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EXECUTIVE  SUMMARY 

This planning statement accompanies a ful l  p lanning appl icat ion for  a revised scheme, 

incorporat ing modif icat ions to a previous consent for the demol i t ion of Ev istones 

Cottage, and the provis ion of a new dwel l ing and outbui ld ings for  agr icu ltura l and 

domest ic use .  

P OL I C Y  

•  Development should be approved 

without delay provided there are 

no adverse impacts which would 

s ign i f icant ly and demonstrably 

outweigh the benef its  of doing so ,  

Paragraph 11 of the NPPF.  

•  The just i f icat ion for the 

development has been previous ly 

agreed and accepted. The proposal 

has previous ly been deemed 

acceptab le in pol icy terms.  The 

proposed amendments do not 

warrant any d i f ferent conclus ions 

in this  respect .   

M A T ER I AL  

C O NS ID E RA T ION S  

Planning permiss ion has already 

been granted for the erect ion of a 

replacement dwel l ing with 

outbui ld ings , landscaping and 

associated development in  May 

2019.  This  proposal  seeks only 

minor amendments to that 

previous ly approved scheme in 

order to serve a funct ional need for  

the eff ic ient operat ion of the 

agr icu ltura l hold ing. The alterat ions  

do not result  in an increase in f loor 

area for the dwel l ing . The changes 

pr imar i ly include minor , smal l  sca le 

addit ions to the outbui ld ing .   

There are no adverse impacts  

ar is ing from the revised scheme in 

terms of her itage ,  landscape,  

highways or environmental impacts .  
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B E N E F IT S  

•  The proposed development al lows 

for ef fect ive success ion planning 

for the farm operat ions .  

 

•  The proposed amendments wi l l  

a l low for the more eff ic ient  

operat ion of the farming operat ion.  

 

•  The construct ion process 

associated with the replacement 

dwel l ing would del iver economic 

benef its  and local construct ion jobs  

as acknowledged by the Local  

Planning Authority (LPA) in 

determinat ion of  LPA ref :  

19/NP0014 .  

 

 

 

P LA NN I NG  B ALA N C E  

The pr inc ip le of the development has 

already been accepted and planning 

consent granted in 2019.  There are no 

impacts ar is ing from the rev ised 

development proposa l  which can be 

cons idered s igni f icant .  Therefore , the 

development proposal should be 

approved without delay.  

The proposed development wi l l  

del iver  economic ,  socia l and 

environmental benef its  and conforms 

to the frameworks  def in it ion of 

sustainable development as stated in 

Paragraph 8.  
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1 .  INTRODUCTION 

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

Mr James Pr itchard (herein referred to as the “appl icant”) in support  of a revised 

planning appl icat ion for the re-development of Evistones Cottage.  

1.2 :  This proposal seeks modif icat ions to a previous ly approved scheme for the 

demolit ion of the exis t ing Ev istone Cottage and outbui ld ings , and the erect ion 

of a replacement dwel l ing and outbui ld ings (LPA ref :  19NP0014) . This extant  

consent is  a genuine fa l lback posit ion in the cons iderat ion of th is  proposal .   

1 .3 :  Whilst the nature of the amendments are minor , d ue to some of the alterat ion 

works requir ing land that fa l ls  outs ide of the previous redl ine, a new appl icat ion 

is  deemed necessary  as an appl icat ion for minor amendments is  not poss ible .  

This approach has been discussed in d ia logue between Rura l Solut ions and Mr 

Jay Smith of the Nat ional Park Authority   

1 .4 :  The proposed development sought is  for :  

A rev ised scheme pursuant to LPA ref :  19/NP0014 (Ful l  p lanning permiss ion for  

the demolit ion of an exist ing dwel l ing and outbui ld ings and the construct ion of a 

replacement dwel l ing and replacement outbui ld ings , inc lud ing change of use from 

agr icu ltura l land to res ident ia l  curt i lage) granted on 15 t h  May, for  two smal l  

extens ions to the outbui ld ings ,  re locat ion of dog pen ,  and insert ion of b i - fo ld 

doors on replacement dwel l ing ) .  

