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Application No:  12NP0046 
 
Proposed Development:  Proposed construction of agricultural building to house 

livestock, with associated stock yard and tree shelter 
screening at Ingram Farm, Powburn, Alnwick, 
Northumberland, NE66 4LT 

 
Applicant Name:  The Northumberland Estates 
 
Agent Name:  N/A 
 
 
1.   Proposal and Site 
 
1.1 Planning permission is sought for the construction an agricultural livestock building on 

land at Ingram Farm, Ingram, Powburn. The building is required following the loss of 
another building that collapsed due to the weight of snow in the Winter 2010. 

 
This particular case has been brought before the committee as the current tenant of 
Ingram Farm is a Member of Northumberland National Park Authority. 
 
The proposed building would measure 50.3 metres in length by 12.7 metres in width, 
6.3 metres to the ridge and 4.8 metres to the eaves.The proposed materials comprise 
tanalised timber cladding on top of 1.5 metre concrete stock panels for the walls of the 
building, with the Eastern elevation left open. The roof would be constructed of Natural 
Grey Profile 6 Cement Fibre Sheets. The frame of the building would be constructed of 
steel. 

 
The proposed application site is immediately adjacent to an existing farm within the 
village of Ingram. Access to the site would be made through the existing steading. 

 
 
2.  Planning Policy 
 

National Policies 
 
2.1 National Planning Policy Framework 

• Paragraphs 100 - 104 
 Technical Guidance to the National Planning Policy Framework 
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Local Policies 
 
2.2 Northumberland National Park Local Development Framework Core Strategy and 

Development Policies Development Plan Document; 
Policy 1  Delivering Sustainable Development 
Policy 3  General Development Principles 
Policy 5  General Location of New Development 
Policy 20 Landscape Quality and Character 
Policy 21 Farming 
Policy 22  Trees, Woodlands, and Forests 
Policy 27  Water and Flood Risk 
 

 
2.3 Design Guide Supplementary Planning Document 
 
2.4 Landscape Supplementary Planning Document  
 
 
3.  Planning History 
 
3.1 83NP0016 – Detailed Application for a New Cattle Building - Approved 
 
 
4.  Consultations/Representations 
 
4.1 Northumberland National Park Authority (NNPA) Historic Environment Officer: No 

Archaeological constraint. 
 

4.2 NNPA Landscape Officer:  
 

In summary: 
  

• Proposed development is in keeping with the existing agricultural buildings both in 
terms of size and materials, although the existing buildings are somewhat weathered 
and the proposed building will initially look fresh in comparison.  

 
• Establishment of 5 metre wide bund and tree belt to the west of the new shed, 

incorporating native broadleaved species is welcomed.  
 

• Planting density is considered appropriate. 
 

• Application indicates that no lighting will be installed as part of the development. 
Further details required on this matter. 
 

• Most impact for the public will be as you head east along the valley road just before 
you pass through Ingram. However, the backdrop from this view point is Ingram farm 
itself and the existing livestock shed, so the skyline of the surrounding hills and open 
landscape views of the National Park will not be affected. 

 
• Proposed new agricultural building will have a relatively low impact upon the 

landscape, character and views of this part of the National Park for visitors. There will 
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be a temporary moderate impact that will lessen in time as the new tree belt 
becomes established. 

 
• Goat willow and ash should be added to the species mix for the new tree planting. 

 
• Should the application be approved, a condition be added such that beating up and 

maintenance of the new tree planting be required should failure of the original trees 
occur so as to ensure that a complete and effective tree belt is established for the 
lifetime of the new shed. 

 
4.3      NNPA Ecologist:   
 

I have no comments to make further to those made by Landscape and Forestry 
Officer and the Farming Officer regarding the species to be planted as the 
landscaping conditions. 
 
With respect to nesting birds on site: 
 
Existing trees should not be felled or moved during the bird breeding season (1st 
March-31st July) or the area should be thoroughly checked to ensure that no birds 
are nesting in the area before work commences and any active nest should be left 
until the birds have fledged..  This is to protect the biodiversity of the NNP and 
according to the Wildlife and Countryside Act 1981 (as amended) which protects all 
birds on their nests and the nest while in use. 

   
4.4 NNPA Farming Officer (North): 
 

In summary: 
• The proposed location is considered to be practical in terms of the functioning 

of the farm. It will provide the opportunity for the traditional farm buildings that 
are less suited to modern-day farming to be utilised for other purposes in 
future. 

