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Exceptional Circumstances Summary

1 Exceptional Circumstances Summary
1.1 County Durham needs to be a successful place. The County Durham Plan will help achieve
this by securing more and better jobs; sustaining economic growth; delivering a wide choice of high
quality homes and maximising the opportunities which exist and create vibrant communities within
all our towns and villages.
1.2 The County Durham Plan sets out that the housing need in County Durham is 1,308 dwellings
per annum which equates to 24,852 new homes over the plan period 2035. In order to achieve a
sustainable and successful county, the chosen spatial strategy for the county is based upon the
Sustainable Communities option. The Sustainable Communities option (which identified that 17% of
development should be located in Durham City) can be described as being a dispersed pattern of
development located across key settlements in the county and principally focused in and around the
towns where the greatest opportunity for employment, services and facilities, public transport and
other infrastructure such as healthcare and education exist. The Sustainable Communities option
was assessed alongside other potential spatial options as set out in the Issues and Options (2016)
in a significant amount of detail and it was concluded that overall the Sustainable Communities option
provided the greater opportunity to deliver sustainable patterns of growth, reduce the need to travel,
deliver good quality new housing and affordable housing as well as supporting the county's economy.
Following consultation and as a result of houses being built and granted planning permission and the
consideration of land availability and viability, the percentage of development directed to Durham
City is 14%. The Sustainability Appraisal concludes that it is sufficiently similar that it would still have
the same benefits and advantages.
1.3 14% of the county's housing need, equates to approximately 3,500 dwellings. Taking account
of commitments, completions and small sites, leaves a residual for allocation of 2,350 dwellings. Use
of the Strategic Housing Land Availability Assessment and the brownfield land register has resulted
in proposed housing allocations at Gilesgate School (60 dwellings); North of Hawthorn House (20
dwellings); and Potterhouse Lane (10 dwellings). There has been consideration to the opportunity
for increasing densities on these sites but owing to site constraints this was not deemed
appropriate. The opportunity for a further 50 dwellings has been identified on the former Skid Pan.
No opportunities have been identified within the inset villages or beyond the outer Green Belt boundary.
Furthermore, our neighbouring authorities have confirmed that they are unable to accommodate any
of Durham's housing need (and indeed neighbouring authorities Gateshead and Sunderland either
have or are seeking to review their own Green Belt boundaries) and in any case this would be beyond
County Durham's housing market area and would not support the delivery of the spatial strategy. As
a result this leaves approximately 2,200 further houses to be identified.
1.4
Once established, Green Belt boundaries should only be altered where exceptional
circumstances are fully evidenced and justified through the preparation or updating of plans. A
comprehensive Green Belt assessment across the county has been carried out. Two sites have been
identified at Sniperley Park and Sherburn Road. The Green Belt assessment concludes that Sniperley
Park, when assessed against the Green Belt purposes, performs strongly against checking unrestricted
sprawl and the safeguarding the countryside from encroachment and moderate against preventing
neighbouring towns from merging, preserving the setting and special character of historic towns and
assisting in urban regeneration. The Green Belt assessment concludes that Sherburn Road performs
a strong role against safeguarding the countryside from encroachment and a moderate role against
checking the unrestricted sprawl, preventing neighbouring towns from merging and assisting in urban
regeneration. It also performs weakly against preserving the setting and special character of historic
towns.
1.5 Substantial weight has been given to the harm to the Green Belt however the consequences
of not meeting housing need has been considered within the Sustainability Appraisal and whilst there
could be some environmental benefits, there would be significant negative social and economic effects
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predicted over the lifetime of the Plan. Benefits associated with releasing both Sniperley Park and
Sherburn Road to meet the Sustainable Communities option need to balanced against the harm to
the Green Belt and any other harm identified. Whether exceptional circumstances exist is a matter
of planning judgement.
1.6 Therefore the sites identified as having potential for Green Belt release are at Sniperley and
Sherburn Road. To ensure that any harm is successfully mitigated, the sites would need to be built
out in accordance with an agreed masterplan and phasing plan. This will ensure that the necessary
infrastructure requirements will be achieved together with sufficient landscaping, sustainable drainage
and net gains in biodiversity. In addition, the release of Green Belt land at Sniperley and Sherburn
Road will:
Ensure sustainable patterns of development are achieved by building on Durham City's position
as the county's employment centre, regional transport hub and regional centre for services and
facilities, such as secondary schools and health facilities. This would provide greater opportunities
to achieve locational sustainability and secure social, economic and environmental improvements
compared to a more dispersed housing distribution;
Maximise the number of journeys undertaken by sustainable means such as walking, cycling
and public transport and minimising overall journey distances and times. This will help address
congestion and associated issues such as air quality and carbon emissions and enable the
creation of a more sustainable transport network across the city;
Provide the right type of housing to meet the needs and aspirations of existing and future residents
and a housing stock which supports the economy of the county and the need for more and better
jobs;
Help address economic under-performance across the county by supporting the economic
potential of Durham City and the delivery of Aykley Heads by capturing business and investment
growth, retaining graduates and creating opportunities to increase and retain spending in the
city, supporting an improved retail offer and reducing the impact of the fluctuation in population
between University terms; and
Maximise the delivery of affordable housing and other infrastructure by locating development in
the highest viability areas around Durham City.
1.7 Whilst some harm is unavoidable, it is possible to ensure that this is successfully mitigated. In
addition, the impact of removing land from the Green Belt can be offset through compensatory
improvements to the environmental quality and accessibility of the remaining Green Belt land as set
out in para 138 of NPPF. On Sniperley Park it will be required that the major woodland blocks including
Folly Plantation, Cater House Pit and the former wagonway are retained to establish a central corridor
of green infrastructure, forming part of a linear park through the site from Sniperley Hall in the west
to Folly Bridge in the east. The enhancement of existing woodlands and the creation of wetland
habitats will enhance the riparian habitat. There will also be a requirement to protect the ecosystem
and preserve linkages with other nearby habitats and preserve and improve linkages with the wider
countryside and with urban areas to the east.
1.8 Compensatory improvements to remaining Green Belt related to the Sherburn Road site can
provide green infrastructure, the improvement of ecosystems including Old Durham Beck. There is
a wider opportunity to improve linkages through to Pelaw Woods and the wider city centre, allowing
the upgrading of existing networks and the creation of new opportunities.
1.9 The need for these identified changed to the Green Belt boundary will ensure that the Green
Belt's intended permanence in the long term will ensure beyond the plan period.
4 Pre-Submission Exceptional Circumstances
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2 Introduction
2.1 National Planning Policy Framework 2018 (NPPF) at pargraph 135 sets out that once established,
Green Belt boundaries should only be altered in exceptional circumstances, through the preparation
or updating of plans. This note sets out the exceptional circumstances which have been identified to
justify limited Green Belt release through the preparation of the County Durham Plan.
2.2 County Durham needs to be a successful place. The County Durham Plan will achieve this by
maximising the opportunities which exist and create vibrant communities within all our towns and
villages. This will be achieved by securing more and better jobs; sustaining economic growth; delivering
a wide choice of high quality homes which meets all needs in locations that reduces the need to travel
and directed to where people want to live; protecting and enhancing of our high quality built and
natural environment; and by providing high quality infrastructure including transport, health and
education.
2.3 The preparation of the County Durham Plan commenced with the Issues and Options stage,
which was published for consultation in June 2016 and sought to seek views on the issues which are
affecting the county and potential options for addressing these issues. The Issues and Options was
the first stage in the preparation of the County Durham Plan and proposed a draft Vision for the future
development of County Durham and four alternative options for the spatial approach for housing:
Main Town Focus;
Sustainable Communities;
Sustainable Communities with Central Durham Villages; and
Wider Dispersal.
2.4 The Issues and Options also sought a view on whether there were any other potential distribution
options which should be considered as being reasonable. The Issues and Options also included
options around levels of housing need and amounts of employment land.
2.5 The Preferred Options (June 2018) set out the spatial approach for county Durham. The
Sustainable Communities option, as set out in the Spatial Strategy Justification
(https://durhamcc.objective.co.uk/portal/planning/cdpev/ , seeks to focus housing development on
the main settlements across the county whilst also recognising the important role of the county’s
villages and ensuring that they are provided with the opportunities to be sustainable and resilient.
Where possible, new development needs to make the most of opportunities on previously developed
land and enable people to have convenient access to jobs, training, services and facilities by
sustainable modes of travel (including walking).
2.6 Our existing key employment locations are Durham City, Newton Aycliffe, Bishop Auckland,
Peterlee, Consett and Chester-le-Street which account for over half of all jobs in the county between
them. To continue to develop the economy sustainably it is important that housing is provided in the
right locations. The Sustainable Communities option seeks to minimise the need to travel by putting
most of the homes needed close to existing jobs, shopping, schools, health facilities and other services.
The availability of public transport and the ability to walk and cycle are important considerations.
Together with supporting our town centres by attracting and retaining businesses and retailers through
increased population.
2.7 Durham City is identified as one of the key locations for future development owing to its primary
importance as an employment and service centre, its significant transport hub owing to its public
transport links including the East Coast Mainline and the demand for new housing within the city.
Pre-Submission Exceptional Circumstances 5
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3 Local Context
3.1 Durham City was established in the 10th century as a monastic centre and has been known to
have a market since at least 1040. The Cathedral was built between 1093 and 1133. The city was
first fortified in the 11th century and the castle spans the period from the 12th to the 17th century.
The medieval core of the city is focused on the imposing defensive site of the cathedral and castle
which lie on a steep-sided peninsula formed by an incised meander of the River Wear. The medieval
settlement lay within the castle walls, developing out around the market place at the neck of the
peninsula and along the main roads leading into the city; Framwellgate, Crossgate, Claypath, Gilesgate
and Old Elvet.
3.2 Durham's defensive role as a frontier town, a ‘bulwark against the Scots’, changed following
unification in 1603, and it became one of United Kingdom's mid-shires. The town developed modestly,
with only slight extension of its outer streets. The industrial revolution transformed the City’s wider
hinterland, with the development of mining villages and steel-making towns connected by new roads
and railway lines, but did not bring major changes to the scale and form of the city itself. Railway lines
brought new infrastructure into the city and there was some industrial development, notably for carpet
making, weaving and the milling of mustard, but it didn’t expand much beyond its medieval plan. By
the mid C19th the city remained small and compact, contained largely within the valley of the River
Wear.
Picture 1

3.3 The late C19th and early C20th saw some modest expansion of the city, largely to the west
around Crossgate and Neville’s Cross. Rather than functioning as a market town supporting nearby
agricultural communities the city during this period served more as a commercial and administrative
focus for the surrounding colliery villages. The inter-war period saw the beginning of the establishment
of residential suburbs on the valley terraces to the north and east of the city along the main transport
corridors. Ribbons of development formed along the Great North Road at North End, Framwellgate
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Moor and Pity Me, along the Sunderland Road at Gilesgate Moor and Belmont, and along Sherburn
Road. By the mid C20th the city remained relatively small with a compact core within the valley of
the Wear and rather fragmented linear suburbs on the higher ground to the west, north and east.
Picture 2

3.4 The late C20th century brought more substantial changes to the city. Its role as an administrative
centre was reflected in the development in the north of County Hall and the police headquarters at
Aykley Heads, and Dryburn Hospital. The expansion of the university in the south of the city saw the
development of new colleges and academic buildings around Mountjoy and Elvet Hill. In both of these
areas development was of a ‘campus’ form with large buildings set in open grounds, in both cases
taking in areas of former parkland associated with small country houses (Aykley Heads House,
Dryburn Hall, Oswald House, Elvet Hall).
3.5 The period from the late 1950s also saw some major expansion of the suburbs with new areas
of housing at Crossgate Moor along the western ridge following an improved A167, and extensive
areas at Gilesgate Moor, Belmont and Carville in the east, and Framwellgate Moor and Newton Hall
to the north. This in part reflected a changing relationship between the City and its coalfield hinterland
where many collieries were closing. New housing development followed new job opportunities in the
city such as the public sector office development at Millburngate House and the developing employment
sites at Belmont which included the major Philips plant.
3.6 In contrast to an earlier piecemeal and organic pattern of development, the new housing of this
period was often of a more planned nature. Newton Hall estate, at one time noted as being the largest
private housing estate in Europe, was developed as a self-contained suburb, providing housing for
around 5,500 people with local shopping centres, primary schools, a library, place of worship and
community centre.
3.7 The period also saw the development of major highway infrastructure in the city with the
development of Millburngate and New Elvet bridges and the realignment of the A690 through the city
to Gilesgate and along the former North East Railways Durham Goods Line to the new A1(M).
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3.8 By the end of the C20th the city had a notably irregular form with a relatively compact central
historic core in the valley of the Wear, a narrow band of suburb along the ridge between the Wear
and Browney valleys following the A167, and larger sprawling suburbs to the north and east on the
higher valley terraces.
Picture 3

3.9 With the definition of an encircling Green Belt in the City of Durham Local Plan (2004) the
outward expansion of the city ceased. Since that time there has been some localised consolidation
of the built form in areas like Belmont Business Park and Mount Oswald.
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Picture 4

3.10 The form of the modern city and its relationship to the underlying topography makes a significant
contribution to its special character. The historic core remains small, compact and legible, separated
from the suburbs on higher ground by the strong ‘green fingers’ of the Wear valley which penetrate
into the heart of the city from the north and south, and defined in the west by the valley of the River
Browney. The historic core lies within an area often referred to as the Durham Bowl which is defined
by encircling ridges of higher ground and forms the ‘Inner Setting’ of the World Heritage Site. This
forms the immediate visual environment of the historic core and includes large area of undeveloped
land; farmland, woodland and parkland.
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Picture 5

3.11 The elevation and flatter topography of the valley terrace where the main suburbs lie, largely
outside of the Durham Bowl, is such that they don’t have a strong presence in most views of the
historic core. Primary routes into the city such as the A167 from the north, the A690 from the East,
and the East Coast Main Line run along their edges rather than through them. Other routes such as
the A690 and A691 from the west and the A177 from the south enter the city close to its historic core
without passing through extensive suburbs. These factors contribute towards the perception of the
city as being both small in scale and strongly historic in character.
3.12
We attach great important to the county's Green Belt which aims to prevent urban sprawl by
keeping land permanently open with the essential characteristic being openness and permanence.
The County Durham Structure Plan (1999) introduced the need for Green Belt within three distinct
areas: city of Durham; north east Durham and north Durham as shown below.
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Picture 6

3.13 The north east Durham Green Belt is located to the north of Seaham forming a gap between
Seaham and Ryhope in Sunderland. The area of Green Belt to the north of Seaham was designated
in the County Durham Structure Plan (1999) with detailed boundaries established in the Easington
Local Plan in 2001. The north Durham Green Belt surrounds Chester-le-Street, encircles Urpeth and
Ouston and, spreads eastwards towards the Tyne and Wear conurbation. This area of Green Belt
was designated in the County Durham Structure Plan (1999) with detailed boundaries designated
in the Chester-le-Street Local Plan (2003). There was also a concept for a broad extent of, Green
Belt expansion in the area surrounding Consett and Stanley in the north west of the county which
was first introduced within the Regional Planning Guidance (1993), reiterated within County Structure
Plan (1999) and furthered within the now revoked North East Regional Spatial Strategy (2008).
However the detailed boundaries of the Green Belt at this location were never formally adopted
through a Local Plan for Derwentside District, and it has been concluded that development
management policies have protected this area from inappropriate development.
3.14 Durham City has a fully encircling Green Belt which was designated in the Durham County
Structure Plan review (1999) with detailed boundaries confirmed in the City of Durham Local Plan
(2004). The proposal for a Green Belt for the city was first made in 1964 in response to Circular 42/55
to the south east, south and west of the city. However the first review of the Durham County
Development Plan included a Green Belt proposal and whilst the Inspector agreed that further
protection should be given, this should not be through a Green Belt designation and instead an Area
of High Landscape Value was then designated. The Green Belt boundary now takes a largely similar
boundary to that of the Area of High Landscape Value. Notably land to the north of the city was not
included within the Area of High Landscape Value but was included as Green Belt.
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Picture 7

3.15 Paragraph 5.22 of the Structure Plan was clear about the development strategy which was
the context for the Green Belt: "To this end, the City's special qualities should be reserved to support
a higher order employment / education role with surrounding villages accommodating much of the
District's housing requirements and general employment provision. The Green Belt is a key tool in
delivering this strategy." Our emphasis. The strategy at the time (as confirmed by the City of Durham
Local Plan at paragraph 3.16) was to preserve the setting and special character by preventing
unplanned expansion and coalescence and accommodating new development within the larger
villages outside the Green Belt which are readily accessible to the city.
3.16 Whilst Policy 5 of the County Durham Structure Plan did not define exact boundaries, it was
explicit in paragraph 7.7 that the Green Belt should fully encircle Durham City: "Long established
planning policies have sought to protect the setting and special character of Durham City. However
only Green Belt designation can ensure the permanent retention of those important open areas around
the city which are vital to sustaining the outstanding, internationally recognised, environmental qualities
of the city. An encircling Green Belt will secure the effective protection of the open land surrounding
the city and will preserve the setting and special character of Durham City by preventing the unplanned
outward expansion of the city and coalescence with the surrounding villages. The most appropriate
locations for new development in the district, if it cannot be accommodated in Durham City, are the
larger villages readily accessible to the city which could benefit from new investment to assist their
regeneration." Our emphasis.
3.17 Prior to the adoption of the Structure Plan and in response to the City of Durham's Local Plan
consultation draft February 1998, caution was raised by the county council regarding the inner Green
Belt boundary and cited a Secretary of State letter of 16 February 1998 supporting the proposed
Green Belt but urging concern regarding the tight boundary "carefully scrutinise the detailed boundaries
when defining local plans in order to ensure that sufficient and appropriate land is provided for
development in the foreseeable future." The inner boundary should be carefully examined and re-drawn
in such a way that it makes adequate provision for development needs within the plan period and
beyond. With this in mind, I intend to seek discussions with officers of the city council in relation to
the detailed inner boundary of the Green Belt."
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3.18 Whilst the Structure Plan set out caution when drawing the inner Green Belt boundaries at
paragraph 7.9 "...It is necessary to be certain in determining the extent of the Green Belt that long
term development needs can be accommodated without encroaching on it" and similarly at paragraph
7.10 "If they are drawn excessively tightly around existing built-up areas it may not be possible to
maintain the degree of permanence the Green Belt should have." The strategy for accommodating
housing needs at this time was set out in paragraph 8.19 "This reflects the continuation of the existing
strategy of accommodating much of the District's housing requirements in the villages."
3.19 Despite concerns about the excessively tight inner boundary being raised, the proposed
boundary remained tight as illustrated in the figure below. The figure below shows the inner Green
Belt boundary around Durham City and insets are provided to demonstrate how excessively tight the
boundary was drawn. This has resulted in significant pressure placed on Durham City in that no land
was identified to meet future development needs.
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Picture 8
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3.20
A conscious decision was taken at that time to create a tight inner Green Belt boundary. The
Inspector of the City of Durham Local Plan did acknowledge within the report following the Public
Inquiry (dated August 2002) in paragraphs 4, 5, 6 and 7, that there could be consequences to this
but determined that the physical size of the city should not be increased and need should therefore
be met in villages beyond the Green Belt.
3.21 The fundamental aim of Green Belt is to prevent urban sprawl by keeping land permanently
open and when establishing Green Belt boundaries regard must be had to their intended permanence
in the long term.

Statement 1
Extract from the Durham City Local Plan's Inspector's Report, 2004
4. The setting and special character of Durham derive their importance not only from direct views
of buildings on the peninsula or from the intrinsic architectural or landscape quality of the town
and its setting, but from the relationship between the physical size and topography of the built-up
area and the open areas around it, and the glimpses from inside and outside the built-up area
of both the peninsula and open land outside the City. In essence the character of Durham does
not derive solely from views of the Cathedral and Castle but from the relationship between them
and the actual physical size of the built-up area. For these qualities to be preserved it will in
general be necessary to prevent further outward expansion of the built up area. An increase in
the physical size of the City, irrespective of any effects on views or countryside quality, would
be likely to have a generally harmful effect on the character of the City. Those fingers of open
space which extend right into the built-up area are of particular importance in terms of the special
character of Durham.
5. PPG3 advises that the search sequence for land for new housing should start with the re-use
of previously developed land and buildings within the urban area. Subject to the various other
plan policies intended to avoid harm to the character or appearance of that area, this would be
unaffected by the boundaries set for the GB. Indeed it may well be likely that the tighter they are
the greater will be the incentive to re-use previously developed sites.
6. The next locations to be considered in the sequence are urban extensions. However a boundary
set tightly up to the existing edge of the main built-up areas would be likely to limit severely the
possibilities of extensions to that area, not only in the Plan period but 'as far as can be seen
ahead', or even 'permanently' in the words of PPG2. It would thus prevent the possibility to any
material degree of safeguarding land between the main urban area and the GB to provide for
longer term development needs. Such needs as could not be met within the existing main urban
area would therefore have to be met beyond the GB.
7. As most GBs are many miles wide, this would normally be a serious objection to defining a
tight GB boundary. In the particular circumstances of the Durham GB, however, I would not
regard it as being necessarily either unsustainable or contrary to the approach advocated in
PPG3. The general extent of the GB around Durham as described in the SP in not great. As
defined on the PM it is seldom more than 5 km wide and in parts is as little as about 0.8 km.
Development outside such a comparatively narrow GB could still be located so as to minimise
travel distances for work and leisure by being at existing or proposed public transport nodes and
close to existing facilities in the larger settlements with better facilities beyond the GB. Because
of this, although the SP predates the current PPG3 its GB strategy is not contrary to the general
approach of the latter. I deal with the need for and location of land for development within and
beyond the plan period later in this report, in particular under policy H1, but I do this taking the
existence and general extent of the GB as a basic underlying assumption.
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3.22 Focusing development beyond the Green Belt to the surrounding villages was advocated as
the preferred strategy for the 2004 Local Plan. The villages do play an important role in meeting the
Sustainable Communities option as within the central Durham local plan monitoring area planning
permission exists for 1,947 housing and a further 617 completions from the start of the plan period
(as at 1st October 2018). However suitable and deliverable land for housing is becoming more and
more constrained within the villages and putting increased pressure on infrastructure. Our larger
towns, and in particular Durham City, are the most sustainable locations within the county and
delivering homes alongside new jobs is a sustainable approach to development.
3.23 To support these economic ambitions we must also have a complementary housing offer with
the right types of housing in the right locations helping to shape places. The county does suffer from
low land values, struggling viability and has one of the highest levels of help to buy outside of London
as a result of the industrial legacy and remote nature of much of the county in terms of accessing
key infrastructure. The housing market is currently constrained by a lack of good quality, high demand
locations and as a consequence the market is not delivering the range and type of housing required
to assist our businesses in attracting the higher paid skilled workers and managers to the area.The
decision to create a tight boundary for the city has resulted in excessive pressure on the inner Green
Belt boundary as there is so little available land capable of being developed within the city. This has
resulted in a need to review the existing boundary to meet the development needs of the city in an
attempt to plan for growth in a strategic manner enabling a revised Green Belt boundary to be
permanent in the long term and so capable of enduring beyond 2035.
3.24 Prior to adoption, consultation drafts of the Structure Plan did not propose an encircling Green
Belt and rather kept land to the north of the city out of the Green Belt as stated within the county
council's examination document (DCC-002), "The proposed Green Belt for Durham is not all encircling
and, if it were considered at some time beyond the Plan period, could allow flexibility in meeting
presently unforeseen development needs." Our emphasis. However this was not deemed
appropriate in line with the proposed strategy of meeting the District's housing requirements in the
villages and hence an all encircling Green Belt was set out.
3.25 Reference to the continuation of this strategy refers to the Durham County and Darlington
Structure Plan 1981 which states at paragraph 9.46 "The city offers the widest range of facilities and
opportunities in the District and, judged on that basis alone, would be the best location for all the
additional houses required. There are, however, major constraints to further expansion here. The city
is set in a most attractive landscape which makes a major contribution to its character. It is vital to
protect this from unnecessary development and the only possible locations considered for major
additional new housing areas were Newton Hall / Cheveley Park (now referred to as Belmont). The
development of these would, however, increase the problems of traffic congestion on the existing
roads in the city and would take up agricultural land. Public opinion is against further housing
development on the outskirts of the city, and strongly in favour of development in the surrounding
villages instead." In summary the strategy chosen is set out at paragraph 9.47 "The strategy chosen
for the District as a result of these considerations, which are explained in more detail in Chapter 20,
is to cater for most of the additional houses needed in the District by development in the villages
around the city and not to make any further major releases of housing land in Durham City."
3.26 This was a strategy which was agreed within the City of Durham Local Plan as confirmed at
paragraph 4.26 "Within the built-up area of the city, new housing development is acceptable in
principle, provided that the city's traditional character is preserved....Most of the significant open
spaces and undeveloped areas of the essential elements of the city's character and are not suitable
for housing....new residential development will occur through the redevelopment of previously
developed sites occurring as windfall or the conversion of existing buildings." Our emphasis. Paragraph
4.27 further acknowledges the constraint placed on the city through planning policy "...there are many
good quality residential environments within them [primarily the twentieth century expansions to the
north and north east of the city] which must themselves be protected....most of the remaining
16 Pre-Submission Exceptional Circumstances
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undeveloped areas within them serve important visual, environmental or recreational functions. The
restriction on the outward expansion of Durham City increases the pressure to develop such areas but
protection from erosion may be as important as the resistance to the development of greenfield
sites on the periphery." It is clear that owing to the special character of the City, opportunities for
housing development within the inner Green Belt boundary was also restricted.
3.27 Policy H1 of the City of Durham Local Plan identifies one housing allocation at West Rainton,
policy H2 sets out that windfall development on previously developed land and conversions within
the inner Green Belt boundary (settlement boundary) would be acceptable subject to criteria and
policy H3 lists the 30 larger and smaller villages where windfall development on previously development
land and conversions would be permitted. The supporting text to policy H3 recognises the longstanding
and ongoing efforts to improve the social and physical environmental of settlements and also sets
out that there could be exceptions where a proposal can "demonstrate very specific and quantifiable
regeneration benefits and that the same regeneration benefits could not be achieved through the
development of previously developed sites or the conversions of existing buildings."
3.28 Economic development in the county has been focused, for many years, on attracting industrial
and commercial activity to the most deprived areas of the county or on providing a catalyst to deliver
regeneration activity following industrial decline such as experienced in the mining, railway and steel
industries.Although the Structure Plan covered the whole county it had to balance the regeneration
priorities of each of the seven former districts and was therefore unable to target regeneration
effectively. Structure Plans were abolished in the 2004 Planning and Compulsory Purchase Act.
3.29 The Regional Spatial Strategy for the North East (2008) (RSS), set the spatial framework for
the north east (including Tees Valley) and whilst it was revoked in 2013 it provides a useful context
of that time. Paragraph 2.124 confirmed the importance of Durham City in terms of economic growth
"It is therefore important that the focus for growth is centred on the conurbations and Durham City
where the majority of jobs, services, facilities exist and accessibility is greatest." Policy 9 of
the RSS set out that "b. ensuring a scale and quality of development to reflect Durham's unique
character and its role as a major service and employment centre for its surrounding hinterland." The
purpose of the Green Belt was also set out in policy 9 in terms of preventing the merging of Durham
City and Chester-le-Street and to preserve the setting and special character of Durham City (amongst
others). The RSS included no mention of the Green Belt's role in directing development to the
surrounding villages but instead acknowledged to importance of the city in terms of growth owing to
the jobs, services and facilities and accessibility.
3.30 In the past we have taken a broad approach to regeneration including a focus on improving
skills, regenerating areas of poor quality housing, creating business incubator premises, providing
business support services, decontaminating industrial estates, improving the environmental quality
of the county including town centres and landscapes. We have learned from past programmes,
however, that piecemeal developments are less effective than intensive, multi-faceted regeneration.
3.31 Significant regeneration efforts to re-stabilise the county's economy resulting from the spatial
legacy of the industrial past, have had only localised success despite significant financial support
from Government. The focus for this support for economic development has, in the past, been the
most deprived areas of the county. The council is now seeking a sustainable approach to addressing
the economic challenges across the county.
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4 Durham City Relief Roads
4.1 This section of the report sets out the very special circumstances for road infrastructure within
the Green Belt namely the Northern Relief Road and the Western Relief Road. The National Planning
Policy Framework 2018 (NPPF) states that inappropriate development is, by definition, harmful to
the Green Belt and should not be approved except in very special circumstances. The Landscape
Impact Assessment (https://durhamcc.objective.co.uk/portal/planning/cdpev/) for each of the routes
has concluded that there is likely to be some impact on the openness of the Green Belt. In addition,
the Green Belt Assessment has assessed the General Areas within which the routes are proposed
against each of the five Green Belt purposes. It is therefore considered that both the Northern Relief
Road and the Western Relief Road could not be regarded as 'not inappropriate' and therefore very
special circumstances need to be demonstrated.
4.2 Substantial weight is to be given to any harm to the Green Belt and very special circumstances
will not exist unless the potential harm to the Green Belt, by reason of inappropriateness, and any
other harm resulting from the proposal is clearly outweighed by other considerations. The potential
harm to the Green Belt, by reason of it being inappropriate, plus any other harm identified, is clearly
outweighed by the multiple benefits resulting from
Reducing congestion;
Facilitating sustainable development opportunities;
Improving air quality and;
Removing traffic from Durham city centre to enable sustainable transport movements.
Transport Network Challenges
4.3 Durham City is the economic, cultural and transport hub for the county. Owing to this, the
transport network in the city has to manage the following challenges:
A road network that has not changed its strategic composition in many years;
Over 36,000 inward commuting journeys to Durham City every day, with a positive net commuting
figure for the city of nearly 22,000;
Too much through traffic with around 40,000 vehicles a day crossing Milburngate Bridge. One
third of all traffic passing through the centre does not have either an origin or destination within
the city. Much of the space on the city road network is taken up by commuters making strategic
journeys through the city that offer no benefit to the city or its environment;
Air quality is a significant issue affecting Durham City, impacting on both public health and the
natural environment and within the setting of the World Heritage Site; and
The amount of traffic also acts as a barrier to walking and cycling routes, discouraging sustainable
travel and meaning longer bus journeys at peak times.
Evidence of Current City Congestion
4.4 A Strategic Transport Model https://durhamcc.objective.co.uk/portal/planning/cdpev/ of the city
has been produced to assess the impacts of this increasing demand for travel. Analysis shows
Durham is a city which currently suffers from congestion. Some of the contributory factors of congestion
are:
Key junctions and roads in the city approaching designed capacity;
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A lack of viable strategic alternatives for road based trips with a high proportion of through
traffic (35%) with no origin or destination in the city;
Natural pinch points crossing the river when travelling east or west with over 40,000 vehicles
per day crossing Milburngate Bridge;
The A167 has a local and strategic north south function and is currently heavily congested in
peak hours with a southbound journey time between 3 and 11 minutes between Sniperley
roundabout and Nevilles Cross junction with speeds between 7 and 24mph ; and
The A690 is a strategic access to the city from the east . Travel into Durham City along the A690
from the junction with the A1 (M) can take from 7 to 19 minutes in the morning peak. This equates
to an average speed of between 7 and 20mph. This represents an under performance of a
strategically important A-road.
Picture 9

