
SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
____________________________________________________________ 

1. 7/2007/0268/DM APPLICATION DATE: 23 April 2007 
 
PROPOSAL: OUTLINE APPLICATION FOR B1 (BUSINESS), B2 (GENERAL 

INDUSTRY) AND B8 (STORAGE & DISTRIBUTION) USES 
(COMPRISING A MAXIMUM OF 131,540 SQUARE METRES OF FLOOR 
SPACE) AND ASSOCIATED CAR AND LORRY PARKING FACILITIES, 
ACCESS AND DISTRIBUTION ROADS, RENEWABLE ENERGY 
FACILITY, LANDSCAPING AND ASSOCIATED ENVIRONMENTAL 
MITIGATION MEASURES 

 
LOCATION: LAND SOUTH OF HEIGHINGTON LANE NEWTON AYCLIFFE CO 

DURHAM 
 
APPLICATION TYPE: Outline Application 
 
APPLICANT: Merchant Place Developments 
 c/o Agent 
 
CONSULTATIONS 
 
1. GREAT AYCLIFFE TC   
2. Cllr. J.P. Moran   
3. Cllr. W.M. Blenkinsopp   
4. Cllr. Mr. J.K. Piggott   
5. One North East   
6. Network Rail   
7. North East Assembly   
8. Rodger Lowe   
9. DCC (PROWS)   
10. POLICE HQ   
11. LANDSCAPE ARCH   
12. DESIGN   
13. ECONOMIC DEV   
14. L.PLANS   
15. Lee White   
16. ENV. HEALTH   
17. Heighington Parish Council  
18. ENV AGENCY   
19. RAMBLER   
20. BUILDING CONTROL  
21. ENGLISH NATURE   
22. NORTHUMBRIAN WATER   
23. DARLO BORO   
24. HIGHWAYS AGENCY   
25. DCC (TRAFFIC)  
26. DCC (PLANNING)   
27. VALUER   
28. Colin Holm   
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NEIGHBOUR/INDUSTRIAL 
 
Locomotion One Eastfield Farm Dormerstiles Twin Oaks Stables Dynea Formica 
Uponor Waste Transfer Station Travik Chemicals Ltd Inkland Ltd Unit 1 
Unit 2 Millennium Way:1 Hall Farm Cottage 
Hall Farm Station Road:22,20,18,S C A Pack,PWS Distributors 
Bracks Cottage Brakkes Farm 
New House Farm Houghton Bank Farm 
Beech Crescent:1,2,3,4,5,6,7,8,9,10,6a,Pendle 
Healy House Stonycroft The Arches 
Alexander Cottage Jepson Cottage Trafalgar House 
 
___________________________________________________________________________ 
 
THE PROPOSAL  
                                                                                                                                               
Outline planning approval is being sought to develop 42.1 hectares (104 acres) of land south of 
Heighington Lane, Newton Aycliffe for a mixed development comprising the following elements:  
 

•  B8 Warehouse and Distribution facilities. 
•  B2 industrial premises, 
•  Ancillary B1 office space 
•  Associated lorry and car parking facilities 
•  Renewable energy facility. 
•  Landscaping and associated environmental mitigation measures. 

 
The application has been accompanied by a Design and Access Statement, Environmental 
Statement and Transport Assessment.   The detailed layout, scale, appearance and 
landscaping are to be considered as “reserve matters” with only the means of access to be 
established at this outline application stage. A detailed planning application for the road is to be 
considered separately under planning application No. 07/2007/0324. However, the applicant is 
seeking to establish a series of development parameters within which subsequent detailed or 
‘reserved matter’ applications can be made. Accordingly, an illustrative master plan has been 
produced including a potential site layout. 
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It is envisaged that the site will be developed in two phases. It is likely that the first stage will 
comprise 19.74 hectares at the northern part of the site. Three units are proposed at this part of 
the site with access being taken from the existing roundabout at Heighington Lane, as follows:-  
 

* Unit 1, which would be located on the western part of Phase 1, proposes the construction 
of a building up to 29,800 sq. m for B8 use at ground floor with ancillary offices totalling 
1,730 sq.m. This unit would be a maximum of 16m high to eaves level and 20 m to ridge 
height.   
 
* Unit 2 is located on the eastern part of Phase 1 and would comprise up to 5,270 sq. m of 
B2 or B8 floor space, which will have the potential to be split into up to 6 individual units. 
This unit will be up to a maximum of 6m in height to eaves and 9.6m to ridge.  
 
* Unit 4 will be located centrally within Phase 1 and will house the proposed energy centre 
for the site. It is envisaged that this will include a biomass boiler with fuel storage silo. The 
energy centre will cover an area of 150 sq. m with a maximum height of 6m to eaves and 
8m to ridge.  

 
It is anticipated that a maximum number of 327 car parking spaces would be provided to serve 
this phase of development.  
 
Land to the south of the three units along Demon Beck will also be developed in Phase 1. This 
work will include earth and construction works relating to the proposed retention ponds / flood 
mitigation and utility services for Phases 1 and 2.  
 
Phase 2 would comprise 22.36 hectares in the southern part of the site and would provide for a 
new road link between the Phase 1 access at Heighington Lane and the existing New Page 17
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Millennium Way bridge access to the east of the site. The proposed link road is considered 
under a separate planning application (App. No. 07/2007/0324/DM). This phase would provide 
for a single large warehouse building (Unit 3) of up to 89,800 sq. m – (approximately the same 
foot print as 20 junior football pitches) of B8 warehouse together with 4,100 sq. m of ancillary 
B1 office floor space. This unit would be up to a maximum of 20 m in height to eaves and 27m 
in height to ridge from floor level. It is anticipated that a maximum of 575 car parking spaces 
would be provided to serve this phase of development.  
 
Phase 1 and 2 will provide a combined floor area of up to 131,540 square metres.  
 
Bunding is proposed on the western and southern boundaries of the site together with 
additional tree planting in order to minimise the height of the proposed buildings. It is anticipated 
that up to 250 people could be employed during the construction phase of this development 
with up to 1000 employees based on site when the scheme is fully operational.  
 
LOCATIONS OF THE PROPOSED DEVELOPMENT 
  
The planning application site, which measures a total 42.1 hectares, is located to the south west 
of Aycliffe Industrial Estate, as illustrated on the location plan below.  The site falls within the 
administrative boundaries of both Sedgefield and Darlington Borough Councils. The majority of 
the site (36.3 hectares) falls within Sedgefield Borough whilst the remainder of the site at the 
north west corner of the site lies within the Darlington area. As such, a separate planning 
application has been submitted to Darlington Borough Council (App. No. 2007/00445/OUTE). 
 
The application site is bounded to the north by Heighington Lane with a spur from the existing 
roundabout providing one of two vehicular accesses into the site. The Darlington to Bishop 
Auckland railway forms the eastern boundary and a second access road is provided via the 
New Millennium Way bridge over the railway line. The western boundary is formed by mature 
mixed woodland and an un-surfaced track. The southern boundary follows the existing hedge 
line approximately 150-300 metres north of a small stream overlooking the small settlement of 
Whiley Hill to the south. The area immediately to the south of the application site has been set 
aside for mitigation purposes. This area has been specifically designed to form a Great Crested 
Newt Receptor Area including the creation of new ponds, tree, shrub and hedge planting so as 
to enable further development of the industrial park whilst securing the long-term future of 
protected species and other flora and fauna within this area.  
 
The site is currently used for a mix of agricultural / woodland use although this has long been 
identified for new employment development. Public Footpath Number 6 runs in a north-south 
direction along the western boundary of the application site.  Public Footpath Number 5 runs in 
an east- west direction across the application site adjacent to Demon’s Beck. Cumby’s 
Plantation SNCI is located approximately 200 metres to the south west of the application site.   
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Planning History  
 
The development of the application site for the purposes of a significant employment use has 
been envisaged for some time with significant infrastructure works including the construction of 
a new bridge over the railway to the site from New Millennium Way and the roundabout at 
Heighington Lane being constructed in the 1990’s. A summary of the relevant planning history 
for the site is outlined below.  
 
Planning Application 7/1990/0228/DM 
 
Grantham Developments Limited submitted a planning application for an ‘Industrial Park 
(Outline Application) on 30 Acres of agricultural land at Whitworth Farm, Heighington Lane – 
this planning application was withdrawn prior to determination. 
 
Planning Application 7 /1990/0227/DM 
 
Grantham Developments Limited submitted a planning application for an ‘Industrial Park’ on 81 
Acres of agricultural land at Whitworth Farm, Heighington Lane’ – this planning application was 
withdrawn prior to determination. 
 
Planning Application 7/1995/0334/DM 
 
Durham County Council submitted an outline planning application for ‘Business and Industrial 
Development (Classes B1, B2 and B8) of 68.5 hectares which was approved in December 
1995. 
 
Planning Application 7/1998/0547/DM 
 
Durham County Council submitted an application for ‘Variation of the terms of Planning 
permission 7/95/0334/DM to allow an extended period for the submission and approval of 
reserved matters  
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CONSULTATION RESPONSES  
 
External Consultees 
 
A summary of the consultation responses received has been outlined below for Members' 
consideration full details are, however available for review within the planning application file. 
 
Great Aycliffe Town Council has raised no objection regarding this proposal.  
 
Durham County Council’s Highway Engineer stated that the indicative level of on site car 
parking was considered satisfactory.  It was also stated that the proposed access road would 
need to be constructed under a combined Section 38/278 Agreement under Highways Act and 
that the applicant would need to fund changes to highway classification. It was initially stated 
that the submission lacked a commitment to a Travel Plan to encourage access and egress of 
staff / visitors via a range of transport modes rather than relying solely the private car. However, 
additional information and detail has now been received and this is now considered satisfactory. 
 
Durham County Council’s Public Rights of Way Officer has stated public footpath No.5, 
Great Aycliffe parish bisects the application site. The proposed development of the site, as 
submitted in the indicative master plan, would require the footpath to be re-aligned. This matter 
would need to be resolved under Section 257 of Town and Country Planning Act 1990. It was 
also pointed out that the Order making process should be substantially complete before any 
development takes place on site. The developer would need to liase with the Rights of Way 
officer regarding the specification of the re-instated footpath, if outline planning approval is 
granted.  
 
Durham County Council’s Archaeologist has raised no objection subject to the imposition of 
two planning conditions requiring the applicant to submit and carry out an agreed programme or 
archaeological works and requiring a programme of hedgerow recording analysis within the 
development site.  
 
Durham County Council's Policy Officer has confirmed that this proposal complies with 
Structure Plan Policy 3 because of the location of the development site on the edge of the 
existing industrial estate at Newton Aycliffe. It is also stated that Policy 20 of the Durham 
County Structure Plan requires comprehensive development of the site. As such, the Local 
Planning Authority needs to be satisfied that the site will not be developed in a piecemeal 
manner with appropriate landscaping carried out in those phases not immediately developed. It 
was identified that a range of modes of transport should be encouraged to service this scheme 
and that bus services would need to be re-instated in this part of Heighington Lane employment 
site and bus waiting facilities provided on the new link road. Although the proposal does not 
involve the use of the adjacent railway line for the movement of freight it was recommended 
that the site be developed in such a way so as not to preclude freight transport in the future.  
 
The Highways Agency was of the opinion that the proposed level of car parking for each unit 
was towards the higher range of car parking provision and scope existed to reduce both on site 
parking and the number of vehicle trips to and from the development via encouraging a range of 
alternative modes of transport. It was therefore, recommended that further assessment be 
carried out to identify available capacity of the existing bus and rail facilities and the likely level 
of improvements required to accommodate the proposed developments. It was also stated that 
additional work was required to demonstrate how the interim travel plan would manage to help 
reduce vehicle trips to and from the site. This additional work has now been undertaken and the 
Travel Plan arrangements are now considered satisfactory. It was, however, concluded that 'the 
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development traffic is not considered to be such that it will have a significant impact on road 
safety'.  
 
Natural England are of the opinion that’ this proposal is 'unlikely to have an adverse affect in 
respect of species especially protected by law' subject to the imposition of a planning condition 
requiring the proposed works to be carried out in accordance with mitigation measures outlined 
in developers Environmental Statement.  
 
One NorthEast, as the Regional Development Agency for the North East, seeks to encourage 
regional economic growth and regeneration and, as such, has previously provided funding to 
provide the provision of the vehicular access into this site and has been involved in negotiations 
for the sale of the land to the applicant. One NorthEast supports the view that this site should 
be retained for employment use including potential distribution uses. One NorthEast have 
welcomed the applicant's intention to incorporate a system of sustainable drainage within the 
site and also welcomes the commitment towards buildings which are energy efficient and the 
introduction of an energy centre within the site using renewable bio-mass fuel. 
 
The Planning and Economic Strategy Board of Tees Valley Unlimited has stated that the 
application site could play a key role in meeting logistics requirements and supporting the 
continuing role of Aycliffe Industrial Estate as a regionally important employment site. It is 
pointed out that the application site is identified in the current Regional Spatial Strategy (RPG1) 
as a strategic employment site. However, it is also stated that the Borough Council should be 
satisfied that alternative sites, particularly previously developed sites, cannot accommodate the 
proposed development and that any environmental impacts can be minimised via mitigation. 
 
The Environment Agency have raised no objection to this proposal 'in principle' but has been 
suggested that a number of planning conditions be attached relating to flood risk, regarding the 
protection of Demon's Beck and the disposal of foul drainage, if planning permission is granted.  
 
Durham Constabulary's Police Architectural Liaison Officer has raised no objection to this 
scheme but has made a range of recommendations regarding security within this scheme. Key 
recommendations include the formation of a defined entrance to the estate, the height and style 
of security fencing and the need to safeguard visibility and provide suitable lighting in and 
around ancillary car parking areas. 
 
Network Rail has raised no objection to the scheme but has commented that whilst the existing 
pedestrian crossing to the south of Heighington Station is currently acceptable for existing 
levels of usage if development leads to an increased usage of crossing this may need to be up 
graded at developers expense. It was also stated that a secure 1.8m high fence would be 
required along the full length of the site adj. to the railway line and that all drainage from the site 
should be diverted away from the railway line.  
 
Northern Gas has not raised any objection to this proposal but has provided details of their site 
apparatus within this area. 
 
Internal Consultees  
 
Landscape Architect initially raised concern regarding the lack of detail provided in the initial 
submission and raised concern regarding the visual impact of proposal and its detrimental 
impact upon the landscape in this area. A summary of these comments is outlined below. 
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Notwithstanding the outline nature of this proposal it was felt that the lack of detail provided 
made it difficult to accurately assess the potential visual impact of the proposed buildings. It was 
suggested, therefore, that detailed landscaping proposals should be submitted at this stage 
rather than this matter being left to be considered as a “reserve matter”. It was stated that the 
density of built development outlined within the proposed master plan (i.e. the footprint of the 
buildings and the associated roads and car parking areas) left little room for on site planting and 
bunding to screen the buildings or to adequately mitigate for the loss of habitat elsewhere within 
the site. This was exacerbated by the lack of a roof incorporating natural vegetation, which had 
previously been suggested prior to the submission of the planning application. These matters 
has been considered in depth and the applicant has demonstrated that substantial planting can 
be incorporated within the scheme in order to mitigate for the loss of planting within the site and 
to provide screening in sensitive locations along the perimeter of the site.   
  
 Countryside Officers also carried out a through assessment of the planning application and 
Environmental Statement. A summary of these views is outlined below. 
 
The countryside officers were generally satisfied with methodology of the Environmental 
Statement but felt that additional survey work was required to enable reasonably accurate 
assessments of appropriate mitigation / compensation measures to be proposed in relation to 
protected species including bats and badgers. A bird breeding survey was also considered 
essential. The use of a natural green roof within the development was suggested in order to 
safeguard and improve bio diversity within the scheme. Details of the phasing of the mitigation 
measures and future monitoring of mitigation measures proposed would be required during and 
after construction. Additional survey work has subsequently been carried out and it is felt that 
the proposed on site works, together with additional off site planting at the Great Crested Newt 
Receptor Area to the south and the funding of off site hedgerow provision would mitigate for the 
loss of habitat within the application site. 
 
Tree Preservation Officer reviewed the submitted planning application and supporting 
Environmental Statement. A summary of these views is outlined below.  
 
The site was found to contain 55 mature trees within the existing hedgerows on site.  Had the 
site not been allocated for development as an employment site thirty of these trees would have 
been considered to be worthy of protection via a Tree Preservation Order. Whilst there are no 
woodlands on the site a 10-year-old screening belt of trees is located around the northern and 
western perimeter of the site. The proposal will require the removal of some trees along the 
northern boundary to accommodate adjustments to the northern access road. It has 
subsequently been demonstrated that proposals to remove some of the western tree belt to 
facilitate the construction of bunding, as initially proposed, will not be required and this can be 
safeguarded within the development of the site. 
 
Concern was also expressed that the proposed development would result in the loss of 2185 
metres of hedgerow within the site, a significant proportion of which were considered to be of 
high value. The loss of these hedgerows was considered to have a significant impact upon the 
visual amenity of the area. It is also pointed out that new hedgerow planting would take a 
substantial period of time in order to mature to compensate for the loss of this ecological value 
and visual interest.  
 
However, in recognition of the importance of the hedgerows it is proposed to plant in excess of 
3500 m of hedgerow within the application site. It is also proposed to carry out off site works 
consisting of the planting of 1300m of new hedgerow in the Great Crested Newt Mitigation Area 

Page 22



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
____________________________________________________________ 

(GCNMA). A further mitigation measure cited included the setting up of a hedgerow 
improvement fund for off site hedgerow management. 
 
Environmental Health Officer has recommended that a range of measures be undertaken to 
minimise dust generation during construction works including the installation of a wheel washing 
facility at the site entrance, that a dust management plan be submitted to and approved by the 
Local Planning Authority and no waste materials are burnt on site during construction. It was 
also identified that the construction works may unacceptably increase noise levels to noise 
sensitive receptors off site. It was, therefore, recommended that working hours during 
construction be restricted and that when excavation works are taking place within close 
proximity to sensitive receptors, temporary screening of noise sources shall be undertaken. It 
was also suggested that an acoustic barrier be installed along the southwestern boundary of 
Units 1 and 3 to mitigate noise levels resulting from the nighttime operation of these units. It 
was also suggested that planning conditions be attached requiring a ground investigation to be 
carried out prior to the commencement of works and that during construction works any bulk 
containers used for storage of oil, fuel or chemicals are stored in a suitably designed impervious 
bund.  
 
Energy Officer raised no objection to the scheme but requested additional clarification 
requested regarding energy output for development, type and output of biomass facility etc 
 
Waste Management Officer has recommended that a site waste management plan be 
implemented for this development including the construction phase of this scheme. 
 
The Ramblers Association (Darlington Group) have formally objected to this proposal. They 
have expressed detailed concerns that this proposal would detrimentally affect the enjoyment of 
the public footpath network in this area because of noise, pollution from vehicles and the visual 
environment which would be created when walking between the high buildings proposed within 
this scheme. 
 
It has been also been stated that at the time of the original development proposals for this site 
in 2000 the whole of this area of land was to be used for a single large employer, which is not 
the case now, and that agreement was reached for the diversion of footpath No. 5 in 
conjunction with improvements to the footpath network in and around the site. The respondent 
states that these improvements have not been incorporated within the proposed master plan.  
 
Concerns were also raised regarding the highway safety implications of the additional traffic 
upon the users of the public footpath network in the area.  
 
Other issues of concern related to traffic generation, doubts were also raised that the proposal 
would be unlikely to provide levels of employment forecast, that other brown field sites should 
be developed in preference to this site. They also stated this proposal would have a detrimental 
impact upon this area of high ecological importance and would detract from the natural visual 
appearance of this undeveloped area. The Ramblers Association also request that because of 
the proposal to delete this site from the Regional Spatial Strategy (RSS) as a 'reserved' site 
either the Borough Council reject this planning application or delay any decision until the results 
of the review of the RSS are known.  
 
Publicity Responses  
 
This planning application was advertised via a press notice, the posting of several site notices 
around the application site and in Heighington Village and by direct neighbour notification. As a 
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result five letters of objection have been received regarding this proposal. A summary of the 
representations received is outlined below for Members' consideration. 
 
Campaign to Protect Rural England (Durham Branch) object to this proposal. It is stated that 
the existing road network in the area is already under strain and to permit this development will 
add to this existing pressure. It is suggested that the Borough Council liase closely with 
Darlington Borough Council because the application site overlaps the common boundary of the 
two Councils. The Borough Council is also urged to defer any decision until the future of this 
site under Regional Spatial Strategy has been formally decided. It is also felt that this 
development should be located on vacant industrial land within the existing Newton Aycliffe 
rather than being situated on this greenfield site.  
 
Heighington Parish Council has formally objected to this proposal. A summary of these 
objections is outlined below for Member's consideration.  
 
* the Parish Council re-iterate that there is a strong presumption against development in the 
Countryside unless exceptional circumstances exist, the Parish Council do not consider this to 
be the case. They also feel that this proposal would have a detrimental effect on the character 
and appearance of the area.  
 
* it is stated that given the timing of the local development framework any decision on an 
application for such a large development would be premature. It is stated that Regional 
Planning Guidance refers to the need to adopt a sequential approach to the identification of 
land for development to give priority to previously developed land and buildings and not, as 
here, on green fields. It is also suggested that other alternative sites are available for this type 
of development in the Darlington Borough at Faverdale.  
 
* that this proposal would detrimentally affect the natural environment and quality of life for local 
residents and that this proposal should be located elsewhere as part of town centre 
enhancement or improvement to an existing industrial site. 
 
* that the proposal is not located in a sustainable location and this will lead to significant 
additional traffic generation which the road network is not capable of accommodating, 
particularly bearing in mind the recent approval of the Lidl warehouse on an adjacent site. 
 
LOCAL RESIDENTS 
 
Three further letters of objection were received from the occupants of Dormerstiles and 
Houghton Bank Farm, Heighington (Check latest letter for new issues) 
 
The key issues of concern are outlined below:  
 
* that this proposal should be located on a brownfield rather than a Greenfield site and that this 
type of development should be located within derelict sites located within the existing industrial 
estate or elsewhere such as Wynyard and Darlington Old Torrington’s site. 

 
* that the scale of the buildings is so large these would be unsightly and the proposed screen 
planting would take many years to be effective. 
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 * the proposal would detrimentally affect wildlife value of this area (including protected species 
such as badger) and despite the proposed mitigation measures these would not be 
compensated for, particularly bearing in mind the operational nature of the proposal. 
 
* the volume of traffic generated by the scheme is so significant both itself (and considering this 
in conjunction with recently approved Lidl distribution warehouse nearby) that the existing 
infrastructure would be unable to cope. 
 
* the proposal could detrimentally affect drainage / water table of the adjacent farmland and this 
would also cause an overshadowing in the adjacent area. 
 
* the proposal would lead to additional noise both during construction and operationally caused 
by traffic movements, heating, and ventilation.  
 
* that this proposal would lead to an unacceptable loss of mature trees and hedgerows and 
habitat and detrimentally affect the character of Heighington village.  
 
Supplementary information provided by Applicant 
 
Following detailed assessment of the planning considerations and the consultation responses 
received in relation to the initial round of consultations detailed discussions were held between 
the applicant, his agent and planning staff. As a result of these discussions additional 
supplementary information has been received including improved drawings and photographic 
information and a revised Transport Assessment, which was received in August 2007 in support 
of this planning application.  
 
This additional information includes the following details: 
 
* Additional clarification regarding why this development cannot be located within an existing 
brown field location 
* Confirmation that estimates of the proposed employment figures are based upon established 
employee - density figures further supported by past experience of similar schemes developed 
by the applicant. 
* An improved interim travel plan which includes measures to prevent HGV traffic routing via 
Heighington and includes preferred routes for freight being transported in and out of the site. 
* measures have been incorporated to improve public transport links to the site and build in the 
opportunity to encourage greater use of rail, bus and cycling.  
* The Landscape Master Plan has also been revised with additional plans and cross sections 
provided to demonstrate that additional landscaping can be incorporated within the site to assist 
screening along the western boundary of the site without the need to cut into the existing tree 
belt in this area.  
 
This further information was forwarded to key consultees and their comments in response to 
this additional information is outlined below.  
 
The Highways Agency has confirmed that the updated Transport Assessment is generally 
acceptable and that the agent had added further detail to satisfy several of its previous 
comments. The Highways Agency has recommended a planning condition be attached to any 
approval to ensure that if traffic flow from the site leads to additional traffic building up at the A1 
(M)/A167 junction in future then the applicant will bear the costs of installation of part time traffic 
lights at this location to manage traffic flow in this area.  
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The Highways Agency support the measures identified in the Interim Travel Plan (ITP), but 
have suggested a range of additional measures to further strengthen this including, measures 
to ensure each building should have at least one male and one female shower to encourage 
employees to cycle to work and that 10% of the total car parking spaces within the scheme be 
reserved for car share spaces; 
 
Landscape Architect has welcomed the additional information provided and he is of the 
opinion that significant improvements have been made, including the relocation of the western 
bunding so as to safeguard the existing tree planting. 
 
However, he remains of the opinion that a potential exists for green roof / walling technology 
should be incorporated within the design of the proposed buildings in order to mitigate for the 
change in land use, both from a visual perspective, as well as for wildlife, particularly birds. The 
incorporation of hedgerow improvements off site both in the Great Crested Newt Receptor Area 
to the south and in the wider area is widely supported. 
 
Countryside Officer has confirmed that many of the issues previously highlighted have now 
been addressed and the survey data is now considered satisfactory. Support is given to the 
provision of off site mitigation at both the Great Crested Newt Receptor area and on 
neighbouring farmland.  
 
The introduction of a green roof within the development was fully supported and it has been 
suggested that a feasibility study be carried out to fully establish the potential use of this 
technology within the proposed development scheme. 
 
A range of species and habitat mitigation measures have been suggested including that the 
siting of alternative roost sites (bat boxes) be made available to bats ahead of the construction 
phase and these were welcomed.  
 