• Straw bedded sheds generally pose less of an environmental risk than non 
bedded systems, but can still generate effluent, particularly along the feed 
barrier. This is reduced by having the overhang above the open fronted feed 
area, but there is still the need to make sure that dirty water can be contained 
so that it doesn’t present a pollution risk. The volume of dirty water generated 
needs to be minimised by preventing clean water mixing with dirty water. 
Guttering, down piping and the drainage system into which these feed need to 
be able to take the volume of water that the large roof area will generate 
during periods of heavy rain.  

• The materials in the application appear to be of a colour which will minimise 
the visual impact. It is possible that some additional staining of the Yorkshire 
boarding  could be applied to reduce their visibility until they weather-in. The 
shed also needs to be adequately screened as quickly as possible. The 
proposed mix of trees and shrubs will eventually soften the visual impact, but 
will take awhile to establish. It would be worth including some taller and 
relatively quick growing species such as ash and goat willow in the mix.  
Ideally the screening would be wider than the proposed 5m to provide better 
screening. To enhance the wildlife interest it would be good to include crab 
apple and wild cherry in the mix. It is not clear whether it is the intention to 
plant all the trees and shrubs on the proposed soil bund. There is a risk of 



 
Development Management Committee 
13th June 2012 
 

 

 

DMC017/2012  12NP0046 – Ingram Farm, Powburn 
Page 4 of 12 

plants not establishing due to being too dry on a bund and I would suggest 
that some of the screening is planted in the existing soil next to the bund. 

  
 
 

4.5 Environment Agency: 
 
In summary: 
 

• Sequential test should be carried out by the Local Planning Authority to 
determine if other more suitable sites exist. 

 
• The proposed development sits within Flood Zone 2 and is therefore at risk of 

flooding. Refer to standing advice in relation to ‘lower risk’ development 
proposals in this area for further guidance. 

 
• Farm wastes must be stored in and disposed of in accordance with the 

Defra's publication 'Protecting our Water, Soil and Air. A Code of Good 
Agricultural Practice for farmers, growers and land managers'.  

 
4.6 Northumbrian Water: 

 
In making our response Northumbrian Water assess the impact of the proposed 
development on our assets and assess the capacity within Northumbrian Water’s 
network to accommodate and treat the anticipated flows arising from the 
development.  We do not offer comment on aspects of planning applications that are 
outside of our area of control. 
 
Having assessed the proposed development against the context outlined above I can 
confirm that at this stage we would have no comments to make. 
 

4.7  Natural England: 
 
This application is in close proximity to the Tweed Catchment Rivers – England: Till 
Catchment Site of Special Scientific Interest (SSSI). However, given the nature and 
scale of this proposal, Natural England raises no objection to the proposal being carried 
out according to the terms and conditions of the application and submitted plans on 
account of the impact on designated sites. 
 

4.8 Northumberland County Council Environmental Health 
 

There are no objections to the proposal. However, it is recommended that the following 
is applied to any consent granted:  

 
Advisory: The manure and livestock handling should be undertaken with a management 
plan in accordance with “Protecting our Water, Soil and Air - A Code of Good Agricultural 
Practice for farmers, growers and land managers (DEFRA 2009)” 
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4.9 Other Consultees:   
At the time of writing no representations have been received in response to neighbour 

notifications or site notice. The site notice expires on the 8th of June. No comments 
have been received from Northumberland County Council Development Management 
and Ingram Parish Council. The expiry date for all outstanding consultees is 31st of 
May.  Any comments recieved will be verbally reported to Members. 

 

5.  Assessment 

5.1 The issues are; 
 

• Principle of development; 
• Design Scale and Layout; 
• Impact on the Landscape; 
• Flood Risk; 
• Impact on residential amenity; 
• Other Matters 

 
Principle of Development 
 
5.2 The development will provide essential accommodation on a working farm. 

The design of the building is typical of farm buildings within the National Park and 
makes use of renewable materials, namely wood in the form of Yorkshire boarding 
for the walls. The development will contribute the viability of Ingram Farm and in turn 
the viability of the Ingram as a community and as such will help protect the provision 
of village services. 
It can therefore be considered that development does not conflict with 
Northumberland National Park Authority Local Development Framework Core 
Strategy and Development Polices Document Policies 1, 3, 5, 20 and 21, Landscape 
SPD and Design Guide SPD.   