4.5 Evidence demonstrates that the Durham City transport network is not equipped to adequately
handle the 'business as usual' scenario, i.e. growth without any transport mitigation measures, over
the next 20 years (Jacobs Durham Local Plan Traffic Impacts Report 2018). Maintaining the business
as usual approach would therefore hamper efforts to provide employment opportunities in the city
and to meet local housing need as increasingly congested routes into and through Durham City could
impact on the marketability of areas and discourage housing, including affordable housing.
4.6 Some key arm to arm interactions junctions are already at capacity in the peaks and the
modelling demonstrates that this will have negative impacts on the city's ability to attract employers and
employees to live and work in the city in future years. The transport model demonstrates that by the
year 2022, the number of vehicles on the Durham City road network is expected to increase by
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approximately 4% between 8am and 9pm, resulting in an increase in journey times on the city’s major
routes of circa 5%. By 2037, the number of vehicles on the road network in Durham City is expected
to increase by approximately 20%, resulting in journey time increases of circa 11%.
4.7 It is anticipated that the key junctions across the city, including Sniperley roundabout, Nevilles
Cross and Leazes Bowl, will be required to handle in the region of an additional 1700 vehicles in
2022 and 2,800 vehicles by 2037 in the morning peak .
4.8 Without the introduction of transport improvements, the current configuration of the Durham
City road network will not effectively support traffic increases brought about by housing and employment
growth in line with national forecasts. The national forecasts are the appropriate measure for transport
models as Durham is planning for housing growth in line with the national methodology.
4.9 Increasing demand for journeys into the city centre also has the potential to force more non-centre
journeys onto inadequate, non-strategic diversionary routes i.e. ‘rat-runs’, thus spreading congestion
further out from the centre. This is already a significant issue impacting on traffic flows on the A167
corridor. The corridor is intersected by a number of busy side roads between the Neville’s Cross and
Sniperley roundabout junctions; much of this traffic is suspected to be ‘rat-running’ from and to the
centre of Durham to avoid traffic congestion on the main highway network. Traffic is slow moving
along the corridor and the traffic on the mainline often gives way to traffic approaching from the side
arms https://durhamcc.objective.co.uk/portal/planning/cdpev/ .
4.10 A constrained and increasingly poorly performing and congested highways network is likely
to hinder easy access to jobs, services and facilities and increasing levels of traffic can reduce levels
of walking and cycling activity where there is an actual or perceived safety risk. Increased congestion
and longer journey times can also adversely impact on the reliability and efficiency of the bus network.
4.11 Whilst increasing levels of congestion can also increase use of sustainable modes many
empirical studies show that trip timing is the most preferred and used option to counteract congestion.
Route change is second best with mode choice switches only seldom being considered as a solution
(i)
.
4.12 It has been shown that travel conditions in and through Durham City today are approaching
exceedances in design, resulting in a slower, less resilient road network than that required of a key
economic centre. Whilst traffic conditions have been forecast to worsen in the city, this is simply
compounding existing issues – i.e. as the demand for travel into and through the city increases, there
is no scope for it to do so within the current infrastructure. Therefore, to meet the growth objectives
identified, infrastructure solutions must be sought in hand with other sustainable transport and air
quality solutions .
4.13 The Sustainability Appraisal https://durhamcc.objective.co.uk/portal/planning/cdpev/ has also
shown that 'business as usual' with no transport interventions has the most negative impacts in the
long term when considered against social, economic and environmental objectives.
The Solution
4.14 To be able to meet objectives around future proofing Durham City's road network and improving
the air quality, the solution is relatively straightforward; reduce private car travel in the centre of the
city. However, how this is achieved requires a combination of approaches to best maximise the shift
of traffic out of the centre of Durham City.

i

Bovy (P,H,L), Tracken (M) (1995) Behavioural Reactions to Traffic Congestion Trail Research School, Delft
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4.15 Sustainable travel initiatives can play a significant part in helping to reduce private car journeys
through the centre of the city. There are aspirations aligned with the Local Plan in the Durham City
Sustainable Transport Delivery Plan (DC STDP) to increase the use of sustainable travel modes
through the centre of Durham City through various walking, cycling and public bus/park and ride
enhancements as well as through behavioural change programmes . These initiatives have encouraged
forward thinking about restraining capacity through the centre of the city in order to introduce space
for sustainable modes.
4.16
This is a crucial, positive step towards reducing private car travel and improving air quality
in the centre of Durham City. However, there is still an underlying issue that will not be addressed by
the inclusion of the proposed sustainable travel measures; strategic through journeys.
4.17 It is known that generally, longer distance journeys are less likely to switch to local, sustainable
modes of travel. Rail based travel is different, and caters for long and short distance movements but
obviously a key requirement is the availability of stations in close proximity to the start and end points
of a journey. Within Durham City, it has been shown that up to 35% of journeys going across
Milburngate bridge are external to the city on both sides of the journey. As such, sustainable travel
measures that are focused on providing travel alternatives to and from the centre of Durham City are
not going to cater for these strategic through journeys.
4.18 Whilst a shift to sustainable travel will be promoted within the city through the DC STDP, the
National Travel survey suggests that walking and cycling activity travel drops off considerably after
a distance of 3 miles. Public bus is also a well-considered mode of travel up until a journey distance
of 5 miles. From that point on, private car travel dominates in terms of mode share.
4.19 The diameter of Durham City is roughly 5 miles. Therefore, it could reasonably be expected
that the trips most likely to be influenced by sustainable travel initiatives are those which start and
end within, or close to, the city boundary. Strategic through traffic is an issue for the city centre, and
this is unlikely to be influenced by any sustainable travel initiatives. Strategic journeys (as well as
local trips) are a common feature of the proportion of trips for both the A690 through the City Centre and
the A167 from Nevilles Cross junction to Sniperley roundabout.
4.20
As a benchmark for the possible switch to sustainable modes of travel, Darlington and their
Local Sustainable Transport Fund work can be used. This scheme saw a switch of up to 15% of trips
being made by sustainable modes. However, this was a sustained and targeted campaign which
included educational, promotional and infrastructural measures. If Durham City achieved a 15%
switch to sustainable modes from private car as part of a similar programme, it would result in a
reduction of approximately 170 vehicles across the most highly trafficked roads such as the A167
and A690, which would not be enough to mitigate the issues described within this document.
4.21 It follows that a solution to removing cross-city strategic journeys must be found, correcting
previous errors in planning major roads through the city centre. The solution to removing these
journeys is to provide a strategic alternative for east-west (or northeast- south west) movement and
an alternative between Nevilles Cross and Sniperley roundabout.
4.22 Through testing in the Durham Strategic Transport Model, it becomes clear that relief roads
can facilitate strategic journeys that do not have the City Centre as their destination.
Northern Relief Road
4.23 The Draft Durham City Sustainable Transport Delivery Plan (DCSTDP) and the Durham Local
Plan Traffic Impact Report is clear that the long term transport plan for the city centre is dependent
on the ability to provide more space ‘for people’ travelling on foot, by bike and bus and reduce private
car travel in the centre of the city. This can only be achieved by a new crossing of the River Wear
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which provides an alternative to Milburngate Bridge. A new crossing provides the opportunity to
re-prioritise space on Milburngate Bridge bringing significant transport and environmental benefits to
the city centre.
4.24 The Strategic Transport Model confirms that a Northern Relief Road (NRR) has specific
transport benefits to the city centre by the year 2037. Some of the specific transport outputs from the
model for the AM peak are:
A reduction of circa 13% of vehicles through the city centre in both directions;
Lane reduction on Milburngate Bridge increases journey time through the city centre and
encourages the use of the NRR for through traffic;
Air quality will improve as there will be reduced traffic flows in the Air Quality Management Area;
A reduction of over 8% of vehicles is seen through key junctions in the city;
Sustainable travel is supported on main routes through the city; and
Improved travel conditions within the constrained urban core of the city.
Picture 10

4.25 There are currently two possible routes for the NRR from the A690 to the Red House
roundabout. One option would require a new bridge over the River Wear whilst the other would utilise
the existing Belmont Viaduct. Initial survey work on the Viaduct indicates that it may be suitable as
a vehicle carrying structure however more detailed survey work is required to confirm this is the case.
Similarly there are two options for crossing the East Coast Mainline (ECML), either over or under.
Due to the uncertainty over the precise route and the timing of the work needed to determine the
preferred route, for the purposes of this Plan both alternative routes are safeguarded. Between Red
House and Pity Me roundabouts the route would then utilise Rotary Way. There will be a need to
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upgrade the junctions on this section to accommodate the additional traffic. The final part of the route
to the A691 will be part of the Sniperley housing allocation and form the northern limit of that
development.
4.26 The Sustainability Appraisal provides a full summary of the environmental impacts of both
potential routes of the NRR and seeks to identify where mitigation is required. Whilst the following
wording doesn't seek to replicate the Sustainability Assessment, it is a helpful reference to the harm
which has been identified. Some of the impacts on residential properties, biodiversity, ecology,
landscape, recreational routes and ancient woodland are identified.
4.27 In relation to impacts on biodiversity, and regardless of the alignment selected, the Ecological
Impact Report identifies that the majority of the land associated with the proposed route of the Northern
Relief Road is under agricultural management with arable and improved pasture dominating the
landscape. The key habitat within the survey area is the ancient woodland present along the steep
banks of the River Wear. The method of the bridging of the River Wear will be a key determinant with
regard to the impact on the Ancient Woodland. Other habitats recorded are the species poor
hedgerows, ponds and ditches along with a small amount of marshy grassland to the north of the
survey area. In addition there are a number of mature trees scattered across the area of the proposed
road which have an intrinsic value in themselves and have potential as bat roosts.
4.28 In relation to wildlife designations, and regardless of the alignment selected, the road will
transect Frankland and Kepier Wood Local Wildlife Site (ancient woodland) and could impact to a
greater or lesser extent on Low Newton Junction Local Wildlife Site (LWS) and Local Nature Reserve
(LNR) and Brasside Pond Site of Scientific Interest (SSSI). Utilising the existing Belmont viaduct may
minimise the impacts on ancient woodland and mature trees and disruption to riparian habitat suitable
for otters. However, this alignment will transect part of the Brasside Pond SSSI and will have more
direct impacts on the site and potentially impacts on the designated features than a new River Wear
crossing that would only potentially have indirect impacts on the SSSI. Both alignment options would
have a similar impact upon the Low Junction LNR. The parts of the site impacted contain scrub habitat
which is not a UK priority habitat.
4.29
Protected and priority species recorded within the route corridor which could be
adversely impacted include Great Crested Newts, Smooth Newts, Common Frogs, Common Toads,
Bats, Badgers and Otters. A variety of breeding birds are also likely to be present which could include
the Schedule 1 Kingfisher and Barn Owl.
4.30
Whilst the Ecological Impact Assessment includes suggested mitigation and compensation
measures, significant adverse effects are predicted as it is not possible to compensate for the loss
of ancient woodland, as it is an irreplaceable habitat type; adverse effects will always remain. The
design and construction methods for the bridge will be important in minimising the impacts on ancient
woodland and as the final design of the river crossing has not yet been established the nature of the
impacts on ancient woodland cannot be accurately determined at this stage. An alignment which
utilises the existing viaduct is likely to minimise any adverse impacts to the existing recreational
amenity of Kepier/Frankland wood. However, this alignment would bring the road through the SSSI
and in closer proximity to properties situated close to the disused railway line which may be adversely
impacted by noise levels.
4.31 In relation to landscape and visual impacts, whilst the reallocation of space for sustainable
modes will remove traffic from the city, creating a more pleasant city centre environment and townscape
quality, there will be impacts on the landscape in the area where the road will be constructed. The
NRR will not impact on any national landscape designations, but the route lies with an Area of High
Landscape Value and it is predicted to have significant landscape and visual impacts overall. The
Landscape Assessment concludes that many of the significant landscape and visual impacts are
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capable of being reduced through mitigation in the longer term (>10years) to a level where the effect
would no longer be significant. However, there would be a number of residual effects that would likely
to remain significant even after mitigation. These include:
Effects on the local character of the landscape in the Finchale & Kepier Gorge and Brasside
character areas and effects in the Cocken, Kepier & Frankland and Low Grange character areas.
Effects on the visual amenity of recreational users of the countryside and particularly users of
Frankland Lane, footpaths in Kepier woods and footpaths south of Kepier woods to Carrville.
Additional significant effects could arise from a new River Wear crossing if a taller cable stay bridge
option is selected including being more visible from residential areas in Newton Hall and from
recreational users of the countryside using Frankland Lane, footpaths in Kepier Woods and from
existing transport routes such as the A690 and the ECML. An alignment which utilises the existing
Belmont Viaduct would minimise impacts on openness as it would not require an additional built
structure and would minimise any potential negative impacts when viewed from the Durham City
Conservation Area and World Heritage Site.
With regards to crossing the ECML, there are pros and cons of the NRR going under or over. Going
over the ECML will minimise disruption to the ECML and to local residents during construction but
its elevated position would be more likely to have ongoing noise and visual impacts on properties
such as those at Red House Farm and when viewed from the railway line. Going under the ECML
would reduce noise and visual impacts from nearby properties in the long term but would be more
disruptive to construct and would have greater potential impacts on groundwater resources.
Negative impacts in the locality of the proposed road, ECML and River Wear crossing must be
considered in the planning balance alongside some of the strategic benefits relating to the NRR and
the associated DCSTDP and its impact on the wider City.
Durham City, including its conservation area, is a busy environment that experiences very high
volumes of traffic. Some parts of the historic core can become very congested at rush hour and school
run times. This has a crucial influence on the physical environment and the area’s character and
appearance. This challenge of limited space is nowhere more visible than in the crossing point of the
River Wear. The absence of alternative vehicular crossings of the river causes a concentration of
flows on the A690 at Milburngate Bridge.
The air quality problems within the AQMA directly result from the traffic levels on roads through the
heart of Durham City, providing a strong rationale for supporting the removal of traffic from these
areas. The main axis of the AQMA passes directly across Milburngate Bridge, and a reduction of
traffic levels will support the aims of the recently developed Air Quality Action Plan for Durham City
and benefit the long term health of residents and visitors. Air Quality modelling has evidenced that
the Local Plan and specifically the impact of the relief roads (in particular the northern relief road) are
expected to reduce traffic and congestion in the City and therefore reduce the concentrations of
harmful
pollutants
such
as
nitrogen
dioxide
and
particulate
matter https://durhamcc.objective.co.uk/portal/planning/cdpev/.
The implementation of the sustainable travel measures outlined within the draft DC STDP that can
be delivered in the city in the short term will help to support a shift to sustainable modes, including
active travel modes such as walking and cycling. In the mid to longer term, the implementation of a
NRR will re-route traffic flows on key links and junctions falling within the major part of the AQMA,
contributing positively to achieving national air quality objectives and health.

24 Pre-Submission Exceptional Circumstances

Durham City Relief Roads

The improvements resulting from the provision of a NRR will have major benefits for the cultural and
historic environment of the city, making it a much more pleasant place to work, shop and visit and
having direct benefits to the built fabric, the visitor economy and the public realm of the city including
the World Heritage Site. The heart of the World Heritage Site is fundamental for the city's ongoing
wellbeing. Durham Cathedral had more than 600,000 visitors and worshippers in 2011 while the WHS
back drop is an essential component of popular festivals such as the Durham Lumiere Festival and
the Durham Brass Festival.
4.32 Presently, the edge of centre shops and restaurants in the lower Claypath, or Walkergate,
area feel distant from the Market Place and the rest of the peninsula, even though in reality, they are
a very short walk away. Stakeholders involved with the DC STDP have indicated that the Walkergate
area is perceived to be detached and distant from the centre, and the area is not obviously visible to
visitors unfamiliar with the city. This principally results from the severance caused by the A690,
regardless of the fact that there is an at-grade crossing between Walkergate and the Market Place.
The townscape in this area is dominated by the rear of buildings and highway carriageway. It does
not invite visitors to explore beyond the edge of the Market Place. The improvement to the public
realm on Milburngate Bridge can help enhance the visitor experience when visiting the City and
would further support the ongoing riverside renewal work to make this whole area more attractive to
everyone.
4.33 The NRR would also improve links between north west County Durham and the A1 (M),
providing potential regeneration benefits for this area. This may increase the desirability of settlements
in the North Durham area for business expansion. As well as the strategic improvements in connectivity,
the road will also have cross-city benefits improving the entire network and strengthening links between
the housing, retail and employment centres on opposite sides of the river, such as between the
Arnison Centre and Belmont Industrial Estate.
4.34 The NRR is required to achieve this radical vision of dedicated, separate spaces for people
walking and cycling across Milburngate Bridge, and priority for buses, coupled with the removal of
severance and the air quality problems that the high traffic levels currently create. These improvements
will be complemented by the removal of strategic traffic trips as well as appropriate Green Infrastructure
to help absorb unwanted residual traffic emissions.
4.35
Although the NRR will not be removed from the Green Belt, it has been concluded that there
is likely to be some impact on its openness and would therefore be considered inappropriate
development in the Green Belt. However for the reasons set out and in the Plan's supporting evidence
there is no alternative means of achieving the significant public benefits resulting from removing traffic
from the city centre. It is therefore the view of the council that these multiple benefits clearly outweigh
the identified harm to both the Green Belt, by reason of inappropriateness and the loss of openness
and other environmental harm identified above and as such, very special circumstances are clearly
established.
Western Relief Road
4.36 The A167 has been modelled within the Durham Strategic Transport Model and associated
Micro-Simulation Modelling (AECOM, 2018) where it is shown to be one of the most congested and
constrained corridors through the city in the AM and PM peaks. AECOM were commissioned to
consider whether remedial engineering solutions, within the footprint of the current infrastructure,
could be implemented to improve traffic flows.
4.37 The conclusions from this modelling exercise was that there is not enough scope to make
modifications to the junctions or connecting roads on the A167 in its current format to fundamentally
improve traffic flow.

Pre-Submission Exceptional Circumstances 25

4

4

Durham City Relief Roads

4.38 The Strategic Transport Model concludes that the Western Relief Road (WRR) in isolation
facilitates the removal of journeys from the A167 and provides wider benefits to the wider transport
network.
4.39 The Strategic Transport Model confirms that a Western Relief Road (WRR) has specific
transport benefits to the city centre by the year 2037. Some of the specific transport outputs from the
model for the AM peak are:
A reduction of 30% of vehicles between Sniperley roundabout and Nevilles Cross junction in
both directions;
A two-way reduction of journey times of 9% on the A167 between Nevilles Cross junction and
Sniperley roundabout;
A reduction of approximately 4% of vehicles are seen through the key junctions spanning the
A690 and A167 illustrating that traffic levels within the city are reduced as a result of the WRR;
and
A more reliable and resilient network for north to south journeys.
Picture 11

4.40 The route identified is the shortest possible to alleviate the traffic congestion, running parallel
to the A167 and crossing the River Browney. Toll House Road will remain open as the proposed
WRR will sensitively bridge over it.
4.41 Whilst providing clear benefits, the WRR does not reduce traffic flows through the city centre
and the Air Quality Management Area to the same extent as the NRR. Impacts on ecology, landscape,
agricultural land and Green Belt are similar in nature to those predicted for the NRR.
4.42 In relation to impacts to biodiversity, the ecological assessments identified that the majority
of the land associated with the proposed route of the WRR is under intensive agricultural management
with arable and improved pasture dominating the landscape. The key habitat within the survey area
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is the ancient woodland present along the banks of the River Browney. Other habitats recorded are
species poor hedgerows, ponds, scrub and a small area of wet woodland. There are a number of
mature trees scattered across the area of the proposed road which have an intrinsic value in
themselves and have potential as bat roosts.
4.43
In relation to wildlife designations, the proposed route lies adjacent to four local wildlife sites
including Lower Browney Valley Local Wildlife Site (LWS), Bearpark Bog LWS, Baxter Wood LWS
and Deerness Valley LWS. The proximity of the road to these sites could haves some negative
peripheral effects. With the exception of Great Crested Newt, the same protected and priority species
have been recorded within the WRR corridor as the NRR. Impacts on ancient woodland are less
significant than for the NRR as the WRR does not cross ancient woodland and so there is only the
potential for indirect impacts.
4.44 In relation to landscape and visual impacts, the landscape and visual impact assessment
concludes that many of the significant landscape and visual impacts are capable of being reduced
through mitigation in the longer term (>10years) to a level where the effect would no longer be
significant. However, there would be a number of residual effects that would be likely to remain
significant even after mitigation. These include:
Effects on the character of the local landscape between Durham City and Bearpark in
the Baxterwood & Aldin Grange and Bearpark Hall, Stotgate & Whitesmocks character areas;
Effects on the visual amenity of local residents in parts of Bearpark, Aldin Grange and the western
edge of Durham City;
Effects on the visual amenity of recreational users of the countryside and particularly users of
the Lanchester Valley Railway path, the Pilgrim’s Way (Club Lane), footpaths between Durham
City and the road corridor and across the Broom ridge; and
Effects on views from the C17 Tollhouse Road – Auton Stile.
4.45 The proposals would not affect nationally designated landscape but would have an impact on
an Area of High Landscape Value.
4.46 With regard to impacts to the historic environment, key impacts to the historic environment
as a result of the road can be described as:
Possible moderately adverse impacts to the registered battlefield of Nevilles Cross on both its
significance and setting
Residual adverse impacts to the important historic landscape of Beaurepaire
Potential for significant adverse impacts to the setting of the Grade II listed Aldin Grange Bridge
which could be minimised through mitigation
Adverse impacts to the setting of non-designated assets in close proximity to the road
Loss and damage to undiscovered archaeology potentially comprising:
Resources relating to the prehistoric and Roman periods;
Palaeoenvironmental deposits;
Ridge and furrow cultivation;
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Remains from Nevilles Cross battlefield; and
Remains associated with medieval and post-medieval mills.

