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DMC2016-040  APPLICATION FOR PLANNING PERMISSION 

 

Application No:  16NP0090 

 

Proposed Development:  Construction of single storey extension to existing 

holiday accommodation to form separate kitchen facility 

at Felstream Holiday Cottage, Gibbs Hill Farm, Bardon 

Mill, Hexham, Northumberland, NE47 7AP 

 

Applicant Name:  Mrs V Gibson 

 

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

 

Recommendation:  That planning permission is granted, subject to conditions 

 

 

1. Proposal and Site 

 

1.1 The application site is a small collection of holiday cottages, bunkhouse accommodation 

and residential properties, located within Henshaw Parish, approximately one mile to the 

north of Steel Rigg and Hadrian’s Wall. 

 

 
Figure 1: Site Plan (submitted with application) 
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Figure 2: Approach to the site, with Felstream Cottage at the centre/front of shot (site photo) 

 

1.2 The proposal is to add a three metre long extension to a 20 metre long bungalow, which is 

known as Felstream Cottage, one of the existing holiday cottages on the site.   

  

 
Figure 3: View of Felstream Cottage (south/east elevations – site photo) 

 

1.3 The extension would be constructed from stone and slate to match the existing cottage, 

and would be of the same height and pitch as the existing slate roof, set slightly below the 

stone water table, with a new stone water table proposed above the roof to the end of the 

proposed extension. Existing and proposed windows are stated as double glazed windows 

with white painted timber frames. 
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Figure 4: Proposed East Elevation (showing extension to the left – application plans) 

 

1.4 The proposal is intended to create an increased kitchen area that is separate from the 

lounge/dining area, which currently exists as one combined open area. The property would 

remain as a two-bedroom holiday cottage.  

 

 

Figure 5: Proposed Floor Plan (showing extension to the left – application plans) 
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2. Planning Policy 

 

National Policies 

 

 National Planning Policy Framework (2012) 

 Planning Practice Guidance 

 

Local Policies 

 

 Northumberland National Park Local Development Framework Core Strategy and 

Development Policies (Core Strategy) (2009) 

 

Policy 1 Delivering Sustainable Development 

Policy 2 Climate Change 

Policy 3 General Development Principles 

Policy 12 Transport & Accessibility 

Policy 14 A Sustainable Local Economy 

Policy 15 Sustainable Tourism & Recreation Development 

Policy 17 Biodiversity and Geodiversity 

Policy 18 Cultural Heritage 

Policy 19 Tranquillity 

Policy 20 Landscape Quality and Character 

Policy 25 Renewable Energy and Energy Efficiency 

Policy 27 Flood Risk 

Policy 28 Utilities & Infrastructure 
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3.   Relevant Planning History 

 

3.1 91NP0024 – Conversion of disused agricultural buildings to form 3 holiday 
accommodation units (approved with conditions, May 1991) 

 

3.2 91NP0025 – Amendments to 91NP0024 (approved with conditions, September 1991) 
 

3.3 92NP0061 – Extension to building to provide additional accommodation (approved with 

conditions, December 1992, not implemented)  

 

 

4. Consultee and Public Responses 

 

4.1 Historic England: The proposal would not directly impact archaeological remains from the 

Hadrian’s Wall World Heritage Site, or the setting of the World Heritage Site.  

 

4.2 NNPA Historic Environment Officer: No objection 

 

4.3 NNPA Ecologist: No objections. The recommendations in section H of the bat survey/risk 
assessment report should be made a condition. 

   

4.4 Henshaw Parish Council: No comments received 

 

4.5 A notice was also placed at the site, inviting representations by 27th October. No 

comments have been received. A location plan submitted with the application confirms 

that all of the buildings at Gibbs Hill are within the ownership of the applicant. There are 

no other residential properties within close proximity of the site.  
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5. Assessment 

 

5.1  The key issues for consideration in the assessment and determination of this application 

are: 

 The principle of the development; 

 Design & appearance; 

 Residential amenity; 

 Ecology; 

 Historic environment; 

 Landscape & tranquillity; 

 

5.2 Other relevant material considerations will be referenced within the report.  

 

 Principle of Development 

 

5.3 The site is located within an open countryside location. However, as the application is for 

a modestly scaled extension to an existing holiday cottage, and not creating any 

additional units, it is acceptable in principle and in accordance with Core Strategy policies 

1, 2, 3 and the NPPF. 

