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DMC 2013-015 APPLICATION FOR PLANNING PERMISSION

Application No: 12NP0114

Proposed Development: Construction of new lodge to provide visitor 
accommodation at Carraw Farm, Humshaugh, 
Hexham, Northumberland, NE46 4DB

Applicant Name: Mr J Dodds

Reason for Committee Decision

This application has been brought to the Development Management Committee for 
decisions whilst a number of letters of support have been received from third parties, the 
officer’s recommendation is for refusal of planning permission.

1. Proposal and Site

1.1 This planning application relates to the proposed construction of a new five-bedroom, 
detached lodge-style building at Carraw Farm, to provide additional visitor
accommodation for use in association with the existing bed and breakfast business.

1.2 The site currently comprises a traditional farmhouse and a complex of traditional byre 
and stable outbuildings to the north.  The site is dissected by the Military Road.  The 
Roman wall runs below the Farmhouse at Carraw. The isolated mid 19th Century 
Farmhouse and range of outbuildings are not listed but are of historic significance.  
The Farmstead is traditional in form, materials, architectural articulation and grouping.
Long views into the site have changed little since the Farmstead was first built.

1.3 Carraw Farm and its associated traditional agricultural buildings are considered to be a 
Heritage Asset.  This means that although they are not listed the buildings are 
considered to have a significance that merits some degree of protection and is material 
to the consideration of planning applications. The farmstead comprising the farmhouse 
to the south of the road and the collection of barns and byres to the north of the road 
are noted on John Grundy’s survey of 1987, both as Grade III.

1.4 The site falls within the Hadrian’s Wall World Heritage Site and is located within the 
Scheduled Monument. 

1.5 The proposed lodge has been designed as a 1.5 storey building with a cruciform 
footprint.  The ground floor consists of two en suite bedrooms, kitchen and 
sitting/dining area with 3 en suite bedrooms on the upper floor.  It would be clad with 
cedar vertical boards and natural stone.  Doors and windows to be uPVC.  Roof is 
proposed to be slate.

1.6 The proposed lodge, at its greatest points, would measure approximately 16.0 metres 
in width by 14.0 metres in length with a height of 6.5 metres to the ridge and 3.8 
metres to the eaves.
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1.7 Details of the proposed associated works including hard and soft landscaping have 
also been provided. These would include an extension to the existing car park to the 
west of the existing building, the construction of a new access track across the full 
length of the rear of the farmhouse, the creation of a drop off point and disabled 
parking area to the west of the proposed lodge, and new post-and rail fencing around 
the car park and access track. The proposal also includes the siting of a new oil tank to 
the north of the development.

2.0 Planning Policy

2.1 The application has been assessed against relevant national and local planning 
policies. A list of the policies considered is set out below.  Issues arising from the 
application in relation to these policies are drawn out in detail in section 5.0 below.

National Policies

2.2 The National Planning Policy Framework (NPPF), March 2012 – including sections on 
design, the economy and the natural and historic environments.

Local Policies

2.3 Northumberland National Park Local Development Framework Core Strategy and 
Development Policies Development Plan Document, including:

- Policy 1 Delivering Sustainable Development
- Policy 2 Climate Change
- Policy 3 General Development Principles
- Policy 5 General Location of New Development
- Policy 14 A Sustainable Local Economy
- Policy 15 Sustainable Tourism and Recreation Development
- Policy 17 Biodiversity and Geodiversity
- Policy 20 Landscape Quality and Character
- Policy 22 Trees, Woodlands and Forests
- Policy 25 Renewable Energy and Energy Efficiency
- Policy 27 Water and Flood Risk

Guidance

- Design Guide Supplementary Planning Document
- Landscape Supplementary Planning Document 
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2.4 The planning policies as set out in the LDF Core Strategy for Northumberland National 
Park (2009) and the NPPF (2012) all support proposals which have a high quality of 
design, sympathetic to existing buildings and which reinforce local distinctiveness and 
historic character (LDF policies 3, 14,15 18).  The NPPF specifically states that in 
taking decisions on proposed developments there should be a presumption in favour 
of sustainable development (para 14) and that good design is a key aspect of 
sustainable development (para 56).  Through the NPPF the Authority is directed to 
give great weight to outstanding or innovative designs (para 63).  At para 64 it states 
that permission should be refused for poor deign that fails to take the opportunities 
available for improving the character and quality of an area.  In addition, and linked to 
these planning policies is having a clear understanding of the significance of the 
historic environment and demonstrating this within the application.