Natural England has re-iterated their earlier views that this proposal is 'unlikely to have an 
adverse affect in respect of species especially protected by law' subject to the imposition a  
planning condition requiring the proposed works to be carried out in accordance with mitigation 
measures outlined in developers Environmental Statement.  
 
The Ramblers Association (Darlington Group) have re-iterated that they are totally opposed to 
this to any diversion, closure or change of grade of footpath No. 5 which bisects the site. They 
earlier concerns regarding pedestrian safety whilst crossing the internal link road because of the 
increase in traffic movements, reduction in amenity for footpath users caused by noise, pollution 
form vehicles and the detrimental impact of the proposal in terms of visual amenity remain.  The 
Ramblers Association also stated that whilst opposed to the scheme they would welcome 
improvements to the footpath network in and around the application site.  
 
PLANNING CONSIDERATIONS 
 
Planning Policy  
 
Borough Local Plan and County Durham Structure Plan 
 
The application site is allocated for prestige employment uses within both the Sedgefield 
Borough Local Plan, and the County Durham Structure Plan, and that business, general 
industry and warehousing are acceptable uses on such sites. 
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The proposal would therefore meet the development strategy of these two development plans, 
which aim to promote and facilitate development opportunities for employment in the Borough 
through an attractive range of employment sites to assist economic regeneration and attract 
inward investment.  By directing new investment and encouraging major new development to 
locate into the Borough, this proposal would meet some of the Local Plan and County Durham 
Structure Plan aims, including promoting the Borough’s major towns, including Newton Aycliffe 
 
Policies IB1, IB3 and IB5 support the proposal.  Policy IB1 suggests planning applications that 
maintain industry and business within a Prestige Business Area will normally be approved.  
Policy IB3 designates parts of Aycliffe Industrial Park that includes Heighington Lane West as a 
Prestige Business Park and Policy IB5 identifies business, general industry and warehousing as 
acceptable uses in a Prestige Business Area.  
 
The site is identified in the emerging Local Development Framework as a Prestige Business 
Area (Core Strategy – Preferred Options and Major Allocations Alternative Options report Aug 
2007. 
 
National Planning Policy Guidance 
 
Central Government guidance contained within PPG4 (Industrial, commercial development and 
small firms) has been in existence since 1992 and is now somewhat dated.  It does however 
contain the locational factors for development of this nature to be considered against.  This 
being the following: 
 

1 Encourage new development in locations which minimise the length and number of trips, 
especially by motor vehicles; 

2 Encourage new development in locations that can be served by more energy efficient 
modes of transport (this is particularly important in the case of offices, light industrial 
development, and campus style developments such as science and business parks likely 
to have large number of employees); 

3 Discourage new development where it would be likely to add unacceptably to 
congestion; 

4 Locate development requiring access mainly to local roads away from trunk roads, to 
avoid unnecessary congestion on roads designed for longer distance movement. 

 
PPG4 emphasises that sites for such developments are best located away from urban areas, 
where the nature of the traffic is likely to cause congestion. This location, which represents an 
extension to Newton Aycliffe Industrial Estate and with excellent adjacent transport links to 
regional and national routes, performs well against the locational requirements, set out in PPG4 
and is therefore an ideal location for new industrial and business development.   
 
Regional Planning Guidance 
 
Regional Planning Guidance (RPG1) seeks to facilitate the economic renaissance of the region 
by encouraging inward investment opportunities and the growth of indigenous businesses.  The 
provision of an effective employment land portfolio of good quality attractive employment and 
business sites and premises to meet the needs of business is required. 
 
Policy DP1 of RPG1 sets out the sequential approach to the identification of sites for 
development, recognising the need to make the best use of land and optimise the development 
of previously developed land and buildings in sustainable locations.  Policy DP2 establishes the 
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sustainability criteria under which the suitability of sites can be assessed in accordance with the 
sequential approach as set out in DP1.  All sites should be in locations that are, or will be, well 
related to homes, jobs and services by all modes of transport, in particular public transport, 
walking and cycling.  Whilst the land in question is not previously developed, it is recognised as 
a strategic employment site within RPG1, and there is therefore a strong presumption in favour 
of its development for such uses.  The submission of this application demonstrates that there is 
clear and continuing demand for sites of significant scale, which are suitable for a single user.  
The proposal is in accordance with RPG1. 
 
The Regional Spatial Strategy for the North East sets out the long-term strategy for the spatial 
development of the North East.  The vision, strategy and general policies within the Submission 
Draft RSS are intended to guide development over a longer timescale.  The strategy also 
provides the spatial context for other regional strategies.  Once adopted, the RSS will form part 
of the statutory Development Plan as described in the Planning and Compulsory Purchase Act 
2004.  The Submission Draft RSS released in June 2005 also identified Heighington Lane West 
as a reserve site (Policy 20).  The supporting text to the policy recognised that whilst it is 
important to make optimum use of existing employment land to accommodate emerging small-
medium enterprises developments, it is necessary to have a small number of key strategic 
greenfield sites in reserve to ensure that the NE region can respond quickly to the potential 
needs of large-scale inward and mobile investors.  Heighington Lane West is identified as one 
of three key strategic Greenfield sites in the NE, and which should be reserved to accommodate 
large-scale developments and which should not be used in a piecemeal manner. 
 
The Panel Report (released in July 2006) into the EiP however, recommended that Heighington 
Lane West, along with the two other reserve allocations, be deleted from the RSS.  The Panel 
were firmly of the opinion that with so much land available with planning permission at Wynyard, 
there is no justification for retaining Heighington Lane West as a reserve site over the RSS Plan 
period.  The Panel justified their decision by referring to their recommended changes to Policy 
18 (c), which states a presumption in favour of regenerating and upgrading existing employment 
sites, before bringing forward new employment land.    
 
In May 2007 the Secretary of State (SoS) released its proposed changes to the RSS.  This 
latest draft of the RSS has accepted the changes recommended in the Panel Report and 
consequently Heighington Lane West has been deleted as an allocation.  This raises a 
pertinent question of how much weight should be attached to this document.  Whilst it 
has been subject to extensive public consultation, an examination, and the proposed 
changes have been published by the SoS; it is not yet the adopted RSS for the NE.  
Whilst considerable weight can be attached to the document, at this moment in time, it is 
considered that more weight must be attached to the adopted development plans, 
namely RPG1, County Durham Structure Plan and the Borough Local Plan.  Moreover the 
emerging LDF for Sedgefield continues to identify the site as a Prestige Business Area 
 
Moreover a letter sent from Baroness Andrews to the North East Assembly, at the start of the 
consultation on proposed changes on the NERSS, stated that before making final decisions on 
whether to de-allocate the reserve employment sites, the SoS would allow further information to 
be supplied relating to local circumstances.  Consultees including Sedgefield Borough Council 
were invited to supply information on matters relevant to those aspects of Policies 19 and 20 
which the Panel have recommended be changed.  Such matters might include the current 
status of the sites in development plans, existing planning permissions, and previous public 
investment in the sites. 
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The Borough Council has made representations to SoS in support of the retention of this 
designation being retained as an employment site. The EiP panel were informed of the growth 
of logistics companies within the Tees Valley City Region but they dismissed the notion that 
these need to be located in close proximity to the motorway network.  Sedgefield consider that it 
is unreasonable to suggest that these companies are not sensitive to motorway locations.  
These companies operate within a free market and will seek to maximise their economic 
competitiveness.  The A1 (M) is the key intra-regional motorway linking Yorkshire with the North 
East and Scotland, and it is understandable why Heighington Lane West is an attractive 
proposition. 
 
The site at Heighington Lane West has been subject to significant public investment to enable 
the site to be marketed and developed.  A preferred developer for the site has been appointed 
and this has culminated in this planning application.   
 
Whilst we acknowledge the revisions to Policy 18(C) and the need to regenerate and refurbish 
the existing industrial estate at Newton Aycliffe, given the multitude of different landowners on 
the existing industrial estate, and the magnitude of this proposal, it is considered impractical to 
create a site of 1 million ft² without a compulsory purchase order coupled with the closure or 
relocation of affected business and necessary remediation works without significantly more 
public investment.  This process would be fraught with difficulties and there is no guarantee of a 
successful outcome. 
 
The de-allocation of the Heighington Lane West site will nullify the committed public expenditure 
that has already been spent to make the site viable.   To create a brownfield site capable of 
hosting such a logistics company would require significantly more public expenditure.  The 
Borough Council is committed to the continued development of Aycliffe Industrial Park through 
a process of regeneration and refurbishment but strongly contend that the Panel and 
subsequently the SoS have not given any weight to the prevailing market conditions.  These 
factors have formed the basis of the Council’s representations to the SoS, in its efforts to have 
Heighington Lane West re-included in the finalised version of RSS. 
 
Part (C) of Policy 40 of the emerging RSS stipulates that renewable energy generation should 
be embedded in the design and implementation of new developments.  A wide range of 
renewable technologies and design approaches are available and can be readily embedded 
into many forms of development.  The emerging RSS requires major new developments to have 
embedded within them a minimum of 10% energy supply from renewable sources, and it is 
pleasing that this applicant has factored this into their proposal via the incorporation of a bio 
mass boiler within the scheme. 
.   
In conclusion, in advance of having an adopted Regional Spatial Strategy, it is necessary to 
refer to the conformity of this planning application with the adopted development plan.  Section 
38(6) of the Planning and Compulsory Purchase Act 2004 dictates that when determining 
planning applications, decisions must be made in accordance with the development plan unless 
material considerations indicate otherwise.  In this instance, the adopted development plan 
comprises: 
 

1 Regional Spatial Strategy (formerly Regional Planning Guidance for the NorthEast 
RPG1 (November 2002)); 

2 County Durham Structure Plan 1991 – 2006; and 
3 Sedgefield Borough Local Plan (Adopted October 1996)  
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The principle of developing the site for an industrial/business developed in fully enshrined within 
these three development plan documents, and it is the opinion of Planning staff that 
notwithstanding the concerns raised regarding the status of the RSS this proposal can be 
approved on account of its compliance with these documents. 
 
Economic benefits  
 
The site has been identified for a number of years as a strategic employment site of regional 
importance in the adopted regional planning guidance for the northeast and within both 
Sedgefield and Darlington Borough Local Plan. This proposal would represent an extension of 
the Aycliffe Industrial Area and would utilise the infrastructure improvements already in place, 
which has been secured via European Union funding. 
 
It is anticipated that the proposal would provide a significant investment in the area and would 
provide new employment opportunities within both the local area and on a regional level. The 
construction phase will provide for the equivalent of 250 full time jobs and when operational up 
to 1000 new full time jobs could be created directly on site. This would additionally provide new 
opportunities to safeguard existing employment and create more jobs in other support services 
and businesses already operating in this area.   
 
The applicant has stated that they are confident that there is a strong occupier demand for the 
format, use and size of development proposed. In respect of the larger warehouse – Unit 3 it is 
stated that they is a limited supply of such facilities in the region and it is anticipated that a 
national logistics or retail business would be attracted. The growing demand for this type and 
scale of floor space has been demonstrated at other similar schemes such as Argos at 
Faverdale in Darlington Borough Council’s area. 
 
Demographic information from the 2001 census shows that 22% of the working population of 
Sedgefield and Darlington were employed in the manufacturing sector, compared with a 
national average of 14.8%.The proposal, if implemented, would help diversify the local economy 
away from traditional manufacturing, which has been shown to be in decline in recent years.  
 
If this scheme is implemented in full this development offers the potential to provide a significant 
level of much needed employment for the residents of Sedgefield and Darlington Borough 
Council, in particular and the wider region in general. 
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Lack of Other Alternative Brownfield Sites  
 
Several respondents have stated that the proposed development should be located on an 
existing brownfield site within an existing industrial estate rather than being sited on this 
greenfield site.  
 
However, the sheer size and functional requirements of this proposal essentially precludes the 
use of brown field sites. This development involves the construction of up to 131,500 square 
metres of floor space, with the largest warehouse units requiring single warehouse building up 
to 89,800 square metres. Because of the nature of these operations any proposal requires a 
level site with excellent access to the existing highway system. It should also be noted that 
because of the nature of the operations which operate on a 24 hour basis this type of operation 
couldn’t be located unduly close to residential properties. 
 
As such, the Local Planning Authority is satisfied that no alternative brown field sites of 
sufficient size, shape or topography or location are available elsewhere within the existing 
Industrial estate at Newton Aycliffe or within the Borough as a whole.  
 
Because of the infrastructure requirements including the provision of the new link road, wide 
scale planting and landscaping works to form the co-ordinated and comprehensive 
development of the site, the smaller units identified within Phase One of this development 
(which could potentially be located within existing industrial areas) form an integral part of this 
larger scheme. 
 
Landscape and Visual Impact  
 
Whilst this application is in outline only with the siting, design and landscaping of the site being 
“reserved matters”  for later consideration the Design and Access statement and Environmental 
Statement prepared in support of this planning application have been useful in assessing the 
potential visual impact of the future proposal.  
 
The development of the site can be seen to have two distinct affects upon the character and 
appearance of the area.  
 
Firstly, the initial phases of the development of this site will inevitably affect and detract from the 
existing landscape character of this area which is currently made up of a range of agricultural 
fields sub divided by a patchwork of hedgerows and hedgerow trees. As has been outlined 
earlier within this report because of the functional requirements of the proposed development a 
significant length of established hedgerow would need to be removed to facilitate the 
comprehensive development of this site.  
 
A key factor, therefore, will revolve around what compensatory measures are included both 
within the development site itself and in the adjacent countryside in order to mitigate for the 
removal of the existing trees and hedgerows and also to help integrate the new buildings into 
the adjacent countryside.  
 
The development proposals will be particularly noticeable from the footpath network which 
bisects the site and links into the wider public footpath network to the west of the application 
site, from the transport corridors along Heighington Lane to the north and from the railway to 
the east. As such, the landscape treatment along the perimeter of the site and from the public 
footpath, which bisects the application site, is considered to be of particular importance.  
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Secondly, the development of the site including the construction of the industrial warehouse 
buildings themselves together with the associated parking areas, access roads and changes to 
ground levels would have a significant impact upon the character and appearance of the site. 
However, the Landscape Master Plan has demonstrated that the site can be developed in such 
a way that the existing tree planting along the western boundary of the site can be retained and 
supplemented by additional bunding and planting. Similarly, although some of the existing 
planting at the shelter belt to the north would be lost to make way for the improved access from 
Heighington Lane, opportunities exist to carry out additional planting adjacent to the entrance 
and within the existing planting belt.  
 
It is recognised that the character of the landscape adjacent to the existing public footpath 
which currently bi-sects the site will be altered as a result of these development proposals. The 
inter relationship of the existing footpath and the proposed development of the site has been a 
key design consideration within the proposed development of the site. As such, the Landscape 
Master Plan illustrates that potential will exist to develop a high quality landscape adjacent to 
this footpath which crosses the centre of the site from west to east alongside Demons Beck. 
Detailed consideration will need to be given regarding the planting and maintenance of this area 
at the “reserved matter” stage as will the need to provide for appropriate forms of screening 
within this area, in order to safeguard the amenity of public footpath users.  
 
The loss of the existing hedgerows and resultant field pattern within the site is regrettable, 
however, opportunity does exist for compensatory planting within the site and off site via the 
sponsorship of a hedgerow replanting scheme. It should also be noted that substantial hedge 
and tree planting is to be carried out within the site, which will in time help compensate for the 
loss of hedge and tree planting arising from the development proposals. The provision of off site 
planting both at the Great Crested Newt Receptor site immediately to the south and potential for 
further off site planting would also help improve the visual appearance of the wider landscape. 
 
Visual impact / Design and Layout of the Proposed Buildings 
 
Because of the height and scale of the proposed buildings it should be noted that it would not 
be possible to fully screen the buildings in question. The view of proposed buildings will be 
contained to the north east and east by the existing large scale industrial development at 
Aycliffe Industrial Park and to the north by the topography and vegetation. The proposals will be 
visible from the west including Heighington Lane, with middle distance views from the upper 
floors of some of the properties on the eastern edge of Heighington village and the public 
footpath network to the west of the site. Views from the south are limited by topography and 
intervening vegetation, which partially screens the site, visual receptors are therefore limited to 
individual farmsteads including Sockburn Farm and Whiley Hill Farm.  The upper elevations of 
the proposed buildings will be visible from these locations.  
 
However, a range of measures are proposed in order to minimise the bulk of the proposed 
buildings, as outlined below: 
 

•  the largest of the buildings, Unit 3, is to be located on the lowest part of the application 
site. 

 
•  the indicative master plan shows that bunding and additional tree planting can be 

accommodated within the site boundary along the western and southern boundaries of 
the site. The western bund could be designed to rise to 13.5 m above the floor height of 
the proposed building, thereby screening approximately 50% of the gable of Unit 3 when 
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viewed from the west of the application site. This bunding could be further supplemented 
by additional tree planting, which in time would further screen the building in question. 

 
•  The proposed roof design with the curved roofs and lowered eaves level than the central 

section of the main roof space also helps reduce the bulk of the buildings particularly 
when viewed from the east and west of the application site.  

 
•  Significant potential exists to vary the colour of the walls of the proposed building with a 

darker colour banding at the lower level and a lighter band colour at the higher level. 
Sensitive use of materials and colouring on the roof would also reduce light reflection 
and minimise the height of the building.  

 
•  The retention of existing tree and hedge planting with additional planting within the site 

would also assist in minimising the local and long-term views. 
 
•  The site's prominent location adjacent to the existing railway line also means that the 

visual appearance of the buildings and adjacent landscaping is particularly important. As 
such, good quality screening will be required adjacent to the external parking areas 
whilst the eastern gable of the main units could be specially designed to add architectural 
interest and provide a high quality vista to show case the development from the rail 
corridor. This is an important consideration bearing in mind the ever increasing number 
of visitors using the line to access “Locomotion” the National Railway Museum at 
Shildon.  

 
•  In addition to the buildings careful consideration will also need to be given to the external 

appearance of the hard standing areas required to service the proposed warehouse / 
industrial buildings. As such, the means of enclosure and sensitive introduction of 
bunding and planting will be important consideration at ‘reserved’ matter stage in order to 
safeguard the visual amenity of the area particularly when viewed from the public 
footpath and key vistas outwith the site. 

 
It is felt that the combination of the above features, which will be examined in detailed as part of 
any subsequent planning application, will ensure that the bulk and mass of the buildings is 
minimised so that this does not appear unduly prominent within the landscape.  
 
Ecological impact  
 
As a result of the existing undeveloped nature of the site and the nature of the proposed use 
which would require the construction of several large warehouse / industrial buildings and 
associated parking areas and access roads etc. the proposed development would lead a direct 
loss of habitat which would detrimentally affect flora and fauna within the development site. This 
would have a particular affect upon existing hedgerow and tree cover and lead to a significant 
reduction in pastureland.  
 
The applicants have carried out a comprehensive habitat survey and undertaken survey works 
in relation to bats, badger, great crested newts and breeding birds. The Environmental 
Statement includes a comprehensive range of measures both within the development site and 
off site in order to compensate for the loss of these habitats in the medium to long term.  
 
Natural England has been consulted on this scheme and the proposed mitigation works and 
have commented that this proposal is 'unlikely to have an adverse affect in respect of species 
especially protected by law' subject to the imposition of two planning conditions requiring the 
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proposed works to be carried out in accordance with mitigation measures outlined in developers 
Environmental Statement and that the second phase of this scheme at the southern boundary 
of the site adjacent to the Great Crested Newt Receptor site including the erection of the 
amphibian fence.  
 
Sustainability  
 
Although the warehouse and distribution element of this scheme requires the site to be well 
located in terms of the highway network the application site is also well located so that 
employees and visitors can travel to the site via a range modes of transport rather than relying 
only upon the private car. This site is located in walking distance of the existing Heighington 
railway station. The site can be accessed by public transport and measures have been 
incorporated to physically provide bus-stopping facilities within the site as part of the associated 
access road. The Transport Assessment provided also includes a range of initiatives within the 
Interim Travel Plan in order encourage cycling, car sharing and to promote the use of public 
transport.  
 
Although this application is in outline only, key elements of the scheme have been designed to 
maximise sustainability. These include the construction of a biomass energy unit within the site 
and the use of Sustainable Urban Drainage (SUDs) within the scheme.  
 
A comprehensive range of mitigation measures including significant tree and hedgerow planting 
both within the development site and off site are also proposed to compensate for the loss of 
habitat resulting from the development of this site. 
 
Highway Implications  
 
The Highways Agency and Durham County Council, as Highway Authority, have assessed the 
highway implications of this proposal in detail.  
 
The cumulative impact of this scheme and that of the Lidl warehouse site located to the south 
and east of the proposed development site has now been assessed at the A1 (M) / A167 
Interchange. The development is predicted to add 304 and 329 vehicles to the A1(M) / A167 
junction during the morning and afternoon peaks respectively 
 
The revised road scheme now includes provision of bus stopping facilities as part of the 
planning application for the associated access road so as to facilitate the use of public 
transport. Provision will be made, via the imposition of  a planning condition  
to incorporate a crossing point along the line of the public footpath, in order to improve highway 
safety for footpath users. 
 
Following concerns from local residents regarding HGV traffic using routes via Heighington the 
applicant has agreed to identify preferred routes in and out of the site to use routes via the 
A1(M) /A167 Interchange in order to minimise any potential adverse impact upon residential 
amenity. 
 
 
 
 
 
Air Quality 
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The applicant has assessed Air Quality for the proposed site and has focused on the 
construction phase, operational phase and the proposed biomass boiler heating system relating 
to the proposed development.  
 
The Air Quality assessment has been carried out using appropriate standards and guidance. 
This assessment indicates that the impact on air quality of the construction phase of the 
development is likely to have some adverse impacts on air quality in relation to dust generation. 
A range of planning conditions were therefore suggested including the installation of a wheel 
washing facility at the site entrance, that a dust management plan be submitted to and 
approved by the Local Planning Authority and no waste materials are burnt on site during 
construction. 
 
The assessment indicates that the impact on air quality of the operational phase of the 
development is likely to be negligible and significantly below National Air Quality objectives. The 
installation of the proposed biomass boiler has been assessed and it was concluded that both 
the long and short-term air quality objectives would not be breached by its operation.  
 
Noise  
 
The noise assessment for the proposed development has been carried out using appropriate 
guidance and methodology. The assessment identifies potential noise effects from the 
construction phase, operational phase and road traffic noise associated with the development.  
 
It was also identified that the construction works may unacceptably increase noise levels to 
noise sensitive receptors off site through increased HGV movements and heavy plant being 
used at the site. The assessment has indicated that one location 'Twin Oaks' may experience 
noise levels in excess of 70 dB(A), however, it is anticipated that site works will progressively 
move away from this location and noise levels will therefore decrease. However, the 
Environmental Health section have recommended that working hours during construction be 
restricted and that when excavation works are taking place within close proximity to sensitive 
receptors, temporary screening of noise sources shall be undertaken.  
 
The operational phase of the development may have the potential to increase site noise through 
increased traffic movement and general on site activities. It has been established that the 
closest noise sensitive receptor would be Brakes Farm, day time levels are not anticipated to be 
elevated, however, it was found that night time levels may increase by 7.5 dB(A). The applicant 
aims to mitigate this increase by installing a 4m high acoustic barrier along the south western 
boundaries of Units 1 and 3, this was found to be acceptable by this Council's Environmental 
Health team. 
 
The assessment of Road Traffic noise identified that they would be no perceptible increase in 
noise from traffic associated with the development. 
 
Archaeology  
 
There are no designated or undesignated sites of national archaeological, architectural or 
historic importance within the application site.   
 
A historic boundary exists between Heighington and Great Aycliffe, in the north west corner of 
the application site and the existing hedgerows within the site are important in defining a 
17th/18th century field system. The proposed development would, however, result in the loss of 
the majority of this field pattern. 
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In terms of mitigation, the ES identifies that within the Phase 1 area archaeological monitoring 
of all topsoil and subsoil stripping and any excavation works undertaken prior to stripping or as 
part of the habitat creation programme.  If archaeological remains were to be found, stripping 
operations would cease until these had been adequately investigated and recorded.   
 
Mitigation measures for the loss of the proposed hedgerows would take the form of a written 
and photographic survey of each field boundary to supplement the existing ecological survey; 
identify any sections that require more detailed survey prior to removal and identify and 
representative sample of field boundaries for further archaeological investigation.   
 
This section of the ES has been considered by Durham County Council’s Assistant Archaeology 
Officer who has advised that she has no objection to the proposed development subject to the 
imposition of two planning conditions requiring the submission and implementation of a 
programme of mitigation works in respect of archaeological remains and hedgerows, as 
detailed above, prior to the commencement of any development on site.       
 
Water Resources (including flooding) 
 
The effects of the proposed development on the water regime at the site have been examined 
within the Environmental Statement and Flood Risk Assessment (FRA). These elements cover 
the potential effects on surface and groundwater during construction and operation, as well as 
addressing drainage and flooding issues.  None of the application site lies within a flood zone.  
A small area of the north east of the wider application site lies within Flood Zone 3a, where the 
risk of flooding is 1 in 100 (1%) or greater. A Flood Risk Assessment (FRA) for the site has 
therefore been undertaken.   
 
The FRA concludes that the extreme north east corner of the proposed development site is 
situated in an area at moderate risk from flooding.  The Environment Agency’s river model 
predictions estimate that the site will flood once every 100 to 200 years. However the majority of 
the site as a whole is above the 200 year probability flood level.  The 1% probability flood water 
level has been calculated by the Environment Agency to be 93.2m AOD.  Finished flood levels 
for the lowest building are 93.8m AOD, which is 600mm above the 100-year flood level. 
 
Part of the proposed development will be constructed in the floodplain of the Demon’s Beck 
watercourse and the diversion of the upper reaches of Demon’s Beck to facilitate the 
construction of Phase 1 of the development will be required.  The proposed development will 
remove 4,500m3 of storage from the floodplain whilst a volume of 5,840m3 will be provided in 
mitigation to the south of this area to replace the volume lost from the Beck as a result of the 
proposed development.   
 