4.47 A geophysical survey of the proposed relief road corridor has also been undertaken which
detected a number of soil-filled features of potential archaeological significance including for example,
a possible pit/posthole alignment and ditch and a possible rectilinear enclosure.
4.48 Negative impacts in the locality of the proposed road and bridge crossing must be considered
in the planning balance alongside some of the strategic benefits relating to the WRR and its impact
on the wider city.
4.49 The improvements resulting from the provision of a WRR will provide major benefits to reduce
congestion, remove bottlenecks for traffic along the A690 and A691 with the most significant reductions
in traffic being the length of the A167.
4.50
Evidence suggests (Jacobs Durham Local Plan Traffic Impacts Report 2018) that the
implementation of a WRR would shift strategic traffic from the A167 resulting in less congestion,
providing more reliable and resilient routes for north/south journeys to or through Durham City. This
would also help to enable the delivery of future housing growth in locations and settlements to the
west of the city.
4.51 Reduced congestion along the A167 and at key junctions such as Nevilles Cross is likely to
reduce the adverse effects of existing and further traffic growth and its associated knock on effects
to communities within areas of the city such as Crossgate Moor, Neville's Cross, Lowe’s Barn and
Merryoaks. The reduced levels of congestion on the A167 will contribute towards ease of access to
Durham Johnston School and also provide an opportunity to support a safer environment for
pedestrians and cyclists between Sniperley and Neville's Cross. However, the direct impacts of the
WRR on removal of traffic through the centre of Durham and to associated communities is less
pronounced than the NRR and therefore the adverse impacts of existing and growing traffic in this
area of the city are unlikely to be addressed as a result of implementing the WRR in isolation.
4.52 Economic effects are assessed as positive as regular queuing on the A167 on busy morning
peaks results in delay in accessing key employment centres such as Durham Hospital and the
University. Evidence suggests that the implementation of a WRR would ensure that existing
infrastructure is more capable of supporting the background traffic growth associated with nationally
forecasted housing and jobs growth.
4.53 Although it will not be removed from the Green Belt, the landscape assessment has concluded
that there is likely to be some impact on the openness of the Green Belt, it would therefore be
considered inappropriate development in the Green Belt. However for the reasons set out and in the
supporting evidence there is no alternative means of achieving the benefits resulting from removing
traffic from the existing A167. It is the view of the Council that these benefits clearly outweigh the
identified harm to both the Green Belt by reason of inappropriateness and loss of openness and
other environmental harm identified above.
Western and Northern Relief Road
4.54 Although the roads have been looked at as individual entities above, it is important to note
that when delivered together they will have a greater impact on both the transport network and the
environment. For completeness, there is greater benefit achieved by introducing the relief roads in
combination rather than in isolation.
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4.55 The Strategic Transport Model confirms that introducing both roads together has greater
benefit to the city centre by the year 2037. Some of the specific transport outputs from the model for
both the relief roads in the AM peak is that they will:
reduce traffic at key junctions along the A690 and A167 by up to circa 11%;
reduce traffic along the A690 by circa 14% and the A167 by circa 30%;
reduce the two-way journey times along the A690 by up to circa 7% and the A167 by up to circa
14%:
deliver similar benefits in the evening peak from 5pm to 6pm; and
allow the introduction of a dedicated sustainable transport initiatives in the centre of Durham
City.
The transport modelling indicates that the WRR would address existing congestion and future increases
in traffic associated with the forecast growth in traffic and the impact of the new development proposed
to the west and north of the city. The modelling demonstrates that the delivery of the sustainable
transport improvements set out in the DCSTDP together with both relief roads provides the most
effective transport solution for the city.
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5 Housing Site Methodology
5.1 County Durham consists of over 229 communities of differing character and size. These
communities all play different roles, have different ambitions and have different relationships with the
communities around them. To help understand these roles and relationships we have developed a
Settlement Study which assesses the availability of services and facilities in each settlement such
as jobs, shops, schools and access to public transport.
5.2 It is considered that sites allocated in line with the Sustainable Communities are the most
appropriate to accommodate the new homes we need to ensure that we meet our Objectively Assessed
Need (OAN), making the most efficient use of land and utilising previously developed land where it
is available and viable. These allocations, together with the other elements of housing supply such
as sites with planning permission and under construction, will provide the range and choice of sites
to meet our needs and deliver the preferred spatial strategy for the distribution of housing in County
Durham.
5.3 By allocating a site we are establishing the principle that the development of the site for housing
is acceptable. Site allocations are important because they help local people understand what will
happen in their neighbourhood in the future and give certainty to developers and landowners. They
also allow the council and infrastructure providers to assess the cumulative impact of development
and enable us to plan for future needs such as transport schemes, school places and water
infrastructure. Allocations are positive policies which promote the development of a site and help
ensure the right type of development happens. When identifying sites consideration has been given
to likely delivery to ensure a continuous supply of suitable available land can be maintained.
5.4 The following table is taken from the supporting text to the Quantity of Development policy of
the County Durham Plan, which shows that the total housing requirement is 24,852 (1,308 houses
per year over a 19 year plan period). Once the other sources of supply are taken into account we
need to allocate sufficient sites to accommodate 5,323 houses.
Table 1

ii

Component

Total

A

Local Housing Need

24,852

B

Windfall allowance for sites under 0.4 hectares (12 houses) (80
pa from 2021 onwards)

-1,120

C

Windfall allowance for sites over 0.4 hectares (12 houses)

0

D

Demolition Allowance (40pa)

760

E

Bringing empty homes back into use (40pa)

-760

F

Former student units released back into the housing market (0pa)

0

G

Commitments as at 30th September 2018

H

10 % Discount for non-delivery of commitments

979

I

Completions 1st April 2016 to 30th September 2018

-3442

J

Residual for allocation

5,323

(ii)

-15,946

Includes sites where Section 106 agreements have not been signed. Does not include those units expected to be built beyond the
plan period on sites started. Includes a figure of 560 expected within the plan period at South of Seaham Garden Village.
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5.5 The Strategic Housing Land Availability Assessment (SHLAA) is an assessment of land to
identify a future supply of land which is suitable, available and achievable for housing and development
uses over a plan period. There are currently 1,836 housing sites across the county included within
the SHLAA and includes sites with planning permission and under construction. Whilst the SHLAA is
an important evidence source to inform plan making, it does not in itself determine whether a site
should be allocated for development or approved planning permission. It is the role of the assessment
to provide information on the range of sites which are available to meet need, but it is for the
development plan itself to determine which of those sites are the most suitable to meet those needs.
5.6 Further details regarding the SHLAA methodology can be found in the SHLAA report however
all sites have been assessed by a multi-disciplinary team which considered: settlement pattern and
form; road access and highway safety; flood risk; impact upon landscape, ecology and heritage, as
well as other planning considerations such as accessibility to services and facilities and adjoining
land uses. Infrastructure constraints; viability; deliverability; and marketability were also considered.
5.7
All 'Green' and 'Amber' sites were then subject to Sustainability Appraisal to give an
understanding of their sustainability credentials and any possible mitigation requirements. This was
undertaken against the criteria in our Sustainability Appraisal screening matrices. The SHLAA
Partnership (the council, the Home Builders Federation, Registered Providers, Estate Agents and
community representatives) have collectively considered the resulting categorisation of sites as
'Green' (potentially suitable for housing), 'Amber' (potentially unsuitable) and 'Red' (unsuitable) and
delivery timeframes for suitable sites. This three stage process, which was undertaken in consultation
with external agencies and infrastructure providers, resulted in the identification of the sites to be
considered as the allocations in this policy.
5.8 The spatial strategy for the distribution of housing section is informed by the Plan's Sustainable
Development Statement and Spatial Strategy Justification. For the reasons set out within the County
Durham Plan and Spatial Strategy Justification the Sustainable Communities option is considered to
be the most appropriate. Percentages were used at the Issues and Options 2016 stage to provide
an indication of potential proportions of housing development for each local plan monitoring area.
This provided the starting point for identifying allocations for the Sustainable Communities
option. However we also have to take into account the location of existing commitments and the
availability of suitable, viable sites. To identify the allocations we then used the following approach:
Using the list of settlements in the order identified in the Settlement Study suitable, previously
developed sites which are thought to be deliverable and viable sites were identified in each
monitoring area;
If the identification of previously developed sites was insufficient to meet the residual for allocation
for that area the exercise was repeated but this time suitable, greenfield sites which are thought
to be deliverable and viable were identified in each monitoring area; and
If there was still insufficient suitable, deliverable sites, the remaining local plan monitoring areas
were explored to determine whether further suitable, viable sites existed. It was once these
additional suitable deliverable sites were exhausted that sites within inset settlements and beyond
the outer Green Belt boundary were considered and then finally Green Belt release.
5.9 The Government's commitment to Green Belt has been reaffirmed by ensuring that existing
strong protections are maintained. Following consultations on the Housing White Paper and revisions
to National Planning Policy Framework (NPPF), the changes to NPPF were confirmed in July 2018
which contains the steps which need to be considered before Green Belt revisions are proposed. It
is therefore necessary (paragraph 136 to 137 of NPPF), to consider all reasonable options for meeting
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the county's identified housing need and achieving the Spatial Strategy Justification. This will ensure
that as the primary settlement in the county, Durham City has a role to play in future development
needs ensuring a sustainable future for county Durham.
5.10
Before concluding that exceptional circumstances exist to justify changes to Green Belt
boundaries, all other reasonable options for meeting the identified need have been identified:
a.

Makes as much use as possible of suitable brownfield sites and underutilised land;

b.

Optimises the density of development, in line with Chapter 11 of the Framework (NPPF), including
whether policies promote a significant uplift in minimum density standards in town and city
centres, and other locations well served by public transport; and

c.

Has been informed by discussions with neighbouring authorities about whether they could
accommodate some of the identified need for development, as demonstrated through the
statement of common ground.

5.11 In line with NPPF, consideration has been given to whether the use of suitable brownfield
land, optimising densities and discussions with neighbouring discussions can meet the local housing
need identified for County Durham. This is set out in section 6 of this report.
5.12 Once these possibilities were exhausted, then other opportunities were explored . NPPF also
requires consideration of consequences for sustainable development by channelling development
towards urban areas (within the inner Green Belt boundary), towards other towns and villages inset
within the Green Belt, see section 7 below, or towards locations beyond the outer Green Belt boundary
were considered, see section 8 and appendix 1 below.
5.13
Insufficient deliverable, suitable sites identified, therefore it was appropriate to consider any
opportunities within inset settlements. Owing to the particular circumstances for the Green Belt
surrounding Durham City, there are few villages which are inset which could provide sustainable
development and help meet the Spatial Strategy Justification. These villages are Broompark; Brasside;
Plawsworth; Chester Moor; Leamside; Shincliffe; High Shincliffe and Sunderland Bridge. For
completeness and to ensure that all sites are identified, further inset settlements at Ouston, Urpeth,
High Handenhold, High Urpeth, and Picktree were also be considered.
5.14 Once these opportunities were exhausted, it was appropriate to consider sites which are
located beyond the outer Green Belt boundary, see section 8 and Appendix 1 below. In order to
identify sites which could provide sustainable development and help meet the Spatial Strategy
Justification, only villages which adjoined the Green Belt or the nearest villages to the Green Belt
were considered. The villages identified for this were: Witton Gilbert; Sacriston; Kimblesworth;
Nettlesworth; Plawsworth; West Rainton; Pittington; Sherburn; Bowburn; Croxdale; Sunderland Bridge;
Langley Moor, Brandon, Meadowfield; Ushaw Moor; Bearpark and for the purposes of completeness
Great Lumley was included although it is acknowledged that this village doesn't have a direct
relationship with Durham City owing to its location. The starting point was to identify sites within the
SHLAA. It was also appropriate for larger areas of search to be identified. This was to ensure that all
sites were understood in terms of land availability regardless of the amount of development land
needed.
5.15 These areas of search were considered in line with the methodology for the SHLAA in that
the potential for any Category 1 or Category 2 constraints were considered together with any ecological
impacts, landscape impacts, heritage impacts, transport impacts plus any other planning considerations
for example Neighbourhood Plan activity. In accordance with the SHLAA methodology, each identified
area was then subject to a site-specific Sustainability Appraisal (SA), which took into account key
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social, economic and environment factors relevant to potential housing developments. Even though
the SA reflects individual constraints, importantly it also provided a broad overview of each area’s
overall sustainability.
5.16
Areas which do not have a fundamental constraint have then been subject to a viability
assessment to understand the potential for delivery having taken into account any necessary mitigation
and infrastructure requirements.
5.17 None of the areas of search are deemed to be suitable and viable / deliverable therefore it
was necessary to consider potential sites within the Green Belt, see section 9 and Appendix 2 below.
As part of the Green Belt Assessment, sites which did not impact strongly against any of the five
Green Belt purposes were identified first before consideration was given to any sites which were
suggested through the Issues and Options 2016 or through the Preferred Options 2018. The
fundamental aim of Green Belt policy is to prevent urban sprawl by keeping land permanently open
with the essential characteristics being their openness and permanence. Green Belt serves five
purposes:
To check the unrestricted sprawl of large built up areas;
To prevent neighbouring towns merging into one another;
To assist in safeguarding the countryside from encroachment;
To preserve the setting and special character of historic towns; and
To assist in urban regeneration, by encouraging the recycling of derelict and other urban land.
5.18 A full Green Belt assessment was undertaken on General Areas identified to determine whether
there were any opportunities which would not have a strong impact on the Green Belt. The same
assessment process was then applied to sites submitted during the Issues and Options 2016 and
Preferred Options 2018 consultation having had regard to any ecological, landscape, heritage and
transport and planning considerations. In determining whether any exceptional circumstances exists,
substantial weight was attributed to any harm identified to the Green Belt, even where this harm was
deemed to be low level. Sites were then also subject to the same viability process having taken into
account any site specific mitigation.
5.19 It should be noted that the County Durham Strategic Housing Land Availability Assessment
(SHLAA) process complements and supports the methodology set out above. All potential housing
sites (i.e. all sites categorised as either suitable (Green) or unsuitable (Amber)) were also subject to
a site-specific Sustainability Appraisal as part of the SHLAA. The SA findings along with other identified
constraints and mitigation measures were part of an initial assessment phase which provided the
evidence base on which subsequent decisions on proposed allocations were made.
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6 Identifying Suitable, Deliverable Sites
6.1 The Strategic Housing Land Availability Assessment (SHLAA) provides details of land which
has been proposed as having the potential for housing development. As part of the SHLAA, the
suitability of the sites for housing is considered having had regard to a number of environmental and
policy constraints, as well as a site's compatibility with neighbouring uses, relationship to a settlement,
highway access, impact on heritage and biodiversity. The full methodology is set out within the SHLAA
report.
6.2 As well as determining whether a site is suitable for development, it is necessary to ensure that
a site is deliverable and developable to ensure the site will be developed for its intended purpose.
Sites which have been identified as suitable and deliverable / developable have been allocated for
development within the County Durham Plan. The SHLAA database accompanying the SHLAA report
sets out the commentary for decision making. As can be seen from the table below, many of the
suitable, deliverable / developable SHLAA sites within the Durham City Local Plan Monitoring Area
already benefit from planning permission however there are three sites which are appropriate for
allocation.
Table 2
SHLAA
Ref

Site Name

PDL /
Greenfield

Suitability

Planning
Status

Remaining
No of
Dwellings

Outcome

4/BS/09

Finchale
College

Mostly PDL

Suitable

Minded to
Approve
Subject to
S106

100

Planning
Permission

4/DU/10

Willowtree
Avenue

100%
Greenfield

Suitable

Under
Construction

2 (26
complete)

Under Construction

4/DU/118

Hawthorn
House

100%
Greenfield

Suitable

None

19

Proposed Allocation
for 20 dwellings

4/DU/129

Passport Office
(Milburngate
House)

100% PDL

Suitable

Under
Construction
(mixed use)

441 (a
revised
scheme for
303)

Under Construction

4/DU/131

Former Shell
Garage

100% PDL

Suitable

None

6

Not currently
achievable owing to
the site currently
being occupied by
a car park /
compound. No
landowner or site
developer currently
promoting the site.

4/DU/156

Belmont
Cheveley House
Aged Persons
Home

50/50

Suitable

Approved

21 (5
complete)

Under Construction

4/DU/157

Gilesgate
School (Durham
Free School)

Mostly
PDL

Suitable

None

59

Proposed Allocation
for 60 dwellings
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SHLAA
Ref

Site Name

PDL /
Greenfield

Suitability

Planning
Status

Remaining
No of
Dwellings

Outcome

4/DU/161

Potterhouse
Terrace

PDL

Suitable

None

9

Proposed Allocation
for 10 dwellings

4/DU/19

Police
Headquarters

PDL

Suitable

Under
Construction

169 (48
complete)

Under Construction

4/DU/25

Former
Whinney Hill
Comprehensive

50/50

Suitable

Under
Construction

75

Under Construction

4/DU/56

Kepier House

100%
Greenfield

Suitable

Approved

35

Planning
Permission

4/DU/79

Mount Oswald
Golf Course

100%
Greenfield

Suitable

Under
Construction

200 (91
complete)

Under Construction

4/DU/172

DCNP Site D1.2

Mostly PDL

Suitable

None

2

Too small to
allocate, unknown
landowner.

4/DU/177

Southfield
House

100% PDL

Suitable

None

56 (although
existing
landscaping
and trees to
be retained
on site)

Not currently
available, in use for
employment.

6.3 In line with the methodology set out in this document, the housing allocations have been selected
and are set out within Policy 5 of the County Durham Plan and summarised below:
Table 3
Local Plan Monitoring
Area

Sites (estimated yield)

Total yield

Durham City

Gilesgate School (60); North Hawthorn House (20) and South
of Potterhouse Terrace (10).

90

Central Durham

Cook Avenue (200); and Cook Avenue North (50).

250

North Durham

Former Roseberry Comprehensive School (65).

65

North West Durham

Former Blackfyne School (100); East of Muirfield Close (30);
Laurel Drive (290); South of Knitsley Lane (200); and Rosedale
Avenue (50).

670

Mid Durham

High West Road (250); Former Tudhoe Lower School (85);
Former Tudhoe Upper School (110); and East of Ash Drive
(200).

645

South Durham

Former Chamberlain Phipps (75); Bracks Road (50); Low
Copelaw (600); Eldon Whins (80); Woodham College (100);
Cobblers Hall (50).

955
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Local Plan Monitoring
Area

Sites (estimated yield)

Total yield

East Durham

North Blunts (65); Seaham Colliery (335); Former Seaham
School (95).

495

West Durham

Leazes Lane (40).

40

6.4 The initial list of housing allocations (see above), identifies sufficient sites for 3,210 dwellings
by applying the housing allocations site selection process.
6.5 The Durham Residential Development Market Review considers the general housing market
of county Durham. As part of this review, an analysis of the likely delivery of suitable SHLAA sites
was also required. The Review concludes that whilst there are sufficient suitable sites, combined with
sites benefiting from planning permission across the county, they are not all necessarily deliverable.
Paragraph 3.4.2 of the Market Review concludes that "viability across the county varies greatly even
within settlements. Owing to this, suitable SHLAA sites are not necessarily located within the strongest
viability areas, which often have the greatest prospect of site delivery. Careful attention needs to be
paid at the site allocation stage to ensure that sites offer a reasonable prospect of being delivered.
Consideration must also be given to whether sites with planning permission will actually be delivered
and we would recommend to the council that they should consider applying a discount for non-delivery
to ensure that housing needs are met". Consequently relying on commitments and deliverable, suitable
SHLAA will not provide sustainable development, the Sustainable Communities option and spatial
strategy justification.
6.1 Effective Use of Brownfield Sites and Underused Land

6.6 National Planning Policy Framework (NPPF) is clear that planning policies and decisions should
encourage the effective use of land by re-using land that has been previously developed (brownfield
land), provided that it is not of high environmental value.
6.7 The Strategic Housing Land Availability Assessment (SHLAA) forms part the evidence base
for the County Durham Plan by including an assessment of land availability to understand the future
supply of land which is suitable, available and achievable across the plan period. This is the starting
point for understanding the suitable, deliverable land supply which exists across the county and within
the Durham City local plan monitoring area including within the inner Green Belt boundary.
6.8 Since 1 April 2016 (start of the plan period), the percentage of completions on previously
developed land has amounted to 38.9% across the county (11.1% of which were within the Durham
City local plan monitoring area). Further to this, 38.6% of current commitments are on previously
developed land with the highest percentage (79.6%) of commitments on previously developed land
being within the Durham City local plan monitoring area as at 30th September 2018.
Table 4
Local Plan Monitoring Area

Total Commitments

PDL Commitments

% of Total
Commitments on PDL

Central Durham

2163

269

12.4

Durham City

1107

881

79.6

East Durham

3144

757

24.1

Mid Durham

2548

1313

51.5
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Local Plan Monitoring Area

Total Commitments

PDL Commitments

% of Total
Commitments on PDL

North Durham

1497

483

32.3

North West Durham

1918

1376

71.7

South Durham

2585

780

30.2

South East Durham

572

200

35.0

West Durham

856

268

31.3

6.9 In addition, the council engaged in the first round of the Government pilot for preparing Brownfield
Land Registers. A formal register has subsequently been prepared which updates the pilot project,
promoting development opportunities on previously development land. A total of 64 sites are included
on our register, and are:
The right size - Over 0.2 hectares;
Suitable - Capable of accommodating development (any problems can be mitigated)
Achievable - They can be developed within the next 15 years
Available - The owners have expressed an intention to develop the site.
(iii)

6.10 There are 64 sites included on the brownfield land register. 22
of the sites benefit from
planning permission as at December 2018 and a further 7 have been minded to approve and are
(iv)
awaiting the final decision being issued . Sites included on the brownfield register which have
been allocated for development are: 1/CO/89a, 2/PE/11, 3/WO/20, 4/DU/157, 4/DU/161, 5/PE/01a,
5/PE/01b and 5/SE/09. The remaining sites on the brownfield land register have not been allocated
for the following reasons:
Table 5
Reference

Site Name

Commentary

1/AP/29

Harelaw School

Uncertainty over viability

1/AP/30

Annfield Plain Community Centre

Uncertainty over viability

1/CO/11

Consett Swmming Baths

Now benefits from planning permission

1/CO/21

Chaytor Road

Uncertainty over viability

1/RD/13

Raven Hotel

Lapsed permission and has been deemed unsuitable
in the SHLAA 2019

2/CH/01

Blind Lane Pelaw House

Concerns about deliverability given physical
constraints which reduces yield and subject to a
previous lapsed consent.

3/BA/50

Council Depot

Uncertainty over viability

iii
iv

1/CO/113, 1/CO/114, 1/ST/34, 1/ST/59, 1/TL/03, 2/WP/05, 3/BA/20, 3/BA/20, 3/BA/60, 3/BA/61, 3/TL/15, 3/WA/12, 3/WP/07, 4/BS/09,
4/LP/16, 5/EA/39, 5/PE/32, 7/CH/239, 7/FH/333, 7/SH/076, 7/SP/142, 7/SP/153
2/CH/40, 5/PE/18, 5/SE/17, 6/BW/10, 6/GF/02a, 7/CH/149 and 7/SF/332
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Reference

Site Name

Commentary

3/DV/20

South Church Dene Valley School
Site

Now benefits from planning permission for a residential
care home

3/WI/36

Site of Former Willington Health
Centre

Lapsed permission

3/WO/14

Wolsingham Steelworks

Uncertainty over delivery as application finally
Disposed of as s.106 legal agreement not progressed
by applicant

4/BO/16

Former Mabey Hire Ltd

Lapsed consent giving uncertainty over delivery

4/BR/03

Land East of Brandon Football
Club (BR002)

Site constraints including presence of Japanese Knot
Weed and access constraints meant developer didn’t
progress site

4/BR/09

Land North of St Andrews Square

Lapsed permission and has been deemed unsuitable
in the SHLAA 2019

4/DU/172

DCNP Site D1.2

A very small site (2 dwellings) which is being
progressed through the Durham City neighbourhood
Plan.

4/EW/13

Esh Winning Regeneration
Scheme Pinetrees 2

No intention to develop expressed by owner, giving
uncertainty over delivery.

5/SE/04

S12: Pumping Station

Now benefits from planning permission

5/SE/13

S8: Camdon

Site unavailable.

6/BC/01

Land at Groves Works

Concerns over site viability.

6/BC/20

SS District Office & Teesdale
Multi Use Centre

Market saturation in area will delay delivery.

7/FH/089a

Former DCMA and Land at
Mainsforth Ind Est

Lapsed planning permission, giving uncertainty over
delivery

7/FH/328

Ferryhill Feryemount Aged
Persons Home

This is a site which DCC have marketed, and there is
a preferred purchaser who is seeking to convert the
building into apartments. As a site would be too small
to allocate (5 units).

7/NA/336

Site 1 at Clarence Green

The redevelopment of the site is unlikely to result in
any net additions to the housing stock.

7/NA/337

Site 2 Clarence Green

The redevelopment of the site is unlikely to result in
any net additions to the housing stock.

7/NA/338

Site 2 Travellers Green

The redevelopment of the site is unlikely to result in
any net additions to the housing stock.

7/NA/339

Former Spennymoor Day Centre

Site conditions pose viability issues.

7/SP/445

King William Grange

The site could come forward as a PDL windfall site
within the settlement and there is unlikely to be a net
gain in the number of units.
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Reference

Site Name

Commentary

7/TV/266

Tremeduna Grange Site

Other comparable sites within settlement with planning
permission have not been delivered posing uncertainty
over delivery of this site.

6.11 The potential for housing to be provided on land which is currently underused is included
within the Strategic Housing Land Availability Assessment (SHLAA). The current SHLAA has been
informed following two 'call for sites' and a consultation as part of the Preferred Options (June 2018)
to encourage landowners, developers, public bodies and any other interested parties to submit sites
which they believe offer the potential for housing. The SHLAA methodology sets out the process for
assessing the suitability of sites and in line with Planning Practice Guidance (PPG: housing and
economic land availability assessment).
6.12 There is now a total of 1,836 sites included within the SHLAA which includes areas which
could be deemed to be underused land including land owned by the public sector. Surplus sites
declared by the council have been included within the SHLAA database and those where there is
certainity over viability and delivery are proposed to be allocated. A further interrogation of SHLAA
sites which are in the council's land ownership, identifies the following sites. Only one of which is
suitable to be allocated for housing:
Table 6
SHLAA Site

Site Name

% of Site
within
DCC's
Ownership

Suitability for
Housing

Allocate

4/DU/161

Former Hawthorn
House

99.9

Suitable

Proposed Housing Allocation.

4/DU/115

Barkers Haugh West

99.9

Unsuitable (red)

No owing to flood zone 3b
constraint.

4/DU/117b

Land at Sidegate
(Northern Quarter)

99.3

Unsuitable (amber)

Green Belt.

4/DU/116

Barkers Haugh east

92.5

Unsuitable (red)

No owing to flood zone 3b
constraint.

4/DU/51a

Land adjacent Pelaw
View Centre

29.7

Unsuitable (amber)

No owing to this being
identified as open space and
impact on World Heritage
Site.

4/DU/09

Land at Ernest Place,
Dragonville.

10.4

Unsuitable (amber)

No owing to this being
identified as employment
land.

