Development Management Committee
28th July 2021

MEMO
To:

Northumberland National Park Authority

From:

Gillian Plaice, Chartered Environmental Health Practitioner

Date:

11th May 2021

Our Ref:

SRU148491

Planning Ref:

20NP0104

Subject:

Change of use of land for the siting of 4 chalets for holiday
accommodation, and associated engineering operations involving the
formation of 4 platforms and provision of a car parking area
.
Land east of Donkleywood, Hexham, Northumberland, NE48 1AQ

Location:

I refer to your consultation and attachments of 10th May 2021:
•
•
•
•
•

Application for Planning Permission
Planning Statement produced by Stephen Abbott Associates LLP dated March
2021
Design Access Statement produced by Inarchitecture, no date or reference
Existing Site Plan dated 01/03/2021
Proposed Site Plan dated 01/03/2021

Opinion
In principle the Public Health Protection Unit does not object to this proposal.
Commentary
Land Contamination
This department is not aware of any previous contaminative land uses on the site which
is currently managed woodland. The soil contamination risk to human health from the
proposed commercial use (a non-sensitive receptor) can therefore be controlled by
condition. This site is within the Coal Authority LOW RISK Development area. The
proposed lodges will be sited on a level base and will not be permanently attached to the
ground and therefore Public Protection has no objections to the proposal based on risks
from ground gas.
Private Water Supply
The proposed development is supplied with water from a Private Water supply. This
supply was risk assessed on the 21st January 2021 and a scheme of improvement
works required (an informative is attached).
Lighting
The site is located within the National Park and therefore a lighting condition is
recommended to ensure that the dark skies status is protected.
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Recommended Conditions:
If members are minded to grant planning permission the following conditions are
recommended:
1.

Land Contamination - Contamination not Previously Discovered:

If during redevelopment contamination not previously considered is identified, then a
written Method Statement regarding this material shall be submitted to and approved in
writing by the Local Planning Authority. No building shall be occupied until a method
statement has been submitted to and approved in writing by the Local Planning
Authority, and measures proposed to deal with the contamination have been carried
out. [Should no contamination be found during development then the applicant
shall submit a signed statement indicating this to discharge this condition].
Reason:
To ensure that risks from land contamination to the future users of the land and
dwellings are minimised and to ensure that the development can be carried out safely
without unacceptable risks to any future occupants.
2.

External Lighting (Details to be submitted)

Prior to the fixing of any external lighting associated with the development, details of
the external lighting shall be submitted to and agreed in writing with 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 during the operation of the development,
unless removed.
Reason: In order to ensure that there is no harmful impact upon the tranquility and
intrinsically dark character of Northumberland National Park and the Northumberland
International Dark Sky Park through excessive light pollution.
Informative
The Drinking Water Inspectorate state that new supplies must not be brought into use
until the local authority is satisfied by means of risk assessment and monitoring that the
supply is not a risk to health. The applicant is advised to contact the Public Protection
Team on 10670 623790 prior to the first occupancy of the lodges.
Name
Prepared by

Gillian Plaice

Checked by

David Lathan

Signature
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Highways Development Management
Planning Application Consultation Response

Planning application number: 20NP0104
Description of development: Change of use of land for the siting of 4 chalets for
holiday accommodation, and associated engineering operations involving the
formation of 4 platforms and provision of a car parking area
Location: Land east of Donkleywood, Hexham, Northumberland, NE48 1AQ
Date: 20th May 2021

RECOMMENDATION:
Imposition and implementation of condition (s): Required to ensure acceptability.
Assessment of proposal:
● The proposed development has been assessed in conjunction with the
National Planning Policy Framework, Northumberland Local Plan (Draft),
Appendix D of the Local Plan (Car Parking), Manual for Streets and Design
Manual for Roads & Bridges.
● The principle of the development is considered acceptable in highway terms
subject to appropriate planning conditions.

Assessment of Proposal Checklist
● Sustainability
The proposed development is in a rural section of the County that lacks any
connectivity for pedestrians, cyclists and public transport users. The
development for holiday chalets would usually encourage travel by private
vehicle and the holidaymakers would then use the vehicle to travel to sites
around the surrounding area. So, whilst this development site is considered
unsustainable based on the location, for the type of development it would not
warrant a reason for refusal.
● Highway Safety
The proposed development and car parking area will utilise an existing access
off a single track 60mph C Road (C199). The existing vehicular access is
1
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currently in an unmade state and will require upgrading in accordance with
NCC Type A specification. Visibility from this access is considered sufficient
and a condition will be attached securing the required vehicular access works.
Details of how the chalets are likely to be delivered to the site will be required,
therefore, a Construction Method Statement is required along with a highway
condition survey of the C199 around the site access.
● Parking
A car park has been identified on the proposed site plan for use for the
chalets. The spaces have not been formally marked out and it is unclear how
many spaces it could fit without knowing dimensions. The overall area within
the red line boundary earmarked for parking, as shown on submitted plan
DKWINA-00-00-DR-A-110-01 Rev P8, is considered adequate to
accommodate the expected number of vehicles associated with this type of
development. However, an appropriate condition is recommended requesting
a parking layout to ensure adequate parking arrangements can be secured.
● Highway Works
The existing vehicular access is currently in an unmade state and will require
upgrading in accordance with NCC Type A specification. The applicant will be
required to enter into a Section 184 agreement with the Local Area Highways
Office to carry out such works.
● Highway Land
There are no known highway land issues associated with this development.
● Refuse Storage
No details have been submitted with regards to refuse storage and strategy.
This will be conditioned.

Planning Obligations and Conditions:
Necessary planning obligations and conditions required for planning approval.
S106 Heads of Terms
N/A
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S278/S38/S59/S184 Requirements
S184 Agreement – The full upgrading of the existing vehicular access off the C199
(Type A)
Standard Conditions
Pre-commencement Conditions
HWG7 Construction Method Statement (including Plan)
Development shall not commence until a Construction Method Statement, together
with a supporting plan has been submitted to and approved in writing by the Local
Planning Authority. The approved Construction Method Statement shall be adhered
to throughout the construction period. The Construction Method Statement and plan
shall, where applicable, provide for:
i. details of temporary traffic management measures, temporary access, routes, and
vehicles;
ii. vehicle cleaning facilities;
iii. the parking of vehicles of site operatives and visitors;
iv. the loading and unloading of plant and materials;
v. storage of plant and materials used in constructing the development
Reason: To prevent nuisance in the interests of residential amenity and highway
safety, in accordance with the National Planning Policy Framework
General Condition
HWD1 Details of car parking to be submitted - AMENDED
The development shall not be brought into use until full details of the car parking
area including spacing arrangements and manoeuvring areas have been submitted
to and approved in writing by the Local Planning Authority and implemented in
accordance with the approved details. Thereafter, the car parking area shall be
retained in accordance with the approved details.
Reason: In the interests of highway safety, in accordance with the National
Planning Policy Framework
HWD4 Details of means of vehicular access to be upgraded - AMENDED
The development shall not be brought into use until details of the vehicular access
upgrading works have been submitted to and approved in writing by the Local
Planning Authority and implemented in accordance with the approved details.
Thereafter, the vehicular access shall be retained in accordance with the approved
details.
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Reason: In the interests of highway safety, in accordance with the National
Planning Policy Framework
HWD13 Details of cycle parking to be submitted - AMENDED
The development shall not be occupied until details of cycle parking have been
submitted to and approved in writing by the Local Planning Authority. The approved
cycle parking shall be implemented before the development is occupied. Thereafter,
the cycle parking shall be retained in accordance with the approved details and
shall be kept available for the parking of cycles at all times.
Reason: In the interests of highway safety and sustainable development, in
accordance with the National Planning Policy Framework
HWG3 Refuse – Details of refuse storage facilities and strategy
The development shall not be brought into use until details of refuse storage
facilities and a refuse storage strategy for the development have been submitted to
and approved in writing by the Local Planning Authority. The details shall include
the location and design of the facilities and arrangements for the provision of the
bins. The approved refuse storage facilities shall be implemented before the
development is brought into use. Thereafter the refuse storage facilities and refuse
storage plan shall operate in accordance with approved details.
Reason: To ensure sufficient and suitable facilities are provided for the storage and
collection of household waste in accordance with Chapter 7 of the National
Planning Policy Framework.
Informatives

INFO24 Alterations to vehicle crossing point (widening driveway) (S184)
You should note that alterations to the existing vehicle crossing point(s) are
required. These works should be carried out before first use of the development. To
arrange alterations to the existing vehicle crossing point(s) (and to make good any
damage or other works to the existing footpath or verge) you should contact the
Highways Area Office at:westernareahighways@northumberland.gov.uk
INFO29 Highway condition survey
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.
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INFO33 Reminder to not store building material or equipment on the highway
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 licenses.
INFO40 Reminder to not deposit mud/ debris/rubbish on the highway
In accordance with the Highways Act 1980 mud, debris or rubbish shall not be
deposited on the highway.