The majority of the site will be developed from open fields into hard surface areas.  This could 
potentially change the hydrology of the site and that of Demon’s Beck if flow from the developed 
area is not correctly regulated.  To mitigate for this, the surface water drainage system for the 
development has been designed to be sustainable so that surface water run-off from roofs and 
paved areas will be directed to the existing culverted watercourses through swales and 
retention ponds prior to being discharged to the watercourse.  This discharge will be regulated 
by hydraulic control to maintain the green-field run-off rate, determined to be 4.5l/s/ha.  The 
integration of SUDS elements within the proposed development will assist in surface water 
quality control and will reduce flood risk.   
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During the construction phase a number of measures for the provision of bunding and storage 
facilities around oil, fuel and chemical tanks, drip trays for plant and machinery and the regular 
maintenance of vehicles as proposed to prevent pollution of the watercourses.  In terms of land 
drainage, temporary drainage systems may be used during the early stages of the construction 
process to maintain larger drains and culverts, until such time as they are replaced by 
permanent drainage systems.   As a result of the proposed mitigation measures the significance 
of the impact on all these matters is reduced. 
 
During the operational phase, the ES identifies that any residual impact from the discharge of 
contaminated surface water run-off would be negligible due to the nature of the proposed site 
use and the integration of interceptors to control the quality of run-off from access routes within 
the development.  Although changes to the land drainage from the site will be extensively 
altered, provided that good land management techniques are employed and existing land 
drainage systems are re-connected when they are disturbed, overall the proposal will have a 
limited impact.  The proposed SUDS system has been designed primarily to protect against 
flood risk, however this will also keep land drainage changes to a minimum.  Provided the 
mitigated measures recommended in the FRA are implemented the residual effects of flood 
impact on both the development and downstream is considered to be of minor adverse 
significance.  Residual impacts on on-site water usage/disposal and impact on groundwater 
during the operational phase are once more considered to be negligible.   
 
The FRA has been considered by the Environment Agency who advises that they have no 
objection, subject to the imposition of a number of planning conditions.  A number of conditions 
are also suggested relating to groundwater and contaminated land and with regard to 
environment protection. 
 
CONCLUSIONS  
 
In conclusion, the proposal would involve the development of a greenfield site, which has been 
allocated for a number of years in both the adopted local plans for Sedgefield and Darlington as 
a key strategic economic site and a major development opportunity to provide new employment 
space. 
 
The site has also been identified for a number of years as a strategic employment site of 
regional importance in the adopted regional planning guidance for the northeast and this  would 
represent an extension of the Aycliffe Industrial Area and would utilise the infrastructure 
improvements, which has been secured via European Union funding. If implemented, this 
scheme could generate upto 250 construction jobs and upto 1000 jobs when operational. 
 
The proposal would inevitably affect the character and appearance of this particular site and the 
proposed buildings could not by virtue of their height and scale be fully screened from view. 
However, it is considered that the Landscape Master Plan and supporting documentation have 
demonstrated that the site is capable of hosting a development of this size whilst still retaining a 
satisfactory level of planting along the western and northern boundaries of the site which could 
then be further supplemented by additional planting and bunding which over time would reduce 
the bulk of the new buildings.  
 
The proposal would have a short term detrimental impact upon the ecology value of the site 
because of the loss of habitat arising from this development. However, it has been 
demonstrated that significant hedgerow and tree planting can be carried out within the site 
including the potential to use green roofs. It is felt, that this works together with a financial 
package to support additional habitat creation off site will compensate for these losses.  
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It has been demonstrated that residential amenity can be adequately safeguarded via the 
imposition of planning conditions to limit dust and noise from the site during both the 
construction and operational phase of the works, It has also been demonstrated that road noise 
arising from vehicular traffic movements from the site would not be so significant so as to 
detrimentally affect residential amenity. 
 
The proposal would alter the characteristics and potentially the amenity value of the existing 
public footpath, which bisects the site. However, this scheme would allow the existing footpath 
corridor along Demon's Beck to be retained and a high quality planting scheme together with 
appropriate acoustic measures could be utilised to provide visual screening between the 
footpath and the proposed development.  
 
In conclusion, it is considered that on balance the potential economic benefits of the proposed 
scheme on this allocated site together with suitable landscaping and habitat mitigation works 
would outweigh those concerns relating to the short term ecological impact of development and 
the visual impact of the proposal.  
 
RECOMMENDATION: Approve subject to the following conditions: 
 
1. Before any works are commenced detailed drawings and/ or other specifications of the 
following reserved matters shall be submitted to and approved by the Local Planning Authority:  
(Delete the following as required) 
  
a)  the siting of the building(s) 
b)  the design & external appearance of the buidling(s) 
c)  the means of access to the building(s) 
d)  the landscaping of the site 
Reason: In accordance with Section 92 of the Town and Country Planning Act 1990. 
 
2. Application for approval of the Reserved Matters shall be made to the Local Planning 
Authority not later than the expiration of THREE years from the date of this permission and the 
development to which this permission relates must be begun not later than the expiration of two 
years from the final approval of the reserved matters or, in the case of approval on different 
dates, the final approval of the last such matter has been approved. 
Reason: In accordance with Section 92 of the Town and Country Planning Act 1990 as 
amended by the Planning and Compulsory Purchase Act 2004 
 
3. The development of the site shall be carried out in substantial accordance with  
I ) the layout included within the Land at Heighington Lane, Newton Aycliffe Environmental 
Statement  
Further Information Submission August 2007 submitted as part of the application and shown on 
the drawing entitled Development Parameters Plan (1.5 Rev. A) contained 
ii) The development parameters set out at page 2 of the letter dated 15th October 2007 from 
Drivers Jonas which specifies the mix of uses, floor areas, car parking provision and the 
maximum ridge heights of the buildings and the correspondence dated 24th October which 
specifies that the site coverage of the buildings would equate to 31.25% of the site area. 
Reason: The layout of the proposed development is the subject of an Environmental Impact 
Assessment and any material alteration to the layout may have an impact, which has not been 
assessed by that process 
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4. No development shall commence until details of the existing and proposed site levels have 
been submitted to and approved in writing by the Local Planning Authority. Development shall 
take place in accordance with the approved plans.  
Reason: In order to control the level at which development takes place in order to protect the 
visual amenity of the area and to comply with Policy D1 and D5 of the Sedgefield Borough 
Local Plan.  
 
5. Notwithstanding the provisions of Class A and C of Part 8 of the Town and Country Planning 
(General Permitted Development) Order 2005 (or any Order revoking or re-enacting that Order) 
any extension or alteration to the buildings hereby approved shall be approved by the Local 
Planning Authority. 
Reason: In the interest of visual amenity and to ensure that the buildings retain a high quality of 
design in this prestige location and to comply with Policy IB5 of the SBC Local Plan.     
 
6. Prior to the commencement of development a scheme to minimise energy consumption shall 
be submitted to and approved in writing by the Local Planning Authority.  The scheme shall 
provide for 10% embedded renewable energy.  Thereafter the development shall operate in 
accordance with the approved scheme unless otherwise agreed in writing by the Local Planning 
Authority. 
Reason: In order to minimise energy consumption and to comply with Regional Planning 
Guidance Note 1, Policies EN1 and EN7.  
 
7. Notwithstanding any description of the external materials in the submitted application, details 
of the external materials to be used in the carrying out of this permission (including samples) 
shall be submitted to, and approved by, the Local Planning Authority in writing prior to the 
commencement of the development and the development shall not be carried out otherwise 
than in accordance with any such approved details. 
Reason: In order that the Local Planning Authority may be satisfied as to the details of the 
development in the interests of the visual amenity of the area and to comply with Policy IB5 of 
the SBC Local Plan.    
 
8. Prior to the commencement of development, or such other period as may be agreed with the 
Local Planning Authority, the details of any walls, fencing or other means of enclosure shall be 
submitted to, and approved by, the Local Planning Authority.  The approved means of 
enclosure shall be erected prior to the approved development being brought into use, or within 
any approved phase of the development prior to that phase of the development being brought 
into use.  
Reason - In the interests of visual and/or residential amenity and to comply with Policy IB5 of 
the SBC Local Plan 
 
9. No development shall take place unless in accordance with the mitigation detailed within 
Chapter 6 (and its supporting appendices) of the Environmental Statement including, but not 
restricted to obtaining Natural England licences; adherence to timing and spatial restrictions; 
provision of mitigation in advance; adherence to precautionary working methods; provision of 
bat boxes and establishment of the Great Crested Newt Receptor Site. 
Reason: To conserve protected species and their habitat and to comply with Policy E11 of the 
SBC Local Plan. 
 
10. Prior to the commencement of development hereby permitted, a Construction 
Environmental Management Plan (CEMP) shall be submitted to and approved in writing by the 
Local Planning Authority.  Thereafter the approved CEMP shall be implemented in full during 
the construction phase of the development.  
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Reason: To avoid any adverse impact on Cumby’s Pond during the construction phase of the 
development and to comply with Policy E11 of the SBC Local Plan,  
 
11. Prior to the commencement of development a management plan for the Demon’s Beck be 
submitted  to and approved in writing by the Local Planning Authority. 
Reason: in order to ensure that a high quality landscape is retained adjacent to the footpath link 
through the site and to comply with Policy D1 of the SBC Local Plan. 
 
12. No development approved by this permission shall be commenced until a scheme for the 
provision and implementation of a surface water run-off limitation has been submitted to and 
approved in writing by the Local Planning Authority.  The scheme shall be implemented in 
accordance with the approved programme and details. 
Reason: To prevent the increased risk of flooding. 
 
13. Floor levels should be set at least 600mm above the modelled flood level of 93.23 metres 
above Ordnance Datum. 
Reason: To prevent the development from flooding. 
  
14. Flood warning notices shall be erected in numbers, positions and within wording all to be 
agreed with the Local Planning Authority.  The notices shall be kept legible and clear of 
obstruction at all times. 
Reason: To ensure that owners and occupiers of premises are aware that the land    is at risk of 
flooding. 
 
15. Development shall not commence until details of a safe exit route, not adversely affecting 
the flood regime, to land outside the 1 in 100 year flood plan, are submitted to and agreed in 
writing by the Local Planning Authority.  This route must be in place before any occupancy of 
the building(s). 
Reason: To provide safe access and egress during flood events and reduce reliance on 
emergency services. 
 
16. No development approved by this permission shall be commenced until a scheme for the 
provision and implementation of compensatory flood storage works has been submitted to and 
approved in writing by the Local Planning Authority.  The scheme shall be implemented in 
accordance with the approved programme and details. 
Reason: To alleviate the increased risk of flooding. 
 
17.  Prior to the commencement of development approved by this planning permission (or such 
other date or stage in development as may be agreed in writing with the Local Planning 
Authority), a scheme to deal with the risks associated with the contamination of the site shall be 
submitted to and approved, in writing, by the Local Planning Authority.  That scheme shall 
include all of the following elements unless specifically excluded, in writing, by the Local 
Planning Authority. 
(i)A desk study identifying: 
·All previous uses; 
·Potential contaminants associated with those uses; 
·A conceptual model of the site indicating sources, pathways and receptors; 
·Potentially unacceptable risks arising from contamination of the site. 
(ii) A site investigation scheme based on (i) to provide information for an assessment of the risk 
to all receptors that may be affected, including those off the site; 

Page 40



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
____________________________________________________________ 

(iii) The results of the site investigation and risk assessment (ii) and a method statement based 
on those results giving full details of the remediation measures required and how they are to be 
undertaken. 
(iv) A verification report of completion of the works set out in (iii) confirming the remediation 
measures that have been undertaken in accordance with the method statement and setting out 
measures for maintenance, further monitoring and reporting. 
Any changes to these agreed elements require the express consent of the Local Planning 
Authority. 
REASON: This condition has been recommended as the Environment Agency is satisfied that 
there are generic remedial options available to deal with the risks to controlled waters posed by 
contamination at this site.  However, further details will be required in order to ensure that risks 
are appropriately addressed.   
 
18. If, during development, contamination not previously identified is found to be present at the 
site then no further development (unless otherwise agreed in writing with the Local Planning 
Authority) shall be carried out until the developer has submitted, and obtained written approval 
from the Local Planning Authority for, an amendment to the Method Statement detailing how 
this unsuspected contamination shall be dealt with. 
Reason: To ensure that the development complies with the approved details in the interests of 
protection of Controlled Waters.  The condition preceding this condition above should ensure 
that controlled waters are protected.  However, no investigation can completely characterise a 
site.  Some parts of the site may be less well characterised than others or contamination may 
be found in areas where it was not expected and therefore not included in the remediation 
proposals. 
 
19. Piling or other foundation designs using penetrative methods will not be permitted other 
than with the express written consent of the Local Planning Authority, which may be given for 
those parts of the site where it has been demonstrated that there is no resultant unacceptable 
risk to groundwater. 
Reason: The site is contaminated/potentially contaminated and piling could lead to the 
contamination of groundwater in the underlying aquifer. 
 
20. No development approved by this permission shall be commenced until a scheme for the 
protection and enhancement of Demon’s Beck has been submitted to, and approved in writing 
by the Local Planning Authority. Thereafter, the scheme shall be completed in accordance with 
the approved plans. 
Reason: To protect and enhance wildlife habitats associated with watercourses and to comply 
with Policy E11 of the SBC Local Plan. 
 
21. No development shall be commenced until a scheme for the disposal of foul drainage has 
been submitted to and approved in writing by the Local Planning Authority.  Thereafter no part 
of the development shall be occupied or brought into use until the approved scheme has been 
fully implemented.  The scheme shall be retained throughout the life of the development unless 
otherwise agreed in writing with the Local Planning Authority. 
Reason: To prevent pollution of the water environment.  
  
 
22. No development shall commence until the applicant has submitted and carried out an 
agreed programme of archaeological works, to include mitigation as detailed in Section 11.8 of 
the Environmental Statement, in accordance with a written statement of investigation.  The 
scheme of investigation must be submitted by the applicant and approved by the Local Planning 
Authority.  Development (including groundworks) must not commence until agreed 

Page 41



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
____________________________________________________________ 

archaeological works are completed.  However the site may be released on an area-by-area 
basis subject to approval in writing from the County Archaeologist on behalf of the Local 
Planning Authority.  The condition will not be discharged until any required publication has been 
agreed in writing. 
Reason: The site is in an area of high archaeological potential as shown by the Environmental 
Statement and comply with guidance contained within PPG 16 Planning and Archaeology. 
 
23. No site works shall be undertaken until an appropriate programme of hedgerow 
recording/analysis on the hedgerows identified in Figure 11.2 of the Environmental Statement 
has been agreed in writing with the Local Planning Authority, in accordance with a written 
statement of investigation.  This must be submitted by the applicant and approved by the Local 
Planning Authority. 
Reason: These hedgerows have been identified as ‘important’ in terms of archaeology and 
history under criteria 5(a) of the Hedgerow Regulations 1997 Schedule 1 Part II.  The works are 
required to record features of interest, inform works to mitigate impact and comply with 
guidance contained within PPG 16 Planning and Archaeology. 
 
24.  No development shall take place until a dust management plan has been submitted to and 
approved in writing by the Local Planning Authority.  The plan shall contain details of water 
suppression, containment of finely divided materials, how internal roads and highways will be 
cleaned, and details of daily visual inspections.  
Reason: To protect the amenities of the neighbouring properties and other road users. 
 
25. Prior to the commencement of the development hereby permitted, full details of the 
proposed acoustic barriers shall be submitted to and approved in writing by the Local Planning 
Authority.  Thereafter the barriers shall be installed in accordance with the approved details 
prior to the first occupation of the units and thereafter be so maintained. 
Reason: To protect the amenities of residential properties adjacent to the site from noise. 
  
26. The development hereby permitted shall not commence until a scheme to deal with 
contamination of land and/or groundwater, including soil contamination, ground/surface water 
contamination, landfill gas, leachates and stability as appropriate, has been submitted and 
approved by the Local Planning Authority and until the measures approved in that scheme have 
been fully implemented. The scheme shall include all of the following measures unless the 
Local Planning Authority dispenses with any such requirement specifically and in writing:- 
  
(a) A desk top study, carried out by a suitably qualified person, to identify and evaluate all 
potential sources and impacts on land and/or groundwater contamination relevant to the site. 
The scope of the study shall be agreed with the Local Planning Authority before it is 
commenced and the report shall conform to any such agreed requirements. Two copies of the 
desktop study and non-technical summary shall be submitted to the Local Planning Authority 
upon completion of the development. 
  
(b) A site investigation shall be carried out by a competent person to fully and effectively 
characterise the nature and extent of any land and/or groundwater contamination and its 
implications. The site investigation shall not be commenced until: 
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(ii) A desk top study has been completed satisfying the requirements of paragraph (a) above. 
   
(ii) The requirements of the Local Planning Authority for site investigations have been fully 
established; and 
   
(iii) The extent and methodology have been agreed in writing with the Local Planning Authority. 
                        
Two copies of the report on the completed site investigation shall be submitted to the Local 
Planning Authority on the completion of the development. 
  
(c)  A written method statement for the remediation of land and/or groundwater contamination 
affecting the site shall be determined through risk assessment and agreed in writing with the 
Local Planning Authority prior to the commencement of the development. The works specified 
in the Reclamation Method Statement shall be implemented and completed in accordance with 
the agreed method statement by a competent person, no alterations to the method statement or 
associated remediation works shall be carried out without the written agreement of the Local 
Planning Authority. 
  
(d) Two copies of a completion report (the 'Validation Report') confirming the objectives, 
methods, results and conclusions of all remediation works shall be submitted to the Local 
Planning Authority within 2 months of completion of the development. 
  
(e) Any contamination not considered in the Reclamation Method Statement but identified 
during the reclamation works should be subject to further risk assessment and remediation 
proposals agreed with the Local Planning Authority and the development completed in 
accordance with any further agreed amended specification of works. 
Reason: The site may be contaminated as a result of or current   
  
27. uses and/or is within 250 metres of a site which has been land filled and the Local Planning 
Authority wishes to ensure that the proposed development can be implemented and occupied 
with adequate regard to environmental and public protection. 
 
28. Prior to the commencement of development a detailed plan indicating the location of 
material storage and employee parking on site shall be submitted to and approved in writing by 
the Local Planning Authority.  These areas shall remain available for the intended use and be 
used for such purposes at all times during the construction period.  
Reason: In the interest of amenity during the construction of the development.   
 
29. Prior to the commencement of any on site works (including site clearance), details of a 
wheel washing facility for construction traffic shall be submitted to, and approved in writing by, 
the Local Planning Authority.  Such a facility shall be provided, used and maintained on-site 
until the development is completed. 
Reason: To ensure that adequate measures are available to prevent the depositing   of soils 
and debris on the adjoining position of the highway and in the interests of road   safety. 
  
 
30. Prior to the commencement of the development hereby permitted details of all external 
lighting to be provided within the development, including during the construction period and 
once operational, shall be submitted to and approved in writing by the Local Planning Authority. 
Thereafter the lighting shall be provided in accordance with the approved details and thereafter 
so maintained. 
Resaon: To minimise lighting overspill from the site, in the interests of visual amenity. 
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31. Construction works (including deliveries and temporary site generators) shall only be carried 
out during the following hours to prevent disturbance to neighbouring residents: 
Monday - Friday 08:00 to 18:00 hours 
Saturday 09:00 to 1400 hours  
Sunday and Bank Holidays Noisy work audible at the site boundary should not be permitted. 
Reason: In the interest of amenity during the construction of the development. 
 
32. During construction works any bulk containers used for the storage or oil, fuel or chemicals 
shall be stored within an impervious bund.  Storage shall be as specified in Environment 
Agency guidance ‘Pollution Prevention Guidelines PPG 2: Above ground oil storage tanks’.  
Each bunded area shall have a minimum capacity of at least 110% of the volume of the largest 
tank within that bund and shall accommodate any spillages from fill or draw pipes.  
Reason: To prevent any contamination of land or water resources. 
 
33. Prior to the commencement of the development hereby approved, details shall be submitted 
of a scheme to protect the existing trees shown on the submitted plans to be retained.  The 
submitted details shall comprise generally the specification laid down within BS 5837 and shall 
include fencing of at least 1.2m high, consisting of a scaffolding frame braced to resist impacts, 
supporting either chain link or chestnut paling to dissuade encroachment.  The agreed scheme 
of protection shall be in place not less than seven days before the commencement of any 
demolition operations and the Local Planning Authority shall be given notice of the completion 
of the protection works prior to the commencement of demolition works to allow an inspection of 
the measurements to ensure their compliance with the approved scheme of protection.  
Notwithstanding the above approved specification, none of the following activities shall take 
place within the segregated protection zones in the area of the trees: 
(a) The raising or lowering of levels in relation to the existing ground levels; 
(b) Cutting of roots, digging of trenches or removal of soil; 
(c) Erection of temporary buildings, roads or carrying out of any engineering operations; 
(d) Lighting of fires; 
(e) Driving of vehicles or storage of materials and equipment. 
Reasons: To ensure that a maximum level of protection in order to safeguard the well being of 
the trees on the site and in the interests of the visual amenities of the area and to comply with 
Policy E15 of the SBC Local Plan. 
 
34. Prior to the commencement of development a details phasing plan for development 
including the provision of road access shall be submitted to and approved in writing by the Local 
Planning Authority.  The development shall progress in accordance with this plan unless 
otherwise agreed in writing by the Local Planning Authority.  
Reason: In order to ensure a satisfactory standard of development and to comply with Policy D1 
of the SBC Local Plan. 
 
35. The office floor space contained within the development hereby approved, shall be used 
only as offices ancillary to the main use of the premises as a storage and distribution 
warehouse / general industrial use and shall not be used for any other purpose. 
Reason: To ensure that no independent office use commences for which there is inadequate 
on-site parking and to ensure the primary use of the premises is for storage and distribution / 
general industrial purposes in accordance  
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36. Prior to the commencement of the development, details of parking (including spaces for 
people with disabilities and multi-occupancy spaces) shall be submitted to, and approved by, 
the Local Planning Authority and the spaces, shown on the approved drawing, shall be 
available for use prior to the first occupation of any part of the development. 
Reason: In order that the Local Planning Authority may be satisfied as to the details of the 
development and to ensure that parking spaces are available in accordance with Policy D3 of 
the Sedgefield Borough Local Plan. 
 
37. Prior to the commencement of works the details of an interim Travel Plan - including details 
of the funding / provision and frequency of bus services to the application site (to be secured for 
a period not less than 5 years from occupation of the units) is to be submitted to the Highway 
Agency and Local Planning Authority and agreed in writing by the Local Planning Authority. The 
details of the Interim Travel Plan will then be implemented in full within a detailed time scale 
submitted to and agreed in writing by the Local Planning Authority. Within one year of the first 
units hereby approved being occupied, a Final Travel Plan shall be prepared and submitted to 
the Local Planning Authority for approval, and shall include a timescale for the implementation 
of the Final Travel Plan. Thereafter the Final Travel Plan shall be implemented in full in 
accordance with the approved timescale.  
Reason: To encourage the use of more sustainable and integrated modes of transport and to 
ensure that infrastructure works required in conjunction with the increased traffic flow resulting 
from the development hereby approved are in accordance with adopted planning policy. 
 
38. Prior to the commencement of the development hereby permitted a Traffic Management 
Plan relating to the management of construction traffic associated with the development hereby 
approved shall be submitted to and approved in writing by the Local Planning Authority.  
Thereafter the approved Traffic Management Plan shall be implemented in full throughout the 
construction period.  
Reason: To ensure that the approved development does not adversely impact upon the 
operation of the local highway and strategic highway networks during the construction phase. 
 
39. Prior to the commencement of the development hereby permitted details of the following 
shall be submitted to and approved in writing by the Local Planning Authority: 
a. A scheme for the improvement and maintenance of the existing footpath link and crossing 
points off the B6444 via the existing roundabout to the north of the site;  
b. Details of proposed footpath links through the site to the individual units to include details of 
surfacing, lighting and crossing points; and  
c. Details of the proposed shared cycle/pedestrian link along the western side of the proposed 
link road to include details of surfacing, lighting and crossing points.   
None of the units or phases thereof hereby approved shall be occupied until such time as all of 
the above facilities relevant to each phrase have been provided in accordance with the 
approved scheme.   
Reason: To ensure that adequate facilities exist for cyclists and pedestrians at the site and to 
reduce reliance on the use of the private car and to comply with Policy D1 of the SBC Local 
Plan,. 
  
40. Green roof / walling technology shall be utilised to an extent (in accordance with details to 
be submitted to and approved in writing by the Local Planning Authority) on Unit Nos. 1 and 2 
referred in the design parameters set out in page 2 of the correspondence from Drivers   Jonas 
dated 15th October 2007 unless it can be demonstrated via a detailed feasibility study that 
either the financial viability of the scheme and/or occupier/end user can not support the 
additional costs (including maintenance) or the technical requirements of the end user would 
prohibit this on structural / technical / health and safety grounds.  
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Reason: To ensure that if possible additional areas of grassland are incorporated within the 
scheme to supplement the ecological and landscaping mitigation measures already identified in 
the Environmental Statement to address impacts on existing habitats resulting from the 
development of the site and in order to ensure that as far as possible the buildings can be 
integrated into the existing landscape and to comply with Policy E11 of the SBC Local Plan.  
 
41. The development hereby approved shall not commence by the undertaking of a material 
operation as defined by Section 56(4) of the Town and Country Planning Act 1990 until the 
completion of a legal agreement/planning obligation to secure the payment of a commuted sum 
of £15,000 for the provision of off site hedgerow enhancement works to be administered via the 
Durham hedgerow partnership scheme.  No development shall commence until the applicant, or 
subsequent developer has received written confirmation from the Local Panning Authority that 
payment has been received by the local Planning Authority. 
Reason:In order to ensure that a suitable level of mitigation, to supplement that already 
identified within the application proposals and the Great Crested Newt Receptor Area to the 
south is carried out to compensate for the loss of hedgerows resulting from the development of 
this site and to comply with Policy E11 of the SBC Local Plan. 
 