6.13 Other perceived areas of underused land within the local plan monitoring area, could include
Observatory Hill (4/DU/74). Observatory Hill is particularly sensitive in the context of the World Heritage
Site, listed buildings and archaeology. In addition, comments received from the council's Ecology
Team have confirmed that the whole site may not be developable if ecology mitigation is required
following full ecological assessments. Whilst highways have commented that access into the site
could be achievable, the volume of traffic generated would cause concern in this location.
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6.14 One Public Estate is a national programme initially launched in 2013. It is jointly delivered by
the Government Property Unit within the Cabinet Office and the Local Government Association. It
supports joint working across central and local government to use land and property to boost economic
growth, unlock regeneration, and create more integrated public services. It encourages public sector
partners to share buildings, transform services, reduce running costs, and release surplus and
under-used land for development. Whilst this remains in its infancy, it is envisaged that opportunities
could be identified in the future and this will be reviewed as appropriate.
6.2 Density of Development

6.15 National Planning Policy Framework (NPPF) sets out in paragraph 123 that where there is a
shortage of land for meeting identified housing needs, is it especially important that policies and
decisions avoid homes being built at low densities, and ensure that developments make optimal use
of the potential of each site. NPPF also requires that before concluding exceptional circumstances
exist densities of development needs to optimised including whether policies promote a significant
uplift in minimum density standards in town and centres and other locations well served by public
transport.
6.16 As set out within the Spatial Strategy Justification, County Durham has 224,000 households
and a dispersed settlement pattern of towns and villages. The county’s dispersed settlement pattern
means that the majority of its residents do not live, work, shop or spend recreational time all in one
place. It’s also a rural county where 68% of residents regularly use the car to travel to work, either
as a driver or passenger. However the county does have a well developed public transport network
including bus and rail and the county council and its partners seek to encourage walking and cycling
wherever possible.
6.17 Information extracted from the SHLAA database suggests that assumptions around densities
are largely consistent with yields on sites which have subsequently received planning permission. A
recent sample of densities has also been undertaken to inform the modelling for the Local Plan
Viability Assessment which showed that schemes on average provided an average gross to net ratio
of just under 85%. In addition analysis was undertaken of 12 viability appraisals for housing schemes
submitted by applicants since August 2013 to August 2015, ranging from 0.85 Ha to 26.09 Ha net
developable areas. This evidence shows a range of circa 28 to 47 units per net acre. The viability
appraisals used sites to 2015 as these reflect sites which have actually been completed and therefore
deliverable.
6.18 Gross to net ratios will differ from site to site together with the number of units provided owing
to site specific circumstances. One of the objectives of the Plan is to maximise the effective use of
land. As a result the density of housing on all allocations is at least 30 houses to the hectare and this
is in line with the Sustainable Design in the Built Environment which sets out that residential schemes
should be built to at least 30 dwellings per hectare unless specific site circumstances dictate lower
density schemes are appropriate.
6.19 Whilst it is acknowledged that higher density development is sensible in some locations, it
needs to be balanced against a range of competing concerns including the rural character of much
of the county and constraints such as the World Heritage Site. Furthermore, the Spatial Strategy
Justification confirms that by comparing council tax data for County Durham with regional and
national data shows (Source CLG: Council Tax Data) that County Durham has a significantly higher
proportion of Band A properties. The council tax bands are based on the value of a property on 1
April 1991, not its current value and therefore indicates County Durham has a higher proportion of
lower value stock relative to elsewhere in the region and nationally. In order to re-balance the housing
stock and support economic growth, it is important that larger, high quality properties are provided
in areas where people want to live and work.
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6.20 The proposed number of houses identified in the SHLAA is based on a gross to net ratio to
reflect the need for access and internal roads, utilities, open space and other external requirements.
The yield is then calculated by assuming a density of 30 dwellings per hectare.
6.21 The three proposed site allocations identified within the Durham City Local Plan Monitoring
(v)
Area have the combined potential to achieve 90 dwellings dwellings all calculated on a 30 dwellings
per net hectare. Increasing the densities of these to 40 dwellings per hectare could potentially increase
the total number of dwellings by 27 dwellings. Given the constrained nature of Hawthorn House and
Potterhouse Terrace and the open space constraints on the former Gilesgate School, it is suggested
that the increase in dwellings capable of being provided on these sites is unlikely and therefore the
estimated yield of 30 dwellings per hectare is more appropriate for the site circumstances. Increasing
densities within the Durham City Local Plan monitoring area have been considered because these
have the greatest opportunity for sustainable patterns of development in line with the Sustainable
Communities option and Spatial Strategy Justification.
6.3 Other Authorities

6.22 NPPF at paragraph 137 states that before concluding that exceptional circumstances exist to
justify changes to Green Belt boundaries, all other reasonable options for meeting its identified need
for development have been.
6.23 County Durham is a self contained housing market area (as confirmed within the Strategic
Housing Market Assessment) but shares a boundary with 8 local authorities:
Northumberland County Council;
Gateshead Borough Council;
Sunderland City Council;
Hartlepool Borough Council;
Stockton Borough Council;
Darlington Borough Council;
Richmondshire District Council (North Yorkshire County Council); and
Eden District Council (Cumbria County Council).
6.24 Regular discussions are held with our neighbouring authorities particularly on strategic cross
boundary matters. This has included whether our neighbouring authorities could accommodate some
of Durham's unmet housing need. All authorities have declined to accommodate some of Durham's
unmet need and acknowledge that this would fail to meet the Spatial Strategy Justification or provide
a positively prepared or an appropriate strategy for county Durham.

v

Gilesgate School 60 dwellings; North of Hawthorn House 20 dwellings and Potterhouse Terrace 10
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7 Towns and Villages Inset within the Green Belt
7.1 The Durham City Green Belt contains few villages or towns which are fully inset into the Green
Belt. These settlements are:
Broompark;
Brasside;
Plawsworth;
Chester Moor;
Leamside;
Shincliffe;
High Shincliffe; and
Sunderland Bridge.
7.2 Inset settlements of Ouston / Urpeth, High Handenhold, High Urpeth, and Picktree are also
inset in the Green Belt and whilst not directly related to Durham city their ability to accommodate
housing development has been considered.
Table 7

Inset Settlement
Broompark
Brasside
Plawsworth
Chester Moor
Leamside
High Shincliffe
Sunderland Bridge
Ouston / Urpeth
High Handenhold
High Urpeth
Picktree

SHLAA sites
No sites outwith the Green Belt
No sites outwith the Green Belt
2 x infill sites where development has already been completed
No sites outwith the Green Belt
No sites outwith the Green Belt
No sites outwith the Green Belt
No sites outwith the Green Belt
2 x infill sites under construction, no further sites outwith the
Green Belt
No sites
1 x infill site where development has been completed
No sites outwith the Green Belt

7.3 As seen above, any opportunity to infill development within the inset villages within the Green
Belt have been subject to planning permission and are either under construction or the development
has been completed. Any further opportunities are outside of the settlement and are therefore
constrained by Green Belt.
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8 Beyond the Outer Green Belt Boundary
8.1 Once all of the suitable and deliverable sites have been identified within the inner Green Belt
boundary and inset settlements, it is appropriate to consider land beyond the Green Belt. This is to
enable the consideration of any consequences for sustainable patterns of development.
8.2 Opportunities for strategic scale sites beyond the Green Belt were identified. Whilst the remaining
number of units is 2200, no areas of search were identified this scale. Areas of search were however
identified which would broadly accommodate up in the region of 1,800 - 800 new homes. However
it was apparent that not all areas of search would be able to accommodate this scale of housing
owing to constraints and therefore as part of ensuring that all development parcels were considered,
the potential for a smaller scale of development excluding areas of constraint was also considered
(see Appendix 1).
Table 8

Area of Search

Gross ha

Net ha (75% of gross) Net x 30 / ha

1.North of Sacriston

67

50

1500

2. Witton Gilbert

39

29

877

3. Bearpark

42

31

945

4. Ushaw Moor

57

43

1280

5. New Brancepeth

66

49

1485

6. Brandon Village

47

35

1060

7. Brandon North and
West

55

41

1240

8. Brandon South

37

28

830

9. Croxdale East and
West

35

26

790

10. Bowburn

66

50

1490

11. Sherburn

60

45

1350

12. Hallgarth

37

28

830

13. West Rainton

36

27

810

14. Great Lumley

73

55

1640

15. Kimblesworth

47

35

1060

8.3 The areas of search have been identified at the nearest villages to Durham city which adjoin
the outer edge of the Green Belt. Areas were identified irrespective of any landownership issues and
therefore precise boundaries have not been identified. For this reason the boundaries of the areas
of search are not shown exact and an element of judgement has been applied. Consideration of sites
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beyond these villages, would result in even greater distances to travel into Durham City and would
be more akin to the wider dispersal option and resulting in unsustainable development and wouldthus
dilute the benefits identified by the Spatial Strategy Justification.
8.4 A total of 15 areas of search have been identified adjacent to the outer Green Belt boundary.
Each broad area was assessed for their ecological, landscape, heritage and transport impact. In
order to ensure that the sites have been assessed consistent to the approach adopted by the SHLAA
and subsequently housing allocations, an initial desktop assessment has been performed to determine
any potential constraints. These are referred to as "Category 1" constraints (showstoppers) and
"Category 2" constraints which identified issues which need to be taken into account because they
may make a site unsuitable but may not prevent development if appropriate mitigation is identified.
Table 9

Category 1 Constraints

Category 2 Constraints

Special Protection Area

Local Nature Reserve

Surface Water Flooding

Special Area of Conservation

500m of Great Crested Newts

Grade 2 Agricultural Land

Ramsar

Green Belt

Grade 3 Agricultural Land

Site of Special Scientific Interest HSE Middle or Outer Zone

Public Rights of Way

National Nature Reserve

Archaeological Site

Flood Zones 2 or 3A

Scheduled Ancient Monument

Area of High Landscape Value

Mineral Safeguarded Area

Historic Parks and Gardens

Conservation Area

Area of Outstanding Natural
Beauty

Flood Zone 3B

Grade I Listed Building

Open Space Needs
Assessment

Ancient Woodland

Grade II Listed Building

HSE Inner Zones

Grade II* Listed Building

Local Wildlife and Geological
Sites

Woodland

Historic Battlefield Layer

Tree Preservation Orders

8.5 In addition, all sites have been subject to a sustainability appraisal to help determine their
suitability as a housing site. A conclusion was then reached for each of the areas of search having
had regard to any identified issues or technical constraints for the site. For sites deemed to be
unsuitable for further assessment, consideration was given to whether a smaller site area could be
identified which would reduce the scale of negative impacts identified. Areas of search which were
not dismissed were then subject to a viability appraisal to determine whether they were viable having
had regard to any policy requirements emerging from the County Durham Plan and any identified
infrastructure requirements.
8.6 Full assessments can be viewed in the appendix 1 to this document. However for ease of
reference summary tables are set out below.
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Picture 13
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8.1 North of Sacriston
Picture 14

Table 10
1. North of Sacriston
Category 1: Flood zone 3B, Ancient Woodland, Local Geological Site and Local Wildlife Site.
Category 2: Public Right of Way, potential for Great Crested Newts, flood zone 2 and 3A, open space,
agricultural land classification 3, woodland, local nature reserve, surface water flooding.
Ecology Summary: Further assessment will be required to determine the importance of the hedgerows.
Badger setts towards the south, great crested newts in the north. Common farmland birds. foraging, commuting
bats and roosting bats. Howlmire Gill Local Wildlife Sites and ancient abut the site and Waldridge Fell Site of
Special Scientific Interest within 1km will need to be mitigated. Biodiversity is liable to be a significant constraint.
Landscape Summary: No national or local designations. Medium value. Mainly visible from shallow views.
Locally significant impacts.
Heritage Summary: Need to retain a potential non-designated asset.
Transport Summary: Trips to Durham would result in stress with significant queuing and delay at both traffic
signals at Sacriston and the Blackie Boy roundabout in Durham. Trips east to the A1M would result in stress
at Plawsworth roundabout A167 and Ropery Lane roundabout A167. Mitigation would be possible at all
roundabout junctions to accommodate projected flows. Only detailed junction modelling could inform the extent
of such measures. However it is unlikely that Sacriston traffic lights could be configured to accommodate such
trip demand with the junction's operational capacity. Reasonably well served by public transport. Local provision
for cyclists is poor. Car reliant for longer employment, retail and leisure trips.
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SA Summary: Social: The site is within walking distance of both a Primary School and Secondary school,
but outwith walking distance to further education facilities. The site is close to the local centre of Sacriston
and within the catchment of a town or retail park (Arnison Centre). The site is within a short walk of GP services,
community/leisure facilities and designated open space, however it is likely that some PROW will need to be
diverted or perhaps lost. Significantly Bus accessibility is poor and the site has severance issues with Cross
Lane and Black Burn providing a potential barrier to the village centre. The site is adjacent to a Sewerage
Treatment site, therefore significant mitigation will need to be done to prevent amenity issues. Economic:
The site is close to the main town of Chester-le-Street and within the catchment of Arnison Retail Park. It is
also close to the Abbey Road Industrial Estate, however it is not within walking distance of a Main Town, Retail
Park, or large employer, but is close to small industrial units within Sacriston. Environmental: As per comments
above biodiversity is liable to be a significant constraint to development at this location given the National
nature of the impacts and scale of compensation and mitigation. Locally significant landscape impacts and
need to retain heritage asset. Loss of grade 3 agricultural land (not known whether it is 3a or 3b), would be
difficult to mitigate, however land isn’t liable to flood.
Planning Commentary: Development in this location will substantially reduce the gap with Kimblesworth
and Nettlesworth. The parcel of land nearest the southern boundary has planning permission. The planning
application was hybrid with outline development 3.8ha of land (approximately 116 dwellings) (all matters
reserved) and full planning application for the erection of 84 dwellings with associated access, infrastructure,
landscaping and car parking and access. Persimmon homes.

Picture 15

Opportunity for a smaller site: There are five SHLAA sites within this area of search. Four are deemed
unsuitable for development: 2/SA/17c, 2/SA/17a, 2/SA/20b and 2/SA/20. The Persimmon Homes site with
planning permission is the remaining SHLAA site which is suitable to reflect its planning status.
Further Assessment: No, owing to the ecological constraints on the full extent of the site. Whilst there could
be some opportunity for a smaller development, this already benefits from planning permission. Significant
mitigation would be required to accommodate trips.
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8.2 Witton Gilbert
Picture 16

Table 11
Witton Gilbert
Category 1: Ancient Woodland, Local Geological Site, Local Wildlife Site.
Category 2: Public Rights of Way, potential Great Crested Newts, Open Space, Agricultural Land 3, Area of
High Landscape Value, Listed Building Grade II, Woodland, Surface Water Flooding.
Ecology Summary: Further assessment will be required to determine the importance of the hedgerows.
Potential for water voles and otter on the watercourse as well as common farmland birds. Potential for
commuting, foraging and roosting bats. Sacriston Wood Local Wildlife Site and ancient woodland to the north
which will require mitigation owing to Public Rights of Way network. Mitigation required.
Landscape Summary: No national or local designations. Medium value although medium - high value in the
south and west. Outer setting of the World Heritage Site. Issues of coalescence. Some potential for smaller
development.
Heritage Summary: No known issues.
Transport Summary: Junctions would need to be signalised. It is highly unlikely that Sacriston traffic signals
could be configured to accommodate the level of increased trip demand required within the junctions' operational
capacity. Highway boundary limitations would restrict opportunity for physical junction capacity improvements.
Reasonably good public transport. Limited opportunity for cyclists. Car reliant journeys for longer employment,
retail and leisure trips.
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SA Summary: Social: The site is within a short walking distance of both a Primary School and Secondary
school, but outwith walking distance to further education facilities. The site is close to the local centre of Witton
Gilbert and within the catchment of a town or retail park (Arnison Centre). The site is within walking distance
of GP services, community/leisure facilities and designated open space, however it is likely that some public
open space will be lost and some PROW will need to be diverted or perhaps lost. Significantly Bus accessibility
is good and there are no nuisance issues. Economic: The site is within the catchment of Durham City and
within the catchment of Arnison Retail Park. It is also close to Abbey Road Industrial Estate, however it is not
within walking distance of a Main Town, Retail Park, or large employer, but is close to small industrial units
within Sacriston. Environmental: As per comments above, biodiversity is liable to be a significant constraint
to development at this location given the nature of the impacts and scale of mitigation required. Issues of
coalescence. No known heritage issues. Loss of grade 3 agricultural land (not known whether it is 3a or 3b),
would be difficult to mitigate, however land isn’t liable to flood.
Planning Commentary: Witton Gilbert Parish Council has formally submitted their Neighbourhood Plan.
The Neighbourhood Plan proposes a settlement boundary. This area of search falls outside the proposed
boundary.
Opportunity for a smaller site: There are six SHLAA sites within this area of search. Two are deemed
unsuitable (red) for development: 4/WG/06B and 4/WG/06a and a further four sites which are deemed unsuitable
(amber): 4/WG/07, 4/WG/09, 2/SA/14 and 2/SA/13a. There are no suitable SHLAA sites identified.
Further assessment: No, owing to this being contrary to the emerging Neighbourhood Plan and to avoid
issues of coalescence with Sacriston and owing to the constraints in terms of highways capacity.
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8.3 Bearpark
Picture 17

Table 12
3. Bearpark
Category 1: Local Wildlife Site.
Category 2: Public Rights of Way, Potential Great Crested Newts, Open Space Needs Assessment, Tree
Preservation Order, Agricultural Land 3, Area of High Landscape Value, Listed Building Grade 2, Woodland,
Surface Water Flooding.
Ecology Summary: Brownfield grasslands and borders the Lower Browney Local Wildlife Site to the north
east. Badger setts bordering, common farmland birds and foraging or commuting bats. Significant impacts
owing to priority habitats. Smaller scale development avoiding Bearpark Woods could be mitigated.
Landscape Summary: Northern park within designated Area of High Landscape Value. Site falls within
Bearpark Medieval Deer Park. Medium-high / high value although developed areas low - medium value.
Prominent visibility in general views. Effects for a strategic site likely to be significant in the north and locally
significant in the south. Potential for smaller development in the south and south east.
Heritage Summary: Major impact, difficult to mitigate.
Transport Summary: Given current saturation conditions and level of demand and congestion on nearby
junctions the level of increased demand could not be accommodated within the operating capacity of the
network without significant detrimental queueing on Toll House Road and delay on the A167 extending outside
the limits of the city. Significant mitigation providing alternative routes to the A690 and A167 and their
approaches would need to be delivered.
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SA Summary: Social: The site is within a short walking distance of both a Primary School and Secondary
school, but outwith walking distance to further education facilities. The site is close to the local centre of
Bearpark and within the catchment of a main town or retail park (Durham City). The site is within a short
walking distance of GP services, community/leisure facilities and designated open space, however it is likely
that some public open space will be lost and some PROW will need to be diverted or perhaps lost. Significantly
bus accessibility does not meet minimum requirements. Economic: The site is within the catchment of Durham
City, the Arnison Retail Park and Aykley Heads, however it is not within walking distance of a Main Town,
Retail Park, or large employer. Environmental: As per comments above, biodiversity is liable to be a significant
constraint owing to impacts on priority habitats and scale of mitigation required. Locally significant landscape
impacts to South and West and issues of coalescence. Significant heritage impact . Loss of grade 3 agricultural
land (not known whether it is 3a or 3b), would be difficult to mitigate, however land isn’t liable to flood. Potential
for waste water constraints after 2019.
Planning Commentary: The potential for a smaller area is acknowledged by suitable SHLAA sites 4/BE/01
and 4/BE/05. A live planning application is under consideration for 170 dwellings 18/00129/FPA. Taylor
Wimpey.

Picture 18

Opportunity for a smaller site: There are three SHLAA sites within this area of search. One is deemed
unsuitable (amber) for development: 4/BE/07. Two sites are deemed suitable, both of which are proposed
allocations.
Further assessment: No, owing to the heritage, biodiversity and landscape impact. The only suitable,
developable areas already being identified as a site allocations and one of which is also a live planning
application.
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8.4 Ushaw Moor
Picture 19

Table 13
4. Ushaw Moor
Category 1: Flood Zone 3B and Local Wildlife Site.
Category 2: Public Rights of Way, Great Crested Newts, Flood Zone 2 and 3A, Open Space Needs
Assessment, Agricultural Land 3, Area of High Landscape Value, Listed Building Grade II, Woodland, Surface
Water Flooding.
Ecology Summary: Significant area of woodland planting, hedgerows unlikely to be important. Badger sett
to the east therefore could be foraging habitat, common farmland birds, foraging, commuting or roosting bats.
Abuts Deerness Valley Local Wildlife Site, mitigation required including the provision of alternative woodland
planting. A smaller development would still require mitigation.
Landscape Summary: No national or local designations. Medium value with medium-high / high in the north
where it forms part of Ushaw parklands. Visible in general views. Effects for a strategic site likely to be significant
in the north and locally significant in the south. Potential for smaller development towards settlement edge.
Avoid issues of coalescence.
Heritage Summary: Potential for negative impact. Mitigation required.
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Transport Summary: Given current saturation conditions and level of demand and congestion on junctions
the level of increased demand could not be accommodated within the operating capacity for the network at
those locations without significant detrimental queuing and delay on the A167 and A690 extending outside of
the limits of the city. Significant mitigation providing alternative routes to the A690 and A167 and their
approaches would need to be delivered.
SA Summary: Social: The site is within walking distance of both a Primary School and Secondary school,
but outwith walking distance to further education facilities. The site is close to the local centre of Ushaw Moor
and within the catchment of a main town or retail park (Durham City). The site is within a short walking distance
of GP services, community/leisure facilities and designated open space, however it is likely that some public
open space may be lost (allotments) and some PROW will need to be diverted or perhaps lost. Significantly
Bus accessibility does not meet minimum requirements. Economic: The site is within the catchment of Durham
City, the Arnison Retail Park and Aykley Heads, however it is not within walking distance of a Main Town,
Retail Park, or large employer. Environmental: As per comments above, biodiversity is liable to be a significant
constraint owing to impacts on priority habitats and species and scale of mitigation required. Locally significant
landscape impacts in the north of the site. Potential for heritage impact of setting of Ushaw College. Loss of
grade 3 agricultural land (not known whether it is 3a or 3b), would be difficult to mitigate, however land isn’t
liable to flood. Potential for waste water constraints after 2019.
Planning Commentary: There is currently a live planning application to the north of Cockhouse Lane, Ushaw
Moor. DM/18/02982/OUT, outline planning application for the erection of 230 dwellings including public open
space, landscaping and Sustainable Drainage. Gladman.

Picture 20

Opportunity for a smaller site: There are five SHLAA sites within this area of search. Three are deemed
unsuitable (amber) for development: 4/UM/02, 4/UM/17 and 4/UM/05a. There is one site which is already
completed for housing and a one suitable SHLAA site which is under construction.
Further assessment: Yes, to determine site viability of the net developable area for a larger development
site than the live planning application.
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8.5 New Brancepeth
Picture 21

Table 14
5. New Brancepeth
Category 1: Flood Zone 3B, Ancient Woodland, Local Wildlife Site.
Category 2: Public Rights of Way, Potential for Great Crested Newts, Flood Zone 2 and 3A, Open Space
Needs Assessment, Tree Preservation Orders, Agricultural Land Classification 3, Area of High Landscape
Value, Conservation Area, Listed Building Grade II, Woodland and Surface Water Flooding.
Ecology Summary: Areas of poor semi-improved grasslands, mature trees with many hedgerows. The
Deerness Valley Local Wildlife Site and ancient woodland borders the northern boundary. Common farmland
birds, foraging, commuting, roosting bats. Mitigation would be required.
Landscape Summary: No national or local designations. Potential for a prominent incursion into open
countryside although seen in association with the existing settlement and reasonably consistent in form.
Heritage Summary: Potential for negative impact on the conservation area. Non heritage assets to be
retained.
Transport Summary: The A690 and A167 are presently operating at capacity with long queues and delay
at peak periods. Without significant infrastructure intervention to alleviate demand at the A690 and A167,
development at that location would not be viable. Improvements would need to be tested through a model to
demonstrate acceptability.
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SA Summary: Social: The site is within walking distance of both a Primary School and Secondary school,
but outwith walking distance to further education facilities. The site is circles the local centre of New Brancepeth
and is within the catchment of a main town or retail park (Durham City). The site is within a short walking
distance of GP services, community/leisure facilities and designated open space, however it is likely that some
public open space may be lost (sports space) and some PROW will need to be diverted or perhaps
lost. Significantly Bus accessibility does not meet minimum requirements. Economic: The site is within the
catchment of Durham City, the Arnison Retail Park and Aykley Heads, however it is not within walking distance
of a Main Town, Retail Park, or large employer. Environmental: As per comments above, biodiversity is liable
to be a constraint owing to impacts on locally designated sites and species and scale of mitigation required.
Locally significant landscape impacts for large and smaller areas. Potential for heritage impact on setting of
conservation area. Loss of grade 3 agricultural land (not known whether it is 3a or 3b), would be difficult to
mitigate, and land has some potential for surface water flooding. Potential for waste water constraints after
2019.
Planning Commentary: New Brancepeth performs poorly in terms of accessibility to services and facilities
within the Settlement Study.
Opportunity for a smaller site: There are six SHLAA sites within this area of search. Two are completed
housing developments. The remaining four are deemed unsuitable (amber): 4/NB/02, 4/NB/04, 4/NB/07 and
4/NB/06.
Further assessment: Yes, to determine site viability of the net developable area.
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8.6 Brandon Village
Picture 22

Table 15
6. Brandon Village
Category 1: Flood Zone 3B, Ancient Woodland, Local Wildlife Site.
Category 2: Public Right of Way, Great Crested Newts, Flood Zone 2 and 3A, Open Space Needs Assessment,
Agricultural Land Classification 3, Area of High Landscape Value, Conservation Area, Listed Building Grade
II, Woodland, Surface Water Flooding.
Ecology Summary: Small areas of semi-improved grasslands. Further assessment to understand importance
of the hedgerows. potential for water voles, common farmland birds, foraging,commuting bats and roosting
bats. Deerness Valley Local Wildlife Site and ancient woodland, mitigation required.
Landscape Summary: No national or local designations, immediate north area of high landscape value and
parts of the west in conservation area. Medium to medium - high value. Elevated in the north and visible or
prominent in general views across lower Deerness Valley and higher ground. Effects likely to be significant
or locally significant.
Heritage Summary: Significant negative impact, difficult to mitigate.
Transport Summary: The A690 and A167 are presently operating at capacity with long queues and delay
at peak periods. Without significant infrastructure intervention to alleviate demand at the A690 and A167,
development at that location would not be viable. Improvements would need to be tested through a model to
demonstrate acceptability.
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SA Summary: Social: The site is within walking distance of a Primary School, but outwith walking distance
to a secondary school and further education facilities. The site is within the catchment of Brandon local centre
and is within the catchment of a main town or retail park (Durham City). The site is within a short walking
distance of GP services, community/leisure facilities and designated open space, however it is likely that some
public open space may be lost (sports space) and some PROW will need to be diverted or perhaps
lost. Significantly Bus accessibility does not meet minimum requirements. Economic: The site is within the
catchment of Durham City, the Arnison Retail Park and Meadowfield Industrial Estate, however it is not within
walking distance of a Main Town, Retail Park, or large employer, but is within walking distance of Meadowfield
Industrial estate. The site could help regeneration with areas being in the top 20% most deprived wards.
Environmental: As per comments above, biodiversity is liable to be a constraint owing to impacts on locally
designated sites and species, mitigation required. Locally significant landscape impacts for large and smaller
areas. Significant heritage impact on setting of conservation area. Loss of grade 3 agricultural land (not known
whether it is 3a or 3b), would be difficult to mitigate, however there is no flood risk. Potential for waste water
constraints after 2019.
Planning Commentary: Known issues of contamination across part of the site. Brandon is part of a cluster
with Meadowfield and Langley Moor and is well served by services and facilities within the Settlement Study.
Opportunity for a smaller site: There are two SHLAA sites within this area of search. They are deemed
unsuitable (amber) for development: 4/LM/13 and 4/BR/05.
Further assessment: No, owing to the landscape and heritage impact.
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8.7 Brandon North and West
Picture 23