Consultation Checklist
Street Lighting

N

Highways Programmes, Traffic Management, Cycling

N

Highway Area Inspector, Waste, Greenspaces, Traffic Signals

N

Streetworks

N

Parking

N

Infrastructure & Adoption Records

N

Highway Design, Highway Structures & Road Safety

N

Travel Plans and Public Transport

N

School Travel Plans

N

School Transport/ Passenger Transport Services

N

S278

N

S38

N

HDM Case Officer: DA
HDM Checked by: MP
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From:
To:
Subject:
Date:

Parish Clerk
DC Consultation
Re: Planning Application Consultation 20NP0104 Land east of Donkleywood, Hexham, Northumberland,
NE48 1AQ
19 May 2021 20:30:18

FAO Adam Ewart
RE: 20NP0104
Dear Adam
Tarset and Greystead Parish Council discussed this planning application at their meeting
held 19/5/21, and ask if it would be possible to arrange a site meeting with yourself to
consider wider issues relating to the proposals, particularly queries regarding sewage and
water.
Thankyou for your assistance.
Kind regards
Claire Miller, Clerk
Tarset & Greystead Parish Council

From: NNPA Planning Consultations <dc.consultation@nnpa.org.uk>
Sent: 10 May 2021 13:05
To: Ms C Miller - Clerk to Tarset and Greystead P.C
Subject: Planning Application Consultation 20NP0104 Land east of Donkleywood, Hexham,
Northumberland, NE48 1AQ

Please see the attached consultation regarding a planning application which has been
received by Northumberland National Park Authority. Full details can be viewed at
http://nnpa.planning-register.co.uk/plaPlanningAppDisplay.aspx?AppNo=20NP0104
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From:
To:
Subject:
Date:

Gill Thompson
DC Consultation
RE: Planning Application Consultation 20NP0104 Land east of Donkleywood, Hexham, Northumberland,
NE48 1AQ
18 May 2021 17:18:22

Dear Adam,
I have looked at the documents associated with this application and have the following
comments:
Protected sites and habitats - I do not think there would be any impact on designated
sites if this proposal was permitted. The nearest site is Thorneyburn meadow SAC/SSSI and
this is unlikely to be impacted on as a result of this application. The proposed site is
however close to areas of ancient semi-natural woodland. In previous applications in the
park close to ancient woodlands we have been concerned that visitors may collect wood
from within these areas for burning on fires/fire pits/log burners as dead and fallen wood
is an important element within in these habitats. Can you consider if we can condition
something preventing this for this application similar to previous ones?
Species - The ecological report and subsequent reptile survey did not show a lot of reptile
activity on the site. The reptile survey was carried out fairly late in the season so we don’t
know for certain if there are hibernacula present but it was carried out when reptiles
would be active. I do think that the proposed mitigation of creating hibernacula on site
would be a good idea as biodiversity net gain; they could be some distance from the
proposed lodges elsewhere on site to avoid disturbance and potential conflict with users
and dogs.
Construction - It is stated that no trees are to be removed as part of the proposed
application, which is good. The location of the lodges and drainage/treatment plant seem
to be positioned far enough away from trees to prevent them being an issue in future and
to avoid limbs having to be removed for safety reasons, but I am not certain that the
construction of the bases, levelling the positions and getting the lodges on site will be
possible without damage. I am concerned that quite a bit of excavation will be needed to
level the lodges. This aspect seems not to be discussed in detail or, as far as I can see, what
material the bases will be constructed of. Will they be concrete, if so, how are they to be
formed? I think this aspect of the application is unclear and may need more
discussion/detail. If the lodges are considered ‘caravans’ and temporary could these bases
also be temporary and be able to be removed easily. I think this removal should be a
condition if you are minded to grant permission. This element of the proposals does not
mention access to machinery – see below.
Track and access - With regard to the package treatment for foul drainage, on the
drainage form they have ticked that there is access within 30m with a vehicle and that it
will be emptied at least quarterly and inspected monthly. Is the access suitable for this
from the entrance point as it is along the track they have said there will not be any
vehicular access? I do not think that a permanent track would be suitable for this site and
DMC2021-005
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route taking into account the slope and green field nature. Also considering this, how are
they to locate the lodges in the first place? I suspect that quite a large vehicle will be
needed to move them on to site - is the sloping access and track suitable for this without
causing damage and run-off/loss of vegetation?
Mitigation - There will be an area of unimproved grassland lost to the lodges and
potentially more during the construction phase as mentioned above. There is however no
mitigation or proposals for biodiversity net gain suggested except the construction of the
reptile hibernacula in the reptile report. I think perhaps that there should be more
suggestions. For example, is it possible for the lodges to have green roofs, could a pond be
created, could the lodges incorporate features for bird nesting or could more bird and bat
provision be made on site?
In summary although I do not object outright to the proposals, until some of the details
outlined above are clarified I would like to lodge a holding objection and see more details.
Please get back to me if you have any queries or let me know if I have missed any of the
details I have mentioned.
Yours sincerely,
Gill Thompson
From: DC Consultation <DC.Consultation@nnpa.org.uk>
Sent: 10 May 2021 13:05
To: Gill
Subject: Planning Application Consultation 20NP0104 Land east of Donkleywood, Hexham,
Northumberland, NE48 1AQ
Please see the attached consultation regarding a planning application which has been received
by Northumberland National Park Authority. Full details can be viewed at http://nnpa.planningregister.co.uk/plaPlanningAppDisplay.aspx?AppNo=20NP0104

DC Consultation

Development Control Consultation
Phone:

___
Gill Thompson
Ecologist
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From:
To:
Cc:
Subject:
Date:

Robert Mayhew
DC Consultation; Adam Ewart
Susannah Buylla
RE: Planning Application Consultation 20NP0104 Land east of Donkleywood, Hexham, Northumberland,
NE48 1AQ
06 July 2021 09:11:00