42. Prior to the commencement of development a detailed plan indicating the location of 
material storage and employee parking on site shall be submitted to and approved in writing by 
the Local Planning Authority. These areas shall be available and used at all times.  
Reason: In the interests of visual amenity and to ensure that this proposal complies with Local 
Plan Policy D1 
 
43. No development shall be commenced until details of all means of enclosure on the site have 
been submitted in writing and approved by the Local Planning Authority. The development shall 
be undertaken in accordance with these approved details unless otherwise agreed in writing by 
the Local Planning Authority.  
Reason : In the interests of visual amenity and to comply with Policy D1 (General Principles for 
the Layout and Design of New Developments) of the Sedgefield Borough Local Plan.  
  
44. Notwithstanding the development parameters set out at page 2 of the letter dated 15th 
October 2007 from Drivers Jonas which specifies the mix of uses and floor areas where the 
cumulative impact of the development generates in excess of 250 trips during the weekday AM 
Peak hour between 0730 and 0830 using the formula set out below  
   
0.99 B1  Office     +   0.99 B2 General Industrial   +   0.29 B8 Warehouse Distribution=<250 
        100                                      100                                                  100 
 
 
Where: 
B1 = GFA in sq.m of any B1 Office Development Under Class B1 
B2 = GFA in sq.m of any B2 General Industrial Development under Use Class B2 
B8 = GFA in sq.m of any B8 Warehouse/Distribution Development under Class B8                     
  
The development will require either the implementation of the highway works shown in principle 
on the Wardell Armstrong drawing NT03815/146B, or demonstration to the satisfaction of the 
Highways Agency that the level of the proposed development will not result in any material 
impact at junction 59 of the A1(M).  
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Reason:  To ensure that the A1 trunk road continues to serve its purposes as part of a national 
system of routes for through traffic in accordance with Section 10(2) of the Highways Act 1980 
by minimising disruption on the trunk road network resulting from traffic entering and emerging 
from the application site and in the interests of highway safety.  
 
45. Prior to the commencement of works precise details of the footpath crossing over the 
proposed link road and details of access arrangements on the embankment along the route of 
the existing public footpath No. 5 are to be submitted to and approved in writing by the Local 
Planning Authority, in the interests of highway safety and to safeguard public access along the 
footpath link.  
Reason: in the interests of highway safety and to safeguard public access along the existing 
footpath link and so that this proposal complies with Policy D3 of the Sedgefield Local Plan. 
  
INFORMATIVE 
Natural England 
The applicants should be informed that planning permission, if granted, does not absolve them 
from complying with the relevant law, including obtaining and complying with the terms and 
conditions of any licences required as described in Part IV B of the Circular. 
  
INFORMATIVE  
All works to junction 59 of the A1(M) would need to be procured via a Section 278 Agreement 
with the Highways Agency and would require a Stage 1 (preliminary design), a Stage 2 
(detailed design), a Stage 3 (completion of construction) and a Stage 4 (monitoring) Road 
Safety Audit.  The Audit shall be carried out in accordance with DMRB HD19/03 and shall be 
submitted to and approved in writing by the local planning authority and Highways Agency 
 
INFORMATIVE  
Any culverting of a watercourse requires the prior written approval of the Agency under the 
terms of the Land Drainage Act 1991 or Water Resources Act 1991.  The Agency resists 
culverting on conservation and other grounds, and consents for such works will not normally be 
granted except for access crossings. 
 
INFORMATIVE  
The term ‘ordinary watercourse’ describes all watercourses that do not form part of a 
designated Main River.  Demon’s Beck is deemed an ‘ordinary watercourse’.  Whilst the Agency 
has certain regulatory powers, it has no authority to carry out work on ‘ordinary watercourses’.  
Local Authorities have permissive powers relating to flood prevention, maintenance of flow and 
the making of byelaws. 
 
INFORMATIVE  
The Environment Agency recommends that developers should: 
1. Follow the risk management framework provided in CLR11, Model Procedures for the 
Management of Land Contamination, when dealing with land affected by contamination. 
2. Refer to the Environment Agency Guidance on Requirements for Land Contamination 
Reports for the type of information that we require in order to assess risks to controlled waters 
from the site.  The Local Planning Authority can advise on risks to other receptors, e.g. human 
health. 
 
INFORMATIVE  
Any re-alignment of the public footpath No.5 would have to be carried out under Section 257 of 
the Town and Country Planning Act 1990. It is important to note that the Order making process 
should be substantially complete before any development takes place on site. The developer 
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will need to liase with Mike Murden DCC Rights f Way section direct - Tel. 0191 3833381 
regarding the design specification of the reinstated footpath, if outline approval is granted 
(Durham Councty Council  Public Rights of Way). 
 
INFORMATIVE  
Durham County Council’s Highway Engineer has stated that the proposed access road would 
need to be constructed under a combined Section 38/278 Agreement under Highways Act and 
that the applicant would need to fund changes to highway classification. 
 
INFORMATIVE  
Details of chimney height for the biomass boiler shall be supplied to the Local Planning 
Authority; this shall be carried out according to the procedure outlined in HMIP Technical 
Guidance Note D1. The height of the chimney shall, thereafter be maintained at the calculated 
level.  
 
INFORMATIVE  
Network Rail has commented that whilst the existing pedestrian crossing to the south of 
Heighington Station is currently acceptable for existing levels of usage if development leads to 
an increased usage of crossing this may need to be up graded at developers expense. It was 
also stated that a secure 1.8m high fence would be required along the full length of the site adj. 
to the railway line and that all drainage from the site should be diverted away from the railway 
line.  
 
INFORMATIVE: REASON FOR THE GRANT OF PLANNING PERMISSION  
In the opinion of the Local Planning Authority the proposal represents acceptable development 
on this site allocated for prestige employment use within Sedgefield Borough Local Plan and 
County Durham Structure Plan. 
  
 
INFORMATIVE: LOCAL PLAN POLICIES RELEVANT TO THIS DECISION 
The decision to grant planning permission has been taken having regard to the key policies in 
the Sedgefield Borough Local Plan as set out below, and to all relevant material considerations. 
IB2  Designation of Type of Industrial Estate 
IB5  Acceptable Uses Within Prestige Business Areas
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2. 7/2007/0324/DM APPLICATION DATE: 29 May 2007 
 
PROPOSAL: CONSTRUCTION OF LINK ROAD FROM MILLENNIUM WAY TO 

HEIGHINGTON LANE 
 
LOCATION: LAND SOUTH OF HEIGHINGTON LANE NEWTON AYCLIFFE CO 

DURHAM 
 
APPLICATION TYPE: Detailed Application 
 
APPLICANT: Merchant Place Developments Ltd 
 c/o Agent 
 
CONSULTATIONS 
 
1. Cllr. W.M. Blenkinsopp   
2. Cllr. Sarah Jane Iveson   
3. Cllr. Alan Warburton    
4. GREAT AYCLIFFE TC   
5. Network Rail   
6. DCC (PROWS)   
7. LANDSCAPE ARCH   
8. ECONOMIC DEV   
9. L.PLANS   
10. Lee White   
11. VALUER   
12. ENGINEERS   
13. ENV AGENCY  
14. Heighington Parish Council   
15. RAMBLER   
16. ENGLISH NATURE   
17. NORTHUMBRIAN WATER   
18. DARLO BORO   
19. HIGHWAYS AGENCY   
20. DCC (TRAFFIC)   
21. DCC (PLANNING)   
22. WILDLIFE TRUST   
23. Helical Properties and Investments   
 
NEIGHBOUR/INDUSTRIAL 
 
Locomotion One 
Eastfield Farm 
Dormerstiles 
Twin Oaks Stables 
Dynea 
Formica 
Uponor 
Waste Transfer Station 
Travik Chemicals Ltd 
Inkland Ltd 
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Unit 1 
Unit 2 
Bracks Cottage 
Brakkes Farm 
New House Farm 
Millennium Way:1 
Houghton Bank Farm 
PWS Distributors 
 
___________________________________________________________________________ 
 
THE PROPOSAL 
 
Detailed planning permission is being sought for the construction of a link road from Millennium 
Way to Heighington Lane, Newton Aycliffe. The application has been accompanied by a Design 
and Access Statement and a supporting Environmental Statement which explain how the 
alignment of the proposed road has been designed to meet the physical characteristics of the 
site, including the existing access points, and to consider the key impacts of this proposal on 
the landscape, ecology and archaeology. 
 
The design of the link road forms part of an overall master plan for the development of a larger 
development to the south of Heighington Lane which is to be considered separately under 
planning application No. 07/2007/0268/DM.  
 
The route of the road has been developed in consultation with Durham County Council, as 
Highway Authority, and is intended to minimise disruption to the larger development site to the 
south of Heighington Lane, to maintain a service easement adjacent to the railway line and to 
provide an appropriate road geometry in the context of the nature of the road. The originally 
submitted road design has subsequently been revised in order to facilitate the provision of bus 
stopping facilities and to facilitate pedestrian access across the proposed link road along the 
line of the existing public footpath. The key aim of the proposal is to service the larger 
development site and to provide a bypass to alleviate existing traffic congestion at the railway 
level crossing at Heighington Station.  
 
SITE DESCRIPTION  
  
The proposed link road measures approximately 300 metres in length and this forms a direct 
link from a spur off the existing roundabout at Heighington Lane to the existing bridge over the 
railway line connecting with New Millennium Way. 
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The site is currently used for a mix of agricultural / woodland use although the site has been 
allocated for new employment development for over 11 years. 
 
PLANNING HISTORY  
 
The development of the application site for the purposes of a large employment use has been 
envisaged for some time with significant infrastructure works having been carried out in the 
1990’s including the construction of a new bridge over the railway to the site from New 
Millennium Way and the roundabout at Heighington Lane.  
 
CONSULTATION RESPONSES  
 
External Consultees 
 
A summary of the consultation responses received has been outlined below for Members' 
consideration. 
 
Great Aycliffe Town Council has raised no objection regarding this proposal. 
 
Durham County Council’s Highway Engineer has stated that whilst the northern section of 
the roundabout to the B6444 Heighington Lane could be built in isolation to serve Units 1 
and 2, the full link road including the roundabout to the western end of the railway bridge 
would need to be constructed to serve all of the four units proposed for the full 
development site outlined in planning application 7/2007/0268/dm. If the link road is to be 
constructed in two phases the design will need to be agreed with the Highway Authority.  
 
It was also stated that the access road would need to be constructed under a combined 
Section 38/278 Agreement under Highways Act and that the applicant would need to fund 
changes to highway classification, which would result after the link road was completed  
. 
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Durham County Council’s Archaeologist has raised no objection subject to the imposition of 
two planning conditions requiring the applicant to submit and carry out an agreed programme of 
archaeological works and requiring a programme of hedgerow recording analysis within the 
development site.  
 
Durham County Council's Policy Section has confirmed that this proposal is clearly an 
essential and integral part of the longstanding allocation for employment use, which has 
the general support of the County Council. The proposed link road will specifically assist 
in accommodating the additional traffic, especially lorry traffic that will be generated by 
the new employment developments as required by Structure Plan Policies 1 and 38.  
 
Although the proposal does not involve the use of the adjacent railway line for the 
movement of freight it was recommended that the site be developed in such a way so as 
not to preclude freight transport in the future.  
 
It was also stated that the Local Planning Authority should be satisfied in granting 
approval that the road should only be built if the employment site goes ahead in full, so 
as to avoid piecemeal development of the link road. 
 
The Highways Agency has offered no objection to the proposed link road. 
 
Natural England is of the opinion that this proposal is unlikely to have an adverse affect in 
respect of species especially protected by law subject to the imposition of a planning 
condition requiring the proposed works to be carried out in accordance with mitigation 
measures outlined in developers Environmental Statement.  
 
The Environment Agency has raised no objection to this scheme but has suggested that two 
planning conditions be attached to prevent an increased risk of flooding and to protect and 
enhance Demon’s Beck. 
 
Network Rail has raised no objection to the scheme but has commented that where the new road is 
planned in the vicinity of the railway bridge at the south end of the application site an asset 
protection agreement may be required if piling, excavation work etc. are planned within 10m of the 
railway boundary. As such, a method statement should be agreed between the parties concerned - 
these details have been forwarded to the applicant direct. 
 
Darlington Borough Council has no comments regarding this proposal. 
 
The Ramblers Association (Darlington Group) has formally objected to this proposal, on the 
grounds outlined below: 
 

•  The proposal does not include provision of a safe pedestrian crossing for users of public 
footpath No.5. Concern was expressed that the footpath will be severely disrupted by the 
link road in terms of traffic, noise, pollution and safety 

•  The Ramblers Association are totally opposed to any diversion, closure or change of 
route or changed grade to the existing public footpath Great Aycliffe No. 5.  

•  Concern was raised that the provision of the roundabout at the southern part of the link 
road could act to service further future development to the south.  

•  The need for the proposed access road was questioned and it was feared that this would 
lead to additional traffic, including extremely noxious and hazardous chemicals transiting 
the site from the adjacent chemical works.  Page 52
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•  Concerns were expressed that the ecological impact of this proposal had been under 

estimated particularly if the mitigation proposals were lost as a result of additional 
development in the future. 

•  It was also stated that determination of this application should be with held until the 
future designation of the wider area of land in the Regional Spatial Strategy is decided by 
the Secretary of State.  

•  A range of potential footpath improvements in the area has been suggested, however, 
these do not relate directly to the proposed link road itself.  

•  In conclusion, this proposal is little short of an act of ecological, archaeological and 
environmental vandalism.  

 
Internal Consultees  
 
Highways Engineer has no objections on highway grounds to the proposal. 
 
Publicity Responses 
 
The application has advertised via a press notice, the posting of several site notices around the 
application site and direct neighbour notification. As a result one letter of objection has been 
received regarding this particular proposal. The respondent queried how the planning 
department could accept a planning application for the road when the outline application for the 
development of the site as a whole was outstanding. This respondent also raised concern that 
the existing road network in the area is already under strain and could not accommodate the 
additional traffic which would be generated from the development of the site. This matter, 
however, is related to the outline application for warehouse and distribution use / industrial use 
considered under planning application 07/2007/0268). 

 
PLANNING CONSIDERATIONS 
 
Planning Policy  
 
The proposed link road is considered acceptable in Policy terms. A new road linking New 
Millennium Way with Heighington Lane West has long been earmarked to come forward, since 
the construction of the existing bridge. 
 
It is considered that the proposal is complaint with Theme 3D (Improving Connectivity & 
Accessibility within and beyond the Region) of the emerging RSS and the aspirations of Policies 
51, 52, 53A & 55 contained within that chapter.  
 
Highway Implications 
 
As mentioned above the principle of the new road is considered acceptable. The detailed 
design also meets the requirements of Durham County Council, as Highway Authority.   
 
The traffic assessments has indicated that the proposed link road will change the number of 
vehicles on Heighington Lane between the link roads access point and Long Tens Way junction 
i.e. they will be a reduction in the number of vehicles as they are redistributed on the link road. 
This factor is reflected in the response of the Highway Authority which states that “on the 
opening of the completed new link between Heighington Lane and Millennium Way through 
traffic, the B6444 road classification will be diverted over the rail bridge, along Millennium Way 
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and up to the B6444 St. Andrews Way / Millennium Way roundabout. This proposal is 
considered to be a positive measure in highway terms.  
 
The completed link road will also promote the attractiveness of the site in terms of it being 
accessed by public transport, as a completed link road would appeal to public transport 
providers. 
 
It is accepted that the construction of the new road (and the associated development of the site) will affect 
pedestrians travelling along the route of footpath No.5, which crosses the road in an east – west direction. 
Although the route of the footpath will not need to be amended the gradient of the access may need to be changed 
to take into account the road embankment works. Highway safety can be safeguarded for footpath users via the 
formation of a suitable crossing point along the line of the existing footpath and any proposed changes in gradient 
of the footpath would need to take into account legislation and best practice to safeguard accessibility to a range of 
footpath users. It is, therefore, recommended that a planning condition be attached to any subsequent approval 
requiring precise details of the crossing to be submitted to and agreed in writing by the Local Planning Authority.  
 
Landscape Impact 
 
As a result of the linkage of the proposed road and the existing bridge over the railway line the 
road and its embankment will be approximately 4m above ground level at the southern section 
of the site leading to a gradual fall to the north. The key visual impacts of the road will be the 
vistas from Millennium Road and the footpath No.5.  
 
However, a range of tree and shrub planting is proposed both along the embankment itself and 
within the wider area, which will help mitigate for the construction of the link road. 
 
Whilst the road itself will represent an urban intrusion into agricultural land, the landscape 
mitigation works will reduce the visual impact of this proposal. The visual impact of the 
proposed road would also be minimised when viewed in the context of wider the development 
of the site, as proposed under planning application 2007/0268, 
 
Ecology  
 
A detailed Environmental Assessment has been carried out in relation to the construction of the 
link road. The proposal would affect the existing habitat in the area including the loss of 
pastureland, trees and hedgerows and would potentially affect bat, nesting birds and newts. A 
culvert would be introduced over Demon’s Beck. However, bearing in mind the series of 
mitigation works proposed including both on and off site mitigation, this proposal is considered 
acceptable subject to the imposition of the condition suggested by Natural England. 
 
 
 
 
Archaeology  
 
This proposal has been considered by Durham County Council’s Assistant Archaeology Officer 
who has advised that she has no objection to the proposed development subject to the 
imposition of two planning conditions requiring the submission and implementation of a 
programme of mitigation works in respect of archaeological remains and hedgerows, as 
detailed above, prior to the commencement of any development on site.       
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Noise  
 
The noise assessment for the proposed development has been carried out using appropriate 
guidance and methodology. The assessment of Road Traffic noise identified that they would be 
no perceptible increase in noise from traffic associated with the development. 
 
Other Matters raised  
 
Concern was raised that the provision of the roundabout at the southern part of the link road 
could be used to access further future development to the south. It should be noted that the 
road has been designed to meet the requirements of Durham County Council, as Highway 
Authority. Any further development of the site would, of course, be the subject of a new 
planning application.  
 
The road itself would not lead to any additional traffic (the development of the wider site is 
considered separately under planning application 07/2007/0268). It is anticipated that traffic 
flows within the area will, however, alter. As such, any chemicals transported from the adjacent 
chemical works would simply be transferred from one existing public highway to another. As 
such, any risk, however, minimal, would not be increased. 
 
Notwithstanding the suggestion that determination of this application should be withheld in 
abeyance until the future designation of the wider area of land in the Regional Spatial Strategy 
is decided by the Secretary of State this proposal is considered satisfactory in Planning Policy 
terms and is deemed to accord with Theme 3D (Improving Connectivity & Accessibility within 
and beyond the Region) of the emerging RSS and the aspirations of Policies 51, 52, 53A & 55 
contained within that chapter.  
 
SECTION 17 OF THE CRIME AND DISORDER ACT 1998  
 
Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
section 17 of the Crime and Disorder Act 1998. In reaching a recommendation to approve 
planning permission, officers consider that the proposal will not undermine crime prevention or 
the promotion of community safety. 
 
CONCLUSION  
 
In conclusion, it is considered that this proposal is satisfactory in planning Policy terms and, if 
implemented, this scheme would provide access to and facilitate the development of this 
important employment site, which is considered under planning application 2007/0268/DM. 
 
 
 
1. The development hereby approved shall be begun not later than the expiration of 3 years 
from the date of this permission. 
Reason: In accordance with Section 91 of the Town and Country Planning Act 1990. 
 
2. The development hereby approved shall be carried out only in accordance with the submitted 
application, as amended by the following document(s) and plans: received 30th October 2007. 
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Reason: To ensure that the development is carried out in accordance with the approved 
documents. 
 
3. No development shall take place until there has been submitted to and approved in writing by 
the Local Planning Authority a scheme of landscaping which shall include details of hard and 
soft landscaping, planting species, sizes, layout, densities, numbers, method of planting and 
maintenance regime, as well as indications of all existing trees and hedgerows on the land and 
details of any to be retained, together with measures for their protection in the course of 
development. The landscaping shall be carried out in accordance with the approved scheme 
unless otherwise agreed in writing by the Local Planning Authority. 
Reason: To achieve a satisfactory form of development in the interests of visual amenity, and to 
comply with Policy E15 (Safeguarding of Woodlands, Trees and Hedgerows) of the Sedgefield 
Borough Local Plan. 
 
4. All planting, seeding or turfing comprised in the approved details of landscaping shall be 
carried out in the first available planting season following the practical completion of the 
development and any trees or plants which within a period of 5 years from the substantial 
completion of the development die, are removed or become seriously damaged or diseased 
shall be replaced in the next planting season with others of similar size and species, unless the 
Local Planning Authority gives written consent to any variation.  
Reason: To achieve a satisfactory form of development in the interests of visual amenity, and to 
comply with Policy E15 (Safeguarding of Woodlands, Trees and Hedgerows) of the Sedgefield 
Borough Local Plan. 
 
5. Prior to the commencement of development a detailed phasing plan for development shall be 
submitted to and approved in writing by the Local Planning Authority.  The development shall 
progress in accordance with this plan unless otherwise agreed in writing by the Local Planning 
Authority. 
Reason: To ensure a satisfactory standard of development and in accordance with Policy D1 
(General Principles for the Layout and Design of New Development) of the Sedgefield Borough 
Local Plan. 
 
6. Prior to the commencement of development on site a vehicle wheel washing facility shall be 
installed at the main exit from the site.  All construction traffic leaving the site must use the 
facility and it must be available and maintained in working order at all times. 
Reason: In the interest of amenity and to reduce the amount of mud on the roads and in 
accordance with Policy D1 (General Principles for the Layout and Design of New 
Developments) of the Sedgefield Borough Local Plan. 
 
7. No development shall take place unless in accordance with the mitigation detailed within 
Section 9 and Appendix 2 of the protected species report (An Ecological Appraisal of the 
proposed link road, Heighington Lane Industrial Estate by E3 Ecology) including but not 
restricted to obtaining a Natural England Development Licence and compliance with the Bats 
and Trees Method Statement). 
Reason: To conserve protected species and their habitat and to comply with Policy E11 of the 
Sedgefield Local Plan 
 
8. No development approved by this permission shall be commenced until a scheme for the 
provision of surface water drainage works including the attenuation proposed in the 
Environmental Statemement has been approved by the Local Planning Authority. Such scheme 
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shall be implemented before the construction of impermeable surfaces draining to this system 
unless otherwise agreed in writing by the Local Planning Authority.  
Reason :To prevent the increased risk of flooding by ensuring the provision of a satisfactory 
means of surface water disposal and to comply with Planning Policy Statement 23. 
  
9. No development approved by this permission shall be commenced until a scheme for the 
protection and enhancement of Demon’s Beck has been submitted to, and approved in writing 
by the Local Planning Authority. Thereafter, the scheme shall be completed in accordance with 
the approved plans. 
Reason: To protect and enhance wildlife habitats associated with watercourses to comply with 
Policy E11 of the Sedgefield Local Plan. 
 
10. No development shall commence until the applicant has submitted and carried out an 
agreed programme of archaeological works, to include mitigation as detailed in Section 5. 0 of 
the supporting Environmental Statement submitted by the applicant. in accordance with a 
scheme of investigation. The scheme of investigation must be submitted by the applicant and 
approved by the Local Planning Authority. Development (including ground works) must not 
commence until agreed archaeological works are in place. However the site may be released 
on an area-by-area basis subject to approval in writing from the County Archaeologist on behalf 
of the Local Planning Authority. The condition will not be discharged until any required 
publication has been agreed in writing. Reason: The site is in an area of high archaeological 
potential as shown by the Environmental Statement. This requirement is in line with Policy E17 
of the Sedgefield Borough Local Plan and Policy 66 of the Durham County Structure Plan.   
 
11. No site works shall be undertaken until an appropriate programme of hedgerow 
recording/analysis of the hedgerows within the development area has been agreed in writing 
with the Local Planning Authority, in accordance with a written scheme of investigation. This 
must be submitted by the applicant and approved by the Local Planning Authority. 
Reason: These hedgerows have been identified as ‘important’ in terms of archaeology and 
history under criteria 5(a) of the Hedgerow Regulations 1997 Schedule 1 Part II.  The works are 
required to record features of interest, inform works and mitigate impact.   
 
12. Prior to the commencement of works precise details of the footpath crossing over the 
proposed link road and details of access arrangements on the embankment along the route of 
the existing public footpath No.5 shall be submitted to and approved in writing by the Local 
Planning Authority. 
Reason: In the interests of highway safety and to safeguard public access along the existing 
footpath link and so that this proposal complies with Policy D3 of the Sedgefield Local Plan. 
 
 
 
 
13. No development shall take place until a dust management plan has been submitted to and 
approved by the Local Planning Authority. The plan shall contain details of water suppression, 
containment of finely divided materials, how internal roads and highways will be cleaned, and 
details of any visual inspections of the highway network. 
Reason: In the interests of residential amenity.  
 
14. Site works during development, including the operation of construction plant, machinery and 
vehicles, and vehicle movements for the purpose of deliveries and removals shall not be carried 
out outside the hours of 0800 to 1800 Mondays to Fridays and 0900 to 1400 Saturdays, except 
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where on Sundays and Bank Holidays, site works that do not generate noise that is audible at 
the site boundary is permitted.  
Reason: In the interests of residential amenity. 
  
INFORMATIVE: Planning permission, if granted, does not absolve the applicants from 
complying with the relevant law, including obtaining and complying with the terms and 
conditions of any licences required as described in Part IV of the circular.  
 
INFORMATIVE: The proposed link roads will need to be constructed under a combined Section 
38/278 Agreement Highways Act 1980 and the applicant will need to contact John Collins of 
Durham County Council’s Highways Adoption Section, Tel. No. 0191 3834091.  
 
INFORMATIVE: Network Rail has commented that where the new road is planned in the vicinity 
of the railway bridge at the south end of the application site an asset protection agreement may 
be required if piling, excavation work etc. are planned within 10m of the railway boundary. As 
such, a method statement should be agreed between the parties concerned. 
 
