
 

  
 

 
 

 

 
North Northumberland Local Area Committee  

Planning Committee 20th July 2023 
 

Application No: 21/03496/FUL 

Proposal: Proposed new detached dwelling 

Site Address Westlea Bed And Breakfast , 29 Riverside Road, Alnmouth, NE66 2SD 

Applicant: Paul Edwards 
Westlea , 29 Riverside 
Road, Alnmouth, NE66 
2SD  

Agent: Michael Rathbone 
5 Church Hill, Chatton, 
Alnwick, NE66 5PY  
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30 June 2023 

Case Officer 
Details: 

Name:  Mrs Hannah Nilsson 

Job Title:  Planning Officer 

Tel No:  07966329496 

Email: hannah.nilsson@northumberland.gov.uk 

 
Recommendation: That this application be GRANTED permission subject to a 
financial contribution towards coastal mitigation and to secure the occupancy of the 
dwelling to principal residence only. 
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1. Introduction 
 
1.1 This application is brought to the North Northumberland Local Area Council 
Committee as the application is recommended for approval contrary to an objection 
from Alnmouth Parish Council and local residents. 
 
2. Description of the Proposals 
 
2.1 Planning permission is sought for a proposed new detached dwelling on land to 
the rear of Westlea Bed and Breakfast, Alnmouth, Northumberland. 
 
2.2 The application site is a sloping grassed area of land which is bounded to the 
north by the rear of the properties known as Garden Terrace which is a row of late 
19th century terraced properties. To the east and south east are 28 Riverside Road 
and 29 Riverside Road (also known as Westlea Bed and Breakfast) both of which 
are 20th century detached dwellings, constructed in brick with flat and hipped roofs.  
 
2.3 The site subject to this application is located within the Alnmouth Conservation 
Area and is within the Northumberland Coast Area of Outstanding Natural Beauty 
(AONB).   
 
2.4 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
imposes a duty on the local planning authority to pay special attention to the 
desirability of preserving or enhancing the character of appearance of the 
conservation areas. 
 
3. Planning History 

 
Reference Number: 15/01706/FUL 
Description: Construction of two dormers to west elevation of main roof and 
enlargement of existing dining room window opening  
Status: REF 
 
Reference Number: A/87/A/72 
Description: Change of use to guest house  
Status: PER 
 
Reference Number: A/76/A/430 
Description: Alterations and extensions to existing cottage  
Status: NOOBJ 
 
Reference Number: A/2009/0535 
Description: Construction of detached  garage and alterations to vehicluar access 
including retrospective consent for a timber garage  
Status: PER 
 
Reference Number: A/ENQ/2005/0426 
Description: Extension  
Status: REPLY 



 

 
Reference Number: A/2001/0531 
Description: Front extension incorporating balcony and conversion of garage to 
bedroom  
Status: PER 
 
Reference Number: A/2001/0023 
Description: Front Extension  
Status: PER 

4. Consultee Responses 
 

Alnmouth Parish 
Council  
 
 
 
 
 
 
 
 
 
 
 
Following 
reconsultation 
 
 
 
 
 
 
 
 
 
 
 
 
Following 
reconsultation  

Object. Concerns raised about a number of issues; 
 
1. This is one of the last pieces of open space in the centre of 
the village and in this particular area and the plans show the 
footprint takes a substantial proportion of the plot with little 
amenity space remaining. 
2. Concerns about impacts upon privacy and amenity of the 
properties on Garden Terrace. 
3. Access and Parking. 
Note that the Alnmouth Parish Neighbourhood Plan contained 
one policy which ensures that "each new dwelling is occupied 
only as a principal residence". 
 
The parish council's original response regretted the loss of one 
of the last open spaces in the centre of the village and this 
concern remains.  
 
Whilst a site section has been submitted it would appear that 
the people standing on the balcony would be above the B&B's 
guttering level and therefore the parish council is still 
concerned that the privacy of Garden Terrace residents is 
threatened as no evidence to the contrary has been submitted 
and this concern also remains.  
 
The parish council’s concerns about access also remain. The 
parish resolved to reiterate its objection to this application. 
 
The parish note that the amended plan no longer shows the 
Shared Access route to Riverside as part of the site, yet the 
Method Statement depends upon this route for delivery 
materials. The parish see no reason why the proposed dwelling 
cannot use the Riverside entrance as the main vehicular 
entry/exit point. The Parish believes that the Northumberland 
Street entrance is dangerous and additional usage should be 
avoided at all costs as it has poor sight lines obscured by 
parked cars and crosses a busy pavement. Due to the 
restricted height and width access for emergency vehicles is 
also severely limited if not impossible.  
 
Still concerned about the impact on privacy of Garden Terrace 
and fears that the balcony (despite the limited use of opaque 
glass) compromises the privacy of neighbouring properties. 



 

 
Therefore, the Parish council retains its object stance.  

Highways  
 
Following 
reconsultation 
 
 
Following 
reconsultation 
 
Following 
reconsultation 
 
Following 
reconsultation 
 
Following 
reconsultation 
 
Following 
reconsultation  

No objection, conditions and informatives recommended. 
 
Concerns could be overcome by submission and approval of 
amended plans or additional information before any permission 
is granted. 
 
Fundamental concern (Object): Concerns so significant that no 
reasonable action is likely to address the concern.  
 
Fundamental concern (Object): Concerns so significant that no 
reasonable action is likely to address the concern. 
 
Imposition and implementation of condition (s): Required to 
ensure acceptability. 
 
Imposition and implementation of condition (s): Required to 
ensure acceptability. 
 
Imposition and implementation of condition (s): Required to 
ensure acceptability. 

Natural England  
 
Following 
reconsultation 
 
 
 
Following 
reconsultation  

No objection subject to appropriate mitigation. 
 
No objection subject to appropriate mitigation. The proposed 
amendments to the original application are unlikely to have 
significantly different impacts on the natural environment than 
the original proposal. 
 
No objection subject to appropriate mitigation. The proposed 
amendments to the original application are unlikely to have 
significantly different impacts on the natural environment than 
the original proposal.  

Building 
Conservation  
 
 
 
 
 
 
 
 
 
 
 
 
Following 
reconsultation 
 
 
 
 

We consider the principle of infill development on the site 
would fail to preserve or enhance the character and 
appearance of the Conservation Area. The design of the 
proposed dwelling also fails this statutory test. 
The proposals would amount to 'less than substantial' harm 
within the terms of paragraph 199 of the Framework. We are 
therefore directed to Paragraph 200 of the NPPF which 
requires clear and convincing justification for any harm and that 
such harm to be weighed against the public benefits of the 
proposal as set out under paragraph 202 of the NPPF. 
However, there are only private benefits to this scheme. 
Having identified harm to a designated heritage asset we do 
not support this proposal and recommend refusal. 
 
The amended plans and elevations have not substantially 
changed from the initial plans assessed by BH&D in comments 
dated 7th December 2021. The concerns raised in these 
comments remain. 
  



 

 
 
 
 
 
 
 
 
 
 
 
Following 
reconsultation 

The proposed development would not preserve or enhance the 
character and appearance of Alnmouth Conservation Area and 
therefore fails the statutory duty under Section 72(1) of the 
Planning (Listed Building and Conservation Areas) Act 1990, 
and does not accord with Policies 

ENV 1, ENV 7 and QOP 1 of the Northumberland Local Plan 
(adopted March 2022). 
  
BH&D maintain their objection to this application due to the 
less than substantial harm caused to the significance of a 
designated heritage asset. 
 
The amendments do not address our concerns regarding the 
development's design and its impact on the significance of the 
Conservation Area. 
  
Built Heritage and Design maintain their objection to this 
application due to the less than substantial harm caused to the 
significance of the designated heritage asset.  

County Ecologist  
 
 
 
Following 
reconsultation 
 
 
Following 
reconsultation  

The proposal would require a contribution to the Coastal 
Mitigation Service and advise conditions and an informative is 
attached. 
 
Although some details have changed, my response from 
12/10/2021 remains valid and please refer to that for ecological 
requirements. 
 
No objection subject to relevant conditions and advisory notes 
and ensuring a contribution to the Coastal Mitigation Service 
(CMS) is secured, as detailed in the Ecology response of 12th 
October 2021.  

Northumberland 
Coast AONB  
 
 
 
 
Following 
reconsultation 
 
Following 
reconsultation  

The AONB Partnership is supportive of the principle of a new 
dwelling on this backland plot however raises concerns over 
the siting, scale and massing of the proposed house and the 
subsequent loss of one of the few remaining green spaces 
within the historic core of Alnmouth. 
 
No further comment to add to those made on the 20th of 
October 2021. 
 
No further comment to add to those made on the 20th of 
October 2021.  

County Archaeologist 
 
 
 
 
Following 
reconsultation  
 
Following 
reconsultation 
 

Development site has the potential to retain significant 
unrecorded archaeological remains. It will therefore be 
necessary for the applicant to undertake a programme of 
archaeological evaluation (trial trenching) prior to the 
determination of this application. Object. 
 
No objections to the proposed development on archaeological 
grounds. No archaeological work is recommended. 
 
No further comments following response on 21/10/21. 
 



 

Following 
reconsultation  

 
There are no objections to the proposal on archaeological 
grounds. No archaeological work is recommended.  

Public Protection  
 
Following 
reconsultation 
 
 
Following 
reconsultation  

No objection, conditions and informatives recommended. 
 
No objection to this application and would recommend the 
attached conditions are imposed in order to protect public 
health and prevent loss of amenity. 
 
The Environmental Protection Team have no objection to this 
application and would recommend the attached conditions are 
imposed in order to protect public health and prevent loss of 
amenity.  

Lead Local Flood 
Authority (LLFA)  
 
Following 
reconsulation 
 
 
 
 
 
 
Following 
reconsulation 
 
 
Following 
reconsulation  

No comment. 
 
 
This planning application is classed as a minor development 
and as such we are not a statutory consultee. Therefore we 
have not reviewed this application and make no comment. We 
have reviewed the Shoreline Management Plan and as Coastal 
Protection Authority we also make no comment. The 
development is not required to provide a coastal viability 
assessment. 
 
Awaiting a revised response. 
 
 
 
Please refer to our previous comments of 6 February 2023. We 
have no comment to make on this application. 
  
We note the amended site and location plan change when 
making these comments.  

 
5. Public Responses 
 
Neighbour Notification 
 

Number of Neighbours Notified 23 

Number of Objections 16 

Number of Support 0 

Number of General Comments 1 

 
 
Notices 
 
Affecting Conservation, 29th September 2021  
 
Northumberland Gazette 30th September 2021  
 
Affecting Conservation, 4th May 2023  
  
Northumberland Gazette 11th May 2023 



 

 
Summary of Responses: 
 
Sixteen objections have been received which are summarised as follows: 
 

• Would be in breach of a restrictive covenant on the land that limits the use 
to either a single storey building or as a garden and the proposal is for a 
two-storey building. 