Application Reference Number :   20NP0104
Proposed Development :    Change of use of land for the siting of 4 chalets for holiday
accommodation, and associated engineering operations involving the formation of 4 raised
platforms and provision of a car parking area at Land east of Donkleywood, Hexham,
Northumberland, NE48 1AQ
Dear Adam,
Thank you for consulting me on the above application for proposed development within the
National Park. I would like to make the following observations with respect to the landscape,
tree and Dark Sky Park implications for the National Park, of the proposals as set out in the
applicant's documentation.
Having commented at the pre-app stage for a similar development of this type back in 2015, I
can confirm that my observations and considerations have not changed significantly although I
note that the number of accommodation units, ‘chalets’ in the Design and Access statement and
‘lodges’ in the planning Statement, being sought as part of this development has dropped to just
4. I am also aware that the development plan that the previous response was set against has
changed with the adoption of the current Local Plan in 2020.
Having looked at the details provided and attended site I wish to make the following
observations with regard to this application.
The proposed development site lies within the Border Moors and Forest National Character area
and Rolling Upland Valleys Landscape Character Area as identified in the National Park
Authority's Landscape Character Assessment of 2019. The Key characteristics are identified as
being:Broad valleys with gently convex valley sides.
Tributary burns, often well-wooded, carving incised valleys into the hillsides.
Clearly defined floodplain and mixed farmland on valley floors.
Consistent pattern of textured rough pastures divided by stone walls on valley sides, with
open moorland above.
Meandering rivers, sometimes marked by alders, but not generally prominent landscape
feature.
Steep, wooded bluffs flanking edges of the floodplain.
Shelterbelts and clumps of pine or mixed woodland on lower slopes and occasionally on
valley floors.
Historic sandstone villages and dispersed farmsteads on lower slopes.
Rich archaeology including Roman forts, rig and furrow and fortified bastle houses – heart
of reiving country.
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The Strategy for this landscape Character Type is identified as being;- “The defining element of
this landscape character type is the pattern of land use and enclosure which progresses from
mixed farming on the valley floor where fields are enclosed by hedges, to pastures on the valley
sides defined by stone walls, to open moorland above. This is overlain with a varied pattern of
woodland and a wealth of historic features, giving each valley a unique character. The overall
strategy should be to conserve and restore this land use and enclosure pattern and the unique
character of each of the valleys.”
The Guidelines for Development in the current Landscape SPD are:
New built development should avoid creeping up the valley sides and should not form
abrupt edges. It should be constructed of appropriate materials - particularly roofs;
The approach routes, key views[1] and gateways to settlements should be protected from
inappropriate development;
Recreational development on the edges of settlements should not extend urbanising
influences or uncharacteristic vegetation patterns into open countryside;
Man-made vertical structures which detract from the valley landform, create visual clutter
or adversely affect the unfettered skylines which form the distinctive setting to these
valleys should be avoided and any such existing structures removed where possible;
Maintain the pattern of stone wall enclosures as part of the wider landscape character of
this area;
Any lighting should be kept to a minimum and installed effectively to protect dark skies.
The location for the proposed accommodation units is set within an area of recently planted
(circa 1997) new native broadleaved woodland. As such there are few mature specimen trees
that may be affected by the proposals other than a Scots pine located at the bottom of the slope
just off to the eastern side of the proposed access track. Most of the trees and shrubs within this
woodland have established well with the oak, willow, rowan and hazel generally attaining a
height of 5 metres or so, with the birch generally exceeding this. The one exception to this
success is the ash that are all showing the symptoms of suffering from Chalara or ash dieback. It
remains the case that there is currently no known cure for this disease, and it is highly likely that
they will eventually succumb to the disease. The significance of this with respect to this
application is that the loss of the ash stands within the wood will open out the wood, create
greater areas of open space and potentially result in making the chalets more visible within the
landscape as the screening effect of the wood is lessened.
As highlighted in 2015, a development of this nature in this location could quite easily have a
significant effect upon the landscape character and views of this part of the National Park if
undertaken within an open setting. However, due to the developing woodland that is
approximately 24 years old, the individual chalets could, if undertaken sympathetically, be
incorporated into the woodland and adequately screened by the trees from receptor sites in the
surrounding landscape. Indeed, the applicant in paragraph 5.15 of the Planning Statement
accepts that “The existing tree cover will largely screen the lodges from both local and more
distant views” but not screen them entirely.
Does this application address the points for consideration that I mentioned in my pre-app
response?
Colour of the individual chalets/lodges? – I can find no specific mention of the colour of
DMC2021-005
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the accommodation units but paragraph 5.16 of the Planning Statement does indicate
that the lodges will be located within the woodland and will be finished in appropriate
materials to complement the surroundings. Additionally, at the bottom of page 4 of the
Design and Access Statement it is stipulated that “The units will be built using timber
framed construction with timber clad walls and felt shingle tiles in black.” Again this is
somewhat vague when it comes to colour of the chalets/lodges. For the avoidance of
doubt, should this development be recommended for approval, I believe that, in order to
avoid a situation of where the accommodation units could be visually prominent within
the woodland when viewed from receptor sites from across the valley, a condition should
be used to stipulate the precise colour that the Authority would deem acceptable in this
instance. The worst case scenario would be that they end up being white units within the
generally green woodland setting that they are proposed to be located within.
Proposed scale and nature of the development? – Whilst the nature of the development is
essentially the same, the scale has been addressed by the reduction down to four units
which is welcomed.
Likely noise arising from this development – I can find no reference to the level of noise
that can be expected to arise from the installation of this development or the occupancy
of the development by the guests whilst staying on site. As such, for the avoidance of
doubt, should this development be recommended for approval, I would suggest that a
condition be stipulated that would restrict the noise arising from the use of this
development by prospective clients be limited to a set decibel limit so as not to adversely
affect the tranquillity of this part of the National Park.
Services to the lodges – I understand that no new overhead services are required for
these accommodation units and as such the risk of further visual intrusion is avoided and
this is welcomed.
Lighting requirements – Paragraph 5.17 indicates that “Lighting on the lodges will be kept
to a minimum and there is no intention of providing lighting on the access routes to the
lodges”. This is welcomed but as with all applications such as this, for the avoidance of
doubt, should this development be recommended for approval, I believe that a condition
recommending that all external lighting associated with this development must first be
approved by the planning authority to ensure that it is compliant with the
Northumberland National Park Exterior Lighting Master Plan and Good Practice Guide for
Outside Lighting in Northumberland International Dark Sky Park .
Impact on trees – In paragraph 5.11 of the Planning Statement the applicant states that “It
is not considered that the proposed development will cause any harm to the trees in the
locality and it not be necessary to remove any trees to facilitate the proposed
development.”. This is welcomed but again, due to the lack of detail within this
application, it is not clear to me which access route is to be used to bring the
accommodation units on to site and when doing so, will any trees need to be cut or root
protection zones need to be driven over to enable this process? Further detail needed
please.
A landscape plan – Paragraph 5.15 of the Planning Statement (PS) indicates that “the
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proposed lodges will be sited within an existing clearing in the woodland. The existing tree
cover will largely screen the lodges from both local and more distant views”. As such a
landscape plan is not thought necessary in this instance as the proposed site plan suffices
for this need.
Renewable infrastructure – I note that the accommodation units will be fitted with a solar
and battery system, paragraph 3.4 of the PS. From a eco-efficiency perspective this is
welcomed and it is also the reason why new overhead services are not thought necessary.
The location of the solar panels is not indicated in the diagrams provided but it should be
noted that the roves of the accommodation units face east-west which is not the
optimum orientation when considering solar power. From a landscape perspective I am
fairly relaxed about the minimal likelihood of solar flare arising from these solar PV units
due to their orientation. South facing units would be more problematical as this is where
the most prominent views of the site are likely to be experienced as indicated in
paragraph 5.16 of the PS.
Heating of the accommodation units – I could not find any reference to the heating
systems to be used for these accommodation units. Without mains electricity I assume it
will not be electric heating. That generally leaves gas cylinder or log burning stoves? The
latter would make this development more visually prominent with smoke arising from the
stoves but this is not considered significant in landscape terms. With respect to the
potential source of timber being derived from the woodland itself, further details would
be welcomed in the form of a FC approved Woodland management Plan. For the
avoidance of doubt, should this development be recommended for approval, I would
suggest that a condition be stipulated requiring the production of a woodland
management plan in order that any harvesting associated with this development proposal
is clearly understood from the onset of the proposed development.
Access tracks – The applicant indicates that there is an existing access track linking the
accommodation unit area to the existing car park. Paragraph 5.17 indicates that there are
various access routes to the lodges. Paragraph 5.20 indicates that there will not be any
vehicular access to the lodges for guests and therefore implies that the applicant or their
staff shall be driving the only vehicles that are to service the accommodation units.
Depending on the level of occupancy and frequency of use, it is questionable whether the
current green sward that exists on the current informal access routes would be
sustainable such as to avoid the loss of vegetation on the track surfaces. No track work is
identified as part of this application.
Protection of trees and the screening effect that they provide – Other than the statement
in paragraph 5.11, “It is not considered that the proposed development will cause any
harm to the trees in the locality and it not be necessary to remove any trees to facilitate
the proposed development”, no details are provided as to the future management of the
woodland that the proposed development is to sit within. Again, for the avoidance of
doubt, should this development be recommended for approval, I would suggest that a
condition be stipulated requiring the production of a Forestry Commission approved
woodland management plan in order that the applicant’s long term woodland
management objectives are better understood. In so doing, the ongoing screening of the
accommodation units can be better understood as well as how the applicant intends to
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deal with the ash trees affected by the ash dieback disease and ensuring the biodiversity
and biosecurity of the woodland in not negatively affected by the development proposals
in the long term.
Other Matters
As previously mentioned, I would recommend seeking clarification as to the exact nature of the
proposed accommodation units being considered in this proposed development. Different
documents refer them being timber lodges or chalets, but which are they? Can a photo or
manufactures design brochure be supplied to aid clarification? The inference I take from
paragraphs 3.6 and 3.7 of the Design and access guide is that the accommodation units will not
be fixed structures but structures that are designed for human habitation which are capable of
being moved from one place to another, ie a mobile home.
The applicant fails to identify the route by which the accommodation units will be delivered to
site? Para 5.11 of the PS stipulates that “It is not considered that the proposed development will
cause any harm to the trees in the locality and it not be necessary to remove any trees to
facilitate the proposed development” which is welcomed but these are sizeable units and a
method statement or at least a plan indicating the route that will be used to get the units to site
would be welcomed.
Finally, one aspect that I believe still needs addressing is the screening of the proposed car park
area. If four cars are to be parked here I believe that it would benefit from being screened by the
establishment of a hedge comprising native species so that the vehicles are less visible from the
principle receptor site, namely the Donkleywood road.
In summary, if little or no thought is given to the potential impact of this proposed development
on landscape, lighting and trees then this project has every opportunity to have a significant
effect on the special qualities of the National Park but with due care and consideration the
potential impacts could be alleviated. Unfortunately, the applicant has not directly provided
sufficient evidence to alleviate my earlier concerns. For that reason, unless it is appropriate to
request the outstanding information as part of a planning condition, as suggested above, please
treat this response as a holding objection until a means of providing the outstanding information
has been agreed.
The additional information that is required or should be conditioned includes:Greater clarity on the nature of the accommodation units. Are they chalets, lodges,
mobile homes or indeed caravans?
The external colour of accommodation units.
Details on whether the proposed development or subsequent use of the accommodation
units would have an impact upon the tranquillity of this part of the National Park?
The screening of the proposed car park area with a hedge comprising native species.
Lighting compliance condition.
A FC approved Woodland Management Plan to be approved prior to any development
commencing,
A method statement as to how and along which route the accommodation units are to be
delivered to site, and finally,
Use of the standard clause that stipulates that if these accommodation units become
redundant for use or un-occupied for a period greater that 18 months then they should be
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removed from site so as not to clutter the National Park with redundant infrastructure.
If you have any questions in relation to the above then please do not hesitated to get in touch.
regards
Robert Mayhew
Head of Conservation & Environment
Northumberland National Park Authority

