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REPORT OF THE HEAD OF PLANNING AND ENVIRONMENTAL HEALTH 

 
 
ITEM1   District Matters Recommended Refusal 
 

1. 

Reference: 07/00201/COU 
 
Proposal Proposed change of use of games room to private members club 
 
Location White House Greenford Lane Ouston Chester-le-Street Durham DH2 1BD 
 
Applicant Sylvia Pallas 
 
------------------------------------------------------------------------------------------------------------------------ 
 
Application Summary 
 
Ward:   Urpeth 
 
Case Officer: Sarah Bough 
 
Contact Details: 0191 387 2145 
 
   sarahbough@chester-le-street.gov.uk  
 
Summary of recommendation:  The proposed change of use to a private members club 
is considered to represent an unsustainable form of development and would have an 
unacceptable impact on the openness of the Green Belt. 
------------------------------------------------------------------------------------------------------------------------ 
  
The Proposal 
 
Detailed planning permission is sought for the change of use of an existing detached 
games room to a private members club. 
 
The building measures 15.7 metres x 8 metres with a finished ridge height of 4.6 metres.  
It is situated within the curtilage of The Whitehouse, located approximately 30 metres west 
of the main dwelling.  The proposal does not involve any alteration to the fabric of the 
building. 
 
Relevant Planning History 
 
Planning permission was granted for the demolition and re-building of an existing storage 
building to provide games room in February 2005.  The games room is now the subject of 
the current planning application.   
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Consultation Responses 
 
At the time of writing this report no letters of objection have been received to the 
application. 
 
In support of the application the following statements have been submitted: -  
 

• The establishment of a private members club would provide recreational facilities to 
the applicant, employees and the residents of Bewicke Main, increasing people's 
quality of life.   

• The caravan site at Bewicke Main has no social club or meeting place and the club 
would therefore promote social inclusion and community cohesion. 

 
• The government encourages local authorities to promote the creation of 

recreational facilities in such areas and the development of areas of managed 
countryside.  The proposed establishment of a private members club and its unique 
circumstances in this area, fits into this category. 

• Government Policy states that "where planning permission is to be granted for such 
land uses, local planning authorities should ensure that facilities are accessible by 
walking, cycling and public transport as alternatives to the use of the car."  The site 
is accessible via footpaths and by cyclists. 

• The proposed membership of the private members club would be between 35 -50 
people.  The majority of members will be from the applicant’s own work force Unit 1 
Bewicke Main. 

• The number of vehicles anticipated would be no more than 4 at one time. 
• The proposal would not set a precedent for further developments within the Green 

Belt and would not prejudice the openness of the Green Belt as the building is 
already there.  

• The applicant anticipates employing 4 members of the local community. 
• The application is supported by Cllr Nick O' Neil whose constituency covers 

Bewicke Main 
 
Relevant Planning Policies and Considerations 
 
Planning Policy Statement 1 sets out the overarching planning policies on the delivery of 
sustainable development.  The document also seeks to protect and enhance the quality, 
character and amenity value of the countryside and states that " a high level of protection 
should be afforded to the most valued landscapes and natural resources."  Furthermore 
PPS1 emphasis the requirement to reduce the need to travel, in particular by private car. 
 
Planning Policy Guidance Note (PPG) 2 - Green Belts, 1995 provides relevant central 
government advice on the subject of control of development within the green belt. 
 
The PPG advises in favour of strong control over inappropriate development within the 
green belt and advises that development, which is not recognised as appropriate, should 
not be approved.  The PPG advice goes on to advise that one of the key purposes of 
Green Belt control is to safeguard the countryside from encroachment and advises that 
inappropriate development should only be allowed in very special circumstances that can 
be proved by the applicant. 
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There are a number of policies contained the development plan, which follow the general 
thrust of this advice. 
 
County Durham Structure Plan 
 
Policy 6 of the Structure Plan advises that the openness of the north Durham Green Belt 
should be preserved.  Within the Green Belt development will be strictly controlled to 
appropriate uses including land uses which do not conflict with the purpose of including 
land within the Green Belt. 
 
In this respect, and bearing in mind the requirement that development within the Green 
Belt should preserve the open character it is considered that the development fails to 
comply with the requirements of Policy 6. 
 
Policy 4 of the Structure Plan requires, amongst other things, that new development 
should: -  
 

• Wherever possible be located within the existing physical framework of towns and 
villages 

 
• Avoid being located in the open countryside where development does not need to 

be exceptionally located there. 
 
This application site is located within the open countryside, within the North Durham 
Green Belt and outside the settlement limits of Ouston and Urpeth.  Whilst accepting that 
the applicant is understood to be looking to provide a private members club as a facility for 
employees and residents of the nearby Caravan Park, it is not accepted that the facility 
needs to be located at this site. 
 