CONTEXT 

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

•  Planning Statement by Rural So lut ions ;   

•  The suite of amended plans by Michael Hal l  Associates  and Survey 

Operat ions ;  

•  The Ecolog ical Appra isal and Ecolog ical Mit igat ion P lan by E3 Ecology Ltd ;  

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

•  The Heritage Statement by Humble Heritage;  

•  Ground Contaminat ion Report ;  and 

•  The Landscape Masterplan and Visual Study by Rural Solut ions  Ltd .    
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2 .  S ITE AND SURROUNDINGS  

LOCAT ION 

2.1:  The planning context of the appl icat ion s ite , Evistones Cottage, is  fu l ly descr ibed 

with in the Planning Statement submitted in support  of LPA ref :  19/NP0014.  

However ,  for ease , we recap in the summary below.  

2.2 :  The appl icat ion s ite s it s  a longs ide Ev istones House . The s ite former ly comprised 

a disused, two-storey stone-bui lt  dwel l ing with attached barn/garage ,  and 

outbui ld ings .  Planning consent LPA ref :  19/NP0014 permitted the demolit ion of  

these bui ld ings .    

2 .3 :  At the t ime of writ ing , the appl icant has commenced p lanning consent 19/NP001 4 

granted in May 2019. The relevant condit ions have been discharged (as set out 

further in Sect ion 3) . The appl icant is  keen to ensure that development on the 

s ite can be del ivered without de lay.  

2 .4 :  The s ite is  substant ia l ly  screened from long range views by dense woodland .  

Evistones Farm is set 4 miles west from Otterburn and 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 Nationa l Park .  

2 .5 :  The extent of the s ite is  shown on the ser ies of maps , satel l i te images and 

photographs over leaf .  

 
  F igure  1 :  Ev i s tones  Cot tage wi th in  i t s  w ide r  set t in g .   
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          F i gure  2 :  Approved  S i te  Layout  (LPA re f :  19 /NP0014)  
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3 .  PROPOSED DEVELOPMENT CHANGES  

3.1:  Whilst the proposed development seeks ful l  consent for the replacement 

dwel l ing and erect ion of new outbui ld ings ,  the scheme remains substant ia l ly  

unchanged from that granted under LPA ref :  19/NP0014. The requiremen t for a 

new fu l l  appl icat ion comes about due to an element of the proposed works fa l l ing 

outs ide of the or ig ina l redl ine plan .  

3 .2 :  I t  is  important to note that the pr inc ip les of scale , mass ing , locat ion , des ign and 

mater ia ls  for the s ite ’s  redevelopment have  a lready been estab l ished.  This  

proposal seeks very modest modif icat ions .  

3 .3 :  The proposed changes to the previous ly approved scheme are minor in nature 

and have come about as the result  of a process of detai led des i gn ‘ref inement ’  

with the appl icant  fo l lowing the approval of the appl icat ion in May 2019.  

3 .4 :  The proposed changes do not mater ia l ly a f fect the scheme prev ious ly approved 

nor go to the heart of  the permiss ion , part icular ly when v iewed in the context 

of the wider scheme, the extent of exist ing bui ld ings on-s ite and scale of  

replacement development approved.  

3.5 :  The proposed alterat ions pr imar i ly af fect the outbui ld ings and are required for  

the funct ional and operat ional requirements of the appl icant ,  for the storage of  

vehic les ,  dog kennels and other equipmen t . The changes include:  

•  The erect ion of an addit iona l outdoor enclosure forming a kennel  ‘pen ’  

associated with the approved indoor dog kennels .   

•  A smal l  extens ion to the compound room on the north west elevat ion.  

•  The erect ion of an addit iona l plant room extens ion to the northeastern 

elevat ion of the approved outbui ld ing.   

3 .6 :  The proposed alterat ions are des igned to match the surrounding approved 

outbui ld ing , bui lt  of stone with a s late roof (match ing the main Evistones House) . 

The extens ions are modest and discrete ly located . As deta i led in the or ig inal  

approva l ,  the proposed extens ions , attached to the outbui ld ing , wi l l  serve both 

Evistones House and the approved new dwel l ing alongs ide farming operat ions .  

The kennel l ing/ut i l i ty would be for work ing dogs associated with the agr icultura l  

estate.  

