

of amenity within Greenhaugh.  

 

5.60 First of all, the development has been designed in such a manner to ensure that the 

dwellings have a substantial set back from the road and therefore from properties on the 

other side of the road.  

 

5.61 The three dwellings furthest north are set back a substantial distance from the road, 

between 11 and 19 metres from the front boundary of the site, whilst the two slightly 

smaller dwellings are set slightly closer to the road in a more similar fashion to the 

existing residential properties nearby to the south of the site. 

 

5.62 It is considered that a sufficient separation distance from neighbouring properties is 

maintained to prevent any potential overlooking of adjacent properties. The separation 

distance between the properties is generally around 25 metres. At the closest point (from 

the corner of the one of the proposed dwellings, there is a gap of around 19.5 metres. A 

window to window separation distance of 21 metres or more is maintained at all times. 

While there is no specific figure for separation distances set out in Core Strategy Policy 3 

or the Building Design Guide, which deal with amenity and building design, this is widely 

regarded as a suitable separation distance to adequately protect the amenity of 

neighbouring occupiers.  

 

5.63 The substantial setback from the road, in combination with the chosen design of the 

properties also ensures that there would not be any unacceptable dominance or 

overbearing impacts created by the proposed development. The existing site levels plan 

provided indicates that the ground level upon which the properties on the application site 

would be constructed at would be in the region of 1.5 metres higher than the ground level 

on the west side of the road where existing residential properties lie. While the proposed 

dwellings would be higher, the siting and resulting gap ensures that the development 

would not have an overbearing or dominant impact on neighbouring properties.  

 

5.64 The amenity of local residents during the construction phase of the development has also 

been considered. It is for this reason that a condition is requested, limiting the hours of 

construction to protect amenity, whilst allowing reasonable hours to ensure construction 

can operate on the site in an efficient manner. The highway authority has also requested 

a Construction Management Plan to help limit impacts on local amenity resulting from 

highways issues.  

 

5.65 The provisions of the Human Rights Act 1998 have been considered in assessing this 
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development proposal. Schedule 1 Part 1 Article 8(1) of this Act protects the rights of 

everyone for respect for their private and family lives, their home and correspondence. In 

assessing the effects of the development on amenity, it is not considered that there 

would be any unacceptable effects on neighbouring residential amenity that would 

contravene these rights.  

 

Highways and Rights of Way 

 

5.66 The Highway Authority at Northumberland County Council have assessed the proposal 

and are of the opinion that there would not be an adverse effect on highway users once 

the development is completed. The proposed manoeuvring and parking arrangements 

are considered satisfactory, although the response states that the new vehicular 

accesses will need to be constructed generally in accordance with NCC standard access 

Type ‘A’. A condition is recommended by the Highway Authority for accesses to be laid 

out in accordance with these specifications, which is considered to be reasonable. A 

condition is also recommended to ensure that the allocated manoeuvring and parking 

areas are kept available for manoeuvring and parking only, in the interests of highway 

safety. Subject to the inclusion of appropriately worded conditions, it is considered that 

the development will not unacceptably prejudice highway safety and accords with Core 

Strategy Policy 3.  

 

5.67 Additionally, there would be no Public Rights of Way affected by the development, 

meaning that the proposal accords with Core Strategy policies 3 and 12 in this respect.  

 

Biodiversity and the Natural Environment 

 

5.68 The application has been accompanied by an ecological statement, which assesses the 

biodiversity value of the proposed development site and proposes recommendations. A 

detailed consultation response has also been provided by the National Park’s Ecologist, 

again assessing the field’s biodiversity value and providing recommendations, based 

upon the ecological statement submitted and a site visit.  

