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EXECUTIVE  SUMMARY 

This planning statement accompanies a planning appl icat ion for the  replacement of  

Evistones Cottage and the provis ion of new outbui ld ings for agr icultural and domest ic 

use. The proposal includes associated parking provis ion and a comprehensive 

landscap ing scheme.  

P OL I C Y  

•  The purpose of the planning 

system is to contr ibute to the 

ach ievement of  sustainab le 

development ;   

Paragraph 7 of the NPPF.  

•  The creat ion of high-qual ity 

bui ld ings and places is  fundamenta l 

to what the planning and 

development process should 

ach ieve. Good des ign  is  a key 

aspect of sustainable development , 

creates better places in which to 

l ive and work and helps make 

development acceptable to 

communit ies ;  and  

Paragraph 124 of the NPPF.  

•  Development should be approved 

without delay provided there are 

no adverse impacts which would 

s ign i f icant ly and demonst rably 

outweigh the benef its  of doing so.  

•  Paragraph 11 of the NPPF.  

M A T ER I AL  

C O NS ID E RA T ION S  

The proposed replacement 

dwel l ing is  sympathet ic to the 

character of immediate area , the 

surrounding landscape and the 

Nat ional Park . I t  would not result  

in encroachment into an area of  

undeveloped countrys ide and wi l l  

enhance the s ites ’  contr ibut ion to 

the wider Nat ional Park sett ing.  

There are no adverse impacts  

ar is ing from the proposed 

development in terms of her itage ,  

landscape, h ighways or  

env ironmental impacts which 

would s ign i f icant ly and 

demonstrably outweigh the clear  

benef its .  

 

There are no impacts ar is ing from 

the development which can be 

cons idered s igni f icant ,  therefore ,  

the development proposal should 

be approved without delay.  
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B E N E F IT S  

•  The construct ion process 

associated with the replacement 

dwel l ing would del iver economic 

benef its  and local construct ion 

jobs ;  

•  Enhancements to the s i te ’s  

appearance through the 

replacement of the di lap idated 

cottage with a purpose-bui lt  

dwel l ing bui lt  to a high standard 

with associated landscap ing 

scheme; 

•  The creat ion of new landscaped 

garden areas wi l l  have a net 

ecologica l benef it  over the s ite ’s  

current use , potent ia l ly creat ing 

new habitats ;  and 

•  The proposed development al lows 

for ef fect ive success ion planning 

for the farm operat ions .  

 

P LA NN I NG  B ALA N C E  

There are no impacts ar is ing from the 

development which can be cons idered 

s ign i f icant .  Therefore, the 

development proposal should be 

approved without delay.  

This is  ref lected in Paragraph 10 of the 

NPPF which states  ‘ so that sustainable 

development is  pursued in a pos it ive 

way, at the heart of  the National  

Planning Pol icy Framework is  a 

presumption in favour of sustainab le 

development ‘ .  

 

The proposed development wi l l  

del iver economic ,  socia l and 

environmental benef it s  and conforms 

to the Frameworks  def in it ion of 

sustainable development as stated in 

Paragraph 8.  
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1 .  INTRODUCTION AND APPROACH 

DESCRIPTION OF DEVELOPMENT  

1.1:  This planning statement has been prepared by Rura l So lut ions Ltd on behalf  o f 

Mr James Pr itchard (herein referred to as the “appl icant”) for the re-development 

of Ev istones Cottage.  Our cl ient ’s  development aspirat ions would enable them to 

cont inue to res ide with in the Estate at the he art of the Northumberland National  

Park.  

1 .2 :  We have engaged with the National Park to  evolve the des ign process and ahead 

of the submiss ion of th is  planning appl icat ion . Detai ls  showing how the des ign has  

evolved in partnership with the Nat ional Park are deta i led within th is  Statement .   

 CONTEXT 

1.3:  This planning statement should be read in conjunct ion with:  

•  The suite of p lans by Michael Hal l  Associates  and Survey Operat ions ;  

•  The Ecolog ical Appra isal and Bat Survey by E3 Ecology Ltd;  

•  The Drainage Phi losophy by B i l l inghurst George and Partners ;  

•  The Heritage Statement by Humble Heritage; and  

•  The Landscape Masterplan and Benchmark Imagery by Rura l So lut ions  Ltd.   
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2 .  S ITE AND SURROUNDINGS  

LOCAT ION 

2.1:  The appl icat ion s ite , Evistones Cottage , s its  a longs ide Evistones House an d 

comprises a d isused two storey stone-bui lt  dwel l ing with attached barn / garage ,  

and outbui ld ings . I t  is  bel ieved to date from the mid - late 19 t h Century . The roofs 

are a combinat ion of f lat  /  pitched / hipped / mono-pitched construct ion, over la in 

with b lue-grey Welsh Slate.  

2 .2 :  The exist ing bui ld ing s its  adjacent to, and is  access ible v ia ,  a grave l dr iveway and 

has an ex ist ing parking area . The s ite is  substant ia l ly  screened from long range 

views by dense woodland.  

2.3 :  Evistones Farm is set 4 miles west from Otterburn an d 1 mi le south of  Rochester ,  

located off the nearby A68. The Ev istones Estate is  s ituated at the heart of 

Redesdale and with in the Northumber land National Park .  

2 .4 :  The subject s ite , Ev istones Cottage , l ies 30 metres to the west of Evistones 

House and compr ises a compact grouping of pr inc ipa l ly res ident ia l  bu i ld ings . This  

grouping of bui ld ings i s  surrounded by ex ist ing woodland (west and south) and 

anc ient woodland (north and east) to the effect that publ ic views are very l imited .  

2.5 :  Evistones House and Evistones  Cottage are not l is ted as be ing of specia l  

arch itectura l or histor ic interest .  Ev istones Cottage is  a s imple cottage ,  

subordinate in des ign and mater ia ls  to the pr incipal house.  

2.6 :  The extent of the s ite is  shown on the ser ies of maps , satel l i te images and 

photographs over leaf .  
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Above :  Ev i s tones  Cot tage  wi th in  i t s  w ider  set t ing .   

Above :  Ev i s tones  cot tage (wes t )  and Ev i s tones  House  (Eas t ) .  
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Above :  The d i l ap idated Ev i s tones  cot tage i s  shown in  the foreg round o f  the  p ic tu re  w i th  

Ev i s tones  House beyond .    

THE DEVELOPMENT PROPOSAL  

2.7:  The proposal is  to demolish the ex ist ing cottage and outbui ld ings  and erect a 

replacement dwel l ing with outbui ld ings with in the same res ident ia l  curt i lage .  

Sect ion 3 of this  statement sets out the detai ls  of the proposed replacement 

dwel l ing , however , the proposed scheme is  introduced below.  

2.8 :  The exist ing cottage adds l i t t le to the immediate vernacular ,  and an appropriate ly 

des igned rep lacement property with associated outbui ld ings wi l l  provide an 

enhanced l iv ing env ironment for the occupants  whi lst  improving the visual impact  

of the bui lt  form within the National Park . The exist ing cottage is  of l i t t le  

arch itectura l merit ,  i s  dated in appearance and in need of  s igni f icant  

modernisat ion to br ing it  in l ine with modern l iv ing standards .  

2 .9 :  The proposed replacement dwel l ing would be served of f the exist ing dr iveway 

which wi l l  f lank the s ite running from the north -west to south-east .  The proposed 

development is  intended to work towards a sel f -sustain ing off -gr id solut ion , 

result ing in a high ly  sustainable use, sub ject to detai led des ign and cost ing 

cons iderat ions . The rep lacement of th is  dwel l ing wi l l  represent a sustainable form 

of development with renewable and low-carbon technologies at i ts  heart .   

2 .10 :  The broad scale and des ign of the bui lt  form wil l  not be mater ia l ly  larger than 

the exist ing cottage.  We have reduced the footpr int of the proposed 

replacement dwel l ing fol lowing pre-appl icat ion d iscuss ions with the Senior  

Planning Off icer ,  Rebecca Adams . Extens ive landscap ing measures  have a lso been 

inc luded in this  f i na l submiss ion to ass imi late the proposed bui lt  form with the 

surrounding landscape.  
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2.11 :  The proposal represents an opportunity to del iver sustainable development 

appropriate for its  locat ion on the s ite of the exist ing res ident ia l  dwel l i ng. A 

large res ident ia l  property already exists on this  s ite , with in the countrys ide , and 

as such the need for a property is  cons idered to already be establ ished. This  

submiss ion demonstrates that a high speci f icat ion form of res ident ia l  

development can be ach ieved in th is  locat ion in keeping with the sca le of  

surrounding bui lt  form and with minimal impact upon the wider landscape sett ing.  

The proposed replacement dwel l ing wi l l  s ign i f icant ly enhance the immediate area 

and improve v iews of the s ite within Ev istones Wood and the w ider Nat ional  

Park.  

2 .12 :  I t  is  cons idered that a mix of h igh speci f icat ion tradit iona l and modern mater ia l s  

could be used and would const itute the ‘good des ign’ that would accord with 

NPPF pol icy in that respect .  Addit ional ly ,  the locat ion  of the ex ist ing dwel l ing is  

such that the rep lacement development would not give r ise to any unacceptab ly 

adverse v isua l impacts .  