3. Planning History

3.1 05NP0035 Change of use of barn to tourism use, alterations to existing 
farmhouse and creation of new access from B6318 to new car parking area
Planning Permission granted conditionally.

3.2 Pre-application advice was sought on the principle the proposal but no design details 
were presented to officers for consideration until the planning application was 
submitted. In response to concerns raised by officers during consideration of the 
application, a revised set of plans and drawings was provided. Changes included a 
modest reduction in the footprint of the building, removal of a balcony and some 
changes to material. Officers advised the applicant that the amendments did not 
overcome the concerns and in some respects increased them. The applicant ultimately 
opted to continue to seek a decision on the amended application rather than withdraw 
it and hold further discussion with officers.

4. Consultations/Representations

Advice from specialist officers at NNPA

4.1 Conservation Officer
In summary, the Conservation Officer has raised fundamental concerns about the size 
of the proposed building in this location, and has advised that no amount of changing 
the details of the current design would address these concerns. The proposal is not 
sympathetic to its context and would be visually detrimental because of its size and 
because the proposed design is poorly detailed. The proposal, including the 
associated access arrangements, would have a detrimental impact on the setting of 
the adjacent farmstead and wider historic landscape.  The Officer could not therefore
support the proposals. The Conservation Officer’s full comments have been 
incorporated into and informed much of the content in section 5.0 of this report.
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4.2 Landscape Officer
The plan showing the existing trees in east wood plantation only shows those that 
meet felling license requirements and is not a true representation of all the trees that 
would be lost due to this proposal. There are estimated to be in excess of 100 trees 
growing in the area south of the red dashed line indicated on plan CF/09/ESPT/06. All 
but one are approximately 15–20 years old and there is no mention within the 
application as to whether any compensatory replanting would take place and if so 
where that would be. There is a more mature sycamore which I see is due to come out 
in the proposed car drop off area just to the north west of the new building. Whilst it 
would be desirable not to lose this particular tree, it cannot be regarded as a specimen
that ought to be kept at all cost, i.e. does not merit a TPO being placed on it. Trees of 
a similar age and older can be found in the nearby wood to the north of the buildings at 
Carraw.  Looking at the number of trees to be removed, there would be little screening 
of the new building from receptor sites to the east, south and west. Receptor sites 
would include the Military Road, Hadrian’s Wall National Trail and Access Land to the 
South and west of Carraw. In terms of the impact upon the landscape character, the 
mixture of timber and stone for the walls does not fit comfortably with the majority of 
existing properties. Note that during pre-application discussed the Landscape Officer 
has advised the preference would be for the existing woodland to be retained.

4.3 Ecologist
At the pre-application stage for this site the Ecologist requested that the applicant 
provided an ecological survey including information on great crested newts (which are 
known to be in the area).  The survey report provided only covers the risk of great
crested newts being affected.  The Ecologist is happy about this aspect of the report 
and the suggested mitigation for newts, which should be conditioned if permission is 
given.  There is however no information about other habitats on site and the possible 
impact of the development and discussion about mitigation. The existing and 
proposed drawings show that the site has some tree and shrub cover and that some 
trees are proposed to be removed.  The application does not identify what type these 
are. The Sustainability, Design and Access Statement does say ‘identification of 
specific trees to be removed have been informed by the topographic survey’. No 
further reference to this habitat or any other is made in the application.  The Ecologist
noted that no new trees are now proposed in landscaping. The Sustainability, Design 
and Access Statement also states ‘Mitigation is now included in terms of ecology’ – the 
Ecologist could not find this anywhere with the exception of the great crested newt
report. A report should have been provided with report covering all the ecological 
aspects. Without this is has been hard to make a decision on ecology advice. If a 
revised application is submitted, all areas and aspects affected by the development 
should be included in the ecological report.
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Advice from external consultees

4.4 Newbrough Parish Council has no objection to the proposed development (either as 
originally submitted or as amended).