INFORMATIVE: The applicant will need to commission Durham County Council’s Traffic Control 
Group to prepare the necessary orders to arrange for the reclassification of the adjacent road 
network and to arrange for the removal of the bollards on the eastern side of the railway bridge 
and the making good of the carriageway surface. 
 
INFORMATIVE: REASON FOR GRANT OF PLANNING PERMISSION 
In the opinion of the Local Planning Authority the proposal represents acceptable development 
within a prestige business area, the appearance and purpose of which would not be 
compromised as a result. 
 
INFORMATIVE: LOCAL PLAN POLICIES RELEVANT TO THIS DECISION 
The decision to grant planning permission has been taken having regard to the key policies in 
the Sedgefield Borough Local Plan as set out below, and to all relevant material considerations. 
IB5  Acceptable Uses Within Prestige  Business Areas
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3. 7/2007/0473/DM APPLICATION DATE: 16 August 2007 
 
PROPOSAL: RESIDENTIAL DEVELOPMENT (OUTLINE APPLICATION) 
 
LOCATION: LAND AT CHAPEL ROW FERRYHILL CO DURHAM  
 
APPLICATION TYPE: Outline Application 
 
APPLICANT: Three Rivers Housing Ass 
 Three Rivers House, Abbeywoods Business Park, Pity Me, Co Durham, 

DH1 5TG 
 
CONSULTATIONS 
 
1. FERRYHILL TOWN COUNCIL  
2. Cllr. C. Potts  
3. Cllr. T.F. Forrest  
4. Cllr. B.F. Avery   
5. DCC (PROWS)   
6. POLICE HQ  
7. LANDSCAPE ARCH   
8. L.PLANS   
9. Lee White   
10. VALUER   
11. ENV. HEALTH   
12. ENGINEERS  
13. ENV AGENCY   
14. REGENERATION  
15. BR TELECOM   
16. BR GAS   
17. ENGLISH NATURE   
18. NORTHUMBRIAN WATER   
19. DCC (TRAFFIC)   
20. DCC (PLANNING)   
21. WILDLIFE TRUST   
22. NEDL   
 
NEIGHBOUR/INDUSTRIAL 
 
Clive Street:1,2,3,4,5,6,7,8,9,10,11,12,13 
The Cottage Blue Ridge House 
Haig Street:28,27,26,25,24,23,22,21,20,19,18,17,16,15,14,13,12,11,10,9,8,7,6,5,4,3,2,1 
Wolseley Street:1,2,3,4,5,6,7,8,9,10,11,12,13,14,15,16,17,18,19,20,21,22,23,24,25,26 
Nelson Street:26,24,22,20,18,16,14,12,10,8,6,4,2 
 
BOROUGH PLANNING POLICIES 
 
H17 Backland and Infill Housing 
D1 General Principles for the Layout and Design of New Developments 
D3 Design for Access 
D5 Layout of New Housing Development 
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___________________________________________________________________________ 
 
THE PROPOSAL 
 
Outline planning permission is sought for residential development of land at Chapel Rows, 
Ferryhill Station.   The 1.25 hectare application site is located within the residential framework of 
Ferryhill, and represents the third phase of a housing renewal scheme for which two detailed 
planning consents have already been granted for the sites which front onto the C37 Chilton 
Lane.  The locality is predominantly residential in character, and predominantly contains 
terraced housing, although significant new residential development has been granted planning 
permission in the past few years. 
 
The outline application is accompanied by a design and access statement, which gives general 
indicative information on matters such as the context, amount, layout, scale, landscape, 
appearance and access to the development, all of which are essentially matters to be reserved 
for future consideration should this outline application be approved.   No indicative layout has 
however been provided, but the application form states that approximately 90 dwellings would 
be built on the site.  This issue is expanded upon in the planning considerations below.  
Ecological and Geotechnical reports also form part of the application. 
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CONSULTATION AND PUBLICITY 
 
Statutory / Non-Statutory Consultees 
 
Ferryhill Town Council has not responded. 
 
The County Highways Engineer has stated that he has no objections to the proposal. 
 
The Environmental Health Section has no objections to the proposal, but has made 
comments that form the basis of informative advice on any permission granted. 
  
The Engineering Services Team has no objections to the proposal subject to prior agreement 
of engineering details for the vehicle access.   
 
The Landscape Architect has not responded. 
 
Natural England initially concluded that there was insufficient information on which to form an 
opinion on whether the proposal would be likely to have any adverse effect upon species 
protected by law.  The majority of the site is a clearance site that has been grassed over in 
recent years, with a low potential for supporting wildlife species.  As the proposal includes the 
demolition of remaining vacant terraced dwellings on part of the site however, the possible 
presence of bats has been repeatedly raised with the applicants during meetings and by way of 
correspondence.  A bat survey has eventually been submitted and Natural England has 
expressed serious concerns about the timing and adequacy of the survey work and the 
consequent lack of detail in the mitigation strategy.  The issues are addressed comprehensively 
in the planning considerations below. 
 
Durham Wildlife Trust has not responded. 
 
The County Ecologist considers the report justifies withholding planning permission until 
further survey work is carried out in the 2008 season. 
 
The Durham Bat Group similarly concludes that the timing of the survey is inappropriate, and 
further survey work would be needed before the grant of planning permission.  
 
The Countryside Officer agrees that more survey work is required, and a better mitigation 
strategy formulated, and that development cannot proceed until this has happened and is 
considered acceptable. 
 

Environment Agency has no objections on grounds of flood risk or contamination, but has 
recommended the imposition of a condition in respect of surface water disposal. 

The Forward Planning Team has given a detailed policy response on the proposal, which has 
been used as a basis for the formulation of the planning considerations below.   
 
Police Architectural Liaison Officer notes that the applicant has stated in the application that 
future development of the land would achieve Secured by Design status. 
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Publicity Responses 
 
Site notices were erected, an advertisement placed in the local press and letters were sent to 
neighbouring occupiers advising of the application.  To date no responses have been received 
from the public.   
 
PLANNING CONSIDERATIONS 
 
The main planning considerations in this case are: 
 

 Compliance with national planning policy and guidance and local plan policies 
 The Ferryhill Station Masterplan 
 Access and highway safety 
 Impact on ecology 
 Renewable energy provision 
 Open Space 

 
COMPLIANCE WITH NATIONAL PLANNING POLICY AND GUIDANCE AND LOCAL PLAN 
POLICIES 
 
Local Plan Policy 
Policy H17 of the Borough Local Plan applies to this proposal because it constitutes the 
redevelopment of an infill site within the recognised framework of Ferryhill.  Access to 
the site is satisfactory, and it is of sufficient capacity to ensure that subsequent detailed 
proposals will be able to meet the usual amenity and privacy standards expected by 
Policy D5.  Recently approved frontage development sets the scene for future 
development of this outline site, and the submitted Design and Access Statement 
suggests that the development will be of satisfactory layout and design for its setting.  
The proposal is considered to accord with Policy H17. 
 
National Guidance 
The Local Plan is somewhat out of date now, although key policies have been saved by 
the Secretary of State until a replacement Local Development Framework comes into 
force. Notwithstanding this, current national guidance is expressed in PPS3, which 
outlines that residential development should create places and spaces which meet the 
needs of people, are visually attractive, safe, accessible, functional, inclusive, have their 
own distinctive identity and maintain and improve local character.  The application site is 
accessible and connected to public transport and community facilities and services, and 
has basic access to community and green open spaces.  Housing schemes should be 
well laid out so that all the space is used efficiently, is safe, accessible and user-friendly. 
 
The current proposal looks only at the principle of development, and any reserved 
matters or detailed applications that are submitted later must contain a housing scheme 
that integrates with, and complements, the neighbouring buildings and the local area 
more generally in terms of scale, density, layout and access. The application site 
previously contained terraced housing, and its redevelopment for housing would involve 
the recycling of previously-developed land of which PPS3 and the emerging RSS are 
keen advocates.  It will also contribute to the Government target of 60% of additional 
housing on previously-developed land.  
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It is therefore considered that housing development on this redundant brownfield site would 
accord with RPG1, the emerging RSS, the Borough Local Plan and national guidance contained 
within PPS3 in terms of their locational strategy.  The principle of housing on the site is 
therefore acceptable.  
 
The Ferryhill Station Masterplan 
The Council’s Corporate Plan, the Local Strategic Partnership’s Community Strategy and Action 
Plan, and Housing Strategy seek to prioritise investment in the three housing priority areas of 
Dean Bank, Ferryhill Station and West Chilton to help regenerate them so that they have a 
sustainable future as a community.  To help achieve this aim of the Council, there has been 
Masterplanning work undertaken to provide a housing and economic case for intervention in 
these communities.  The Borough Council’s Cabinet adopted these Masterplans on 13th July 
2006.   
 
The section of the MasterPlan concerning the part of Ferryhill Station that is subject to this 
planning application, stipulates that new housing should cater for mixed tenancies to meet local 
needs, and that housing should be developed horizontally and diagonally on the site to deal 
with the steepness of the site.  Tree lined streets are advocated as these will bring greenery into 
the area.  The site should also provide multiple connections to surrounding open space 
compensating for absence of recreational spaces within the development.  Whilst these issues 
can only be fully addressed at subsequent detailed or reserved matters stage, the Design and 
Access Statement does indicate that key elements of the Masterplan have been incorporated 
into the vision for the development. 
 
The outline planning application highlights that future development would comprise 
apartments, bungalows, and 2, 3, & 4 bed units in terraced, semi-detached, detached 
formats.  A key characteristic of a mixed community is a variety of housing, particularly 
in terms of tenure and price and a mix of different households such as families with 
children, single person households and older people.  It is clear that the range of mix to 
be provided by this scheme will contribute towards the Government’s key housing 
objective of achieving a wide choice of high quality homes to address the requirements 
of the community.  This should be encouraged.  As the Masterplan essentially drives the 
ultimate form of development, there is no requirement to separately analyse the issue of 
affordable housing. 
 
It is however considered that the stated figure of 90 properties is far too high for the size 
of the site, and that such a density (72 dwellings per hectare) would result in an 
inappropriate layout and mix of house types, constraining the opportunity to create 
landscaped pockets within the development, essential to the aim of creating a better 
place for people to live in line with CABE guidance.  Furthermore, it has been the 
Highway Authority’s view that the total number of dwellings in the regeneration of The 
Rows should be around 100.  The applicants have agreed to a reduction to 65 dwellings 
on the current site, taking the total for all three phases and the group repair scheme in 
Haig Street to 109.  This would represent  a density of 52 dwellings per hectare on Phase 
3, and meet the aspirations of the Highway Authority about intensity of use of the 
existing highway infrastructure.  
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ACCESS AND HIGHWAY SAFETY 
 
The highway Authority is satisfied with access arrangements to the site, which would be 
improved at its junction with the C37 by re-forming the radius kerbs as part of the 
development of Phases 1 & 2. 
 
IMPACT ON ECOLOGY 
 
Legislative background 
 
The potential impact of proposed development upon wildlife species protected by law is of 
paramount importance in making any planning decision.  It is a material planning consideration 
which, if not properly addressed, could place the Local Planning Authority vulnerable to legal 
challenge on a decision to grant planning permission without taking into account all relevant 
planning considerations.  Subsequent injury to, or loss of protected wildlife species or 
associated habitat could also leave the authority, including its officers and Members, at risk of 
criminal prosecution. 
 
The responsibilities and duties of the Local Planning Authority with regard to assessment of 
biodiversity issues are enshrined within the following Acts and Regulations: 
 

•  Section 40(1) of the Natural Environment and Rural Communities Act 2006 
•  Regulation 3(4) of the Conservation (Natural Habitats &c.) Regulations 1994 (as 

amended) 
•  Section 74 of the Countryside & Rights of Way Act 2000 

 
The parameters for dealing with planning applications that have the potential to impact upon 
protected wildlife species are comprehensively set out in the following documents: 
 

•  Planning Policy Statement (PPS)9: Biodiversity and Geological Conservation (2005) 
•  Planning for Biodiversity and Geological Conservation: A Guide to Good Practice 
•  ODPM Circular 06/2005: Biodiversity and Geological Conservation – Statutory 

Obligations and their Impact Within The Planning System 
 
Role of consultees on ecology matters 
 
Planning Officers are not, and cannot reasonably be expected to be, experts on matters of 
ecology.  It is imperative therefore, that the advice of expert individuals, groups or agencies is 
sought upon ecological reports that are submitted as part of a planning application.  Whilst 
Natural England is technically not a statutory consultee, Circular 06/2005 advises that it should 
be consulted for advice where development proposals are likely to harm species or their 
habitats.  
 
It is the usual practice of officers also to seek supplementary advice from other sources, where 
appropriate.  In this instance, advice was sought from the Durham County Ecologist, The 
Durham Bat Group, Durham Wildlife Trust, and this Council’s Countryside Officer. 
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The initial consultation 
 
The original consultation on the proposal was carried out because the site presently contains 
five terraces of vacant dwellings (65 properties), which were considered on initial, unqualified 
observation to have some potential for use by bats.  Their condition and location near to trees 
raised concerns that they might present an attractive environment for establishment of bat 
roosts.  The initial consultation did not result in meaningful advice because, as previously 
mentioned, no wildlife report had been submitted at that time. 
 
Consultation on the wildlife report 
 
The eventual submission of a wildlife report allowed more meaningful advice to be obtained 
from the consultees.  The wildlife report, and relevant consultation responses are appended to 
this committee report.  The wildlife report identifies bats as the only species likely to be affected 
by the development, and indicates that external surveys of the terraces suggests potential for 
access by bats, and that dusk surveys provided visual evidence of bats emerging from 
buildings.  The report concedes that further surveys would need to be carried out during the 
summer season of 2008 to establish more accurate evidence, and a more detailed mitigation 
strategy, formulated on this evidence.  It is the consultees’ consensus view that planning 
permission should not be granted in advance of the full evidence being gathered next year, and 
an updated report being submitted and agreed. 
 
Conclusion against legislative background 
 
Circular 06/2005 emphasises the weight that must be attached to the impact that development 
may have upon protected wildlife species in Paragraph 99; 
 
“It is essential that the presence or otherwise of protected species, and the extent that 
they may be affected by the proposed development, is established before the planning 
permission is granted, otherwise all relevant material considerations may not have been 
addressed in making the decision.” 
 
It is clear that the ill-timed survey has evidenced the presence of bats in the immediate vicinity 
of the vacant terraced properties, but it does not accurately provide evidence of the scale and 
precise nature of bat activity.  It is impossible therefore to assess the extent to which they would 
be affected by the proposed development.  Clearly, any bat roosts within the buildings would be 
destroyed by demolition works, making it imperative to have evidence of mitigation / 
compensation measures, and timing of works beforehand.  On this basis, the current application 
ought to be refused, or otherwise remain determined until next year. 
 
Paragraph 99 goes on to say however; 
 
“The need to ensure ecological surveys are carried out should therefore only be left to coverage 
under planning conditions in exceptional circumstances, with the result that the surveys are 
carried out after planning permission has been granted. However, bearing in mind the delay and 
cost that may be involved, developers should not be required to undertake surveys for protected 
species unless there is a reasonable likelihood of the species being present and affected by the 
development. Where this is the case, the survey should be completed and any necessary 
measures to protect the species should be in place, through conditions and/or planning 
obligations, before the permission is granted. In appropriate circumstances the permission may 
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also impose a condition preventing the development from proceeding without the prior 
acquisition of a licence under the procedure set out in section C below.” 
  
The legislation fails to clarify what is meant by exceptional circumstances, but research, for 
example from other Local Planning Authorities, suggests that a range of factors can be 
considered, including; 
 

•  where there might be a relatively long time between the grant of outline planning 
permission and the submission of detailed or reserved matters applications (and species 
population levels may change);  

•  where vandalism of existing buildings is considered in itself to pose a potential threat to 
protected species; 

•  where funding bid deadlines would not be met as a result of significant delay in securing 
planning permission; and 

•  where wider community benefits would be lost if the scheme did not go ahead  
 
Are there exceptional circumstances in this instance? 
 
This current proposal is only one component of a more comprehensive and phased housing 
renewal and regeneration package for Ferryhill Station, one of three areas of the Borough 
identified for priority intervention to reverse decline, and to create sustainable communities.  
Given the corporate importance of this housing strategy, the Director of Neighbourhood 
Services has set out what would be the consequences of significant delay with determination of 
this application, and whether there are circumstances that could be considered ‘exceptional’ in 
this instance, thereby justifying a departure from the precautionary approach advised by 
Circular 06/2005 and by Natural England and the other ecology consultees. 
 
Exceptional Circumstances at The Rows 
 
The Council has identified its key priorities for housing market renewal intervention within the 
Community Strategy, Housing Strategy, and Corporate Plan. The Rows, Ferryhill Station is one 
of the Council’s three priority areas. This site is the pathfinder site for the South Durham 
Coalfields renewal programme and any delay in delivering this scheme would have a 
detrimental effect on the programme as a whole. 
 
 
The Rows suffer from low demand for the poor quality pre -1919 terraced housing as well 
as high levels of anti-social behaviour, including break-in and vandalism which creates 
the additional risk of fire. There are concerns surrounding the effects of delay on the 
health of the remaining residents as the properties suffer from excess cold and 
dampness which will increase throughout the winter months. Negotiations for purchase 
are continuing with the remaining owners, in a twin track approach running alongside 
the recently made Compulsory Purchase Order. Many of the residents have concerns 
and anxiety around the future of this site and further delay would only serve to 
compound their distress. The Compulsory Purchase Order has been made using the 
powers given under the Planning and Compulsory Purchase Act 2004 and planning 
permission for development of the land forms part of the Council’s case. Delay in 
obtaining the necessary planning permission could jeopardise the Compulsory Purchase 
Order causing further delay and hardship to residents. 
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Sedgefield Borough Council will own a significant part of the site once the Compulsory 
Purchase Order is confirmed and will have responsibility for the clearance of the site, and 
therefore, can give the additional assurance that the Council will ensure that all survey and 
mitigation work required by the conditions attached to the outline planning permission will be 
satisfied prior to the commencement of any demolition work at the site. 
 
In the opinion of the Director of Neighbourhood Services, the above corporate views constitute 
‘exceptional circumstances’ sufficient to justify the grant of outline planning permission in 
advance of further survey work in 2008.  It is accepted however, that any permission granted 
would need to comprehensively conditioned to ensure that there would be no risk of harm to 
protected species or their habitat as a result of any actions allowed under the terms of the 
consent.  It remains the view of officers however, that the precautionary approach encouraged 
by legislation is the safest position to adopt in order to avoid conflict with species protected by 
law, and that should the Council resolve to grant planning permission in this instance, it must do 
so on the basis that there are truly exceptional circumstances which do not set a precedent for 
a similar approach in future regeneration proposals within the Borough.  The emphasis must 
continue to be placed on securing robust and credible wildlife surveys ‘up-front’ in line with the 
fundamental requirements of legislation. 
 
RENEWABLE ENERGY PROVISION 
The application makes specific reference to sustainability, including renewable energy sources. 
 Solar panels, grey water collection and geo-mats are specified for incorporation within any 
future development.  This is within the spirit of RPG1 policies EN1 and EN7, which encourage 
renewable energy and energy efficiency. The emerging RSS goes a step further by requiring 
the incorporation of at least 10% embedded renewable energy in major new development, and 
any planning permission granted in this instance ought to be appropriately conditioned. 
 
OPEN SPACE PROVISION 
The Forward Planning Team refer to the vision for redevelopment of the area set out in the 
Master Plan, which accepts that open space provision will be limited, with emphasis placed 
upon multiple connections between the site and existing surrounding open spaces.  It would be 
inappropriate therefore to fetter the housing numbers and future layout by prescribing a 
minimum open space level at this stage.  Furthermore, the likely significant improvement in 
housing standards and living conditions could be further enhanced by good quality landscaped 
pockets within the redevelopment site.  
 
CONCLUSION 
 
The proposal provides an opportunity to continue the phased implementation of a much needed 
housing renewal scheme for Ferryhill Station.  The design and access statement suggests that 
a satisfactory future layout and design can be achieved, to complement the two detailed 
schemes already approved in Phases 1 & 2.  The proposal is considered to reflect the 
parameters of the Master Plan, the aspirations of the community and subsequently the key 
housing policy objectives contained within PPS3, the RSS and the Borough Local Plan. 
 
The ecology issue has been given significant consideration because of the established high risk 
associated with the conservation of wildlife species, and the consequent presumption against 
the grant of planning permission in advance of a further 2008 survey.  All associated material 
considerations have therefore been weighed against the corporate view that there are 
exceptional circumstances on this occasion that would justify departure from the precautionary 
approach, subject to comprehensive planning conditions. 
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This conclusion has been reached not on the basis that exceptional circumstances outweigh the 
ecology considerations, but on the basis that the long term interests of the protected species 
can be properly maintained by the imposition of appropriate conditions on an outline planning 
permission. 
 
HUMAN RIGHTS IMPLICATIONS 
 
It is considered that in general terms, the provisions of the Human Rights Act 1998 have been 
taken into account in dealing with the above application. 
 
SECTION 17 OF THE CRIME AND DISORDER ACT 1998  
 
Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
section 17 of the Crime and Disorder Act 1998. In reaching a recommendation to grant planning 
permission, officers consider that the proposal will not undermine crime prevention or the 
promotion of community safety. 
 
 
RECOMMENDATION: It is recommended that outline planning permission be granted 
subject to the conditions set out in Appendix 1 to this report.   
 
 
Appendix 1 – List of proposed conditions 
Appendix 2 – Wildlife survey by E3 Ecology Ltd. 
Appendix 3 – Responses of Natural England, the County Ecologist and Durham Bat Group 
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APPENDIX 1 – LIST OF CONDITIONS 
1 Reserved Matters (Details) 

Approval of the details of the layout of the development, the scale and appearance of 
the dwellings, means of access, and the landscaping of the site (hereinafter called the 
"Reserved Matters") shall be obtained from the Local Planning Authority before any 
development is commenced. 
 
Reason: Reason: In accordance with Section 92 of the Town and Country Planning Act 
1990 as amended by the Planning and Compulsory Purchase Act 2004 
 

2 Reserved Matters (Time Limit) 
Application for approval of the Reserved Matters shall be made to the Local Planning 
Authority not later than the expiration of THREE years from the date of this permission 
and the development to which this permission relates must be begun not later than the 
expiration of two years from the final approval of the reserved matters or, in the case of 
approval on different dates, the final approval of the last such matter has been 
approved. 
 
Reason: In accordance with Section 92 of the Town and Country Planning Act 1990 as 
amended by the Planning and Compulsory Purchase Act 2004. 
 

3 Ecology (Further Survey) 
Notwithstanding the survey conclusions and mitigation proposals set out in the 
submitted document ‘ A Wildlife Survey Of Clive St., Wolseley St., Nelson St. and Haig 
St., Ferryhill, County Durham’, prepared by E3 Ecology Ltd.’, (reference 1223 Wildlife 
Survey R01), no development, including demolition or destruction of buildings and 
structures, site clearance, engineering operations and construction shall commence 
until a further detailed ecological survey of all the buildings, trees and open spaces 
within the application site has been carried out in the period between 1st May and 31st 
August in any year, and then submitted to, and approved by the Local Planning 
Authority. The survey shall be carried out by appropriately qualified, experienced and 
licensed environmental consultants in accordance with standards and techniques 
recognised by Natural England and the Institute of Ecology and Environmental 
Management (IEEM), and shall include comprehensive mitigation measures and a 
timetable for their implementation. 
 
Reason: To ensure that wildlife species protected by law, together with their habitats, 
are not adversely affected by the development in compliance with Planning Policy 
Statement PPS9 (Biodiversity and Geological Conservation). 

4 Ecology (Currency of Survey) 
In the event that development, including demolition or destruction of buildings and 
structures, site clearance, engineering operations and construction, has not 
commenced within a period of 12 months from the date of approval of any wildlife 
survey required by condition 3 above, that survey will be considered out of date, and no 
such development shall then commence until a full re-survey has been carried out in the 
following year accordance with condition 3’ 
 
Reason: To ensure that wildlife species protected by law, together with their habitats, 
are not adversely affected by the development in compliance with Planning Policy 
Statement PPS9 (Biodiversity and Geological Conservation)..  
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5 Ecology (Mitigation in Advance) 

No development, including demolition or destruction of buildings and structures, site 
clearance, engineering operations and construction shall commence until any mitigation 
measures identified and approved by the Local Planning Authority as necessary in 
advance of development have been implemented in full to the satisfaction of the Local 
Planning Authority. 
 
Reason: To ensure that wildlife species protected by law, together with their habitats, 
are not adversely affected by the development in compliance with Planning Policy 
Statement PPS9 (Biodiversity and Geological Conservation). 

6 Ecology (Licence to Disturb) 
Where a licence to disturb any protected species is required to be obtained from Natural 
England or DEFRA. no development, including demolition or destruction of buildings 
and structures, site clearance, engineering operations and construction shall commence 
until such a licence has been obtained and a copy has been submitted to and verified 
as valid by the Local Planning Authority. 
 
Reason: To ensure that wildlife species protected by law, together with their habitats, 
are not adversely affected by the development in compliance with Planning Policy 
Statement PPS9 (Biodiversity and Geological Conservation). 

7 Materials 
Notwithstanding any description of the materials in the application, no development 
shall be commenced until details of the materials and detailing to be used for the 
external surfaces, including the roof and render colour, of the building have been 
submitted to and approved by the Local Planning Authority. The development shall be 
carried out in accordance with the approved details to the satisfaction of the Local 
Planning Authority. 
Reason: To enable the Local Planning Authority to control details of the development in 
the interests of visual amenity, and to comply with Policy D1 (General Principles for the 
Layout and Design of New Developments) of the Sedgefield Borough Local Plan. 
 

8 Surface water run-off 
No development approved by this permission shall be commenced until a scheme for 
the provision of surface water drainage works, including an agreed attenuation 
scheme, has been submitted to and approved by the Local Planning Authority. Such 
scheme shall be implemented before the construction of impermeable surfaces draining 
to this system unless otherwise agreed in writing by the Local Planning Authority.  
 