2 .13 :  The s ite is  located within the Northumber land National Park and is  not subject  

to any other des ignat ions . The s ite is  not wit h in the Green Belt but  i s  with in the 

countrys ide and within Flood Zone 1 where the land has a low probabi l i ty of  

f looding . There are no other specia l s ite -speci f ic ecolog ical ,  env ironmenta l ,  or  

landscape des ignat ions  that should preclude the development of  the s ite .  

2 .14 :  There are no l is ted bui ld ings within the appl icat ion s ite or its  immediate sett ing .  

However , as a 19 t h-century farmstead , the bui ld ings can reasonably be regarded 

as being of loca l interest (a non-des ignated her itage asset) .  To this  end , a 

Heritage Assessment has been commiss ioned and is  submitted alongs ide this  

appl icat ion.  

PLANNING HISTORY  

2.15 :  A search of Northumberland County Counci l  and Northumberland National Park 

websites have conf irmed that there are no re levant histor ic p lanning appl icat ions 

at the s ite . Histor ic appl icat ions l inked to the same postcode are related to the 

erect ion of farm bui ld ings nearby.  

2 .16 :  A three-bay detached garage was approved in 2011 under planning permiss ion 

number 11NP0036 at the Ev istones House .  

2 .17 :  In October 2018 Rural  Solut ions Ltd (RSL)  submitted a pre-appl icat ion enquiry 

to the Northumber land National  Park Authority .  Subsequent ly ,  a  s ite meet ing 

was attended on 31 s t  October 2018 with Rebecca Adams (Senior Planning 

Off icer) and Duncan Hart ley (Director of P lanning at R SL) and the ful l  wr itten 

response was received on 13 t h November 2018.  A copy of the wr itten response  

is  enclosed within this  submiss ion . RSL have responded in detai l  to the points  

raised in pre-appl icat ion response letter and these comments are detai led 

over leaf .  
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2.18 :  For clar ity we  respond to the points raised in the response  letter in the same 

sequence below:   

1)  The pr incip le and locat ion of the development.  

Replacement Dwell ing   

2.19 :  We are encouraged that the proposed construct ion of a replacement dwel l ing 

on this  s ite is  cons idered to be acceptab le in pr inciple in l ine with local and 

nat iona l pol icy. We note that The Park Authority is  of the v iew that there is  no 

requirement for a restr ict ion on the future occupat ion of the resu ltant dwel l ing 

–  which would normal ly be the case with a grant of planning permiss ion for new 

dwel l ings . There would also be no requirement for the dwel l ing to be restr icted 

by an agr icultural occupancy condit ion owing to the replacement nature of the 

dwel l ing .  

2 .20 :  Core Strategy Pol icy 5 requires  that any new bui ld ing within the countrys ide is  

not mater ia l ly larger than the exist ing bui ld ing it  replaces . We note in the letter  

response from the Park Authority that t he authors of the opinion that the 

proposed replacement dwel l ing is  mater ia l ly large r and therefore conf l icts with 

Core Strategy Pol icy 5 . Whi lst we don’t necessar i ly agree with th is  conclus ion,  

in response to this  we have amended the scheme, reducing the overal l  s ize of  

the replacement dwel l ing my 2sqm. This wi l l  provide for a dwel l ing w ith a 

footpr int 2sqm smal ler than the exist ing cottage and 40sqm smal ler than the 

exist ing development at s ite when inc lud ing the exist ing kennel enc losure.   

2 .21 :  As a compar ison :  

•  Exist ing footpr int of cottage - 224sq m inc lud ing outbui ld ings , 262sq m 

inc lud ing kennel enc losure ;  

•  Exist ing he ight of cottage - 6m to highest r idge point ;   

•  Exist ing vo lume of cottage - 926sm3 ( inc lud ing outbui ld ings) ;  

•  Footpr int of amended replacement  dwel l ing  -  222sq m; 

•  Height of amended rep lacement dwel l ing   -   7 .0m to highest r idge point ;  

and 

•  Volume of amended replacement dwel l ing - 1 ,052m3. 

 

2.22 :  We note that adopted Core Strategy Pol icy 5 seeks to qual i fy that scale is  

important on the grounds of landscape impact .  The s ite is  very wel l  contained 

with l imited external impact on the surroundi ng landscape. We are of the opin ion 

that the revised scheme, having been reduced in sca le , wi l l  not result  in any 

s ign i f icant adverse harm to the wider landscape .  

 

 

 



PLANNING STATEMENT  PREPARED BY  
 

EVISTONES COTTAGE /  PR ITCHARD,  JAMES   RURAL SOLUTIONS LTD 

 

 
14 

 

2.23 :  The sca le of the proposed development ref lects the funct ional needs of the 

house and the farm occupiers (both Evistones Cottage and Evistones) .  The 

fol lowing informat ion is  part icu lar ly re levant in this  regard:  

•  The whole s ite is  under s ing le family ownership and it  is  env isaged that  

the next generat ion wi l l  occupy Ev istones Cottage . The overarch in g aim 

of the proposal  is  to al low for  success ion planning for management of the 

farm; 

•  The gym room is a shared gym between the main house and the 

replacement dwel l ing  –  the main house does not have this  fac i l i ty ;  

•  The proposal has been des igned careful ly combining tradit ional stone and 

tastefu l g laz ing. The des ign of the g lazed l ink adds scale and context to 

the scheme; 

•  The des ign scheme a l lows for modern l iv ing needs , the ex ist ing dwel l ing 

is  not des igned in such a way that is  conducive to modern l iv ing ; and 

•  The proposal st i l l  remains a two-bed cottage, subordinate to the main 

Evistones House.  

 

2 .24 :  Having vis ited the s ite we note  that the Park Authority is  in agreement with the 

support ing statement that the use of Evistones Cottage as res ident ia l ,  whi lst  

current ly unoccupied, i s  lawfu l .  

REPLACEMENT OUTBUILDINGS 

2.25 :  We acknowledge that the proposed construct ion of an outbui ld ing on thi s  s ite ,  

which would rep lace the exist ing s ing le detached garage , modern three-bay 

detached garage / store / kennels  and outbui ld ings attached to E vistones Cottage ,  

is  cons idered to be acceptab le in pr incip le in accordance with the f irst part of 

Core Strategy Pol icy 5 .  

 

2 .26 :  The pre-appl icat ion response notes that the second part of Core Strategy Pol icy 

5 requires that any new replacement bui ld ing within the open countrys ide should 

not be mater ia l ly larger than the bui ld ing it  replaces .  You are of the view that  

the proposed bui ld ing would be mater ia l ly larger .   

2 .27 :  As discussed on s ite  with the p lanning off icer ,  the ex ist ing outbui ld ings do not 

meet with the current needs of the occupiers and it  is  intended that the proposed 

bui ld ing would be used for both agr icultural  purposes and in associat ion with 

both dwel l ings on the s ite .  

2 .28 :  Core Strategy Pol icy 21 relates to farming and recognises the var ied roles of  

agr icu lture . The pol icy states that the Nat ional Park Authority wi l l  support  

appropriate development proposals that wi l l  enable farming and farmers to 

become more competit ive and susta inab le , to divers i fy and t o demonstrate good 

environmental and farming pract ices . The proposed outbui ld ing wi l l  a l low the 

occupants of both dwel l ings to store machinery and vehicles securely and provide 

suitab le faci l i t ies for the farm dogs with in the purpose-bui lt  kennels ,  without the 

necess ity to erect further agr icu ltura l barns /  bui ld ings .  I t  is  this  pol icy , CS Pol icy 

21, that appl ies on th is  form of development and not CS Pol icy 5.  
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2)  Design and Amenity Is sues  

Design 

2.29 :  We welcome the fact that the Park Authority cons iders  the proposed ‘courtyard ’  

arrangement to be acceptable in pr in c iple and that the proposed mater ia ls  appear  

acceptab le , including those tradit ional mater ia l s  but also the glazed l ink and gab le 

end.  

2 .30 :  Detai ls  of landscap ing which were lack ing from the pre-appl icat ion submiss ion 

have now been provided on the ‘Landscape Masterplan’ and the accompanying 

‘Benchmark Imagery ’ –  these documents detai l  a l l  new plant ing and soft  

landscap ing. The Landscape Masterp lan clar i f ies the exist ing res ident ia l  curt i lage ,  

and this  is  a lso ref lected on the locat ion plan. I t  is  envisaged that the landscap ing 

proposed wil l  be des igned and implemented to the highest poss ib le standards 

us ing good qual ity loca l ly sourced mater ia l s  and nat ive species for plant ing,  

creat ing env ironmental  and ecolog ical enhancements .  

AMENITY  

2.31 :  We note that the Park Authority has no concerns relat ing to the impact of the 

proposed development upon res ident ia l  amenity at th is  stage and we are aware 

that it  wi l l  represent a future cons iderat ion.  

3)  Impact upon nat ional park specia l qua l i t ies  

Biodivers ity and Geodivers ity  

2.32 :  An Ecolog ica l Appra isal and Bat Survey has been submitted alongs ide this  

appl icat ion . We note the off icer v iew that the area of Ancient Woodland 

(Evistones  Wood) located to the east of  the s ite would be unaffected by  the 

proposed development .  

2 .33 :  As part of the pre-appl icat ion enquiry ,  RSL submitted an Ecolog ical Appraisa l and 

Bat Survey , which we unders tand the off icer has discussed with the P ark ’s  

Ecologist .  A copy of the updated Bat Survey has been submitted alongs ide th is  

planning appl icat ion .  