Table 16
7. Brandon North and West
Category 1: Historic Parks and Gardens.
Category 2: Public Rights of Way, potential for Great Crested Newts, Agricultural Land Classification 3, Area
of High Landscape Value, Conservation Area, Listed Building Grade II, Woodland and Surface Water Flooding.
Ecology Summary: Scripton Gill runs through the site and provides a wooded corridor. Bat roosts and
importance to commuting and foraging bats. Water Vole, otters and common farmland birds.
Landscape Summary: No national or local designations but Area of High landscape Value. Area medium-high
value, visible at close quarters and high ground in the north relatively prominent and visible in middle distances.
Effects likely to significant especially in north eroding separation between Brandon and Brandon Village.
Heritage Summary: Significant negative impact, retention of existing mature trees and low scale development
may mitigate harm.
Transport Summary: Overload currently saturated junctions on the A690 and A167. Without significant
intervention intervention to bypass central Durham and alleviate demand at the A167, development at that
location would not be viable. Improvements would need to be tested through a model to demonstrate
acceptability.
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SA Summary: Social: The site is within walking distance of a Primary School, but outwith walking distance
to a secondary school and further education facilities. The site is within the catchment of Brandon local centre
and is within the catchment of a main town or retail park (Durham City). The site is within walking distance of
GP services, community/leisure facilities and designated open space and some PROW will need to be diverted
or perhaps lost. Significantly Bus accessibility does not meet minimum requirements. Economic: The site is
within the catchment of Durham City and Meadowfield Industrial Estate, although not within the catchment of
a retail park. It is also not within walking distance of a Main Town, Retail Park, or large employer, but is within
walking distance of Meadowfield Industrial estate. The site could help regeneration with areas being in the
top 20% most deprived wards. Environmental: As per comments above, biodiversity is liable to be a constraint
owing to impacts on locally important species, mitigation required. Significant landscape constraints within
Area of High Landscape value. Significant heritage impact but retention of existing mature trees may assist
mitigation. Loss of grade 3 agricultural land (not known whether it is 3a or 3b), would be difficult to mitigate,
however there is no flood risk, although Holywell Beck transects site. Potential for waste water constraints
after 2019.
Planning Commentary: Brandon is part of a cluster with Meadowfield and Langley Moor and is well served
by services and facilities within the Settlement Study.
Opportunity for a smaller site: There are two SHLAA sites within this area of search. They are deemed
unsuitable (amber) for development: 4/BR/04 and 4/BR/06.
Further assessment: No, owing to landscape and heritage impact.
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8.8 Brandon South
Picture 24

Table 17
8. Brandon South
Category 1: None.
Category 2: Public Right of Way, potential for Great Crested Newts, Open Space Needs Assessment, Tree
Preservation Order, Agricultural Land Classification 3, Conservation Area, Woodland and Surface Water
Flooding.
Ecology Summary: Holywell Beck runs along the western and southern boundaries. Commuting and foraging
bats, water voles and otters, common farmland birds.
Landscape Summary: No national or local designations. Land to west is Area of High Landscape Value.
Medium value. Development would result in substantial incursion into open countryside but would result in a
degree of 'rounding-off'. Potential for significant effects on Brancepeth Castle Park. Potential for smaller
development.
Heritage Summary: Minor negative impact, mitigation through layout, design and landscaping.
Transport Summary: Without significant infrastructure intervention to bypass central Durham and alleviate
demand at the A167, development at that location would not be viable. Improvements would need to be tested
through a model to demonstrate acceptability.
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SA Summary: Social: The site is within walking distance of a Primary School, but outwith walking distance
to a secondary school and further education facilities. The site is within the catchment of Brandon local centre
and is within the catchment of a main town or retail park (Durham City). The site is within walking distance of
GP services, community/leisure facilities and designated open space and some PROW will need to be diverted
or perhaps lost. Significantly Bus accessibility does not meet minimum requirements. There are no nuisance
neighbour issues envisaged. Economic: The site is within the catchment of Durham City and Meadowfield
Industrial Estate, although not within the catchment of a retail park. It is also not within walking distance of a
Main Town, Retail Park, or large employer, but is within walking distance of Meadowfield Industrial estate.
The site could help regeneration with areas being in the top 20% most deprived wards. Environmental: As
per comments above, biodiversity is liable to be a constraint owing to impacts on locally important species,
mitigation required. Significant landscape constraints within Area of High Landscape value. Significant heritage
impact but retention of existing mature trees may assist mitigation. Loss of grade 3 agricultural land (not known
whether it is 3a or 3b), would be difficult to mitigate, however there is no flood risk. Potential for waste water
constraints after 2019.
Planning Commentary: Brandon is part of a cluster with Meadowfield and Langley Moor and is well served
by services and facilities within the Settlement Study.
Opportunity for a smaller site: There are three SHLAA sites within this area of search. They are deemed
unsuitable (amber) in the SHLAA: 4/BR/07, 4/MF/02 and 4/MF/07.
Further assessment: Yes, to determine site viability of the net developable area.
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8.9 Croxdale East and West
Picture 25

Table 18
9. Croxdale East and West
Category 1: Registered Historic Parks and Gardens, Flood Zone 3B, Ancient Woodland.
Category 2: Public Rights of Way, potential for Great Crested Newts, Flood Zone 2 and 3A, Open Space
Needs Assessment, Agricultural Land Classification 3, Area of High Landscape Value, Conservation Area,
Listed Building Grade II, Woodland and Surface Water Flooding.
Ecology Summary: Woodland component important as a wider ecological network and important for
commuting, foraging and roosting bats. Coldstream and Croxdale ancient woodland will require mitigation.
Loss of woodland would be significant, smaller development would require mitigation.
Landscape Summary: No national or local designations. Medium value in the south and medium-high in
the north. Croxdale Hall Park lies to the north east.
Heritage Summary: Potential for significant impact on conservation area and heritage assets.
Transport Summary: Whilst the south bound trips are likely to be able to be accommodated, north bound
would create capacity issues on the A167 particularly at Cock of the North roundabout, New Inn signalised
junction, Neville's Cross and Duke of Wellington traffic signal junction. These junctions presently operate over
capacity resulting in significant peak period queues and delay and would experience an increase in excess
of their capable capacity which would result in queuing and delay on the A167 and A177 outside the city limits.
The A167 and B6288 carry a good level of public transport. Cycling provision is and would remain poor. The
developments would be car reliant for longer employment, retail and leisure trips.
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SA Summary: Social: The site is within walking distance of a Primary School, but outwith walking distance
to a secondary school and further education facilities. The site is just within the catchment of Tudhoe local
centre and is within the catchment of a main town or retail park (Spennymoor). The site is within walking
distance of a community centre and designated open space, however it is not within walking distance of a GP
surgery. It is unlikely to impact upon PROW and bus accessibility is good although the site is adjacent to the
A167 which may cause noise as well as severance issues. Economic: The site is within the catchment of
Spennymoor main town and Meadowfield Industrial Estate and also within the catchment of Dragon Lane
retail park. It is also not within walking distance of a Main Town, Retail Park, industrial estate, or large employer.
Environmental: As per comments above, biodiversity is liable to be a constraint owing to impacts on important
habitat, mitigation required. Heritage Impacts, due to conservation area. Loss of grade 3 agricultural land (not
known whether it is 3a or 3b), would be difficult to mitigate, however there is no flood risk.
Planning Commentary: Croxdale is a small settlement with limited service and facilities and performs poorly
within the County Durham Settlement Study.
Opportunity for a smaller site: There is one SHLAA site which has been deemed unsuitable (amber):
4/CR/02.
Further assessment: No, owing to the significant ecological, highways and heritage impacts for the larger
site. Whilst a smaller area could be acceptable in ecological and landscape terms, the limited offering of
services and facilities within the settlement would not result in sustainable patterns of development.
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8.10 Bowburn
Picture 26

Table 19
10. Bowburn
Category 1: None.
Category 2: Public Rights of Way, potential for Great Crested Newts, Open Space Needs Assessment, Tree
Preservation Orders, Agricultural Land Classification 3, Listed Building Grade II and Surface Water Flooding.
Ecology Summary: Small areas of semi-improved grasslands and a watercourse with riparian woodland.
Cassop Vale Site of Special Scientific Interest is 500m to the south but no direct impact owing to the A1(M).
Records indicate water voles and foraging and commuting bats. Mitigation required along Whitwell Beck.
Landscape Summary: No national or local designations although Croxdale Hall Park lies further west.
Medium value. Visually open in shallow views including A1(M) and A177. Impacts could be significant if
coalescence with High Shincliffe. Potential for smaller development nearest settlement edge.
Heritage Summary: Non-designated asset to be retained.
Transport Summary: A new major link would have to be constructed on the A1M to the east of the site if
demand was to be met at that location. Capacity of junctions leading to Durham city is restricted and increased
demand at the levels predicted could not be accommodated at the signalised junction at Shincliffe. Bowburn
is well served by public transport. Local cycling facilities are limited with limited opportunity to create links to
employment areas.
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SA Summary: Social: The site is within walking distance of a Primary School, but outwith walking distance
to a secondary school and further education facilities. The site is within the catchment of Bowburn local centre
and is within the catchment of a main town or retail park (Durham). The site is within walking distance of a
community centre, GP surgery and designated open space. It is unlikely to impact upon PROW, however bus
transport does not meet minimum requirements for frequency. There are no nuisance neighbour issues
envisaged. Economic: The site is within the catchment of Durham City main town, Bowburn Industrial Estate
and also within the catchment of Dragon Lane retail park. It is not within walking distance of a Main Town,
Retail Park or large employer, but is close to Bowburn Industrial Estate. Environmental: As per comments
above, biodiversity is liable to be some constraint owing to impacts on habitat, mitigation required. Significant
landscape impact if full site developed. Potential for smaller site. Heritage asset to be retained. Loss of grade
3 agricultural land (not known whether it is 3a or 3b), would be difficult to mitigate and there are surface water
flood risk constraints.
Planning Commentary: Bowburn has reasonable access to services and facilities and already benefits
from 372 houses with planning permission (as at 31st March 2018).
Opportunity for a smaller site: There are three SHLAA sites which have been deemed unsuitable (amber):
4/BO/08, 4/BO/01 and 4/BO/21.
Further assessment: No, owing to concerns regarding coalescence and given the uncertainty over delivery
for the Bowburn Industrial Estate Access Road. Significant number of planning permission already exist within
Bowburn.
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8.11 Sherburn
Picture 27

Table 20
11. Sherburn
Category 1: Site of Special Scientific Interest, Flood Zone 3B, Local Wildlife Site.
Category 2: Public Right of Way, potential for Great Crested Newts, Flood Zone 2 and 3A, Open Space
Needs Assessment, Agricultural Land Classification 3, Area of High Landscape Value, Conservation Area,
Listed Building Grade II, Woodland, Surface Water Flooding.
Ecology Summary: To the south is Sherburnhouse Beck Local Wildlife Site and is important for ecological
connectivity. Small areas of poor semi-improved grasslands. Hedgerows could be important for commuting
and foraging bats. Common, farmland birds and otters. The Sherburn Hill Site of Special Scientific Interest
borders the western corner which would require mitigation. Sherburn Hill Site of Special Scientific Interest will
require mitigation from recreational impacts. There is the potential for recreational and hydrological impacts
at Coalford Beck Marsh Wildlife Site.
Landscape Summary: No national or local designations although to the west of Area of High Landscape
Value. Medium to medium-high value. Visible at close quarters and overlooked from higher ground including
Sherburn Hill and Pittington Hill. Entail an incursion into open countryside beyond well-established settlement
edge. Effects significant or locally significant if steeper slopes were avoided. Small development similar
impacts. Coalfield Beck Valley to be avoided. Potential for coalescence in the south.
Heritage Summary: Potential for negative impact on the conservation area and listed church would require
mitigation.
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Transport Summary: The existing cross roads of the B1283 with Mill Lane in the centre of Sherburn village
presents a significant restriction on further development. The Cross roads are due to be signalised as part of
a committed development at Mill Lane. However due to constrained highway space, opportunity to increase
capacity is very limited. Public transport is reasonable. Sherburn links to Belmont to the west via National
Cycle Network 14 cycling facility. Development at this location would be car reliant for longer employment,
retail and leisure trips.
SA Summary: Social: The site is within walking distance of a Primary School, but outwith walking distance
to a secondary school and further education facilities. The site is within the catchment of Sherburn local centre
and is within the catchment of a main town or retail park (Durham). The site is within walking distance of a
community centre, GP surgery and designated open space and some PROW will need to be diverted or
perhaps lost. Significantly Bus accessibility does not meet minimum requirements, although given the size of
the site there is potential for mitigation. The site is adjacent to a Sewerage Treatment plant, which would
therefore require mitigation. Economic: The site is within the catchment of Durham City main town, Belmont
Industrial Estate and also within the catchment of Dragon Lane retail park. It is not within walking distance of
a Main Town, Industrial estate, Retail Park or large employer. Environmental: As per comments above,
biodiversity is a constraint owing to the adjacent SSSI adjacent, mitigation required. Landscape impact more
significant if full site developed. Significant impact upon conservation area and listed buildings, unlikely to be
mitigated. Loss of grade 3 agricultural land (not known whether it is 3a or 3b), would be difficult to mitigate
and there are surface water flooding impacts.
Planning Commentary: Sewage Treatment Works are existing on the site which is likely to cause issues of
residential amenity.
Opportunity for a smaller site: There are four SHLAA sites within this area of search. Three are deemed
unsuitable (amber): 4/SB/11, 4/SB/02 and 4/SB/10. One is deemed suitable to reflect its planning status.
Further assessment: No, owing to the ecological, landscape and highways impact.
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8.12 Hallgarth
Picture 28

Table 21
12. Hallgarth
Category 1: Scheduled Ancient Monument and Flood Zone 3B.
Category 2: Public Rights of Way, potential for Great Crested Newts, Flood Zone 2 and 3A, Open Space
Needs Assessment, Tree Preservation Order, Agricultural Land Classification 3, Area of High Landscape
Value, Conservation Area, Listed Building Grade I and II and Surface Water Flooding.
Ecology Summary: Small areas of poor semi-improved grasslands and deciduous woodland blocks. Further
assessment will be required to determine the importance of the hedgerows. Common farmland birds, water
voles and there is a record of great crested newts within 300m although unlikely to be significant. Three Local
Wildlife Sites and a Site of Special Scientific Interest. Potential for hydro-logical impacts on Coalford Beck
Local Wildlife Site require mitigation.
Landscape Summary: No national or local designations but land to the west is an Area of High Landscape
Value. Scheduled Ancient Monument and a number of listed buildings and conservation area. Medium-high
value and area around Hallgarth is high value. Visually open - woodland constaints visibility. Significant impacts.
Heritage Summary: Significant impact, unlikely to be mitigated.
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Transport Summary: Development would require a major junction on the A690 at Pittington Lane. It is
unlikely given demand flows on the A690 that such a level of additional demand from the south could be
satisfactorily accommodated at that junction. High Pittington has limited public transport. Sites at this location
would be considered to be unviable due to the limited capacity of the A690 and Sherburn village cross roads
and lack of sustainable travel opportunities.
SA Summary: Social: The site is within a short walking distance of a Primary School, but outwith walking
distance to a secondary school and further education facilities. The site is within the catchment of High Pittington
local centre and is within the catchment of a main town or retail park (Durham). The site is within walking
distance of a community centre, GP surgery (in Sherburn) and designated open space and some PROW will
need to be diverted or perhaps lost. Significantly Bus accessibility does not meet minimum
requirements. Economic: The site is within the catchment of Durham City main town, Belmont Industrial
Estate and also within the catchment of Dragon Lane retail park. It is not within walking distance of a Main
Town, Industrial estate, Retail Park or large employer. Environmental: As per comments above, biodiversity
is a constraint owing to the vicinity of a number of local wildlife sites and a SSSI, mitigation required. Landscape
impacts are significant, due to area of high landscape value and the visually open site. Significant impact upon
conservation area and listed buildings, unlikely to be mitigated. Loss of grade 3 agricultural land (not known
whether it is 3a or 3b), would be difficult to mitigate and there are surface water flooding impacts.
Planning Commentary: Hallgarth and High Pittington is a small settlement with limited service and facilities
and performs poorly within the County Durham Settlement Study.
Opportunity for a smaller site: There are four SHLAA sites within the Area of Search. All four have been
deemed unsuitable (amber): 4/HP/08, 4/HP/05, 4/HP/09 and 4/HP/03.
Further assessment: No, owing to unacceptable landscape, heritage and transport impacts.
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8.13 West Rainton
Picture 29

Table 22
13. West Rainton
Category 1: None.
Category 2: Public Rights of Way, potential for Great Crested Newts, Open Space Needs Assessment, Tree
Preservation Orders, Agricultural Land Classification 3, Listed Building Grade II and II* and Surface Water
Flooding.
Ecology Summary: Small areas of poor semi-improved grasslands. Further assessment will be required to
determine the importance of the hedgerows. Water voles, common farmland birds, foraging or commuting
bats.
Landscape Summary: No national or local designations. Medium value. Visually open and visible in shallow
views. Church of St Mary notable landmark. Locally significant impacts for both a large or smaller development.
Heritage Summary: Negative heritage impact which will require mitigation.
Transport Summary: Whilst a signal improvement is planned for the committed development at Station
Lane, this would not be able to accommodate the significant lift in demand which would conflict with A690
flows. Internal links and junctions within the village would not be able to accommodate such an uplift in demand.
Cyclist provision is available from West Rainton to Carrville alongside the A690 however no specific provision
is made within the village. Development at this location would be car reliant for longer employment, retail and
leisure trips.
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SA Summary: Social: The site is within a short walking distance of a Primary School, but outwith walking
distance to a secondary school and further education facilities. The site is just within the catchment of a local
centre and is within the catchment of a main town or retail park (Durham). The site is within walking distance
of a community centre, GP and designated open space (although some maybe lost) though some PROW will
need to be diverted or perhaps lost, however bus accessibility is good and there are no nuisance issues.
Economic: The site is within the catchment of Durham City main town, Belmont Industrial Estate and also
within the catchment of Dragon Lane retail park. It is not within walking distance of a Main Town, Industrial
estate, Retail Park or large employer. Site may help regeneration as it is within an area within the top 20%
most deprived nationally. Environmental:
As per comments above, biodiversity may be a constraint owing to the vicinity of habitats and species, mitigation
required. Landscape impacts are locally significant. Some potential for a smaller area of development. Significant
heritage impacts due to impacts upon listed buildings. Loss of grade 3 agricultural land (not known whether
it is 3a or 3b), would be difficult to mitigate however there are no significant surface water flooding issues.
Planning Commentary: West Rainton has limited provisions in terms of services and facilities. Planning
permission exists for 150 units approved November 2016 to the south of Station Road.
Opportunity for a smaller site: There are four SHLAA sites within this area of search. One is a completed
housing development. Two are deemed unsuitable (amber) for development: 4/WR/07 and 4/WR/04 and the
remaining one site is deemed unsuitable (red): 4/WR/06.
Further assessment: Yes, to determine site viability of the net developable area.
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8.14 Great Lumley
Picture 30

Table 23
14. Great Lumley
Category 1: Ancient Woodland and Health and Safety Inner Zone.
Category 2: Public Rights of Way, potential for Great Crested Newts, Open Space Needs Assessment,
Health and Safety Middle Zone, Agricultural Land Classification 3, Area of High Landscape Value, Woodland
and Surface Water Flooding,
Ecology Summary: Ancient woodland to the south along Bow Burn. Further assessment will be required to
determine the importance of the hedgerows. Common farmland birds, foraging and commuting bats and a
risk of roosting bats. Significant mitigation for the ancient woodland.
Landscape Summary: Much of the area has no national or local designations. Broadly medium value.
Relatively prominent in views. Locally significant effects if the western high ground is avoided. Potential for
small scale development.
Heritage Summary: Negative impact on legible landscape.
Transport Summary: Neither the highway link or junctions could support this level of demand. Public transport
linkes are limited and it is not envisaged these could be sustainably linked to development in the south of the
village. Development at this location would be car reliant for longer employment, retail and leisure trips.
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SA Summary: Social: The site is within a walking distance of a Primary School, but outwith walking distance
to a secondary school and further education facilities. The site just within the catchment of a local centre and
is within the catchment of a main town or retail park (Chester-le-Street). The site is within walking distance of
a community centre, GP and designated open space (although some maybe lost) though some PROW will
need to be diverted or perhaps lost. Significantly bus transport accessibility does not meet minimum
requirements. Economic: The site is within the catchment of Chester-le-Street main town, Arnison centre
retail park and also within the catchment of Abbey Road industrial Estate. It is not within walking distance of
a Main Town, Industrial estate, Retail Park or large employer. Environmental: As per comments above,
biodiversity may be a significant constraint owing to the vicinity of Ancient Woodland, mitigation required.
Landscape impacts are locally significant. Some potential for a smaller area of development. Negative heritage
impact on landscape. Loss of grade 3 agricultural land (not known whether it is 3a or 3b), would be difficult
to mitigate however there are no significant surface water flooding issues.
Planning Commentary: Great Lumley does not relate well to Durham City but instead relates to
Chester-le-Street and the Tyne and Wear conurbation.
Opportunity for a smaller site: There are three SHLAA sites within this area of search. One is a completed
housing development and the remaining two have been deemed unsuitable (amber): 2/GL/02 and 2/GL13.
Further assessment: No, owing to the unacceptable highway and ecological impact.
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8.15 Kimblesworth
Picture 31

Table 24
15. Kimblesworth
Category 1: Ancient woodland and Local Wildlife Site.
Category 2: Public Rights of Way, potential for Great Crested Newts, Open Space Needs Assessment,
Agricultural Land Classification 3, Woodland, Local Nature Reserve and Surface Water Flooding.
Ecology Summary: Further assessment required to determine the importance of the hedgerows. Badger
sett, common farmland birds, foraging, commuting and roosting bats. Howlmire Gill Local Wildlife Site and
ancient woodland also Waldridge Fell Site of Special Scientific Interest is within 1km. Biodiversity is likely to
be a significant constraint.
Landscape Summary: Open arable farmland bound by fragmented network of hedges. Areas of woodland,
scrub and open grassland. Largely identified as Landscape Improvement Priority Area. Broadly medium value.
Visible in shallow views and overlooked by deeper views from higher ground of Waldridge Fell. Southern part
of the area is visible in similar views.
Heritage Summary: None identified.
Transport Summary: This level of vehicle demand on the principle network at peak hour would require
significant infrastructure improvements at all roundabout junctions between the A167 Plawsworth roundabout
and the A1(M). Trips east to the A1(M) would result in stress at Plawsworth roundabout A167 and Ropery
Lane roundabout A167. Mitigation may be possible at all junctions to accommodate projected flows. However,
only junction modelling could inform the details of such measures. Additional operational capacity at the A167
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roundabouts may be able to be achieved through lane widening, but this may also be constrained by the
highway boundary. There is concern about the link capacity of the A167 at Chester-le-Street where current
demand results in severe congestion. It is unlikely that link capacity can be improved at these locations and
entry capacity at roundabouts is limited by the highway boundary. Whilst the location is served by Public
Transport on the B6312. Local provision is poor on highway for cyclists and links would need to be established
to the A167 Strategic cycle route. No cycle facilities are available on the B6312 and highway boundary
restrictions would limit availability. Cycling opportunities to Durham or further afield would remain poor from
the site. Local amenities are limited and therefore pedestrian demand would be limited for the site which
stands remote from the wider service requirements and the development would be largely reliant on private
car or public transport.
SA Summary: Social: The site is within walking distance of both a Primary School and Secondary school,
but outwith walking distance to further education facilities. The site is close to the local centre of
Kimblesworth/Nettlesworth and within the catchment of a town or retail park (Arnison Centre). The site is within
walking distance of GP services, community/leisure facilities and designated open space, however it is likely
that some PROW will need to be diverted or perhaps lost and development may result in the loss of designated
open space. Significantly Bus accessibility is poor. Economic: The site is close to the main town of
Chester-le-Street and Durham and within the catchment of Arnison Retail Park. It is also close to the Abbey
Road Industrial Estate, however it is not within walking distance of a Main Town, Retail Park, or large employer,
but is close to small industrial units within Kimblesworth. Environmental: As per comments above biodiversity
is liable to be a significant constraint to development at this location given the National nature of the impacts
and scale of compensation and mitigation. Locally significant landscape impacts and need to retain heritage
asset. Loss of grade 3 agricultural land (not known whether it is 3a or 3b), would be difficult to mitigate, however
land isn’t liable to flood.
Planning Commentary: Nettlesworth and Kimblesworth provides limited opportunities for access to services
and facilities. Development in this location will substantially reduce the gap with Sacriston.
Opportunity for a smaller site: There are five SHLAA sites within this Area of Search. One is a completed
housing development and the remaining three are deemed unsuitable (amber): 2/NE/01, 2/KI/03, 2/KI/09 and
2/KI/04.
Further assessment: No, owing to the ecological, landscape and highways impact.
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9 Shortlist of Areas of Search Beyond the Green Belt
9.1 From the 15 Areas of Search which have been assessed, four sites have been identified as
having the potential for further consideration. The Planning Practice Guidance on viability sets out
the Government's approach to viability assessment for planning. Further assessment of the three
sites is necessary to understand whether the sites remain viable once the policy and infrastructure
mitigation is taken into account.
9.2 Having had regard to the full assessments undertaken (Appendix 1), it was possible to identify
a net developable area for each of the shortlisted four sites. The net developable areas took account
of parts of the sites which were unsuitable owing to the environmental constraints and also had regard
to the need for mitigation in terms of landscape and structural planting as set out below.
West of Ushaw Moor
9.3 The gross site area is 57 hectares. However in order to understand an appropriate net area a
25% reduction has been applied to generate a 43 hectare net area. Having had regard to the site
constraints, an area has been identified which avoids the highest ground and would border onto
woodlands on its southern and western edges and urban areas in the east. Structure planting would
be required along the northern edge to prevent development reading on the skyline in views from
Ushaw College and Park (around 350 linear m).
9.4 Part of the site to north of Cockhouse Lane is currently subject to a live planning application
for up to 230 dwellings including public open space, landscaping and sustainable drainage. All matters
are reserved except for means of access.
9.5 However for the purposes of this assessment, a maximum yield of 1,280 dwellings has been
assumed.
Picture 32
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New Brancepeth
9.6 The gross site area is 66 hectares. However in order to understand an appropriate net area a
25% reduction has been applied to generate a 49 hectare area. Having had regard to the site
constraints and tree planting along the northern parts of the site a net area of 36.5 hectares is more
accurate.
9.7 A 20 ha site to the north of the village would border entirely onto woodlands or built up areas
other than at its eastern end where structure planting would be required to lessen the effects of
coalescence with Alum Waters (around 300 linear m).
9.8 A 16.5 ha site to the east of the village would border onto built up areas along its northern edge
and a relatively contained low lying corridor of trees following a watercourse in the south. Structure
planting would be needed at the western (200m) and eastern boundaries (600m) to reduce landscape
and visual impacts. Planting would be expected to augment the southern watercourse corridor (300m).
9.9 Planting and open space within the developable area would be required as a matter of course
and assumed to be accounted for within normal development costs. A maximum yield of 1,090
dwellings has been assumed.
Picture 33