 

5.69 The proposed development site does not fall within or adjacent to any designated 

ecological sites of international, national or local importance and this does therefore not 

represent a constraint in determining this planning application. The provisions of The 

Conservation of Habitats and Species Regulations 2010 have been considered and it is 

considered that a Habitats Directive Assessment is not necessary in this instance, as 

there would be no significant impact on any ecological site designated as being of 

European importance. 

http://www.legislation.gov.uk/uksi/2010/490/note/made
http://www.legislation.gov.uk/uksi/2010/490/note/made
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5.70 The biodiversity of the National Park is clearly defined as one of its special qualities in 

both the Northumberland National Park Management Plan and Core Strategy 

documents. In this case, it is accepted that the field is not particularly species rich and 

the ecological value of the field is therefore considered to be relatively low, when 

considered in the context of the surrounding fields. However, the field does provide some 

feeding habitat for bats, swallows, house martins and possibly some breeding habitat for 

ground nesting birds, which would be lost permanently as a result of this development 

proposal. The ecological survey submitted with the application also notes that a number 

of other species of birds are present in fields close to the application site.  

 

5.71 Three key mitigation measures are proposed by the applicant in order to compensate for 

the loss of these habitats. The first two of these are as follows: 

 

 Create a native hedge along the northern and eastern boundary of the site. The 

species composition would be similar to that found in the existing roadside hedge. 

 

 Ensure a number of suitable features are built into the new houses that will 

support roosting bats (e.g. bat bricks) and breeding house martins. 

 

The National Park’s ecologist has considered these proposed mitigation measures to be 

beneficial for biodiversity and could be considered to compensate for the permanent loss 

of grassland and the feeding and breeding habitat that will occur as a result of the 

development.  

 

5.72 NPPF paragraph 118 states that when determining planning applications, LPAs should 

aim to conserve and enhance biodiversity by encouraging opportunities to incorporate 

biodiversity in and around developments. Core Strategy Policy 17 also encourages 

proposals for beneficial biodiversity features within the design of development. It is 

considered that both of these proposals would meet with the aims of these policies, 

ensuring that biodiversity in and around the site is conserved. The National Park’s 

ecologist has recommended that a condition is added to ensure that these mitigation 

measures are provided.  

 

5.73 It is considered that a condition should be included requiring features to support roosting 

bats to be agreed and implemented. Bat bricks are one example of a suitable measure 

that could theoretically be incorporated, however, it is considered that the condition 

should not be overly prescriptive, as measures would have to have to be designed 

having regard to the overall design of each of the dwellings. 
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5.74 A proposed hedgerow to the north and eastern boundaries would adequately 

compensate for the areas of hedgerow to be lost to accommodate access roads to the 

development and would be a positive addition to the local area, providing that this was to 

be appropriate locally native species.  

 

5.75 The Park’s ecologist has considered the third proposal to map territories of ground 

nesting birds, especially breeding waders within 1km of the proposed site. It is not 

considered that doing this would be necessary for the development to accord with 

relevant planning policies, nor would it add any value to the development or the 

biodiversity or character of the local area.  

 

5.76 It is also noted that the National Park’s ecologist has raised no concerns regarding any 

potential pollution of watercourses. It is also noted that the Environment Agency have not 

raised any concerns relating to pollution.  

 

5.77 Subject to the compensatory measures being secured through planning conditions and 

the inclusion of a condition protecting birds during the breeding season, it is considered 

that development would accord with relevant planning policies, including Core Strategy 

Policy 17 and paragraph 118 of the NPPF.  

 

5.78 The previous application on this site (13NP0031) required compensation to be provided 

for the loss of hay meadow habitat, by improving hay meadows elsewhere in the 

applicant’s land which is not being requested in this case. It is noted that an updated 

ecology report has been provided, which no longer considers the enhancement of hay 

meadows elsewhere within the applicant’s land to be a necessary compensation 

measure, as the previous report had done. Following the NNPA ecologist’s consideration 

of the updated information and the current condition of the site, it is not considered that a 

condition relating to the improvement of a hay meadow would be necessary in this 

instance.  

 

5.79 The National Park’s Farming Officer has also responded to consultation on the 

application by stating that there are no concerns with the proposal from an agricultural 

perspective. The loss of a relatively small amount of agricultural land when considered in 

the context of the land at Burnbank Farm as a whole is not considered to conflict with 

Core Strategy Policy 21.  

 

Landscaping & Trees 
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5.80 It is considered that the development would not have an unacceptable impact on trees. 

The majority of the existing hedgerow facing the road would be maintained and additional 

hedgerows to the north and east are proposed as part of the scheme of ecological 

compensation measures put forward. Detailed landscaping proposals for the site have 

not yet been submitted, but are requested through a planning condition.  