2 .34 :  A summary of the po ints raised by the ecolog ist  a long with our response are set  

out over leaf :   

•  As set out within the summary sect ion of the Bat Survey (pages 5 to 7) , 

the mit igat ion measures proposed by the survey (bat boxes , crevice 

roosts ,  swal low p lat forms and mart in nests) should be incorporated into 

the proposed plans for the development . The ecologist a lso recommended 

that the appl icat ion / survey incorporates just i f icat ion for the number of  

boxes proposed to be used (page 47) , as she has ident i f ied that the 

number of boxes sui table for breeding bats (3no.) appears to be fa ir ly  

low.  

RSL Comment : This information has been added to the amended plans ;  
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•  The summary sect ion of the survey (page 7) recommends that DNA 

analys is  of the bat droppings found on s ite is  undertaken in order t o 

determine the species of bat present , in order to support the Natura l  

Eng land l icense appl icat ion. This ana lys is  should be under taken pr ior to 

the submiss ion of  any planning appl icat ion, which should then incorporate 

the results of these tests ;  this  is  because we require to know the bat  

species af fected by the proposed development in order to provide an 

assessment of the scheme and  mit igat ion measures conta ined therein.  

 

RSL Comment :  We have responded direct ly to this  and DNA analys is  

was carr ied out by Swift  Ecology in November 2018. Deta i ls  wi l l  be 

provided alongs ide this  planning submiss ion ;  

 

•  The survey does not appear to make spe ci f ic mention of Barn Owls which 

may be present on the s ite . I  am unsure as to whether this  is  because 

their presence on the s ite has been discounted by the ecologica l 

consultancy in their survey ing of the s ite , or whether th is  is  because the 

commiss ioning of the survey did not inc lude Barn Owls . Having vis ited the 

s ite it  is  my opin ion that this  does have su itabi l i ty for use by Barn Owls ,  

with there being several open bui ld ings . This should , therefore,  be 

addressed with in any appl icat ion .  

 

RSL Comment:  The Shed and Ev istones Cottage are cons idered su itable 

for barn owl. However , no s igns of barn owl such as pe l lets were found 

on s ite , and no barn owls were observed dur ing the bat act iv ity surveys . 

This species is  therefore cons idered l ike ly to be absent from s ite ; and 

 

•  As at sect ion G.4 of the survey (page 45) , the Ecolog ist has supported the 

recommendat ion that i f  the development is  not undertaken with in 12 

months of the report then an updat ing survey should be carr ied out .   

 

RSL Comment :  Noted, i t  is  our clear intent ion to submit  the proposal  

with in the month of February 2019.  
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CULTURAL HERITAGE 

2.35 :  We note from the pre-appl icat ion response let ter that the f ind ings of the 

her itage statement are cons idered to be agreeable.  A copy of a more 

comprehensive, amended her itage statement has been submitted as part of this  

planning appl icat ion .  

2.36 :  The fo l low-up emai l  sent by Chr is  Jones , Histor ic Env ironment Off icer ,  states 

that he had concerns about the proposa l on her itage grounds . We have br ief ly  

responded to the points he raised in this  emai l  below:  

•  Considerat ion of the large Scheduled Monument of Old Evistones is  

welcomed and I agree with the conclus ions regarding potent ia l  impacts of 

the proposal on the monument .  

 

RSL Comment:  This is  welcomed;  

 

•  Chris states that further cons iderat ion regarding the potent ia l  of the 

cottage and farm bui ld ings for alternat ive uses should be g iven.  

 

RSL Comment:  Our understanding is  that there are no other appropr iate 

alternat ive uses , and the Planning Off icer agrees that Res ident ia l  is  the 

lawful use of the bui ld ing ;  

 

•  Chris References the “1987 Histor ic Bui ld ings  Survey of  Northumberland 

National Park (Napper Col le rton Partnersh ip)”.  

 

RSL Comment :  The updated Heritage Statement makes reference to this  

document although we note that it  does not speci f ica l ly cover the 

cottage we propose to replace ; and 

 

•  A deta i led Level 3 Histor ic Bui ld ing Record is  not required in this  ins tance,  

a Level  2 record cons ist ing of drawn, photographic and written record 

should be produced where these bui ld ings are proposed for demol i t ion.  

 

RSL Comment: RSL are wi l l ing to accept this  as a standard condit ion 

appl ied to any grant of  planning permiss ion.  

 

2 .37 :  The Nat iona l Park’s  Histor ic Environment Off icer stated that he would l ike to 

see a comprehensive cons iderat ion of the re lat ionsh ip between Ev is tones House 

and the group of farm / anc i l lary bui ld ings which  form part of i ts  s igni f icance.  
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2.38 :  RSL has taken this  matter up with our her itage specia l is t  who has responded with 

the fol lowing points :  

•  The proposed replacement of Ev istones Cottage and associated 

outbui ld ings wi l l  create a funct iona l ly and aesthet ica l ly co herent courtyard 

arrangement at Ev istones House, with accommodation and fac i l i t ies suited 

to modern domest ic and agr icu ltura l needs that wi l l  better support the 

farming bus iness at Ev istones ;  

•  The her itage report f inds that the current farmstead is  of local  s ign i f icance 

with Evistones House hav ing the greatest arc hitectural (des ign) interest 

and h istor ica l interest  given its  known date, ownership history and 

des igned features . However , the des ign interest (aesthet ic her itage value) 

is  st i l l  modest with the Northumberland County Counci l  Histor ic 

Env ironment Record (HER) entry stat ing that it  is  ‘not an attract ive house’ ;  

and  

•  In compar ison , the her itage interest of the old stables , barn and cottage 

is  lower and the precise date of construct ion unknown. The modern 

garage b lock with kennels has no her itage s igni f icance . Evi stones House 

wi l l  remain the pr imary bui ld ing on s ite ( in terms of i ts  s ize , he ight  and 

arch itectura l embel l ishment) .  The proposed bui ld ings wi l l  be subservient  

to this  as ref lects their anc i l lary domest ic and agr icu ltura l uses . The 

current s ite arrangement is  not a typ ical or character ist ic form in the area 

and contr ibutes l i t t le to the s ign i f icance of the s ite , in part icu lar ,  g iven 

changes such as the loss of former yards and the addit ion of a later  oi l  

tank and garage block . This is  not an intact his tor ic a l farmstead and indeed 

was never des igned as  such.  The proposed courtyard arrangement is  more 

eff ic ient operat ional ly and is  more in keeping with courtyard plans seen 

elsewhere in the reg ion.  

 

2 .39 :  In summary,  the proposal is  cons idered to  be important in underpinn ing the 

funct ional i ty of the farming operat ions which are at the heart of the s ite , i ts  

development , existence and future . Furthermore, they preserve E v istones House 

and the proposed replacement dwel l ing have been careful ly cons idered in terms 

of locat ion , des ign, mater ia ls  and form and wil l  result  in a trad it iona l ly des igned 

courtyard arrangement that wi l l  form a group with the exist ing house with 

contemporary g lazing l imited to elevat ions fac ing away from the house .  

2.40 :  The impact upon the nat ional park  is  cons idered to be negl ig ib le g iven the lack 

of vis ib i l i ty of the s ite with in the nat iona l park. There is  not expected to be any 

impact (visua l or phys ica l)  upon the nearby scheduled monument  given the 

phys ica l and v isua l separat ion between the arch aeolog ica l remains and the 

appl icat ion s ite .  

TRANQUILLITY (EXTERNAL LIGHTING)  

2.41 :  We acknowledge that the appl icat ion s ite is  located within the internat iona l ly  

des ignated Northumberland Dark Sky Park.  Core Strategy Pol icy 19 seeks to 

protect the tranqui l l i ty  of the Nat ional Park in terms of noise, tra f f ic and l ight  
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generated through development , as supported by NPPF Paragraph 180.  Any new 

externa l l ight ing proposed as part of the scheme should be kept to a minimum 

and be carefu l ly located and des igned.  

2.42 :  As the pre-appl icat ion response high l ights ,  the Ecolog ica l Appra isal and Bat  

Survey submitted includes a recommendat ion in respect of new external l ight ing 

on the s ite .  

4)  Uti l i t ies and infrastructure 

Land contaminat ion  

2.43 :  We note your requirement for a Land Contamina t ion Assessment to support any 

appl icat ion for planning permiss ion .  

FOUL DRAINAGE 

2.44 :  We note your requirement for any appl icat ion to be accompanied by a completed 

Foul Dra inage Assessment form 1 (FDA1) which sets out the proposed method 

of foul drainage for the development .  

2 .45 :  We have commiss ioned Bi l l inghurst George & Partners (Civi l  & Structura l  

Consultants) to produce a comprehens ive dra inage phi losophy which is  inc luded 

with in th is  submiss ion .  

5)  Renewable energy cons iderat ions  

2.46 :  We acknowledge that Core Strategy Pol icy 25 sets a requirement for al l  new 

development to : -  

a)  Minimise the amount of energy used dur ing construct ion;  

b)  Achieve high energy ef f ic iency; and  

c)  Real ise the potent ia l  for the generat ion of on -s ite renewable energy,  

sett ing a requirement for a t least 10% of energy from new development 

( inc lud ing convers ions)  to come from renewable sources .  