 

 

 

 



PLANNING STATEMENT   PREPARED BY  

EV ISTONES COTTAGE /  PR ITCHARD,  JAMES   RURAL SOLUTIONS LTD  

 

 
12 

 

 

 

 

 

 

 

 

 

 

 

    F i gure  3 :  Ext ract  f rom Amended Overa l l  S i te  P l an  

 

3.7:  The amendments to the scheme a lso include a minor fenestrat ion change to the 

replacement dwel l ing through the i ntroduct ion of bi - fold doors to the north-

eastern elevat ion to al low access to a new terrace (which forms part of a deta i led 

landscap ing scheme and is  not sub ject  for fur ther approval) .  No further changes 

are proposed to the scale or appearance of the dwel l ing .  

 

 

 

 

 

 

 

 

 

 

 

 

 

                               

 

                       F igure  4 :  Ext ract  f rom Amended Overa l l  S i te  P l an  
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SCHEDULE  OF  AREAS  

Proposed Development  Consented 

SQM (GEA) 

Proposed Amendment 

SQM (GEA) 

Proposed Garage/Outbui ld ing  

Footpr int  390sqm 490sqm  

Proposed Cottage 

Footpr int  222sqm 222sqm 

Volume 1,052sqm 1,052sqm 

Floorspace 267sqm 267sqm 

 

3.8:  The schedule demonstrates that the f loor  space of the rep lacement dwel l ing 

remains as consented. The outbui ld ings are extending by a further 100sqm. This  

is  comprised of the piecemeal extens ion of the northern elevat ion adding an 

addit iona l plant room, the extens ion to the compound room previous ly permitted 

and alterat ions to the kennel arrangements .  No increase in f loorspace of the 

proposed cottage is  sought .  

S ITES  PLANNING H ISTORY CONTEXT  

3.9:  Planning permiss ion was or ig ina l ly granted in May 2019 (LPA ref :  19NP00 14) for  

the proposed rep lacement dwel l ing and outbui ld ings . The proposa l sought the 

removal and replacement of Ev istones Cottage and outbui ld ings with a detached 

two-bed dwel l ing ; and the removal and rep lacement of the detached s ingle garage 

and 3-bay garage with an ‘L shaped’ bui ld ing conta in ing a t imber store and 

workshop, 5 -bay garage, quad store, kennels ,  veh ic le wash bay and fue l store.  

The appl icat ion a lso sought the change of use of agr icultural land to res ident ia l  

curt i lage .  

3 .10 :  I t  is  fundamenta l in the counci l ’s  cons iderat ion of this  amended proposal to note 

that the pr inc iple of the development  has a lready been deemed to be acceptab le 

via LPA ref :  19/NP0014. In th is  instance,  the appl icant  is  seek ing only a very 

minor addit ion to the  outbui ld ings  f loorspace, over and above that already 

accepted .  

3 .11 :  The sca le of development was one of the key cons iderat ions in determining the 

previous appl icat ion. In  the off icer ’s  report ,  i t  concluded that :   

The proposed replacement dwel l ing and outbui ld ings are cons idered a 

departure from Core Strategy Pol icy 5, as the proposals are mater ia l ly larger  

than the bui ld ings they replace . However , i t  is  not cons idered that there would 

be any addit iona l harm to the immediate and wider surround ing area for the 

fol lowing reasons :  

•  The s ite is  remote and conta ined .  

•  There are l imited v iews of the s ite from the publ ic domain .  
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•  The s ize of the proposal would cause no more harm than the exist ing 

bui ld ings .  

•  The pr imary concern is  the loss of an asset not the s ize of i ts  replacemen t .  

•  The proposal is  s imi lar  to what it  rep laces .  

•  The bui ld ings are to be located suff ic ient ly far from Evistones House 

reducing their impact on their immediate surroundings .  

3 .12 :  This revised scheme seeks very modest alterat ions to the outbui ld ings , which are 

required for the ir funct iona l operat ion, and to al low more ef f ic ient operat ion of  

the agr icultura l ho lding . These changes became apparent dur ing a detai led des ign 

review that occurred  when the appl icant  was prepar ing to commence 

development . The changes , inc lud ing the fenestrat ion change to the replacement 

dwel l ing for which no further changes are proposed, wi l l  have no bear ing on the 

conclus ions that were previous ly reached in f inding the development acceptab le .   

3 .13 :  The appl icant and his fami ly are keen to prog ress with the development and have 

already sought to d ischarge a number of p lanning condit ions attached to the 

or ig ina l planning permiss ion.  