Reason: To prevent the increased risk of flooding by ensuring the provision of a 
satisfactory means of surface water disposal and to comply with Planning Policy 
Statement PPS25 (Development and Flood Risk). 
 

9 Discharge of foul waste 
There shall be no discharge of foul or contaminated drainage from the site into either 
groundwater or any surface waters, whether direct or via soakaways.  
Reason: To prevent pollution of the water environment and to comply with Planning 
Policy Statement PPS23 (Planning and Pollution Control). 
 
 

10 Surface water run-off 
No development approved by this permission shall be commenced until a scheme for 
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the provision and implementation of a surface water run-off limitation has been 
submitted to and approved in writing by the Local Planning Authority.  The scheme shall 
be implemented in accordance with the approved programme details. 
 
Reason: To prevent the increased risk of flooding by ensuring the provision of a 
satisfactory means of surface water disposal and to comply with Planning Policy 
Statement PPS25 (Development and Flood Risk). 
 

11 Levels, existing and proposed 
No development shall commence until details of the existing and proposed site levels 
have been submitted to and approved in writing by the Local planning Authority.  
Development shall take place in accordance with the approved plans. 
 
Reason: In order to control the level at which the development takes place in order to 
protect the visual and residential amenity of the area and to comply with Policy D1 and 
D5 of the Sedgefield Borough Local Plan 
 

13 Means of enclosure 
Notwithstanding the provisions of the Town and Country Planning (General Permitted 
Development) Order 1995 (or any Order revoking or re-enacting that Order) details of 
any walls or fences or other means of enclosure shall be approved by the Local 
Planning Authority and to comply with Policy D1 (General Principles for the Layout and 
Design of New Developments) of the Sedgefield Borough Local Plan.  
 
Reason: In the interests of safeguarding the visual amenity of the residential area and to 
comply with Policy D1 and D5 of the Sedgefield Borough Local Plan 
  

14 Material storage and employee parking during construction 
Prior to the commencement of development a detailed plan indicating the location of 
material storage and employee parking on site shall be submitted to and approved in 
writing by the Local Planning Authority.  These areas shall be available and used at all 
times during construction. 
 
Reason: In the interest of amenity during the construction of the development and to 
comply with Planning Policy Statement PPS23 (Planning and Pollution Control). 
 

15 Wheel washing facilities 
Prior to the commencement of development on site a vehicle wheel washing facility 
shall be installed at the main exit from the site in accordance with details, including its 
siting, to be agreed beforehand by the Local Planning Authority.  All construction traffic 
leaving the site must use the facility and it must be available and maintained in working 
order at all times. 
 
Reason: In the interest of amenity and to reduce the amount of mud on the roads and in 
accordance with Policy D1 (General Principles for the Layout and Design of New 
Developments) of the Sedgefield Borough Local Plan. 
 

16 Energy Efficiency  
Prior to commencement of development a scheme to minimise energy consumption 
shall be submitted to and approved in writing by the Local Planning Authority.  The 
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development shall operate in accordance with the approved scheme unless otherwise 
agreed in writing.   
 
Reason: In order to minimise energy consumption and to comply with Regional 
Planning Guidance Note 1, Policies EN1 and EN7. 
 

17 Number of Dwellings 
Notwithstanding any description of the number of dwellings in the application 
hereby approved, this planning permission relates to a maximum number of 
65 dwellings. 
 
Reason: To ensure an appropriate density of development that does not result in a 
cramped layout and which would not result in over-intensive use of the existing highway 
junction onto the C37 classified road, in compliance with Policy H17 (Backland and Infill 
Housing Development) of the Sedgefield Borough Local Plan. 

18 Demolition Method Statement 
Prior to the commencement of the development a detailed method statement for the 
demolition works, including but not limited to details of dust surpression and secure 
fencing, shall be submitted to and approved in writing by the Local Planning Authority.  
The development shall be carried out in accordance with the approved details unless 
otherwise agreed in writing by the Local Planning Authority. 
Reason: To safeguard the amenity of neighbouring occupiers and to comply with 
Planning Policy Statement PPS23 (Planning and Pollution Control). 

 
INFORMATIVE: NOISY WORKS 
 
All noisy plant, vehicles, equipment and machinery used in connection with site activities shall 
be properly operated, used and maintained so as to control and minimise the propogation and 
emission of dust e.g. screens, water sprays, enclosures, etc. Reason: In order to protect 
occupiers of nearby dwellings from dust pollution in accordance with PPG24 (Planning and 
Noise) and PPS23 (Planning and Pollution Control) 
 
INFORMATIVE: REASONS FOR APPROVAL 
 
  

In the opinion of the Local Planning Authority the proposal is acceptable in terms of its 
impact upon highway safety, and visual and residential amenity of the area, and will 
provide for a modern sustainable housing development. 

. 
 
INFORMATIVE: LOCAL PLAN POLICIES RELEVANT TO THIS DECISION 
 
 
  

The decision to grant planning permission has been taken having regard to the key 
policies in the Sedgefield Borough Local Plan as set out below, and to all relevant 
material considerations, including Supplementary Planning Guidance: 
 
H17 Backland and Infill Housing Development 
D1 General Principles for the Layout and Design of New Developments 

Page 72



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 
D3 Design for Access 
D5 Layout of New Housing Development 
PPS9 (Biodiversity and Geological Conservation) 
PPS23 (Planning and Pollution Control) 
PPS25 (Development and Flood Risk) 
PPG24 (Planning and Noise) 
RPG Note 1 
 

 
 
 
 

Page 73



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 74



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 75



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 76



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 77



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 78



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 79



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 80



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 81



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 82



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 83



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 84



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 85



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 86



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 87



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 88



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 89



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 90



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 91



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 92



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 93



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 94



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 95



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 96



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 97



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 98



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 99



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 100



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

Page 101



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

Page 102



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 103



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 104



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 105



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 106



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 107



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 

 
Page 108



SEDGEFIELD BOROUGH COUNCIL 
 

PLANNING APPLICATIONS - TO BE DETERMINED 
______________________________________________________________ 

 
 
4. 7/2007/0544/DM APPLICATION DATE: 31 August 2007 
 
PROPOSAL: DEMOLITION OF 20 NO. BUNGALOWS AND CONSTRUCTION OF 18 

NO. BUNGALOWS 
 
LOCATION: 21-55 (ODD) DERWENT TERRACE SPENNYMOOR CO DURHAM  
 
APPLICATION TYPE: Detailed Application 
 
APPLICANT: Homegroup 
 Mr Les Hewitt, 2 Gosforth Parkway, Gosforth Business Park, Newcastle 

upon Tyne, NE12 8ET 
 
CONSULTATIONS 
 
1. SPENNYMOOR TC   
2. Cllr. Andrew Gray   
3. Cllr. A. Smith   
4. Cllr. J.M. Khan   
5. DCC (TRAFFIC)   
6. NORTHUMBRIAN WATER  
7. BUILDING CONTROL   
8. BR GAS   
9. BR TELECOM  
10. ENV AGENCY   
11. ENGINEERS   
12. ENV. HEALTH   
13. L.PLANS   
14. DESIGN   
15. LANDSCAPE ARCH   
16. POLICE HQ   
17. DCC (PROWS)   
18. Rodger Lowe   
19. NEDL   
 
NEIGHBOUR/INDUSTRIAL 
 
Derwent 
Terrace:1,2,3,4,5,6,7,8,9,10,11,12,13,14,15,16,17,18,19,20,21,22,63,65,67,69,71,73,75,77,26,2
8,30,61A 
Tudhoe Grange Comprehensive School 
Butterby Grange:19,18,17,16,15,14,13,12,11,10,9,8,7,6,5,4,3,2,1 
Derwent Mews:1,2 
Neville Close:53,52 
Barnfield Road:40 
 
BOROUGH PLANNING POLICIES 
 
H2 Major Housing Sites in above Four Towns 
H22 Sheltered Accommodation, Residential Care and Nursing Homes 
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D1 General Principles for the Layout and Design of New Developments 
D5 Layout of New Housing Development 
___________________________________________________________________________ 
 
THE PROPOSAL 
 
Detailed planning permission is sought for the demolition of 20 semi-detached bungalows and 
the erection of a mix of 18 brick built terraced and semi detached bungalows on a 0.68 hectare 
site at Derwent Terrace, Spennymoor.  The proposal represents the third and last phase of a 
comprehensive redevelopment of this sheltered housing area, the previous phases involving the 
rebuilding of Derwent Court (now Appleton Lodge), and the erection of the adjacent 20 
bungalows.  The proposed development would be built around a cul-de-sac off Derwent 
Terrace, and would include a small area of land to the east, which is currently fenced off and 
which contains a variety of trees.  A more mature Horse Chestnut tree in the centre of the site 
(subject to a tree preservation order) would be retained.  The existing brick built properties are 
quite distinctive in character with steep pitched roofs and open plan front and rear gardens, and 
many of these characteristics would be retained in the new development. 
 

 
Proposed site layout 
 
 
 
 
 
CONSULTATION AND PUBLICITY EXERCISE 
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Spennymoor Town Council has not responded. 
 
The County Highway Engineer has raised no objections, but has made minor observations 
which have been incorporated into amended plans received on 25th October 2007.   
 
Northumbria Water Ltd. has raised no objections. 
 
The Landscape Architect is generally satisfied with the landscaping scheme submitted as part 
of amendments on 25th October 2007. 
 
The Tree Officer holds the view that the protected Horse Chestnut tree in the centre of the site 
will have a more secure future as a result of removal of existing hard surfacing over much of the 
root zone, and recommends conditions for protection during development. 
 
The Police Architectural Liaison Officer has no objections because the scheme is to be 
developed in accordance with Secured by Design standards. 
 
The Environmental Health Section has no objections and recommends measures for the 
control of pollution during development.  
 
The Forward Planning Team has made comments that have been used as a background to 
the planning considerations below. 
 
The Countryside Team has commented on the submitted bat risk assessment. 
 
Consultation letters were sent to neighbouring occupiers, site notices erected and a press 
notice published in a local newspaper.  Only one letter has been received from a local resident 
who raises issues of noise and disturbance from vehicle movements arising from Phases 1 & 2, 
but expresses support for the current proposal. 
 
PLANNING CONSIDERATIONS 
 
The main planning considerations in this case are: 
 

•  Whether the development accords with the locational requirements of the Borough Local 
Plan, and National and Regional Planning Policy  

 
•  Design and layout of the development and impact on neighbouring occupiers 

 
•  Highway safety and car parking 

 
•  Ecology 

 
•  Landscaping 

 
•  Renewable Energy 

 
Whether the development accords with the locational requirements of the Borough Local Plan, 
and National and Regional Planning Policy 
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The proposed development has been assessed against the locational requirements of Local 
Plan Policy H2 (Housing Development in the Major Centres) and Policy H22 (Sheltered 
Accommodation, Residential Care and Nursing Homes) and is considered to be in accordance 
with the aims of these policies.  There is a presumption in favour of housing development within 
Spennymoor, subject to four specific criteria being satisfied.  The two most important criteria in 
relation to this proposal are; the stipulation that housing proposals should be substantially 
surrounded by housing, and the requirement that proposals reflect the good design principles 
set out under Policy D5.  The application site is well located within the settlement development 
of Spennymoor and there are houses in most directions.  The application site is level and is 
considered to be sustainable in terms of its location to facilities and there would be no adverse 
environmental affects caused by traffic generation from the proposed 20 dwellings.  Policies H2 
and H22 are considered to be satisfied. 
 
Policy H1 of RPG1 supports the demolition of existing stock where it represents the best course 
of action to address regeneration needs and improve the housing stock.  PPS3 highlights that 
the priority for development is previously developed land, in particular vacant and derelict sites 
and buildings.  The Housing Green Paper released in July 2007 reaffirms this and clarifies that 
the Government is intending to continue with the national target that over 60% of homes should 
be built on brownfield land.  As this proposal involves replacing like with like it constitutes the 
recycling of previously developed land and buildings of which PPS3 is a keen advocate.  This 
would be consistent with Policies H1 and H4 of RPG1 and the aspirations of PPS3.     
 
Design and layout of the development 
 
In terms of the design and layout of the scheme the proposal must not only comply with the 
design policies, specifically policies D1 ‘General Principles for the Layout and Design of New 
Developments’ and D5 ‘Layout of New Housing Development’ contained within the local plan 
but also the CABE guidance previously endorsed by the Council.  The ‘Building for Life’ 
standard asks a series of 20 questions for developers to answer to show how they will deliver 
high quality residential schemes.  The proposal, like its associated predecessors, meets many 
of these tests in terms of design and external appearance, layout, and material finishes. 
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Typical floorplan and front elevation 
 
It is considered that there would be no detrimental impact on the amenity of any existing nearby 
occupiers as adequate distances have been maintained and the form and siting of the buildings 
is actually less cramped than the existing, by virtue of a reduction in numbers and enlarged 
development site area.  The character and setting of the immediate area would not therefore be 
adversely affected.   
 
Highway safety and car parking 
 
The County Engineer has offered no objection and in this instance it is considered that there is 
adequate vehicular access and on site parking for each bungalow. 
 
Ecology 
 
The Council’s ever increasing responsibilities with regard to protected species, and the 
presence of vacant buildings on the site close to trees, led to the applicant being requested to 
carry out a survey or risk assessment of the possible presence of bats.  The risk assessment, 
carried out by both external and internal inspections by a professional wildlife consultant, 
concludes that there are no suitable sites for hibernating bats within the buildings.  It is 
proposed however to provide bat boxes as mitigation for the possible loss of summer roosting 
space in the soffit boxes, although the risk is assessed as being low  The Council’s Countryside 
Officer is satisfied with the report and recommends that adherence to the mitigation and 
compensation strategy is required by condition. 
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Landscaping 
 
The applicant’s submission of a landscaping scheme before determination of the application 
has been welcomed by the landscape architect, who is broadly satisfied with its content.  Some 
minor comments have been made about trees on the periphery of the site, but at the time of 
writing the report, the only practical way to deal with these issues is by way of standard 
landscaping conditions.  The retention of the protected Horse Chestnut tree is welcome, and 
measures ought to be put in place by way of condition, to ensure that no damage is done during 
course of demolition and reconstruction. 
 
Renewable Energy 
 
The applicant has submitted an initial energy statement, which states that a minimum of 10% of 
projected energy demand will be provided by solar hot water panels fitted to each dwelling.  The 
Energy Officer considers the statement to be acceptable, but points out that a final energy 
statement should be submitted, and that any associated equipment should be installed prior to 
occupation of the dwellings.  This could be a conditional requirement of planning permission. 
 
HUMAN RIGHTS IMPLICATIONS 
 
It is considered that in general terms, the provisions of the Human Rights Act 1998 have been 
taken into account in dealing with the above application. 
 
SECTION 17 OF THE CRIME AND DISORDER ACT 1998  
 
Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
section 17 of the Crime and Disorder Act 1998. In reaching a recommendation to approve 
planning permission, officers consider that the proposal will not undermine crime prevention or 
the promotion of community safety. 
 
RECOMMENDATION: It is recommended that planning permission be granted subject to 
the following conditions: 
 
1. The development hereby approved shall be begun not later than the expiration of 3 years 
from the date of this permission. 
Reason: In accordance with Section 91 of the Town and Country Planning Act 1990. 
 
2. The development hereby approved shall be carried out only in accordance with the submitted 
application, as amended by the following document(s) and plans: 
- Documents received on 25th October 2007: Drawing no's  07N605-06 (rev. P1). 06N605-07 
(rev P1),  
- Document `Initial Energy Statement to Accompany the Planning Application` dated 23rd 
October 2007.  
- Drawings no's 412-E/L/011A, 412-E/L/002B, 412-E/L/012B, 412-E/L/013A, 412-E/L/016A and 
6.114.1 Rev B 
Reason: To ensure that the development is carried out in accordance with the approved 
documents. 
 
3. Development shall not be carried out otherwise than in accordance with the mitigation and 
compensation detailed within Section E of Document BE00220.004 Bat Risk Assessment dated 
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October 2007, carried out by Barret Environmental Ltd. received on 29th October 2007 
including, but not restricted to obtaining a Natural England or DEFRA Licence for mitigation 
works associated with Bats; adherence to timing and spatial restrictions, provision of mitigation 
in advance; adherence to precautionary working methods. 
Reason: To conserve protected species and their habitat and to comply with PPS9 (Biodiversity 
and Geological Conservation). 
 
4. Prior to being discharged into any watercourse, surface water sewer or soakaway system, all 
surface water drainage from parking areas and hardstandings shall be passed through trapped 
gullies installed in accordance with a scheme previously submitted to and approved by the 
Local Planning Authority. Roof water shall not pass through the gully. 
Reason: To prevent pollution of the water environment and to comply with Policy D13 
(Development Affecting Watercourses) of the Sedgefield Borough Local Plan. 
 
5. There shall be no discharge of foul or contaminated drainage from the site into either 
groundwater or any surface waters, whether direct or via soakaways. Reason: To prevent 
pollution of the water environment and to comply with Policy D13 of the Sedgefield Borough 
Local Plan. 
 
6. Notwithstanding the details shown on the plans hereby approved, full details of the surface 
water and foul drainage systems shall be submitted to and approved in writing by the Local 
Planning Authority prior to any development commencing on site. 
Reason: To prevent pollution of the water environment and to comply with Policy D13 
(Development affecting watercourses) of the Sedgefield Borough Local Plan. 
 
7. Notwithstanding any description of the materials in the application, no development shall be 
commenced until details of the materials and detailing to be used for the external surfaces, 
including the roof and render colour, of the building have been submitted to and approved by 
the Local Planning Authority. The development shall be carried out in accordance with the 
approved details to the satisfaction of the Local Planning Authority. 
Reason: To enable the Local Planning Authority to control details of the development in the 
interests of visual amenity, and to comply with Policy D1 (General Principles for the Layout and 
Design of New Developments) of the Sedgefield Borough Local Plan. 
 
8. Before any works are commenced, detailed drawings showing the existing and proposed site 
levels and the finished floor levels of the proposed new buildings and those (if any) 
neighbouring properties shall be submitted to and approved in writing by the Local Planning 
Authority.   The works shall be completed entirely in accordance with these approved details. 
Reason: To ensure the existing ground and landscape conditions are protected from undue 
disturbance and to safeguard the amenity of neighbouring occupiers and to comply with Policy 
D5 (Layout of New Housing Development), of the Sedgefield Borough Local Plan. 
 
9. Notwithstanding the provisions of Class A of Part 2 of Schedule 2 of the Town and Country 
Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting 
that Order) details of any walls or fences or other means of enclosure shall be approved by the 
Local Planning Authority.  
Reason: In the interests of safeguarding the visual amenity of the residential area, and to 
comply with Policy D1 (General Principles for the Layout and Design of New Developments) 
and Policy D5 (Layout of New Housing Development), of the Sedgefield Borough Local Plan. 
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10. Notwithstanding the provisions of Class A,B,C,D,E,F,G of Part 1 of the Town and Country 
Planning (General Permitted Development) Order 1995 (or any Order revoking or re-enacting 
that Order) details of any enlargement, improvement or other alteration to the dwelling(s) 
hereby approved and any buildings, including sheds, garages and glass houses to be erected 
within the curtilage of the dwellinghouse(s) shall be submitted to and approved by the Local 
Planning Authority.  
Reason: To enable the Local Planning Authority to control details of any future development on 
the site in the interests of visual and residential amenity, and to comply with Policy D5 (Layout 
of New Housing Development), Policy H15 (Extensions to Dwellings) and Policy H16 (Extension 
to the Front of Dwellings), of the Sedgefield Borough Local Plan. 
 
11. Prior to the commencement of the development a detailed method statement for the 
demolition works, including but not limited to details of dust surpression and secure fencing, 
shall be submitted to and approved in writing by the Local Planning Authority.  The development 
shall be carried out in accordance with the approved details unless otherwise agreed in writing 
by the Local Planning Authority. 
Reason: To safeguard the amenity of neighbouring occupiers and to comply with Policy D10 
(Location of potentially polluting Developments) of the Sedgefield Borough Local PLan. 
 
12. No development shall be commenced until details and plans of protective fencing for trees 
and hedgerows have been submitted, inspected and approved by the Local Planning Authority. 
The location of the fencing shall be annotated on a plan and the design of protective fencing 
details shall follow the guidelines set out in BS 5837:2005 Trees in relation to construction -
Recommendations.  Fencing must conform to the style illustrated in Paragraph 9  fig 2. and 
must be erected prior to any vehicle or machinery access to the site. 
Reason: To achieve a satisfactory form of development in the interests of visual amenity, and to 
comply with Policy E15 (Safeguarding of Woodlands, Trees and Hedgerows) of the Sedgefield 
Borough Local Plan 
 
13. No works within the Root Protection Area of T1 of Tree Preservation Order 50/2007 shall be 
carried out without the prior consent of the Local Planning Authority. Any such works must be 
the subject of a method statement submitted to and approved beforehand by the Local Planning 
Authority. 
Reason: To achieve a satisfactory form of development in the interests of visual amenity, and to 
comply with Policy E15 (Safeguarding of Woodlands, Trees and Hedgerows) of the Sedgefield 
Borough Local Plan 
 
14. Prior to the commencement of development on site a vehicle wheel washing facility shall be 
installed at the main exit from the site.  All construction traffic leaving the site must use the 
facility and it must be available and maintained in working order at all times. 
Reason: In the interest of amenity and to reduce the amount of mud on the roads and in 
accordance with Policy D1 (General Principles for the Layout and Design of New 
Developments) of the Sedgefield Borough Local Plan. 
 
  
 
15. Prior to the commencement of development a detailed plan indicating the location of 
material storage and employee parking on site shall be submitted to and approved in writing by 
the Local Planning Authority.  These areas shall be available and used at all times during 
construction. 
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Reason: In the interest of amenity during the construction of the development and to comply 
with Policy D10 (Location of Potentially Polluted Developments) of the Sedgefield Borough 
Local Plan. 
 
16. No development shall take place until there has been submitted to and approved in writing 
by the Local Planning Authority a scheme of landscaping which shall include details of hard and 
soft landscaping, planting species, sizes, layout, densities, numbers, method of planting and 
maintenance regime, as well as indications of all existing trees and hedgerows on the land and 
details of any to be retained, together with measures for their protection in the course of 
development. The landscaping shall be carried out in accordance with the approved scheme 
unless otherwise agreed in writing by the Local Planning Authority. 
Reason: To achieve a satisfactory form of development in the interests of visual amenity, and to 
comply with Policy E15 (Safeguarding of Woodlands, Trees and Hedgerows) of the Sedgefield 
Borough Local Plan. 
 
17. All planting, seeding or turfing comprised in the approved details of landscaping shall be 
carried out in the first available planting season following the practicval completion of the 
development and any trees or plants which within a period of 5 years from the substantial 
completion of the development die, are removed or become seriously damaged or diseased 
shall be replaced in the next planting season with others of similar size and species, unless the 
Local Planning Authority gives written consent to any variation.  
Reason: To achieve a satisfactory form of development in the interests of visual amenity, and to 
comply with Policy E15 (Safeguarding of Woodlands, Trees and Hedgerows) of the Sedgefield 
Borough Local Plan. 
 
18. A final energy statement shall be submitted to and approved in writing by the Local Planning 
Authority, and the approved renewable energy equipment shall be installed and be fully 
operational prior to the first occupation of the development hereby approved.  Thereafter the 
development shall operate in accordance with the approved scheme unless otherwise agreed in 
writing.  The final energy statement shall specify the design details of the renewable energy 
options to be implemented, and the predicted energy and CO2 savings based on accredited 
calculation methodologies.    
Reason: In order to minimise energy consumption and to comply with Regional Planning 
Guidance Note 1, Policies EN1 and EN7. 
  
INFORMATIVE: REASON FOR GRANT OF PLANNING PERMISSION 
In the opinion of the Local Planning Authority the proposal represents an acceptable form of 
development in terms of its location, access, parking and design. 
  
INFORMATIVE: POLICIES FOR GRANT OF PLANNING PERMISSION 
The decision to grant planning permission has been taken having regard to the key policies in 
the Sedgefield Borough Local Plan as set out below, and to all relevant material considerations, 
including Supplementary Planning Guidance: 
H2 - Major Housing Sites in the major centres 
H22 - Sheltered Accommodation, Residential Care and Nursing Homes 
D1 - General Principles for the Layout and Design of New Developments 
D5 - Layout of New Housing Development 
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5. 7/2007/0433/DM APPLICATION DATE: 30 July 2007 
 
PROPOSAL: ERECTION OF 165 DWELLINGS (RESERVED MATTERS 

APPLICATION RELATING TO SITING, DESIGN AND EXTERNAL 
APPEARANCE AND MEANS OF ACCESS) 

 
LOCATION: SITE O COBBLERS HALL NEWTON AYCLIFFE CO DURHAM 
 
APPLICATION TYPE: Reserved Matters 
 
APPLICANT: Shepherd Homes 
 Adelaide House, Belmont Business Park, Durham, DH1 1TW,  
 
CONSULTATIONS 
 
1. GREAT AYCLIFFE TC  
2. Councillor J. Gray   
3. Cllr. Lileen Cuthbertson   
4. Cllr. Sandra Haigh   
5. ENGINEERS   
6. ENV. HEALTH   
7. VALUER   
8. L.PLANS   
9. ECONOMIC DEV   
10. DESIGN  
11. LANDSCAPE ARCH   
12. Sustainable Communities   
13. DCC (PLANNING)   
14. DCC (TRAFFIC)   
15. NORTHUMBRIAN WATER   
16. ENGLISH NATURE  
17. ENV AGENCY   
18. ENV AGENCY   
19. WILDLIFE TRUST   
20. POLICE HQ   
21. DCC (PROWS)   
 
NEIGHBOUR/INDUSTRIAL 
 
Ashtree 
Close:1,3,5,7,9,11,15,17,19,21,23,25,27,29,31,33,35,37,39,41,43,45,47,49,51,53,55,57,2,4,6,8,
10,12,14,16,18,20,22,24,26,28,30,32,34,36,38,40,36 
Public House 
Unit 10 
Unit 9 
Unit 8 
Unit 7 
Unit 6 
Unit 5 
Unit 4 
Unit 3 
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Unit 2 
Unit 1 
Cobblers Hall Residents Assoc. 
Alan Gray Court:5,4,3,2 
Pinewood Close:9,10,11,12,14,15,16,17,18,19,20,21 
Carwardine Close:29,25,24,23,22,21,20,19 
Princess Royal Trust 
Pioneering Care Partnership 
Village Pharmacy 
Foxglove Close:29,30,31 
Bloomsley Close:10,9,8,7,6,5,4,3,2,1 
Forster Close:1,2,3,4,5,6,7,8,9 
 
BOROUGH PLANNING POLICIES 
 
D1 General Principles for the Layout and Design of New Developments 
D2 Design for People 
D3 Design for Access 
D5 Layout of New Housing Development 
E15 Safeguarding of Woodlands, Trees and Hedgerows 
 
___________________________________________________________________________ 
 
BACKGROUND 
 
In September 2006 outline planning approval was granted to develop 3.96 ha of land at Site ‘O’ 
Cobbler Hall, Newton Aycliffe (The “reserved matters” currently under consideration include the 
siting of the buildings, the design and external appearance of the housing, the means of access. 
Only the detailed landscaping proposals for the site will then remain outstanding).  
 