Policy NE4 of the Chester-le-Street Local Plan provides advice on appropriate 
development in the Green Belt.  The policy recognises the need to impose strict control on 
the nature and form of development within Green Belt areas and advises that planning 
permission will only be granted in very special circumstances for uses, which fail to 
preserve the openness of the Green Belt. 
 
The supporting text to this Policy goes on to state that planning permission will not 
normally be granted, except in very special circumstances, for the change of use of 
existing buildings for purposes that will lead to a materially greater impact on the 
openness of the Green Belt. 
 
Having regard to the aims of the above Development Plan Policies, it is considered that 
the principal material considerations raised by the proposal are the impact of the proposal 
on the Green Belt and interests of sustainable development 
 
Impact on the Green Belt 
 
It is noted that there would be no physical change to the appearance of the building and 
therefore, its impact on the green belt would be no greater, in physical terms, than the 
existing building.  However, the building is currently used as an ancillary games room 
associated with the existing residential property and movements to and from the building 
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are likely to be typical of that which you would expect to find within a residential setting.  It 
is considered that the proposed use would, as indicated by the agent's supporting 
statement be utilised by 35 to 50 visiting customers, the associated vehicle movements 
and intensified car parking within the site would introduce a more commercial use and 
therefore have a materially greater impact on the openness of the Green Belt. 
 
Impact on Sustainable Development 
 
As previously outlined, PPS1 seeks to provide sustainable forms of development which 
protect and enhance the quality, character and amenity value of the countryside.  
Furthermore, this Policy emphasis the requirement to protect the countryside from the 
impact of development and also reduce the need to travel. 
 
It is considered that the location of the proposed development would be unsustainable, 
encouraging the use of the private car.  In accordance with Planning Policy Guidance 
Note 13, leisure facilities, such as that which is being proposed, should be located in 
areas which are easily accessible by public transport, walking and cycling.  This means 
locating such facilities within existing built up centres/villages.  However, the site of the 
proposed development is outside of any settlement boundary, in an isolated location 
where, inevitably members would access the club by private car. 
 
In light of the above it is considered that the proposal would be contrary to Planning Policy 
Guidance Note 13 and Local Plan Policy T17, which echoes the thrust of PPG13. 
 
Notwithstanding the supporting comments put forward by the applicant, it considered that 
there are no special circumstances demonstrated to outweigh the harm of the proposal. 
 
Conclusion 
 
In conclusion, it is considered, for the reasons outlined within the report that the proposal 
would be contrary to both National and Local Planning Policy, by virtue of it's 
unsustainable location and the likely impact of the proposal on the Green Belt.  It is 
accordingly recommended that planning permission be refused. 
 
RECOMMENDATION  Refuse FOR THE FOLLOWING REASONS:- 
 
Extra 1.  
The proposed development would be contrary to the aims of Planning Policy Guidance 
Note 2, Structure Plan Policy 6 and Local Plan Policy NE4 in that the intensification of the 
use of the existing building, associated with the proposed private members club would 
have a materially greater impact upon the openness of the Green Belt. 
 
 
 
Extra 2.  
The proposed location of the development would, in the opinion of the Local Planning 
Authority, represent an unsustainable location, encouraging the use of the private car and 
would therefore be contrary to the aims of Planning Policy Guidance Note 13 and Local 
Plan Policy T17. 
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ITEM 2  District Matters Recommended Approval 
 

2. 

Reference: 07/00155/FUL 
 
Proposal Erection of new Community Resource Centre, multi-use-games-area, 

bowling green and associated car parking 
 
Location Sacriston Community Association  Front Street Sacriston Durham County 

Durham DH7 6JT 
 
Applicant Ms. L.  Surtees 
 
------------------------------------------------------------------------------------------------------------------------ 
 
Application Summary 
 
Ward:   Sacriston 
 
Case Officer: Stephen Reed  
 
Contact Details: 0191 387 2212 
 
   stephenreed@chester-le-street.gov.uk 
 
Summary of recommendation:  The proposed development would lead to improved 
access to community facilities within Sacriston and is considered acceptable taking into 
account relevant Development Plan Policies and other material planning considerations. 
 
------------------------------------------------------------------------------------------------------------------------ 
The Proposal 
 
Detailed planning approval is sought for the development of a new community resource 
centre, multi use games area (MUGA), bowling green and associated car parking and 
landscaping works on the site of the current Sacriston Community centre. 
 
The application site is located on Front Street, within the centre of Sacriston.  An existing 
community centre building is currently situated on the site, together with an area of 
attractively landscaped open space, with semi-mature trees, paths, bench and notice 
board. The north of the application site is bounded by Hilspin House, again another 
substantial building within the centre of the village, whilst the site extends some 170 
metres in a westerly direction, including within its boundaries a small area of car parking 
immediately to the rear of the community centre building and the existing bowling green 
and tennis courts. 
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The proposal includes the construction of a new community resource centre at the rear 
(western end) of the current community centre site. The building is essentially a 2 storey 
structure, although it features a number of differing roof pitches and roof levels. 
 