 

2 .47 :  I t  is  env isaged that the proposal wi l l  work towards a zero-carbon sel f -sustain ing 

off-gr id solut ion which would incorporate renewable and low-carbon 

technolog ies . The e levat ional p lan 014 RevD shows the extent of the roof to be 

f in ished with Tes lar Solar Slates .  The locat ion of solar s lates on the rear elevat ion 

of the outbui ld ing wi l l  not have a s ign i f icant adverse ef fect on the wider  

landscape.  

CONCLUSIONS AND RECOMMENDATIONS  

2.48 :  We welcome the Nat ional Park’s  pre -appl icat ion response that  the replacement 

of the exist ing cottage and outbui ld ings on the s ite with a new dwel l ing and 

outbui ld ing is  cons idered to be acceptab le in pr inc ip le within this  locat ion.  

2.49 :  We have submitted further in format ion demonstrat ing the  ab i l i ty of the 

replacement dwel l ing to meet with the requirements of Core Strategy Pol icy 5 
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and part icular ly relat ing to the sca le of the proposed mixed-use (and shared) 

outbui ld ing .  

2 .50 :  We have taken your advice relat ing to des ign and amenity,  Nat ional Park specia l  

qual i t ies and ut i l i t ies and infrastructure . The scheme has been reduced in scale 

and addit iona l ,  deta i led, informat ion has been provided re lat ing to landscap ing ,  

pr ivate amenity and drainage .  
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3 .  THE APPL ICATION 

3.1:  The proposal is  to demolish the ex ist ing cottage and outbui ld ings  and erect a 

replacement dwel l ing with outbui ld ings within a s imi lar res ident ia l  curt i lage .  

3 .2 :  The exist ing cottage adds l i t t le to the immediate vernacular ,  and an appropriate ly 

des igned rep lacement property with associated outbui ld ings wi l l  provide an 

enhanced l iv ing env ironment for the occupants  whi lst  improving the visual impact  

of the bui lt  form within the National Park . The exist ing cottage is  of l i t t le  

arch itectura l merit ,  i s  dated in appearance and in need of  s igni f icant  

modernisat ion to br ing it  in l ine with modern l iv ing standards .  

3 .3 :  The proposed replacement dwel l ing would be served of f the exist ing dr iveway 

which wi l l  f lank the s ite running from the north -west to south-east .  The proposed 

development is  intended to work towards a sel f -sustain ing off -gr id solut ion , 

result ing in a high ly sustainable use, sub ject to detai led des ign and cost ing 

cons iderat ions . The rep lacement of th is  dwel l ing wi l l  represent a sustainable form 

of development with renewable and low-carbon technologies at i ts  heart .   

3 .4 :  The broad scale and des ign of the bui lt  form wil l  not be mater ia l ly  larger than 

the exist ing cottage.  We have reduced the footpr int of the proposed 

replacement dwel l ing fol lowing pre-appl icat ion d iscuss ions with the Senior  

Planning Off icer ,  Rebecca Adams . Extens ive landscap ing measures have a lso been 

inc luded in this  f ina l submiss ion to ass imi late the proposed bui lt  form with the 

surrounding landscape.  

3.5 :  The s ite layout can be seen on the s ite p lan over leaf .  
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F igure  3 -1 :  Proposed s i te  p lan  show ing  the ash  t ree  wh ich  i s  to  be removed .  

3 .6 :  The proposal represents an opportunity to del iver sustainable development 

appropriate for its  locat ion on the s ite of the exist ing res ident ia l  dwel l ing. A 

large res ident ia l  property already exists on this  s ite , with in the countrys ide , and 

as such the need for a property is  cons idered to already be establ ished. This  

submiss ion demonstrates that a high speci f icat ion form of res ident ia l  

development can be ach ieved in th is  locat ion in keeping with the sca le of  

surrounding bui lt  form and with minimal impact upon the wider landscape sett ing.  

The proposed replacement dwel l ing wi l l  s ign i f icant ly enhance the immediate area 

and improve v iews of the s ite within Ev istones Wood and the wider Nat ional  

Park.  

3 .7 :  I t  is  cons idered that a mix of h igh speci f icat ion tradit iona l and modern mater ia l s  

could be used and would const itute the ‘good des ign’ that would accord with 

NPPF pol icy in that respect .  Addit ional ly ,  the locat ion of the ex ist ing dwel l ing is  

such that the rep lacement development would not give r ise to any unacceptab ly 

adverse v isua l impacts .  

USE AND AMOUNT 

3.8:  The proposal is  for the replacement of the exist ing di lap idated dwel l ing at  

Evistones Cottage. Internal ly ,  at ground f loor ,  the dwel l ing is  to have open plan  

kitchen d ining accommodation to the rear ,  with a study and gym fac i l i t ies to the 
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front alongs ide the entrance hal lway and t oi let  /  changing fac i l i t ies .  The proposed 

ground f loor layout is  shown on the f loor plan at Figure 3-2 .  

 

F igure  3 -2 :  Proposed ground f loor  p lans .  

 

3.9:  Figure 3-3 shows the proposed f irst- f loor accommodation compr is ing of two 

bedrooms which are both en-suite.  
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F igure  3 -3 :  Proposed f i r s t - f loor  p lan .  

 

3.10 :  Figure 3-4 shows the proposed layout of the outbui ld ings  compr is ing an oi l  tank 

storage unit ,  veh ic le wash bay, quad bike store, s ix kennels ,  f ive-car  garage and 

a t imber store / workshop.  

 

F igure  3 -4 :  Proposed la you t  o f  outbu i l d ings .  
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3.11 :  The elevat ion plan at Figure 3-5 shows the ‘street scene ’  v iew of the proposed  

replacement dwel l ing when viewed from the front with in the courtyard  whi lst  

F igure 3-6 shows the front elevat ion of the garage  as viewed from with in  the 

courtyard.  

3 .12 :  The mater ia ls  used for the proposed house and outbui ld ings  ref lect those o f  

Evistones House . The facades of the dwel l ing are with stonewal l ing with feature 

stone quoins and a s late roof to match the main house . Where feas ible , ex ist ing 

mater ia ls  wi l l  be used .  

3 .13 :  Doors and windows are painted hardwood with aluminium  gutters and 

downpipes .   

 

F igure  3 -5 :  Proposed f ront  e levat ion o f  rep l acement  dwe l l ing .  

 
F igure  3 -6 :  Proposed f ront  e levat ion o f  p roposed outbu i ld ings .  

 

LAYOUT AND SCALE 

3.14 :  Detai led drawings of the proposed development have been produced by Michael  

Hal l  Architects and accompany th is  appl icat ion.  

3.15 :  The resultant dwel l ing i s  cons idered to be of a s imi lar sca le to that of the dwel l ing 

it  replaces , the broad scale and des ign of the  bui lt  form wi l l  not be mater ia l ly  

larger than the exist ing cottage. Extens ive landscap ing measures have also been 

inc luded in this  f ina l submiss ion to ass imi late the proposed bui lt  form with the 

surrounding landscape.  

3.16 :  Access to the resultant dwel l ing  is  v ia the ex ist ing access  and parking / turning 

provis ion wi l l  be provided with in the courtyard.  
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LANDSCAPING AND THE NATURAL ENVIRONMENT 

3.17 :  The proposed ‘courtyard’ arrangement has been discussed at the pre-appl icat ion 

stage and it  has been agreed that it  is  acceptable in pr incip le .  

3 .18 :  The submitted ‘Landscape Masterplan’  and the accompanying ‘Benchmark 

Imagery ’ detai l  a l l  new plant ing and soft landscap ing inc luded within the scheme.  

The Landscape Masterplan clar i f ies the proposed res ident ia l  curt i lage . I t  is  

env isaged that the landscap ing proposed wi l l  be des igned and implemented to 

the highest poss ib le standards us ing good qual ity local ly sourced mater ia ls  and 

nat ive species for plant ing , creat ing env ironmental and ecologica l enhancements .  
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4 .  S ITE DES IGNATION AND DEVELOPMENT 

PLAN 

4.1:  The current local p lan for Northumber land National  Park (NNP) comprises the 

Core Strategy and Development Pol ic ies document (2009) , which is  supported 

in its  implementat ion by the Bui ld ing Des ign Guide SPD (2011) , Landscape 

Strategy SPD (2011) and Otterburn Camp SPD (2007) .  

4 .2 :  These documents current ly set the strategic spat ia l  p lanning pol ic ies and guidanc e 

for the National Park for the plan per iod up to 2024. Government gu idance 

st ipulates that a Local  Plan should be reviewed at least ev ery f ive-years ( from 

adoption)  which means that the current suite of develo pment p lan documents is  

out-of-date and needs to be reviewed. The stages of the Loca l Plan preparat ion 

process can be found in Table 1 of the Loca l Development Scheme 2018  to 

2020 1.  

4 .3 :  Core Strategy pol ic ies ,  adopted in March 2009, guide development with in the 

National Park and are used in the determinat ion of planning appl icat ions . Having 

regard to the NPPF it  is  c lear that the pol ic ies of the Core Strategy there are a 

number of pol ic ies that are to be cons idered out -of-date given that they pre -

date the NPPF.  

4.4 :  Relevant P lanning Pol ic ies include:  

CORE STRATEGY POLICY 5 RELATES TO THE GENERAL LOCATION OF 

NEW DEVELOPMENT.  