4.5 Northumberland County Council Building Control has provided advice on matters 
that would be considered in relation to the associated application for building control 
consent.  If planning permission were to be granted this advice could be conveyed to 
the applicant by means of an informative.

4.6 English Heritage have been extensively involved in the consideration of this planning 
application.  In summary, their final advice is as follows:

On below-ground archaeology, English Heritage have advised that as previously 
proposed screening planting in the scheduled ancient monument area has been 
removed from the application, and confirmation the development will not require 
excavation of more than 300mm other than in some very limited areas, they are 
content that any remaining risk could be dealt with by an archaeological watching 
brief. This would need to be secured by a suitable condition should planning 
permission be granted. English Heritage have confirmed that they would like to 
be consulted if any screening planting is proposed in association with the 
proposed development, or if the soft landscaping in the same area mentioned on 
the proposed site plan involves any excavation. Again, this could be managed 
via a condition if planning permission were to be granted.
On the setting of the World Heritage Site, English Heritage have advised that, in 
relation to planning-applications, their own remit on World Heritage Site setting is 
limited considering the role the area around the archaeological components of 
the World Heritage Site plays in the appreciation and understanding of Roman 
military planning and land use. English Heritage do not believe this proposal 
would cause harm to the appreciation or understanding of the World Heritage 
Site and so do not consider they could sustain an objection on these grounds.
More generally English Heritage have confirmed their support for NNPA in 
applying design policies, but have advised that the detailed application of these is 
a matter for the Authority.

Representations from other third parties

4.7 A number of emails and letters of support have been received. Whilst some of these 
were received a late stage of consideration of the original application, several were 
provided or reconfirmed during a formal period of re-consultation on the amended 
proposals. Whilst it is only the latter that have triggered the need for a committee 
decision, regard has been had to all of the arguments raised.
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4.8 The main thrust of the support relates to the opportunity to build upon the success of 
the existing Carraw B&B business and enable it to capitalize on currently unmet 
demand.  Copies of the letters of support are appended to this report.  The following 
list summarises some of the other opinions put forward by supporters:

Well screened development / minimal visibility from elsewhere;
Sustainable location with access to public transport;
Will benefit other businesses in the area;
No impact on the world heritage site;
Looks contemporary / sustainable design / support for materials;
Will support local tourism and other businesses in the area;
Makes good provision for visitors with disabilities.

5. Assessment

5.1 The key issue identified for detailed consideration are:

Principle of Development – Location
Principle of Development – Wider Sustainability Considerations
Rural Economy and Tourism Benefits
Impact on Special Qualities 

Principle of Development - Location

5.2 National and local policies support the principle of providing opportunities to promote 
the enjoyment of and understanding of the National Park.

5.3 Policy 5 of the Authority’s Local Development Framework indicates the preferred 
locations for new development in the National Park as being the local centres and 
smaller villages listed in that policy. In the open countryside, the preference is for the 
reuse of existing buildings.  However, the policy makes provision for some new building 
in the open countryside where certain criteria are met. For example where the 
development could not take place in a local centre or smaller village (or through re-use 
of existing buildings) and where the development will conserve and enhance the 
special qualities of the National Park and provide opportunities for the public to 
understand and enjoy the special qualities whilst not negatively impacting on them.

5.4 Policy 14 supports proposals which enable the expansion of existing businesses which 
relate to the special qualities of the National Park but do not negatively impact upon 
them.  Carraw B&B is a very well regarded and successful bed and breakfast business 
which provides a good example of farm diversification and which was itself 
accommodated through a high quality and sensitively designed extension to the 
existing farmhouse. As such it is considered the existing business meets this 
description.



Development Management Committee
20th March 2013

DMC2013-015 12NP0114 – Carraw Farm, Humshaugh
Page 7 of 19

5.5 Similarly, Policy 15 supports sustainable tourism and recreation developments which 
maximize opportunities for visitors to increase their understanding and enjoyment of 
the National Park whilst not adversely impacting on them. Policies 14 and 15 both need
to be read against Policy 5, but in short, new tourism development in the open 
countryside is not expressly ruled out.

5.6 Full consideration of whether this particular proposal for a new building in the open 
countryside is acceptable under policies 5, 14 and 15, is therefore dependent upon the 
balance struck between the business and tourism benefits and the potential impacts of 
the new development on the special qualities of the National Park.