From: DC Consultation <DC.Consultation@nnpa.org.uk>
Sent: 10 May 2021 13:05
To: Robert Mayhew
Subject: Planning Application Consultation 20NP0104 Land east of Donkleywood, Hexham,
Northumberland, NE48 1AQ
Please see the attached consultation regarding a planning application which has been received
by Northumberland National Park Authority. Full details can be viewed at http://nnpa.planningregister.co.uk/plaPlanningAppDisplay.aspx?AppNo=20NP0104

DC Consultation

Development Control Consultation
Phone:

[1] Guidance on identifying important views is available from SNH http://www.snh.gov.uk/publications-dataand-research/publications

___

Robert Mayhew
Head of Conservation & Environment
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From:
To:
Subject:
Date:

Emma Taylor
DC Consultation
RE: Planning Application Consultation 20NP0104 Land east of Donkleywood, Hexham, Northumberland,
NE48 1AQ
19 May 2021 14:09:51

Dear Adam,
Thank you for consulting me. I have no comments to make from a Farming Officer point of view.
I have noted that the access from the car park to the lodges is via existing track/ footpaths and
the ecological and access statements are based on no improvements to the access paths. If this
changes then the impact of upgraded access will need to be assessed.
Many thanks,
Emma
From: DC Consultation <DC.Consultation@nnpa.org.uk>
Sent: 10 May 2021 13:05
To: Emma Taylor <
.
Subject: Planning Application Consultation 20NP0104 Land east of Donkleywood, Hexham,
Northumberland, NE48 1AQ
Please see the attached consultation regarding a planning application which has been received
by Northumberland National Park Authority. Full details can be viewed at http://nnpa.planningregister.co.uk/plaPlanningAppDisplay.aspx?AppNo=20NP0104

DC Consultation

Development Control Consultation
Phone:

___
Emma Taylor
Farming & Rural Enterprise Officer
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Dear Mr Ewart,
We write in reference to planning application 20NP0104.
We live at Ryeclose, located 330 metres from the proposed development. We are surrounded on three sides by the
applicant’s landholding, and are directly affected by the applicant’s current business activities and any development
that would support them. We object strongly to the proposed development of four holiday chalets on land east of
Donkleywood. This objection is based upon seven main points:
1.
2.
3.
4.
5.
6.
7.

Principle of proposal dependant on existing business
Site ineligible for change of use
Impact of proposal on biodiversity
Impact of proposal on the Special Qualities of the National Park
Access, road safety and parking
Quality of design and availability of services
Suitability of site

The following policies in the Local Plan will be referred to:
ST1 Sustainable Development
ST2 General Development Principles
ST4 Spatial Strategy
DM7 Rural Economy and Diversification
DM10 Habitats, Biodiversity and Geodiversity
DM11 Landscape, Tranquillity and Dark Skies
DM12 Trees, Woodlands and Forests
Together with:
Landscape Supplementary Planning Document (SPD)
The National Planning Policy Framework (NPPF)
Natural England and the Forestry Commission standing advice
Update of Landscape Character Assessment for Northumberland National Park 2019

1. Principle of proposal
ST4 Spatial Strategy
“Development will only be permitted in Open Countryside in the following case:
(b) Where there is an essential need for development to meet the needs of farming, forestry, tourism and
other rural enterprise or land management activities.”
DM7 Rural Economy and Diversification
“2(b) Proposals for new sustainable rural economic development (including the diversification of existing
agricultural or forestry businesses) will be permitted where the proposed use is compatible with and
subsidiary to an existing farming or forestry activity in terms of physical scale, activity and function”
“4(b) Proposals for tourism and recreational development will be permitted where they provide and protect
opportunities for people to increase their awareness, understanding and enjoyment of the special qualities of
the National Park in a manner that will not undermine the enjoyment of those qualities by other visitors or
the quality of life of residents”
DMC2021-005
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Local Plan Glossary of terms
“Rural land-based businesses are businesses that manage the land in a way that conserves the National
Park’s special qualities. These can be defined as …. other businesses that manage the land for conservation
and/or recreation, which have benefits for health and well-being.”
Farm Diversification 6.7.17 and 6.7.18
“This policy supports and encourages well-conceived diversification schemes that will increase spending,
create jobs, improve economic resilience, deliver services and help manage land in accordance with National
Park purposes.”
“The Authority supports farm and estate diversification because… it can support farming and land
management activity, which conserves and enhances landscape quality.”

The application states that the proposed development will support the applicant’s agricultural, forestry and
land management activities, and that the scale of the development reflects that required to support the
business.
The vast majority of the applicant’s land consists of broadleaf woodland planted in 2003 under a Woodland
Grant Scheme, including areas left deliberately unplanted; all of which cannot be used as agricultural land.
This woodland was planted to promote biodiversity and to link up existing areas of Ancient Woodland and
established mature woodland, now classed as Priority Habitats. A substantial amount of public money was
paid in grant money over fifteen years to offset the loss of agricultural income and allow the management of
the woodland for biodiversity and protection of important habitats, and provide visitors to the National Park
with extra amenity, whether visually from the road, or by experiencing it from the many footpaths. See
Appendix 1.
Approximately 30 acres was excluded from the Woodland Grant Scheme, and remains as agricultural land.
All of this land lies to the south of the Falstone to Lanehead road. The claim of keeping 400 sheep, 1000
pheasants and 200 partridges on this, the sole agricultural land, appears to be grossly overstated.
Until recently the applicant’s land management, business and personal leisure activities consisted of
indiscriminate driven and walked shoots in woodland containing an abundant diversity of wildlife – including
species on the Red List for Birds and red squirrels - clay-pigeon shooting and casual shooting within the
woodland including across and around public footpaths and residential properties, and excavating a duck
pond on an archaeological site to attract wild ducks in order to shoot them. See Appendix 2.
The applicant has now constructed a network of motocross tracks through the broadleaf woodland, and
immediately adjacent to the ancient woodland, by cutting trees and clearing the grass habitat between
trees. Public footpaths route through this woodland and the motocross tracks impinge upon these paths at
several points. It has been established that this is a commercial operation offering unrestricted motocross
throughout the applicant’s landholding. This has been ongoing since February 20th 2021: commencing during
full Covid-19 lockdown and continuing thereafter. There have been groups of up to 15 people on unsilenced
off-road motorbikes, sport quadbikes and 4x4 racing vehicles making innumerable circuits on these tracks,
for 6 to 8 hours a day at weekends and bank holidays. See Appendix 5.
This is not a rural land-based enterprise that conserves the National Park’s special qualities of biodiversity
and tranquillity: it destroys the ability of both residents and visitors to enjoy these qualities and greatly
diminishes the quality of life for residents. Since the proposed development is to support the existing
business, it will provide facilities and support for overnight stays and facilitate even longer sessions of
incessant noise and pollution – greatly affecting and damaging wildlife, the landscape, and destroying the
peaceful enjoyment of the National Park by both residents and visitors.
DMC2021-005
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The Google satellite view presented in the application is many years out of date. Appendix 3 contains more
recent satellite images, provided by Bing Maps, showing the extent of the network of motocross tracks in
2020. This network was recently extended into and throughout the eastern section of the woodland, with
unlicensed motorbikes racing along a stretch of public road and byway to reach this section of the course.
See Appendix 5.
The applicant is not resident in the area, there is no residential property associated with the landholding.
The application refers to “Donkleywood Farm”, but this is actually the name of a house in the hamlet of
Donkleywood that is completely unrelated to the application. The planning application form states that
there are no existing employees nor will the proposal create any employment. Therefore, any income from
the proposed development will not benefit the local economy. It cannot be overstated that the motocross
and shooting business that this development will support is detrimental to biodiversity and tranquillity, two
of the special qualities of the National Park, and two of the main qualities that visitors cite as their reason for
coming here.
Furthermore, the applicant already offers “luxury caravan accommodation for hire on the estate” – see
Appendix 2, and so there is no need for further development since caravan accommodation is already
provided.
Lastly there are already many businesses in the area providing high quality visitor accommodation in
numerous holiday cottages, and in high quality lodges and camping facilities such as Tarset Tor, Boe Rigg,
Kielder Waterside, Clear Sky Lodge Park and many others.