 

5.81 The National Park’s Landscape Officer has noted that care should be taken to not 

damage a mature oak tree, due to its importance within the local landscape. However, 

this is located a considerable distance to the north, beyond the site boundary and would 

not be affected as part of this development. A Construction Management Plan will be 

required as part of the highway authority’s requested conditions – areas identified in this 

plan for storage and construction vehicles as part of the construction would need to avoid 

this area, when the scheme is put forward. The smaller tree to the front of the application 

site is proposed to remain, although no special protection measures have been 

requested by the Landscape and Forestry Officer in respect of this.  

 

Impact on Cultural Heritage 

 

5.82 The National Park’s Historic Environment Officer’s consultation response has considered 

the likely effects of the application on the cultural heritage and historic environment of the 

National Park. Any potential for heritage impacts would be related to the potential for 

harm to undesignated archaeological assets, as no Listed Buildings or other designated 

assets are located within the vicinity of the site that could be affected.  

 

5.83 Clearly, a housing development, with digging of foundations for dwellings and the 

creation of access roads has the potential to affect archaeology, in situations where 

archaeological assets are found to be present. As there is the potential for archaeology 

to be affected by the development, a condition has been requested by the Historic 

Environment Officer, requiring a desk based assessment. A field evaluation would only 

need to be carried out if this was deemed to be necessary following the outcome of the 

desk based assessment. NPPF paragraph 135 states that the significance of non-

designated heritage assets should be taken into account in assessing a planning 

application. Without an assessment of the potential for non-designated archaeological 

assets, it is not possible to appraise this.  

 

5.84 The application being assessed here has not provided any information to appraise the 

potential impacts on archaeology and, particularly given the likelihood of impacts on a 

neighbouring site, there may be potential for archaeology to be affected on this site. 

Relevant to this case is the application to erect three dwellings at Greenhaugh Farm 
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(12NP0097), which is just across the road from this site. This application had been 

accompanied with a detailed desk based assessment, the results of which concluded 

that a further field evaluation was required, which was made a condition of the approval.   

 

5.85 The condition requested by the Historic Environment Officer is considered to be 

reasonable and meet the tests for planning conditions set out in National Planning 

Practice Guidance. The condition is necessary in order to ensure that the development 

protects the cultural heritage of the National Park and accords with Policy 18 of the Core 

Strategy and Chapter 12 of the National Planning Policy Framework. 

 

Impact on Landscape Character & Tranquility 

 

 Landscape Character 

 

5.86 The National Park’s Landscape Officer has commented on the proposal to identify how 

the proposal fits in with the context of the wider landscape character of this part of the 

National Park. No objection has been raised by the Landscape Officer.  

 

 
(Photo B) Above: View looking east over the Tarset Valley from U5043 minor county road  

(Taken by NNPA Landscape Officer)  
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(Photo C) Above: Zoomed view from the same direction (approximate area labelled as ‘Pic2’ 

above),  

(Taken & annotated by NNPA Landscape Officer, included with consultation response)  

 

5.87 The site lies within the improved agricultural field system of Tarset Valley, with rising 

open moorland to the east of the site. The village of Greenhaugh itself has an existing 

character where existing development follows a fairly linear or ‘ribbon’ pattern. This 

existing pattern would be extended immediately north of existing development towards 

the direction of Greenhaugh School. The linear nature of the development will sit 

comfortably within the landscape and the traditional vernacular of Greenhaugh village. 

The existing hedgerow (which will be maintained with the exception of where the 

proposed access points will be located) and proposed new hedgerow are considered to 

soften the wider effect of the development.   

 

5.88 Some representations have argued that the linear character of the settlement would be 

affected by this development. However, the Landscape Officer’s assessment is clear that 

the development can be successfully accommodated whilst protecting the linear or 

ribbon pattern of development in Greenhaugh and ensuring that the wider landscape 

character is not unacceptably affected.  

 

5.89 Whilst there is a mix of detached, terraced and semi-detached properties within the 

village at present, it is considered that the development of detached properties in the 

proposed location, using materials of a similar character is still in keeping with the wider 

landscape character of the Park.  