Principle of Development – Wider Sustainability Considerations

5.7 The NPPF of March 2012 introduced a policy presumption in favour of sustainable 
development.  For local planning authority decision-making, this means (in summary) 
approving development proposals that accord with the development plan, but resisting 
development proposals where the adverse impacts of development of doing so would 
significantly and demonstrably outweigh the benefits.

5.8 Northumberland National Park Authority’s Core Strategy and Development Policies are 
designed to enable and encourage proposals which will make a positive contribution to 
achieving National Park Purposes and to the special qualities of Northumberland 
National Park in particular, providing harm is not cause to those special qualities. 
Policy 3 sets out a set of criteria against which all proposals are assessed. For the 
reasons set out in more detail below, the proposed development does not meet a 
number of these criteria.  Criteria a. is not met as the proposal will not conserve or 
enhance the special qualities of the National Park).  Criteria b. is not met as the 
proposal is not sympathetic to existing buildings in terms of scale, height, massing, 
siting, form, materials or colour.  Criteria c. is not met as the proposal does not 
successfully balance the provision of appropriate services and infrastructure with 
avoidance of compromise to the quality of the landscape.

5.9 In terms of sustainable transport, the site is served by the Hadrian’s Wall bus and is on 
the Hadrian’s Wall National Trail. It can reasonably be assumed therefore that some of 
the new visitors will arrive by means other than the private car. As mentioned in the 
design section of this report, the development is intended to incorporate sustainable 
design features and this could be managed through the use of conditions.
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Rural Economy and Tourism Benefits

5.10 The National Planning Policy, at paragraph 28, urges local planning authorities to 
support a strong rural economy, including by:

Supporting the sustainable growth and expansion of all types of business and 
enterprise in rural areas, both through conversion of existing buildings and well 
designed new buildings; and
Supporting sustainable rural tourism and leisure developments that benefit
businesses in rural areas, communities and visitors, and which respect the
character of the countryside.

5.11 Policies 5, 14 and 15 (as described above) of this Authority’s Core Strategy and 
Development Policies make provision for sustainable economic and tourism 
developments that avoid negative impacts upon the special qualities of the National 
Park.

5.12 Whilst no detailed information has been provided on whether or not the proposed 
expansion of the existing businesses would lead to any new jobs, it is reasonable to 
assume that some employment that will be provided during the construction period 
and that there is potential for some modest additional employment in relation to 
managing and maintaining the expanded businesses.  In addition, the development is 
likely to have a positive impact in terms of the strength of the existing bed and 
breakfast businesses and the farm diversification initiative of which the existing 
business is part.

5.13 In terms of the benefit of providing additional visitor accommodation in the area, 
regard has been had to the supportive comments provided by third parties.  The 
manager of Carraw B&B has herself written in support of the development, advising
that at peak times potential business often has to be turned away.

5.14 The purpose of the proposed development would be to provide 10 additional bed 
spaces that could be used either as additional bed and breakfast accommodation or 
as a self contained holiday unit for use by groups. The application indicates an 
intention for the standard of this additional accommodation to match that of the 
existing business – which it is not disputed is very good and which is highly thought 
of by previous guests and by other local businesses including competitors. Whether 
the proposed development would achieve the standard of accommodation intended 
by the applicant is not a matter which the local planning authority can judge, though
regard has been had to letters of support on this point provided by representatives of 
the local tourism industry.  It is also understood that the proposed developed has 
been designed to meet the quality requirements of a rural development grant scheme 
which the applicant would benefit from if planning permission were to be granted.
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Impact on Special Qualities

Below-ground archaeology

5.15 The site falls within the Hadrian’s Wall World Heritage Site and is located within the 
Scheduled Monument.

5.16 English Heritage have provided both the applicant and NNPA officers with extensive 
advice on this development proposal, and the applicant has responded through the 
provision of additional information and through amendments to the details of the 
proposal.  These include the removal of a proposal for some screening planting in the 
scheduled ancient monument area, and confirmation that the development will not 
require excavation of more than 300mm, other than in some very limited areas where 
a slightly deeper limit is proposed.