• There is a legal right for vehicular and pedestrian access along the shared 
access road between Northumberland Street and Riverside Road. This is 
currently blocked and used as a car park for the Westlea B&B. Would like 
clarity that the access from Riverside Road will be opened up and no 
longer used as a car park so access can made from both entrances as we 
are legally entitled, and we do not want these rights restricted in any way 
temporarily or permanently. 

• The statement regarding access is incorrect and residents are in the 
process of sending a solicitor's letter to 29 Riverside Road regarding the 
right of way for residents of Northumberland Mews for vehicular and 
pedestrian access which needs to be maintained and not obstructed by 
parked vehicles at the B&B. 

• Seek a condition that Westlea's customers should not be permitted access 
to the B&B via the Northumberland Street entrance using the shared 
access as this would increase noise and environmental pollution and 
diminish quiet enjoyment of properties and impact value. 

• Likelihood of damage to neighbouring properties that would be caused by 
significant ground works and vibration from the machinery excavating the 
ground for the proposed house and building a retaining wall around it. 
Surrounding houses were built in a period when foundations were slight or 
non-existent and that other works in the vicinity have already resulted in 
problems which are being investigated. 

• Question the feasibility of the proposal in terms of how construction will be 
achieved. 

• The lane from Northumberland Street is too narrow for traffic (including 
construction), passes adjacent to a number of properties and has height 
restrictions from a property which is built over the lane. Using the lane 
could damage property and cause a danger to residents, users of 
Northumberland Street and traffic, and if this happened and there are clear 
health and safety concerns with this. Access should be via Riverside 
Road. 

• Concern over property damage to hedge and retaining garden wall.  

• During construction suitable site hoardings/fencing should be erected 
between the car park and the construction site for health and safety and 
practical access reasons. 

• Consideration needs to be given to the reduction of land drainage  

• Digging to such a depth would destroy the archaeological potential of the 
area. 

• Village doesn't have the necessary infrastructure, parking, and roads to 
absorb this increase in people and cars and don't feel it is sustainable 
development. 

• Access for construction vehicles is limited. 

• Roads around the site are narrow and some one-way and are congested 
so construction traffic will cause an impact on highways safety and traffic 



 

during build and pose a health and safety hazard and risk of damage to 
cars and property 

• Proposal would result in loss of parking spaces at Westlea B & B and 
cause further parking issues both during building and after. 

• Concerns for safety of pedestrians and children due to additional traffic. 

• The shared access track has only been occasionally used in the past 15 
years and if permission is granted this will result in regular usage of this 
track and no information is detailed on the surface treatment of the track. 

• Track narrows along the side the garage owned by 29 Riverside Road and 
there is concerns there would be insufficient width to facilitate the 
movement of vehicles not just during construction but long term. 

• Utilisation of the track onto Riverside Road is a concern not just during 
construction but long term as this road is a traffic choke point for the 
majority of the year. 

• As the access is very narrow and is the only usable access for several 
neighbours to park at their property's, conditions should be attached 
forbidding the applicant and builders using Northumberland Street for 
access, bringing in and taking out construction materials, parking or 
unloading and prevent storing materials on the drive or block it in any way. 

• Construction management plan remains unclear indicating materials will 
be dropped off at Riverside Road but suggests access will be maintained 
from both access points which is unacceptable.  

• Request a stipulation that any building supplies/deliveries will not be able 
to be placed upon the right of way and no construction vehicles can be 
allowed to park upon the right of way as marked on deeds. 

• Condition should prevent the owners and their successors in title from 
taking access over the driveway from Northumberland Steet. 

• The application documents contain errors including incorrect boundaries, 
ownership, and rights of access. 

• There are areas of communal access including the boundary which are the 
subject of dispute between parties and no planning consent should be 
given as they are fundamental to the application. 

• Concern about use of dwelling - the bed and breakfast has erected large 
structures on the plot and is being used as accommodation for the 
business. Based on this have serious concerns about the quality and 
design of the new building in the conservation area and its future use 

• Applicant have consistently abused the planning system and are not 
considerate neighbours 

• Design, access and heritage statements front image is outdated as the 
shared access track shown with a fence separating it from the parking at 
the B&B has been removed and the parking for the B&B extended across 
the track. 

• No representation of the effect to the properties that run along Garden 
Terrace, no images or impact from this point of view are included. 

• Insufficient information to be able to comment fully and no measurements 
provided to make it easy for residents to adequately comment on the full 
impact. 

• New property could become a B&B and new guests will bring a high 
number of vehicles not aware of the danger of exiting onto either 
Northumberland Street or Riverside Road. 

• Concerns about the situational context in relation to Garden Terrace in 
terms of the size and height and impact. Need more modelling 



 

demonstrating the proposal is suitable for the site and assessment of the 
adjacent properties. 

• Building on the land will blight Westlea B&B, Garden Terrace and the 
views - properties will lose open vista looking towards the Schooner due to 
development on this site. 

• Is contrary to maintaining the area as a conservation area and AONB 

• The development is not sympathetic to the architectural and aesthetic 
quality of the area and design doesn't contribute positively to the 
character, distinctiveness, or significance. 

• Is significant overdevelopment not in keeping with surrounding properties 
and would increase density. 

• Concern over the cumulative development that has taken place at the 
B&B, 28 Riverside Road and the 7 new houses at the Schooner. 

• Proposal will affect the last remaining green space and previous 
development at B&B has removed almost all the green space and 
proposal would suggest approximately 75% of the site will be developed 
which will leave very little garden space.  

• Size of the property is large and disproportionate for the scope of the plot. 
Elevations too high. 

• Alnmouth is already densely developed and doesn't need any more 
development and plenty of land elsewhere in Northumberland for 
development. 

• Loss of the remaining natural environment, impact on wildlife, landscape 
and ecological habitats including the north perimeter established hedge. 

• No information detailing any planned works or changes to the north 
perimeter (established hedge), concerns that it is planned to remove a 
well-established natural habitat which is diverse in wildlife from birds and 
insects. There should be no alteration to this part of the perimeter and 
should be a condition of any planning permission. 

• Failure to compensate for the loss of green infrastructure - remaining 
green space should have biodiversity potential enriched. 

• Will wipe out the attractive hedge and narrow footpath that runs at the 
back of the garden of Garden Terrace  

• Is against the wishes and interests of the community 

• Impact on amenity in terms of: 

• Loss of privacy to properties on Garden Terrace and will change 
setting. 

• Impact/loss of Outlook 

• Impact from noise, light (from headlights) and air pollution from 
vehicles using parking and turning area and due to idling vehicles 
waiting while residents of Northumberland Mews park or reverse 

• Direct overlooking of living, bedrooms and gardens of properties on 
Garden Terrace 

• Impact of overshadowing 

• Loss of amenity due to location of the 'bin stance for day-to-day use'. 

• Seek assurance that the masonry wall between Westlea and the car 
park behind Northumberland Mews will be maintained as it's loss will 
cause overlooking and loss of privacy. 

• Object to vehicular access to and from the new property via Northumberland 
Street as it is very narrow and over a pavement in constant use onto a 
congested street. Will cause extreme congestion and increase danger to 
pedestrians. 



 

• Access from Northumberland Street to Westlea is not of an adopted standard 
or anywhere near that and therefore unsuitable for increased vehicular access 
beyond the use of the parking spaces of the current residents at 1 - 3 
Northumberland Mews. 

• Plans show a home office behind Westlea B&B which is not used as an office 
and is used for B&B guests. 

• Applicant appears to have included a parking space across the position of a 
telegraph pole that delivers wifi and telephone services and its removal is not 
acceptable. 

• Applicant has already constructed 3 buildings at the B&B and no guarantee 
won’t construct similar around proposed new dwelling. 

• Latest changes to access and parking don’t resolve issues the dwelling would 
create and the very narrow access, which exits across the pavement, onto 
Northumberland Street is totally unsuitable for use by any further vehicles. 
This is a danger to pedestrians. 

• Amended plans show that Westlea own 2 parking spaces and they only own 1 
as the other space is a turning head. 

• Amended plans don’t take into account a right of way for numbers 1 to 3 
Northumberland Mews – applicant has been contacted via solicitors and has 
agreed to keep this access open and unobstructed as per the Deeds. 

• Plans show the shared access will often be blocked and this is not acceptable 
and has to be maintained at all times. 

• No provision to show how neighbours vehicles will be protected from 
construction traffic and kept clean. 

• The Construction Management Plan indicates that the applicants intend to 
have visitors and construction traffic parking in the turning circle in the car 
park used by the residents of numbers 1-3 Northumberland Mews. That is not 
a parking space it is a shared turning space. If it is blocked then the residents 
will not be able to get in or out of their parking spaces. 

• Applicants do not have sole use of all of the land they are claiming use of for 
parking, and it must be taken into account in the decision making. 

• The existing car park for 1 to 3 Northumberland Mews is very small and 
awkward and that space is needed to help manoeuvre so that we are not 
backing out on to the main road. 

• Extra three cars potentially emerging from this exit onto Northumberland 
Street will impact on highway safety for residents, pedestrians and road users 
alike. There will be double amount of traffic driving up the lane for the other 
residents of the properties on or off it, two of whom have front doors straight 
on to the lane. 

• Height of dwelling and pitch of roof will shade properties and restrict light. 

• Disruption to traffic, residents and visitors during construction 

• Concern that the access will not be kept clear and residents will not be able to 
use the car park for no’s 1 to 3 Northumberland Mews during construction due 
to construction materials and vehicles. 

• Concern about damage to surface of access track from construction of 
property. 

• Plan shows applicant owns turning space for no’s 1 to 3 Northumberland 
Mews – this is shared with no’s 1 to 3 Northumberland Mews. 

• Amended plans don’t address significant concerns as the size and design 
remains the same. 

• Balcony will overlook properties on Garden Terrace 

• Noise from the terrace will impact on existing neighbours 



 

• Dwelling is similar in style and design to the B & B which doesn't enhance the 
area. 

• plans are incorrectly drawn – indicate visitor parking and a turning space but 
the area they are in can’t practically accommodate a fourth parking space or 
turning circle. The turning circle indicated does not exist and residents of 
Northumberland Mews would lose parking facilities if the application is 
approved.  

• Concern that residents' vehicles be protected from construction debris and 
traffic. 

