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DMC 004/2012 APPLICATION FOR PLANNING PERMISSION

Application No: 11NP0079

Proposed Development: Retrospective application in respect of change of use of 
hemmel from ancillary residential accommodation to 
holiday accommodation at Holystone Priory Farm,
Holystone, Morpeth, Northumberland, NE65 7AJ

Applicant Name: Mr J Macara

1. Proposal and Background

1.1 This application seeks the change of use of ancillary residential accommodation to 
holiday accommodation at the Hemmel, Holystone Priory Farm, Holystone. The 
Hemmel is located within the courtyard of the complex to the west of the main building. 
Access to the building is from the north of the site with the provision for car parking 
within the site. The Hemmel is constructed of stone under a slate roof with timber 
windows and doors. The externals of the building is completed, at the time of the site 
visit the internal fittings of the building were not completed.

1.2 Planning permission was granted in 2003 under application 03NP0062 for the 
conversion of stone barn and byre and construction of hemmel building to create one 
dwelling house and ancillary accommodation. This application was amended by 
application 08NP0029 which sought use of the hemmel building for ancillary 
accommodation and to provide garage, store and gym, associated with residential 
conversion. The current application seeks to change this approved use.

1.3 The application is being determined by the Development Management Committee as 
an objection has been received from Harbottle Parish Council and one neighbouring
property has raised queries regarding the development.

1.4 A change of use application is required in this instance as the application would create 
a separate unit to the main dwelling house. No external alterations are proposed to the 
building.

1.5 The application was originally advertised for the change of use of Holystone Priory 
Farm and Hemmel however the main building of Holystone Priory Farm is an existing 
residential unit; under the Use Classes Order planning permission is not required for 
Holystone Priory Farm to be used as holiday accommodation provided it is only one 
single unit. The application has subsequently been re advertised with an amended 
description which clarifies this, the consultation period expires after the publication of 
the report; and the Development Management Committee will be advised verbally of 
any responses received. 

2. Planning Policy

2.1 Northumberland National Park Local Development Framework Core Strategy and 
Development Policies Development Plan Document:

Policy 1: Delivering Sustainable Development
Policy 3: General Development Principles
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Policy 5: General Location of New Development
Policy 15: Sustainable Tourism and Recreation Development
Policy 17: Biodiversity and Geodiversity
Policy 18: Cultural Heritage

Supplementary Planning Guidance: 
Design Guide
Landscape

3. Planning History

3.1 The site has been subject to numerous planning applications, the most relevant are;

03NP0062 Conversion of stone barn and byre and construction of hemmel 
building to create one dwelling house and ancillary accommodation –
approved

08NP0029 Amendment to planning permission 03NP0062 in respect of 
construction of hemmel building to create ancillary accommodation 
and to provide garage, store and gym, associated with residential 
conversion - approved

4. Consultations/Representations

4.1 Harbottle Parish Council:

Harbottle Parish Council objects strongly to the proposal for change of use of this 
property from a dwelling house to holiday lets. Initial consent was granted for 
conversion of an old farm building into a dwelling house, and an annex building was 
permitted where a dilapidated corrugated iron shed once stood. That annex was put 
forward as available for a workshop, as a games room or as a gym, and the consent 
stipulated that it should be used only in ancillary fashion to the main building. Had the 
application then been to convert that tin shed into a dwelling it would have been 
opposed by this council and would almost certainly have been refused.

The developer built the annex higher than permitted, and this council drew your 
attention to that fact, fearing that the developer’s intention was by subterfuge to create 
a separate dwelling. You requested that it be reduced in height by one course of 
blocks, still higher than originally permitted and high enough to allow it to be converted 
to residential use.

The developer marketed the property at a surprising high price but failed to sell. We 
drew your attention to the fact that it was being described in a manner to suggest the 
annex could be used and sold on as a separate property.

The developer then started to advertise the property for holiday lettings and recently
carried out works to make the annex suitable for residential use separate from the 
main building.
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This application seeks retrospectively to authorise not one matter but two; firstly the 
change of use of the property from residential to holiday let, and secondly to legitimise 
the conversion of the annex into a building capable of use as a separate dwelling.

This council objects on the following grounds;

1. The annex is unsuitable in size and design for separate use as a dwelling house;
2. There is no requirement in the parish for additional holiday accommodation, there 

being already a surplus;
3. The residents of Holystone, which has a strong community spirit with all but one 

house being in permanent family occupation, do not wish to see the character of 
the village damaged by holiday accommodation;

4. The residents of Holystone do not wish to have two additional properties, either as 
homes or as holiday lets, where one alone created more than enough additional 
traffic and disturbance;

5. The developer flouted the conditions imposed in the original planning consent; the 
Authority must reject his present application else the planning system will be 
brought into discredit and no one will then feel obliged to respect it.