 
Design, scale and layout 
 
5.3 Northumberland National Park Authority Local Development Framework Core Strategy 

and Development Polices Document Policies 1 and 3 both require development to be 
of high quality design and sustainable construction.  Yorkshire boarding is proposed for 
all elevations, except the west, which is open.  Wood  is considered to be a renewable 
material that can be repaired or replaced easily. The inclusion of roof lights in the 
design will lessen the need for electric lighting within the building and lower the energy 
requirements when the building is in operation.  

 
5.4 Policy 3 also requires that development makes use of materials that are appropriate to 

the site and setting and that development is sympathetic to existing buildings. The 
Design Guide SPD advises that roofs of agricultural buildings should be not 
significantly lighter that the surrounding landscape and setting. The proposed building 
would be viewed against the backdrop of the existing adjacent building. As such it is 
considered the proposed building will be sympathetic to the existing farmstead in terms 
of its height, scale massing and siting and the colour of the roof materials used will also 
be appropriate being constructed of natural grey fibre cement – which is in keeping 
with the existing adjacent buildings. 
 



 
Development Management Committee 
13th June 2012 
 

 

 

DMC017/2012  12NP0046 – Ingram Farm, Powburn 
Page 6 of 12 

5.5 The proposal is therefore in accordance with Northumberland National Park Authority 
Local Development Framework Core Strategy and Development Polices Document 
Policies 1 and 3; and broadly in accordance with the Design Guide SPD. 

 
Impact on the Landscape 
 
5.6 The proposed development lies within the Ingram Hills and Breamish Valley. Relevant 

guidance within the Landscape SPD advises that development should not breakup the 
nucleated form of settlement or extend development in linear fashion in the wider 
countryside. The proposed development, although taking place immediately adjacent 
to the current steading, does not cause the settlement to sprawl in a linear manner. 

 
5.6 The proposed building would not impact on the rounded land form of the area as it 

would be viewed against a backdrop of existing buildings. The development would also 
benefit from the proposed bund and tree planting, which in time would screen the 
development, decrease the visibility of building and lessen the impact on the 
landscape.  

 
5.7 The development will result in the loss of the current screening that exists along the 

Western side of the existing shed adjacent to the proposed building. It is proposed that 
a 5 metre wide bund would be developed and planted with native tree species along 
the Western side of the proposed building in order to screen the development and 
farmstead. 

 
5.8 Concerns have been raised by both the Landscape and Forestry Officer and the 

Farming Officer that planting on a raised bund can often result in the  risk of plants not 
establishing due to being too dry on a bund. To mitigate against this it is recommended 
that some of the screening is planted in the existing soil next to the bund. This could  
be secured by condition, which states that the planting would extend for 1 metre from 
the Western side of the bund. A condition is also suggested to require beating up and 
maintenance of the new tree planting should failure of the original trees occur so as to 
ensure that a complete and effective tree belt is established and maintained for the 
lifetime of the new shed. 

 
5.9 Further details of the species to be planted will be negotiated with applicant before the 

application is determined, to ensure that an appropriate mix is achieved. 
 
5.10 Subject to size of the area planted and the maintenance of the trees in perpetuity of the 

development being secured by condition, the development would be in accordance 
with Northumberland National Park Authority Local Development Framework Core 
Strategy and Development Polices Document Policy 22. 
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Flood Risk 
 
5.12 The location of the development has been subjected to the sequential test inline with 

requirements in the National Planning Policy Framework. The sequential test process 
is more applicable to larger developments. Verbal advice from the Environment Agency 
recommended that the area to which the test be applied is to be proportional to the 
scale and vulnerability of the development. In this case the development would be in 
partially within Flood Zone two and is to be considered less vulnerable. Flood zone two 
covers all land where there is between a 1 in 100 (1%) and 1 in 1000 (0.1%) chance of 
flooding from rivers in any one year. The area to which the test was applied is the 
farmsteading and the immediately adjacent land.  

 
5.13 The farm is bordered to the South by a road and to the North by the River Coquet 

which makes the options for an appropriate site quite small. Within the site area it was 
considered where the building could be sited in order to provide the livestock 
accommodation required and also be sited in the area of least risk of flooding. Siting 
the building to the East of the steading would not be a feasible option as the livestock 
building would be in close proximity to a residential dwelling that is not associated to 
the farm, flood risk here would be equal to the chosen location. The site of the shed 
that was damaged in the winter of 2010, although outside Flood zones two and three, 
is not large enough to accommodate the required building. Land to the West of the 
farm is partially within Flood Zone 2, but given the fact the building would be 
considered less vulnerable this size would be appropriate. 