3 .14 :  The prev ious consent was granted subject  to 10no. condit ions ,  with 3no.  

condit ions (condit ions 3, 5 and 9 relat ing  to Light ing , So lar Roof Panels & Histor ic 

Bui ld ing Recording) requir ing the submiss ion of further deta i l .  These detai ls  were 

submitted to the author ity and discharged under appl icat ion reference 

19/NP/0092.  
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4 .  POLICY CONSIDERATION 

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 guidance 

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

st ipulates that a Loca l  Plan should be rev iewed at least every 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.  

4.3 :  The Northumber land National Park Author ity is  current ly undertak ing a rev iew 

of the Loca l P lan .  The draft Northumberland National Park Local P lan was 

submitted on the 30 t h  September 2019 with the Examinat ion scheduled for  

January 2020.  

4.4 :  In the inter im, unt i l  the new Local Plan is  adopted , the exist ing Core Strategy 

pol ic ies ,  adopted in March 2009, gu ide development within the National Park  

and are used in the determinat ion of planning appl icat ions . Having regard to the 

NPPF, i t  is  c lear that a number of pol ic ies of  the Core Strate gy are cons idered 

to be out-of-date given they pre-date the NPPF.  

4.5 :  In cons ider ing the proposed development aga ins t the local development pol ic ies ,  

i t  is  fundamenta l to acknowledge that permiss ion has a lready been given for the 

replacement dwel l ing and outbui ld ings . Fu l l  cons iderat ion of the pr incip le of the 

development aga inst the Core Strategy pol ic ies as set out in the Planning 

Statement dated February 2019.  

4 .6 :  Therefore the assessment below considers the impact of the proposed 

amendments aga inst the relevant p lanning pol ic ies  as that permiss ion is  now 

extant .  

CORE  STRATEGY POL ICY 5  RELATES  TO THE GENERAL 

LOCAT ION OF NEW DEVELOPMENT 

4.7:  Pol icy 5 states that in the open countrys ide , the 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 place in an ident i f ied loca l centre, smal ler  

v i 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 qual i t ies of the National Park ; and i i ) .  i t  wi l l  provide 

opportunit ies for the publ ic to understand and enjoy the specia l qual i t ies ,  

whi lst  not negat ive ly impact ing on them; or  

 

b)  I t  is  replac ing an ex ist 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 .  I f  the bui ld ing is  to be rebui lt  for  
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res ident ia l  use ,  then ev idence wi l l  be required to demonstrate that  

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

demolit ion (our emphas is) .  

 

4 .8 :  RSL comment - Given the pr inc ip le of redeveloping the s ite for a replacement 

dwel l ing and outbui ld ings has already been establ ished , the key mater ia l  planning 

cons iderat ions associated with the current extens ion proposals are cons idered 

to be des ign , v isual impact and res ident ia l  amenity;  and impact on National Park 

special qual i t ies ( landscape , ecology , cu ltura l her itage and tranqui l l i ty) .  

4 .9 :  The o f f icer ’s  report for the approved appl icat ion conf irms that the proposal ,  as  

approved, would resu lt  in a sympathet ic and subordinate development that 

mirrors the exist ing relat ionsh ip between Evistones Ho use and Evistones 

Cottage. The proposed extens ions to the rear of the outbui ld ing  wi l l  not increase 

the harm of the approved scheme on the immediate area .  

CORE  STRATEGY POL ICY 14  RELATES  TO A  SUSTAINABLE  

LOCAL ECONOMY 

4.10 :  In order to create and retain a susta i nab le local economy, the National Park 

Authority wi l l  support proposals which enable:  

a)  The creat ion of new bus inesses and the expans ion of ex ist ing bus inesses 

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

negat ively impact on them;  

 

b)  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 which do not negat ively impact 

on the specia l qua l i t ies ;  and  

 

c)  Home-based employment act iv it ies which do not adversely af fect  

neighbours or neighbouring land uses .  

 

4 .11 :  The proposed amendments to the outbui ld ings ,  which form the key changes from 

the prev ious consent ,  have been brought about fol lowing a detai led des ign review 

by the appl icant .  They are required in order to make the funct ional op erat ion of  

the agr icultura l landholding more ef f ic ient and to al low addit ional storage space .  