 

5.90 One objection raises a concern that views from the road looking east between 

Sunnymeade and the school would be lost and would not conserve the National Park’s 

special qualities. The photo below shows this view. Whilst the site is an attractive green 

field, the view is a rather limited view of rising land. Loss of this would not be considered 
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to significantly harm the special qualities of the National Park. The NNPA Landscape 

Officer has raised no concern in respect of this issue.  

 

 
(Photo D) View looking east at and beyond the application site (Site visit photo) 

 

5.91 The development is considered to conserve the existing landscape character of this part 

of the National Park. Policy 20 of the Core Strategy states that the natural beauty and 

heritage of the National Park will be conserved, whilst being responsive to landscape 

change. The degree of change to the wider landscape character is minimal and the 

development therefore accords with CS Policy 20 and Chapter 11 of the NPPF.  

 

Tranquillity 

 

5.92 It is considered that the development would not adversely impact upon the tranquillity of 

the National Park, as it would fit in well with the landscape character of the Park and 

would not lead to unacceptable impacts upon tranquillity through noise or lighting. As a 

scheme for external lighting has not been submitted for consideration, it is recommended 

that a condition is included to ensure that a lighting scheme is provided for all external 

lighting. The condition would need to include a requirement that any external lighting 

installed on the site is in accordance with the details submitted and agreed as part of this 

scheme, to ensure that the tranquillity and dark skies of the National Park are conserved, 

in accordance with Core Strategy Policy 19 and the NPPF.   

 

Renewable Energy 
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5.93 An overview of renewable energy measures designed to meet the renewable energy 

requirements of Core Strategy Policy 25 and the NPPF is set out in the Sustainability 

Design and Access Statement submitted with the application. The possible measures put 

forward to achieve this include solar water heating, wood burning stoves and solar PV 

panels, with an emphasis also placed on achieving high levels of insulation and energy 

efficiency in line with Core Strategy policies 2 and 25. As detailed measures and the 

offset of the energy requirements they would provide have not yet been provided, it is 

considered that a condition is included with any approval to ensure that sufficient 

renewable energy measures are provided to meet with Core Strategy and NPPF policies.  

 

Utilities 

 

5.94 The houses on this development would be connected to the existing mains sewer system 

in Greenhaugh. Northumbrian Water has raised no concerns relating to the connection to 

the mains sewer. Soakaways are proposed to deal with surface water run-off, with zones 

of soft landscaping to capture any excess water runoff from proposed permeable hard 

surfaces. It is considered that this system, along with the proposed inclusion of 

permeable hard surfaces would adequately manage surface water within the site. The 

Environment Agency has not raised any concerns regarding this issue.  

 

5.95 The development is located in a village where there is an existing mains electricity 

supply. It is also understood that enhanced broadband connectivity is currently proposed 

in the area.  

 

Land Contamination 

 

5.96 NCC’s Public Protection team raises no objection in principle, but has stated that a 

condition is essential in order to avoid the potential of contamination from presenting an 

unacceptable risk to the public. Their assessment of the contamination risk is ‘low’, 

although the Senior Environmental Health advisor has confirmed that this still means that 

a planning condition for an assessment is essential. A medium or high risk would mean 

that the issue had to be dealt with prior to determination, with a ‘low’ risk allowing this to 

be dealt with through a planning condition.  

 

5.97 It is understood that the source of the identified potential contamination is linked to the 

former presence of a Smithy that affects part of the application site. From the records 

held by NCC Public Protection, a Smithy was identified which shows a run of buildings on 

what appears both sides of the road, including the development site. The applicant has 

stated that pollution is not a problem on this site; however, they have provided no 
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evidence to show that this is not the case.  Public Protection has to consider that 

pollution does not respect boundaries and as such buffer zones can be applied to take 

into account the mobility of pollutants in the environment. Public Protection maintains its 

opinion that it forms a material consideration under paragraph 121 of the NPPF. As such, 

the Senior Environmental Health officer advises the contaminated land risk posed to the 

end users of the site must be assessed as per the recommended conditions. A further 

condition is also requested to deal with any other unexpected contamination found.  