• Seven properties can only gain access via the Northumberland Street access 
and the increase in traffic, disturbance and debris is a risk. 

• If there is a restriction on the size of vehicles using the Northumberland Street 
access who will police it. 

• The construction management plan shows an area utilised for site operatives 
and wheel wash is on land not within applicants' ownership. 

• Concern regarding run-off of water as there are already drainage issues 

• No details of how spoil to be excavated will be removed from the site with the 
limited access without causing damage. 

• Paragraph 1.1 of the report doesn’t identify all of the consultee concerns 
raised to the application (such as from the Councils Conservation Team and 
AONB Team), only that the application is being brought to the North 
Northumberland Local Area Council Planning Committee as it is being 
recommended for approval contrary to an objection from Alnmouth Parish 
Council.  

• The report fails to identify any public benefits to outweigh the harm identified 

by the Conservation Officer and as a result there is no option available to 

approve the application against the comments of the conservation officer.  

• The reasoning and assessment in relation to the impact on the AONB does 

not adequately address the concerns of the AONB Partnership and therefore 

fails to protect the AONB in accordance with the duty of care required to be 

administered by the Local Planning Authority under the Countryside and 

Rights of Way Act 2000 (CROW Act).  

• Amended details that have been received require correct consultation.  

• Reference to Policy STP 2 in paragraphs 7.3 to 7.5 has been made but it is 

not discussed or considered.   

• The application is being recommended for approval despite an objection, on 

design grounds, from the Conservation Officer and significant concerns 

regarding the design from the AONB Partnership. The LPA are requested to 

refuse this application on design grounds and two images included show how 

Alnmouth has lost a significant amount of green space and that development 

of this site should be considered to be overdevelopment.  

• Amenity concerns – the addition to the end of the balcony does not solve a 

problem and given the length of the balcony and the position of the dwelling in 

relation to neighbouring properties, those using the balcony will be able to 

travel along its entire length and achieve views of the surrounding 

neighbouring properties including private garden spaces and potential direct 

overlooking to windows.  

• The existing gravel driveway causes significant noise issues when cars travel 
past the property and measures should be put in place to prevent the use of 
gravel to reduce noise impact.  



 

• The Councils Highways Team have maintained an objection through the 

process of the application, however following limited amendments, conditions 

are now suggested to overcome these significant concerns. Further details 

should be provided and a clear explanation as to why and how conditions can 

overcome longstanding highways objection. 

 

The above is a summary of the comments. The full written text is available on our 

website at: http://publicaccess.northumberland.gov.uk/online-

applications//applicationDetails.do?activeTab=summary&keyVal=QYRDTTQSIYQ00   

 
6. Planning Policy 
 
6.1 Development Plan Policy 
 
STP 4 - Climate change mitigation and adaptation (Strategic Policy) 
 
HOU 2 - Provision of new residential development (Strategic Policy)  
 
HOU 3 - Housing requirements for neighbourhood areas (Strategic Policy) 
 
HOU 9 - Residential development management 
 
HOU 10 - Second and holiday                
 
QOP 1 - Design principles (Strategic Policy) 
 
QOP 2 - Good design and amenity                                            
 
QOP 4 - Landscaping and trees 
 
QOP 5 - Sustainable design and construction 
 
QOP 6 - Delivering well-designed places 
 
TRA 1 - Promoting sustainable connections (Strategic Policy) 
 
TRA 2 - The effects of development on the transport network 
 
TRA 4 - Parking provision in new development 
 
ICT 2 - New developments 
 
ENV 1 - Approaches to assessing the impact of development on the natural, historic 
and built environment (Strategic Policy) 
 
ENV 2 - Biodiversity and geodiversity                           
 
ENV 3 - Landscape 
 
ENV 4  - Tranquillity, dark skies and a sense of rurality 
 
ENV 5  - Northumberland Coast Area of Outstanding Natural Beauty 
 



 

ENV 7 - Historic environment and heritage assets 
 
ENV 9 - Conservation Areas            
 
WAT 2 - Water supply and sewerage 
 
POL 1 - Unstable and contaminated land 
 
INF 6 - Planning obligations 
 
STP 1 - Spatial strategy (Strategic Policy) 
 
STP 2 - Presumption in favour of sustainable development (Strategic Policy) 
 
STP 3 - Principles of sustainable development (Strategic Policy) 
 
Alnmouth Neighbourhood Plan (ANP) - 2021 
 
Policy 1: Principal residence housing 
 
6.2 National Planning Policy 
 
NPPF - National Planning Policy Framework (2021) 
 
NPPG - National Planning Practice Guidance (2021, as updated) 
 
6.4 Other Documents/Strategies 
 
National Design Guidance 
 
Northumberland Coast AONB Management Plan 2020-2024 
 
7. Appraisal 
 
7.1 In accordance with Section 38 (6) of the Planning and Compulsory Purchase Act 
2004, planning applications should be determined in accordance with the 
development plan, unless material considerations indicate otherwise. In this case, 
and following its recent adoption by the council, the development plan comprises 
policies in the Northumberland Local Plan (NLP). 
 
7.2 The key planning issues raised by the proposal include:- 
 

• Principle of the development 

• Principal Occupancy  

• Design, Scale and Visual Impact 

• Impact on the AONB 

• Impact upon amenity 

• Impact on the Alnmouth Conservation Area 

• Archaeology 

• Highway Access and Safety 

• Ecology 

• Drainage and sewerage 

• Noise/contamination 



 

• Broadband Connectivity  

• Other matters 
 
Principle of the Development 
 
7.3 Policy STP 1 of the NLP sets the spatial strategy for the County. Alnmouth is 
defined as a Service village, which will accommodate housing and services which 
maintains and strengthens its role. The proposal is small-scale development within 
Alnmouth and is therefore supported by policy STP1.  
 
7.4 Policy STP 3 identifies a number of sustainable development principles to which 
development proposals will be expected to adhere to where appropriate. It is 
considered that the development accords with the majority of the principles, or failing 
that, through appropriate conditions and mitigation the criteria can be achieved.  
 
7.5 Given the above, it is considered that the proposal would be acceptable in 
relation to Policies STP 1 and STP 3 of the NLP and the NPPF. 
 
Principal Occupancy 
 
7.6 Under Policy 1 of the Alnmouth Neighbourhood Plan (ANP) and HOU 10 of the 
Local Plan, proposals for all new housing, will only be supported where occupation is 
restricted in perpetuity to ensure that each new dwelling is occupied only as a 
principal residence.  
 
7.7 Principal Residence housing is that which is occupied as the sole or main home 
of the occupants and where the occupants spend the majority of their time when not 
working away from home. These restrictions will be secured prior to the grant of 
planning permission through appropriate Planning Obligations created and 
enforceable under Section 106 of the Town & Country Planning Act 1990, or any 
subsequent successor legislation. This Planning Obligation will require occupiers of 
homes to keep proof that they are meeting the obligation and they will be obliged to 
provide this proof if/when Northumberland County Council requests this information.    
 
7.8 It is therefore considered that subject to the completion of a S106 to secure the 
occupation of the dwelling to principal occupancy, the development would be in 
accordance with the Policy 1 of the ANP, Local Plan Policy Hou 10 and the NPPF.  
 
Design, Scale and Visual Impact 
 
7.9 The NPPF (paragraph 14) seeks to achieve sustainable development through 
overarching objectives including environmental objectives. The environmental 
objective - to contribute to protecting and enhancing our natural, built and historic 
environment; including making effective use of land, helping to improve biodiversity, 
using natural resources prudently, minimising waste and pollution, and mitigating 
and adapting to climate change, including moving to a low carbon economy.  
  
7.10 Local Plan Policy QOP1 sets out a number of design principles. Proposals will 
be supported where design makes a positive contribution to local character and 
distinctiveness, creates or contributes a strong sense of place, incorporates high 
quality materials, respects and enhances the natural and built environment, including 
heritage, ensures that buildings are functional for future uses, supports health and 
wellbeing and enhances quality of life, protect general amenity, supports positive 



 

social interaction, incorporates where possible green infrastructure, mitigates climate 
change and ensures the longevity of the buildings and spaces.  
  
7.11 Local Plan Policy QOP 5 relates to sustainable design and construction. In 
order to minimise resource use, mitigate climate change, and ensure development 
proposals are adaptable to a changing climate, proposals will be supported where 
they incorporate passive design measures which respond to existing and anticipated 
climatic conditions and improve the efficiency of heating, cooling, ventilation and 
lighting amongst other matters.  
  
7.12 The supporting documents which accompany the application do not provide any 
information with respect to sustainable design and construction. Should the 
application be approved, a condition will be attached to in order to ensure that the 
proposal will be constructed in accordance the requirements of Local Plan Policies 
QOP1 and QOP5.  
 
7.13 Policy HOU 9 of the NLP supports residential development that contributes to a 
sense of place, functions well, and is of a high quality of design.  
 
7.14 The immediate area in and around the application site is characterised with 
dwellings of various ages (Victorian and 20th century) and materials (stone and 
slate, brick and tile/flat roof) and whilst they are predominantly terraced dwellings 
they are interspersed with detached dwellings such as the host property (no 29 
Riverside Road). There has also been a development of 7 dwellings on land to the 
rear of the schooner hotel two plots along from the application site that has recently 
been completed. Alnmouth is characterised by being densely developed and the 
application site is one of the last undeveloped pieces of land within the village. 
 
7.15 Whilst the design, scale and massing of the proposed dwelling has taken its cue 
from the Bed and Breakfast known as Westlea to the west (29 Riverside Road which 
is within the applicant's ownership), in terms of materials (stone and slate), the cue 
for these has been from the dwellings to the north (Garden Terrace). It is therefore 
considered that these aspects would be appropriate and in-keeping with the host 
property and existing dwellings in the locale and there would be sufficient amenity 
space within the site, and circulation space around the dwelling to ensure the proper 
function of the garden areas and residential plot as a whole.  
 
7.16 It is also considered that the plot size of the proposal is consistent with the host 
dwelling to the front of the site (29 Riverside Road) and the wider area and would not 
represent overdevelopment nor result in a cramped layout and appearance and 
would consequently sit well within the street scene. Whilst the site raises up from 
Riverside Road towards Northumberland Street, it is not prominent and the 
development would not be readily visible from any public vantage points, with the 
exception of limited views from Riverside Road. It is also acknowledged that the 
proposed dwelling would be seen in the context of the existing dwellings, and 
therefore there would be no additional impact on the immediate and wider landscape 
in this regard.  
 
7.17 During the course of this application, the agent has submitted revised plans in 
order to address concerns raised relating to the alignment of the fenestration and 
volume of glazing, and it is considered that the scheme is now acceptable in these 
regards.  
 