The proposal accords with cr iter ia b above.  

CORE  STRATEGY POL ICY 17  RELATES  TO B IODIVERS ITY  AND 

GEODIVERS ITY   

4.12 :  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;  
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b)  Inc lude geologica l conservat ion and management of s ites as ident i f ied in the 

Northumberland Nat ional Park Geodivers ity Act ion Plan ;  

 

c)  Encourage appropr iate 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 iod ivers ity and geolog ical features  

with in the des ign of  the development in l ine with Na tural  Area ,  

Northumberland Nat ional Park B iodivers ity P lan and Geodivers ity Act ion 

Plan object ives ;  

 

e)  Enhance the integr ity and provide for the maintenance of an integrated 

network of  hab itats part icu lar ly where they a l low species and habitats to 

respond the impacts of cl imate change by a l lowing for habitat modif icat ion 

and/or species migrat ion;  and 

 

f)  Protect soi l  resources and ensure so i ls  are able to fu l f i l  as many of their  

funct ions as poss ib le .  

 

4 .13 :  RSL comment - The support ing Ecologica l Appraisa l has been r eviewed as part 

of this  amended scheme to ensure that the alterat ions to the scheme do not 

have a negat ive impact on the ecological mit igat ion previous ly deemed 

acceptab le .  

4 .14 :  The proposed development (as amended) does not adversely af fect the Nat ional  

Park or any other hab itats or species of nature conservat ion .  

CORE  STRATEGY POL ICY 18  RELATES  TO CULTURAL HER ITAGE  

4.15 :  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 th e National  

Park, part icu lar ly those which:  

a)  Conserve and enhance Hadrian's Wall Wor ld Heritage S ite and its  sett ing;  

 

b)  Give part icu lar protect ion to Listed Bui ld ings , Scheduled Ancient  

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

Batt le f ie lds by only permitt ing development which does not conf l ict with 

nat iona l planning pol icy;  

 

c)  Preserve the specia l arch itectura l or histor ic interest of loca l ly  l is ted 

bui ld ings ;  

 

d)  Recognise the opportunit ies for educat ion and tour ism founded on cultura l  

her itage ;  

 

e)  Promote the role that cultura l her itage has in help ing to secure social and 

economic regenerat ion ; and  
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f)  Assist loca l communit ies in celebrat ing and enhancing the ir own cultura l  

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

tradit ions and sk i l ls .  

 

4 .16 :  RSL comment - Evistone House is  deemed to be of loca l her itage importance .   

The proposed development was previous ly the subject of scrut iny in this  re gard 

and it  was deemed that the consented scheme did not have any adverse impact  

on this  local her itage asset .  The proposed amendments wi l l  have no greater  

impact on Ev istone House.  

CORE  STRATEGY POL ICY 20  RELATES  TO LANDSCAPE QUAL ITY 

AND CHARACTER  

4.17 :  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 .  

4.18 :  RSL comment - The s ite is  remote and complete ly screened by woodland ; the 

added v isua l impact of the proposed extens ions woul d be negl ig ib le .   
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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) updated in June 2019. Relevant sect ions of the Framework are appra ised 

below in speci f ic sub-sect ions .  

PRESUMPT ION IN  FAVOUR OF SUSTA INABLE  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 ic 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 o r assets  

of part icular importance  provides a clear reason for refus ing the 

development proposed; or  

•  Any adverse impacts of doing so would s igni f icant ly and demonstrably 

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

taken as a whole.  

HOUSING DEVELOPMENT  

5.3:  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 .4 :  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 

5.5:  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 process sho uld 

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 the development 

acceptab le to communit ies ’ .  

5 .6 :  Paragraph 131 states that :  

In determin ing appl icat ions , great weight s hould 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 .  

5 .7 :  I t  is  evident from the submitted p lans that the bui ld ings wi l l  be des igned to the 

highest standard,  and that the topography on-s ite g ives an opportuni ty to ut i l ise 
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exist ing features to help blend the development with the ex ist ing landscape 

sett ing through the proposed landscape scheme.  

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

development in the determinat ion process , in  accordance with Paragraph 131 of  

the NPPF.  

5.9 :  I t  has a lready been establ ished that the 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 of Paragraph 131 of the NPPF.  