In terms of facilities to be provided by the proposed building, these would include; 
changing rooms, fitness rooms, community hall, meeting rooms and ancillary offices / 
kitchens. 
 
Externally, the scheme also makes provision for an additional play area, in the form of a 
MUGA, a new bowling green and the incorporation of the existing landscaping at the south 
of the site into the new scheme. The development also proposes the provision of 45 car 
parking spaces (plus a further 2 disabled priority spaces) together with 5 cycle spaces. 
 
Relevant Planning History 
 
An application for the erection of new community resource centre, 5-a-side court, bowling 
green and car park on site of the existing community centre, bowling green and tennis 
courts was granted planning permission on 13 August 2003, Council reference 03/00106. 
 
An application for the erection of 4 no. flood lighting columns to illuminate the proposed 
multi use games area was granted planning permission on 11 February 2004, Council 
reference 03/00712. 
 
Consultation Responses 
 
The Council’s Head of Regeneration advises that from a regeneration perspective, this 
scheme is supported. The village of Sacriston is a key strategic regeneration priority for 
the District (in its Regeneration Strategy) and the Durham Coalfields - Sacriston being one 
of the 12 priority settlements in the Coalfield Partnership. Within the village, the provision 
of a new community facility of this nature has been identified as a high priority by local 
residents and stakeholders. Given the time-limited resources available, this is an 
appropriate scheme which will be of significant benefit to the village, and which will help to 
build confidence in the future of Sacriston. 
 
The Design and Conservation Officer at Durham County Council has provided the 
following comments in relation to the proposals: 
 

• That a car park and not a building would face Front Street is unfortunate, as it will 
create a gap in the street frontage. This can be overcome with strong landscape 
treatment 

• As proposed there is no landscape treatment along the Front Street boundary and 
the car parking is up to the back of the pavement.  Not only would this create a gap 
but it would also be at odds with the car park about 50 metres further up the hill, 
which is hidden behind tree and shrub planting. I consider that it is essential that 
the Front Street boundary has a strong landscape strip along Front Street which 
should be a continuation of the memorial garden 

• The proposed community centre building is of a contemporary design, which I 
consider is acceptable for this stand-alone facility. 

• I would support a sedum roof system for both its aesthetic value and its 
environmental benefits 
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The County Council as Highways Authority for the area advise that the site is very central 
to the settlement and adjacent, or close to, good public transport links. There are also 
3904 dwellings within a 2km isochrone of the site. 
 
It is also noted that the previous application on this site (ref 2003/0106) preceded the 
introduction of the 'County Council's Accessibility and Parking Guidelines' which reflect 
national guidance in giving greater emphasis to the encouragement of travel modes other 
than the private motor car. This explains why the previously acceptable parking provision 
cannot be viewed in the same terms.  In particular, community sites with good public 
transport links, centrally located within settlements, are now expected to feature car-
parking levels in accordance with the aspirations of this guidance, and not be at odds with 
the encouragement of sustainable travel options.  As such it is stated that between 30 and 
35 no. spaces are the maximum acceptable parking provision.  
 
In addition it is noted that the development, as proposed would lead to the removal of part 
of the footpath to the front of the site. 
 
Finally the County Council request that secure cycle parking be conditioned in any 
approval and also a Travel Plan; the latter being submitted for approval within 6 months of 
the completion of the final part of the development hereby approved. 
 
Sport England have confirmed that they support the proposals, subject to recommended 
conditions of approval to agree the details of the bowling green area and MUGA. 
 
Durham Constabulary (Architectural Liaison Officer) has no observations to make. 
 
The application has been advertised by way of direct neighbour notification and through 
the posting of a site notices. No representations have been received 
 
Relevant Planning Policies and Considerations 
 
The proposal falls to be considered primarily against the provisions of Policies R15 
(Retailing in Local Centres), RL1 (Sport and Leisure Opportunities: General) and RL2 
(Indoor Sports Facilities) of the Local Plan. 
 
With reference to Policy R15, the front third of the application site area falls within the 
Local Retailing Centre, as defined by Policy R15 of the District Local Plan.  That Policy 
states that new development for retail uses and other community and employment uses 
will be permitted provided that a number of detailed criteria can be met (see further 
discussion below). 
 
Policy RL 1 provides support for new sport and leisure opportunities with in the District. 
The Policy advises that existing facilities will be protected, and the provision of new 
facilities will be supported subject to new development not damaging the character and 
appearance of the area, or the amenities of neighbouring occupiers. 
 
Policy RL 2 provides advise on the subject of new indoor sports facilities. The Policy 
provides in principle support for such development, subject to proposals not harming the 
amenities of nearby occupiers, the proposals being in keeping with the scale and 
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character of the area, being located close to public transport provision and providing for 
adequate parking provision. 
 
Having regard to the thrust of the above policies it is considered that the following issues 
comprise the principle material considerations raised by the proposals. 
 