4.5:  Pol icy 5 states that the Loca l Centres of Alwinton, E lsdon, Falstone, G reenhaugh,  

Harbott le , Holystone, Lanehead and Stannersburn wi l l  be the focus for new loca l  

needs development within the National Park .  

4 .6 :  Development wi l l  take place with in the Smal ler Vi l lages and hamlets of Char lton,  

Ingram, Kirknewton, Rochester , and Stonehaugh where it  contr ibutes to the 

provis ion or protect ion of vi l lage services .  

 

 

 

 

 

                                                           
1 http://www.devplan.info/search/downloaddocs.cfm?ID=%24%24I_%3D%24%40%20%20%0A  

http://www.devplan.info/search/downloaddocs.cfm?ID=%24%24I_%3D%24%40%20%20%0A
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4.7:  In the open countrys ide , development wi l l  be l imited to the reuse of exist ing 

bui ld ings . New bui ld ings wi l l  on ly be permitted where it  can be demonstrated 

that :  

a)  The development cannot take p lace in an ident i f ied Loca l Centre, Smal ler  

Vi l lage, or through the reuse of an ex ist ing bui ld ing ; and i .)  i t  wi l l  

conserve or enhance the specia l qua l i t ies of  the Nat ional Park ; and i i ) .  i t  

wi l l  prov ide opportuni t ies for the pub l ic to understand and enjoy the 

special qual i t ies ,  whi lst  not negat ively impact ing on them; or  

b)  I t  is  replac ing an exist ing bui ld ing and the new bui ld ing is  not mater ia l ly  

larger than the bui ld ing it  replaces .  I f  the bui ld ing is  to be rebui lt  for 

res ident ia l  use,  then evidence wi l l  be required to demonstrate that  

res ident ia l  use was the lawfu l use of the bui ld ing immediate ly pr ior to 

its  demol it ion (our emphas is) .  

 

CORE STRATEGY POLICY 14 RELATES TO A SUSTAINABLE LOCAL 

ECONOMY 

4.8:  In order to create and retain a susta inable local economy the National Park 

Authority wi l l  support proposals which enable:  

c)  The creat ion of new bus inesses and the expans ion of exist ing bus inesses 

which relate to the special qua l i t ies of the National Park but do not 

negat ively impact  on them;  

d)  The expans ion of exist ing employment uses part icu lar ly tour ism, 

recreat ion , farming and other types of divers i f icat ion whi ch do not 

negat ively impact on the specia l qua l i t ies ;  and  

e)  Home-based employment act iv it ies which do not adverse ly af fect  

neighbours or neighbouring land uses .  

 

CORE STRATEGY POL ICY 17  RELATES  TO B IODIVERS ITY AND 

GEODIVERS ITY   

4.9:  The National Park Authority  wi l l  protect ,  enhance, and restore biodivers ity and 

geologica l conservat ion interests across the National Park . The author ity wi l l  

part icular ly encourage proposals which :  

a)  Protect and enhance pr ior ity species and habitats as targeted in the 

Northumberland Nat ional Park Biodivers ity Act ion P lan;  

b)  Inc lude geologica l conservat ion and management of s ites as ident i f ied in  

the Northumber land National Park Geodivers i ty Act ion P lan ;  

c)  Encourage appropriate opportunit ies to access and interpret the 

biodivers ity and geodivers ity resources of the National Park;  

d)  Encourage opportunit ies for benef ic ia l  b iodivers ity and geolog ica l  

features within the des ign of the development in l ine with Natural Area ,  

Northumberland Nat ional Park Biodivers ity P lan and Geodive rs ity Act ion 

Plan object ives ;  
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e)  Enhance the integr ity and provide for  the maintenance of an integrated 

network of habi tats part icu lar ly where they al low species and habitats to 

respond the impacts  of c l imate change by al lowing for habitat 

modif icat ion and / or species migrat ion ;  

f)  Protect soi l  resources and ensure soi ls  are ab le to ful f i l  as many of their 

funct ions as poss ib le .  

  

4 .10 :  Development which adversely a f fects :  internat ional ly ,  nat iona l ly ,  regional ly ,  or  

local ly des ignated s ites ;  or other habitats o r species of nature conservat ion value 

wi l l  only be permitted where the requirements of relevant legis lat ion can be met.  

Where adverse effects  cannot be avoided planning condit ions , agreements or 

obl igat ions wi l l  be used to secure appropriate mit igat ion me asure or  

compensat ion . Adverse effects on habitats or species out  with the National Park 

should be avoided.  

CORE STRATEGY POLICY 18 RELATES TO CULTURAL HERITAGE  

 

4.11 :  The Nat ional Park Authority wi l l  support proposals which conserve, enhance ,  

and promote the qual i ty and integr ity of the cultura l her itage of the National  

Park, part icu lar ly those which:  

a)  Conserve and enhance Hadrian's Wal l World Heritage Site and its 

sett ing ;  

b)  Give part icular protect ion to L isted Bui ld ings , Scheduled Ancient 

Monuments , Conservat ion Areas , Histor ic Parks and Gardens , and 

Histor ic Batt lef ie lds by only permitt ing development which does not 

conf l ict with nat ional p lanning pol icy ;  

c)  Preserve the special architectural or histor ica l interest of local ly l is ted 

bui ld ings ;  

d)  Recogn ise the opportunit ies for educat ion and tour ism founded on 

cultura l her itage ;  

e)  Promote the role that  cultural her itage has in help ing to secure social  

and economic regenerat ion ; and  

f)  Assist loca l communit ies in celebrat ing and enhancing the ir own cul t ura l  

her itage , part icu lar ly by us ing and developing local ly appropriate arts ,  

tradit ions and sk i l ls .  

 

CORE  STR ATEGY  POL ICY  20  RELAT ES  TO LANDSCAP E  QUAL ITY  AN D 

CHARACTER   

4.12 :  The natura l beauty and her itage of the Nat ional Park wi l l  be conserved and 

enhanced whi lst  be ing responsive to landscape change . Al l  proposals wi l l  be 

assessed in terms of their impact on landscape character and sens it iv ity as def ined 

in the Landscape Supplementary Planning Document. Development which would 

adverse ly a f fect the qual ity and character of the landscape wi l l  not be permitted .  
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CORE STRATEGY POLICY 25 RELATES TO RENEWABLE ENERGY AND 

ENERGY EFFICIENCY  

4.13 :  The National Park Authority wi l l  requi re al l  new development, including 

convers ions to:  

a)  Minimise the amount of energy used dur in g construct ion;  

b)  Achieve the highest energy ef f ic iency through the locat ion, or ientat ion,  

layout , des ign and insulat ion of development; and  

c)  Real ise the potent ia l  for the generat ion of on -s ite renewable energy.  

 

4 .14 :  As a minimum, al l  new units of res ident ia l ,  employment , community , and tour ism 

development wi l l  be required to embed renewable energy with in the 

development to of fset at least 10% of the predicted ene rgy requirements of the 

development .  

CORE STRATEGY POLICY 27 RELATES TO WATER AND FLOOD RISK  

 

4.15 :  The National Park Authority wi l l  conserve and enhance the natural her itage ,  

amenity ,  and habitat va lue of the water env ironment of the National Park.  

4 .16 :  Al l development within the National Park should make the most ef f ic ient use of 

water and enhance the sus tainab le use of the water environment by :   

a)  Meeting high water  ef f ic iency standards , and incorporat ing new 

technolog ies to recyc le and conserve water resources ; and  

b)  Promoting the use of sustainable drainage schemes  

 

4.17 :  The Nat ional Park Authority wi l l  require that  new development is  d irected away 

from areas at the highest r isk of f looding and that appropriate measures are 

implemented to mit igate f lood r isk in l ine with Nat ional P lanning Pol icy set  out  

with in Planning Pol icy Statement 25.  

4.18 :  In summary , the proposal is  cons idered to comply with local planning pol icy 

speci f ica l ly as it  replaces an exist ing bui ld ing and the new bui ld ing is  not 

mater ia l ly larger than the bui ld ing it  rep laces  and is  away from areas at the 

highest r isk of f looding . The proposa l would also create a low carbon form of 

development , result  in benef its  relat ing to the economy, biodivers ity and ecology 

through new landscaping and plant ing , as wel l  as create var ious benef its  and 

vast ly improving the bui lt  form on s ite .  

I SOLATION 

4.19 :  Given the s ite ’s  character and re lat ive proximity to other dwel l ings , i t  is  not 

cons idered that the proposal would create an isolated dwel l ing. The s i te current ly 

hosts a detached dwel l ing and s its  a longs ide Evistones House.  

4.20 :  The s ite is  located 4 mi les west from Otterburn and 1 mile south of  Rochester ,  

located off the nearby A68. The Ev istones Estate is  s ituated at the heart of 
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Redesdale and with in the Northumberland National Park . The subject s ite ,  

Evistones Cottage , l ies 30 metres to the west of Ev istones House and comprises  

a compact grouping of pr inc ipa l ly res ident ia l  bui ld ings . This grouping of bui ld ings  

is  surrounded by ex ist ing woodland (west and south) and anc ient woodland 

(north and east) .  

4 .21 :  Nearby sett lements have a good range of services and  as the s ite s i ts  a longs ide 

Evistones House, i t  cannot be descr ibed as remote, or far away from othe r places ,  

bui ld ings or people .  