5.10 :  The modif icat ions to the dwel l ing fenestrat ion and the smal l  increase in the 

footpr int of the outbui ld ing are not cons idered to mater ia l ly impact the suitab i l i ty 

of the proposal .  

THE NATURAL ENV IRONMENT  

5.11 :  Paragraph 170 provides general guidance on how the natura l env ironment should 

be conserved and enhanced and states that the planning 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 .12 :  A landscaping scheme and masterplan has been approved as part of the May 2019 

planning permiss ion . The approved scheme wi l l  have a net ecolog ical benef it  over  

the s ite ’s  former use, creat ing a modest hab itat  for smal l -scale wi ld l i fe and insects  

through the redevelopment of the s ite .  Ecology mit igat ion consented inc ludes a 

bat loft ,  bat and bird boxes  and managed landscaped areas .  

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 redevel opment of the s ite .  

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

5 .14 :  The proposed amendments  sought to the previous ly approved scheme  wil l  have 

a l i t t le ,  addit iona l impact on the character of the area.  The extens ions proposed 

are modest in scale and do not have any s ign i f icant addit iona l v isual impact .  They 

wi l l  cont inue to preserve  the character of the loca l environment in this  regard .  

SUSTA INABI L ITY  

5.15 :  Paragraph 8 of the framework out l ines how there are three dimensions to 

sustainable development and how each role should be sought s imultaneously 

through the p lanning system. However , the framework a lso recognises that p lans  

and decis ions need to take loca l c ircumstances into account so that they ref lect  

the character , needs and opportunit ies of  each area.  

5 .16 :  The approved development wi l l  br ing forward low carbon, se l f -susta in ing 

property which is  inherent ly susta inable , and which compl ies with Core Strategy 
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Pol icy 25.  The proposed a lterat ions and modif icat ions wi l l  have no bear ing on 

the sustainab le des ign previous ly approved.  

5 .17 :  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 .  
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6 .  PLANNING CONSIDERATIONS 

6.1:  Given the pr incip le of  redeveloping the s ite for a replacement dwel l ing and 

outbui ld ings has already been establ ished  under LPA ref :  19/NP0014 , the key 

planning cons iderat ions associated with th is  amended proposal relate to the 

impact of the alterat ions on des ign , v isua l impact and res ident ia l  amenity;  and 

impact on National Park specia l qua l i t ies ( landscape, ecology, cultural her itage 

and tranqui l l i ty) .   

PR INC IPLE  OF  DEVELOPMENT  

6.2:  The o f f icer ’s  report for the approved appl icat ion conf irms that the proposal ,  as  

approved, would resu lt  in a sympathet ic and subordinate development that 

mirrors the exist ing relat ionsh ip between Evistones House and Evistones 

Cottage. The proposed extens ions  to the outbui ld ings and the fenestrat ion 

change to the replacement dwel l ing wi l l  not increase the harm of the approved 

scheme on the immediate area.  

6 .3 :  The modi f icat ions proposed are not s ign i f icant  when assessed with in the context  

of the approved scheme. The fenestrat ion change (b i- fo ld ing doors)  on the 

dwel l ing and re locat ion of the dog pen could be cons idered to be non-mater ia l  

amendments , whi lst  the scale of the extens ions  would be deemed to be minor 

amendments that could be captured by an S73 appl icat ion . However , th is  is  not 

poss ible as the amendments result  in development beyond the or ig inal red l ine 

boundary. I t  is  more eff ic ient to deal with al l  of the required des ign cha nges 

with in one col lect ive appl icat ion , rather than result  in a development made up 

of numerous planning consents .   

6 .4 :  The addit iona l f loor  space wi l l  not result  in a development that is  of an 

unacceptab le sca le . The changes and extens ions sought do not  relate to dwel l ing 

f loorspace and do not  seek to s igni f icant ly increase the f loor  space of the 

outbui ld ings .  The alterat ions proposed  to seek only to respond to operat iona l  

requirements and associated des ign alterat ions that have been ident i f ied at the 

detai led construct ion drawing stage.  

6 .5 :  The s ite is  c lear ly sel f -contained with few publ ic viewpoints ,  surrounded by dense 

woodland. The rev ised scheme including the modest extens ions cont inues to 

ref lect the funct iona l needs of the house and farm occupiers ,  enabl in g in turn for  

success ion planning for  the management of the farm and the next generat ion to 

occupy the s ite .  