Design / layout 
 
 It is considered that the design solution proposed for the new community centre will prove 
acceptable in the context of the surrounding area. Whilst it is admittedly contemporary in 
nature, and makes no attempt to blend with the existing vernacular in the area, this is not 
considered problematic for this particular site. Indeed the view is taken that the design 
solution proposed will add considerable interest to the area. 
 
Similarly the general layout proposed is considered acceptable. Whilst the scheme does 
rely on moving the building back into the site, and in doing so creates a gap in the street 
frontage, it is considered that subject to appropriate landscaping of the car park area this 
will be acceptable within the street scene. Members will note that this is also the view of 
the Design Officer at Durham County Council. It is recommended that a condition of 
approval be imposed to secure a stronger level of landscaping along the frontage of the 
site, in comparison to that shown on the submitted plans. 
 
Impact on Amenity of Neighbours 
 
The relevant Local Plan policies advise that new community / leisure facilities should 
respect the amenities of nearby occupiers. In this respect Members will note that 
residential properties do exist in relative close proximity to the site, including at Charlaw 
Terrace to the immediate south. However it is not considered that the development would 
be likely to lead to a demonstrable change in the character of the area. Cleary the existing 
community centre / leisure related activities which take place on the site will generate 
some level of noise and disturbance to residents.  
 
Indeed it could be argued that the introduction of a modern purpose built development into 
the area will help foster an improved level of civic pride, and in doing so help ameliorate 
some of the anti-social behavioural problems which it is understood do occasionally arise 
in the area. 
 
It is also relevant to note that the proposed MUGA facility does not currently have any 
flood lighting proposed, although clearly this is a matter that may form the subject of a 
future planning application. 
 
Highway Safety 
 
As Members will note from the consultation section above the County Council have 
provided comments in relation to the proposal. Of particular importance is their 
observation that the amount of car parking provision proposed for the development is 
excessive, taking into account recently adopted revised standards. Members will note that 
a recommended condition of approval is proposed to secure a reduction in this amount. 
This will not only ensure the development complies with sustainable transport advice but 
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will also lead to a more attractive form of development as it will provide for the opportunity 
to create a landscaped strip to the front of the site (an issue already discussed above). 
 
Similarly a condition of approval is required to take on board the issues raised regarding 
the need for a travel plan and also to secure the provision of cycle facilities and the 
protection of the footpath to the front (which is shown for removal on the plans as 
submitted). 
 
Sustainable Development 
 
As discussed above the site is located within the defined commercial centre for Sacriston. 
Both national policy advice and relevant local Plan Policies advise for a presumption that 
forms of development such as leisure facilities should be directed to centrally located 
sites; essentially on the grounds that such locations will reduce the need to travel by 
private car.  
 
The proposals include the provision of a Sedum roof. Sedum roofs are low-growing 
succulents - plants with thick fleshy leaves and stems, which makes them particularly 
suitable for growing in the inhospitable conditions found on a roof. The provision of such a 
roof will help reduce the developments carbon footprint, and in doing so help promote 
interests of sustainable development. 
 
Impact on Landscape features 
 
There are a number of semi mature trees located within the development site. However 
the layout allows for the retention of these as part of the development. Members will note 
it is a recommended condition of approval that these trees are retained, and indeed 
protected during the construction phase.  
 
Conclusion 
 
In conclusion therefore, it is considered that the proposed redevelopment of the 
community centre to provide a new community resource centre with associated facilities is 
acceptable having regard to the aims of Policies R15, RL1 and RL2 of the Local Plan. 
Furthermore the proposals are also considerable acceptable when assessed against all 
detailed material planning considerations and accordingly it is recommended that planning 
permission be granted. 
 
RECOMMENDATION  Approve  
 
01A -  The development must be begun not later than the expiration of three years from 

the date of this permission, in order to prevent the accumulation of unused planning 
permissions as required by Section 91 of the Town and Country Planning Act 1990 
(as amended). 

 
10B - The hereby approved development shall be carried out in accordance with a  

scheme of landscaping to be submitted to, and approved in writing by, the Local 
Planning Authority prior to the commencement of any development on site, and 
which scheme may provide for the planting of trees and / or shrubs (including 
species, sizes, numbers and densities), the provision of screen fences or walls, the 
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movement of earth, the formation of banks or slopes, the seeding of land with 
grass, or other works for improving the appearance of the development.  The works 
agreed to shall be carried out within the first planting season following completion 
of development of the site (or of that phase of development in the case of phased 
development) in the interests of visual amenity, the satisfactory appearance of the 
development upon completion and in accordance with the provisions of Policy RL1 
of the Chester-le-Street District Local Plan. 