4 .22 :  As out l ined in recent case law the word ‘ iso lated’ is  not def ined in the NPPF and 

should be g iven its  ordinary object ive meaning of “far away from other places ,  

bui ld ings or people ; remote”.  
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5 .  THE NATIONAL PLANNING POLICY 

FRAMEWORK AND PLANNING GUIDANCE  

5.1:  National p lanning pol icy is  inc luded in the National P lanning Pol icy Framework  

(NPPF) . Relevant sect ions of the Framework ar e appra ised below in speci f ic sub-

sect ions :  

PRESUMPTION IN FAVOUR OF SUSTAINABLE DEVELOPMENT  

5.2:  The presumption in favour of sustainab le development, incorporated at  

Paragraph 11 of the Framework, states that where there are no relevant  

development p lan pol i c ies or the pol ic ies  which are most important for 

determin ing the appl icat ion are out -of-date, consent should be granted for  

sustainable development proposals un less :  

The appl icat ion of pol ic ies in th is  Framework that protect areas of assets of 

part icular importance prov ides a c lear reason for refus ing the development 

proposed; or  

Any adverse impacts of doing so would s ign i f icant ly and demonstrably 

outweigh the benef its  when assessed aga inst the pol ic ies in this  Framework 

taken as a whole.  

 

5 .3 :  Paragraph 11 of the NPPF is  the main p lanning pol icy reference re lat ing to the 

determinat ion of this  p lanning appl icat ion .  

HOUSING DEVELOPMENT  

5.4:  Sect ion 5 of the NPPF ident i f ies the need to provide a wide choice of high -

qual ity homes to boost the supply of hous ing .   

5 .5 :  Paragraph 68 states that smal l  and medium-s ized s ites ,  such as that promoted in 

this  planning appl icat ion, can make an important contr ibut ion to meeting the 

housing requirement of an area, and are often bui lt -out relat ive ly quickly .  

GOOD DES IGN 

5.6:  Paragraph 124 of the NPPF states that ‘ the creat ion of high -qual i ty bui ld ings and 

places is  fundamental to what the planning and development proc ess should 

achieve’ and that ‘good des ign is  a key aspect of sustainable development, creates  

better places in which to l ive and work and helps make development acceptable 

to communit ies ’ .  

5 .7 :  Paragraph 131 states that :  

In determin ing appl icat ions , great weigh t should be given to outstanding or  

innovat ive des igns which promote high leve ls of sustainab i l i ty or help raise the 

standard of des ign more genera l ly in an area , so long as they f i t  in  with the 

overa l l  form and layout of their surroundings .  
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5.8:  I t  is  evident from the submitted plans that the dwel l ings wi l l  be des igned to the 

highest standard , and that the topography on s ite gives an opportuni ty to ut i l ise 

exist ing features to help blend the development with the ex ist ing landscape 

sett ing through the proposed landscape scheme.  

5.9 :  Great weight should , therefore ,  be apport ioned to the h igh-qual ity des ign of the 

dwel l ings in the determinat ion process , in accordance with Paragraph 131 of the 

NPPF.  

5.10 :  The proposed replacement dwel l ing  wi l l  be a pos it ive addit ion to the immediate 

landscape and has  been des igned in a manner which is  contextual and sens it ive 

and enhances the plot ,  thus conforming to the requirements o f Paragraph 124 of  

the NPPF.  

THE NATURAL ENV IRONMENT  

5.11 :  Like its  predecessor , i t  is  important to note that the new NPPF does not seek to 

‘protect the countrys ide for its  own sake’ .  

5 .12 :  Rather than the blanket protect ion of the countrys i de offered by prev ious 

nat iona l planning pol icy, the NPPF advises that decis ions should contr ibute to 

and enhance the natural and loca l environment by protect ing and enhancing 

valued landscapes , s ites of biodivers ity or geolog ical va lue and soi ls  ( in a man ner 

commensurate with the i r statutory status  or ident i f ied qual ity in the development 

plan) .  

5 .13 :  The creat ion of a garden and a landscap ing scheme with in the s ite wi l l  have a 

net ecologica l benef it  over the s ite ’s  current  use, potent ia l ly creat ing a modest  

habitat for smal l -scale wi ld l i fe and insects through the redevelopment of the s ite .  

The proposal wi l l  a lso result  in overa l l  landscape enhancements .   

5 .14 :  The introduct ion of a landscap ing scheme with in the s ite wi l l  have a net  

ecologica l benef it  over the s ite ’s  current use, potent ia l ly creat ing a modest  

habitat for smal l -scale wi ld l i fe and insects through the redevelopment of the s ite .  

5 .15 :  Paragraph 170 provides general guidance on how  the natura l env ironment should 

be conserved and enhanced and states that the planni ng system should contr ibute 

to and enhance the natura l env ironment by hav ing regard to s ix ident i f ied 

requirements .  

5 .16 :  The proposed arrangement i l lustrated on the submitted plans , with replacement 

dwel l ing on a s imi lar footpr int as the exist ing dwel l ing , wi l l  not unacceptably 

erode the character of the area and therefore preserves the character of the 

local env ironment in th is  regard .  
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SUSTA INABI L ITY   

5.17 :  Paragraph 8 of the Framework out l ines how there are three dimensions to 

sustainable development and how each role should be sought s imul taneously 

through the p lanning system. However , the F ramework a lso recognises that :   

Plans and decis ions need to take local c ircumstances into account so that they 

ref lect the character , needs and opportunit ies  of each area .  

5 .18 :  A component of environmenta l s usta inabi l i ty is  the access ibi l i ty of a 

development . The Framework out l ines the important role pol ic ies play in 

fac i l i tat ing susta inable development and the need for loca l plans to support  

developments which fac i l i tate the use  of sustainable transport modes and 

minimise journey lengths for employment , shopping , school and le isure act iv it ies .   

5 .19 :  However , i t  accepts ,  at  Paragraph 103, that there wi l l  be di f ferent opportunit ies  

ava i lab le in rura l areas and otherwise susta inable deve lopment should not be 

res isted s imply due to access to less sustainable transport opt ions than in urban 

areas . The Framework also c lear ly states that development should only be 

prevented or refused on transport grounds where the res idua l  cumulat ive 

impacts  of development would be severe. This  pos it ion has been reaff irmed many 

t imes at appeal includ ing in the case at  Stoke Orchard, near Tewkesbury 2,  where 

the inspector concluded:  

That is  not to say that car use would not be the predominant form of travel  

for res idents of the proposed scheme. Whilst  the proposed of fer provides a 

reasonable choice , the rural nature of the s ite and complex trave l patterns  

associated with everyday l i fe are such that  the car wi l l  remain the most 

popular choice for most…However , gu idance ( in the NPPF) and the 

associated Pract ice Guidance are equal ly clear that transport solut ions wi l l  

vary between urban and rural s ituat ions .  

 

5 .20 :  In that sense, the Framework does not seek to prevent car use but requires a 

balanced approach , depending on  the context and sca le of deve lopment 

proposed.  

5.21 :  A relat ively recent approval with in the d istr ic t at Rayg i l l  House , Lothersdale 3 for 

the construct ion of a new house , associated landscaping and access has some 

s imi lar it ies with the proposed scheme. In determin ing that appl icat ion Craven 

Distr ict Counci l  concluded that ‘the proposed development, which is  for a high -

qual ity contemporary des ign , would not be in any way harmful to the area and i t  

is  a lso cons idered that  the s ite is  part of an establ ished c luster of  development 

and is  both reasonably access ible and a sustainable locat ion for  res ident ia l  

development ’ .  The planning just i f icat ion goes on to explain that… ‘ In terms of  

planning balance it  is  the case that a s ing le new dwel l ing house would be of  

                                                           
2 APP/G1630/A/14/2223858 
3 Planning Application No. 53/2016/16781 
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l imited benef it  in terms of the provis ion of hous ing land but equal ly i t  is  

cons idered that no s igni f icant harm would ar ise from the proposal and the 

development could arguably be sa id to represent an ef f ic ient use of land as it  

would take place on a large garden ar ea to the front of exist ing re s ident ia l  

development ’ .  

5 .22 :  The proposal s ite , Ev istones Cottage, s its  a longs ide an ex ist ing dwel l ing at  

Evistones House and is  within relat ive proximity to other dwel l ings . In terms of 

pr inc ip le , the s ite is  s imply a rep lacement dwel l ing and is  not cons idered  to be 

isolated in l ine with the Rayg i l l  House appl icat ion discussed above, and th e latest  

Court of Appeal ru l ing 4.   

5 .23 :  Given the locat ion of the s ite , i t  is  accepted that car journeys wi l l  l ike ly st i l l  

feature in travel  patterns , but that journeys wi l l  not exceed those a l ready made 

by occupants of the exist ing dwel l ing . In addit ion , those car journeys wi l l  be 

relat ive ly short .   

5 .24 :  This scenar io has been cons idered posit ive ly by inspectors as appeals such as  

Land of f Brandy Lane, Stoke Orchard 5,  where the inspector stated :  

The vi l lage is  in re lat ively close proximity to Bishops Cleeve , Tewkesbury 

and Cheltenham. According ly ,  i t  is  l ike ly that most car journeys would be 

short .  This is  a matter that weighs in favour of the proposal .  