2. Site ineligible for change of use
The broadleaf woodland forming the vast majority of the landholding, and including the proposed site, was
planted in 2003 with public funds obtained through a Woodland Grant Scheme. Further public funds were
paid annually thereafter to allow the management of the woodland for the stated aims of encouragement of
biodiversity and enhancement of the landscape. The NNPA ‘Update of Landscape Character Assessment for
NNP’ states in reference to the Upper North Tyne Valley “This area has seen one of the largest new native
woodland planting schemes in the National Park at Donkleywood.” It is a rarity amidst “one of the largest
man-made coniferous forests in Europe.” Its importance to biodiversity and landscape enhancement cannot
be over-stressed. In return for the public funding, there was to be no agricultural use and no development.
At the same time, the woodland was entered into a Carbon Sequestration Scheme, valid for a period of 99
years. This guaranteed the value of carbon units based on the woodland’s type, management and quality:
broadleaf native woodland, managed to promote diversity of habitat and wildlife. The UK Forestry Standard
states “Individuals and businesses who want to invest in carbon capture projects need to feel confident that
they meet the high woodland management standards set out in the UKFS, and really will capture the carbon
dioxide claimed.” It is believed that as a guarantee of this, the landholding’s title deeds were amended to
forbid any change of use.

3. Impact of the proposal on biodiversity
NPPF
“175a) if significant harm to biodiversity resulting from a development cannot be avoided…. then planning
permission should be refused
“175c) development resulting in the loss or deterioration of irreplaceable habitats (such as ancient woodland)
should be refused, unless there are wholly exceptional reasons”
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Natural England
‘Ancient woodland, ancient trees and veteran trees: protecting them from development.’ Published
13/10/14 last update 5/11/18.
“Nearby development can also have an indirect impact on Ancient Woodland and the species they support.
These can include:
- breaking up or destroying connections between woodlands and ancient or veteran trees
- reducing the amount of semi-natural habitats next to Ancient Woodland
- increasing the amount of pollution
- increasing disturbance to wildlife from additional traffic and visitors
- increasing light or air pollution”
DM10 Habitats, Biodiversity and Geodiversity
“1. The conservation and enhancement of wildlife, habitats … within NNP will be given great weight”
“2. All developments and activities should:
- maintain and where appropriate enhance features of ecological value
- maximise opportunities to strengthen the integrity and resilience of habitats and species within the NP…
including those species for which the NP supports a significant proportion of the regional or national
populations.”
“5. Proposals that would adversely affect any existing locally designated site or other valuable habitat will
only be permitted where the benefits of the development clearly outweigh the impact on the protected
interest.”
ST1 Sustainable Development
“sustainable development is development that either achieves or does not prejudice achievement of the
following:
1(e) improves biodiversity by protecting existing Priority Habitats and species”
DM12 Trees, Woodlands and Forests
“Support will be given to proposals which protect and enhance the character and nature conservation value
of native trees and semi-natural ancient woodlands.”
“Development will not be permitted that would lead to loss of or damage to ancient woodland and aged or
veteran trees found outside ancient woodland.”

The broadleaf woodland was planted in 2003 under a Woodland Grant Scheme, with the stated aim of
improving biodiversity, and forming linkages between Ancient Woodlands and established mature
woodland, now classed as Priority Habitats, thereby creating one large habitat. Clear areas were deliberately
left between plantings to form part of this habitat.
The proposed development is situated in one of these clear areas, approximately 40 metres from the
nearest Priority Habitat. The proposed site is 15 to 20 metres wide between trees, with the proposed access
track between 1.3 and 5 metres wide and wending around mature trees. There will, therefore, be:
(i)destruction of the grassland habitat of the proposed site itself, (ii) damage or destruction of trees
immediately adjacent to the site and proposed access track, and, (iii) permanent disturbance to the wildlife
in the Priority Habitat. See Appendix 4, from DEFRA’s MagicMap website, showing the areas included in the
Woodland Grant Scheme: these include the proposed site, areas of Ancient Woodland and Priority Habitats.
The application’s ecology report states “Red squirrels and their resting places are fully protected under the
Wildlife and Countryside Act, and it is an offence to disturb them in their breeding or resting places. Red
squirrels are listed as a UK priority species, and within the Northumberland BAP. Northumberland has a
nationally important population of red squirrels. It is likely that red squirrels frequent the wooded area as it
may serve as a corridor to wider habitats to the north and west.”
DMC2021-005
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There is abundantly diverse wildlife in the woodland and meadows on our land. This includes birds listed in
the red and amber lists of the British Trust for Ornithology’s ‘Birds of Conservation Concern’: Curlew,
Woodcock, Cuckoo, Skylark, Starling, Fieldfare, Song Thrush, and Grey Wagtail on the red list; with Tawny
Owl, Kestrel, Common Redstart and Dunnock on the amber list. There has also been the recent appearance
of red squirrels in the mature wood at Ryeclose. This wood is contiguous with the woodland on and adjacent
to the proposed site. Pictures of recent sightings are included – see Appendix 7.
The proposed development will have a direct deleterious effect on wildlife and habitat, through intensive
residential activity causing light pollution, air pollution and noise pollution. Additionally, and again this
cannot be overstated, the development will further support the applicant’s current use of the land for
shooting and as a commercial motocross course: causing direct harm to the overall biodiversity, and
particularly to the Ancient Woodland with noise pollution and pollution from exhaust fumes and engine oil.

