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DMC2017-018  APPLICATION FOR PLANNING PERMISSION 

 

Application No:  17NP0103 

 

Proposed Development:  Proposed two storey extension to the side of existing farmhouse 

at Greystones, Lanehead, Tarset, Hexham, Northumberland, 

NE48 1NT 

 

Applicant Name:  Mr R Cocker 

 

Reason for DMC Decision: The Head of Development Management believes that the matter 

should be considered by Development Management Committee 

by reason of significant public interest 

 

Recommendation:  That Members approve the application subject to the conditions 

set out in the report. 

 

1. Introduction 

 

1.1 This application seeks planning permission for a two storey side extension to the property 

known as Greystones, Lanehead. The extension would provide an office to the first floor and 

a living room, bedroom and ‘greenhouse’ to the ground floor. 

 

1.2 Greystones is located immediately to the north-west of the intersection of the crossroads in 

the settlement of Lanehead. It is bounded to the immediate north by “Crackin’ View”. The road 

through the settlement separates Greystones from “Tarset View” and “Tarset House” to the 

east and the “Old Chapel” to the south-east. To the immediate west is the tourist development 

known as Tarset Tor which is also in the ownership of the applicant. Open fields are located 

to the south. 

 

1.3 The south-western road-facing boundary to the front of the property consists of a mature 

hedge. The south-eastern boundary which also faces the road is a combination of wooden 

lattice fencing and mature planting while the north-eastern boundary with “Crackin’ View” is a 

combination of wooden board fencing and mature planting. To the north-west is mature 

planting which separates the dwelling from Tarset Tor. 

 

1.4 The proposed extension would be set slightly back from the front of the property and have a 

width of 8.00m and depth of 7.13m. The main extension would have a dual pitched roof with 

the ‘greenhouse’ to the rear having a flat roof. The maximum ridge height of the extension 

would be approximately 4.1m above existing levels and would be below the eaves of the 

existing dwelling. While the extension is termed two storey, the appearance from the front 

elevation would be single storey. The front elevation would be constructed from stone and  
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slate to match the existing. The side elevation would be fully glazed using dark grey double 

glazed PVC units. The ‘greenhouse’ would be constructed from copper with full width dark 

grey double glazed PVC units. 

 
 

 
 
 

1.5 To create the required space, it is intended to excavate below existing ground floor levels to a 

maximum depth of approximately 1.7m. A new door from the existing dining room would lead 

directly to the proposed living room. This would also provide access to the ‘greenhouse’ 

through which a small flight of steps would lead down to the bedroom. External steps would 

provide an alternative access / fire escape to the bedroom and also act as a lightwell. 

Figure 1: Existing Front Elevation 

Figure 2: Proposed Front Elevation 
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1.6 A separate planning application has been submitted under reference 17NP0106 seeking 

approval for a single storey extension to an outbuilding located in the curtilage of the dwelling. 

A further two applications relating to tourism development at Tarset Tor – also in the 

ownership of the applicant and adjacent to the site – have been submitted under planning 

references 17NP0104 and 17NP0105. 

 

2. Planning Policy & Guidance 

 

2.1 National Policies 

 

 National Planning Policy Framework (NPPF)(2012) 

 

 National Planning Practice Guidance  

 

2.2  Local Policies 

 

 Northumberland National Park Local Development Framework Core Strategy and 

Development Policies (Core Strategy)(2009) 

 

Policy 1 Delivering Sustainable Development 

Policy 3 General Development Principles 

Policy 5 General Location of New Development 

Policy 17 Biodiversity and Geodiversity 

Policy 18 Cultural Heritage 

Policy 19 Tranquillity 

Policy 20 Landscape Quality and Character 

 

2.3 Supplementary Planning Guidance 

 

 NNPA Building Design Guide Supplementary Planning Document (Design Guide SPD) 

 

 NNPA Landscape Supplementary Planning Document (Landscape SPD) 

 

3. Relevant Planning History 

 

3.1 Relevant Planning History Relating to Greystones 

 

10NP0022 Construction of detached four-bedroom dwelling house. Conditional Planning 

Permission granted 21.07.2010. 

 

 17NP0106 Proposed extension to an existing shed/outbuilding – to be determined 
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3.2 Relevant Planning History Relating to Tarset Tor 

 

10NP0023 Construction of one single-storey multi-purpose holiday accommodation / 

education unit and 5 No. single-storey holiday accomodation units. Withdrawn  

 

10NP0041 Construction of one multi-purpose holiday/education unit and 5 no. holiday 

accommodation units and creation of a new highway access. Planning permission refused – 

allowed on appeal 15.03.2011 

 

12NP0023 Approval of details reserved by conditions 3, 4, and 6 of planning permission 

10NP0041 in respect of construction of one multi-purpose holiday/education unit and 5 no. 

holiday accommodation units and creation of a new highway access. Approved 27.04.2012. 