 

5.4 The proposal is also likely to enhance the existing visitor accommodation on the site and 

positively maintain the sustainability of the local rural economy, in accordance with Core 

Strategy policies 14 and 15 and NPPF paragraph 28. 

 

5.5 The proposal does fall within the scope of development that must be screened under the 

Town and Country Planning EIA Regulations 2011 (as amended). An EIA Screening 

Opinion has been adopted by the LPA. It is not considered that the proposal is EIA 

development.  

 

Design & Appearance 

 

5.6 The proposed extension is considered to be appropriate in terms of its scale, height and 

design principles. The proposal is to be built with a height and roof pitch consistent with 

the existing bungalow, and use external materials to match. The projection to the side of 

the building adds only 3 metres to its length, which would have little effect on its existing 

character, as it is already a long, narrow linear bungalow.  
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5.7 The extension would have a negligible impact on the appearance of the cottage itself, or 

its immediate surroundings and would be in accordance with Core Strategy Policy 3, the 

NPPF and the principles of the NNPA Building Design Guide SPD.  

 

 Residential Amenity 

 

5.8 Felstream Cottage sits towards the south of a courtyard area where other holiday 

cottages and bunkhouse accommodation are located, with the two larger residential 

properties also in close proximity. The addition of the extension would not impact 

detrimentally upon the amenity of the occupiers of any residential properties. There are 

no other residential properties located within the immediate vicinity of the site that could 

be affected. The proposal is therefore considered to accord with Core Strategy Policy 3 

and the NPPF in respect of residential amenity. 

 

Ecology 

 

5.9 The planning application has been accompanied by a bat risk assessment report, as the 

proposal would involve works to the gable of the existing stone bungalow, including close 

to the roof. The report has indicated that no further survey works are required and sets 

out a number of recommendations, the majority of which relate to working methods and 

best practice, as well as timing restrictions (for nesting birds, not bats) and the avoidance 

of any further increase in external lighting levels, as this could discourage bat use of the 

building.  

 

5.10 Subject to the development being carried out in line with these recommendations, which 

are proposed as a condition, in line with the Authority’s ecological advice, the proposal 

would cause no unacceptable ecological implications. The proposals accord with Core 

Strategy Policy 17 and Chapter 11 of the NPPF.  

 

Historic Environment 

 

5.11 The site of the proposed extension is located within the Hadrian’s Wall World Heritage 

Site, and around 1 mile away from Hadrian’s Wall itself. Advice has been obtained from 

the NNPA Historic Environment Officer and Historic England in considering this proposal.   

 

5.12 The nature and scale of the extension, in a location which is an existing hard standing 

area would have little potential to any unknown archaeological deposits or remains and 

little potential for direct archaeological impacts. While located within the World Heritage 

Site, the addition of the proposed extension would not harm the ability to appreciate and 

understand Roman military planning and land use and, in light of this, this proposal would 
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not harm the setting of the World Heritage Site. The proposal would also not harm the 

setting of Hadrian’s Wall itself. The proposal is considered to accord with Core Strategy 

policies 1 and 18 and Chapter 12 of the NPPF.  

 

Landscape & Tranquillity  

 

5.13 The site is located within the Parallel Ridges and Commons Landscape Character Area, 

as defined in the NNPA Landscape SPD. The small scale, design and location of the 

proposal all indicate that the proposal would not have a material effect upon the features 

of this landscape or the wider landscape character. The proposal accords with Core 

Strategy Policy 20, the Landscape SPD and NPPF Chapter 11.  

 

5.14 The proposal would not affect the tranquillity of the National Park through effects on 

noise, openness, or lighting. The proposal is for a three metre extension to a 20 metre 

long building that already has external lighting associated with the front door and also 

further along the front elevation at the end closest to the access. It is not considered that 

the extension would be likely to require any additional external lighting, particularly as no 

new doorways are proposed. A condition is also proposed to ensure that the 

recommendations in the bat risk assessment report are carried out, which includes a 

recommendation for external lighting levels not being increased for ecological reasons. 

As it is unlikely for new lighting to be required, and as any material increase in external 

lighting levels would be prevented by the ecological condition, it is therefore not 

considered to be necessary to include any additional condition relating to external lighting 

in this particular case.  

 

 Other 

 

5.15 The proposal would not provide holiday accommodation for any additional visitors, but is 

instead intended to enhance the facilities within the existing cottage, for the same 

number of visitors as existing.  As a result, it is considered that the proposal would not 

lead to any material impacts on the highway network, access, parking or rights of way, or 

foul drainage and would not conflict with Core Strategy policies 3, 12, 28 or the NPPF in 

these respects.  