 

5 .25 :  Access ib i l i ty is  but one element of sustainab i l i ty .  The rep lacement of  an exist ing 

dwel l ing is  inherent ly sustainable and in l ine with both nat iona l and loca l pol icy 

object ives to make the most ef f ic ient use of land and resources .  

5 .26 :  In addit ion to being locat ional ly sustainab le, the proposed development is  

intended to work towards a sel f -susta ining of f -gr id solut ion , result ing in a high ly -

sustainable use,  subject to des ign and cost ing cons iderat ions .  The re -use or 

replacement of th is  disused bui ld ing wi l l  repres ent a susta inab le form of  

deve lopment with renewable and low-carbon technolog ies at i ts  heart in l ine 

with Core Strategy Pol icy 25.  

5.27 :  Sect ion 2 of the NPPF sets out the socia l ,  economic and environmental roles of  

the planning system. This  planning statement  sets out the numerous social ,  

economic and environmenta l benef its  of development ar is ing from the proposal  

in Sect ion 7.   

5 .28 :  Paragraph 38 states that ‘Local P lanning Authorit ies should approach decis ions  

on proposed development in a pos it ive and creat ive way. They should use the 

ful l  range of planning tools ava i lab le,  includ ing brownfield registers and 

permiss ion in pr inc ip le , and work proact ive ly with appl icants  to secure 

developments that wi l l  improve the economic , soc ia l and environmenta l  

                                                           
4 Case Number C1/2017/3292 
5 APP/G1630/A/14/2223858 
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condit ions of the area.  Decis ion -makers at every leve l should seek to approve 

appl icat ions for sustainable development where poss ible ’ .  

5 .29 :  The economic,  soc ia l and environmenta l benef its  of  development are set out in 

this  planning statement at Sect ion 7 .  

  



PLANNING STATEMENT  PREPARED BY  
 

EVISTONES COTTAGE /  PR ITCHARD,  JAMES   RURAL SOLUTIONS LTD 

 

 
37 

 

6 .  OTHER MATERIAL CONSIDERATIONS  

6.1:  The key planning issues relat ing to the proposal based upon our assessment are:  

•  Princ ip le of Development;  

•  Design / Sett ing ;  

•  Biodivers ity and Geodivers ity ;  

•  Heritage , and  

•  Flood Risk.  

 

PR IN C IP LE  O F  DEVELO PMENT  

6.2:  We consider the construct ion of a replacement dwel l ing on th is  s ite  to be 

acceptab le in pr incip le in l ine w ith loca l and nat iona l pol icy . There is  no 

requirement for a restr ict ion on the future occupat ion of the resu lt ant dwel l ing 

because the proposal doesn’t  form a new dwel l ing. There would also be no 

requirement for the dwe l l ing to be restr icted by an agr icultural  occupancy 

condit ion owing to the replacement nature of  the dwel l ing .  

6 .3 :  Core Strategy Pol icy 5 requires that any new bui ld ing within the countrys ide is  

not mater ia l ly  larger than the ex ist ing bui ld ing it  replaces . The proposal wi l l  

provide for a dwel l ing with a footpr int 2sqm smal ler than the ex ist ing cottage 

and 40sqm smal ler than the ex ist ing development at s ite when including the 

exist ing kennel enclosure.   

6 .4 :  Core Strategy Pol icy 5 seeks to qual i fy that scale is  important on the grounds of  

landscape impact .  The s ite is  very wel l  contained with l imited external impact on 

the surrounding landscape. The rev ised scheme, hav ing been reduced in scale ,  

wi l l  not resu lt  in any s igni f icant adverse harm to the wider landscape.  

6.5 :  The sca le of the proposed development ref lects the funct ional needs of the 

house and the farm occupiers (both Evistones Cottage and Evistones) .  The 

fol lowing informat ion is  part icu lar ly re levant in this  regard:  

•  The whole s ite is  under s ing le family ownersh ip and it  is  env isaged that  

the next generat ion wi l l  occupy Ev istones Cottage . The overarch ing aim 

of the proposal  is  to al low for  success ion planning for management of the 

farm;  

•  The gym room is a shared gym between the main house and the 

replacement dwel l ing ;  

•  The proposal has been des igned careful ly combining tradit ional stone and 

tastefu l g laz ing. The des ign of the g lazed l ink adds scale and context to 

the scheme; 

•  The des ign scheme a l lows for modern l i v ing needs , the ex ist ing dwel l ing 

is  not des igned in such a way that is  conducive to modern l iv ing ; and 

•  The proposal st i l l  remains a two-bed cottage, subordinate to the main 

Evistones House.  

 

6 .6 :  The pre-appl icat ion enquiry conf irmed that the lawfu l use of Ev istones Cottage 

is  for res ident ia l  use.  
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6.7:  The proposed construct ion of an outbui ld ing on this  s ite is  cons idered to be 

acceptab le in pr incip le in accordance with the f irst  part of Core Strategy pol icy 

5. Core Strategy Pol icy 5 requires that any new replacement bui ld ing within the 

open countrys ide should not be mater ia l ly larger than the bui ld ing it  replaces .  

6 .8 :  The exist ing outbui ld ings do not meet with the current needs of the occupiers  

and it  is  intended that the proposed bui ld ing would be used for both agr icu ltura l  

purposes and in associat ion with both dwel l i ngs on the s ite .  

6 .9 :  Core Strategy Pol icy 21 relates to farming and recognises the var ied roles of  

agr icu lture . The pol icy states that the  Nat ional Park Authority wi l l  support  

appropriate development proposals that wi l l  enable farming and farmers to 

become more competit ive and susta inab le , to divers i fy and to demonstrate good 

environmental and farming pract ices . The proposed outbui ld ing wi l l  a l low the 

occupants of both dwel l ings to store machinery and vehicles securely and provide 

suitab le faci l i t ies for the f arm dogs with in the purpose-bui lt  kennels ,  without the 

necess ity to erect further agr icu ltural barns /  bui ld ings .   

DES IGN /  S ETT ING 

6.10 :  The pre-appl icat ion enquiry stage has establ ished that the  proposed ‘courtyard’  

arrangement is  acceptable in pr inc ip le and that the proposed mater ia ls  appear  

acceptab le , including those tradit ional mater ia l s  but also the glazed l ink and gab le 

end.  

6 .11 :  The ‘Landscape Masterplan ’ and the accompanying ‘Benchmark Imagery’ detai l  a l l  

new plant ing and soft landscap ing . The Landscape Mast erplan c lar i f ies the 

proposed res ident ia l  curt i lage ,  but th is  wi l l  a lso be ref lected on the locat ion plan .   

6 .12 :  I t  is  envisaged that the landscaping proposed wil l  be des igned and implemented 

to the highest poss ible standards us ing good qual ity local ly sourced m ater ia ls  and 

nat ive species for plant ing , creat ing env ironmental and ecologica l enhancements .  

B IOD IVER S ITY  AND GEOD IVER S ITY  

6.13 :  An Ecologica l Appra isal and Bat Survey (E3 Ecology Ltd) has been submitted 

alongs ide this  submiss ion . We note the off icer view that the area of Ancient  

Woodland (Ev istones Wood) located to the east of the s ite would be unaffected 

by the proposed development.  

6 .14 :  As part of the pre-appl icat ion enquiry ,  we submitted an Ecolog ical Appraisa l and 

Bat Survey, which we understand you have discussed with your ecologist .  A copy 

of the updated bat survey has been submitted alongs ide  this  planning appl icat ion.   

6 .15 :  The updated Ecolog ica l  Appraisal and Bat Survey has addressed the points raised 

by the NNP Ecologist at the pre-appl icat ion stage.   

HER ITAGE  

6.16 :  A comprehensive Heri tage Statement (Humble Heritage , December 2018) has  

been submitted as part  of this  planning appl icat ion .  The Her i tage Statement has  
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been amended fol lowing comments rece ived dur ing the pre -appl icat ion enquiry 

from the National Park ’s  Histor ic Environment Off icer ,  Chr is  Jones .  

6 .17 :  The Heritage Statement notes that the proposed replacement of Ev istones 

Cottage and associated outbui ld ings wi l l  create a funct iona l ly and aesthet ical ly  

coherent courtyard arrangement at Ev istones House, with accommod ation and 

fac i l i t ies suited to modern domest ic and agr icu ltura l needs that wi l l  better  

support the farming bus iness at Ev is tones .  

6 .18 :  The Heritage Statement goes on to state that the current farmstead is  of local  

s ign i f icance with Evistones House hav ing the gr eatest arch itectural (des ign)  

interest and histor ica l  interest given its  known date , ownersh ip history and 

des igned features . However , the des ign interest (aesthet ic her itage value) is  st i l l  

modest with the Northumberland County Counci l  Histor ic Environmen t Record 

(HER) entry stat ing that it  is  ‘not an attract ive house’ .   

6 .19 :  In compar ison, the her i tage interest of the old stables ,  barn and cottage is  lower 

and the prec ise date of construct ion unknown. The modern garage block with 

kennels has no her itage s ign i f i cance. Ev istones House wi l l  remain the pr imary 

bui ld ing on s ite ( in terms of i ts  s ize , he ight and arch itectura l embel l ishme nt) .   