 

12NP0099 Construction of detached 3-storey 4-bedroom house incorporating laundry and 

storage facilities for proposed self-catering business on the adjacent site. Planning permission 

refused. Appeal dismissed 09.10.2013. 

 

14NP0027 Detached 1 and 1/2 storey, 4 bedroom house incorporating laundry, office and 

storage facilities for the proposed self-catering business on the adjacent site. Planning 

permission refused 18.6.2014. Appeal dismissed 15.03.2015. 

 

16NP0040 Non Material Amendment to planning permission 10NP0041 construction of one 

multi-purpose holiday/education units and 5 no. holiday accommodation units and creation of 

a new highway access. Refused 24.05.2016 

 

17NP0104 Proposed two storey 12/ 15 bed bunkhouse and observatory for guest use. To be 

determined. 

 

17NP0105 Proposed relocation of 2 bothies out of 5 bothies approved under reference 

10NP0041. To be determined. 

 

4. Consultee and Public Responses 

 

4.1  Tarset and Greystead Parish Council: No objection 

 

4.2  NCC Highways: No objection subject to a condition requiring the submission of a 

Construction Method Statement and informatives  relating to a Highway Condition Survey and 

reminder not to store building material or equipment on the highway. 

 

4.3 NNPA Ecologist: No objection subject to the mitigation measures detailed in Section 2 of 

‘Preliminary Ecological Appraisal’ (June 2017) being made a condition of any approval. This is 
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required as there is a residual risk that a few crevice dwelling bats may be present and the 

addition of bat boxes will increase the value of the site for bats. 

 

4.4 A notice was displayed at the site entrance on 5th October 2017. 8 no. neighbour 

notification letters were issued on 4th October 2017. 

 

As a result of publicity for the application, a total of 26 representations have been received, 3 

objecting, 21 supporting and 2 general comments. None of the letters of support were from 

residents of Lanehead or the wider the National Park. 

 

The majority of letters of support do not specifically relate to this application but rather refer to 

the wider economic and tourism benefits of applications 17NP0104 and 17NP0105, also 

submitted by the applicant. Five specific representations in support of this application have 

been received and are summarised below: 

 

 The existing building is too small for a growing family 

 Necessary to the family running a business on the site that attracts the tourist pound to 

the local area; 

 The plans look great; 

 I one hundred percent support this application; 

 

The objections / general comments can be summarised as follows 

 Concerns over the scale of the proposed extension in relation to the size of the existing 

house; 

 The applicants have been granted permission to build a large family home which was then 

sold off; 

 The site as a whole ‘Greystone and Tarset Tor’ has infringed residential amenity and 

changed the character of the rural hamlet; 

 Difficulty in interpreting the plans; 

 The footprint of the extension is larger than the existing farmhouse. This is therefore a 

new house attached to the existing; 

 No need for something so large to be built, especially two stories; 

 The existing house has three bedrooms and a large dining room and living room. The 

house would only gain one extra bedroom; 

 Concerns over the north facing aspect of the greenhouse; 

 An extra bedroom would be better over the kitchen; 

 The proposed extension could be used as holiday accommodation; 
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5. Assessment 

 

Introduction 

 

5.1 The key material planning considerations are: 

 

 The principle of the development; 

 Design and amenity; 

 Impact upon National Park special qualities 

 Highways 

 

 The Principle of the Development 

 

5.2. The National Planning Policy Framework (NPPF) places emphasis on a presumption in favour 

of sustainable development to guide decision making. Policy 1 of the NNPA Core Strategy 

Local Development Framework (Core Strategy) seeks to ensure that development proposals 

will conserve or enhance the special qualities of the National Park. The effects of the 

proposed scheme on these qualities are discussed in more detail later in this report. 

 

5.3 The application site is located within the village of Lanehead, identified as a Local Centre 

within Core Strategy policy 5 whereby local needs development is to be focussed. The nature 

of the proposed scheme does not represent “local needs development” and instead 

comprises alterations and extension to an existing dwelling. The scheme is considered to be 

acceptable in principle in terms of nature and location and would not conflict with the aims 

and objectives of Core Strategy policy 5 or the NPPF. 

 

 Design and Amenity 

 

5.4 The NPPF highlights the importance of good design principles within planning. This is echoed 

within Core Strategy policy 3, which promotes the principles of sustainable development, 

requiring the design and construction of a proposal to protect and enhance local character. 

Additional guidance is set out within the NNPA Design Guide Supplementary Planning 

Document (SPD). 