4. Impact of the proposal on the Special Qualities of the National Park
ST1 Sustainable Development
“Sustainable development is development that either achieves or does not prejudice achievement of the
following:
1(h) improves public access to, and enjoyment of the National Park special qualities
1(m) furthers the statutory National Park purpose and duty i.e.
- to conserve and enhance the natural beauty, wildlife and cultural heritage of the National Park
- to promote opportunities for the understanding and enjoyment of the special qualities of the Park by the
public”
ST2 General Development Principles
“Development permitted where a) The special qualities of the National Park will be conserved or enhanced.”
“Special Qualities: Distinctive Landscape Character; Rich Cultural Heritage; Landscape rich in biodiversity and
geology; true sense of tranquillity”
DM11 Landscape, Tranquillity and Dark Skies
“In order to limit potentially adverse effects on open countryside landscapes and to conserve or enhance
tranquillity, proposals will be required to demonstrate that …. dark skies are maintained … and the quiet
enjoyment of the landscape is maintained.”
Landscape SPD The Northumberland National Park Vision
“In pursuing the statutory purposes of the National Park, the Authority is also required to: Seek to foster the
economic and social well-being of local communities within the National Park.”
Landscape Character Assessment for NNP
“Although most recreational motor vehicle use by motorbikes and 4x4s on footpaths and bridleways is now
illegal, it still continues. As well as causing erosion, the noise, visual intrusion and consequent loss of
tranquillity brought by motorbikes especially, can adversely affect quiet recreation and conflict with National
Park purposes.”
The proposed development will adversely affect the special qualities of the National Park by siting multioccupancy chalets in open countryside that currently exhibits rich biodiversity and a true sense of
tranquillity. The application’s Drainage Document makes calculations based on occupancy levels of 2 persons
per bedroom plus 1, determining a maximum occupancy of 28 people. The proposed density of occupancy –
on an extremely small site, chalets packed closely together, large numbers of bedrooms - will inevitably
attract large parties, e.g. stag, hen, motocross, shooting groups and this means that the noise and
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disturbance levels, day and night, during occupancy will be extreme. Actual occupancy numbers, to support
the existing business activities, could well be significantly higher than that calculated for normal National
Park visitor accommodation. This will inevitably lead to the destruction of tranquillity for residents and other
visitors, does not in any way guarantee the maintenance of quiet enjoyment of the landscape by both
residents and visitors and does not foster the social well-being of local communities.”
In addition, the proposed development will further support the existing motocross and shooting business,
which is currently destroying any tranquillity both for residents, and for any visitors who have come to the
National Park to walk or cycle, and to appreciate the tranquillity and biodiversity of the National Park.
Lastly, the construction of the network of motocross tracks has already damaged the distinctive landscape
character of the National Park and of the publicly funded broadleaf woodland. The application states that
the proposed development is to support the existing business. The proposed development will, therefore,
lead to further habitual use by off-road trail bikes, 4x4s, sport quad-bikes, etc. This will hasten its complete
destruction. See Appendix 5 for evidence of damage after only four months of activity.

5.

Access, road safety and parking
ST2 General Development Principles
“(e) the proposal will not have an unacceptable adverse impact upon the amenities of adjoining occupiers”
“(j) The proposal ensures the proportionate creation of an accessible, safe and secure environment for all
potential users…without compromising highway safety, the local road network or public rights of way”
DM7 Rural Economy and Diversification
“Proposals for new sustainable rural economic development will be permitted where:
(d)Existing access arrangements are appropriate for the proposed use and the site can be safely accessed by
the existing road network
(e) There are satisfactory arrangements for storage, parking and the manoeuvring of vehicles”
Landscape SPD
The Vision for Northumberland National Park: “NNP will be a truly welcoming and distinctive place, easily
accessible to all”

The only access road to the proposed site is the Falstone to Lanehead road. It is a narrow, single lane with a
fragile surface, sharp bends and no passing places. It is part of National Cycle Route 10 and is also used
regularly by walkers and connects to the footpath network in numerous places. The only motor traffic using
it at the moment is for access to the residential and existing holiday accommodation properties located
along it, and farm vehicles. Increased traffic, and the type of traffic - off-road motor bikes, trailers, vans, cars,
pick-ups - associated with the proposed development would greatly decrease road safety for all users, cause
increased damage to the road and significant inconvenience to residents and other visitors, as this is the sole
access to their homes and holiday accommodation. See Appendix 6 for an example of the vehicles currently
parking in the area to access the motocross course.
The proposal is for four 3-bedroom chalets and the likelihood of multiple occupancy of each chalet is high –
given the associated business activities. Full capacity accommodates 28 people, with potentially 12 cars
assuming one car per bedroom – as calculated by the National Park. Again, given the nature of the business
that this accommodation will support, there is a likelihood that occupancy may be higher than this and that
there will be a greater number of cars, pick-ups and vans, with trailers for off-road motor bikes. There is
insufficient space to park this number: leading to significant overspill onto the road itself and surrounding
areas: further compromising safety and increasing inconvenience to other park visitors and residents alike.
DMC2021-005
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As there is no vehicular access to the site from the road, visitors would be expected to walk 450 metres
uphill over rough ground, carrying luggage. At night - mid-afternoon in winter at this latitude - this would be
completely in darkness as the proposed site is located within the Dark Sky Park and accordingly no lighting
on the track has been stated as part of the application.
There is no possibility, nor any attempt at provision, for disabled access. The Vision for Northumberland
National Park is that it “will be a truly welcoming and distinctive place, easily accessible to all.”
The applicant states that there is an existing track or path leading to the proposed site. This is actually land
adjacent to a drystone wall, that has been used as part of the recent off-road motor vehicle activity. It is not
a track at all and hence does not provide a useful nor practical access to the proposed site. See Appendix 3.

6. Quality of design and provision of services
ST1 Sustainable Development
“Sustainable development is development that either achieves or does not prejudice achievement of the
following:
Reduces waste and greenhouse gas emissions through improved energy efficiency”
ST2 General Development Principles
“Development permitted where:
“(b) The proposal is of high- quality design…incorporating high- quality construction materials and design
details that reflect or complement the local vernacular.”
“(f) Sustainable design and construction techniques are incorporated in the proposal including design
features to ensure that they provide resilience to climate change, measures to minimise waste and energy
use and where appropriate use energy from renewable resources.”
“(k) The proposal ensures the provision of appropriate and proportionate services and infrastructure to meet
the needs of the development and that these are capable of being provided without compromising the
quality of the landscape”
The proposal plans four “mobile homes” based on a Falcon Lodge by Keops. These are off-the-shelf
structures at low cost, with basic insulation, bitumous felt roof tiles and basic design quality.
The proposal plans for the chalets to be sited on level platforms which, due to the sloping site, will be
formed by cut and fill.
Keops Interlock website states:
Concerning the base: “If the ground has a serious slope it is cost prohibitive to build-up with concrete … and
similarly troublesome to excavate the high ground and dispose of the spoil. It is expensive and ugly if you
need to build up land to even the slope.”
“mobile homes are exempt from building regulations and this allows for a lower grade of insulation than
normally demanded by building regulations”
The application states that the proposed development will obtain a water supply from the spring described
in the supplied Risk Assessment. This spring is described as being situated 600m north of the hamlet of
Donkleywood. This would require the excavation of land for several hundred metres through the woodland
to lay the new pipework, with resulting disturbance of wildlife and habitat. The application states that there
are no other properties using this spring as a water source. This is incorrect. Ryeclose has a supply from this
spring, and it is believed that at least one other house in Donkleywood is also serviced by the supply. As
there is no residence associated with the applicant’s landholding and no other claimed water source, there is
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no alternative source of water. The proposed water supply has never had to service a number of residential
households and 28 people with modern day water usage.
The application states that electricity will be supplied by “solar and batteries”. All four proposed chalets have
east/west facing roofs and are shaded by mature trees: PV solar panels on the roof would not be a realistic
option. A south-facing ground-mounted PV system at the site would not receive sufficient insolation, given
the immediacy of the surrounding trees, and would also not be feasible. There is no mains electricity supply
to the entire landholding and it is believed that petrol/diesel generators are currently used to power the
existing caravans and outbuilding – to repeat, there is no residence associated with the landholding.
The application states that foul drainage will be managed via a Package Treatment Plant (PTP) situated just
to the north of the east/west stream to the south of the proposed site, in order to discharge into this
stream. The application states on the Foul Drainage Assessment Form (FDA) that there is vehicular access for
emptying within 30m. The PTP is actually 300m from the nearest road access. The FDA further states “There
are many varieties of PTP and almost all use electricity. PTP… are vulnerable in the event of power failures
and require more regular servicing and maintenance.”. Again, there is no mains electricity supply to the
entire landholding.
There is no mention in the proposal of any method of heating the chalets. Electrical heating would not be
possible without a significant and guaranteed electrical supply, and any woodburning stoves would be a fire
risk so close to trees. The plan in the Design and Access Statement shows the chalets brushing the
immediately adjacent trees and under the canopy. See Appendix 8 for pictures of how mature the broadleaf
woodland is in 2021. Inadequate heating combined with inadequate insulation produces very poor energy
efficiency and significant discomfort.
The proposed development would require extensive and invasive groundworks in a tranquil and wildlife-rich
area of open countryside, to produce four chalets of low quality, of basic design and amenity, with
inadequate provision of all services and with no practical proposal for any energy efficient or renewable
energy measures. The environmental impact of the materials used, the construction, and the subsequent
occupation would be far greater than that stated in the application.