5.17 English Heritage have confirmed they are now content that any remaining risk could 
be dealt with by an archaeological watching brief.  This would need to be secured by 
a suitable condition should planning permission be granted.

5.18 English Heritage have confirmed that they would like to be consulted if any screening 
planting is proposed in association with the proposed development, or if the soft 
landscaping in the same area mentioned on the proposed site plan involves any 
excavation.  Again, this could be managed via a condition if planning permission 
were to be granted.

Setting of the Hadrian's Wall World Heritage Site

5.19 Paragraph 137 of the NPPF directs local planning authorities to look for opportunities 
for new development within World Heritage Sites to enhance or better reveal their 
significance.

5.20 The likelihood of the proposed development having an impact upon the setting of the 
World Heritage Site has been considered from the perspectives of both English 
Heritage and Northumberland National Park Authority, as the two organisations have 
different remits in relation to setting.

5.21 English Heritage advise that, in relation to planning-applications, their remit on World 
Heritage Site setting is limited to considering the role the area around the 
archaeological components of the World Heritage Site plays in the appreciation and 
understanding of Roman military planning and land use. English Heritage do not 
believe this proposal would cause harm to the appreciation or understanding of the 
World Heritage Site and so do not consider they could sustain an objection on these 
grounds.

5.22 More generally, English Heritage have confirmed their support for NNPA in applying 
the policies of its Design Guide, but have advised that the detailed application of 
these to this proposal is a matter for the Authority.  NNPA’s own officers do consider 
that, by virtue of its design (see comments in design section), the proposed 
development would cause visual harm to the setting of the World Heritage Site and 
the surrounding landscape of which it forms part.
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Design

5.23 The NPPF confirms that the Government attaches great importance to the design of 
the built environment. Good design is a key aspect of sustainable development, is
indivisible from good planning. The NPPF also states local planning authorities should:

aim to ensure developments will function well and add to the overall quality of 
the area, respond to local character and history, and reflect the identity of 
local surroundings and materials while not preventing or discouraging 
appropriate innovation, and are visually attractive as a result of good 
architecture and appropriate landscaping;
concentrate on guiding the overall scale, density, massing, height, landscape, 
layout, materials and access of new development in relation to neighbouring 
buildings and the local area more generally (rather that providing undue 
prescription on detail);
avoid imposing architectural styles or tastes…but seek to reinforce local 
distinctiveness;
give great weight to outstanding or innovative designs which help raise the 
standard of design more generally in the area;
refuse development of poor design that fails to take the opportunities 
available for improving the character and quality of an area and the way it 
functions.

5.24 Northumberland National Park Authority’s approach to planning accords with this.
Support is expressed for developments which demonstrate high quality and 
sustainable design which protects and enhances local character and distinctiveness 
through careful integration with the existing built form (see criteria b. of Policy 3). This 
includes a requirement to ensure the following:

Materials are appropriate to the site and its setting;
Development is sympathetic to existing buildings in terms of scale, height, 
massing, siting, form, materials and colour.
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5.25 More detailed guidance on design is set out in this Authority’s Design Guide 
Supplementary Planning Document. Guidance includes:

The National Park Authority supports contemporary design, however for this 
to be appropriate it should be locally distinctive with careful analysis of the 
established forms of building.
The design quality of new development is of the highest importance in all 
planning decisions and emphasis should be given to developments which 
embrace all aspects of design, including siting, massing, scale, proportion, 
rhythm, materials, and colour and of more recent importance, their 
contribution towards sustainable development.
When proposing new development in the open countryside, care should be 
taken to consider the wider views both into and out of the development site;
development should sit comfortably within the landscape and take care not to
harm views. It should reflect the form of the surrounding landscape and 
buildings i.e. creating a linear form with ridge lines following the horizontal 
aspect of the landscape in valleys. Boundary treatment and landscaping 
should avoid a suburbanising affects.

5.26 There are some positive aspects to the design of this proposal. Notably, it appears 
suitable in terms of its functionality as visitor accommodation. The provision made to 
ensure the new visitor accommodation would be accessible for visitors with disabilities 
is raised on one of the letters of support, which suggests that there are relatively few 
existing facilities in the surrounding area which have been specifically designed to 
welcome guests with disabilities, and indicates that there is therefore unmet demand 
for fully accessible accommodation. It is therefore appropriate to acknowledge the 
merit of these aspects of the proposal in relation to increasing opportunities for visitors 
to enjoy the special qualities of the National Park.