 

5.5 To the front, the extension would be constructed of stone and slate to match the existing 

dwelling with the dual pitched gable roof being sympathetic to the existing design. While the 

proposed use of dark grey uPVC double glazed windows and doors would differ from the 

existing timber units, their use is considered acceptable. To the side and rear, the extension 

would have a more contemporary style. The ‘greenhouse’ would be constructed from copper 

and full width glazed units while the side (west) elevation would be constructed from stone 

with full length glazing.  While this would introduce a modern element to the property, the 

extension represents good quality contemporary design while retaining the more traditional 

southerly aspect of the building.  



 
Development Management Committee 
Wednesday 15th November 2017 
 

 

 

DMC2017-018  17NP0103 Greystones, Lanehead 
Page 7 of 13 

 

 

5.6 The only public view of the contemporary, side elevation would be approaching from the west 

along Donkleywood Road. However, due to the presence of woodland to the western 

boundary of the site and the intention to retain the existing hedgerow, views would be fleeting 

with only a small section of the glazed units visible. A condition requiring the retention of the 

hedgerow to ensure visual impacts are minimised would however be considered appropriate 

in this instance.  

 

 
 

 

 
 

 

Figure 3: Proposed Rear Elevation 

Figure 4: Proposed Side Elevation 
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5.7 Concerns have been raised over the size of the extension in relation to the existing property. 

Although the extension would result in a significant increase in the width of the front of the 

property, by virtue of the extension being stepped back and the proposed ridge height being 

below that of the existing eaves, the extension would appear subordinate to the existing 

building and would not represent a disproportionate addition.  In addition, as it is intended to 

retain the existing mature hedge, the proposed extension would not be overly prominent in 

the landscape. The proposed scheme is therefore considered to be in accordance with Core 

Strategy Policy 3 in this regard. 

 

5.8 Concerns have been expressed over the size of the extension and possible future use for 

tourism or subdivision as a new house. The plans submitted show ancillary residential 

accommodation is being proposed and this is what is being considered under this application. 

However, if Members consider it necessary a condition can be attached to ensure that the 

extension is used as ancillary accommodation to the main house. 

 

5.9 It is considered that the proposed extension would not detrimentally impact upon the 

residential amenity of any properties. The northern elevation which faces towards Crackin’ 

View, although fully glazed, would be single storey and at a distance of 35m from the adjacent 

property at its closest point. In addition, a significant boundary fence, mature planting and the 

applicants existing outbuildings are located between the two properties. Any potential for 

impacts arising through increased overlooking are therefore considered to be minimal. Given 

the location of the proposed extension, to the west of the existing property, it is not 

considered that the proposals have the potential to impact the residential amenity of any other 

properties. The proposed scheme is therefore in accordance with Core Strategy Policy 3 in 

this respect. 

 

 Impact Upon National Park Special Qualities 

 

5.10 The impact of the proposed scheme upon the ecology and biodiversity of the National Park 

has been taken into consideration. The Ecologist has been consulted and has raised no 

objection subject to the mitigation measures detailed within the Preliminary Ecological 

Appraisal being made a condition of any planning approval which may be issued. This 

includes measures relating to the timing of work, use of appropriate materials, ecological 

supervision of works and the provision and maintenance of bat boxes.   

 

5.11 No specific details of external lighting required in connection with the proposed development 

have been submitted as part of the application. A condition restricting the installation of further 

external lighting to the property is however not considered appropriate in this instance given 

that the scheme relates to an existing property within an identified settlement.  The proposed 

development would not conflict with Core Strategy Policy 19. 
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 Highways 

 

5.12 While the proposal would result in the provision of an additional bedroom, it is considered that 

the existing curtilage of the dwelling provides sufficient off-street parking to accommodate any 

potential increased vehicular use. NCC Highways have been consulted and raised no 

objection. They have however recommended that any approval should include a condition 

requiring the submission of a Construction Method Statement (eg. requiring details of wheel 

washing, parking allocated for site operatives) prior to works commencing. However Officers 

consider that such a condition would not meet the tests of being proportionate for a proposed 

two storey side extension. The informatives relating to the storage of materials and the need 

to undertake a Highway Condition Survey would be included on any approval. 

 

 Other Issues 

 

5.13 This application has received considerable support. While most of the comments have 

actually related to the tourist development proposed under applications 17NP00104 and 

17NP0105 at Tarset Tor, support for the application has highlighted the applicants growing 

family and need for a larger living space.   

 

5.14 The residents of Drovers House have raised concerns that they were not directly consulted on 

the application. However, the property does not directly border the site and the distances 

involved are such that the Authority did not consider direct consultation necessary. The 

application was however publicised by means of site notices which was considered 

appropriate in this instance. 