 

7.18 It is therefore considered that the proposal would be acceptable in relation to 
Policies QOP 1, QOP 2, QOP 4, QOP 5 and HOU9 of the NLP and the principles of 
Chapter 12 of the NPPF subject to conditions. 
 
Impact on the AONB 
 
7.19 The application site is located within the Northumberland Coast Area of 
Outstanding Natural Beauty and as such consideration must be given to the impact 
of the proposals on that designated area. 
 
7.20 Policy ENV 5 of the NLP sets out that the special qualities of the 
Northumberland Coast Area of Outstanding Natural Beauty will be conserved and 
enhanced, having regard to the current AONB Management Plan and locally specific 
guidance. It also sets out particular considerations when assessing development 
proposals. 
 
7.21 In response to the consultation on this application, the AONB Partnership have 
commented that they are supportive of the principle of a new dwelling on this 
backland plot however they have raised concerns over the siting, scale and massing 
of the proposed house and the subsequent loss of one of the few remaining green 
spaces within the historic core of Alnmouth. 
 
7.22 Notwithstanding these comments, as outlined above, the scale and massing 
has taken its cue from the Bed and Breakfast known as Westlea to the west (29 
Riverside Road which is within the applicant's ownership) and are considered to be 
acceptable in these regards. Whilst it is acknowledged that the proposal would result 
in the loss of one of the few remaining green spaces within Alnmouth as raised by 
the AONB Partnership, the land is private land not readily accessible by the public 
and is not prominent, nor is it a key part of the character of the area. Furthermore, as 
also identified above, the proposed dwelling would be seen in the context of the 
existing dwellings, and therefore it is not considered that this would result in an 
unacceptable additional impact on the Northumberland Coast AONB. 
 
7.23 It is therefore considered that the proposal would be acceptable in relation to 
Policy ENV 5 of the NLP and the NPPF. 
 
Impact upon Amenity 
 
7.24 Policy QOP 1 of the NLP sets out a number of design principles, one of which is 
that development proposals should not cause unacceptable harm to the amenity of 
existing and future occupiers of the site and its surroundings. Policy QOP 2 of the 
NLP seeks to ensure that new development has a positive impact on amenity. 
 
7.25 During the course of this application, it was noted that the proposed balcony on 
the western elevation of the dwelling had the potential to have an unacceptable 
impact on amenity and result in the loss of privacy on the dwellings known as 
Garden Terrace and particularly their external amenity space. Consequently, the 
agent has submitted revised plans showing full height obscure glazed screens to 
either end of the balcony and it is considered that these screens would be sufficient 
to address the concerns in this regard. Whilst glimpsed views of surrounding 
residential properties including their curtilages from the balcony may be possible, 
they would not be directly overlooked as they are to the side of the proposed 
dwelling. It is therefore considered that the proposal would not be unacceptable in 



 

this regard, combined with the separation distance from the balcony to the dwellings 
surrounding the site.  
 
7.26 Whilst it is acknowledged that there may be a minor reduction in light levels and 
some slight overshadowing, this would not be for prolonged periods and due to the 
separation distance, these impacts would not be unacceptable or a reason to refuse 
planning permission. For these same reasons there would not be an unacceptable 
impact in terms of outlook. 
 
7.27 In response to the impact on amenity in terms of noise as a result of the 
proposed use of gravel for the parking areas, it is not uncommon for domestic 
settings to use gravel, and whilst vehicles on the gravel may be audible it is 
considered that this would only be domestic scale and nature and not such that it 
would warrant refusal on this ground. 
 
7.28 In relation to the impact on the amenity of Westlea, this is a Bed and Breakfast 
and it has therefore been afforded less weight in terms of amenity. However, in any 
event, there is a distance of approximately 19.2 metres from the balcony of the 
proposed dwelling to the rear of Westlea and this is considered to be sufficient to 
ensure adequate levels of privacy and amenity.  
 
7.29 The proposals are therefore considered to be in contrary to Policies QOP 1 and 
QOP 2 of the NLP and the principles of the NPPF in relation to impact upon 
residential amenity. 
 
Impact on the Alnmouth Conservation Area 
 
7.30 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 
imposes a duty on the local planning authority to pay special attention to the 
desirability of preserving or enhancing the character or appearance of conservation 
areas. In addition, Section 66 of the Act states that in considering whether to grant 
planning permission for development which affects a listed building or its setting, the 
local planning authority shall have special regard to the desirability of preserving the 
building or its setting or any features of special architectural or historic interest which 
it possesses. 
 
7.31 The application site is located within the Alnmouth Conservation Area and 
consequently Policies ENV 7 and ENV 9 of the NLP apply. Under Policy ENV 7 of 
the NLP, development proposals will be assessed, and decisions made that ensure 
the conservation and enhancement of the significance, quality and integrity of 
Northumberland's heritage assets and their settings. Under Policy ENV 9 of the NLP 
decisions affecting a heritage asset will be based on a sound understanding of the 
significance of that asset and the impact of any proposal upon that significance.  
 
7.32 In response to the consultation on this application, the Council's Conservation 
Advisor initially responded that they consider the principle of infill development on 
the site would fail to preserve or enhance the character and appearance of the 
Conservation Area and that the design of the proposed dwelling also fails this 
statutory test. The conservation officer has identified that harm to be 'less than 
substantial harm'.  
 
7.33 Since the conservation officer initially commented on the application, the agent 
has submitted revised plans in order to address concerns raised relating to the 



 

alignment of the fenestration and volume of glazing. The Conservation Officer has 
subsequently been reconsulted on this application on two further occasions and has 
commented that the amended plans and elevations have not substantially changed 
from the initial plans and the concerns previously raised remain. They have also 
confirmed in both reconsultations that they maintain their objection due to the less 
than substantial harm caused to the significance of the designated heritage asset. 
 
7.34 It is therefore necessary to consider whether the harm identified as a result of 
the proposal can be weighed against any public benefits of the proposal in line with 
paragraph 202 of the NPPF. In this instance, the public benefits are considered to 
be: 
 

1. Provision of a dwelling to contribute towards the councils housing supply; 
2. Said dwelling would be restricted via a Section 106 agreement to ensure that 

first and future occupation is restricted in perpetuity to ensure that it is only 
occupied as a ‘principal residence’; 

3. Economic benefits during construction and also post development through the 
subsequent occupation of the dwelling which would be permanent and 
throughout the year; 

4. Social benefit of having a full-time resident in the village which would 
contribute to the social fabric of an affected community via support and 
demand for local facilities and schools and contribution permanent residents 
w/could bring to the sense of community. 
 

7.35 In this case, given the Alnmouth Neighbourhood Plan has identified that a policy 
was required in response to the number of household spaces within Alnmouth parish 
that had no residents and an increase in the number of second and holiday homes in 
Alnmouth Parish, it is considered the securing the dwelling is a key benefit in this 
regard. It would help contribute to the aims and objectives of this policy as well as 
Policy HOU 10 of the NLP. In light of the above, it is considered that the less than 
substantial harm that has been identified is outweighed by these public benefits. 
 
7.36 In conclusion, it is therefore considered that the proposals would be acceptable 
in relation to Policies ENV 7 and ENV 9 of the NLP and the NPPF.  
 
Archaeology 
 
7.37 Under Policy ENV 7 of the NLP, decisions affecting a heritage asset will be 
based on a sound understanding of the significance of that asset and the impact of 
any proposal upon that significance.  
 
7.38 Initially the council's archaeology advisor objected as the site had the potential 
to retain significant unrecorded archaeological remains and that it was therefore 
necessary for the applicant to undertake a programme of archaeological evaluation 
prior to the determination of the application. However, following the submission of an 
archaeological evaluation of the site with no significant archaeological remains were 
recorded, the advisor withdrew their objection and confirmed that no archaeological 
work was recommended. 
 
7.39 It is therefore considered that the proposed development is acceptable in 
relation to policy ENV 7 of the NLP and the NPPF. 
 
Highways Access and Safety 



 

 
7.40 Policies TRA 1, TRA 2 and TRA 4 of the NLP relate to the transport network 
and seek to ensure sustainable connections, highway safety and appropriate parking 
provision in new development. 
 
7.41 During the course of this application, the Council's Highways Advisor initially 
raised no objection subject to conditions and informatives. However, following this 
the applicant submitted revised plans to address issues relating to land ownership 
raised in objections received to the application. The plans were also amended at this 
point to provide a turning head to aid the manoeuvring of site vehicles so that they 
leave in a forward direction and the parking provision was also amended to provide 
more amenity space for the proposed dwelling.  
 
7.42 Consequently, a re-consultation was undertaken with the Highways advisor who 
raised concerns about the proposed development and requested the submission of 
amended plans and additional information before permission is granted. 
Subsequently, additional information was provided by the agent with the view to 
addressing the concerns raised in these regards, however, the highways officer 
maintained their objection following several re-consultations on the basis of the 
access and deliverability of the construction route for the dwelling as well as 
necessary refuse drag distances. Following this, however, the highways officer has 
confirmed that a condition could be attached to any permission to secure a revised 
construction method statement to ensure that their previous concerns are addressed 
such as ensuring guest parking from the B&B is not impacted. However, it is noted 
that the highways officer’s concerns regarding refuse drag distances remain.  
 
7.43 Whilst the concerns regarding refuse drag distances are noted, paragraph 111 
of the NPPF states that development should only be prevented or refused on 
highway grounds if there would be an unacceptable impact on highway safety, or the 
residual cumulative impacts on the road network would be severe. This is a very high 
test, and it is officer opinion that the test is not met by the remaining impacts arising 
from this proposal in terms of refuse drag distance. As such, the proposal is 
considered to be in accordance with the NPPF. 
 
7.44 Accordingly, refuse drag distances would not be a sound reason for refusal and 
the highway officer has subsequently provided conditions to be attached to the 
permission 
 
7.45 It is therefore considered that subject to conditions and informatives, the 
proposal would be acceptable in relation to Policies TRA 1, TRA 2 and TRA 4 of the 
NLP and the aims of the NPPF.  
 
Ecology 
 
7.46 Policy ENV 2 of the NLP seeks to minimise the impacts of development on 
biodiversity and geodiversity and to secure net biodiversity gains and /or wider 
ecological enhancements through new development. 
 
7.47 In response to the consultation on this application, the councils Ecology advisor 
has confirmation they have no objection subject to a condition and a contribution to 
the councils Coastal Mitigation Service which will be secured along with a restriction 
for occupancy as detailed below.  
 



 

7.48 It is therefore considered that subject to such, the proposed development would 
be acceptable in relation to the Policies ENV1 and ENV2 of the NLP and the NPPF. 
 