South of Brandon
9.10 The gross site area is 37 hectares. However in order to understand an appropriate net area,
a 25% reduction has been applied to generate a 28 hectare site to the south of the village would
border onto built up areas along its northern edges. Structure planting would be required along parts
of its southern and western edges to reduce landscape and visual effects (1100 linear m).
9.11 Planting and open space within the developable area would be required as a matter of course
and assumed to be accounted for within normal development costs. A maximum yield of 830 dwellings
has been assumed albeit there could be scope to extend the southern boundary of the site southwards
towards Holywell Beck. A submission by the landowner indicated that 1,333 dwellings could be
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accommodated on site including a local centre and primary school. Further highways work has been
carried out by the site promoter however the assessment work only examines the immediate impacts
of the development site and not the consequential impact on the A690, A167 and Durham City. The
highways position remains that development on the edge of the city, particularly to the south and
west will add significantly more trips into the city centre and will attract car journeys that will need to
be mitigated by way of the Western Relief Road.
Picture 34

North of West Rainton
9.12 The gross site area is 36 hectares. However in order to understand an appropriate net area,
a 25% reduction has been applied to generate a 27 hectare site to the north of the village and would
border onto built up areas along its southern edge and woodland along its eastern edge. Structure
planting would be required along parts of its northern and western edges to reduce landscape and
visual effects (750 linear m)
9.13 Planting and open space within the developable area would be required as a matter of course
and assumed to be accounted for within normal development costs. A maximum yield of 810 dwellings
has been assumed.
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Picture 35

Viability Testing
9.14 CPV Viability were commissioned to undertake viability appraisals on each of the four sites
to determine whether the scheme would be deemed to be viable and if shown to be viable, how much
surplus would be generated to contribute towards the proposed Western Relief Road having had
regard to other emerging policy requirements. Owing to its location in relation to the A167, West
Rainton would not be expected to contribute towards the Western Relief Road, however estimated
highways mitigation is in the region of £7Million which would need to be funded in order to make a
scheme in this location acceptable in planning terms. The following assumptions have also been
made:
10% requirement for older persons housing in line with the emerging housing needs policy;
Affordable housing in line with the emerging housing needs policy:
West of Ushaw Moor, medium value area therefore 15% affordable housing;
New Brancepeth, low value area therefore 5% affordable housing;
South of Brandon, medium value area therefore 15% affordable housing; and
North of West Rainton, medium value area therefore 15% affordable housing.
Open space requirements in line with the open space needs assessment;
Contributions estimated for mitigation landscape impacts:
West of Ushaw Moor, additional costs of site-specific mitigation estimated to be around
£14,000 (350 linear meters of structure planting @ £40/m) excluding land value (minimum
0.7 ha);
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New Brancepeth, additional costs of site-specific mitigation estimated to be around £56,000
(1400 linear meters of structure planting @ £40/m) excluding land value (minimum 2.8 Ha);
South of Brandon, additional costs of site-specific mitigation estimated to be around £46,000
(1150 linear meters of structure planting @ £40/m) excluding land value (Min 2.3 Ha); and
North of West Rainton, additional costs of site-specific mitigation estimated to be around
£30,000 (750 linear meters of structure planting @ £40/m) excluding land value (Min 1.5
Ha).
Contributions estimated for mitigation of identified ecology impacts:
West of Ushaw Moor, requires 12ha of species rich grassland as off – site compensation
for impacts (assuming no on-site delivery). Requirement for 12ha of open space as impacts
on statutory or non-statutory sites. This can be absorbed within the Open Space Needs
Assessment requirement assumming that it is on site, not fragmented and suitable for dog
walking. If the 15.8ha of OSNA open space was used as on –site delivery and we assume
that the habitats within the open space are moderate neutral grasslands (to account for
increased disturbance and displacement arising from recreational activity) there would be
a requirement for 4ha of off-site compensatory good species rich grassland. Cost range
including habitat creation and 25yrs management: up to £384,000;
New Brancepeth, requires 12ha of good species rich grassland as off – site compensation
for impacts (assuming no on-site delivery). Requirement for 12ha of open space as impacts
on statutory or non-statutory sites. This can be absorbed within the OSNA allocation
assuming that it is on site, not fragmented and suitable for dog walking. If the 15.8ha of
OSNA open space was used as on –site biodiversity delivery and we assume that the
habitats within the open space are moderate neutral grasslands (to account for increased
disturbance and displacement arising from recreational activity) there would be a requirement
for 4ha of off-site compensatory good species rich grassland. Cost range including habitat
creation and 25yrs management: up to £384,000;
South of Brandon, Requires 13ha of good species rich grassland as off – site compensation
for impacts (assuming no on-site delivery). No open space requirement as no impacts on
statutory or non-statutory sites. If the 15.8ha of OSNA open space was used as on –site
delivery and we assume that the habitats within the open space are moderate neutral
grasslands (to account for increased disturbance and displacement arising from recreational
activity) there would be a requirement for 6ha of off-site compensatory good species rich
grassland. Cost range including habitat creation and 25yrs management: up to £416,000;
North of West Rainton, requires 8ha of species rich grassland as off – site compensation
for impacts (assuming no on-site delivery). No open space requirement as no impacts on
statutory or non-statutory sites. If the 15.8ha of OSNA open space was used as on –site
delivery and we assume that the habitats within the open space are moderate neutral
grasslands (to account for increased disturbance and displacement arising from recreational
activity) there would be a requirement for 1ha of off-site compensatory good species rich
grassland. Cost range including habitat creation and 25yrs management: up to £256,000.
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Primary school contributions have been estimated to be in the region of £13 M for primary schools
and £5 Million towards secondary education, in line with the council's approved guidance for
(vi)
Developer Contributions for Education
Estimated costs from Northern Powergrid have also been considered which estimates costs of
£4.3 Million.
9.15 Assumptions have also been made around other appraisal assumptions including benchmark
land values and sales revenues based upon the nature of the specific location. The Assumptions for
Benchmark Land Values have been calculated in line with the values adopted for the Local Plan
Viability Testing on the basis of existing use value of the land plus a premium to the landowner which
reflects the minimum price a rational landowner would be willing to sell their land and reflects value
areas.
Table 25

Site

Gross Area Net Area
(ha)
(ha)

Residual
Benchmark Viable
Land Value Land Value

£ from
being
Viable

New
Brancepeth

66

36.5

£1,864,887

£8,250,000

No

-£6,385,113

Ushaw
Moor

57

43

£3,505,449

£7,125,000

No

-£3,619,551

Brandon

37

28

£4,904,775

£5,550,000

No

-£645,225

West
Rainton

36

27

£2,257,176

£5,400,000

No

-£3,142,824

9.16 The base appraisals as detailed in Appendix 2 show that all sites are unviable. Under the
sensitivity test, where sales values are inflated by 5%, only Brandon is shown to be viable. However,
it is considered unlikely that this scheme would be able to support a contribution to the Western Relief
Road. Ushaw Moor, New Brancepeth and West Rainton are all shown to be unviable, even if sales
values are increased by 5%.
Sustainable Patterns of Development
9.17 Whilst the viability assessments above demonstrate that the shortlisted four sites are unlikely
to be viable, NPPF at paragraph 138 sets out that when reviewing Green Belt boundaries, the need
to promote sustainable patterns of development should be taken into account. If, following further
analysis, these sites were deemed to be viable they would not achieve sustainable development.
9.18 The sustainability appraisal at paragraph 4.143 and 4.144 acknowledges that whilst there
are no specific sustainability constraints, they remain sufficiently distanced from Durham City.
Development on this scale in either of these locations is likely to generate significant amounts of
traffic, with significant increases in commuting into Durham City likely, further exacerbating congestion
issues. It is recognised that there are good public transport links from the majority of these identified
sites, however the distance from Durham City, including major economic and retail parks is likely to
lead to an increase in car use, despite public transport links, leading to subsequent increases in both
congestion and air quality issues. It was also considered that the development of a smaller parcels
vi

http://www.durham.gov.uk/media/22991/Securing-Developer-Contributions-for-Education-2017/pdf/SecuringDeveloperContributionsForEducation2017.pdf
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of land within several areas of search would be similar to the discounted Sustainable Communities
with Central Durham Villages distribution options. Although there could be scope to accommodate a
smaller quantum of development on a smaller site, this would have the impact in terms of sustainable
patterns of development and would not achieve the benefits associated with a planned larger scale
development. This would negate the ability to plan for strategic infrastructure such as a new local
centre including provision for community facilities such as community centre of healthcare facility and
education facilities for example.
9.19 The Sustainability Appraisal assessed the options for the distribution of housing set out in the
Issues and Options and its conclusion was that 'overall the Sustainable Communities option provides
greater opportunities to deliver sustainable patterns of growth in comparison to the other housing
distribution options assessed'. It is therefore considered that the Sustainable Communities option is
the most sustainable option for the distribution of housing.
9.20 The Spatial Strategy Justification sets out the preferred option for the spatial distribution of
housing in the context of NPPF and the purpose of planning to contributing to the achievement of
sustainable development in terms of its economic, social and environmental impacts. Therefore
patterns of growth should to be managed so that significant development is focused on locations
which are or can be made sustainable. This limits the need for travel and allows the fullest possible
use of public transport, walking and cycling by maximising access to services, facilities and employment
opportunities.
9.21 To this end the County Durham Settlement Study helps us understand the roles and the
access to services and facilities of each of the county's settlements. The Study also assists in
understanding the relationship between settlements and how they serve social and community needs,
where people shop and go to school, work and leisure. It shows that locating appropriate amounts
of new housing in the county's larger settlements would maximise the opportunity for residents to
travel to work and to other services and facilities by sustainable modes of transport. It also shows
that Durham City has more employment opportunities, services, facilities, cultural offer, leisure facilities
etc. than any other settlement in the county and should therefore play a major role in the spatial
strategy for the county.
9.22 The existing location of employment opportunities and associated commuting patterns (which
are likely to remain similar in the future) show that in order to maximise access to jobs, to minimise
the increase in commuting and to deliver sustainable patterns of development, the focus for new
housing should be the county's larger settlements. It also recognises that the Sustainable Communities
option is the most effective in supporting economic growth as it recognises the importance of
settlements in the main economic corridors and those that can support continued investment in the
county including by ensuring the right homes are provided in the right places.
9.23 Evidence within the Local Plan Viability Study shows that viability and market attractiveness
varies significantly across the county with values fluctuating significantly across short distances. The
delivery of development, taking into account the reduced availability of public funding and market
signals such as land prices and housing affordability, is therefore an important consideration when
comparing options for the spatial strategy. Employment land and housing sites therefore need to be
located in places where businesses want to invest and people want to live. The Local Plan Viability
Assessment shows that sites in highest value areas have the highest probability of being delivered.
Elsewhere there are some settlements in Central Durham which have potentially reached delivery
capacity, suggesting that too much additional housing may ‘flood’ local markets. None of the shortlisted
sites offer the same opportunities of delivering affordable housing and sites within the highest delivery
area would. The four shortlisted sites would only deliver between 15% and 5% of affordable housing.
Sites within Durham City would be viable at 25% affordable housing delivery and be able to make
contributions towards the Western Relief Road.. Therefore to ensure that the housing our existing
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and future residents need is built we must provide a good spread of allocations across the county
including in the highest and high value areas where delivery is more certain. The Sustainable
Communities option best reflects this approach.
9.24 As a result of the considerations set out above the Sustainable Communities option for the
spatial strategy for the distribution of housing is the council's chosen strategy for sustainable
development and informs the Plan's housing allocations. It is a dispersed pattern of development
located across key settlements in the county and principally focused in and around the towns where
the greatest opportunities for employment, services and facilities, public transport and
other infrastructure such as healthcare and education exist. This reflects the Plan's Sustainable
Development Statement and will ensure we have a balance of housing across the county taking into
account the most sustainable locations, market attractiveness and the prospects for regeneration to
meet our objectively assessed need for housing. In order to achieve successful places, an appropriate
level of new housing is identified in settlements to ensure they can be sustained and be vibrant places
to live.
9.25 The areas for search beyond the outer Green Belt boundary for housing development would
not deliver the benefits associated with the chosen spatial approach which is the Sustainable
Communities option. In addition, the viability constraints identified on the areas of search would also
result in County Durham's local housing need not being met; affordable housing needs being met to
a much lesser extent and the non-delivery of essential infrastructure necessary to deliver the sites,
including education provision and highway infrastructure.
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10 Green Belt Assessment
10.1 A thorough assessment has been undertaken to exhaust all possible alternatives to the Spatial
Strategy Justification around Durham City.
10.2 In order to understand the county's Green Belt against the five purposes set out in National
Planning Policy Framework (NPPF), an independent Green Belt assessment has been undertaken.
The assessment undertaken by Arup sets out the context and purpose of the County Durham Green
Belt, a methodology for assessing broad general areas against the five purposes, and then has
assessed all sites which were submitted to the Issues and Options 2016 and Preferred Options 2018
consultation. The findings of the Arup assessment is that all but three general areas perform a strong
role against at least one of the five purposes.
10.3

Purpose 1: To check the unrestricted sprawl of large built up areas
Picture 36

10.4

Purpose 2: To prevent neighbouring towns merging into one another
Picture 37
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10.5

10

Purpose 3: To assist in safeguarding the countryside from encroachment
Picture 38

10.6

Purpose 4: To preserve the setting and special characteristic of historic towns
Picture 39
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10.7 Purpose 5: To assist in urban regeneration, by encouraging the recycling of derelict and other
urban land
Picture 40

10.8 There are three general areas which do not perform a strong role against any of the five Green
Belt purposes: GA15; GA16; and GA39. In line with the Green Belt Assessment methodology, Green
Belt Parcels for further analysis were identified where there was:
A relationship with an inset Green Belt settlement;
An ability to define defensible boundaries; and
No category 1 constraints within the SHLAA methodology.
10.9 Both GA15 and GA39 do not have a relationship with an inset Green Belt settlement and are
therefore detached from an existing settlement and therefore no parcels are identified for further
assessment.
10.10 GA16 has a relationship with Sunderland Bridge which is a small village approximately 3
miles south of Durham City and therefore a smaller parcel is identified which has the ability to define
defensible boundaries and is not constrained by a Category constraint. GA16 does not perform
strongly against any of the five Green Belt purposes and has a relationship with a settlement
Sunderland Bridge. The assessment has then identified a parcel of 4 hectares using defensible
boundaries and ensuring there are no category 1 designations applicable. The site borders a sewage
treatment works which means the developable area would be reduced further to take into account
associated amenity mitigation measures. Whilst the parcel has not been put forward for consideration
in the SHLAA process, the site is unsuitable for development owing to the remote location of this site
and owing to the limited range of services and facilities within the location.
10.11 The Green Belt assessment has also considered sites which have been put forward at the
Issues and Options stage and an addendum produced to include sites which were submitted at
Preferred Options. Submitted sites have been assessed using the same methodology used for the
General Area assessment although it should be noted that not all of the sites have been put forward
for consideration for housing development. There are ten sites submitted which do not perform strongly
in Green Belt terms against the methodology, four of which then did not have a relationship with an
inset settlement.
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Table 26
Submitted
Site

Relationship
with Inset
Settlement

Comments

Brasside Stores

No

The site is unsuitable (red) within the SHLAA because it is detached from
a settlement. Brasside Stores lies to the north of the Durham City to the
north of Frankland Prison. The site is previously developed and has a gross
site area of 27.5 hectares. The entire site is a Local Wildlife Site for its high
ornithological importance. As a former ammunition store, the site is also a
non designated heritage asset. Whilst there is an existing access for the
site, the highways authority have commented that there is no safe vehicle
access point due to the approach bends unless the adjacent de-restricted
road was re-aligned. The site is not capable of supporting sustainable travel
options and the de-restricted road is without footways.

Howlands

Yes

Site is part of the Josephine Butler and Ustinov Colleges and is being
promoted by Durham University for other uses.

Relly Cottage
(4/LB/06a)

No

The site is unsuitable (red) within the SHLAA because it is detached from
a settlement. Whilst there are no landscape designations, no known
ecological issues and an acceptable highway access could be engineered,
the remote location of the site would result in isolated development. The
site is 0.5 gross hectares. The route for the Western Relief Road would
result in a new junction immediately west of the property on the B6302
Broom Lane.

Relly Cottage
(4/LB/06b)

No

The site is unsuitable (red) within the SHLAA because it is detached from
a settlement. Whilst there are no landscape designations, no known
ecological issues and an acceptable highway access could be engineered,
the remote location of the site would result in isolated development. The
site is 0.5 gross hectares. The route for the Western Relief Road would
result in a new junction immediately west of the property on the B6302
Broom Lane.

Skid Pan

Yes

The 2 ha skid pan area is a derelict, redundant site which until recently was
used by Durham Constabulary as a skid pan and car park. The land to the
south is the former police headquarters is under construction for 217 units.
The removal of this land from the Green Belt would result in a comprehensive
design solution which if left could be an unsightly area of derelict land.

Finchale
College

Yes

Site has planning permission.

West of
Sherburn
Village

Yes

Land west of Sherburn Village has been deemed as unsuitable in the SHLAA
owing to allotments and therefore a site identified within the Open Space
Needs Assessment. There are also some neighbouring employment uses
and there are highway access concerns owing to there being an un-adopted
highway. The outer Green Belt boundary has been assessed in this location
and was considered to be durable within the Green Belt Assessment.

East of Bracken
Court

Yes

Unsuitable in the SHLAA as the site is mostly contained within the Green
Belt, apart from a small portion to the south. The area outside of the Green
Belt forms an area of informal open space for existing dwellings and would
not be developable in isolation. Access would need to be upgraded to an
adoptable standard.
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Land off
Frankland's
Lane
(4/DU/18b)

Yes

Unsuitable in the SHLAA as the site currently has a light
industrial/employment use on site. However the site also comprises several
features of nature conservation interest including mature woodland, all of
the site is within Flood Zone 2, it abuts flood zone 3 and there are surface
water issues which would need to be addressed. Any development on this
site will need to preserve the setting of Crook Hall and given the proximity
of the Sewage Treatment Works (less than 50m) further investigation
regarding noise pollution and odours will be required and may be difficult to
mitigate successfully.

4/DU/120

No

The site is unsuitable (red) within the SHLAA because it is detached from
a settlement. The site does not connect directly to the adopted highway.
Access to site from the existing highway is via a dismantled railway adopted
as highway . This is a substandard unlit single track road unsuitable for
residential development access. There is also the potential for indirect
impacts on the ancient woodland. There are some Grade II listed barns on
the site which would need to be retained.

10.12
The former skid pan site is 2 ha and does not perform strongly against the five Green Belt
purposes. As set out in NPPF at paragraph 145 exceptions to Green Belt policy can include limited
infilling or the partial or complete redevelopment of previously developed land, whether redundant
or in continuing use (excluding temporary buildings) which would not have a greater impact on the
openness of the Green Belt than the existing development; or would not cause substantial harm to
the openness of the Green Belt, where the development would re-use previously developed land and
contribute to meeting an identified affordable housing need within the area of the local planning
authority. The site is therefore proposed as a non-strategic Green Belt deletion within the Plan and
thus allocated as a housing allocation for 50 dwellings allowing for appropriate mitigation for Hoppers
Wood Local Wildlife Site. During the Preferred Options consultation, Persimmon Homes submitted
representations for an additional three parcels to be included in the Skid Pan allocation. All three
parcels perform strongly on purpose 3 and have been assessed through the SHLAA and deemed to
encroach beyond the settlement edge and into an Area of High Landscape Value which is likely to
have significant adverse landscape impacts.
10.1 Potential for a Strategic Site

10.13
In order to identify sufficient land which meets the Spatial Strategy justification, it has been
necessary to firstly exhaust all all other possible opportunities including previously developed land,
optimising densities and discussions with neighbouring authorities. Further to this, it is necessary to
consider the consequences for sustainable development of channelling development towards urban
areas inside the Green Belt boundary, towards towns and villages inset within the Green Belt or
towards locations beyond the outer Green Belt boundary.
(vii)

10.14 In exhausting these possibilities, land suitable for 140 dwellings
has been identified and
is proposed to be allocated. However this is insufficient to meet development needs identified to
ensure sustainable patterns of development as set out by the Sustainable Communities option and
the Spatial Strategy Justification. It is therefore it is necessary to understand whether there is any
potential for a strategic site within the Green Belt surrounding Durham City.
10.15 There are 16 General Areas of the Green Belt which have been assessed and adjoin the
built up area of Durham City. Each of the sites have been assessed against the five Green Belt
purposes and each general area performs strongly on at least two of the five purposes.

vii

Gilesgate School 60 dwellings; North of Hawthorn House 20 dwellings; Potterhouse Terrace 10 dwellings and the former Skid Pan
50 dwellings
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Table 27
P1

P2

P3

P4

P5

GA5

Strong

Strong

Moderate

Weak

Moderate

GA6

Moderate

Strong

Strong

Weak

Moderate

GA10

Moderate

Moderate

Strong

Strong

Moderate

GA11

Moderate

Strong

Weak

Strong

Moderate

GA14

Strong

Strong

Moderate

Strong

Moderate

GA18

Strong

Strong

Strong

Moderate

Moderate

GA22

Moderate

Strong

Strong

Moderate

Moderate

GA25

Strong

Strong

Strong

Strong

Moderate

GA26

Moderate

No

Strong

Strong

Moderate

GA27

Strong

Strong

Moderate

Moderate

Moderate

GA28

Strong

Strong

Strong

Moderate

Moderate

GA30

Moderate

No

Strong

Strong

Moderate

GA31

Strong

Strong

Moderate

Strong

Moderate

GA33

Strong

Strong

Strong

Strong

Moderate

GA36

Strong

Moderate

Strong

Moderate

Moderate

GA37

Strong

Strong

Strong

Weak

Moderate

10.16 As part of the Green Belt assessment work it was also considered appropriate to assess
sites which were submitted to the Issues and Options 2016. The same methodology was applied as
that used for the General Area assessment and thus ensure consistency in approach.
10.17 In total, 47 sites were submitted at the Issues and Options stage and a further 35 submitted
at the Preferred Options stage. 28 of which adjoin Durham City. Not all sites submitted are being
promoted by the landowner for general market housing but instead were being promoted for purpose
built student accommodation, employment or educational facility uses. There is also an element of
overlap between the sites owing to changes in site circumstances between the Issues and Options
2016 and Preferred Options 2018. However for completeness, they have all been assessed further
within the Green Belt Assessment.
Table 28
Expression by landowner
to develop land for
general market housing

Site Area (hectares)

Fernhill

Yes

2

Chapel Heights

No

1

Howlands

No

16
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Expression by landowner
to develop land for
general market housing

Site Area (hectares)

Sherburn Road Estate

Yes

22

Aykley Heads

No

6

County Hall Car Park

No

2

Green Lane

No

1.1

Maiden Castle

No

15

Sherburn Grange

Yes

52

Merryoaks

Yes

12

St Leonards

No

1.17

Land off Frankland Lane (4/DU/117) including previously
site Northern Quarter

Yes

6.5

Land off Frankland Lane (4/DU/18a)

Yes

2.6

Sidegate (4/DU/117b)

Yes

0.63

Sidegate House (4/DU/173)

Yes

0.16

West of Sidegate, Framwell House (now benefits from
planning permission)

No

0.3

Mount Joy

No

1.1

Hollingside Lane (4/DU/166, 4/UD/166)

Yes

19.1

Sniperley

Yes

170

Sniperley (4/DU/171)

Yes

4.8

Sniperley (4/DU/178)

Yes

5.43

North of Arnison

Yes

93.6

Land at Brasside (4/BS/01)

Yes

4.6

North of Arnison (4/BS/02)

Yes

4.6

North of Arnison (4/BS/04)

Yes

8.2

North of Arnison (4/BS/05a)

Yes

47

Newton Grange (4/BS/05b)

Yes

3.2

Hillcrest and Valeside (4/DU/158)

Yes

0.7

10.18 Sites which have a gross site area of less than 4 hectares (assuming 75% gross to net ration
the sites could deliver 90 dwellings at 30 dwellings per hectare) have not been assessed in further
detail because of the small scale nature of them. In themselves they are unlikely to contribute
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significantly to meeting the identified housing need and have the potential to result in piecemeal
erosion of the Green Belt. The sites where the landowner has expressed an interest to develop for
general market housing and are greater than 4 hectares are assessed further.
Table 29
Purpose 1

Purpose 2

Purpose 3

Purpose 4

Purpose 5

Sherburn Road Estate

Moderate

Moderate

Strong

Weak

Moderate

Sherburn Grange

Moderate

Strong

Strong

Weak

Moderate

Merryoaks

Strong

Strong

Strong

Weak

Moderate

Land off Frankland Lane
(4/DU/117) previously
known as Durham
Northern Quarter

Moderate

No

Strong

Strong

Moderate

Sniperley

Strong

Strong

Strong

Moderate

Moderate

4/DU/171 Sniperley

No contribution

Moderate

Strong

Moderate

Moderate

4/DU/178 Sniperley

No contribution

Moderate

Strong

Moderate

Moderate

4/UD/166

Strong

Weak

Strong

Weak

Moderate

North of Arnison

Strong

Moderate

Strong

Weak

Moderate

Land at Brasside
(4/BS/01)

Strong

Weak

Strong

Weak

Moderate

North of Arnison
(4/BS/02)

Strong

Moderate

Strong

Weak

Moderate

North of Arnison
(4/BS/04)

No contribution

Weak

Strong

Weak

Moderate

North of Arnison
(4/BS/05a)

Strong

Moderate

Strong

Weak

Moderate

10.19 Each of the sites within the Green Belt will be considered against the same methodology as
the Areas of Search beyond the Green Belt. An additional consideration will be given to the need to
define boundaries that are clear, using physical features that are readily recognisable and likely to
be permanent. A summary of assessment is set out below and accompanying appendix 3 includes
the full assessment.
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10.2 Sherburn Road Estate
Picture 41