 
5.14  A flood risk assessment was not supplied with application as following the standing 

advice stated that a flood risk assessment was not applicable in this case as an 
agricultural shed, within Flood zone two. Following consultation with the Environment 
Agency, further verbal clarification was sought which identified that a flood risk 
assessment should be submitted that contains actions that are proportional to the 
scale and vulnerability of the development. Given that the development is not of a large 
scale (greater than 1ha) and is considered less vulnerable the applicant has been 
requested to provide details of measures to ensure correct management of surface 
water  and flood resilience and resistance techniques that would be applied as part of 
the development. At the time of writing these details had not been received. 

 
5.15  In terms of flash flood risk, and in line the Strategic Flood Risk Assessment for the area 

the development would not fall within high risk. The development would come within 
the medium risk area, however this area covers all of Ingram Farm and surrounding 
area so finding an alternative site that is low risk would not be possible in this case. 
Additionally as the development is classed as less vulnerable, it is considered the 
development should be acceptable in this area provided that it can be illustrated that 
the development would not increase flooding elsewhere, and the building is resilient 
should flooding occur, including but not limited to ensuring that electrical fittings are 
above the reach of flooding and/or that the building can be easily restored and brought 
back into use following a flood event.   

 
5.16 Subject to the receipt before determination of an appropriate flood risk assessment 

outlining correct management of surface water  and flood resilience and resistance 
techniques the development would accord with Northumberland National Park 
Authority Local Development Framework Core Strategy and Development Polices 
Document Policy 27. 
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Impact on Residential Amenity 
 
5.17 The proposed building would be within 50 metres of neighbouring residential dwellings. 

These dwellings are currently in the ownership of the applicant and/or are associated 
with the working farm. 

 
5.18 Advice from Environmental Health was that in terms of odour and noise it would not be 

proportionate to request a detailed environmental health assessment and as such one 
would not be required. It would only be required that the applicant illustrate the 
expected increase in numbers of livestock and measures that would be taken to limit 
the impact of neighbouring properties. In this respect it has been illustrated that stock 
numbers are expected to remain the same and that the shed would be a straw bedded 
system that would result in less odour. 

 
5.19 Given that the building would be at least 40 metres away from properties that could be 

considered as related to or involved with the working farm and that stock numbers 
would not increase, and the shed would be straw bedded rather than slurry, it is not 
expected that the amenity of the neighbouring properties would be impacted upon and 
as such would be in line with Northumberland National Park Authority Local 
Development Framework Core Strategy and Development Polices Document Policy 3. 

 
Other Matters 
  
5.20 In terms of tranquility the issue of lighting and its impact on the tranquility of the night 

sky was raised by the Landscape and Forestry Officer. Both indoor and outdoor 
lighting would have to be sympathetically sited, positioned and of a low enough level 
as not to impinge on the dark skies of the area.  

 
5.21 It would not be reasonable or enforceable to expect no lighting to be associated with 

the development.  
 
5.22 Further details of the lighting have been requested from the applicant, the details of 

which will be secured by condition. Securing appropriate lighting as part of the 
development with help protect tranquility and be congruent with the aims of 
Northumberland National Park Authority Local Development Framework Core Strategy 
and Development Polices Document Policy 19. 

 
5.23 Nesting birds on site should not be disturbed by the works to remove the existing tree 

screen. Protection for nesting birds will be secured by condition. 
 
 
6.  Conclusion 
 
6.1 The development will provide essential accommodation on a working farm. and 

would accord with Northumberland National Park Authority Local Development 
Framework Core Strategy and Development Polices Document Policy 21. 

 
6.2 The design of the building is typical of farm buildings within the National Park and 

makes use of renewable materials, namely wood in the form of Yorkshire boarding 
for the walls and would accord with Northumberland National Park Authority Local 
Development Framework Core Strategy and Development Polices Document 
Policies 1, 3, 20, Landscape SPD and Design Guide SPD. 
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6.3 Subject to the submission of adequate water management techniques and flood 

resilience techniques the development would accord with Northumberland National 
Park Authority Local Development Framework Core Strategy and Development 
Polices Document Policy 27. 