Drainage and Sewerage 
 
7.49 Policy WAT 3 of the NLP sets out that development proposals will be  
required to demonstrate how they will minimise flood risk to people, property and  
infrastructure from all potential sources. 
 
7.50 As part of this application, the LLFA have been consulted and have confirmed 
that they have reviewed the Shoreline Management Plan and as both Coastal 
Protection Authority and LLFA that they make no comment. They have also 
confirmed that the development is not required to provide a coastal viability 
assessment. 
 
7.51 It is therefore considered that subject to such, the proposed development would 
be acceptable in relation to the Policy WAT3 of the NLP and the NPPF.  
 
Noise/contamination 
 
7.52 Policy POL 1 of the NLP sets out that development proposals will be supported 
where it can be demonstrated that unacceptable risks from land instability and 
contamination will be prevented by ensuring the development is appropriately 
located and that measures can be taken to effectively mitigate the impacts.  
 
7.53 As part of this application, the council's public protection advisor has been 
consulted and has raised no objection subject to conditions and informatives which it 
is proposed to attach to the permission.  
 
7.54 It is therefore considered that the proposed development is acceptable in 
relation to Policy POL 1 of the NLP and the NPPF. 
 
Broadband Connectivity  
  
7.55 Policy ICT2 of the NLP requires provision of full fibre broadband connections in 
new developments. Where this cannot be provided, alternative solutions may be 
appropriate where justified. The Policy states that where no broadband provision is 
included, developers will be required to demonstrate, including through consultation 
with broadband providers, that connections are not deliverable, and/or viable.   
   
7.56 The current application does not state whether full-fibre broadband connections 
are proposed. It is recommended that further details of the proposed broadband 
connectivity for the development be secured by condition, in accordance with Policy 
ICT2 of the NLP and Paragraph 114 of the NPPF.  
 
Other Matters 
 
7.57 In response to the objections raising: 
 

• Would be in breach of a restrictive covenant on the land that limits the use to 
either a single storey building or as a garden and the proposal is for a two-
storey building. 



 

• There is a legal right for vehicular and pedestrian access along the shared 
access road between Northumberland Street and Riverside Road. This is 
currently blocked and used as a car park for the Westlea B&B. Would like 
clarity that the access from Riverside Road will be opened up and no longer 
used as a car park so access can made from both entrances as we are legally 
entitled, and we do not want these rights restricted in any way temporarily or 
permanently. 

• The statement regarding access is incorrect and residents are in the process 
of sending a solicitor's letter to 29 Riverside Road regarding the right of way 
for residents of Northumberland Mews for vehicular and pedestrian access 
which needs to be maintained and not obstructed by parked vehicles at the 
B&B. 

 
These are civil matters which would have to be addressed through the appropriate 
legal avenues and are of limited weight in the determination of this application. It is 
noted that a solicitor's letter from residents has also been submitted as part of an 
objection to this application which raises issues relating to the above issues. 
 
7.58 In response to the objections raising: 
 

• Seek a condition that Westlea's customers should not be permitted access to 
the B&B via the Northumberland Street entrance using the shared access as 
this would increase noise and environmental pollution and diminish quiet 
enjoyment of properties and impact value. 

 
The B&B is out with the red line boundary and planning permission is being sought 
for a dwelling only and there are no changes sought via this application to the 
access, parking or any other aspect of the B&B (Westlea) which the applicant owns 
and runs. As such, the existing arrangements for customers of the B&B in terms of 
access and parking will remain unchanged should permission be granted.  
 
7.59 In response to the objections raising: 
 

• Likelihood of damage to neighbouring properties that would be caused by 
vibration from the machinery excavating the ground for the proposed house 
and building a retaining wall around it. Surrounding houses were built in a 
period when foundations were slight or non-existent and that other works in 
the vicinity have already resulted in problems which are being investigated. 

• Question the feasibility of the proposal in terms of how construction will be 
achieved. 

• The lane from Northumberland Street is too narrow, passes adjacent to a 
number of properties and has height restrictions from a property which is built 
over the lane. Using the lane could damage property and cause a danger to 
residents if this happened and there are clear health and safety concerns with 
this. Access should be via Riverside Road. 

• Concern over property damage to hedge and retaining garden wall.  

• During construction suitable site hoardings/fencing should be erected 
between the car park and the construction site for health and safety and 
practical access reasons. 

• Concern about damage to surface of access track from construction of 
property. 

 



 

These are all civil/legal, health and safety and building control issues that are outside 
of the planning remit.  
 
7.60 In response to the objections raising: 
 

• Consideration needs to be given to the reduction of land drainage  

• Concern regarding run-off of water as there are already drainage issues 
 
As part of this application, the LLFA have been consulted and have raised no 
objection. Drainage is considered in paragraphs 7.49 to 7.51 above. 
 
7.61 In response to the objections raising: 
 

• Digging to such a depth would destroy the archaeological potential of the 
area. 

 
As part of this application the council's archaeology officer has been consulted and 
following the submission of additional information has raised no objection. 
 
7.62 In response to the objections raising: 
 

• Village doesn't have the necessary infrastructure, parking, and roads to 
absorb this increase in people and cars and don't feel it is sustainable 
development. 

• Access for construction vehicles is limited. 

• Roads around the site are narrow and some one-way and are congested so 
construction traffic will cause an impact on highways safety and traffic during 
build and pose a health and safety hazard and risk of damage to cars and 
property 

• Proposal would result in loss of parking spaces at Westlea and cause further 
parking issues both during building and after. 

• Concerns for safety of pedestrians and children due to additional traffic. 

• The shared access track has only been occasionally used in the past 15 years 
and if permission is granted this will result in regular usage of this track and 
no information is detailed on the surface treatment of the track. 

• Track narrows along the side the garage owned by 29 Riverside Road and 
there is concerns there would be insufficient width to facilitate the movement 
of vehicles not just during construction but long term. 

• Utilisation of the track onto Riverside Road is a concern not just during 
construction but long term as this road is a traffic choke point for the majority 
of the year. 

• Disruption to traffic, residents and visitors during construction. 
 
A full consideration of issues relating to highway safety and access has been 
undertaken in paragraphs 7.40 to 7.45 above. Any disruption and risks caused by 
traffic during construction is likely to be for a relatively short period of time. In any 
event the hours of construction and deliveries are proposed to be limited in line with 
the public protection officer's advice through conditions.    
 
7.63 In response to the objections raising: 
 

• As the access is very narrow and is the only usable access for several 
neighbours to park at their property's, conditions should be attached 



 

forbidding the applicant and builders using Northumberland Street for access, 
bringing in and taking out construction materials, parking or unloading and 
prevent storing materials on the drive or block it in any way. 

• Construction management plan remains unclear indicating materials will be 
dropped off at Riverside Road but suggests access will be maintained from 
both access points which is unacceptable.  

• Request a stipulation that any building supplies/deliveries will not be able to 
be placed upon the right of way and no construction vehicles can be allowed 
to park upon the right of way as marked on deeds. 

 
A condition requiring the submission of a construction method statement is proposed 
to be attached to any permission. 
 
7.64 In response to the objections raising: 
 

• Condition should prevent the owners and their successors in title from taking 
access over the driveway from Northumberland Steet. 

 
It is considered that taking access over the driveway from Northumberland Street 
would not result in severe harm to highway safety and is an appropriate access. 
 
7.65 In response to the objections raising: 
 

• The application documents contain errors including incorrect boundaries, 
ownership, and rights of access. 

• There are areas of communal access including the boundary which are the 
subject of dispute between parties and no planning consent should be given 
as they are fundamental to the application. 

• Concern about use of dwelling - the bed and breakfast has erected large 
structures on the plot and is being used as accommodation for the business. 
Based on this have serious concerns about the quality and design of the new 
building in the conservation area and its future use 

• Applicant have consistently abused the planning system and are not 
considerate neighbours 

• Design, access and heritage statements front image is outdated as the shared 
access track shown with a fence separating it from the parking at the B&B has 
been removed and the parking for the B&B extended across the track. 

• No representation of the effect to the properties that run along Garden 
Terrace, no images or impact from this point of view are included. 

• Insufficient information to be able to comment fully and no measurements 
provided to make it easy for residents to adequately comment on the full 
impact. 

• New property could become a B&B and new guests will bring a high number 
of vehicles not aware of the danger of exiting onto either Northumberland 
Street or Riverside Road. 

• plans are incorrectly drawn – indicate visitor parking and a turning space but 
the area they are in can’t practically accommodate a fourth parking space or 
turning circle. The turning circle indicated does not exist and residents of 
Northumberland Mews would lose parking facilities if the application is 
approved.   

 
The agent has provided plans and documentation which are sufficient to consider 
and determine the application. The agent has amended the red line boundary during 



 

the course of the application to remove land not within the applicant's ownership and 
no substantiated representations disputing the revised red line boundary have been 
received in response to the reconsultation exercise undertaken. In any event 
planning permission does not override land ownership considerations. With regards 
the concerns regarding use, the title of the application is for a dwelling, and it is 
proposed to restrict its occupancy to principal residence. Should the applicant wish 
to use the property for other uses in the future, consideration to the impacts of such 
would have to be undertaken as and when a planning application is submitted. 
 
7.66 In response to the objections raising: 
 

• Concerns about the situational context in relation to Garden Terrace in terms 
of the size and height and impact. Need more modelling demonstrating the 
proposal is suitable for the site and assessment of the adjacent properties. 

• Building on the land will blight Westlea B&B, Garden Terrace and the views - 
properties will lose open vista looking towards the Schooner due to 
development on this site. 

• Is contrary to maintaining the area as a conservation area and AONB 

• The development is not sympathetic to the architectural and aesthetic quality 
of the area and design doesn't contribute positively to the character, 
distinctiveness, or significance. 

• Is significant overdevelopment not in keeping with surrounding properties and 
would increase density. 

• Concern over the cumulative development that has taken place at the B&B, 
28 Riverside Road and the 7 new houses at the Schooner. 

• Proposal will affect the last remaining green space and previous development 
at B&B has removed almost all the green space and proposal would suggest 
approximately 75% of the site will be developed which will leave very little 
garden space.  

• Size of the property is large and disproportionate for the scope of the plot. 

• Alnmouth is already densely developed and doesn't need any more 
development and plenty of land elsewhere in Northumberland for 
development. 

• Dwelling is similar in style and design to the B & B which doesn't enhance the 
area. 

• Amended plans don’t address significant concerns as the size and design 
remains the same. 

• Height of dwelling and pitch of roof will shade properties and restrict light. 
 