7. Suitability of site
The broadleaf woodland was created in 2003 in order to promote biodiversity, support wildlife and form
connections between Ancient Woodlands and existing mature woodland, now classed as Priority Habitats.
Areas of grassland were deliberately left unplanted between the trees with the aim of forming part of the
overall diverse habitat and encouraging the increase of biodiversity. The proposed site is in one of these
unplanted areas. The site in itself is therefore an important habitat, and is also adjacent to one of the Priority
Habitats. There are definitely red squirrels present in the immediate vicinity.
The only access to the proposed site is uphill over rough ground on foot for 450 metres. This proposed
access is a narrow corridor of rough grassland beside a drystone wall and winding between trees. It is not an
existing track or path. It will be impossible to transport building material and earth-moving machinery, let
alone halves of 3-bedroomed wooden “mobile homes” to the proposed site without causing significant
damage to trees, walls and the landscape and with a lasting disturbance to wildlife.
The proposed site has a significant slope, requiring major groundworks and the laying of concrete in open
countryside on ground left undisturbed for decades, if not centuries.
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The application planning statement states that the chalets fulfil the statutory definition of caravans, that
“there are no buildings proposed”, and that “the proposed lodges will be capable to being easily removed
from the site.” However, the Caravan Sites Act 1968 states that a twin-unit caravans “is when assembled,
physically capable of being moved by road from one place to another (whether being towed, or by being
transported on a motor vehicle or trailer).” The proposed access to the site is approximately three to five
metres wide, winds around mature trees and is soft ground, part of which is described as “waterlogged” in
the application’s Ecology Report. It would therefore be impossible to remove the chalets once built, because
of problems of size, weight and vehicle access, so failing the test of being a caravan.
The road access to the proposed parking area for the site is insufficient to cope with any additional traffic;
particularly the type and number of vehicles associated with the existing business of off-road motor sports
and shooting, i.e. 4x4 vehicles, pickups, trailers, vans, off-road motor bikes on public roads etc. See Appendix
6.
Lastly, the water supply is inadequate for the proposed development, the proposed off-grid electrical
provision is entirely unrealistic and there is no proposal to connect to public supplies.

Conclusion
The proposed development would not be in support of a farming and forestry business. It is not farm
diversification. Instead, it would support and extend the current business of extensive off-road motor biking
and the shooting of wildlife. These main activities already generate intolerable levels of noise throughout
and around the applicant’s landholding and cause significant damage to the landscape, habitats and wildlife.
Furthermore, they are preventing the peaceful enjoyment of the National Park by both residents and visitors
and are destroying the special qualities of the National Park – “a landscape rich in biodiversity” and “a true
sense of tranquillity”.
The proposal itself is a new development in the open countryside, in a broadleaf woodland containing and
contiguous with Ancient Woodland and Priority Habitats, rich in wildlife including red squirrels. The
woodland site of the proposal was funded by significant amounts of public money over many years and the
public, all of the public, should be able to fully enjoy it as it was intended. There are no compensating factors
to justify this application, as the development has no merit in design or energy efficiency, entails extensive
groundworks disturbing wildlife and habitat, and there is no valid economic or tourist requirement. The site
itself is completely unsuitable for any development: both in respect of services and accessibility to all. If
built, the development would cause intrusive noise, light and human presence - day and night - in an
ecologically sensitive area.
We therefore strongly object to this proposal.

Paul and Pam Rafferty.
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Appendix 1
Woodland Grant Scheme proposal for broadleaf planting – concerns entire landholding, including proposed site.
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Appendix 2
Screen grab of website advertising commercial shooting on entirety of applicant’s landholding. This is a highresolution image: zoom to view.
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Appendix 3
Bing Maps more recent images (2020) than those used in application (estimated 2011).
The growing network of off-road “routes” on the section of the landholding located north of the Falstone to
Lanehead road, including the proposed site. A further off-road course has been constructed to the east and
southeast of Ryeclose (top right in image) in March 2021.
All of the Bing Map images are taken before the extensive off-road motorbike and 4x4 activity that has taken place
since February 2021. Today’s images would illustrate significant erosion over all of the landholding shown below.
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Zoomed view of non-existent “existing track”. The lighter coloured line running parallel with the road is a dry-stone
wall and the apparent “track” immediately north of the wall is that left by a traversing quad-bike on grassland – the
wheel footprint of a quad bike measured from outer edge to outer edge of the tyre marks is 1.3m – to present an
accurate picture of what is seen.
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Zoomed view of proposed site and access from southern-most point. Note the scale (bottom right) showing the
narrow width. The Bing Map images are estimated to have been taken in October – November and the tree foliage is
greatly reduced from that in Spring/Summer. Note the mature woodland to the north east that is classed as Priority
Habitat, and the mature trees blocking access from the south.
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Appendix 4
DEFRA MagicMap image showing the extent of the Ancient Woodland and Priority Habitats.
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DEFRA MagicMap image showing the extent of the Woodland Grant Schemes on the applicant’s landholding.

DMC2021-005

41 of 63

20NP0104 Land east of Donkleywood,
Falstone

Development Management Committee
28th July 2021

Appendix 5
Evidence of damage wrought by off-road motorbike activity since February 2021.
View from the public road to the north of landholding, looking through the gate that is used as an access to the east
“course” from the public road. The public road is used as a racing route between east and west “courses” either side
of Ryeclose. Initial access to the landholding for the off-road motorbikes is from the proposed car parking area close
to The Shank. New eroded routes made by off-road motorbikes can be seen clearly in the woodland.

Off-road motorbike course construction
within the broadleaf woodland area
immediately to the east of Ryeclose. This
course has been used regularly since
March 2021.
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Grassland erosion from off-road motorbike activity

The byway to the north of the landholding
and immediately adjacent to the east
“course” field entrance is already showing
significant signs of damage from the offroad motorbikes racing between the two
“courses”.
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Appendix 6
Off-road motorbikes, vans and pickups using the proposal’s car park site for motocross activity on the landholding –
this was a group of four riders during lockdown and the proposed car park area was full. Image from dashcam.
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Appendix 7
Red squirrels at Ryeclose from the wood that’s contiguous with the broadleaf planting on, and adjacent to the
proposed site.
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Appendix 8
Image from public road to north of applicant’s landholding showing the actual maturity and scale of the planted
broadleafs. For scale, the wire fence is a 6 feet tall deer fence.
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Ryeclose,
Donkleywood,
Hexham,
Northumberland.
NE48 1AL.
28th May, 2021.
Planning application reference: 20NP0104
FTAO: Adam Ewart
Dear Mr Ewart,
We have received notification from NNPA concerning the above noted planning application; with
comments to be submitted by 2nd June 2021. We are still gathering information prior to submitting
comments on the application, but there are two immediate concerns: the limited extent of the
original notification and the timeline for comment submission; given that several revisions have
been made to the application - as of yesterday.
To expand:
1. The ‘Neighbour List’ is incomplete as it lists only two properties: ‘Ryeclose’ and ‘The Shank’.
The application site is closer to the hamlet of Donkleywood and affects all of the properties
in Donkleywood and nearby. Additionally, increased traffic resulting from the proposal - via
the sole access road, a single-track road with no passing places, that routes from Lanehead
to Falstone - will affect all of the properties along that road. Further, there is a single public
planning application notice posted on a fencepost at the proposed entrance to the
application site and it is not at all obvious; it’s already illegible after some rain and it faces
perpendicular to the road – it takes a lot of finding. Lastly, no information concerning the
proposed application was made available prior to the NNPA notification letter dated 12th
May, received 14th May.
2. The application now has several amended documents with a submission date of 26th May
2021. These first appeared online on 27th May 2021. These revisions alter several aspects of
the application.
It would seem reasonable that all affected properties are notified and given sufficient time to submit
comments. Also, that any deadline for comments should be extended from any revised documents
publication date.
Yours sincerely,
Paul & Pam Rafferty.
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
31 May 2021 14:56:30

New comments have been received for application 20NP0104 from Alan Fellows
Address:
Sundown, Lanehead,Tarset,Hexham,NE48 1NT
Comments:
As a long standing resident within the Northumberland National Park, I would like to express my strong support
of the proposed planning application. Having lived in the area for more than 20 years, I am aware of the
shortage of quality holiday accommodation within the local area. The proposed development would enable
greater attraction of visitors and holiday makers to the park, especially given its proximity to the Kielder Water.
Its design would allow blending of the cabins into the natural landscape and unique location of the structures
within the space of the private land assures minimal impact on nearby properties. In addition the attraction of
holiday makers has a positive knock on effect of potential local employment opportunities and increased
business for local pubs and restaurants as well as other sporting activities offered within the area. The proposed
planning application presents a great opportunity to further promote the attraction of the National Park.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
29 May 2021 19:59:00