 
10A – Unless otherwise agreed in writing, the submitted planting scheme shall be  

implemented within the first planting season following completion of the 
development (or of that phase of the development in the case of phased 
developments) and any trees, shrubs or planting which becomes dead, dying, 
diseased or is removed, shall be replanted to the satisfaction of the Local Planning 
Authority, within the first 5 years of the planting being planted, in the interests of the 
satisfactory appearance of the development upon completion and to ensure a 
successful and robust landscaping scheme. 

 
Extra 1.  
Notwithstanding any description of the materials in the application, no development shall 
be commenced until samples or precise details of the materials to be used in the 
construction of the external walls and / or roofs of the building(s) have been submitted to, 
and approved in writing by, the Local Planning Authority in order to ensure the satisfactory 
appearance of the development upon completion, in the interests of visual amenity and in 
accordance with the provisions of Policy RL 1 and RL 2 of the Chester-le-Street District 
Local Plan. 
 
Extra 2.  
Notwithstanding the details shown on the hereby approved plans and elevations, full 
details of all means of enclosure of the site (including any internal means of enclosure to 
sub-divide individual plots) shall be submitted to, and approved in writing by, the Local 
Planning Authority prior to the commencement of any development on site in order to 
ensure the satisfactory appearance of the development upon completion, in the interests 
of visual amenity and in accordance with the provisions of Policy RL 1 and RL 2 of the 
Chester-le-Street District Local Plan. 
 
Extra 3.  
Notwithstanding the details shown on the submitted plans, full and final site layout plans 
showing the proposed car parking layout, to be restricted to no more than 35 car parking 
spaces and to provide for the provision of cycle stands, and proposed surface materials, 
incorporating the use of "grasscrete" blocks or similar, shall be submitted to, and approved 
in writing by, the Local Planning Authority prior to the commencement of any development 
on site, and any such agreed scheme shall be fully implemented in accordance with those 
details within three months of the substantial completion of the building works (where 
substantial completion is taken to mean the completion of the demolition and making good 
of the existing community centre and any ground works required to enable the 
implementation of works specified under conditions of the planning permission), in order to 
respect the character of the area and in the interests of sustainable development and to 
accord with the aims of Policies RL1 and RL2 and T 17 of the Local Plan 
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Extra 4.  
Any existing trees identified within the development site boundary which it is proposed / 
required to be retained, shall be protected by a protective fence or barrier, to the 
satisfaction of the Local Planning Authority and in accordance with the provisions of 
B.S.3998, in order to ensure that building materials, plant and machinery are not stored 
around the base of the tree, in the interests of the long term health and well-being of the 
tree and in the interests of visual amenity. 
 
Extra 5.  
Notwithstanding the details shown on the submitted plans, full details of the proposed 
bowls area and MUGA shall be submitted to, and approved in writing by, the Local 
Planning Authority prior to the commencement of any development on site, and thereafter 
the development shall proceed wholly in accordance with the agreed details unless 
otherwise agreed in writing with the Local Planning Authority, in order to ensure the 
development respects the character of the area and meets relevant Sport England criteria 
 
Extra 6.  
The hereby approved development shall be carried out in accordance with a Green Travel 
Plan to be submitted to, and approved in writing by, the Local Planning Authority prior to 
the commencement of any development on site, and which scheme may provide for the 
management of transport users within the development in the interests of sustainable 
development and in accordance with the provisions of Policies NE1 and T17 of the 
Chester-le-Street District Local Plan. 
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3. 

Reference: 07/00182/FUL 
 
Proposal Resubmission of 06/00457/FUL - Proposed erection of 1 no dwelling to West 

of existing dwelling including new vehicular access 
 
Location Land at 1 Ash Meadows Washington Tyne & Wear NE38 9HN 
 
Applicant Mr M. Adamson 
 
------------------------------------------------------------------------------------------------------------------------ 
 
Application Summary 
 
Ward:   North Lodge 
 
Case Officer: Sarah Bough 
 
Contact Details: 0191 387 2145 
 
   sarahbough@chester-le-street.gov.uk  
 
Summary of recommendation:  The proposed dwelling would, it is considered, represent 
an acceptable form of development respecting the character, street pattern of the 
surrounding area and would not result in any unreasonable harm to the amenities of the 
neighbouring properties. 
 
------------------------------------------------------------------------------------------------------------------------ 
 
The Proposal 
 
This report relates to an application for planning permission for the erection of a single 
detached dwelling, including associated vehicular access and garaging, on land to the 
west of 1 Ash Meadows.  The application site currently forms part of the garden area 
associated with No 1 Ash Meadows. 
 
A number of mature trees protected by a Tree Preservation Order exist on the site. The 
application site is bound to the north by Field House, to the south by No 15 Ash Meadows, 
to the east by No1 Ash Meadows and to the west by Picktree Lane.  The site is situated 
on a corner plot at the entrance to the Ash Meadows estate.  The estate is made up of 15 
detached dwellings, situated within large garden plots. 
 