4.2 NNPA Archaeologist: No Archaeological constraint;

4.3 NNPA Ecologist: No objection;

4.4 Neighbour responses: One letter of objection has been received from a neighbouring 
property, which states:

We have no objection to a change of use for the steading BUT as far as we are aware 
the Hemmel was and remains a garage and production area- whatever that is. IF the 
change of use of granted can this be returned to a residential home in the future –
believe there is currently a dispute about this re: harbottle surgery. IF the Hemmel 
had been built as you approved it, its use as a residential building would not be under 
discussion.

5. Assessment

5.1 The issues are:
The principle of the development;
Impact on the amenity of neighbouring properties;
Parking provision;
Other matters.

Principle of Development

5.2 Core Strategy Policy 5 guides development to be located within local centres, 
Holystone is identified as one of the aforementioned centres and is considered a 
sustainable location for development. With regard to tourism Policy 15 of the Core 
Strategy seeks to encourage reuse of existing buildings to provide self catering 
accommodation. The proposal is located centrally within a sustainable settlement and 
optimises an existing building complying with both Policy 5 and 15 of the Core 
Strategy.
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5.3 The Parish Council has raised that there is no requirement for additional holiday 
accommodation as there is already a surplus. The policies within the Core Strategy do 
not require applications to justify the need for tourism development when located 
within identified settlements. It would therefore be unreasonable for the Authority to 
require this justification for this application.

5.3 The Hemmel has been constructed to a high standard, complying with the advice and
guidance contained within the adopted Design Guide. The change of use of the 
building requires no alterations and extensions and is considered to utilise a building 
which is no longer required to be used as ancillary residential accommodation.

Impact on amenity of neighbouring properties

5.4 Concerns have been raised by the Parish Council regarding the increase in traffic and 
disturbance to the residents of Holystone. The development will create additional traffic 
to the site however this is considered to be minimal and would not negatively impact 
on the amenity of neighbouring residential properties. It is also considered that the
proposal would not impact on neighbouring properties through overlooking as there 
are open views to the west and views of the courtyard in the ownership of the applicant 
to the east.

5.5 The proposal therefore complies with Policy 3 of the Core Strategy.

Parking Provision

5.6 Within the site there is adequate parking to serve the main dwelling house and the 
holiday accommodation without impact on the highway network in accordance with 
Policy 3 of the Core Strategy.

Other Matters

5.7 The Parish Council has raised concerns that the annex is unsuitable in size and design 
for separate use as a dwelling house and that the applicant has flouted the conditions 
imposed in the original planning consent. This application seeks permission for holiday 
accommodation and not a residential dwelling; a condition is proposed to restrict this 
use. The alleged breach of planning conditions of previous consents stated by the 
Parish Council is not a material planning consideration in the determination of this
application. It would not be appropriate for the Authority to discuss alleged breaches of 
planning permission when determining this application. The application must be 
determined on its own merits in accordance with Local Planning Policies.

6. Conclusion

6.1 The development is located with a sustainable settlement identified in Policy 5 of the 
Core Strategy. The proposal utilises an existing building which is no longer required for 
the purpose it has planning consent for. The development would require no alterations 
or extensions to be used as holiday accommodation. The use would be restricted by 
an appropriate condition to ensure the use is not as a residential dwelling. The use 
would not impact on the amenities of neighbouring properties through overlooking or 
increase disturbance from vehicles. 
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6.2 The application complies with polices 1, 3, 5, 15, 17 and 18 of the Core Strategy and it 
is recommend that the Development Management Committee approve the application 
subject to the conditions stated below.

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 which were received on the 5th December 2011.

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. This permission relates to the provision of holiday accommodation for the 
purposes of this condition holiday accommodation is accommodation which shall 
not be occupied by the same person or group of persons for a period in excess
of 6 weeks during any one calendar year. 

In order to facilitate the policing / enforcement of the foregoing, a register of 
occupiers of the premises to which this planning permission relates shall be 
made available to the officers of the Northumberland National Park Authority 
upon request, following 24 hours notice. 

Reason: To ensure that the accommodation hereby permitted are used for holiday 
accommodation only and to control the occupancy in accordance with Policies 5 
and 10 of the Northumberland National Park Authority Core Strategy and 
Development Policies Document. 

Contact Officer:
For further information contact Jessica Taylor, Planning Officer on 01434 611508

or e-mail: planning@nnpa.org.uk

Background Papers:

Planning Application File : 11NP0079
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