A full consideration of issues relating to design, scale, and visual impact has been 
undertaken in paragraphs 7.9 to 7.18, in relation to AONB 7.19 to 7.23 and in 
relation to Conservation 7.30 to 7.36 above.  
 
7.67 In response to the objections raising: 
 

• Loss of the remaining natural environment, impact on wildlife, landscape and 
ecological habitats including the north perimeter established hedge. 

• No information detailing any planned works or changes to the north perimeter 
(established hedge), concerns that it is planned to remove a well-established 
natural habitat which is diverse in wildlife from birds and insects. There should 
be no alteration to this part of the perimeter and should be a condition of any 
planning permission. 



 

• Failure to compensate for the loss of green infrastructure - remaining green 
space should have biodiversity potential enriched. 

 
A full consideration of issues relating to ecological impacts has been undertaken in 
paragraphs 7.46 to 7.48 above. Conditions are proposed to ensure the development 
does not harm wildlife and result in a net gain for biodiversity in line with the ecology 
officers' recommendations. 
 
7.68 In response to the objections raising: 
 

• Will wipe out the attractive hedge and narrow footpath that runs at the back of 
the garden of Garden Terrace 

 
The application site does not extend to the footpath referred to and therefore there 
are no changes proposed to this. Conditions related to boundary treatments are 
proposed as well as a condition requiring all hedgerows to be retained and protected 
during construction. 
 
7.69 In response to the objections raising: 
 
Impact on amenity in terms of: 

• Loss of privacy to properties on Garden Terrace 

• Impact/loss of Outlook 

• Impact from noise, light and air pollution from vehicles using parking and 
turning area and due to idling vehicles waiting while residents of 
Northumberland Mews park or reverse 

• Direct overlooking of living, bedrooms and gardens of properties on Garden 
Terrace 

• Impact of overshadowing 

• Loss of amenity due to location of the 'bin stance for day-to-day use'. 

• Seek assurance that the masonry wall between Westlea and the car park 
behind Northumberland Mews will be maintained as it's loss will cause 
overlooking and loss of privacy. 

• Balcony will overlook properties on Garden Terrace. 

• Noise from the terrace will impact on existing neighbours 
 
It is considered that there is likely to be a limited amount of traffic generated by the 
addition of a single dwelling. Therefore, the impact of traffic on the amenity of the 
nearest properties is considered to be limited and is therefore considered to be 
acceptable. A condition requiring details of boundary treatment to be submitted prior 
to occupation is proposed. A full consideration of issues relating to impact on 
amenity has been undertaken in paragraphs 7.24 to 7.29 above.  
 
7.70 In response to the objections raising: 
 

• Is against the wishes and interests of the community 
 
All representations to the application have been considered appropriately as part of 
the determination of the application. 
 
7.71 Following reconsultation on amended plans the following additional reasons for 
objection were received:  
 



 

• Object to vehicular access to and from the new property via Northumberland 
Street as it is very narrow and over a pavement in constant use onto a 
congested street. Will cause extreme congestion and increase danger to 
pedestrians. 

• Access from Northumberland Street to Westlea is not of an adopted standard 
or anywhere near that and therefore unsuitable for increased vehicular access 
beyond the use of the parking spaces of the current residents at 1 - 3 
Northumberland Mews. 

• Extra three cars potentially emerging from this exit onto Northumberland 
Street will impact on highway safety for residents, pedestrians and road users 
alike. There will be double amount of traffic driving up the lane for the other 
residents of the properties on or off it, two of whom have front doors straight 
on to the lane. 

 
Highways access and safety is addressed in paragraphs 7.40 to 7.45 above and it is 
not considered that there are any issues in these regards that would warrant refusal 
of the application. 
 
7.72 In response to the objections received raising: 
 

• Plans show a home office behind Westlea B&B which is not used as an office 
and is used for B&B guests. 

 
The Westlea B&B and its grounds are not the subject of this application and if 
breaches of planning control have occurred, this should be addressed via the 
council's planning enforcement team. As outlined above, the B&B is outwith the red 
line boundary and planning permission is being sought for a dwelling only and there 
are no changes sought via this application to the access, parking or any other aspect 
of the B&B (Westlea) which the applicant owns and runs.  
 
7.73 In response to the objections received raising: 
 

• Applicant appears to have included a parking space across the position of a 
telegraph pole that delivers wifi and telephone services and its removal is not 
acceptable. 

 
Subsequent to this objection, the agent has removed this area from the red line of 
the application and also provided an amended plan removing car parking from this 
location post development. 
 
7.74 In response to the objections received raising: 
 

• Applicant has already constructed 3 buildings at the B&B and no guarantee 
won’t construct similar around proposed new dwelling. 

 
It is considered reasonable and necessary to attach a condition removing permitted 
development rights for extensions, porches, dormer windows, roof lights or free-
standing buildings or structures from the site. 
 
7.75 In response to the objections received raising:   
 

• The construction management plan shows an area utilised for site operatives 
and wheel wash is on land not within applicants' ownership. 



 

• The Construction Management Plan indicates that the applicants intend to 
have visitors and construction traffic parking in the turning circle in the car 
park used by the residents of numbers 1-3 Northumberland Mews. That is not 
a parking space it is a shared turning space. If it is blocked then the residents 
will not be able to get in or out of their parking spaces. 

 
It is acknowledged that the most recent construction management plan does 
propose to use an area not within the applicant's ownership, notwithstanding this 
however, it is proposed to attach a condition requiring the submission of a 
construction method statement to address any issues relating to this. As the turning 
circle in the car park used by the residents of numbers 1 – 3 Northumberland Mews 
is a private road this would a civil matter and it is not considered to create conditions 
that would have an unacceptable impact on highway safety. The granted of planning 
permission would not alter any private access arrangements or rights that may exist. 
 
7.76 In response to the objections received raising: 
 

• Applicants do not have sole use of all of the land they are claiming use of for 
parking, and it must be taken into account in the decision making. 

• Plan shows applicant owns turning space for no’s 1 to 3 Northumberland 
Mews – this is shared with no’s 1 to 3 Northumberland Mews. 

 
The applicant has provided a title plan to the council which has been reviewed 
against the most recent red line boundary and this has confirmed that the land 
subject to this application is within the ownership of the applicant. The title plan also 
shows that the applicant owns the shared access and turning area. 
 
7.77 In response to the objections received raising: 
 

• No provision to show how neighbours vehicles will be protected from 
construction traffic and kept clean. 

• Concern that residents' vehicles be protected from construction debris and 
traffic. 

 
It is not substantiated that this is likely to occur and in any event would not be a 
reason to withhold planning permission. 
 
7.78 In response to the objections received raising: 
 

• Plans show the shared access will often be blocked and this is not acceptable 
and has to be maintained at all times. 

• Amended plans don’t take into account a right of way for numbers 1 to 3 
Northumberland Mews – applicant has been contacted via solicitors and has 
agreed to keep this access open and unobstructed as per the Deeds. 

• Concern that the access will not be kept clear and residents will not be able to 
use the car park for no’s 1 to 3 Northumberland Mews during construction due 
to construction materials and vehicles. 

 
As this is a private road this would a civil matter and it is not considered to create 
conditions that would have an unacceptable impact on highway safety. The granted 
of planning permission would not alter any private access arrangements or rights 
that may exist. 
 



 

7.79 In response to the objections received raising: 
 

• Latest changes to access and parking don’t resolve issues the dwelling would 
create and the very narrow access, which exits across the pavement, onto 
Northumberland Street is totally unsuitable for use by any further vehicles. 
This is a danger to pedestrians. 

 
The changes made are as a result of the clarification of land ownership from the 
applicant and have resulted in the removal of a small area of land not within their 
ownership. Access and parking have been considered by Highways as outlined in 
paragraphs 7.40 to 7.45 above. 
 
7.80  In response to the objections received raising: 
 

• Amended plans show that Westlea own 2 parking spaces and they only own 1 
as the other space is a turning head. 

 
The agent has since amended the plans to reflect that there is only 1 parking space 
owned by Westlea to the east and the other is a turning head as per this objection 
and this has been fully reconsulted on.  
 
7.81 In response to the objections received raising: 
 

• The existing car park for 1 to 3 Northumberland Mews is very small and 
awkward and that space is needed to help manoeuvre so that we are not 
backing out on to the main road. 

 
The application is not proposing any changes to this area other than the use of some 
of the land within the applicant's ownership as a car parking space post 
development, and as a visitor space in the construction management plan (which is 
the subject of a condition requiring details). There has been no objection to the use 
of this space post development by the councils' highways officer. 
 
7.82 In response to the objections received raising: 
 

• No details of how spoil to be excavated will be removed from the site with the 
limited access without causing damage. 

 
It is proposed to attach a condition requiring details of this to be submitted for 
approval prior to the commencement of any excavation. 
 
7.83 In response to the objections received raising: 
 

• If there is a restriction on the size of vehicles using the Northumberland Street 
access who will police it. 

 
Whilst there it is acknowledged that there is restricted access via Northumberland 
Street due to the existing buildings either side and above the shared access, whilst 
certain elements of development can be regulated via planning conditions, it is 
inevitable that in all construction projects an element of care and responsibility rests 
with those undertaking developments. It is therefore not proposed to address this via 
a condition. 
 



 

7.84 In response to the objections received raising:  
 

• Seven properties can only gain access via the Northumberland Street access 
and the increase in traffic, disturbance and debris is a risk. 

 
The grant of planning permission does not override any rights to access and this 
would be a civil/legal and health and safety matter. Any disruption and risks caused 
by traffic during construction is likely to be for a relatively short period of time. Any 
disruption caused by traffic from the dwelling post development is not considered to 
be so sufficient to warrant a reason for refusal. 
 
7.85 In response to the objections received raising: 
 

• Paragraph 1.1 of the report doesn’t identify all of the consultee concerns 
raised to the application (such as from the Councils Conservation Team and 
AONB Team), only that the application is being brought to the North 
Northumberland Local Area Council Planning Committee as it is being 
recommended for approval contrary to an objection from Alnmouth Parish 
Council. 

 
The consultee concerns have been appropriately identified in Section 4 (Consultee 
Comments) of the report as well as in Section 7 (Appraisal) of the report. 
 
7.86 In response to the objections received raising: 
 

• The report fails to identify any public benefits to outweigh the harm identified 
by the Conservation Officer and as a result there is no option available to 
approve the application against the comments of the conservation officer. 

 
Whilst the comments of the Conservation Officer have been taken into account in the 
report, it is officer opinion that the scheme has a neutral impact for the reasons 
outlined in paragraphs 7.30 to 7.36 above. 
 