The application site comprises the western section of the curtilage of No1 Ash Meadows.  
The main part of the dwelling would measure 14 metres x 10.5 metres with an eaves 
height of 3.5 metres and finished ridge height of 8.5 metres with dormer windows within 
the roof space.  The dwelling would also benefit from an asymmetric gallery and entrance 
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hall, measuring a further 9 x 8 metres with the ridge height dropping to 7 metres and a 
double garage measuring 6 x 5 metres with a further drop in the ridge to 6.2 metres.   
 
Relevant Planning History 
 
The application site has been the subject of several previous planning applications, as 
detailed below. 
 
An application for planning permission for the erection of a single bungalow was refused 
planning permission on 15th February 1989, Ref: 88/00487/OUT.  The application was 
subsequently dismissed at appeal. 
 
An application for planning permission for the erection of a single bungalow was refused 
planning permission on 17th July 1990, Ref: 90/00231/OUT 
 
An application for planning permission for the erection of a single bungalow and detached 
garage was refused planning permission on 15th September 1992, Ref: 92/00314/FUL 
 
An application for planning permission for the erection of a single bungalow was refused 
planning permission on 17th April 1998, Ref: 98/00076/FUL. 
 
An application for planning permission for the erection of a single dwelling was submitted 
on 2006, Ref: 06/00457/FUL.  The application was subsequently withdrawn prior to formal 
determination. 
 
Consultation Responses 
 
Durham County Council as Highways Authority for the area raise no objections to the 
proposal. 
 
The Council's Regeneration Manager has confirmed that the proposed development may 
be affected by a Northumbrian Water sewer. 
 
An arboricultural survey has been conducted by the Councils Environmental Services 
Team and it has been confirmed that none of the trees protected by the Tree Preservation 
Order relating to the site, would be adversely affected by the proposed development. 
 
The application has been advertised by way of site notice and direct consultation with 
surrounding occupiers.  In response 15 letters of objection have been received, including 
an objection from Councillor Proud, North Lodge Ward Councillor.  Objection has been 
raised on the following grounds: -  
 

• The proposal contravenes the original planning decision to confine the number of 
dwellings on Ash Meadows to 15 dwellings. 

• There is a restrictive covenant on everyone's deeds on the estate of Ash Meadows, 
stating that only one dwelling is to be built on each site. 

• The size of the proposed dwelling would totally dominate the entrance to Ash 
Meadows. 

• The building would unduly dominate, congest and over develop the garden site. 
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• Concern has been expressed regarding the extra traffic, which would be generated 
by the additional dwelling. 

• The proposed new vehicular access would be dangerous due to its proximity to the 
entrance to the estate, the curve in the road and the narrowness of the road at this 
point.  There have already been numerous near misses in the past.  The 
construction of the driveway would also lead to the unnecessary destruction of 
trees. 

• The area was a wooded area and should remain so, with trees that were removed 
and never replaced. 

• The row of conifer trees along the boundary are remaining and this will cause a 
hazard to drivers. 

• There is a major drain, which runs through the site.  
• The proposed dwelling would be totally out of character with the Ash Meadows 

Estate. 
• The result of allowing the proposal would be that both dwellings would virtually fill 

their respective gardens resulting in little or no garden. 
• The erection of an extra building would present the cluttered look of a building 

obviously squeezed in and would detract from the good appearance of the rest of 
the estate. 

• The proposal would lead to loss of amenity and privacy for surrounding neighbours. 
• The proposed house would be situated on a raised plot, which will make it even 

more conspicuous and will especially dwarf the adjacent bungalow. 
• The proposal would set a precedent for further applications, from others on the 

estate to divide up their gardens for development.  
• In February 2007 a ten minute bill was introduced in Parliament, backed by 171 

MP's calling for the removal of gardens from the definition of Brownfield sites.  This 
bill is to get a second hearing on 15th June. 

 
Relevant Planning Policies and Considerations 
 
As an application for residential development, this application should be considered within 
the context of Policy HP8 and HP9 of the Chester-le-Street Local Plan. 
 
Policy HP8 of the Chester-le-Street Local Plan identifies that small scale residential 
development will be permitted within Picktree, where, amongst other things the land may 
be classed a previously developed land (Brownfield) and the proposal is appropriate in 
scale, character and location and fulfils the requirements of Policy HP9, Appendix 1 and 
other relevant policies of the Local Plan. 
 
It is clear that the application site, would in accordance with the definition of previously 
developed land contained within Planning Policy Statement 3, i.e. because it is a garden.  
The site is also within the defined settlement boundary of Picktree and access to public 
transport is available, with a bus stop within walking distance. 
 