6 .6 :  Pol icy 21 of the Core Strategy states that in order to recognise the var ied ro les  

of agr icu lture , which inc lude the maintenance and management of the 

countrys ide , the National Park Authority wi l l  support appropriate development 

proposals that wi l l  enable farming and farmers to become more competit ive and 

sustainable , to divers i fy and to demonstrate good environmental farming 

pract ices .  
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6.7:  The addit ion of the plant room, a long with the modest increase in the s ize of  

the compound room, wi l l  add a smal l  amount of f loor area to the outbui ld ing ,  

however , the quantum of this  is  not cons idered mater ia l  in re lat ion to the sca le 

of development as approved.  

6 .8 :  The kennel pen, being an enclosure only,  would not represent addit iona l  

developed f loor area. The layout of the bui ld ing is  st i l l  such that a more funct iona l  

and aesthet ical ly pleas ing courtyard interface between the outbui ld ing and 

Evistones House is  retained . The overa l l  impact and harm of the new outbui ld ing 

extens ions to the rear would be negl ig ib le and there would be no adverse impact  

on the wider s ite nor surrounding landscape.  

6 .9 :  The proposal cont inues to  represent good des ign and does not have any further  

mater ia l  impact on loca l character nor the park ’s  specia l qual i t ies than the 

development a lready approved by the author i ty .   

6 .10 :  The s ite is  remote and completely screened by woodland ; the added v isua l impact  

of the proposed extens ions would be negl ig ib le and the proposals would accord 

with Pol icy 3 of the LDF which seeks to safeguard the wel lbe ing of local  

communit ies .  The extens ions do not in any way negat ive ly impact on the 

tranqui l l i ty of the National Park , part icu lar ly given its  remote locat ion.  

DES IGN/SETT ING 

6.11 :  The proposed amendments wi l l  not resu lt  in any mater ia l  changes to the nature 

of the approved development that wi l l  take place at the s ite . The character and 

appearance of the scheme remain of the same high-qual ity that has previous ly 

been approved.  

8.1 :  The changes would not adversely af fect any occupiers of ne ighbouring land in 

respect to amenity ,  changes are internal  to the s ite and do not create a greater 

impact on the surrounding landscape.  

6.12 :  The updated ‘Landscape Masterplan ’ and the accompany ing ‘V isua l Study’  detai l  

new plant ing and soft landscap ing .  The Landscape Masterplan 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 .13 :  I t  is  envisaged that the landscaping proposed wil l  be des igned and im plemented 

to the highest poss ible 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 .  

B IODIVERS ITY AND GEODIVERS ITY  

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

alongs ide this  submiss ion . This has been rev iewed and updated as part of th is  

amended scheme. The proposal has relocated the bat loft  from the northern end 

of the outbui ld ings to the north -west e levat ion but this  has been deemed ent i re ly 

acceptab le in ecolog ica l terms.  Al l  other mit igat ion inc lud ing bird and bat boxes  

with in the per iphera l landscap ing wi l l  be as per the or ig ina l ly approved mit igat ion 

plans .  
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6.15 :  The proposal wi l l  not  have any adverse impact on the s ite ’s  loca l ecology or  

biodivers ity .   

HERITAGE 

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

been resubmitted as part of this  planning appl icat ion .  The Heritage Statement 

notes that  the proposed replacement of Evistones Cottage and associated 

outbui ld ings wi l l  create a funct ional ly and aesthet ical ly  coherent courtyard 

arrangement at Evistones House, with accommodation and fac i l i t ies suited to 

modern domest ic and agr icultura l needs that wi l l  better support  the farming 

bus iness at Evistones .  

6 .17 :  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 greatest 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 Environment Record 

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

6 .18 :  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 icance.  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 architectural embel l ishment) .  

This wi l l  not alter as a result  of the amended scheme.  

6.19 :  The proposed bui ld ings wi l l  be subservient  to this  a s 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 intact 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.  

6 .20 :  The amendments proposed as part o f this  current proposal wi l l  have a neg l ig ib le 

impact on the conclus ions previous ly made in respect of he r itage impact .   