 

 

6. Conclusion 

 

6.1 The principle of housing development in this location is considered to be acceptable, as 

the development meets the needs of the requirements of Core Strategy Policy 5 by being 

located within an existing local centre. The development also accords with Policy 9 and 

the NPPF which seek to direct housing developments towards the most sustainable 

settlements within the Park. However, Core Strategy policies also require that housing 

development is subject to local needs restrictions and affordable housing provision where 

appropriate, which is addressed within the report and in paragraphs 6.4 – 6.5 of this 

conclusion. 

 

6.2 The scale, layout and design of the development have been considered, along with the 

other potential impacts, including effects on neighbouring residential amenity and upon 

the design and vernacular of Greenhaugh village. The development is considered to be 

acceptable in respect of these issues; subject to confirmation of materials to be used in 

the construction of the development to ensure that the design of the development will be 

harmonious with the surrounding area.  

 

6.3 Subject to suitable conditions meeting the relevant tests in Planning Practice Guidance, 

the development could be made acceptable and compliant with relevant planning policies 

in respect of access, highway safety, cultural heritage, the landscape quality and 

tranquility of the National Park, the biodiversity and geodiversity of the National Park, 

landscaping, land contamination, utilities and renewable energy, taking into account all 

material planning considerations.  

 

6.4 However, as referred to in paragraph 6.1, the proposed scheme fails to provide either two 

affordable dwellings (meeting the definition of affordable housing in the NPPF) or an 

appropriate off-site affordable housing contribution to compensate for this. Extensive 

advice has been sought from the Strategic Housing Authority. The offer to provide two 

discounted plots for self builders, with no subsequent controls following the initial sale of 
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the plots does not fall within the definition of affordable housing in the NPPF and is not 

considered to make an appropriate affordable housing contribution. Furthermore, no 

verified evidence has been provided to demonstrate that the proposed scheme would not 

be financially viable due to the combination of the affordable housing provision and local 

needs restrictions required by Core Strategy policies 10 and 11, as has been suggested 

by the applicants. The proposal is therefore contrary to Core Strategy Policy 11 and the 

NPPF. 

 

6.5 The applicants have confirmed their intentions to provide all five dwellings with a local 

needs restriction (subject to the amendment to the definition of local need as accepted by 

Members in the October 2015 resolution). It is necessary that the local needs restrictions 

are included within a section 106 legal agreement, to ensure that they are retained in 

perpetuity, in accordance with the aims of Core Strategy Policy 10. As there is no signed 

section 106 agreement at this time, this cannot be guaranteed and there is no 

mechanism by which to ensure that this is provided within a section 106 legal agreement. 

The absence of a signed section 106 legal agreement means that it is also essential to 

refuse the proposal due to a failure to restrict the dwellings for local needs in perpetuity.  

 

6.6 Central to national planning policy is the ‘presumption in favour of sustainable 

development’, which is set out in the NPPF.  The proposal is contrary to development 

plan policies, and is not considered to constitute sustainable development due to the 

conflicts with these policies, while having regard to all other material considerations.  

 

 

7. Recommendation  

 

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

reasons:  

 

Reasons for Refusal 

 

1. The proposal fails to provide any affordable housing that would fall within the affordable 

housing definition in Annex 2 of the National Planning Policy Framework, in an area 

where there is a confirmed need for affordable housing. Furthermore, no verified 

evidence has been provided to demonstrate that it is not viable to provide two units of 

affordable housing (meeting the NPPF definition) alongside local needs restrictions for all 

five dwellings. The proposal therefore fails to provide an appropriate level of affordable 

housing required as required by NNPA Core Strategy Policy 11 and the National 

Planning Policy Framework.  
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2. Due to the absence of a completed and signed section 106 legal agreement to achieve 

local needs housing, the proposal fails to provide the assurance that the proposed 

dwellings would be restricted in perpetuity in accordance with the Definition of Local 

Need referred to in Core Strategy Policy 10. The proposal is therefore in conflict with 

Core Strategy Policy 10.  
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Contact Officer: 

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

planning@nnpa.org.uk  

 

Background Papers: 

 

Planning Application 15NP0034 

EIA Screening Opinion 15NP0034 

 

A location plan is attached to this report.  Access to planning file and link to website information 

is available from the Planning Officer. 

mailto:planning@nnpa.org.uk
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