Site O is one of the last remaining undeveloped sites within the Cobblers Hall area identified for 
housing within the Cobblers Hall Development Brief (revised September 2000). The location of 
the site is shown below. 
 
The site is bounded to the south by the Primary Care Centre building. The existing housing area 
recently developed on site ‘P’ and including Ashtree Close is located to the west of the 
application site, as is the Green Way, a pedestrian route which serves the wider estate. An area 
of open space known as ‘The Moor’is located immediately to the east of this site. Cobblers Hall 
Road, the primary estate road, is located immediately to the north of the application site 
(vehicular access to the site is to be taken from two points along this road, as illustrated on the 
attached layout plan).  
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THE PROPOSAL  
 
Permission is now being sought by Shepherd Homes for the approval of the foillowing “reserved 
matters” : 
 

•  The siting of 165 houses 
•  Design and appearance of the individual houses 
•  The means of access 

 
The Siting and Layout of the Proposed Housing 
 
The housing has been designed with an attractive frontage onto Cobblers Hall Road. This 
frontage is set behind the existing landscaped verge which is further reinforced by new 
boundary treatments and planting. There is no direct access to these units from Cobblers Hall 
Road to discourage casual parking on the spine road. Instead the properties are accessed 
either directly from a new internal road or from the rear with footpaths providing pedestrian 
connections to the entrance doors. The site frontage is split into two distinct areas. The eastern 
part of the street scene is made up of predominantly 2 storey detached houses. These are set 
back into the site being directly accessed from a new internal road. The central section of this 
frontage has a change in character and scale with a series of three 2.5 storey apartments which 
are located opposite the vehicular access point serving the existing estate immediately to the 
north and this provides a vista stop. The apartment blocks are designed in a series of 
symmetrical units following the sweep of the Cobblers Hall Road. A bespoke 2 storey corner 
unit has been designed to mark the site entrance and the remaining two properties along this 
frontage are also 2 storey. 
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The second key vista point is located at the western edge of the application site where the 
application site abuts the existing Green Way pedestrian link. The central section of this area 
widens out to replicate the existing arrangement on the existing housing at Ash Tree Close. The 
southern section of the housing on the western boundary has been designed to front onto the 
Green Way. The dwellings here are arranged to follow the sweep of the site boundary.  
 
The remainder of the site has been designed around a sequence of spaces where the layout 
helps create a range of variations in character and scale. A 3 storey block of 12 apartments is 
centrally located on the eastern perimeter of the site overlooking “The Moor”. 
 
Design and Appearance of the Individual Houses 
 
The proposed housing consists of a wide range of house types which include detached 
housing, semi-detached housing, several small terraces and four apartment blocks. These 
properties consisted of a mix of 2,  2.5 and 3 storey housing and three storey apartment blocks 
within the site.  
 
Means of Access 
 
Vehicular access to the site is to be taken via two points onto Cobblers Hall Road. The position 
of the access roads has been determined by the existing junction layout and the shape of the 
application site. The internal road layout has been designed to facilitate the outward looking 
appearance of the dwellings facing onto Cobblers Hall Road. Two pedestrian access links are 
proposed from the application site linking into the existing footpath link at the Green Way to the 
west of the site and linking with the Green Lane at the south eastern corner of the site. 
 
CONSULTATION RESPONSES 
 
External Consultees  
 
Great Aycliffe Town Council does not object to the proposal but has raised a number of 
detailed comments in relation to this scheme. A summary of these comments are outlined 
below for Members’ consideration: 
 

•  that ‘The Moor’ Local Nature Reserve is protected and that development should not 
adversely impact upon this important area. 

•  the Council has requested that steps are taken to ensure that the water table of the 
adjacent  pond and wetland is not adversely affected,  

•  that access to ‘The Moor’ is restricted in order to protect existing wildlife and discourage 
over use by walkers and people exercising their dogs.  

•  that boundary fence arrangements adjacent to The Moor were particularly important to 
prevent additional accesses being created onto the wetland site and to discourage 
garden waste or unwanted plants being tipped into this sensitive area.  

•  that green routes be provided within ‘The Moor’ and the adjacent sites to improve inter 
connectivity between the adjacent site and the surrounding area.  

•  that existing hedgerows be retained and improved and that appropriate shrub planting be 
planted to enhance the ecology of the area. 

•  it was also requested that the developer fund the provision of an information point at The 
Moor to educate new residents of the importance of ecological value of the site and how 
this can be safeguarded and enjoyed. 
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•  it was requested that a restrictive covenant be included to prevent householders living 

adjacent to ‘The Moor’ from keeping cats because of the detrimental affect these can 
have on mammals and small birds.  

 
Durham County Council, as Highway Authority, has confirmed that the location of the two 
vehicular access points from Cobblers Hall Road are acceptable. Several detailed comments 
were made regarding the internal road and footpath layout and these issues will have to be  
satisfactorily addressed by the applicant prior to adoption of the estate. 
 
Durham County Council’s Public Rights of Way Officer has no comment to make as no 
rights of way are affected by the proposal.  
 
The Environment Agency raised no objection to the intitial outline planning application subject 
to the imposition of several planning conditions relating to the discharge of surface and foul 
water from the site. They have requested that additional information be provided regarding the 
details of surface water attenuation. This issue is, however, controlled under  the earlier outline 
planning application and will need to be discharged accordingly.  
 
Northumbrian Water have raised no objection to this propsal.  
 
Internal Consultees 
 
Countryside Officer has stated that the application site, together with The Moor Local Nature 
Reserve (LNR) has been surveyed a number of times over the years in order to determine the 
ecological value of these sites. Although these surveys identified that great crested newts are 
absent from this area several bird and amphibians species were found either on, or adjacent to 
the site.  
 
Whilst increased public access to the LNR adjacent to the site is welcomed the potential conflict 
between increased access by pedestrians and amphibian populations and ground nesting birds 
has been identified. It was, therefore, suggested that an interpretation panel be erected to 
inform visitors of the habitat of the LNR and how best to preserve this with additional 
information provided to those householders living immediately adjacent to the LNR. 
 
Environmental Health Team has offered comments on the operation of plant and machinery 
during construction works including recommendations that wheel washing facilities be installed 
to minimise mud on the highway. It was also suggested that working hours are restricted and 
that a dust management plan be prepared for this site.  
 
The provision of wheel washing facilities has already been conditioned as part of the original 
outline planning approval. It is not possible to impose new planning conditions at the “reserved 
matter” stage unless these conditions are specifically related to the “reserved matters” being 
discharged. However, these recommendations will be included as informatives and. If 
necessary, these may be enforced via separate leglislation. 
 
Landscape Architect has stated that the proposed landscape master plan is acceptable and 
due regard being taken of the existing hedgerows which bound the southern perimeter of the 
site and external boundary fencing be erected at the perimeter of the site in order to ensure that 
existing hedgerows and planting are safeguarded during construction.  
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It was also recommended that additional planting be carried out at the main entrances to the 
site from Cobblers Hall Road, however, these details will need to be addressed when the 
“reserved matter “application relating to landscaping is submitted  for consideration.  
 
Public Consultation 
 
The intial planning application was advertised via the posting of site notices, the issuing of a 
press notice and direct neighbour notification. As a result 13 letters of objection were received. 
A summary of these objections is outlined below for Members consideration (the detailed 
comments are available for inspection within the application file): 
 

•  the proposal would seriously affect upon quality of life because of the loss of privacy 
which would arise 

•  the 3 storey apartment block proposed at the south western corner of the site would  be 
unduly prominent and out of keeping with the existing housing in this area. Some 
respondents suggested that this should be relocated to a different location within the 
estate.  

•  the apartments would seriously overshadow the existing housing opposite. 
•  the four 3 storey houses immediately to the rear of Nos. 3 to 9 Ashtree Close would be 

out of character with the existing 2 storey housing in this area, particularly, bearing in 
mind that this is the highest part of the site  

•  the density of development is considered to be unduly high and significantly above 30 
dwellings per hectare 

•  the proposed layout is an ‘unimaginative’ layout which is poorly designed with little scope 
for the provision of open space. 

•  the proposal does not include provision for formal openspace or equipped play areas 
which are needed in the area. 

•  the proposal would lead to a significant increase in traffic 
•  the proposal would destroy wildlife in this area 
•  the proposal may lead to drainage problems 
•  the proposal would lead to additional noise during construction and lead to additional 

noise and disturbance arising from additional use of the existing pedestrian access to the 
west of the site.  

•  the proposed housing in not required with a high number of properties already being for 
sale. 

•  several respondents living at the housing development immediately to the west stated 
that they had been told when purchasing their properties that the application site would 
not be built upon. A main factor in their decision to move into this area in the first place.  

•  that this proposal would lead to a devaluation in property values    
 
The second revised layout was also the subject to a second consultation exercise. As a result a 
further 3 letters of objection was received. The respondents from No.3 & 15 Ashtree Close who 
live to the west of the application site have re-iterated their earlier concerns that the three storey 
houses proposed opposite their dwellings would be out of keeping with the scale of the existing 
housing and suggest that this should be replaced by 2 storey development only. One 
respondent also raised concern that the density of the housing was unduly high, that the 
proposed development would be unacceptably imposing and would diminish the outlook from 
her property. 
 
The third revision, which is now under consideration, has been the subject of a limited  
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public consultation exercise because the nature of the revisions are felt to have reduced the 
scale and density of the development and are reviewed to be a positive improvement. At the 
time of drafting this report no additional comments had been received regarding this revision.   
 
PLANNING CONSIDERATIONS 
 
Outline planning approval was granted for residential development on Site O in 2006, so the 
merits of developing housing on this site have already been debated at length, and considered 
acceptable in principle. Consideration of the application is therefore limited to the specific 
“reserved matters” for which consent is now being sought.  
 
The proposal has been the subject of various changes and the scheme, which is under 
consideration, is the third revision.  
 
Means of Access 
 
Vehicular access to the site is to be taken from two points off the primary distributor road 
serving Cobblers Hall Road. These points of access are considered satisfactory by Durham 
County Council, as Highway Authority.  
 
The scheme includes direct pedestrian access between the application site and the Green Way 
which runs along the western boundary of the site and provision is also made for pedestrian 
access from the site to the Green Lane and ‘The Moor’ at the south eastern corner of the site.   
 
All of the proposed housing has been designed to meet current accessibility standards so that 
these are suitable for a wide range of occupiers.  
 
Siting and layout of the estate  
 
The importance of creating a high quality of design in all new developments including housing 
estates is recognised within several key policies of the Sedgefield Local Plan including Policy 
D1, D2, D3 and D5. These policies specifically seek to ensure that new development pays 
attention to the design of buildings and their spatial relationship to open spaces, landscaping 
and adjacent land uses. These policies also seek to ensure that new development makes 
satisfactory provision for pedestrians and cyclists etc.  
 
Recent Planning Policy guidance (including PPS3 Housing) seeks to build upon these 
expectations further to ensure that new housing developments are well designed and enhance 
the character and quality of an area. This re-newed emphasis upon design has been 
championed by CABE (The government's advisor on architecture, urban design and public 
space) and this authority has embraced the CABE standards as best practice. CABE's Building 
for Life guidance outlines 20 questions which help assess whether or not a development 
scheme would result in a successful development including:-  
 
* does the scheme feel like a place with a distinctive character? 
* does the scheme exploit existing buildings, landscape or topography? 
* does the scheme integrate with existing roads, paths and surrounding development? 
* is the design specific to the scheme? 
* has the scheme made use of advances in construction or technology that enhance 
performance, quality or attractiveness? 
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The current scheme is considered to represent a significant improvement over the first layout 
and subsequent revision submitted in relation to this site. The layout has been substantially 
improved so that all of the housing adjacent to Cobblers Hall Road is now outward facing. The 
southern section of the housing overlooking the Green Way pedestrian link has also been 
designed so that this too is now outward facing. This layout will help to create a distinctive form 
of development, which will improve upon the best elements of design already implemented 
within the existing scheme immediately to the west. Not only does this arrangement significantly 
improve the visual appearance of the development as viewed from these important vistas 
outside the estate but this also helps to promote surveillance over the key pedestrian linkage 
through the estate.  
 
A primary concern relating to this scheme related to the scale of the proposed buildings in 
relation to the existing housing to the north and west of this development. The bulk of the units 
facing Cobblers Hall Road is 2 storey in height designed to reflect the scale of the housing 
opposite. The 2.5 storey apartments have been carefully located in the centre of this frontage 
opposite the spur road leading to the housing in the north. The apartments here would act to 
provide an important feature point at this prominent location. The scale of the housing then falls 
again towards the north-western corner of the site.  
 
The scale of the housing along the western boundary of the site has also been reviewed and 
reduced. As such, the TD12 house type has been revised so that the eaves and ridge levels of 
this house type have reduced from 10.4m to 9.5m, respectively. This variation has helped the 
individual design of the units and reduced the bulk of the terraced housing when viewed from 
the existing housing to the west.  
 
It should be noted that because of the inter relationship of this application site and the existing 
housing to the west (including Nos. 3 and 15 Ashtree Close) the ‘habitable room to habitable’ 
distances are approximately 40m. The closest properties between the sites are approximately 
24 m rear to gable. Whilst it is acknowledged that some loss of privacy may occur as a result of 
new development it should be noted that this Council's supplementary planning guidance 
recommends a 21 m separation distance from habitable room to habitable room be retained. 
The habitable room to gable distances is reduced further to a 14m separation.   Because of the 
layout of the properties and the spatial distances involved any loss of privacy or overshadowing 
is considered to be minimal.  
 
The original layout included the siting of two 3 storey apartment blocks at the south western 
corner of the site. These apartments have, however, been redesigned and relocated within the 
scheme so that these have been replaced by housing. This revised layout is considered to be a 
significant improvement to the scheme so that the integration of the housing and the 
apartments is now considered to be much improved. 
 
Several respondents raised concern that the density of development was unduly high at 43.3 
units per hectare. National planning guidance suggests that housing figures should range 
between 30-50 dwellings per hectare. This proposal, which falls within the middle point of this 
range, is therefore considered acceptable. 
 
The proposed layout does not incorporate any amenity open space within the proposed layout. 
However, on larger development sites such as Cobblers Hall it is commonly accepted that it is 
better to concentrate play equipment in a single location, which is accessible to the wider 
community rather than to provide a series of smaller play areas on each development site. This 
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approach has been adopted for each of the earlier phases on development at this site. As such, 
it is felt that it would be inappropriate to equipped play equipment within this individual site.  
 
Design and appearance of individual houses  
 
The housing has been sensitively designed so that the scale of the proposed units are 
sympathetic to that of the existing housing immediately to the north and west of the site. For 
instance, the TD13 house type has been designed for use on this development. The ridge 
height of this house type has been reduced from 10.4m to 9.6m. This modification gives a more 
balanced appearance to the individual houses and significantly reduces the bulk of these 
terraced houses. The housing has been carefully designed so that a graduation in height is 
achieved both within the indivdual terraces and throughout the scheme as a whole.   
In addition to the design issues listed above dual facing house types have been introduced on 
key plots within the scheme. A specialist house type has been designed for several key corner 
plots within the site so as to allow the housing to reflect the curvature of the internal estate road.  
 
Others Matters raised 
 
Several other matters were raised during the public consultation exercise. Although these are 
not directly related to the “reserved matters” currently under consideration these are been 
summarised below. 
 
Principle of Developing the site for Housing 
 
Notwithstanding the concern raised by several local residents that they were informed that the 
application site would not be developed it should be noted that the principle of housing has 
already been accepted at the time that outline planning approval was granted in 2006. 
 
Ecology 
 
The principle of developing this site for housing has already been established via the grant of 
outline planning approval. English Nature (now Natural England) was contacted at the time of 
the original outline planning application and raised no objection to the development, subject to 
the imposition of a planning condition to safeguard ground nesting birds. This condition is 
carried over from the outline planning application. 
 
Great Aycliffe Town Council have not raised any objection to the proposal in principle but have 
made several detailed comments regarding the inter relationship of the proposed site and the 
adjacent LNR. Particular reference was made to the need to ensure that the water table of the 
adjacent wetland will not be affected by this proposal. The drainage of the site was considered 
at the outline planning application stage and those earlier conditions imposed regarding 
drainage and the discharge of water are carried over from the outline planning application. 
 
Concern was expressed that this proposal could lead to unauthorised access from the housing 
facing The Moor and the wetland itself. It was suggested that restrictions be imposed preventing 
new pedestrian accesses being formed from the rear gardens of the housing at the east of the 
site onto ‘The Moor’. Whilst the sentiment of this request is acknowledged it is felt that the 
formation of pedestrian access points from the rear gardens would not constitute ‘development’ 
and, as such, the Local Planning Authority would be unable to control these actions. 
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It was also requested that the developer fund an interpretation board in this area and that a 
restrictive covenant be placed to prevent home owners living adjacent to the site from keeping 
cats as pets. The request has been passed to the developer, however, it is not felt that this can 
be secured at this “reserved matter” stage. 
 
Notwithstanding the close proximity of the proposed housing to ‘The Moor’ Local Nature 
Reserve the Local Planning Authority would be unable to impose a restrictive covenant 
restricting the keeping of cats on those houses adjacent to The Moor. Nor would it be 
appropriate for the Local Planning Authority to impose a planning condition of this nature as it 
would be almost impossible to justify or enforce. 
 
Traffic  
 
The development of this site for housing will inevitably result in increased traffic flows on roads 
leading to and from the application site. However, the principle of developing this site has been 
accepted when outline-planning approval was granted in 2006. Although the Highway Authority 
made several detailed comments in relation to the proposed internal road layout with regard to 
the initial proposal for 165 houses, the capacity of the existing road network was deemed 
acceptable.  
 
Noise 
 
It is recognised that the construction of the proposed housing will lead to additional noise and 
disturbance in the immediate area. However, these factors can be minimised and brought to 
acceptable levels via appropriate methods of working. This matter could potentially be 
controlled under non planning legalisation.  
 
One respondent raised concern regarding loss of view, however, this is not considered to 
represent a valid planning consideration.  
 
HUMAN RIGHTS IMPLICATIONS 
 
It is considered that in general terms the provisions of the Human Rights Act 1998 have been 
taken into account in dealing with the above application. 
 
SECTION 17 OF THE CRIME AND DISORDER ACT 1998  
 
Officers have considered, with due regard, the likely effect of the proposal on the need to 
reduce crime and disorder as part of the determination of this application, in accordance with 
section 17 of the Crime and Disorder Act 1998. In reaching a recommendation officers consider 
that the proposal will not undermine crime prevention or the promotion of community safety. 
 
CONCLUSION  
 
It is considered that the revised layout now meets the requirements of PPS3 in terms of its 
compliance with National Planning Policy and Guidance, Local Plan Policies D1, D2, D5 and 
CABE's Building for Life standards in that the siting and design of the housing and the means of 
access are now considered to be satisfactory from a planning viewpoint. 
 
It is therefore recommended that the “reserved matters” in respect of the siting, design and 
appearance of the buildings and the means of access be discharged subject to the following 
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conditions:  
 
RECOMMENDATION: Approve subject to the flowing conditions 
 
1. The development hereby approved shall be carried out only in accordance with the submitted 
application, as amended by the following document(s) and plans: received 24th October 2007. 
Reason: To ensure that the development is carried out in accordance with the approved 
documents. 
 
2. Notwithstanding any description of the materials in the application, no development shall be 
commenced until details of the materials and detailing to be used for the external surfaces, 
including the roof and render colour, of the building have been submitted to and approved by 
the Local Planning Authority. The development shall be carried out in accordance with the 
approved details to the satisfaction of the Local Planning Authority. 
Reason: To enable the Local Planning Authority to control details of the development in the 
interests of visual amenity, and to comply with Policy D1 (General Principles for the Layout and 
Design of New Developments) of the Sedgefield Borough Local Plan. 
 
3. Protective fencing to BS5837:2005 standards needs to be erected along the Green Lane 
boundary prior to the commencement of work and is to be retained thereafter to the satisfaction 
of the LPA until completion of the site (or such shorter period which may be agreed with the 
LPA)  
Reason: In order to ensure that existing hedgerow and trees are not damaged during 
construction works, and to comply with Policy E15 C of the Sedgefield Borough Local Plan. 
 
4. Notwithstanding the submitted layout plan precise details of the internal road layout, means 
of traffic calming and the phasing of development within the site including the construction of 
the internal road layout shall be submitted to and approved by the Local Planning Authority. The 
development shall be carried out in accordance with these details prior to occupation of the first 
dwelling housing within the site.  
Reason: In the interests if highway safety and to comply with Policy  D5 of the Sedgefield 
Borough Local Plan. 
  
INFORMATIVE: 
It should be noted that all planning conditions with the exception of 2a, b and c relating to 
planning application No. 7/2006/0429/DM still apply and will need to be discharged accordingly.  
  
 
 
 
INFORMATIVE: Be a considerate developer 
In order to minimise any disturbance to adjoining or nearby properties, it is recommended that: 
Site works (including deliveries and temporary site generators) are only be carried out during 
the following hours: 
· Monday - Friday (08:00 to 18:00 hours)  
· Saturday (09:00 to 14:00 hours)  
. Sunday and Bank Holiday (Noisy work audible at site boundary should not be permitted)  
  
INFORMATIVE: All noisy plant, vehicles, equipment and machinery used in connection with site 
development activities are properly operated, used and maintained so as to control and 
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minimise noise and dust emissions. Where necessary and practicable, they should be fitted with 
suitable silencers or enclosed to reduce noise levels. 
 
INFORMATIVE: The developer shall implement measures during construction to minimise dust 
within this area. 
  
INFORMATIVE: REASON FOR GRANT OF PLANNING PERMISSION:In the opinion of the 
Local Planning Authority the proposal is substantially surrounded by housing and would not 
lead to en extension of development into the open countryside, and would not prejudice design 
and environmental restraint policies of the development plan. 
 
INFORMATIVE: REASON FOR GRANT OF PLANNING PERMISSION: 
In the opinion of the Local Planning Authority the proposal would meet appropriate standards in 
terms of environment, road hierarchy, open space, privacy and amenity, and it would not 
conflict with the key Design policies of the approved development plan. 
 
INFORMATIVE: REASON FOR GRANT OF PLANNING PERMISSION:In the opinion of the 
Local Planning Authority the development is sympathetic to the design, scale and materials of 
the existing building, and essential characteristics and structural elements would be preserved. 
 
INFORMATIVE: LOCAL PLAN POLICIES RELEVANT TO THIS DECISION 
The decision to grant planning permission has been taken having regard to the key policies in 
the Sedgefield Borough Local Plan as set out below, and to all relevant material 
considerations.D1 - Layout of New Housing Development
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6. 7/2007/0509/DM APPLICATION DATE: 23 August 2007 
 
PROPOSAL: CHANGE OF USE FROM REDUNDANT CHURCH TO HEALTH AND 

FITNESS CLUB AND CREATION OF ACCESS AND DISABLED 
PARKING BAYS 

 
LOCATION: ST LUKES CHURCH SEDGEFIELD STOCKTON ON TEES 
 
APPLICATION TYPE: Change of Use 
 
APPLICANT: Ms C Moore 
 32 St Lukes Crescent, Sedgefield, Stockton on Tees, TS21 3NL 
 
CONSULTATIONS 
 
1. SEDGEFIELD TC   
2. Cllr. Mr. J. Robinson   
3. Cllr. D R Brown   
4. Cllr. J Wayman J.P.   
5. DCC (TRAFFIC)   
6. BUILDING CONTROL   
7. CIVIC TRUST   
8. ENGINEERS   
9. ENV. HEALTH   
10. VICTORIAN SOC.  
 
NEIGHBOUR/INDUSTRIAL 
 
St Lukes 
Crescent:1,2,3,4,5,6,7,8,9,10,11,12,13,14,15,16,17,18,19,20,21,22,23,24,25,26,27,28,29,30,31,
32,33,34 
Miller Homes (NE) Ltd 
Bryant Homes 
Charles Church 
Turnpike Walk:32 
Wellgarth 
Mews:1,2,3,4,5,6,7,8,9,10,11,12,13,14,15,16,17,18,19,20,21,22,23,24,25,26,27,28,29,30,31,32,
33,34 
Winterton Avenue:69,68,67 
 
BOROUGH PLANNING POLICIES 
 
H18 Acceptable Uses within Housing Areas 
 
___________________________________________________________________________ 
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BACKGROUND 
 
In June 2004 Planning Permission and Listed Building Consent were granted to facilitate the 
change of use of St Lukes Church Sedgefield to a health and fitness centre.  In October 2004 it 
became evident that the applicant had commenced work without formally discharging conditions 
which had been imposed and was in the process of installing a mezzanine floor in the wrong 
position and at the wrong height.  Lengthy negotiations ensued in an attempt to resolve the 
matter without the need for formal legal proceedings which culminated in the submission of a 
revised application for Listed Building Consent in January 2006.  Following a committee site this 
application was refused and in June 2006 it was deemed necessary to issue a Listed Building 
Enforcement Notice.  This notice and the corresponding appeal against the refusal of Listed 
Building consent were dismissed on appeal on 9 January 2007 and as a consequence the 
Listed Building Enforcement Notice became effective.  In summary the Listed Building 
Enforcement required the removal of the unauthorised mezzanine, the replacement of the 
timber floor and the reinstated of decorative ventilation grills. 
 