6 .21 :  The prev ious ly approved scheme inc luded a condit ion (no. 9) re lat ing to h isto r ic 

bui ld ing record ing . Pr ior to demolit ion of Evistone Cottage information to 

discharge th is  condit ion has been submitted and approved by the LPA.   
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7 .  BENEF ITS 

7.1:  The approved development for the replacement of the  run-down, di lapidated  

cottage and outbui ld ings with a new dwel l ing  and outbui ld ings  represents a rea l  

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

s ign i f icant environmental enhancement.  

7 .2 :  Over and above the previous ly recognised benef its ,  the proposed modif icat ions , 

whi lst  smal l  sca le ,  wi l l  provide an addit iona l  social benef it  on the res idents of  

the s ite . The minor extens ions and reconf igurat ion of the dog pen wi l l  maximise 

the funct ion and operat ion of  the farm hold ing, and  in turn , ensure a good leve l  

of amenity for the occupiers of the s ite accommodation .  

7 .3 :  The development wi l l  further faci l i tate  ef fect ive success ion p lanning for the 

farming operat ion .  

SUMMARY 

7.4:  The proposed modif icat ions to the approved scheme wil l  ensure further socia l  

benef its  for the occupiers of the farm as a result  of a mo re eff ic ient  s ite layout .  

The bi- fo lding doors with the rep lacement dwel l ing wi l l  a lso al low for an 

enhanced l iv ing environment for its  occupiers .     
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8 .  CONCLUSIONS AND PLANNING BALANCE 

8.1:  Planning permiss ion has already been granted for the erect ion of a replacement 

dwel l ing with outbui ld ings , landscap ing and associated devel opment in May 2019.  

This extant scheme is  a genuine fa l lback posit ion.  As such, i t  is  only the proposed 

minor amendments over and above the consented scheme which requir e 

cons iderat ion.   

8 .2 :  This proposa l seeks only minor amendments to that previous ly approved scheme 

in order to serve a funct ional need for the eff ic ient operat ion of the agr icu ltura l  

holding . The al terat ions do not result  in an  increase in the f loor area for the 

dwel l ing . The changes pr imar i ly include minor , smal l  scale addit ions to the 

outbui ld ing .   

8 .3 :  The overarching a im of  the proposal ,  as with the or ig ina l ly approved scheme, is  

to al low for success ion planning management of the farm. The outbu i ld ing and 

associated extens ions is  a shared fac i l i ty between the main house and new 

dwel l ing , meet ing agr icultura l and res ident ia l  storage needs .  

8 .4 :  This amended scheme maintains  the funct ional i ty and aesthet ic qual i t ies of the 

approved scheme and is  submit ted as a standalone appl icat ion due to some of  

the amendments fa l l ing outs ide of the or ig ina l ly  approved red l ine. The changes 

sought are , however , cons idered minor in the overa l l  context of the approved 

scheme, part icu lar ly taking into account the l ikely impacts of the changes .  

8 .5 :  The amended proposa l  represents the opportunity to enable the appl icant to 

del iver th is  h igh ly susta inab le development , appropriate for its  locat ion , and dual  

agr icu ltura l and res ident ia l  use . The modest  extens ions wi l l  not result  in any 

ident i f ied harm to the surrounding s ite nor landscape.  

8 .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.  

8 .7 :  This planning statement demonstrates th at the proposal  for the modif icat ions to 

the approved scheme has been assessed against the saved pol ic ies of the 

Northumberland National Park Core Strategy and core pr inciples of  sustainab le 

development set out in the  NPPF. I t  has been previous ly demonstrated, under 

the or ig inal p lanning consent , that the wider proposal wi l l  del iver s ign i f icant 

benef its .  This proposal  wi l l  prov ide further social benef its  to its  occupiers as a 

result  of a more eff ic ient layout .  

8 .8 :  There are no other mater ia l  cons iderat ions or t echnica l cons iderat ions that  

warrant the withhold ing of planning permiss ion.  

8.9 :  I t  is  env isaged that consent is  granted subject to a condit ion ty ing the proposals  

to the main 19/NP/0014 planning consent , referencing the condit ions  which have 

already been discharged.  
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8.10 :  In l ight of the above cons iderat ions and rev iew of the minor extens ion scheme 

proposed,  i t  is  respectful ly requested that the author ity grant planning permiss ion 

for the enclosed scheme . 
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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  do cument  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 canno 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 .  
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