5.27 The application makes provision for the incorporation of sustainable energy measures 
(such a solar hot water panels and a wood burning stove), the details of which could 
be managed and secured by condition, and provision is made for disabled access. A
reference is also made to an air source heat pump, though this may not be acceptable 
in visual impact terms. High levels of insulation and water efficiency features are also 
mentioned. The development proposed therefore has some merit when considered 
against Policies 25 and 27.

5.28 However, the design proposed raises a number of fundamental issues when 
considered against the policies summarized about and the sensitivity of the site and 
the surrounding area. Details are provided below, but in summary Officers’ principal 
concerns on design are:

the size of the proposed new building (particularly in the context of the site);
the lack of sympathy with and visual detriment to the existing buildings and 
wider area;
the poor detailing of the design;
the overbearing impact which, by virtue of its mass and scale, the new 
proposed building would have on the existing traditional farmhouse building, 
thus detracting from its significance as a heritage asset.
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5.29 As a result of these factors (which are unpacked in the remainder of this section) the 
proposed development does not accord with national and local policies and guidance 
on design. It would not be possible to overcome these concerns through the use of 
planning conditions or through making changes to the current design.

Setting (consideration of existing buildings and surrounding landscape).

5.30 Though not listed, the isolated mid 19th Century Farmhouse and range of 
outbuildings are of historic significance and are noted in John Grundy’s survey of 
1987 as being “Grade III”. The Farmstead is traditional in form, materials, 
architectural articulation and grouping. Long views into the site have changed little 
since the Farmstead was first built. As such, it is appropriate to treat them as a 
heritage asset under the provisions of the NPPF of March 2012 and supporting 
Planning Practice Guide (also March 2010), and merit a degree of protection. The 
impacts upon them and their setting are a material consideration in the determination 
of this application.

5.31 Any new building in the open countryside should pay special attention to its setting 
and context.  Any change will have a significant impact, and the key to success is for 
that impact to be positive. It is important to understand the significance of the site 
and the heritage asset and the contribution made by its setting.  In this context the 
setting for the proposed new lodge at Carraw Farm has not changed substantially for 
over 100 years. The form of the stone and slate traditional Northumbrian farmhouse 
with associated barns and byres has remained largely unchanged.  The former
parlour and other outbuildings physically linked to the farmhouse have now been 
incorporated into the B&B, but the scale and massing has not been altered.  The 
stone wall enclosures surrounding the buildings with fields beyond are all typical of 
the tranquil rural scene found within Northumberland National Park. These 
enclosures have already been sensitively altered to allow for a better access and 
additional car parking to the west of the farmhouse.  With the exception of some tree 
planting in the 20th Century to the north and to the east the long views into this site, 
together with the glimpsed views from the road have not changed substantially.

5.32 The proposed development site sits within an area of landscape which is typified by 
open moorland with a medium to large-scale enclosure pattern defined by stone 
walls and post and wire fencing. Habitation is limited to a small number of dispersed 
farmsteads surrounded by shelter planting. It is a significant area of the National 
Park for outdoor recreation, particularly walking, due to the attraction of Hadrian’s 
Wall and the outstanding long distance views. The Hadrian’s Wall National Trail 
passes to the immediate north of the proposed development site, on the opposite 
side of the Military Road, and there are tracts of access land to the north and to the 
south west.
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5.33 This Authority’s Landscape Supplementary Planning Document indicates that any new 
development in this area should be as low-key as possible, should conserve the wild 
character of the setting of Hadrian’s Wall, and should avoid urbanizing the landscape 
character. New buildings should respect the local surroundings in terms of building 
material and scale, they should not be visually prominent and should not detract from 
the scenic quality of the area. Development of new farm buildings should take care 
not to compromise the pattern and scale of farmsteads across this landscape; that are 
so characteristic in the vicinity of Hadrian’s Wall. The pattern of stone wall enclosures 
as part of the wider landscape character of this area should be maintained. The 
proposed development would clash with much of this guidance.