6 .20 :  The proposed bui ld ings wi l l  be subservient  to this  as ref lects their anc i l lary 

domest ic and agr icu ltural uses . The current s ite  arrangement is  not a typical or  

character ist ic form in the area and contr ibutes l i t t le to the s ign i f icance of the 

s ite , in part icu lar ,  g iven changes such as the loss of former yards and the addit ion 

of a later o i l  tank and garage b lock. This is  not an inta ct h istor ical  farmstead and 

indeed was never des igned as such. The proposed courtyard arrangement is  more 

eff ic ient operat iona l ly  and is  more in keeping with courtyard plans seen 

elsewhere in the reg ion.  

F LOOD R I SK  

6.21 :  The s ite is  c lear of vegetat ion and fa l ls  with in Flood Zone 1 as des ignated by the 

Environment Agency . Given the Zone 1 des ignat ion ,  a f lood r isk assessment wi l l  

not be required .  
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Source :  Env i ronment  Agency h t tps : / / f lood-map- for -p l ann ing . serv i ce .gov .uk .  

6.22 :  There are no p lanning or technica l constraints which would preclude the 

redevelopment of the s ite . Any potent ia l  development would inc lude an 

addit iona l landscap ing scheme in order to enhance the rural sett ing of the s ite 

and provide posit ive aesthet ic and ecolog ical  benef its  to the appl icat ion s ite .  

6 .23 :  The proposal wi l l  br ing with it  a number of s ig n i f icant benef its ,  which we have 

set out in the next sect ion .  

 

 

  

https://flood-map-for-planning.service.gov.uk/
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7 .  BENEF ITS 

7.1:  The proposed development wi l l  de l iver economic , social  and enviro nmenta l  

benef its  and conforms to the Framework ’s def in it ion of sustainab le development 

as at Paragraph 3,  which states that ‘the Framework should be read as a whole 

( inc lud ing its  footnotes  and annexes) .  

7 .2 :  The bul let points below conta in a summary of the s ustainab i l i ty benef its  of the 

proposed development . I t  is  cons idered that the overa l l  ba lance of s ustainabi l i ty  

is  a pos it ive one .  

ENV IRONM ENT AL   

•  The s ite is  current ly run-down, di lap idated and the dwel l ing itsel f  is  in a 

state of disrepair .  The proposed r eplacement dwel l ing represents a rea l  

opportunity to enhance the character and appearance of the area, offer ing 

s ign i f icant environmental enhancement ;  

•  The creat ion of a garden and a landscaping scheme with in the s ite wi l l  have 

a net ecolog ical benef i t  over  the s ite ’s  current use, potent ia l ly creat ing a 

modest habitat for  smal l -sca le wi ld l i fe  and insects through the 

redevelopment of the s ite . The proposal wi l l  a lso result  in overa l l  landscape 

enhancements ;  

•  The proposed development is  intended to work towards  a zero-carbon sel f -

sustain ing off -gr id solut ion, resu lt ing in a h igh ly -susta inable use ; and 

•  The introduct ion of a lands cap ing scheme within the s ite wi l l  have a net  

ecologica l benef it  over  the s ite ’s  current use ,  potent ia l ly creat ing a modest 

habitat for smal l-scale  wi ld l i fe and insects through the redevelopment of the 

s ite .  

 

SO C IAL  

•  The proposal presents the opportunity to  provide new replacement dwel l ing 

of an appropriate s ize to cater for newly - forming households from the loca l  

area in addit ion to famil ies w i l l ing to move to the area from elsewhere ;  

•  This proposal seeks to accommodate a fami ly dwel l ing su itab le for  young 

fami l ies ;    

•  The provis ion of a su i table fami ly home conforming to modern standards 

wi l l  p lay a smal l  part  in increas ing the housing mix of th e wider area , 

provid ing hous ing opt ions for  those in the other sett lements who are 

looking to re locate, downsize or f ind a house of their own in the future ;  

•  The provis ion of a family dwel l ing can play a role in releas ing the supply of  

smal ler propert ies for other households ; and 

•  A new fami ly wi l l  prov ide new people to engage in the social c lubs , groups 

and societ ies help ing to ensure their longevity and provide new volunteer 

capac ity .  
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ECONOM IC  

•  The replacement of a di lapidated dwel l ing with one that is  funct i onal and 

conforms to modern standards is  l ike ly to at tract a new family to the area 

that wi l l  prov ide patronage for bus inesses in the loca l area and increase to 

local and distr ict expenditure ;  

•  The development wi l l  br ing benef its  in terms of publ ic funding through the 

Government’s  New  Homes Bonus and Counci l  Tax monies ;  

•  The development wi l l  permit for ef fect ive success ion p lanning for the 

farming operat ions ; and 

•  In addit ion , the redevelopment of the plot wi l l  create direct and ind irect 

jobs dur ing the construct ion per iod and may support permanent jobs in 

the wider area . The proposal wi l l  a lso resu lt  in expenditure on mater ia ls  

sourced loca l ly .  

 

7 .3 :  The construct ion process associated with the redevelopment of the s ite would 

del iver demonstrable economic benef its .  In t erms of calculat ing th is ,  a  study 

undertaken on behalf  o f the UK Contractors Group 6 found that a £1 investment 

in construct ion results in £2.84 in terms of benef its  to the wider economy, as 

out l ined in F igure 7-1.  

 

 

F igure  7 -1 :  E conomic Benef i t s  as soc ia te d w i th  Cons t ruct ion  

 

SUMM ARY  

7.4:  There are no specia l s ite -speci f ic ecologica l ,  her itage, env ironmental or landscape 

des ignat ions that  should preclude the re -development of  the s ite .  The s ite is  

largely clear of  vegetat ion and is  l ike ly to be free of contaminat ion;  there is  c lear  

potent ia l  to enhance the ecologica l interest of  the s ite through a wel l -developed 

landscape scheme, which would also help ass imi late the development into the 

local and wider landscape.  

 

                                                           
6 Land Registry, Homes Builders Federation & National Self Build Association 
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8 .  CONCLUSIONS AND PLANNING BALANCE  

8.1:  The proposed replacement dwel l ing with associated outbui ld ings wi l l  improve 

the visual impact of the bui lt  form with in the National Park whi lst  provid ing an 

enhanced l iv ing env ironment for the occupants .  The exist ing cottage is  of l i t t le 

arch itectura l merit ,  i s  dated in appearance and in need of  s igni f icant  

modernisat ion to br ing it  in l ine with modern l iv ing standards .  

8 .2 :  The broad scale and des ign of the bui lt  form wil l  not be mater ia l ly  larger than 

the exist ing cottage . The footpr int of the proposed replacemen t dwel l ing has  

been reduced in response to pre-appl icat ion d iscuss ions and extens ive 

landscap ing measures have been inc luded to ass imi late the proposed bui lt  form 

with the surrounding landscape.  

8.3 :  The proposal represents an opportunity to del iver sustainable  development 

appropriate for its  locat ion on the s ite of the exist ing res ident ia l  dwel l ing. This  

submiss ion demonstrates that a high speci f icat ion form of res ident ia l  

development can be ach ieved in th is  locat ion in keeping with the sca le of  

surrounding bui lt  form and with minimal impact upon the wider landscape sett ing.  

The proposed replacement dwel l ing wi l l  s ign i f icant ly enhance the immediate area 

and improve v iews of the s ite within Ev istones Wood and the wider Nat ional  

Park.  

8 .4 :  This planning statement demonstrates that proposal has been assessed aga inst  

the core pr inc ip les of sustainable development set out in the NPPF, and it  has  

been demonstrated that the proposal wi l l  del iver s ign i f icant benef its  and that  

there are no other mater ia l  cons iderat ions or tech nica l cons iderat ions that  

warrant the withhold ing of planning permiss ion .  We respectful ly request  

therefore that planning permiss ion be granted .  
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Di sc l a imer :  The  i n fo rma t ion ,  ana l y s i s  and  recommenda t ion s  w i th i n  th i s  document  a re  made  by  Ru ra l  

So l u t i on s  L im i ted  i n  good f a i t h  and  rep resen t  ou r  p ro fe s s i ona l  j udgement  on  the  ba s i s  o f  the  i n fo rma t ion  

obta i ned  f rom other s .  No s ta tement  made  w i th i n  th i s  document  may  be  deemed i n  any  c i r cums tance  to  

be  a  rep resen ta t i on ,  under ta k i ng  or  wa r ran ty  and  we c anno t  a ccept  any  l i ab i l i t y  shou l d  you  re l y  on  such  

s t a tement s  or  such  s t a tement s  p rove  to  be  i na ccu ra te .  I n  p a r t i cu l a r  th e  a ch i evement  o f  pa r t i cu l a r  goa l s  

depends  on  pa r t i e s  and  f a c to r s  ou t s i d e  ou r  con t ro l .  Any  i l l u s t r a t i on s  and  otherw i se  i n  t h i s  repo r t  a r e  

on l y  i n tended  to  i l l u s t r a t e  pa r t i cu l a r  po i n t s  o f  a rgument .  

 

 

Th i s  documen t  and  i t s  con ten t s  a re  con f i den t i a l  and  w i l l  rema in  con f i den t i a l  un t i l  we  wa i ve  con f i den t i a l i t y  

o r  th e  documen t  i s  pub l i s hed  by  a  Loca l  P l ann i ng  Au thor i t y .  

 

Copy r i gh t  © Ru ra l  So l u t i on s  L im i ted  Feb rua ry  19  

Any  unau thor i s ed  reproduc t i on  or  u s age  i s  s t r i c t l y  p roh ib i ted .  
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