New comments have been received for application 20NP0104 from Richard Moore
Address:
Farrick View. Medburn,Ponteland
Comments:
As a frequent visitor to the area for outdoor activities I feel that this application would greatly enhance the area
adding much needed family accommodation.
Bringing in visitors and revenue to the area.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
30 May 2021 15:58:00

New comments have been received for application 20NP0104 from David Varty
Address:
Rothley Crag Farm ,Longwitton ,Morpeth ,NE61 4JT
Comments:
I write to lend my support to this modest farm diversification proposal which I think sits well in this location.
The development will add to the growing staycation ethos bringing new revenue and employment to the area
while reducing the impacts on our environment.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
30 May 2021 04:26:18

New comments have been received for application 20NP0104 from Elizabeth D Scott
Address:
Blossoms,Croft’s park ,Hepscott,Morpeth,Ne61 6lj
Comments:
Whilst I reside approx 50 miles from this location I’m a frequent visitor to kielder forest for the purpose of
using the water ski facilities and sailing, in addition to regular cycle rides. It has always been challenging for
myself, family and friends to find accommodation as it is so limited. A beautiful national forest such as this
needs to provide accommodation, particularly self catering and the current volume of available accommodation
is not currently balanced with the volume of demand. This is even more so now regards the “ staycation”
attitude and the much needed financial increase in tourism in the local area . A development such as this will be
a wonderful improvement and support the growing desire for people to visit and spend money supporting our
local amenities . I support this wholeheartedly and look forward to booking many weekends.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
01 June 2021 06:18:47

New comments have been received for application 20NP0104 from Harry Green
Address:
1 Redshank Drive, Blyth. ,,Northumberland. NE24 3SJ
Comments:
I fully support this application as I’m a frequent visitor to Kielder. However, I struggle to stay overnight due to
the lack of quality accommodation.
I believe this would be a welcomed addition to the area and will ensure that people visiting have quality
accommodation for a longer more pleasurable stay.
Thanks.
Harry Green
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
30 May 2021 14:28:50

New comments have been received for application 20NP0104 from Janna Fellows
Address:
Sundown, Lanehead, Tarset, Hexham NE48 1NT
Comments:
As a resident in the area, I would like to express my full support of this planning application as its great
potential for economic, environmental and social enhancement of the local area cannot be understated. The
proposed change of land use would provide opportunities for local economic growth: it would contribute to
meeting the current demand in quality holiday accommodation, thus increasing much needed tourist attraction.
It would also offer potential local employment opportunities and have positive effect on other local hospitality
businesses. The proposed design of the development would sustain the visual amenity of the surrounding area
without compromising the diversity of the natural environment. It would present a great selling point for
promoting the beauty and attraction of the area.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
29 May 2021 21:32:17

New comments have been received for application 20NP0104 from Phillip Harland
Address:
45 Sunderland Riad Villas,Heworth,Gateshead,Tyne and Wear,Ne10 8hd
Comments:
As a regular visitor to this area, I feel this would be a welcome addition to the location. The proposal seems to
be very in keeping with the area and sympathetic to the surroundings.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
29 May 2021 18:52:01

New comments have been received for application 20NP0104 from Rory Bell
Address:
Woodside cottage ,Grange Villa Road ,Newfield ,Chester le street ,DH2 2SR
Comments:
I’m in full support of this application
___
Web Master
Phone: Email: webmaster@nnpa.org.uk

DMC2021-005

55 of 63

20NP0104 Land east of Donkleywood,
Falstone

Development Management Committee
28th July 2021
From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
29 May 2021 17:40:06

New comments have been received for application 20NP0104 from Steven Tweddle
Address:
Ricklees Farm,High Spen,Rowlands Gill,Ne392eu
Comments:
Good afternoon,
I’m writing to support this application.
I’m a regular visitor to the area with my wife and often have difficulties in sourcing accommodation for short
breaks/holidays in this area.
I think that this development is in keeping with the natural surroundings given the building materials being
proposed etc and it would potentially bring more tourists/visitors into the National Park which would benefit
other local businesses.
Kind regards,
S A Tweddle
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
30 May 2021 10:40:38

New comments have been received for application 20NP0104 from Yvonne Adamson UWO / C2
Address:
21 Engineer Regiment,Claro Barracks,Riopn,North Yorkshire,HG4 2RD
Comments:
In my role as the UWO at 21 Eng Reg I wholeheartedly support this application. I have been liaising with Mr.G.
Varty about using the lodges when his project is complete. I support wives and families of service personnel,I
have a small core of extremely young vulnerable families and I need to source good family accommodation
away from Ripon where they can get away from often difficult and volatile situations. The area is perfect to
meet my family’s needs with excellent accommodation / facilities as when the application is approved Mr.
Varty has kindly offered me the use of his lodges at a very reduced rate / free use out of season.
The children can enjoy doing forest skills, outdoor cooking, walking etc and develop and learn new skills giving
them the chance to be away from sometimes a toxic environment
This will be an invaluable resource for me and a safe haven for my families to enjoy an overnight respite break
and I am looking forward to working with Mr. Varty in the future.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
04 June 2021 10:10:18

New comments have been received for application 20NP0104 from C allen
Address:
Rand cottage,Bellingham
Comments:
I fully support this application, as there is a need for more holiday accomadtion within the National park to keep
up with the demands from members of the public wanting to discover what the area has to offer. Thus will
provide several jobs within the community which will be much appreciated,
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
01 June 2021 14:35:47

New comments have been received for application 20NP0104 from B varty
Address:
26 Broadway Circle,BLYTH ,Northumberland ,NE24 2PH
Comments:
I support this application because. I am confident this facility will offer, availability for many, to enjoy
spending time in a safe environment, reduce crowding in towns and cities, therefor, reducing the risk of
spreading Covid 19 spreading.   And, it will bring great financial benefits to our local community.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
02 June 2021 15:23:26

New comments have been received for application 20NP0104 from Diane Wharrier
Address:
3 Carisbrooke ,Bedlington,Northumberland,NE22 7LB
Comments:
Having known Mr Varty for over 40 years and his ethos of achieving excellence in all he that does I would like
to fully support this proposed project.
Not only will it provide quality accommodation ( currently sadly lacking ) for both groups and families to enjoy
Keilder and all it has to offer, but it will create new job opportunities and support local businesses.
We are all being encouraged to enjoy staycations in the current climate and I can think of no better location to
do this.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
02 June 2021 18:00:20

New comments have been received for application 20NP0104 from John swinney
Address:
Field house ,Stannersburn,Ne48 1dd
Comments:
As a local living at Stannersburn,
I fully support this planning application by a local business which will bring employment opportunities for
locals and businesses revenue into the area in general.
The scheme will be a positive contribution to easing the already recognised problem of shortage of quality
accommodation in this region.
Yours faithfully
J Swinney
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
Subject:
Date:

Web Master
DC Consultation
New comments for application 20NP0104
02 June 2021 17:45:33

New comments have been received for application 20NP0104 from Mark Lindsay
Address:
Foxglove Cottage Rothley Crag Farm Longwitton Morpeth NE61 4JT
Comments:
I write in support of this application. Any opportunity to bring jobs and enterprise to a rural community must be
acknowledged and supported. There is a recognised shortage of quality holiday accommodation in the area of
Northumberland and improving this will go well to improving local tourism and visitors to the area, which is a
positive. With more of UK population choosing to stay in the United Kingdom for their annual vacation there
has never been a better time to encourage small businesses to grow.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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From:
To:
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Web Master
DC Consultation
New comments for application 20NP0104
04 June 2021 12:33:28

New comments have been received for application 20NP0104 from Murdoch Mackenzie
Address:
Homefield,Shieldaig,Strathcarron,IV54 8XN
Comments:
I've visited the kielder forest area on several occasions to enjoy the fantastic countryside.
In the past I've found it difficult getting accommodation, I fully support any additional accommodation made
available for visitors to the area.
___
Web Master
Phone: Email: webmaster@nnpa.org.uk
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