 
6.4 As stock numbers would not be expected to increase on the holding and subject to 

adherence to relevant guidance in Defra's publication 'Protecting our Water, Soil and 
Air. A Code of Good Agricultural Practice for farmers, growers and land managers', 
as suggested by the environment agency it would not be expected that residential 
amenity would accord with Northumberland National Park Authority Local 
Development Framework Core Strategy and Development Polices Document 
Policies 3 and 27. 

 
6.5 Subject to a condition ensuring that planting will extend 1 metre from the Western 

side of the planted 5 metre wide bund and that any planting would be maintained and 
replaced if necessary in order to provide an effective screen for the life of the 
development once established, the development would not conflict with 
Northumberland National Park Authority Local Development Framework Core 
Strategy and Development Polices Document Policies 20 and Landscape SPD. 

 
6.6 The development would be considered acceptable in principle and subject to the 

submission of further information and with measures secured by condition to ensure 
that impact on the landscape and amenity, and impact on/from flooding are mitigated 
against the development would be in line with Northumberland National Park 
Authority Local Development Framework Core Strategy and Development Polices 
Document. 
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RECOMMENDATION 
 
Grant conditional permission subject to the following 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. 

 
 

2. The development hereby permitted shall not be carried out otherwise than in complete 
accordance with the plans and specifications approved by the Local Planning Authority. 

Drawing No. ML/GH/5005 (Received: 03/05/2012); 
Drawing No. A146/03 (Received: 03/05/2012) 

Reason: To ensure that the development is carried out in accordance with the approved details, 
in accordance with Policy 3 of the Northumberland National Park Authority Core Strategy 
and Development Policies Document. 

 
 

3. The tree planting on the proposed bund will extend 1 metre beyond the Western side of 
the bund. Trees planted shall be subsequently maintained to ensure rapid and complete 
establishment. Maintenance would include watering and weeding and replacement of 
any trees that fail.  Species and density of planting within the planting scheme will be as 
set out within the submitted Sustainability Design and Access Statement, with the 
addition of Goat Willow and Ash.  This screen shall be maintained to the satisfaction of 
the Local Planning Authority for the life of the development. 

Reason: To ensure that an effective screen is developed and maintained in the interests of the 
impact of the landscape, in accordance with Policy 20 of the Northumberland National 
Park Authority Core Strategy and Development Policies Document and the Landscape 
Supplementary Planning Document. 

 
 

4. The proposed building will be managed in line with DEFRA guidelines published as  
'Protecting our Water, Soil and Air. A Code of Good Agricultural Practice for farmers, 
growers and land managers' 

Reason: In the interests of the impact on the residential amenity, surface water runoff and waste 
water management, in accordance with in accordance with Policies 3 and 27 of the 
Northumberland National Park Authority Core Strategy and Development Policies 
Document and the Landscape Supplementary Planning Document. 
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5. The development hereby permitted shall not be carried out otherwise than in complete 
accordance with measures outlined in the submitted Flood Risk Assessment. 

Reason: In the interests of the impact on surface water runoff and waste water management, in 
accordance with Policies 3 and 27 of the Northumberland National Park Authority Core 
Strategy and Development Policies Document and the Landscape Supplementary 
Planning Document. 

 
 

6. No external lighting shall be installed unless in accordance with details submitted as part 
of the application, unless otherwise agreed in writing with the Local Planning Authority. 

Reason: In the interests of the impact on tranquility of the night sky in the area, in accordance 
with Policy 19 of the Northumberland National Park Authority Core Strategy and 
Development Policies Document. 

 
 

7. Works to remove the existing tree screen will be carried out in a manner that prevents 
damage or destruction of any nest of any wild bird while that nest is in use or being built.  
Existing trees should not be felled or moved during the bird breeding season (1st March-
31st July) or the area should be thoroughly checked to ensure that no birds are nesting 
in the area before work commences.  Any active nest should be left until the birds have 
fledged. 

Reason: For the protection of nesting birds on site, in accordance with Wildlife & Countryside Act 
1981 (and subsequent amendments) and Policy 17 of the Northumberland National Park 
Authority Core Strategy and Development Policies Document. 

 

Contact Officer: 
 
For further information contact Mr. S Dowsland, Planning Assistant, on 01434 611564 or  
e-mail: planning@nnpa.org.uk  

Background Papers: 

Planning Application File:    12NP0046 
 
 

mailto:planning@nnpa.org.uk�
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