Table 30
Sherburn Road Estate
Green Belt Assessment Summary: Overall this submitted site performs strongly against purpose 3 due to
the lack of built development within the submitted site.
Category 1: None.
Category 2: Green Belt, Area of High Landscape Value, Tree Preservation Orders, Surface Water Flooding
and Mineral Safeguarding Area.
Ecology Summary: No statutory or non statutory designated sites are located within 2km of the site, and
therefore it is not thought that the development proposal would impact on these sites. Low potential for breeding
birds however there may be some ground nesting birds. Foraging, commuting or roosting bats. The
south-western boundary of the site to includes a group of trees affected by a Tree Preservation Order.
Landscape Summary: The land falls gently to the south and east where it is bounded by the steeper slopes
of the valley of the Old Durham Beck and no buildings should be built below the 80m contour line. The landscape
is broad in scale and generally lacking in features being made up of large amalgamated arable fields. The
site as a whole has an essentially rural character in views out from the settlement edge, but more urban fringe
in views back towards it where the settlement edge is influential in the view. Sensitivity medium. The site forms
part of an open arable plateau between the valley landscapes of the Beck and the city’s urban/industrial edge
and is generally in poorer condition than, and of a lower scenic quality than, the valley landscapes to the
south.Landscape value is low-medium. The site lies in the backdrop to the World Heritage Site in some views
from the west (Nevilledale Terrace/Briarville area) although largely screened by existing housing in the Sherburn
Road area. It does not otherwise form a significant part of the visual environment of the historic core.
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Heritage Summary: The site lies in the backdrop to the WHS in some views from the west (Nevilledale
Terrace/ Briarville area). There is a cluster of premises of historic significance at Old Durham to the west of
the site. There are no Conservation Areas within or affecting the site nor are there any Scheduled Ancient
Monuments located within the site boundary. In order to protect the character of the Old Durham Beck and
Old Durham, no buildings will be built below the 80m contour.
Transport Summary: Whilst this site would have good pedestrian, cycle and public transport links, the traffic
signals at the junction with Dragon Lane would not have capacity for extra traffic from this direction.
Planning Commentary: Development in this location would result in a rounding off of the settlement between
the existing Sherburn Road Estate and the A1(M). There could be amenity issues resulting from the motorway
which would require mitigation.
SA: Social: The site is within walking distance of both a Primary School and Secondary school, but outwith
walking distance to further education facilities. The site is close to the local centre of Gilesgate and within the
catchment of a town or retail park (Sherburn Road/Dragonville). The site is within walking distance of GP
services, community/leisure facilities and designated open space. A PROW runs along the boundary of the
site but should not be affected. Bus accessibility is good however the site has severance issues from the A181
and is close to a source of noise/air pollution (A1M). Economic: The site is close to the main town of Durham
and within the catchment of Sherburn Road/Dragonville retail park and Industrial estate. It is also within
walking distance to the aforementioned retail park and industrial estate and a large employer, but is outwith
walking distance to the main town. The site is within an area of high deprivation and thus will assist in
regeneration. Environmental: The site is situated close to Hoppers Wood and to Framwellgate Moor Carrs
and thus may have recreational impact upon the Local Wildlife Site however further investigation is required
to identify ecological impacts and the potential need for mitigation. Locally significant landscape impacts have
been identified with substantial structural landscaping required. The site lies in the backdrop to the World
Heritage Site and has some listed building constraints near to the site. Requires mitigation to reduce impact.
Loss of grade 3 agricultural land (not known whether it is 3a or 3b), would be difficult to mitigate, however
land isn’t liable to flood.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The existing
Green Belt boundary is defined by the A181 and Bent House Lane which are durable boundaries. The resultant
boundary would be defined by a field boundary predominantly with a shorter extent of dense tree line. These
would be less durable boundaries.
Is there an Alternative Boundary which could represent a strongly Defined Durable Green Belt
Boundary? The submitted sites has three defined durable boundaries, the southern boundary is not well
defined. However the 80m contour line represents an opportunity to create a defined durable boundary which
would follow the building line of the existing Sherburn Road Estate and present a rounding-off of the settlement
edge contained by the A1(M).
Further Assessment: Yes, to determine site viability of the net developable area and whether exceptional
circumstances exist.
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10.3 Sherburn Grange
Picture 42

Table 31
Sherburn Grange
Green Belt Assessment Summary: Overall this submitted site performs strongly against purpose 2 due to
its crucial role in maintaining a gap between Durham City and Sherburn. It also performs strongly against
purpose 3 due to the lack of built development.
Category 1: None.
Category 2: Green Belt, Area of High Landscape Value, Surface Water Flooding and Mineral Safeguarding
Area.
Ecology Summary: The site has few hedgerows or other features of nature conservation interest on site.
An interesting feature is the small copse in the centre of the site, associated with a spring. A habitat buffer
will be required against the stream and the Scrambles Local Wildlife Sites. Sherburn Hospital Local Wildlife
Site is 710m away.
Landscape Summary: A tract of gently undulating open arable farmland lying east of the A1(M) and south
of Belmont and north of the A181. The site has a robust and simple landform and few mature features that
would be vulnerable to development impacts. Value as part of the visual context of the valley, and as open
countryside preventing the coalescence of Durham City and Sherburn Village. Medium value. The site is
visually open and built development would be highly visible from the surrounding road network, Sherburn and
Renney’s Lane.
Heritage Summary: Not in the setting of a heritage asset.
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Transport Summary: Access is available to the site via B1283. Congestion on the A181 is likely to significantly
increase. As a result, it is likely that schemes to address congestion in and around Durham city will need to
be considered in order to ensure that congestion ‘hotspots’ do not worsen
Planning Commentary: Limited opportunities to create linkages with Belmont to the north. The layout of any
development would need to leave a clear gap between Durham and Sherburn, to denote their separation. To
the west of the site is A1(M) which could create significant severance issues and also amenity issues.
SA: Social: Good access to services/ facilities on foot and by bus.There are likely to be noise/ air pollution
and severance issues due to site location adjacent to the A1. No impact on local green space. Economic:
There are key employment opportunities and retail facilities within a short walking and driving distance (e.g.
development associated with Dragonville). Development may contribute to the regeneration of the area.
Development is unlikely to impact upon economically important mineral reserves. Environmental: Potential
for significant adverse impact on protected species - loss of species, disturbance & recreational pressure.
Development is likely to cause significant impact on the landscape. Potential for adverse impact on HE assets
(non-designated). Loss of greenfield/ grade 3 agricultural land. Site susceptible to surface water flooding
associated with Sherburn Beck.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The existing
Green Belt boundary with Durham City is the A1 (M) to the west and tree line to the north, which are strong
and durable boundaries. The resultant Green Belt boundary would be formed by the B1283, which is durable
and a field boundary / path to the east of the submitted site which is considered to be less durable.
Is there an Alternative Boundary which could represent a strongly Defined, Durable Green Belt
Boundary? No opportunity identified.
Further Assessment: No, owing to significant congestion on the A181, landscape, potential for coalescence
with Sherburn Village and no opportunity to create a a strongly defined, durable boundary. In addition, severance
issues exist owing to the A1(M) which would create a barrier between the site and Durham City.
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10.4 Merryoaks
Picture 43

Table 32
Merryoaks
Green Belt Assessment Summary: This submitted site performs strongly against purpose 1 due to the risk
of sprawl, strongly against purpose 2 as it plays a crucial role in maintaining a gap between Durham City and
Langley Moor, and strongly against purpose 3 as it contains no built development.
Category 1: None.
Category 2: Within 500m of Great Crested Newts, Green Belt, Area of High Landscape Value, Tree
Preservation Orders, Surface Water Flooding, Mineral Safeguarding Area, Open Space Needs Assessment.
Ecology Summary: There is a Local Wildlife Site on western and northern boundary with badger setts, likely
to require significant habitat buffer if developed. Lowe's Barn Local Wildlife Site is adjacent and Blaids Wood
Local Wilidlife Site lies within 400m of the site.
Landscape Summary: A relatively flat area of ridge-top grazed as pasture with no hedgerows, trees or other
features. The site has a robust and simple landform and few mature features that would be vulnerable to
development impacts. It has an essentially rural character. Medium landscape sensitivity. The site covers the
undeveloped parts of the lower Browney and Deerness Valleys to the west of the City. The landscape of the
site itself is featureless but its scale is balanced by woodlands to the west making it scenically attractive. The
site does not play an important role in the setting of the World Heritage Site or the visual environment of the
historic core. Development would be prominent in views from A167 until such time as structural landscaping
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became effective. Development would be intermittently visible from across the Lower Deerness and Browney
valleys although typically in visually complex views and screened or assimilated by vegetation in varying
degrees.
Heritage Summary: Development of the site is likely to have a major negative impact on setting of the historic
farm group at Elvet Moor which are non designated heritage assets. Potentially harmful impact upon landscape
character, setting of historic farm buildings to south, loss of important frontage trees, impact assessment
required design/detailing, density of development must respond to context. Also Elvet Moor Farm historic farm
group (identifiable on OS plan circa 1860), is prominent at the roadside. There is currently no documented
evidence available to rule out any archaeological potential of this site. Therefore a site specific archaeological
evaluation will be required of the site promoter, should the site be the subject of a future development proposal.
Transport Summary: The Merryoaks site is located on the western side of the A167 Darlington Road. In the
vicinity of Darlington Road is a dual carriageway with lane width approximately 7.0m narrowing to a single
carriageway with lane width approximately 4.0m. The carriageway is flanked by a combined 1.5m
footway/cycleway on its eastern side, and a seperate footway/cycleway fronting the development site on its
western side. The Merryoaks site can be accessed off the A167 although mitigation would be required
regarding congestion in this part of the city.
Planning Commentary: Owing to the narrow gap of the Green Belt in this location, any erosion of the gap
could undermine the purposes of the Green Belt.
SA: Social: Site is outwith walking distance to secondary education and GP services.Good access to open
space, however concerns regarding safety and severence from A690 and A167 and River Browney, from
which there may also be flooding issues. Identified congestion hotspot. Economic: Site within catchment of
regional employers but outwith walking distance. Environmental: Site is only 130m away from Lowes Barn
Local Wildlife Site and adjacent to Flood Zone 3a. Heritage concerns Heritage have highlighted that
development of the site is likely to have a major negative impact on setting of the historic farm group at Elvet
Moor which are non designated heritage assests. Potentially harmful impact upon landscape character, setting
of historic farm buildings to south, loss of important frontage trees, impact assessment required design/detailing,
density of development must respond to context. Also Elvet Moor Farm historic farm group (identifiable on
OS plan circa1860), is prominent at the roadside. There is currently no documented evidence available to
rule out any archaeological potential of this site. Therefore a site specific archaeological evaluation will be
required of the site promoter, should the site be the subject of a future development proposal.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary?
The resultant Green Belt boundary would be defined by a dense tree line to the west, a less dense tree line
to the south and a hedgerow / the edge of the development to the north. These are a mix of durable and less
durable boundaries. The existing Green Belt boundary is defined by the A167 and the edge of the development.
The proposed submitted site is not considered to provide durable boundaries.
Is there an Alternative Boundary which could represent a strongly Defined, Durable Green Belt
Boundary? No opportunity identified.
Further Assessment: No, owing to the narrow gap of the Green Belt in this location and no opportunity to
create a strongly defined durable Green Belt boundary.
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10.5 Land off Frankland Lane (4/DU/117), Northern Quarter
Picture 44

Table 33
Land off Frankland Lane (4/DU/177), Northern Quarter
Green Belt Assessment Summary: Overall this submitted site performs strongly against purpose 3 as it
contains no built development and also against purpose 4 due to the level of heritage assets in the submitted
site, and due to the fact it falls in the Durham City Conservation Area and a Green Finger.
Category 1: None.
Category 2: Within 500m of a Great Crested Newt pond, Green Belt, Area of High Landscape Value,
Conservation Area, woodland, surface water flooding and mineral safeguarding area.
Ecology Summary: Development could impact on Local Wildlife Site, ancient woodland, Biodiversity Action
Plan Habitat, Great Crested Newts have also been recorded in the vicinity - site needs to be reduced in size
to minimise impacts.
Landscape Summary: Site is within the setting of a designated heritage asset - The site forms part of the
setting of the World Heritage Site, the setting of Crook Hall and the Conservation Area.
Heritage Summary: The site lies within the Durham City Conservation Area and the setting of Crook Hall
Grade 1 and Grade 11 listed buildings. Also, as the site is visible to and from the Durham Cathedral and Castle
World Heritage site and other significant locations where the universal values of the World Heritage Site are
experienced.
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Transport Summary: No access could be engineered from Sidegate. Sidegate is too narrow to support
generated traffic.
SA: Social: Good access to community services and facilities with the exception of Primary schools. Significant
noise issue identified with the ECML adjacent. Poor bus accessibility, although the town centre is relatively
close. Likely significant amenity issues with Barkers Haugh STW close. Economic: Within catchment of key
employment opportunities linked to Durham City. Environment: No known waste water constraints. However
site will incur significant adverse landscape and visual impact and impact upon Grade 1 and 2 listed buildings.
The site is located close to the City Centre with good access to City and City Riverside area. The site forms
part of the setting of the World Heritage Site, the setting of Crook Hall and the Conservation Area. Also less
than 400m from LWS and encompasses grade 3 agricultural land. New Bus route would be required. Investment
in STW. Measures to minimise noise and air pollution from sewage works for eastern part of site essential.
Advice from ecology team re impact on Hoppers Wood and Frankland Pond. Structural landscaping to minimise
visual impact of development and noise or air pollution from East Coast Main Line. Preservation of mature
trees on site. Loss of Grade 3 soils unmitigatable. Sensitive design of development to respect the conservation
area and setting of Crook Hall.
Planning Commentary: Historic England have raised concerns regarding the suitability of this site owing to
its setting on the World Heritage Site and Crook Hall Grade I listed building. In addition, the site lies within
within the Durham City conservation and the access road lies within a flood zone.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary?
The existing Green Belt boundary with Durham City is defined by Sidegate / Frankland Lane and the railway
line which are considered to provide strong and durable boundaries. The resultant Green Belt boundary would
be a heavy tree line to the east of the railway line, which is considered to be a durable boundaries.
Is there an Alternative Boundary which could represent a strongly Defined, Durable Green Belt
Boundary? No opportunity identified.
Further Assessment: No further consideration, owing to the heritage and landscape impact.
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10.6 Hollingside Lane (4/DU/166, 4/UD/166)
Picture 45

Table 34
Hollingside Lane
Green Belt Assessment Summary: This submitted site performs strongly against purpose 1 and 3 due to
the risk of sprawl and as it contains no built development.
Category 1: Local Wildlife Site.
Category 2: Within 500m of a Great Crested Newt Pond, Green Belt, Area of High Landscape Value, woodland,
surface water flooding, mineral safeguarding area, open space needs assessment.
Ecology Summary: The site lies between two Local Wildlife Sites which are also ancient woodland, any
development will increase footfall, disturbance and pet predation within the woodlands. The land is integral
to the badger population in the area and its loss could negatively impact upon the foraging area of the badger
population and lead to habitat fragmentation. Other issues include mature trees and hedgerows.
Landscape Summary: Large sprawling incursion into attractive open countryside poorly related to existing
urban form on prominent elevated and sloping site. Likely to have significant residual landscape and visual
effects.
Heritage Summary: The site is adjacent to the conservation areas of Burnhall and Sunderland Bridge, but
is unlikely to impact.
Transport Summary: Access could be formed from South Road. This would require widening of the
carriageway and introduction of a protected right turn and pedestrian refuge facilities.
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SA: Social: Site not within walking distance for schools, retail, GP and leisure facilities as well as having a
poor bus score. Site fails on walk distance to the nearest stops. Bus stops on South Road are served by
frequent services with good direct links to Durham City however more than 2/3 of the site is outside of the
specified 400 metre walk. Economic: Site within catchment of key employment opportunities however none
are reachable within walking distance. Environmental: Poor environmental score, site lies between two local
wildlife sites. Site is a landscape conservation priority area and development would have a significant adverse
designation residual impact. Site is adjacent to housing and open countryside which would not present amenity
issues. Proximity to ancient woodland and local wildlife sites likely to require buffering to protect these
designations.
Planning Commentary: The site lies to the south of Durham City and is likely to result in a large sprawling
incursion into attractive countryside which is poorly related to existing development. Site fails on walk distance
to the nearest bus stops. Local services and facilities are not readily accessible from the site.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary?
The resultant Green Belt boundary would be defined by dense tree line to the north and east of the submitted
site which would create durable boundaries and field boundaries with intermittent tree line to the south of the
submitted site which would form a less durable boundary. The existing Green Belt boundary with the built up
area of Durham City is along the A177, which is a strong and durable boundary.
Is there an Alternative Boundary which could represent a strongly Defined, Durable Green Belt
Boundary? No opportunity identified.
Further Assessment: No, owing to the ecological and landscape constraints and the lacking of a physical
boundary to mitigate any impact.
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10.7 Sniperley
Picture 46

Table 35
Sniperley
Green Belt Assessment Summary: This submitted site performs strongly against purpose 1 due to the risk
of sprawl, strongly against purpose 2 as it plays a crucial role in maintaining a gap between Durham City and
Sacriston and also strongly against purpose 3 due to the low levels of built development within the submitted
site.
Category 1: Local Wildlife and Geological Site.
Category 2: Within 500m of a Great Crested Newt Pond, Green Belt, Area of High Landscape Value, Tree
Preservation Orders, Surface Water Flooding, Grade 3 Agricultural Land, Public Right of Way, Mineral
Safeguarding Area and Open Space Needs Assessment.
Ecology Summary: Biodiveristy Action Plan habitats/species are present on/adjacent to the site including
barn owls and great crested newts. Pity Me Carrs Local Wildlife Site, Bearpark Bog Local Wildlife Site and
Brasside Pond Sits of Special Scientific Interest are situated within 960m, 1.4km and 3km respectively from
the site. Further detailed ecological assessments required by proposer to ascertain the site's ecological value
and the presence of protected species, and also establish what mitigation may be necessary in respect of
reducing potential adverse effect as a result of increased recreational impact/habitat disturbance.
Landscape Summary: Large incursion into open countryside likely to have some significant residual landscape
and visual effects by virtue of its scale. Would require robust internal and perimeter structural landscaping.
Landscape and visual effects increase progressively to the north and west.
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Heritage Summary: The site does not form part of the setting to the World Heritage Site, and is not part of
the visual environment of the historic core on account it is screened from view by intervening topography and
buildings. The site includes the grounds of Sniperley Hall and Farm. Sniperley Hall is of local significance and
the farm is an attractive group. Their settings would be affected by development becoming rural buildings in
a suburban context. Mitigation would be required adjacent to Sniperley Hall.
Transport Summary: The site is located to the north of the junction of the A691 and the A167. The A691
provides access by road south to Durham City and north to the villages of Sacriston and Witton Gilbert and
on to Consett. The A167 provides direct access from the site northwards to the A1 via Chester-le-Street and
southwards to Newton Aycliffe via Spennymoor. The B6532 from Durham to Sacriston bisects the site from
south to north. Potterhouse Lane and Trout’s Lane (unclassified roads) cross the northern end of the site
from east to west providing a link between the A167 and the A691. Sniperley Park and Ride is sited at the
junction of the A167 and the A691 immediately to the south of the site. Regular bus services from Durham to
Chester-le-Street, Newcastle and beyond operate along the A167. Similarly, regular bus services between
Durham and Consett operate along the A691. The site is crossed by public footpaths which link to Framwellgate
Moor and Pity Me to the east and Kimblesworth Grange to the north. Alleviation to congestion on the A167
would be necessary by the provision of the Western Relief Road.
SA: Social: Reasonable accessibility to community services and facilities including bus services. However,
the A167 provides a physical barrier to accessing services by foot. The A167 is also a potential source of
noise nuisance and sewage treatment works to the north east of the site could cause an odour nuisance.
Several bridleways and footpaths cross the site and development could incur loss of playing
fields. Economic: Reasonable access to employment opportunities and site will not impact upon economically
important mineral resources. Environment: Potential for protected species to be on / adjacent to the site.
Adverse impact upon historic environment and setting. Some adverse landscape and visual impacts and upon
Area of High Landscape Value designation. Site is subject to surface water flooding particularly around Folly
Burn. Significant waste water capacity issues.
Planning Commentary: . Any further consideration of this site should be based on an amended site boundary
which has regard to the upgrading and realignment of Trout's Lane and Potterhouse Lane which will form a
phase of the Northern Relief Road. The submitted site also includes Sniperley Hall and Farm which is a local
park and garden of interest.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary?
The resultant Green Belt boundary would be defined by a number of different features to the north and the
west. The northern boundary predominantly follows a dense tree line and Little Gill, however the western
section around Sniperley Hall and the hospital is defined by field boundaries which are less durable. The
western boundary is partly defined by the A691, Trout’s Lane, B6532 and then less durable boundaries
consisting of field boundaries and tree line around the limits of the development. These are a mix of durable
and less durable boundaries. The existing Green Belt boundary affected by the submitted site runs along the
A167 to the east, which is considered to be durable.
Is there an Alternative Boundary which could represent a strongly Defined, Durable Green Belt
Boundary? An opportunity exists to amend the site to allow Potterhouse Lane and Trouts Lane to represent
a strongly defined durable Green Belt boundary along the north of the site.
Further Assessment: Yes but on a smaller scale avoiding constraints which exist and to an strong defined
boundary.
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10.8 4/DU/171
Picture 47

Table 36
4/DU/171
Green Belt Assessment Summary: Overall this submitted perform strongly against purpose 3 due to the
low levels of built development within the submitted site.
Category 1: None
Category 2: 500m of a Great Crested Newt Pond, Green Belt, Area of High Landscape Value, Surface Water
Flooding, Grade 3 Agricultural Land, Public Rights of Way, Minerals Safeguarding Area and Open Space
Needs Assessment.
Ecology Summary: No major issues, some buffer required along south eastern edge.
Landscape Summary: Physically isolated incursion into attractive open countryside (AHLV) prominent from
A691 and wider Browney valley to the south and west and affecting setting of Sniperley Park (Non-designated
Heritage Asset: proposed Parks, Gardens & Designed Landscapes of Local Interest). Northern 1/3 (around
2 ha) could have lower impact if developed in conjunction with land to the north. As currently defined, likely
to have significant landscape effects.
Heritage Summary: 'U' shaped, red brick Lanchester Road Hospital building is a non-designated heritage
asset to the north-west. Non-designated asset should be assessed to establish significance. Should
significance be established, potential impact on the asset should be a primary consideration of any application.
Sniperley Hall, to the south-east appears on the first edition OS circa 1860 and is a non designated heritage
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asset within the site. Sniperley Hall Park and Garden of Local Interest associated with the hall. Non-designated
asset should be assessed to establish significance. Should significance be established, potential impact on
the asset should be a primary consideration of any application. There are no scheduled monuments within
this site however there is over 1ha of greenfield land therefore the Archaeology Section would request a
geophysical survey and trial trenching accompany any planning application.
Transport Summary: The site sits in a reasonable location for sustainable travel adjacent to the A691 bus
routes and within walking distance (800m) of the Sniperley park and ride site. The A691 is derestricted at this
location but approaches from both directions are straight and it is likely a priority ghost island junction with
acceptable safe stopping distances could be constructed to the centre of the site. Given the high mainline
(A691) traffic volumes a ghost island protected right turn lane with pedestrian islands giving crossing provision
to north bound bus stops would be required.
SA: Social: Access to services and facilities on foot is generally average although public transport score is
good. No impact upon local green space, however site is within 200m of the A691 and as such there may be
noise impacts. Economic: Key employment opportunities and retail facilities of rare within a short drive e.g.
Bowburn & Dragonville, however Durham City and retail park opportunities are not within a short
walk. Environmental: Bearpark Bog LWS within 700m and possible GCN, Barn Owl¿s present on
site. Physically isolated incursion into attractive open countryside (AHLV) prominent from A691 and wider
Browney valley to the south and west and affecting setting of Sniperley Park (Non-designated Heritage Asset:
proposed Parks, Gardens & Designed Landscapes of Local Interest). Northern 1/3 (around 2 ha) could have
lower impact if developed in conjunction with land to the north. As currently defined, likely to have significant
landscape effects. No flooding issues, however the land is greenfield.
Planning Commentary: The site extends to the A691 and whilst there is existing development at the Fire
Station and the Lanchester Road Hospital, housing in this locality could increase the perception of the scale
of the city.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The existing
Green Belt boundary with Durham City is located approximately 950 metres to the east of the submitted site.
The resultant boundary would be defined by built form of Lanchester Road Hospital, some heavy woodland
and a field boundary, which is considered to provide a mixture of durable and less durable boundaries. The
south west boundary would be defined by A691 road, providing a durable boundary. The south and east
boundaries would be defined as less durable as they are field boundaries. The submitted site is considered
to provide less durable boundaries.
Is there an Alternative Boundary which could represent a strongly Defined Durable Green Belt
Boundary? None identified.
Further Assessment: No, owing to the site's prominence on the A691 increasing the perception of the scale
of the city.
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10.9 4/DU/178

Picture 48

Table 37
4/DU/178
Green Belt Assessment Summary: Overall this submitted perform strongly against purpose 3 due to the
low levels of built development within the submitted site.
Category 1: None
Category 2: 500m of a Great Crested Newt Pond, Green Belt, Area of High Landscape Value, Surface Water
Flooding, Grade 3 Agricultural Land, Public Rights of Way, Minerals Safeguarding Area and Open Space
Needs Assessment.
Ecology Summary: Would require bat surveys of building, no major issues.
Landscape Summary: Physically isolated incursion into attractive open countryside (AHLV) prominent from
A691 and wider Browney valley to the south and west and affecting historic parkland of Sniperley Park
(Non-designated Heritage Asset: proposed Parks, Gardens & Designed Landscapes of Local Interest). The
site contains large numbers of TPO trees. Likely to have significant landscape effects.
Heritage Summary: Sniperley Hall appears on the first edition OS circa 1860 and is a non designated heritage
asset within the site. Site falls within Sniperley Hall Park and Garden of Local Interest. Non-designated asset
should be assessed to establish significance. Should significance be established, potential impact on the
asset should be a primary consideration of any application. This site includes Sniperley House and would
require building recording should the Hall be demolished.
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Transport Summary: The site sits in a reasonable location for sustainable travel adjacent to the A691 bus
routes and within walking distance of the Sniperley park and ride site (600m). The A691 is derestricted at this
location but approaches from both directions are reasonably straight and it is likely a priority ghost island
junction with acceptable safe stopping distances could be constructed. Given the high mainline traffic volumes
a ghost island protected right turn lane with pedestrian islands giving crossing provision to north bound bus
stops would be required. The junction would need to be constructed to the north of the site. Removal of
roadside hedging and a single large mature tree would be necessary to achieve acceptable safe stopping
distances.
SA: Social: Access to services and facilities on foot is generally average although public transport score is
good. No impact upon local green space, however site is within 200m of the A691 and as such there may be
noise impacts. Economic: Key employment opportunities and retail facilities of rare within a short drive e.g.
Bowburn & Dragonville, however Durham City and retail park opportunities are not within a short
walk. Environmental: Bearpark Bog LWS within 700m and possible GCN, Barn Owls present on site.
Physically isolated incursion into attractive open countryside (AHLV) prominent from A691 and wider Browney
valley to the south and west and affecting setting of Sniperley Park (Non-designated Heritage Asset: proposed
Parks, Gardens & Designed Landscapes of Local Interest). Northern 1/3 (around 2 ha) could have lower
impact if developed in conjunction with land to the north. As currently defined, likely to have significant landscape
and Heritage effects. No flooding issues, however the land is greenfield.
Planning Commentary: The site extends along to the A691 and whilst there is existing development at the
Fire Station and the Lanchester Road Hospital, housing in this locality could increase the perception of the
scale of the city.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The existing
Green Belt boundary with Durham City is located approximately 800 metres to the east of the submitted site.
The resultant Green Belt boundary would be defined by the A691 to the west, providing a durable boundary.
The north and south boundaries are formed by a tree line which is considered to be less durable. The eastern
boundary is defined by a field boundary which is considered to be less durable. The submitted site is considered
to provide a less durable boundary. The submitted site is not contiguous with any built-up areas or inset
settlements and would result in an isolated Green Belt release, unless released with the other Green Belt site
which are connected to Durham City.
Is there an Alternative Boundary which could represent a strongly Defined Durable Green Belt
Boundary? None identified.
Further Assessment: No, owing to the site's prominence on the A691 increasing the perception of the scale
of the city.
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10.10 North of Arnison
Picture 49