5.34 It is typical of the Northumbrian landscape to find isolated groups of farmsteads and 
this adds to the recognisable sense of place that is so appealing within the National 
Park. A new build should be designed to settle well into this landscape and 
complement the buildings around it.  Officers consider that because of the design of 
the proposed lodge has not taken into consideration its immediate setting and 
therefore will not make a positive contribution.

5.35 The 3D visualizations provided in support of the application indicate that it will be 
visible from a range of angles and approaches, though to different degrees. Amongst 
the bigger impacts upon the setting of the site are:

The transformative impacts that the development would have on the view
when approaching the site from the East along the Military Road (from the 
Brocolitia direction). From this direction the existing woodland to the East of 
the farmstead is a positive feature in its setting: with the substantial removal
of a number of these trees from the site to accommodate the new building, 
the proposed lodge would become one of the most visible features of this 
approach.
The equally transformative impact on the view of the site when approaching 
from the West via the same route, where the new building would be clearly 
visible to the right of the existing farmstead and where there is no scope for 
landscape screening due to the likely impact of new tree routes on below-
ground archaeology.
The impact that the removal of trees would have on receptor sites to the east, 
south and west. In addition to the above-mentioned views from the Military 
Road, other sensitive receptor sites would include Hadrian’s Wall National 
Trail and nearby Access Land.
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Scale, Massing and Proportion

5.36 The proposal is for a 5-bedroom lodge in a cross shaped plan form.  Most traditional 
buildings within the National Park have simple rectangular footprint with a wide 
frontage and narrow depth, sometimes with later additions stepped back or forwards, 
with a lower roof pitch height.  Local building styles are generally linear and it was a 
linear plan form that was discussed with officers during pre-application discussions.  
The scale of the proposed development appears overly large, over bearing and 
competes in size with the main farmhouse, even though it has been proposed on a 
site approximately 1m lower than the farmhouse. The resulting competitive impact 
and failure to respect the predominance of the farmhouse is not considered 
acceptable and is in direct odds with advice in the Design Guide SPD on local 
building form and hierarchy of buildings in traditional farmsteads where the farm 
house stands as a dominant feature, with smaller subservient buildings forming the 
steading. Carraw is a typical and well preserved example of this.

5.37 The massing of the building is overbearing, made more acute by its footprint which 
adds additional elevations within which to view its multi dimensional form.  The 
supporting information explains that the scale of the building has been chosen to 
accommodate the level of demand. The lodge is proposed to be one and half storey 
(approximately 6.3m at its highest point) and this has lead to compromises in design, 
for example the two poorly detailed Velux style roof lights on the south facing 
elevation.

Materials and local distinctiveness

5.38 Choosing the materials for any new development is critical to overall appearance and 
setting and it is a key means in which to ensure a development is sympathetic to and 
makes reference to local distinctiveness. The range of materials chosen in this case 
represents an mixture of styles that do not work well together and which appear to be 
an unsuccessful compromise between contemporary and traditional approaches.

5.39 The resulting design is, overall, reminiscent of a log cabin or Swiss chalet - with large 
areas of vertical cedar cladding on all elevations. Attempts have been made to 
reference Northumbrian built characteristics, through the use of stone on some of the 
elevations, the use of slate for the roof, and the incorporation of cast iron gutters and 
downpipes. Doors and windows would be a mixture of UPVC and glazing. 
Unfortunately the result of combining the contemporary and the traditional has not 
resulted in a building which reflects local distinctiveness.
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Visual impact of proposed means of access

5.40 In addition to the new building itself, this planning application seeks permission for an 
extension to the existing car park to the west of Carraw farmhouse, the construction 
of a new hardcore track from that car park across the length of the southern elevation 
of the existing building to arrive at a new hardcore drop-off / delivery / disabled 
parking area adjacent to the proposed new building. The latter would require the 
removal of old sheep pens from the site. The new car park and track would be 
bounded by a new post and rail fence. These features can be seen on the existing 
and proposed site plans, and are their visual impact is depicted in some of the 3D 
visualizations provided in support of the application. If developed as shown, these 
boundary and access features would add to the negative visual impact on the setting 
of the existing buildings and character of the site. Although not mentioned in the 
application, it may be that new external lights would be required to light the new 
access way (as well as on the proposed new building). To protect the quality of the 
night sky, if planning permission were to be granted it would be advisable to use a 
condition to manage the type of lighting used. Committee is asked to note that no 
highway comments have been received on this application.

