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DMC2017-021  APPLICATION FOR PLANNING PERMISSION 

 

Application No:  17NP0106 

 

Proposed Development:  Proposed extension to an existing shed / outbuilding 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 single storey extension to an existing shed / 

outbuilding located in the curtilage of the property known as Greystones, Lanehead. The 

extension is required to provide extra space / storage for both domestic and business use. 

  

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 eastern boundary which also faces the road to Greenhaugh 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 curtilage of Greystones from Tarset Tor. 

 
1.4 The existing outbuilding is located to the north of the dwelling and, at its closest point, is 

approximately 5m from the boundary with “Crackin’ View”. The existing outbuilding has no 

cohesive style, being constructed from a mix of corrugated tin and timber and having a mix of 

flat and pitched roofs. The extension would project rearwards from the existing north-east 

elevation of the outbuilding 6m and have a width of 5.6m giving a total floor area of 33.6m2. 

The extension would incorporate a window to the north-west elevation facing in to the 



 
Development Management Committee 
Wednesday 15th November 2017 
 

 

 

DMC2017-021  17NP0106 Greystones, Lanehead 
Page 2 of 10 

 

applicants garden and a door to the south-west elevation. The extension would have a flat 

roof with a height of 2.42m. The walls would be constructed from western red cedar with an 

EDPM Roof (rubber), timber doors and single glazed windows. 

 

 
 

 
1.5 A separate planning application has been submitted under reference 17NP0103 seeking 

approval for a two storey extension to the existing 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 

Figure 1: Existing Outbuilding 
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Policy 14 A Sustainable Local Economy 

Policy 15 Sustainable Tourism and Recreation 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. 

 

17NP0103 Proposed two storey extension to the side of existing farmhouse – to be 

determined 

 

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. 
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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 NNPA Ecologist: No objection as the proposed work is unlikely to have any significant 

impact on bats or other protected species or biodiversity. 

 

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

notification letters were issued on 3rd October 2017. 

 

8 no. representations have been received in support of the application, none of which were 

from residents of Lanehead or the wider National Park.  Members should note that the 

majority of comments 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. 

 

Two specific representations in support of this application have been received and are 

summarised below: 

 

 The current sheds are not suitable and need extending to support the family and guests; 

 This should be allowed as necessary for an existing business attracting the tourist pound 

to the area; 

 
5. Assessment 

 

 Introduction 

 

5.1 The key material planning considerations are: 
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 The principle of the development; 

 Design and amenity; 

 Impact upon National Park special qualities 

 

 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 outbuilding. The scheme is nevertheless 

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. 

 

5.4 The outbuildings are currently used for purposes ancillary to both the residential property and 

the Tarset Tor business. The principle of this continuing is considered acceptable and would 

be preferable to further new buildings being constructed on the Tarset Tor site. The proposal 

would accord with Core Strategy Policies 14 and 15. 

 

 Design and Amenity 

 

5.5 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). 

 

5.6 The existing outbuildings are constructed from a combination of wood and tin and have a 

combination of flat and pitched roofs. The proposed extension would be constructed from 

cedar with a flat roof which is considered acceptable in the context of the existing building. 

Although the extension would have a relatively large footprint, it would only represent an 

approximate 50% increase over the existing and due to its lower height, it would be 

subservient to the existing outbuilding which it adjoins. As such, the extension is considered 

to be acceptable in terms of impact upon the character and appearance of the building and in 

accord with Core Strategy Policy 3 in this respect. 
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5.7 The proposed extension would not be prominent from within the surrounding area due to its 

location to the rear of the property. In addition, as the proposed extension sits within a 

substantial curtilage it is not deemed to represent overdevelopment of the site.  The proposal 

is therefore considered to be acceptable in terms of its visual impact upon the wider 

landscape. The proposed scheme is therefore considered to accord with Core Strategy 

policies 3 and 20 and the NPPF. 

 
 

 

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

residential amenity of the adjacent property known as “Crackin View”, approximately 20 

metres to the north-east. This is due to the separation distances involved, the modest height 

of the extension, the significant boundary between the two properties and as the proposed 

extension would not bring the outbuilding closer to the neighbouring property than under the 

present arrangements. The proposals thus accord with Core Strategy Policy 3 in this respect. 

 

 Impact Upon National Park Special Qualities 

 

 Ecology and Biodiversity 

 

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

has been taken into consideration; however in this case it is not considered that there would 

be any detrimental impact upon biodiversity and the Ecologist has raised no objections. 

 

 Tranquillity 

 

5.10 Core Strategy policy 19 provides support for development proposals which conserve the 

tranquillity of Northumberland National Park. 

 

Figure 2: Existing / Proposed Roof Plans 
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5.11 While no specific details of any external lighting required in connection with the proposed 

development have been submitted, The Design and Access Statement does state that any 

external lighting will be in line with the NNPA ‘Good Practice Guide for External Lighting in 

Northumberland International Dark Sky Park’.  However, in the absence of specific detail, it is 

recommended that a condition be attached to any planning approval in order to restrict the 

installation of any external lighting required in association with the proposed development 

without approval first being sought from the Authority. Subject to the inclusion of such a 

condition, the proposed development would therefore accord with Core Strategy Policy 19. 

 

 Other Issues 

 

5.12 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 been forthcoming on the grounds 

that the existing outbuildings are no longer adequate to support the needs of the family and 

guests. 

 

6. Conclusion 

6.1  The development is considered to be acceptable in principle and accords with Policy 5 by 

being located within a Local Centre. The outbuilding will continue to be used in association 

with the residential use of “Greystones” and business use of Tarset Tor and would accord 

with Core Strategy Policies 14 and 15. The development also meets the requirements of 

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

landscape character and 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 listed within the report. 

 

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 set out below.   

 

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

approved plans and documents: 

 

 Proposed Site Plan Drawing No: 002 Received 18th September 2017 

 Existing Proposed Shed Site Plan Drawing No: 003 received 18th September 2017 

 Existing Proposed Ground Floor Plans Drawing No: 004 received 13th October 2017 

 Existing Proposed First Floor Plans Drawing No: 005 received 13th October 2017 

 Existing Proposed Roof Plans Drawing No: 006 received 13th October 2017 

 Existing Proposed Back Elevation North Elevation Drawing No: 007 received 13th October 

2017 

 Existing Proposed Front Elevation South Elevation Drawing No: 008 received 13th October 

2017 

 Existing Proposed East Elevation Drawing No: 9 received 13th October 2017 

 Existing Proposed West Elevation Section Drawing No: 10 received 13th 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, 14, 15, 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. Prior to the fixing of any external lighting in association with the development hereby permitted, 

details of the external lighting shall be submitted to and agreed in writing by the Local Planning 

Authority. Details should include 

 

 The specific location of all external lighting units; 

 Design of all lighting units; 

 Details of beam orientation and lux levels; and 

 Any proposed measures such as motion sensors and timers that will be used on lighting 

units 

 

The approved lighting scheme shall be installed in accordance with the approved details and 

shall be maintained as such thereafter, unless removed entirely. 

 

Reason: In order to ensure that there is no harmful effect upon the tranquillity and intrinsically 

dark character of the area, including the Northumberland Dark Sky Park through excessive 

light pollution, in accordance with Core Strategy policy 19 and the NPPF. 
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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: 17NP0106 

EIA Screening Opinion: 17NP0106 

 

 

 

 

 

mailto:planning@nnpa.org.uk
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