To date the applicant has only partially complied with the requirements of the Listed Building 
Enforcement Notice through the removal of the unauthorised mezzanine.  The applicant has 
however employed a firm of architects to negotiate a satisfactory resolution to the outstanding 
matters.  This has culminated in the submission of a planning application and an application for 
listed building consent to facilitate an alternative scheme.  The purpose of this report is to 
consider the planning merits of the scheme.  The corresponding application for Listed Building 
Consent is found at item 7/2007/0510/DM and this item will consider the implications of the 
proposal upon the historic fabric and form of the building. 
 
PROPOSAL 
 
The proposal entails the change the use of St. Lukes Church, Winterton Park Sedgefield into a 
health and fitness club.  The Church formerly served the needs of the Winterton Hospital and is 
now situated at the centre of the Winterton Park residential development surrounded by a large 
expanse of open space. 
 
Access to the church is presently via a pedestrian footpath that leads from the car parking area, 
which has already been formed to serve the future needs of the church.  It is the applicant’s 
intention to widen this access to provide a paved vehicular access route to serve 2 no. disabled 
parking spaces.  These would be formed at the western entrance to the church.   
 
Externally, the fabric of the building would remain unaltered with the exception of essential 
repairs.  Internally, a ‘U’ shaped balcony would be created at first floor level to provide for 
additional space for exercise equipment.  It is intended to enclose the balcony with glazed 
panels to minimise their visual impact. The full storey height of the remainder of the church 
would be retained ensuring that a large proportion of the roof beams and arches remain visible. 
 
At ground floor level a series of changing/treatment rooms would be created by the installation 
of partitions between existing pillars.  A bar/lounge area for members of the club would be 
formed in the apse of the church.  
 
The drawings below show the proposed layout at both ground and first floor. 
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PROPOSED GROUND FLOOR 

 

 
 

PROPOSED FIRST FLOOR SHOWING EXTENT OF BALCONY 
 
The applicant has indicated that premises will be open during the following hours: 
 

7:30am – 10:00pm Monday – Friday 
8:30am – 10:00pm Saturday 
9:00am – 9:30pm Sunday 

 
CONSULTATION RESPONSES 
 
Sedgefield Town Council have made no comment to date. 
 
Sedgefield Civic Trust have no objections to the proposal as long as there is no damage to the 
existing structure and the work is reversible. 
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The County Council as the Highway Authority has offered no objection to the proposal subject 
to 2 additional parking spaces being provided and improvements to the access crossing. 
 
2 letters of objection have been received from local residents and the main grounds of objection 
are summarised below: 
 
The proposal will give rise to a major increase in traffic with minimal parking spaces available 
for residents.  The existing road infrastructure is not designed to cope with the increased traffic 
volume which is more than double the number quoted in the previous application. 
 
Access to the church would cross over a public footpath and cycle path. The disabled spaces 
will invariably be used by other people and given the proximity of the nearby play area children 
visiting the facility will be confronted by vehicles crossing their path. 
 
There are a significant number of young people and the increased traffic flows will heighten 
road safety risks particularly as the estate roads are becoming increasingly affected by on road 
parking by householders, visitors and trades people. 
 
The church car park has only 16 spaces and it is inevitable that the car park will overflow on a 
regular basis.  This will lead to indiscriminate on-road parking causing further inconvenience 
and disruption to local residents. 
 
The proposal would result in a major increase in noise and disturbance to residents living 
nearby.  The fact that there is only one access road into/out of the facility will cause disruption 
to even more residents of Winterton Park.  If alcohol is to be served this will only magnify the 
problems particularly as customers may be willing to ‘risk the extra pint’ as the facility is tucked 
away and therefore less likely to be policed. 
 
If the application is approved the following safeguards must be put in place: 
 

•  A very strict control on the use of the building. 
•  Restrictions on opening hours 
•  The banning of the sale of alcohol 
•  Strict enforcement of control plans. 

 
PLANNING CONSIDERATIONS 
 
The proposal in land use terms is considered to be acceptable particularly as the proposal 
reflects the aspirations set out in the original Planning Brief which was prepared in 1998 to 
guide the future re-development of the former Winterton Hospital site.  St. Lukes Church was 
one of the very few buildings to be retained with the intention that it would be used for 
community purposes.  Although a health and fitness centre is not defined as a ‘community’ use 
the approach which was taken at the time of the original application was that such a facility 
could ‘potentially serve the needs of the surrounding houses and the adjoining Netpark 
development’.  This view still holds true as it is considered that local residents will use the 
facility and that with time it may become the focal point for the local community.  However, 
despite the fact that a health and fitness facility has previously been accepted as a suitable 
alternative use for the premises it is important to re-assess the proposal against the criteria set 
out in Policy H18 of the Sedgefield Borough Local Plan.  This policy allows for a variety of uses 
within residential areas, including leisure and recreation facilities, provided that the activities do 
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not have a detrimental effect upon the living conditions of nearby residents.  In this particular 
case the principle issues that need to be addressed are: 
 

•  Highway safety/car parking provision. 
•  Noise and disturbance. 
 

Car parking provision/Highway safety. 
 

At present St. Lukes Church is served by 16 dedicated car parking spaces.  These spaces were 
created in anticipation that the church would be retained and used for community purposes in 
accordance with the original Planning Brief for the site.  At present the County Council’s parking 
standards prescribe an upper limit of 20 spaces to serve sporting facilities.  Any more would 
need to be justified by the applicant.  The current proposal provides for two disabled parking 
spaces adjacent to the church and a total of 18 spaces would therefore be provided to serve the 
future needs of the premises.  Whilst the County Engineer would have preferred for the 
maximum number of spaces to be provided the County Engineer considers that 18 spaces 
would adequately meet the needs of the premises.  This assessment is based upon predicted 
traffic levels and experience of similar establishments elsewhere.  In the absence of an 
objection from the County Engineer it would be difficult to substantiate the refusal of planning 
permission purely on the grounds of inadequate car parking provision particularly when the 
government are promoting sustainable forms of travel.   

It should also be noted that irrespective of the use, the church will always have the potential to 
generate traffic and to displace resident’s cars from the car park associated with church.  The 
reality is that the church could be brought back into use as a day nursery, for the provision of 
education, as an art gallery or public hall or exhibition hall without the need for planning 
permission as these uses all fall within the same use class (D1 Non residential institutions) as a 
church.  Therefore, irrespective of the outcome of this application the church will always give 
rise to vehicular traffic.  Whilst it is acknowledged that this will vary depending upon the end 
use, local residents will always be faced with the prospect of additional traffic and being unable 
to utilise the car park associated with the church as an overspill car park to serve their 
properties. 

Turning to the issue of traffic generation the County Engineer is also satisfied that the estate 
road can accommodate the level of traffic that will be potentially generated by the proposal.  In 
addition the proposal is unlikely to result in a significant number of vehicles utilising the 
proposed access road to the church which would cross the segregated footpath/cycleway which 
runs along the frontage of St. Lukes Crescent and would serve two disabled parking spaces.  
Whilst it is recognised that it would be difficult to ensure that the disabled parking spaces which 
are to be sited adjacent to the entrance to the church would not be ‘abused’ by ambulant car 
drivers the fact that there are only two spaces would severely limit the number of vehicles 
utilising the access road.  Furthermore, should planning permission be granted it is proposed to 
impose a condition requiring ‘traffic calming’ measures to be implemented where the access to 
the church crosses the segregated footpath/cycleway. 

The proposal in terms of parking provision and highway safety is therefore considered to be 
acceptable. 

 
Noise and disturbance. 
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As stated previously the applicant proposes to operate between the hours of: 
 

7:30am – 10:00pm Monday – Friday 
8:30am – 10:00pm Saturday 
9:00am – 9:30pm Sunday 

 
These hours replicate the previously approved hours of opening which were formulated in 
recognition of the fact that the premises were centrally situated within a residential area.  As 
circumstances have not materially changed since planning permission was originally granted in 
2004 it is considered that these opening times are still acceptable.  However, in recognition of 
the proximity of residential properties it would also be advisable to impose a condition designed 
to control noise emanating from the premises.  This approach would be consistent with that 
which was adopted in respect of the original proposal. 
 
Finally, concern has been expressed by a local resident regarding the sale of alcohol and that 
this proposal is precursor to the premises being used as a bar, restaurant social or club. Similar 
concerns were expressed in respect of the original application and as a consequence a 
condition was imposed limiting the use of the premises to a health and fitness centre only. 
However, on this occasion it is self evident that the applicant wishes to use part of the building 
as a lounge/bar area for the benefit of members of the club.  It is not unusual for facilities of this 
type to have lounge/bar areas and there are a number of local examples where these facilities 
are provided. However, it is important to ensure that these activities remain ancillary to the 
primary use as a health and fitness centre to prevent the premises from developing into 
standalone bar/restaurant.  It is therefore considered that the imposition a condition limiting the 
floor area of the bar/lounge is essential in the interests of the residential amenity of the area. 
 
CONCLUSION 
 
Despite the passage of time since the original planning application was approved in 2004 it is 
still considered that a health and fitness centre is an acceptable alternative use for the 
premises.  The reality is that the original planning approval is still capable of being implemented 
subject to the applicant undertaking a range of remedial works to comply with the terms of the 
Listed Building Enforcement notice.  The current proposal and in particular the alterations 
proposed under the current application for Listed Building Consent offer a more sensitive and 
less intrusive conversion and as such the current proposal provides for a much improved 
scheme.   
 
In addition, St. Lukes Church has been vacant for a considerable period of time and as a 
consequence the building has become a target for vandalism and is gradually falling into a state 
of disrepair.  It is therefore important to bring the building back into use at the earliest 
opportunity.  Whist the proposal will inevitably displace cars that are presently utilising the 16 
car parking spaces these spaces were always intended to be used in association with the 
church.  Furthermore, the County Engineer considers that this level of provision is sufficient to 
meet the needs of the proposal. 
 
With regards to the issue of noise and disturbance it is considered that the proposed hours of 
opening and the imposition of conditions designed to limit noise levels emanating from the 
building would protect the amenity of the area.  Furthermore, the imposition of conditions 
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limiting the use of the premises to a health and fitness club only and limiting the floor space of 
the lounge/bar area will enable the Council to exercise control over any future use of the 
premises. 
 
In view of the foregoing the proposal is considered to be an acceptable use for the building 
subject to the imposition of a variety of conditions designed to protect the amenity that local 
residents could reasonably expect to enjoy. 
 
HUMAN RIGHTS IMPLICATIONS 
 
It is considered that in general terms, the provisions of the Human Rights Act 1998 have been 
taken into account in dealing with the above application. 
 
Recommendation: Approve subject to the following Conditions  
 
1. The development hereby approved shall be begun not later than the expiration of 3 years 
from the date of this permission. 
Reason: In accordance with Section 91 of the Town and Country Planning Act 1990. 
 
2. The development hereby approved shall be carried out only in accordance with the submitted 
application, as amended by the following document(s): Drawing No. 1330/p/04/Rev B received 
24 October 2007. 
Reason: To ensure that the development is carried out in accordance with the approved 
documents. 
 
3. Before the development hereby approved is brought into use a scheme shall be agreed in 
writing with the Local Planning Authority, which specifies the provisions to be made for the 
control of noise emanating from the premises.  The scheme shall be designed so that the LAeq 
5 minute noise level measured one metre outside a window to a habitable room at a noise 
sensitive dwelling shows no increase when compared with the representative LAeq, 5 minute 
noise level measured from the same position under the same conditions during a comparable 
period when the premises are not operating. The agreed scheme shall be implemented prior to 
the development hereby approved being brought into use and shall be maintained thereafter 
unless otherwise agreed in writing with the Local Planning Authority. 
Reason: To ensure that the residents of nearby properties are not adversely affected by the 
development, and to comply with PPG24: Planning and Noise. 
 
4. The development hereby approved shall not be brought into use until such time as a 
vehicular crossing point have been constructed in accordance with details to be submitted to 
and approved in writing by the Local Planning Authority. 
Reason: In the interests of highway safety and to comply with PPG 13 Transport. 
 
5. The premises to which this permission relates shall not be open for business to visiting 
members of the public outside the hours of 7.30 a.m. until 10.00 p.m. Monday to Friday, 8.30 
a.m. until 10.00 p.m. Saturdays and 9.00 a.m. until 9.30 p.m. Sundays.  
Reason: To ensure that the residents of nearby properties are not adversely affected by the 
development, and to comply with PPG24: Planning and Noise. 
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6. The premises to which this permission relates shall be used for a health and fitness centre 
only and for no other purpose in Class D2 Assembly and Leisure of the Schedule to the Town 
and Country Planning (Use Classes ) Order 1987, or in any provision equivalent to that Class in 
any Statutory Instrument revoking or re-enacting that Order.  
Reason: To ensure that occupiers of nearby properties are not adversely affected by the 
development, and to comply with PPG24: Planning and Noise. 
 
7. The extent of the bar/lounge area shall be limited to the floor area identified in red on the 
attached plan Ref. No. 7/07/0509/adf/DM and the sale and consumption of alcohol shall not 
take place outside the boundaries of the bar/lounge as defined on the attached plan Ref. No. 
7/07/0509/adf/DM. 
Reason: To ensure that the bar/lounge area remains ancillary to primary use of the premises as 
a health and fitness centre in the interests of the residential amenity of the surrounding area 
and to comply with PPG24: Planning and Noise. 
  
INFORMATIVE: REASON FOR GRANT OF PLANNING PERMISSION 
In the opinion of the Local Planning Authority the proposed development is acceptable in scale 
and character to the housing area and would not significantly harm the living conditions for 
nearby residents. 
  
INFORMATIVE: NATIONAL AND LOCAL PLAN POLICIES RELEVANT TO THIS DECISION 
The decision to grant planning permission has been taken having regard to the key National 
Policies and the Sedgefield Borough Local Plan saved policies as set out below, and to all 
relevant material considerations, including Supplementary Planning Guidance: 
PPG24: Planning and Noise 
PPG 13 Transport  
H18 Acceptable Uses within Housing Areas 
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7. 7/2007/0510/DM APPLICATION DATE: 23 August 2007 
 
PROPOSAL: APPLICATION FOR LISTED BUILDING CONSENT TO UNDERTAKE 

ALTERATIONS TO THE INTERIOR OF THE BUILDING INCLUDING 
THE CREATION OF A MEZZANINE FLOOR 

 
LOCATION: ST LUKES CHURCH SEDGEFIELD STOCKTON ON TEES 
 
APPLICATION TYPE: Listed Building Consent 
 
APPLICANT: Ms Christine Moore 
 32 St Lukes Crescent, Sedgefield, Stockton on Tees, TS21 3NL 
 
CONSULTATIONS 
 
1. SEDGEFIELD TC   
2. Cllr. Mr. J. Robinson   
3. Cllr. D R Brown   
4. Cllr. J Wayman J.P.   
5. DCC (TRAFFIC)   
6. BUILDING CONTROL   
7. CIVIC TRUST   
8. ENGINEERS   
9. ENV. HEALTH   
10. VICTORIAN SOC.  
11. ENG. HERITAGE   
12. DESIGN   
 
NEIGHBOUR/INDUSTRIAL 
 
St Lukes 
Crescent:1,2,3,4,5,6,7,8,9,10,11,12,13,14,15,16,17,18,19,20,21,22,23,24,25,26,27,28,29,30,31,
32,33,34,35 
Miller Homes (NE) Ltd Bryant Homes Charles Church Ellerby 
Beech Oval:5 
Wellgarth 
Mews:1,2,3,4,5,6,7,8,9,10,11,12,13,14,15,16,17,18,19,20,21,22,23,24,25,26,27,28,29,30,31,32,
33,34 
Eden Drive:64 Winterton Avenue:67,68,69 West End:75 Turnpike Walk:32 
South East Lodge Belsay Close:1 Jewson Ltd Netpark Incubator Building 
Winterton Cottages:5 Mitford Court:26 Millclose Walk:15 
 
BOROUGH PLANNING POLICIES 
 
 
___________________________________________________________________________ 
 
 
PROPOSAL 
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Listed Building Consent is being sought to implement the alterations that are proposed to 
facilitate the change of use to a health and fitness club which was considered at item 
7/2007/0509/DM above.  Item 7/2007/0509/DM also outlines the background leading up to the 
submission of the current proposal and also briefly describes the nature of the proposed 
alterations.  As the merits of this particular application revolve around the need to preserve and 
enhance the architectural integrity of the building a more detailed description of the works is 
outlined as follows:  
 
The installation of a ‘U’ shaped balcony in the form of a mezzanine floor at first floor level.  The 
balcony would be sited above the north and south aisles together with a ‘bridge’ link at the 
western end of the building.  The mezzanine floor does not extend to the external wall ensuring 
that the existing brickwork window recesses are not disturbed and can be viewed from both 
upper and lower floors.  
 
The mezzanine floor will be freestanding being supported on the walls of the ground floor rooms 
below.  The full storey height of the remainder of the church would be retained ensuring that a 
large proportion of the roof beams and arches remain visible.   
 
The balcony would be enclosed by glazing to maintain a feeling of openness. 
 
The former altar area complete with communion rail and altar screen will be retained. 
 
Externally, the fabric of the building would remain unaltered with the exception of essential 
repairs and the installation of louvres and extract grills to serve the ventilation needs of the 
premises.   
 
The following drawings show the proposed layout and the extent of the internal alterations. 
 

 
 

PROPOSED GROUND FLOOR PLAN 
 

Page 139



 
SEDGEFIELD BOROUGH COUNCIL 

 
PLANNING APPLICATIONS - TO BE DETERMINED 

______________________________________________________________ 
 

 
 

PROPOSED FIRST FLOOR PLAN 
 
 
CONSULTATION RESPONSES 
 
Sedgefield Town Council have made no comment to date. 
 
Sedgefield Civic Trust have no objections to the proposal as long as there is no damage to the 
existing structure and the work is reversible. 
 
The Victorian Society has made no comment to date and English Heritage have indicated that 
the application should be considered in accordance with national and local policy guidance. 
 
The Council’s Design and Conservation Officer has expressed some concern regarding the 
width of the proposed balcony as it would extend beyond a series of columns which are 
important architectural features.  A representative of English Heritage offered their support to 
this approach and accordingly the applicant was requested to reduce the width of the balcony 
so that it did not protrude beyond the centre line of the columns.  The applicant has expressed a 
reluctance to reduce the width of the balcony and has indicated that reducing its width would 
create practical problems owing to limited head heights and the need to gain access to the 
exercise equipment.   
 
No comments have been received from local residents in response to the public consultation 
exercise which included a press notice, notices posted on site and letters to individual residents. 
 
PLANNING CONSIDERATIONS 
 
Consideration of this application is limited to whether or not the proposal will help to preserve 
and enhance the appearance of the building.  Concerns regarding traffic generation, noise and 
disturbance are not relevant.  
 
The need to preserve and enhance the appearance of the limited number of Listed Buildings 
within the Borough is promoted through PPG15: Planning and the Historic Environment. PPG15 
also advocates that the planning process should also reconcile the need for economic growth 
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with the need to protect the natural and historic environment.  In order to secure these 
objectives it is considered that any proposal which affects a listed building needs to satisfy the 
following criterion:  
 
The alterations and extensions are sympathetic to the design, scale and materials of the 
existing building. 
 
Externally, the fabric of the building would remain unaltered with the exception of essential 
repairs and the installation of louvers.  The character and appearance of the exterior of the 
building would therefore be maintained. 
 
Architectural or historic elements, important to the character of the original building, 
including those of the interior of the building, remain unaltered. 
 
Whilst the proposal will inevitably change the character of the interior of the building, the 
proposed alterations maintain its ecclesiastical appearance and the plan of the building which is 
one of its most important characteristics.  For example, approximately half of the building would 
maintain its full storey height.  This would ensure that a large proportion of the roof beams and 
arches remain visible.  These elements are particularly important as they give the building its 
distinctive appearance.  Whilst a smaller and less visually intrusive balcony would be preferable 
it is not considered that the extent of balcony significantly detracts from the architectural 
integrity of the building.  Furthermore, the proposal maintains the full height of the apse thereby 
ensuring uninterrupted views of stained glass windows.  The apse is a particularly important 
element of the church and its retention will help to preserve the interior of the building. 
 
Structural elements of the original building are not altered or weakened. 
 
The proposal does not involve altering structural elements of the buildings.  For example the 
mezzanine floor will be a freestanding modular structural, which will be supported by the new 
walls of the ground floor rooms.  In this regard the proposal is considered to be acceptable. 
 
CONCLUSION 
 
The proposal represents a sensitive conversion of a Grade II Listed Building.  Furthermore, it is 
also considered that the current scheme is less intrusive than the original scheme approved in 
2004 as a larger proportion of the roof beams and arches remain visible which help to maintain 
the ‘open’ aspect of the church.   
 
Finally, the building at present is vacant and the application represents an opportunity to bring 
the building back into use which is to be welcomed.  This approach is considered to be 
consistent with Planning Policy Guidance Note 15 Planning and the Historic Environment which 
promotes the re-use of Listed Buildings advises that; 
 
Generally the best way of securing the upkeep of historic buildings and areas is to keep them in 
active use  .For the great majority this must mean economically viable uses if they are to 
survive, and new, and even continuing, uses will often necessitate some degree of adaptation.  
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HUMAN RIGHTS IMPLICATIONS 
 
It is considered that in general terms, the provisions of the Human Rights Act 1998 have been 
taken into account in dealing with the above application. 
 
Recommendation: Approve subject to the following Conditions: 
 
1. The works to which this consent relates must be begun not later than the expiration of three 
years beginning with the date on which the consent is granted.  
Reason: In accordance with Section 18(1) of the Planning (Listed Buildings & Conservation 
Areas) Act 1990. 
 
2. The development hereby approved shall be carried out only in accordance with the approved 
plans, specifications and conditions hereby imposed.  
Reason: To ensure that a satisfactory form of development is obtained. 
 
3. No development shall commence until detailed drawings of the extractor fans and vents have 
been submitted to and approved in writing by the Local Planning Authority.  The development 
shall then only proceed in accordance with the approved details. 
Reason: In order to enable the Local Planning Authority to control details of the development in 
the interests of protecting and enhancing the appearance of the building in accordance with 
PPG15: Planning and the Historic Environment. 
 
4. No development shall commence until a photographic record of the exterior and interior of 
the building has been submitted to and approved in writing by the Local Planning Authority. 
Reason: To ensure that an accurate record of the building is retained for the future reference 
purposes in accordance with PPG15: Planning and the Historic Environment. 
 
5. Notwithstanding any details shown on the plans hereby approved no development shall be 
commenced until details showing how the mezzanine floor, panels and partition walls will be 
accommodated within the fabric of the building have been submitted to and approved in writing 
by the Local Planning Authority. The development shall then only proceed in accordance with 
the approved details. 
Reason: In order to enable the Local Planning Authority to control details of the development in 
the interests of protecting and enhancing the appearance of the building in accordance with 
PPG15: Planning and the Historic Environment. 
 
6. Notwithstanding any details shown on the plans hereby approved no development shall be 
commenced until details of all remedial works to the exterior of the building have been 
submitted to and approved in writing by the Local Planning Authority. The remedial external 
works shall then only proceed in accordance with the approved details. 
Reason: In order to enable the Local Planning Authority to control details of the development in 
the interests of protecting and enhancing the appearance of the building in accordance with 
PPG15: Planning and the Historic Environment. 
 
7. All replacement and new sections of rainwater goods and down pipes shall be of cast iron or 
metal construction and painted a colour to be approved in advance by the Local Planning 
Authority. 
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Reason: In order to enable the Local Planning Authority to control details of the development in 
the interests of protecting and enhancing the appearance of the building in accordance with 
PPG15: Planning and the Historic Environment 
 
8. The development hereby approved shall not commence until such time as a schedule of 
works for the replacement and or repair of all external windows has been submitted to and 
approved in writing by the Local Planning Authority.   The schedule shall include details of those 
windows to be repaired or replaced together with details of the method of repair/replacement 
and details of all materials to be used.  The development shall then only proceed in accordance 
with the approved programme of works.  
Reason: In the interests of protecting and enhancing the appearance of the building in 
accordance with PPG15: Planning and the Historic Environment. 
 
9. The development hereby approved shall not commence until details of the method of 
construction and materials to be used in the construction of the replacement timber floor have 
been submitted to and approved in writing by the Local Planning Authority.  The development 
shall then only proceed in accordance with the approved details.  
Reason: In the interests of protecting and enhancing the appearance of the building in 
accordance with PPG15: Planning and the Historic Environment. 
  
10. No development shall commence until details of the position, design and materials to be 
used in the construction of the replacement cast iron floor mounted ventilation grills have been 
submitted to and approved in writing by the Local Planning Authority. The development shall 
then only proceed in accordance with the approved details.  
Reason: In the interests of protecting and enhancing the appearance of the building in 
accordance with PPG15: Planning and the Historic Environment. 
  
INFORMATIVE: REASON FOR GRANT OF PLANNING PERMISSION 
In the opinion of the Local Planning Authority the proposal represents a sensitive conversion of 
the building and helps to preserve and enhance the appearance of the Listed Building.    
 
INFORMATIVE: LOCAL PLAN POLICIES RELEVANT TO THIS DECISION 
The decision to grant planning permission has been taken having regard to the key National 
Planning Policies set out below, and to all relevant material considerations: 
PPG15: Planning and the Historic Environment. 
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