 

6. Conclusion 

6.1  The development is considered to be acceptable in principle as the development meets Policy 

5 by being located within a Local Centre. It is also considered to meet the requirements of 

Policy 3 and 20 in respect of the quality of design, impacts on residential amenity and local 

landscape character. The scheme also accords with Core Strategy Policies 17, 18 and 19 as 

it will not have a detrimental impact upon the special qualities of the National Park. Subject to 

the inclusion of a number of planning conditions it is considered that the scheme would 

accord with the Core Strategy policies, SPD Guidance and national planning policies. 

 

7. Recommendation  

 

7.1 Following consideration of the information submitted it is recommended that the proposal 

should be granted planning permission, subject to the conditions and informatives set out 

below.   
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 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, as required by Section 91 of the Town and Country Planning 

Act 1990 (as amended by 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: 

 

 Proposed Site Plan Drawing No: 001A (Rev A)  Received 18th September 2017 

 Existing Proposed Farmhouse Site Plan Drawing No: 002 (Rev A) received 18th 

September 2017 

 Existing Proposed Ground Floor Plan Drawing No: 003 (Rev A) received 11th October 

2017 

 Existing Proposed First Floor Plans Drawing No: 004 (Rev A) received 11th October 2017 

 Existing Proposed Roof Plans Drawing No: 005 (Rev A) received 11th October 2017 

 Existing Proposed Front Elevation South Elevation Drawing No: 006 (Rev A) received 11th 

October 2017 

 Existing Proposed Back Elevation North Elevation Drawing No: 007 (Rev A) received 11th 

October 2017 

 Existing Proposed East South Elevation Drawing No: 8 (Rev A) received 11th October 

2017 

 Existing Proposed West Elevation Section Drawing No: 9 (Rev A) received 11th October 

2017 

 Proposed West Elevation Drawing No: 10 (Rev A) received 11th October 2017 

 Sterna Ecology ‘Preliminary Ecological Appraisal’ June 2017 received 18th September 

2017 

 Design and Access Statement September 2017 received 18th September 2017 

 

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, 3, 5, 17, 18, 19 

and 20 of the Northumberland National Park Authority Core Strategy & Development Policies 

Document (Core Strategy) and the National Planning Policy Framework (NPPF) 

 

3. The stone and slate to be used in the construction of the development hereby permitted shall 

suitably match that of the existing building and shall be natural stone and natural slate only 

and shall not be artificial or reconstituted stone or slate. 

 

Reason: In the interests of the visual amenity of the site and surrounding area, in accordance 

with Core Strategy policies 1 and 3 and Chapter 7 of the NPPF 
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4. The development hereby approved should be carried out in strict accordance with the Bat 

Roost Method Statement detailed in Appendix 2 of the Sterna Ecology ‘Preliminary Ecological 

Appraisal Report’ dated June 2017. In particular, attention is drawn to the need to undertake 

the development in accordance with the requirements in respect of: 

 

  Timing restrictions 

  The erection and maintenance of bat boxes 

  Briefing of all contractors on ecological issues 

  Use of materials for roof linings and insulation 

 

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, Chapter 11 of 

the National Planning Policy Framework (NPPF) and the Conservation of Habitats and 

Species Regulations (as amended). 

 

5. The existing hedgerow forming the southern boundary of the site with the road shall be 

retained to provide screening for the extension hereby permitted. Any part of the hedgerow lost 

through damage shall be replaced with similar species to maintain the overall integrity of the 

hedgerow. 

 

Reason: To minimise the impact of the proposal on the visual amenity and the character of the 

settlement in accordance with Core Strategy Policy 3 and the National Planning Policy 

Framework (NPPF). 

 

6. The extension herby permitted shall be used in association with the property called 

“Greystones” and shall not be used for a separate unit of accommodation.  

 

Reason: To avoid the creation of a separate dwelling contrary to Core Strategy Polices 3 and 

10.  

 

Informative Notes 
 
1. Northumberland County Council Highways – Building Materials or equipment shall not be 

stored on the highway unless otherwise agreed. You are advised to contact the Streetworks 

team on 0345 600 6400 for skips and Containers licences 

  

2. You should note that a highway condition survey should be carried out before the 

commencement of demolition and construction vehicle movements from this site. To arrange 

a survey contact Highway Development Management at 

highwaysplanning@northumberland.gov.uk 

  

mailto:highwaysplanning@northumberland.gov.uk
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Contact Officer: 

For further information contact Colin Godfrey Planning Officer or Susannah Buylla, Head of 

Development Management on 01434 611577 or e-mail: planning@nnpa.org.uk  

 

Background Papers: 

 

Planning Application File: 17NP0103 

EIA Screening Opinion: 17NP0103 

 

 

 

 

mailto:planning@nnpa.org.uk
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