 

5.16 The use of the property as a holiday cottage is already established meaning that the 

Core Strategy policies requiring development to be located away from areas at risk of 

flooding, and requiring renewable energy provision, are not applicable, as they relate to 

new development, rather than extensions to existing properties. The Environment 

Agency flood maps indicate that the site is at very low risk of flooding from rivers or the 

sea, or from surface water in any case. It is not considered that the proposal would affect 
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flood risk elsewhere. The proposal would not conflict with Core Strategy policies 3, 25 

and 27, or the NPPF in these respects. 

   
 

6. Conclusion 

 

6.1 Subject to the conditions set out below, the proposal is considered to be sustainable 

development and in accordance with the relevant development plan policies, having 

regard to all other material planning considerations.  

 

 

7. Recommendation  

 

7.1 That members grant planning permission, subject to the following conditions:  

 

Conditions 

 

1.  The development hereby permitted shall be begun before the expiration of three years 

from the date of this permission. 

 

Reason: To ensure that the development is commenced within a reasonable period of 

time from the date of this permission and to comply with Section 91 (as amended) of the 

Town and Country Planning Act 1990 and Section 51 of the Planning and Compulsory 

Purchase Act 2004. 

 

2. The development hereby permitted shall be carried out in accordance with the following 

approved plans and documents:  

 

 Application Form received on 16th September 2016 

 Design & Access Statement received on 16th September 2016 

 Plan VG/2016/03 received on 21st September 2016 

 Plan VG/2016/05 received on 21st September 2016 

 Layout/Elevations as Proposed VG\0816\02 received on 16th September 2016 

 E3 Ecology Ltd Bat Survey – Felstream Cottage Gibside Farm, Northumberland, 

October 2016 received on 24th October 2016. 

 

Reason: For the avoidance of doubt, to enable the Local Planning Authority to 

adequately manage the development and to ensure the proposal accords with policies 1, 

2, 3, 5, 12, 14, 15, 17, 18, 19, 20, 25, 27 and 28 of the Northumberland National Park 
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Authority Core Strategy & Development Policies Document (Core Strategy) and the 

National Planning Policy Framework (NPPF). 

 

3. The development hereby approved shall be carried out in strict accordance with the 

avoidance and mitigation strategy described in Section H.2 of the E3 Ecology Ltd Bat 

Survey – Felstream Cottage Gibside Farm, Northumberland, October 2016, received on 

24th October 2016.  

  

Reason: To ensure the development poses no risk of unacceptable harm to protected 

species and to ensure the development is in accordance with Core Strategy Policy 17 

and Chapter 11 of the NPPF and the Conservation of Habitats and Species Regulations 

2010. 

 

4. The facing stone, roof slate, stone water table, and timber window frames to be used in 

the construction of the external surfaces of the extension hereby permitted shall suitably 

match those of the existing building/structure. 

 

Reason: To ensure that the development respects the appearance of the existing 

property and to maintain the visual appearance and amenity of the area, and the special 

qualities of the National Park, in accordance with Core Strategy policies 1 and 3 and 

Chapter 6 of the NPPF. 

 
 

Informative Notes 

 

1. This planning permission is granted in strict accordance with the approved plans.  It 

should be noted however that: 

 

(a) Any variation from the approved plans following commencement of the development, 

irrespective of the degree of variation, may constitute unauthorised development and 

may be liable to enforcement action. 

 

(b) You, your agent, or any other person responsible for implementing this permission 

should inform the Local Planning Authority immediately of any proposed variation from 

the approved plans and ask to be advised as to the best method to resolve the matter.  

Most proposals for variation to the approved plans will require the submission of a new 

application. 

 

2. This consent is granted subject to conditions and it is the owner and the person 

responsible for the implementation of the development who will be fully responsible for 
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their compliance throughout the development and beyond.  Some conditions may require 

work to be carried out, or details to be approved prior to the commencement of the 

development. 

 

Where pre-commencement conditions are not complied with, the whole of the 

development could be unauthorised, and you may be liable to enforcement action. In 

some circumstances, the only way to rectify the situation may be through the submission 

of a new application.  If any other type of condition is breached then you may be liable to 

a breach of condition notice. 

 

Contact Officer: 

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

planning@nnpa.org.uk  

 

Background Papers: 

Planning Application File: 16NP0090 

EIA Screening Opinion 16NP0090 

 

  

mailto:planning@nnpa.org.uk
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