7.87 In response to the objections received raising: 
 

• The reasoning and assessment in relation to the impact on the AONB does 
not adequately address the concerns of the AONB Partnership and therefore 
fails to protect the AONB in accordance with the duty of care required to be 
administered by the Local Planning Authority under the Countryside and 
Rights of Way Act 2000 (CROW Act). 

 
This has been addressed in paragraphs 7.19 to 7.23 above. 
 
7.88 In response to the objections received raising: 
 

• Amended details that have been received require correct consultation. 
 
A complete reconsultation exercise has been undertaken including a new site and 
press notice. 
 
7.89 In response to the objections received raising: 
 



 

• Reference to Policy STP 2 in paragraphs 7.3 to 7.5 has been made but it is 
not discussed or considered.  

 
The report has been amended to reflect comment made in relation to this policy. 
 
7.90 In response to the objections received raising: 
 

• The application is being recommended for approval despite an objection, on 
design grounds, from the Conservation Officer and significant concerns 
regarding the design from the AONB Partnership. The LPA are requested to 
refuse this application on design grounds and two images included show how 
Alnmouth has lost a significant amount of green space and that development 
of this site should be considered to be overdevelopment. 

 
The LPA have completed a full assessment of the application as outlined in the 
Section 7 (Assessment) above and have concluded that there would not be an 
unacceptable impact such as to warrant refusal of this application. 
 
7.91 In response to the objections received raising: 
 

• Amenity concerns – the addition to the end of the balcony does not solve a 
problem and given the length of the balcony and the position of the dwelling in 
relation to neighbouring properties, those using the balcony will be able to 
travel along its entire length and achieve views of the surrounding 
neighbouring properties including private garden spaces and potential direct 
overlooking to windows. 

• The existing gravel driveway causes significant noise issues when cars travel 
past the property and measures should be put in place to prevent the use of 
gravel to reduce noise impact. 

 
All impacts in relation to amenity have been assessed as outlined in paragraphs 7.24 
to 7.29 above. 
 
7.92 In response to the objections received raising: 
 

• The Councils Highways Team have maintained an objection through the 
process of the application, however following limited amendments, conditions 
are now suggested to overcome these significant concerns. Further details 
should be provided and a clear explanation as to why and how conditions can 
overcome longstanding highways objection. 

 
All impacts in relation to highways have been assessed as outlined in paragraphs 
7.40 to 7.45. 
 
Equality Duty 
  
7.93 The County Council has a duty to have regard to the impact of any proposal on 
those people with characteristics protected by the Equality Act. Officers have had 
due regard to Sec 149(1) (a) and (b) of the Equality Act 2010 and considered the 
information provided by the applicant, together with the responses from consultees 
and other parties, and determined that the proposal would have no material impact 
on individuals or identifiable groups with protected characteristics. Accordingly, no 
changes to the proposal were required to make it acceptable in this regard. 



 

  
Crime and Disorder Act Implications 
 
7.94 These proposals have no implications in relation to crime and disorder. 
  
Human Rights Act Implications 
 
7.95 The Human Rights Act requires the County Council to take into account the 
rights of the public under the European Convention on Human Rights and prevents 
the Council from acting in a manner which is incompatible with those rights. Article 8 
of the Convention provides that there shall be respect for an individual's private life 
and home save for that interference which is in accordance with the law and 
necessary in a democratic society in the interests of (inter alia) public safety and the 
economic wellbeing of the country. Article 1 of protocol 1 provides that an individual's 
peaceful enjoyment of their property shall not be interfered with save as is necessary 
in the public interest. 
 
7.96 For an interference with these rights to be justifiable the interference (and the 
means employed) needs to be proportionate to the aims sought to be realised. The 
main body of this report identifies the extent to which there is any identifiable 
interference with these rights. The Planning Considerations identified are also 
relevant in deciding whether any interference is proportionate. Case law has been 
decided which indicates that certain development does interfere with an individual's 
rights under Human Rights legislation. This application has been considered in the 
light of statute and case law and the interference is not considered to be 
disproportionate. 
 
7.97 Officers are also aware of Article 6, the focus of which (for the purpose of this 
decision) is the determination of an individual's civil rights and obligations. Article 6 
provides that in the determination of these rights, an individual is entitled to a fair and 
public hearing within a reasonable time by an independent and impartial tribunal. 
Article 6 has been subject to a great deal of case law. It has been decided that for 
planning matters the decision making process as a whole, which includes the right of 
review by the High Court, complied with Article 6. 
 
8. Conclusion 
 
8.1The principle of the development is acceptable.  
 
8.2 The design, scale and visual impact of the dwelling would not have any 
significant or unacceptable impact upon the character and appearance of the area or 
the amenity of the nearby residential properties. It would not result in an 
unacceptable impact on the Alnmouth Conservation Area or the Northumberland 
Coast Area of Outstanding Natural Beauty.   
 
8.3 The development would be acceptable in relation to archaeology and would be 
acceptable in relation to highways, ecology, drainage, noise, broadband and 
occupancy subject to conditions, informatives and a Section 106 agreement to 
restrict occupancy and secure monies to the councils Coastal Mitigation Scheme.   
 
8.4 The development complies with the policies of the Development Plan and the 
National Planning Policy Framework. 
 



 

9. Recommendation 
 
That this application be GRANTED permission subject to a financial contribution 
towards coastal mitigation and to secure the occupancy of the dwelling to principal 
residence only and the following: 
 
Conditions/Reason 
 
01. The development hereby permitted shall be begun before the expiration of 
three years from the date of this permission. 
 
Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (as 
amended) 
 
02. The development hereby permitted shall not be carried out otherwise than in 
complete accordance with the approved plans.  The approved plans for this 
development are:- 
 
1. Drawing no 52/21 Rev 4 sheet 3 titled existing & proposed site plan as submitted 
30 Jan 2023 
2. Drawing no 52/21 Rev 2 Sheet 2 titled proposed elevations as submitted 30 Jan 
2023 
3. Drawing no 52/21 Rev 2 sheet 1 titled proposed floor plans as submitted 30 Jan 
2023 
4. Drawing no 52/21 Rev 0 sheet 4 titled site section & relationship plan as submitted 
23 Feb 2022 
5. Location Plan as submitted 23 Feb 2023 
 
Reason: To ensure that the approved development is carried out in complete 
accordance with the approved plans. 
 
03. Notwithstanding the approved plans, prior to the commencement of 
development, a construction method statement together with a supporting plan, shall 
be submitted to and approved in writing by the Local Planning Authority. Thereafter 
the approved Construction Method Statement shall be adhered to throughout the 
construction period. The Construction Method Statement and plan shall, where 
applicable, provide for the following: 
  
i. details of temporary traffic management measures, temporary access, routes and 
vehicles; 
ii. vehicle cleaning facilities; 
iii. the parking of vehicles of site operatives, visitors and guest parking for the B&B; 
iv. the loading and unloading of plant and materials; 
v. storage of plant and materials used in constructing the development 
  
Reason: To prevent nuisance in the interests of residential amenity and highway 
safety in accordance with the National Planning Policy Framework and Policy TRA 2 
of the Northumberland Local Plan. 
 
04. Notwithstanding the details submitted in relation to car parking, the proposed 
development shall not be occupied until the car parking areas have been provided, 
with minimum bay sizes of 5m x 2.5m. Thereafter, the car parking areas shall be 
retained. 



 

 
Reason: In the interests of highway safety in accordance with the National Planning 
Policy Framework and Policy TRA 4 of the Northumberland Local Plan. 
 
05. Prior to occupation, details of surface water drainage to manage run off from 
private land shall be submitted to and approved by the Local Planning Authority. The 
approved surface water drainage scheme shall be implemented in accordance with 
the approved details before the development is occupied and thereafter maintained 
in accordance with the approved details. 
 
Reason: In order to prevent surface water run-off in the interests of highway safety, 
the amenity of the area and to protect the integrity of the highway in accordance with 
the National Planning Policy Framework. 
 
06. Prior to occupation, the Electric Vehicle Charging points shown on the 
approved plans shall be implemented. Thereafter, the Electric Vehicle Charging 
Points shall  be retained in accordance with the approved plans and shall be kept 
available for the parking of electric vehicles at all times. 
 
Reason: In the interests of Sustainable Development in accordance with the National 
Planning Policy Framework and Policy TRA 1 of the Northumberland Local Plan. 
 
07. The development shall not be occupied until the cycle parking shown on the 
approved plans has been implemented. Thereafter, the cycle parking shall be 
retained in  accordance with the approved plans and shall be kept available for the 
parking of cycles at all times. 
 
Reason: In the interests of highway safety, residential amenity, and sustainable 
development in accordance with the National Planning Policy Framework and Policy 
TRA 1 of the Northumberland Local Plan. 
 
08. The development hereby approved shall not be occupied until details of a 
refuse storage strategy for the development, including details of refuse storage 
facilities have been submitted to and approved in writing by the Local Planning 
Authority. The details shall include the location and design of the facilities and 
arrangements for the provision of the bins. The approved refuse storage facilities 
shall be implemented before the development is brought into use. Thereafter the 
refuse storage facilities and refuse storage plan shall operate in accordance with 
approved details. 
 
Reason: To ensure sufficient and suitable facilities are provided for the storage and 
collection of household waste in accordance with the National Planning Policy 
Framework and Policies TRA 1 and TRA 2 of the Northumberland Local Plan. 
 
09. Prior to occupation of the dwelling hereby approved, a plan for the landscape 
planting of the site shall be submitted to, and approved in writing by the Local 
Planning Authority.  The plan shall detail the species to be used, numbers of plants, 
density of planting, rates of sowing and means of protection and use only species 
native to Northumberland with implementation in full during the first planting season 
(November - March inclusive) following the completion of the development.  
 



 

Reason: To maintain and protect the landscape value of the area and to enhance the 
biodiversity value of the site in accordance with Policy ENV 2 of the Northumberland 
Local Plan and the NPPF. 
 
10. Prior to the commencement of development, a scheme for the provision of an 
integrated bird box and a bat boxes shall be submitted and approved in writing by 
the Local Planning Authority.  The scheme shall detail the location, height, 
orientation, and specification of bird nesting provision and bat roosting provision. The 
approved scheme shall be implemented in full prior to the dwelling being occupied. 
 
Reason: to protect and enhance the biodiversity of the site in accordance with Policy 
ENV 2 of the Northumberland Local Plan and the NPPF. 
 
11. All hedgerows at the site are to be retained.  Hedgerows are to be protected 
from root compaction during the course of the development works in accordance 
with the guidance set out in 'BS5837:2012 Trees in Relation to Design, Demolition 
and Construction: Recommendations' British Standards Institution, 2012.' 
 