In light of the above, it is considered that the principle of residential development on the 
site is, from a planning viewpoint, acceptable.  Notwithstanding this, the proposal should 
also be assessed against the specific residential design criteria outlined in Policy HP9 of 
the Chester-le-Street Local Plan.  
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Policy HP9 sets out various criteria against which residential schemes are considered.  
These Polices are also supplemented by Appendix 1 of the Local Plan which sets out 
indicative standards for the layout and design of residential layouts.  These Policies state 
that development will only be acceptable where the proposal meets a number of criteria.  
Of particular relevance to this application are the requirement that the proposal : -  
 

• Relates well to surrounding area, respects its predominant character, setting and 
density and avoids damage to the amenities of adjoining properties; 

• Provides adequate privacy in the rooms, gardens and other outdoor areas of the 
proposed dwellings and adjacent properties; 

• Provides adequate daylight entering the principal rooms of the proposed dwellings 
and adjacent properties 

• Incorporates, as far as possible, existing landscape features and provisions are 
made for new landscaping 

• Provides convenient a safe road access 
 
Having regard to the aims of the above relevant Policy it is considered the following 
represent the key material considerations. 
 
Design and Character 
 
The estate of Ash Meadows is characterised by large detached properties set within 
substantial garden plots, although there is some variation between each plot.  There is no 
generic house design within the estate, instead each is of a unique design, the plots 
having been developed by individual owners on a self build basis.  The proposed dwelling 
continues this ethos of an individually designed house within a large garden plot.  
Accordingly, the view is taken that the design proposed is acceptable. 
 
Character/Setting and Density 
 
Whilst the curtilage area associated with both the proposed dwelling and the remaining 
curtilage area of No1 Ash Meadows would be smaller than some other plots within the 
estate, the resultant plots are considered comparable in size to existing plots at 10a and 
11.  Plot 10A measures approximately 810 square metres and the footprint of the house 
measures approximately 110 square metres, which equates to 13.5% of the plot size.  Plot 
11 measures approximately 950 square metres with the footprint of the house measuring 
approximately 185 square metres, equal to 19.5% of the plot.   
 
In comparison, the application site measures 1450 square metres, the footprint of the 
house measuring 250 square metres, which is equal to 17.2% of the plot being utilised by 
the proposed dwelling house.  It is therefore considered that the proposed development 
would reflect other properties within Ash Meadows and would therefore relate well to the 
surrounding area, respecting the predominant character, street pattern and housing 
density, in accordance with Policy HP9 of the Local Plan.  
 
Privacy and Separation issues 
 
The dwelling would be sited, at its closest point, approximately 19 metres, from No 1 Ash 
Meadows, although most of the dwelling would be more than 21 metres away.  Appendix 
1 of the Local Plan usually requires that at least 21 metres separation between a two 
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storey development and a single storey development.  However appendix 1 also stipulates 
that a relaxed distance of 18 metres may be acceptable where a special design solution is 
utilised to ensure privacy.   
 
The 1st floor bedroom window, serving bedroom 4 and the ground floor dining room 
window, of the proposed dwelling, would face onto 2 bedroom windows (serving one 
room) contained within the western elevation of No1 Ash Meadows.  At 1st floor, 
screening provided by mature trees within the garden area would provide adequate 
screening, and given that No 1 Ash Meadows is a bungalow, it is considered that the 
outlook from this window would merely be of the bungalow roof.  However at ground floor 
it is considered necessary to ensure that appropriate screening is put in place to ensure 
no unreasonable loss of privacy for the occupiers of No1 Ash Meadows.  The use of a 
high means of enclosure would be sufficient to secure privacy, and this may be secured 
through an appropriate condition.  
 
With regard to Field House, plans submitted with the application indicate the separation 
between the habitable room windows contained within the proposed dwelling and Field 
House, to the North would be 21 metres.  The separation between the proposed and 
existing residential properties, subject to the above suggested condition, is considered 
sufficient to ensure that there would not be any unreasonable resultant loss of privacy for 
the occupiers of these properties.  
 
 
Highway Safety 
 
Despite concerns raised by objectors regarding the proposed new vehicular access, it is 
considered, bearing in mind the lack of any objection from the Highway Authority, that the 
proposed access arrangements to the site are acceptable and would fulfil the 
requirements of Policy HP9. 
 
Impact on trees 
 
The application site contains a number of mature trees, 4 of which are protected by a Tree 
Preservation Order, which members may recall was confirmed at Planning Committee in 
November 2006.  It has been confirmed within the arboricultural report produced by 
Environmental Services that the proposal would have no adverse impact on the protected 
trees. 
 
However, the proposal does include the felling of 2 none protected trees.  The 
arboricultural report identifies that Tree 1, earmarked for removal is a multi-stemmed 
specimen showing poor form and vigour and it is recommended that this tree be removed 
and replaced with a suitable size and species.  With regard to Tree 20, the arboricultural 
report identifies that this is in reasonable condition.  The tree has two main stems, which 
grow vertically from 3.2 metres, the attachment point does show some included bark 
which can be a potential failure point.  The report recommends that the tree be removed 
and replaced with a suitable size and species. 
 
Whilst the proposal would result in the loss of 2 trees, these are not protected and one is 
in poor condition. It is considered that the removal of these trees may be compensated for  
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by the planting of replacement trees, which may be secured through an appropriate 
landscaping condition. 
 