Ecology

5.41 The supporting information for the application includes a great crested news survey 
and risk assessment. This concludes that there is a low risk of the proposed works 
on site causing harm or disturbance to individual great crested newts. To mitigate 
against this risk the report identifies a method statement to be complied with whilst 
work is underway on site, and also recommends the creation of habitat piles 
elsewhere on the applicant’s land. If planning permission were to be granted, 
compliance with these mitigation measures could be secured through the use of a 
planning condition.

5.42 As no further ecological information has been provided in relation to other habitats on 
the site it has not been possible to fully consider whether the proposed development 
would protect, enhance and restore biodiversity and therefore whether it accords with 
Policies 17 and 22 of the Core Strategy and Development Policies document. It is 
apparent, for example, that a number of trees would need to be removed in order to 
implement the development. These are marked on the plans, but no information has 
been provided on what species these trees are or whether there would be any 
ecological impacts of their removal which would need to be mitigated. It cannot 
therefore be concluded with confidence that the proposed development, if approved, 
should not be made subject to any addition ecological mitigation measures beyond 
those identified in the great crested newt survey.

5.43 As outlined elsewhere in the report, English Heritage would not support any 
proposed tree planting to provide screening of the proposed development, because 
of the likelihood of tree routes causing damage to archaeological remains. An
assumption could not therefore be made that any mitigation needed to compensate 
for the proposed loss of trees could be achieved through new tree-planting elsewhere 
on the site.
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6. Conclusion

6.1 With a different approach to scale and design (including in respect of access 
arrangements), a development aimed at expanding the existing successful bed and 
breakfast business at Carraw Farm is capable of being acceptable in principle.
However, the particular development proposal which the Authority has been asked to 
consider would (for the reasons outlined above) have a negative impact upon various 
aspects of the special qualities of Northumberland National Park. This harm would 
outweigh the positive benefits derived in terms of the expansion of the existing 
business and the provision of additional visitor accommodation. There is an 
irreconcilable conflict between the park purposes on conservation and public 
enjoyment. In such circumstances the well-established Sandford Principle requires that 
the conservation interest takes precedent.

6.2 Overall it is therefore considered that the proposal would not accord with relevant local 
and national planning policies, that approving this application would not accord with 
this Authority’s statutory duties or meet the requirements of the Sandford Principle.

RECOMMENDATION

The application is recommended for refusal for the following reasons;

By virtue of its size, form, precise location and design the proposed new building and 
associated access track would have a significant negative impact on the setting of the 
existing farmhouse and adjacent outbuildings, which are built of traditional materials in 
local vernacular style and as a group make a positive contribution to the character of this 
part of the National Park.

By virtue of its size, form, location and design the proposed new building would have a 
significant negative impact on the wider location, which comprises part of a highly 
sensitive, protected landscape which includes the Hadrian’s Wall World Heritage site.

By virtue of its size and precise location, and as a result of the proposed loss of a mature 
tree and a part of an established block of woodland, the proposed development would 
have a negative transformative effect on views of and through the site from surrounding
receptor sites including the Military Road to the West and East of the site and the 
Hadrian’s Wall National Trail.

Insufficient information has been provided to enable full consideration of potential 
ecological impacts of the application and therefore of any mitigation measures required.

In summary of the above, the benefits that this development would provide in terms of 
the rural economy and visitor accommodation would be outweighed by the negative 
impact which it would (by virtue of its scale and design) have on various aspects of the 
special qualities of Northumberland National Park. As such, there is an irreconcilable 
conflict between the Park purposes of relating to conservation and public enjoyment. In 
line with the Sandford principle, the conservation interest should take priority.
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Contact Officer:

Tammy Adams, Head of Planning and Communities
01434 611577 
planning@nnpa.org.uk

Background Papers:
Planning Application File : 12NP0114

A location plan and proposed layout plan are attached to this report. Other plans and 3D 
visual imaging documents are available and will be available at the Committee Meeting.

Representations received from consultees and local residents and businesses are 
separately attached.
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