Reason: To maintain and protect the existing landscape and biodiversity value of the 
site in accordance with Policy ENV 2 of the Northumberland Local Plan and the 
NPPF. 
 
12. If during redevelopment contamination not previously considered is identified, 
then an additional written Method Statement regarding this material shall be 
submitted to and approved in writing by the Local Planning Authority. No building 
shall be occupied until a method statement has been submitted to and approved in 
writing by the Local Planning Authority, and measures proposed to deal with the 
contamination have  
been carried out. 
 
Should no contamination be found during development then the applicant shall 
submit a signed statement indicating this to discharge this condition. 
 
Reason: To ensure that risks from land contamination to the future users of the land 
and dwellings are minimised and to ensure that the development can be carried out 
safely without unacceptable risks to any future occupants in accordance with policies 
POL 1 and POL 2 of the Northumberland Local Plan and the NPPF. 
 
13. During the construction period, there should be no noisy activity from mobile 
plant, pneumatic equipment, power tools etc. audible at the site boundary, on 
Sundays or Bank Holidays or outside the hours: 
 
Monday to Friday - 0800 to 1800. 
Saturday 0800 to 1300. 
 
Reason: To protect residential amenity and provide a commensurate level of 
protection against noise in accordance with Policies POL 1 and POL 2 of the 
Northumberland Local Plan and the NPPF. 
 
14. Deliveries and collections to and from the site during the construction phase 
of the development shall only be permitted between the hours: 
 
Monday to Friday - 08:00 to 18:00 



 

Saturday - 08:00 to 13:00 
 
With no deliveries or collections on a Sunday or Bank Holiday, unless agreed in 
writing with the LPA. 
 
Reason: To protect residential amenity and provide a commensurate level of 
protection against noise in accordance with Policies POL 1 and POL 2 of the 
Northumberland Local Plan and the NPPF. 
 
15. Prior to occupation of the dwelling hereby approved, the windows on the north 
elevation as shown on approved drawing 52/21 Sheet 2 Rev 2 titled proposed 
elevations as submitted 30 Jan 2023 shall be fitted with level 5 obscure glazing and 
that glazing shall be retained in perpetuity thereafter. 
 
Reason: In the interests of residential amenity and in order to avoid any overlooking 
or loss of privacy which may otherwise have resulted, in accordance with the 
provisions of Policies QOP 1 and QOP 2 of the Northumberland Local Plan and the 
NPPF. 
 
16. Prior to occupation of the dwelling hereby approved, the full height glazed 
screens to the north and south ends of the balcony as shown on approved drawing 
52/21 Sheet 2 Rev 2 titled proposed elevations as submitted 30 Jan 2023 shall be 
fitted with level 5 obscure glazing and that glazing shall be retained in perpetuity 
thereafter. 
 
Reason: In the interests of residential amenity and in order to avoid any overlooking 
or loss of privacy which may otherwise have resulted, in accordance with the 
provisions of Policies QOP 1 and QOP 2 of the Northumberland Local Plan and the 
NPPF. 
 
17. Prior to the occupation of the development, details confirming the installation 
of a full fibre broadband connection shall be submitted to and approved in writing by 
the Local Planning Authority. The approved details shall then be implemented and 
made operational prior to the occupation of the development.  
 
Where an alternative broadband connection is proposed, prior to the occupation of 
the development, sufficient justification for such an alternative shall be submitted to 
and approved in writing by the Local Planning Authority. The approved details shall 
then be implemented and made operational prior to the occupation of the 
development.  
 
Where no broadband connection is proposed, prior to the occupation of the 
development, sufficient justification for the lack of broadband provision shall be 
submitted to and approved in writing by the Local Planning Authority in order 
discharge this condition.  
  
Reason: To ensure the development is served by high quality communications 
infrastructure, in accordance with Policy ICT2 of the Northumberland Local Plan and 
Paragraph 114 of the National Planning Policy Framework.  
 
18. Notwithstanding the details submitted with the application, prior to the 
occupation of the accommodation hereby approved, a scheme to demonstrate how 
the development will minimise resource use, mitigate climate change and ensure 



 

proposals are adaptable to a changing climate to achieve sustainable design and 
construction in the design of the development shall be submitted to and approved in 
writing by the Local Planning Authority. The development and measures shall 
thereafter be implemented in accordance with the approved details, including prior to 
the dwellings being brought into use where relevant, and shall be retained thereafter.    
 
Reason: To achieve a sustainable form of development, and in the interests of the 
satisfactory appearance of the development upon completion, the character and 
appearance of the site and surrounding environment and the amenity of surrounding 
residents, in accordance with Policy QOP 5 of the Northumberland Local Plan and 
the National Planning Policy Framework.  
 
19. Notwithstanding the provisions of the Town and Country Planning (General 
Permitted Development) Order 2015 as amended (or any order revoking and re-
enacting that Order with or without modification), no additional window or other 
opening shall be made in the north elevation of the dwelling unless an application for 
planning permission in that regard is first submitted to and approved in writing by the 
Local Planning Authority. 
 
Reason: To safeguard the privacy and amenity of the occupiers of adjacent 
properties and in accordance with Policies QOP 1 and QOP 2 of the Northumberland 
Local Plan and the NPPF. 
 
20. Notwithstanding the provisions of the Town & Country Planning (General 
Permitted Development) Order 2015 as amended (or any order revoking and re-
enacting that Order with or without modification), no extensions, porches, dormer 
windows, roof lights or free standing buildings or structures shall be added to or 
constructed with regard to the dwelling hereby permitted within the boundary of the 
application site without the prior grant of planning permission from the Local 
Planning Authority. 
 
Reason: In order that the impact on the appearance of the property and on 
neighbouring properties of any additions or curtilage buildings may be properly 
assessed in the interests of amenity and in accordance with Policies QOP 1 and 
QOP 2 of the Northumberland Local Plan and the NPPF. 
 
21. Notwithstanding the details shown on the submitted plans, prior to the 
commencement of development full details showing the proposed finished ground 
floor levels of the hereby approved development and the existing ground levels, shall 
be submitted to, and approved in writing by, the Local Planning Authority.  The 
development shall thereafter be constructed in complete accordance with the 
approved details. 
 
Reason: In the interests of visual amenity and the satisfactory appearance of the 
development, in accordance with Policies QOP 1 and QOP 2 of the Northumberland 
Local Plan and the NPPF. 
 
22. Notwithstanding any description of the materials in the application, prior to 
construction above damp-proof course level, precise details of the materials to be 
used in the construction of the external walls and roof of the building shall be 
submitted to, and approved in writing by, the Local Planning Authority. Development 
must not be undertaken above damp-proof course level until approval from the Local 
Planning Authority has been provided in writing.  All roofing and / or external facing 



 

materials used in the construction of the development shall conform to the materials 
thereby approved. 
  
Reason: To retain control over the external appearance of the development from the 
outset in the interests of amenity and in accordance with the provisions of in 
accordance with the provisions of policies QOP 1 and QOP 2 of the Northumberland 
Local Plan and the National Planning Policy Framework.  
 
23. Prior to occupation of the development hereby approved, details of all 
proposed means of enclosure, and boundary walls and fences to the site, shall be 
submitted to, and approved in writing by, the Local Planning Authority.  Thereafter, 
the proposed development shall be undertaken in accordance with the approved 
details and maintained in accordance with such in perpetuity. 
  
Reason: In the interests of visual amenity and the satisfactory appearance of the 
development upon completion, and in accordance with the provisions of Policies 
QOP 1 and QOP 2 of the Northumberland Local Plan and the NPPF. 
 
24.  Prior to any excavation commencing, details of how excess spoil to be 
excavated from the site will be removed (including timescales for such, route and 
use of plant and machinery, shall be submitted to and approved in writing by the 
Local Planning Authority.  Thereafter, the proposed development shall be 
undertaken in accordance with the approved details and maintained in accordance 
with such in perpetuity. 
  
Reason: In the interests of amenity and in accordance with the provisions of Policies 
QOP 1 and QOP 2 of the Northumberland Local Plan and the NPPF. 
 
25.  
 
Informatives 
 

1. You should note that a highway condition survey should be carried out before 
the commencement of construction vehicle movements from this site. To 
arrange a survey contact Highway Development Management at 
highwaysplanning@northumberland.gov.uk. 
 

2. Building materials or equipment shall not be stored on the highway unless 
otherwise agreed. You are advised to contact the Streetworks team on 0345 
600 6400 for Skips and Containers licences. 
 

3. In accordance with the Highways Act 1980 mud, debris or rubbish shall not be 
deposited on the highway. 
 

4. The risk of encountering nesting birds or other protected species in 
connection with the execution of this planning consent is low, but there is a 
small risk that individual animals may be encountered during works.   
 
Wild birds and their nests are strictly protected under the Wildlife and 
Countryside Act 1981 (as amended).  All wild birds and their nests are 
protected whilst in use and it is an offence to recklessly or intentionally 
destroy nests or dependent young when on or near the nest, or to kill or take 
them. 

mailto:highwaysplanning@northumberland.gov.uk


 

 
Accordingly any vegetation removal or soil stripping undertaken between 1 
March - 31 August carried out as part of the proposal should be preceded by 
checks to confirm that no bird's nests that are being built or are in use, eggs 
or dependent young will be damaged or destroyed. 
 
Applicants and contractors should note that the protected species legislation 
operates independently of the planning system, planning consent does not 
override the legislation relating to protected species and that they should be 
aware that there is a small chance of encountering protected species during 
works. 
 
In the unlikely event of protected species such as nesting birds being 
encountered during development then works should cease immediately and 
professional advice should be sought straight away.  Applicants and 
contractors can obtain advice by telephoning Natural England's advice line on 
0845 600 3078.  
 
Further information about protected species and the law can be found on the 
Natural England website at www.naturalengland.org.uk 

 
5. The Environmental Protection Team would advise that the prevention of 

nuisance is the responsibility of the developer and their professional advisors. 
Developers should, therefore, fully appreciate the importance of professional 
advice. Failure to address issues of noise and dust at the development stage 
does not  preclude action by the Council under Section 79 of The 
Environment Protection Act 1990 in respect of statutory nuisance. 
 

6. There shall be no burning of any material associated with the construction 
phase on the site. 
 

7. This is a planning permission granted under the Town and Country Planning 
Act.  It does not convey any other form or consent that may be required from 
the Council.  In particular building works may require approval under the 
Building Regulations and works affecting listed buildings may well require 
Listed Building Consent.  Further information on these approvals can be 
obtained from the planning department at Northumberland County Council. 
 

 
 
Background Papers: Planning application file(s) 21/03496/FUL 
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