Other issues raised 
 
In addition to the material planning issues raised by objectors other concerns have also 
been raised, specifically the presence of a drain on the site, and the restrictive covenants 
put in place by Turney Wilde (the original developer).  However neither of these issues 
constitutes a material planning consideration.  Issues relating to drainage are dealt with 
via the Building Regulations application and, if necessary, Northumbrian Water.  With 
regards to the covenant, it should be noted that the granting of planning permission in no 
way supersedes any restrictive covenant in place on the land and it would be the 
responsibility of the applicant to approach the necessary organisation, in this case Turney 
Wilde, in order to negate any such covenant. 
 
Conclusion 
 
In general terms therefore, the application for the proposed single dwelling within the 
garden area of No1 Ash Meadows is felt to be acceptable in planning terms.  The side 
garden is large and is more than capable of accommodating an additional dwelling without 
harm to the amenities of the neighbouring properties or the character of the surrounding 
area. 
 
Notwithstanding previous refusals of planning permission, which pre-date both the 
adopted Chester-le-Street Local Plan, Planning Policy Guidance Note 3 (2000) and the 
subsequent Planning Policy Statement 3 (2006) it is considered that the proposed 
dwelling would be acceptable and it is accordingly recommended that planning permission 
be granted.  
 
RECOMMENDATION  Approve  SUBJECT TO THE FOLLOWING 
CONDITIONS:- 
 
01A -  The development must be begun not later than the expiration of three years from 

the date of this permission, in order to prevent the accumulation of unused planning 
permissions as required by Section 91 of the Town and Country Planning Act 1990 
(as amended). 

 
02A -  Notwithstanding any description of the materials in the application, no development 

shall be commenced until samples or precise details of the materials to be used in 
the construction of the external walls and / or roofs of the building(s) have been 
submitted to, and approved in writing by, the Local Planning Authority in order to 
ensure the satisfactory appearance of the development upon completion, in the 
interests of visual amenity and in accordance with the provisions of Policy HP9 of 
the Chester-le-Street District Local Plan. 

 
10B -  The hereby approved development shall be carried out in accordance with a 

scheme of landscaping to be submitted to, and approved in writing by, the Local 
Planning Authority prior to the commencement of any development on site, and 
which scheme may provide for the planting of trees and / or shrubs (including 
species, sizes, numbers and densities), the provision of screen fences or walls, the 
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movement of earth, the formation of banks or slopes, the seeding of land with 
grass, or other works for improving the appearance of the development.  The works 
agreed to shall be carried out within the first planting season following completion 
of development of the site (or of that phase of development in the case of phased 
development) in the interests of visual amenity, the satisfactory appearance of the 
development upon completion and in accordance with the provisions of Policy HP9; 
of the Chester-le-Street District Local Plan. 

 
20A -  Notwithstanding the details shown on the hereby approved plans and elevations, 

full details of all means of enclosure of the site (including any internal means of 
enclosure to sub-divide individual plots) shall be submitted to, and approved in 
writing by, the Local Planning Authority prior to the commencement of any 
development on site in order to ensure the satisfactory appearance of the 
development upon completion, in the interests of visual and residential amenity and 
in accordance with the provisions of Policy HP9 of the Chester-le-Street District 
Local Plan.  

 
65 -  Notwithstanding the provisions of the Town and Country Planning (General 

Permitted Development) Order 1995 (or any Order revoking and re-enacting that 
Order with or without modification) any external alterations to the dwelling (except 
painting and repairs) and any development within the curtilage of the dwelling (i.e. 
development permitted under Schedule 2, Part 1( Class A-H inc.) and Part 2 ( 
Class A) of the Town and Country Planning (General Permitted Development) 
Order 1995 shall require the benefit of planning permission in order to ensure the 
satisfactory appearance of the development upon completion and in the interests of 
visual and residential amenity. 

 
Extra 1.  
Any existing trees identified within the development site boundary which it is proposed / 
required to be retained, shall be protected by a protective fence or barrier, to be agreed in 
writing by the Local Planning Authority, in accordance with the provisions of B.S.5837 
2005, in order to ensure that building materials, plant and machinery are not stored 
around the base of the tree, in the interests of the long term health and well-being of the 
tree and in the interests of visual amenity. 
 
Extra 2. 
Notwithstanding details contained within the application, provision shall be made for a 
suitable means of enclosure/privacy screening along the common boundary with No 1 Ash 
Meadows. Detail of such screening shall be submitted to and approved in writing by the 
Local Planning Authority prior to the commencement of the development on site.  The 
agreed privacy screening shall thereafter be erected prior to the first occupation of the 
proposed dwelling.  In the interests of securing the privacy for occupiers of both No1 Ash 
Meadows and the occupiers of the new dwelling, in accordance with the provisions of 
Policy HP9 of the Chester-le-Street Local Plan. 
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