Table 38
North of Arnison
Green Belt Assessment Summary: This submitted site performs strongly against purpose 1 and 3 due to
the risk of sprawl and due to the low levels of built development within the submitted site.
Category 1: Flood Zone 3b and Local Wildlife Site.
Category 2: Within 500m of a Great Crested Newt Pond, Green Belt, Surface Water Flooding, Grade 3
Agricultural Land, Public Right of Way, Flood Zone 2 or 3a and Mineral Safeguarding Area.
Ecology Summary: There are Great-Crested Newts on-site so further investigations will be required to
quantify the population size. Redhouse Wood Local Wildife Site, Framwellgate Carrs Local Wildlife Site and
Brasside Pond Site of Special Scientific Interest are located 700m, 990m and 1.9km respectively from the
site. Low lying grassland habitat situated on the western edge of the site has been identified as a potentially
valuable habitat resource as a wildlife corridor. Backdene Burn situated adjacent to the western boundary of
the site has also been identified as being an ecological resource that will require protection and mitigation.
Landscape Summary: Large incursion into open countryside visible from A167 , Public Right of Way and
Kimblesworth and overlooked from higher ground. Impacts of development in western edge of site likely to
be greater than elsewhere. Likely to have some significant residual landscape and visual effects unless built
form avoided in some areas (western valley feature) and other areas screened with substantial structural
landscaping. .
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Heritage Summary: The site itself does not contain any extant heritage assets of greater than local
significance. Extant features are limited to the buildings of Hagg House Farm; historic enclosure hedgerows
in the east of the site and on its northern and eastern boundaries; records of ridge and furrow at the western
edge; possible quarries now used as ponds near the farm buildings and a steep embankment in the west
which may reflect past extraction. No remains of the nineteenth century railway in the north are likely to survive.
None of these elements rate as of greater than local significance. There are two HER records (39881 & 39882)
within the site close to Red House Farm, both of which are undated and recorded as 'linear features noted
on aerial photographs'. The features are most likely to represent ploughed out post-medieval field boundaries
and no more than local significance.
Transport Summary: Access to the site can only be obtained from Rotary Way roundabout. The Northern
Relief Road would need to be in place to accommodate the additional traffic.
SA: Social: Ok to good access to community services and facilities with the exception of post 18 education
providers, GPs and bus services. For those facilities within walking distance the A167 provides a barrier to
safe access.Potential for site to address open space deficiencies due to size but may impact on PROW if this
cannot be retained. The A167 and East Coast Mainline are a source of noise to new
residents. Economic: Within walking distance of some employment opportunities and within catchment of
employment opportunities. Site is unlikely to sterilise economically important mineral
reserves. Environment: Protected species on site and potential to impact upon archaeological aspects and
setting of Finchale Priory and other nearby buildings of import. Some adverse landscape impacts, loss of
grade 3 agricultural and greenfield land. Site is subject to surface water flood risk.
Planning Commentary: The site area extends northwards from Durham City beyond an existing physical
boundary of Rotary Way. There is no further potential for a northern boundary and development could encroach
within the countryside in an uncontrolled manner. The presence of the Northern Relief Road is likely to make
severance of the site greater.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary?
The existing boundary is along the Rotary Way and Finchale Road, which are considered to be durable. The
resultant boundary would be defined by the A167 to the west, Chester Low Road and the East Coast Main
Line to the east and field boundaries to the north. The northern boundary is less durable. The proposed
submitted site is not considered to provide durable boundaries.
Is there an Alternative Boundary which could represent a strongly Defined Durable Green Belt
Boundary? No opportunity identified although smaller parcels were submitted for consideration at the Preferred
Options..
Further Assessment: No, owing to there being no opportunity for a strongly defined durable Green Belt
boundary, landscape impact and concerns over severance of the site.
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10.11 4/BS/01
Picture 50

Table 39
4/BS/01
Green Belt Assessment Summary: Overall, the submitted site performs strongly against purpose 1 and 3
due to the strength of the existing Green Belt boundary with Brasside (part of the Durham large built up area)
and the risk of sprawl, as well as the lack of built development.
Category 1: None.
Category 2: 500m from a Great Crested Newt Pond, Green Belt, Surface Water Flooding, Mineral Safeguarding
Area
Ecology Summary: This area is species rich grassland with developing scrub and should be discounted.
Landscape Summary: Informal woodland / scrubland. Significant adverse residual impact.
Heritage Summary: No known heritage assets on site or nearby. As the site is over 1ha an archaeological
assessment would be required.
Transport Summary: Site is accessed from Finchale Avenue which currently suffers from congestion and
parking problems associated with the prison. Substantial improvements would be needed to Finchale Road.
Northern Relief Road should be in place to accommodate additional traffic.
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SA: Social: Most services and facilities are within short walking distance (except secondary school, college
& GP) with good access to bus services. Potential to improve local greenspace, with play park adjacent. Some
potential severence issues of East Coast Mainline. No issues related to noise/ air pollution. Economic: Key
employment opportunities and retail facilities are within a short driving distance (e.g. Arnison & Abbey Road).
Deprivation not identified as an issue. Development unlikely to effect economically important
minerals. Environmental: Potential for recreational impact on local/ nationally protected species & habitats.
Some significant impact on the landscape (green belt). Loss of grade 3 agri/ greenfield land. Potential for
some adverse HE impact. No flooding issues. Some waste water constraints.
Planning Commentary: Brasside is considered to be part of the Durham City cluster as set out in the
Settlement Study.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The existing
Green Belt boundary is defined by dense tree line to the south west and Finchale Avenue to the south, which
are considered to provide a strong and durable boundary. To the rear of Rowan Drive the Green Belt boundary
is defined by the rear of properties along Finchale Avenue and rear of a community building, which is considered
less durable. The resultant Green Belt boundary would be defined by dense tree line along the northern and
eastern boundaries, which are considered to be durable boundaries.
Is there an Alternative Boundary which could represent a strongly Defined Durable Green Belt
Boundary? None identified.
Further Assessment: No, owing to ecology and heritage impact.
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10.12 4/BS/02

Picture 51

Table 40
4/BS/02
Green Belt Assessment Summary: Overall this submitted perform strongly against purpose 1 and 3 due
to the risk of sprawl and due to the low levels of built development within the submitted site.
Category 1: None.
Category 2: 500m from a Great Crested Newt Pond, Green Belt, Surface Water Flooding, Mineral Safeguarding
Area.
Ecology Summary: This is on the proposed route of the Northern bypass. There will need to be some
assessment of hedgerows and habitats. Also there is currently a serious erosion problem in Redhouse Gill
caused by the drainage from the existing houses which is having an adverse effect on the biology of the river
Wear. The Environment Agency are investigating. Any new housing here would have to include methods of
water attenuation to combat the run off and erosion problem. This may include the loss of land to holding
structures or SUDs. Conflict between housing allocation, road route and drainage problems. 500m of GCN,
Redhouse Farm, Framwellgate Carrs, Brasside Ponds.
Landscape Summary: Some adverse residual impact. Development should retain mature features and
structural landscaping along railway line.
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Heritage Summary: There are no known issues with this site. There is currently no documented evidence
available to rule out any archaeological potential of this site. Therefore a site specific archaeological evaluation
will be required.
Transport Summary: Proposed Northern Relief Road would cross through this site. Site would effectively
be split into two parts with access potentially from Finchale Avenue and C12.
SA: Social: Ok to good access to community services and facilities with the exception of post 18 education
providers, GPs and bus services. For those facilities within walking distance the A167 provides a barrier to
safe access.Potential for site to address open space deficiencies due to size but may impact on PROW if this
cannot be retained. The East Coast Mainline are a source of noise to new residents. Economic: Within walking
distance of some employment opportunities and within catchment of employment opportunities. Site is unlikely
to sterilise economically important mineral reserves. Environment: Protected species on site and potential to
impact upon archaeological aspects and setting of Finchale Prioiry and other nearby buildings of import. Caeds
Rd crosses site. Some adverse landscape impacts, loss of grade 3 agricultural and greenfield land. Site is
subject to surface water flood risk.
Planning Commentary: Brasside is considered to be part of the Durham City cluster as set out in the
Settlement Study.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The existing
Green Belt boundary is defined by Finchale Avenue to the south, providing a durable boundary. The western
boundary is defined by Chester Low Road and Rotary Way providing a durable boundary. The resultant Green
Belt boundary would be defined by a railway line to the east, which is considered to be a durable boundary.
The northern boundary would be defined by a tree line, providing a less durable boundary. The submitted site
is considered to provide a durable boundary.
Is there an Alternative Boundary which could represent a strongly Defined Durable Green Belt
Boundary? The provision of the Northern Relief Road could have the potential to create an alternative
boundary however currently there are two routes, one which goes over and one which goes under the East
Coast Mainline.
Further Assessment: No, owing to the uncertainty facing the route of the Northern Relief Road.
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10.13 4/BS/04

Picture 52

Table 41
4/BS/04
Green Belt Assessment Summary: Overall this submitted perform strongly against purpose 3 due to the
low levels of built development within the submitted site.
Category 1: None.
Category 2: 500m of a Great Crested Newt Pond, Green Belt, Surface Water Flooding, Mineral Safeguarding
Area.
Ecology Summary: The site is located within 500m of a pond with potential for Great-Crested Newts, and
there is history of newts on the site. Redhouse Wood (CWS), Brasside Pond (SSSI) & Brasside Pond (SSSI)
are within 700m, 990m and 1.9km respectively of the site. Further ecological investigation required to establish
what mitigation may be necessary as a result of increased recreational impacts/habitat disturbance.
Landscape Summary: Large incursion into attractive open countryside on sloping site visible from Finchale
Road, ECML and PROW. Impacts in northern end of site likely to be greater than in south. Likely to have
some significant residual landscape and visual effects unless built form avoided in some areas and others
screened with substantial structural landscaping. Impacts in northern end of site likely to be greater than in
south.
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Heritage Summary: The site itself does not contain any extant heritage assets of greater than local
significance. Extant features are limited to the buildings of Hagg House Farm; historic enclosure hedgerows
in the east of the site and on its northern and eastern boundareis; records of ridge and furrow at the western
edge; possible quarries now used as ponds near the farm buildings and a steep embankment in the west
which may reflect past extraction. No remains of the nineteenth century railway in the north are likely to survive.
None of these elements rate as of greater than local significance. There are two HER records (39881 & 39882)
within the site close to Red House Farm, both of which are undated and recorded as 'linear features noted
on aerial photographs'. The features are most likely to represent ploughed out post-medieval field boundaries
and no more than local significances. The area could be developed without harming the visual envelope of
the Durham World Heritage site. Some aerial photographs do indicate potential for sub-surface archaeological
features lie in areas across the site. Further detailed survey and investigation work would be required to
support a planning application and inform detailed layout. Site lies to south of the Grade II listed Viewly Grange
Farmhouse and Grade II listed wall adjoining. Nags Fold Farm is shown on the 1860 and may contain buildings
worthy of retention as non-designated heritage assets. Development of this site could have a minor adverse
impact on the setting of these historic farms which retain their historic relationship with the wider historic
landscape. Much of the historic field pattern is still evident today in aerial views.
Transport Summary: Northern Relief Road would need to be complete. Access may be possible from C12
to east part of site but substantial improvement would be needed to this route. This site would be better served
by access from roundabout on Rotary Way and through 4/BS/05.
SA: Social: Ok to good access to community services and facilities with the exception of post 18 education
providers, GPs and bus services. For those facilities within walking distance the A167 provides a barrier to
safe access.Potential for site to address open space deficiencies due to size but may impact on PROW if this
cannot be retained. The A167 and East Coast MainLine are a source of noise to new residents. Economic:
Within walking distance of some employment opportunities and within catchment of employment opportunities.
Site is unlikely to sterilise economically important mineral reserves. Environment: Protected species on site
and potential to impact upon archaeological aspects and setting of Finchale Priory and other nearby buildings
of import. Some adverse landscape impacts, loss of grade 3 agricultural and greenfield land. Site is subject
to surface water flood risk.
Planning Commentary: Brasside is considered to be part of the Durham City cluster as set out in the
Settlement Study.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The existing
Green Belt boundary with Durham City is located approximately 360 metres to the south of the submitted site.
The north boundary would be defined by an unmade road, which is considered to be a less durable boundary.
The western and southern boundaries are formed by field boundaries, providing a less durable boundary. The
submitted site is considered to provide a less durable boundary. The submitted site is not contiguous with any
built-up areas or inset settlements and would result in an isolated Green Belt release, unless released with
the southern Green Belt site which is connected to Durham City.
Is there an Alternative Boundary which could represent a strongly Defined Durable Green Belt
Boundary? None identified.
Further Assessment: The site couldn't be developed in isolation and it is unrelated to the settlement. No
further assessment owing to landscape and significant highways improvements required.
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10.14 4/BS/05a

Picture 53

Table 42
4/BS/05a
Green Belt Assessment Summary: Overall this submitted perform strongly against purpose 1 and 3 due
to the risk of sprawl and due to the low levels of built development within the submitted site.
Category 1: Flood Zone 3B and Local Wildlife and Geological Site
Category 2: 500 metres from a Great Crested Newt Pond, Green Belt, Surface Water Flooding, Grade 3
Agricultural Land, Public Rights of Way, Flood Zone 2 or 3a, Mineral Safeguarding Area
Ecology Summary: There are Great-Crested Newts on-site so further investigations will be required to
quantify the population size. Redhouse Wood (CWS), Framwellgate Carrs (CWS) & Brasside Pond (SSSI)
are located 700m, 990m and 1.9km respectively from the site. Further detailed ecological assessments
required by proposer to ascertain the site's ecological value and the presence of protected species, and also
establish what mitigation may be necessary in respect of reducing potential adverse effect as a result of
increased impact/habitat disturbance.
Landscape Summary: Large incursion into open countryside visible from A167 , PROW and Kimblesworth
and overlooked from higher ground. Impacts of development in western edge of site likely to be greater than
elsewhere. Likely to have some significant residual landscape and visual effects unless built form avoided in
some areas (western valley feature) and other areas screened with substantial structural landscaping.
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Heritage Summary: The site itself does not contain any extant heritage assets of greater than local
significance. Extant features are limited to the buildings of Hagg House Farm; historic enclosure hedgerows
in the east of the site and on its northern and eastern boundaries; records of ridge and furrow at the western
edge; possible quarries now used as ponds near the farm buildings and a steep embankment in the west
which may reflect past extraction. No remains of the nineteenth century railway in the north are likely to survive.
None of these elements rate as of greater than local significance. There are two HER records (39881 & 39882)
within the site close to Red House Farm, both of which are undated and recorded as 'linear features noted
on aerial photographs'. The features are most likely to represent ploughed out post-medieval field boundaries
and no more than local significances. The area could be developed without harming the visual envelope of
the Durham World Heritage site. Some aerial photographs do indicate potential for sub-surface archaeological
features lie in areas across the site. Further detailed survey and investigation work would be required to
support a planning application and inform detailed layout. Hag House is shown on the 1860 OS Map and may
contain surviving historic buildings worthy of retention as a non designated heritage asset.
Transport Summary: Access to the site can only be obtained from Rotary Way roundabout. The Northern
Relief Road would need to be in place to accommodate the additional traffic.
SA: Social: Ok to good access to community services and facilities with the exception of post 18 education
providers, GPs and bus services. For those facilities within walking distance the A167 provides a barrier to
safe access.Potential for site to address open space deficiencies due to size but may impact on PROW if this
cannot be retained. The A167 and ECML are a source of noise to new residents. Economic:
Within walking distance of some employment opportunities and within catchment ofemployment opportunities.
Site is unlikely to sterilise economically important mineral reserves. Environment: Protected species on site
and potential to impact upon archaeological aspects and setting of Finchale Priory and other nearby buildings
of import. Some adverse landscape impacts, loss of grade 3 agricultural and greenfield land. Site is subject
to surface water flood risk.
Planning Commentary: The site area extends northwards from Durham City beyond an existing physical
boundary of Rotary Way. There is no further potential for a northern boundary and development could encroach
within the countryside in an uncontrolled manner. The presence of the Northern Relief Road is likely to make
severance of the site greater.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The existing
Green Belt boundary is defined by Rotary Way road to the south of the submitted site, providing a durable
boundary. The resultant Green Belt boundary would be defined by the A167 to the west and Chester Low
Road to the east, which are considered to be durable boundaries. The northern boundary and a section of
the eastern boundary are field boundaries, providing a less durable boundary. The submitted site is considered
to have a mixture of boundaries, but is less durable than the current Green Belt boundary.
Is there an Alternative Boundary which could represent a strongly Defined Durable Green Belt
Boundary? None identified.
Further Assessment: Further Assessment: No, owing to there being no opportunity for a strongly defined
durable Green Belt boundary, landscape impact and concerns over severance of the site.
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11 Shortlist of Green Belt Sites
11.1 The thirteen sites which have been assessed, all perform a strong role against at least one
of the five Green Belt purposes. Two of the sites provide an opportunity for a revised site boundary
which will ensure that there is a resulting defined boundary clearly, using physical features that are
readily recognisable and likely to be permanent.
Sniperley Park
11.2 Sniperley Park is located to the east of Framwellgate Moor and Pity Me and to the south of
Sacriston. An opportunity exists for a lesser site area which would provide a resulting strong durable
boundary to the remaining Green Belt along Potterhouse Lane and Trout Lane.
11.3 In order to establish an alternative site boundary to the one which was submitted during
consultation, it was appropriate to undertake further assessments which do not extend beyond the
durable boundaries at Potterhouse Lane and Trout Lane.
11.4 The submitted site has therefore been divided into three distinct parcels which broadly reflect
the SHLAA. Site 1 largely follows SHLAA sites 4/DU/101 and 4/DU/102 and follows the A167 in the
east and extends beyond the B6532 to the boundary of Sniperley Hall Park and Garden of Local
Interest. Parcel 2 extends from the Lanchester Road Hospital southwards to the parkland area of
Sniperley Hall Park and Garden of Local Interest, behind the fire station to the rear or the Sniperley
Park and Ride. The third parcel includes an area of land to the rear of Witton Grove to the south of
the Sniperley Park and Ride. Parcel 3 lies to the south of the park and ride and is within the same
land ownership to parcel 2. The three individual parcels have been assessed against the same
methodology for the Green Belt assessment.
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11.5 The findings of the three parcel assessments are as set out below. The conclusions from the
Green Belt Assessment work is as follows but should be read alongside the Green Belt
Assessment https://durhamcc.objective.co.uk/portal/planning/cdpev/ .
Table 43
P1

P2

P3

P4

P5

Sniperley 1

Strong

Moderate

Strong

Moderate

Moderate

Sniperley 2

Strong

Moderate

Strong

Moderate

Moderate

Sniperley 3

Moderate

Weak

Moderate

Moderate

Moderate

Sniperley 1 and 2

Strong

Moderate

Strong

Moderate

Moderate
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11.6 Sniperley 1 and Sniperley 2 both perform strongly against purpose 1 and 3. A combined
assessment for Sniperley 1 and 2 performs strongly against purpose 1 and 3. Sniperley 3 doesn't
perform strongly against any of the five Green Belt purposes. However the site creates a buffer
between the Park and Ride and the existing dwellings. There are also known surface water flooding
issues on the site.
Table 44

Sniperley Parcel 1
Green Belt Assessment Summary: Overall this site performs strongly against purpose 1 due to
the risk of sprawl and strongly against purpose 3 due to the low levels of built development within
the site. It performs moderately against purpose 2 as it plays some role in maintaining a gap between
Durham City and Sacriston.
Category 1: Local Wildlife or Geological Site.
Category 2: Surface Water Flooding, Tree Preservation Orders, Open Space Needs Assessment,
500m of Great Crested Newt Pond, Green Belt, Grade 3 Agricultural land, Area of High Landscape
Value, woodland, Public Right of Way.
Ecology Summary: BAP habitats/species are present on/adjacent to the site (barn owls & great
crested newts). Pity Me Carrs (CWS), Bearpark Bog (CWS) & Brasside Pond (SSSI) are situated
within 960m, 1.4km and 3km respectively from the site. Further detailed ecological assessments
required by proposer to ascertain the site's ecological value and the presence of protected species,
and also establish what mitigation may be necessary in respect of reducing potential adverse effect
as a result of increased recreational impact/habitat disturbance.
Landscape Summary: Large incursion into open countryside likely to have some significant residual
landscape and visual effects by virtue of its scale. Would require robust internal and perimeter
structural landscaping. Landscape and visual effects increase progressively to the north and west.
Heritage Summary: There are several sites of archaeological interest known from aerial
photographic evidence so the presence and identification of archaeological features at the site will
need to be investigated further through geophysical survey and subsequent investigation as
necessary. The site does not form part of the setting to the World Heritage Site, and is not part of
the visual environment of the historic core on account it is screened from view by intervening
topography and buildings. The site is adjacent to the grounds of Sniperley Hall and Farm. Sniperley
Hall is of local significance and the farm is an attractive group. Their settings would be affected by
development. becoming rural buildings in a suburban context. This could be mitigated to some
extent by the use of structured planting in the area adjacent to Sniperley Hall.
Transport Summary: The site is located to the north of the junction of the A691 and the A167. The
A691 provides access by road south to Durham City and north to the villages of Sacriston and
Witton Gilbert and on to Consett. The A167 provides direct access from the site northwards to the
A1 via Chester-le-Street and southwards to Newton Aycliffe via Spennymoor. The B6532 from
Durham to Sacriston bisects the site from south to north. Potterhouse Lane and Trout’s Lane
(unclassified roads) cross the northern end of the site from east to west providing a link between
the A167 and the A691. Sniperley Park and Ride is sited at the junction of the A167 and the A691
immediately to the south of the site. Regular bus services from Durham to
Chester-le-Street, Newcastle and beyond operate along the A167. Similarly, regular bus services
between Durham and Consett operate along the A691. The site is crossed by public footpaths
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Sniperley Parcel 1
which link to Framwellgate Moor and Pity Me to the east and Kimblesworth Grange to the north.
Alleviation to congestion on the A167 would be necessary by the provision of the Western Relief
Road.
SA: Social: Reasonable accessibility to community services and facilities including bus services.
However, the A167 provides a physical barrier to accessing services by foot. The A167 is also a
potential source of noise nuisance and sewage treatment works to the north east of the site could
cause an odour nuisance. Several bridleways and footpaths cross the site and development could
incur loss of playing fields. Economic: Reasonable access to employment opportunities and site
will not impact upon economically important mineral resources. Environment: Potential for protected
species to be on / adjacent to the site. Some adverse landscape and visual impacts and upon Area
of High Landscape Value designation. There are several sites of archaeological interest known
from aerial photographic evidence so the presence and identification of archaeological features at
the site will need to be investigated further through geophysical survey and subsequent investigation
as necessary. The site does not form part of the setting to the World Heritage Site, and is not part
of the visual environment of the historic core on account it is screened from view by intervening
topography and buildings. The site is adjacent to the grounds of Sniperley Hall and Farm. Sniperley
Hall is of local significance and the farm is an attractive group. Site is subject to surface water
flooding particularly around Folly Burn.
Planning Commentary: Compensatory improvements will be made to the remaining Green Belt
particularly where opportunities exist to create country parks and to deal with existing environmental
issues which currently exist. Ecological improvements should be sought alongside the protection
of species and habitats. Any proposal will need to demonstrate how net gains will be achieved as
well as any archaeological impacts. The Durham City Playing Pitch Action Plan indicates that there
is an adequate supply of senior football pitches in the Durham City area even after considering the
loss of pitches at Sniperley Park. There is however a requirement to provide additional mini soccer
pitches to meet latent demand from teams based within the area should their existing central league
venues cease.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The
resultant Green Belt boundary would be defined by a number of different features to the north and
the west. The northern boundary predominantly follows Potterhouse Lane, however the western
section around Sniperley Hall and the hospital is defined by field boundaries and tree line which
are less durable. The A167, the northern boundary is defined by Potterhouse Lane, and the less
durable boundaries consisting of field boundaries and tree line around the limits of the development.
These are a mix of durable and less durable boundaries. The existing Green Belt boundary affected
by the submitted site runs along the A167 to the east, which is considered to be durable.
Table 45

Sniperley Parcel 2
Green Belt Assessment Summary: Overall this site performs strongly against purpose 1 due to
the risk of sprawl, moderately against purpose 2 as it plays some role in maintaining a gap between
Durham City and Sacriston, and also strongly against purpose 3 due to the low levels of built
development within the site.
Category 1: None.
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Category 2: 500m of a Great Crested Newt Pond, Green Belt, Area of High Landscape Value,
Tree Preservation Orders, Surface Water Flooding, Grade 3 Agricultural Land, Public Rights of
Way, Mineral Safeguarding Area, Open Space Needs Assessment.
Ecology Summary: There are barn owls on site. Protection of foraging habitat needed.
Landscape Summary: Much of the site is included on the list of Parks and Gardens of Local
Interest. Parts of the site are prominent from the adjacent A691. Parts visually contained.
Development would be likely to have some significant landscape and visual effects. Mitigation
would be required.
Heritage Summary: Sniperley Hall is on the list of parks and gardens of local interest. Development
of the site would be need to be sensitively designated to avoid a major negative impact on Sniperley
Hall. Development would need to be high quality and retain the historic building and any notable
park structures or qualities. Sniperley Hall is shown on the 1860 OS Map and may be considered
a non-designated heritage asset worthy of retention.
Transport Summary: In isolation, a safe access to the site from the A691 may be prohibited due
to a bend in the road leading to poor forward visibility to the north west. County Durham and
Darlington Fire Station occupies the site and access to Sniperley Farm. This would be unsuitable
for a residential access for a large residential development. Access would need to be achieved
through a comprehensive masterplan for the site. Alleviation to congestion on the A167 would be
necessary by the provision of the Western Relief Road.
SA: Social: Access to services and facilities on foot is generally average although public transport
score is good. No impact upon local green space, however site is within 200m of the A691 and as
such there may be noise impacts. Economic: Key employment opportunities and retail facilities
within a short drive e.g. Arnison and Dragonville, however Durham City and retail park opportunities
are not within a short walk. Environmental: Bearpark Bog Local Wildlife Site within 700m and
possible Great Crested Newts, Barn Owls present on site. Significant adverse landscape impact
and adverse impact upon historic environment and setting. No flooding issues, however the land
is greenfield.
Planning Commentary: The design of development in the vicinity of Sniperley Hall and Farm will
have regard to their character and setting, and the recognition of the area as an Historic Park and
Garden of Local Interest, including through the provision of public open space and the use of
reduced housing densities. The woodlands in that area will be retained.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The
resultant Green Belt boundary would be defined by a number of different features. To the north the
boundary would be defined by the limit of the hospital site and to the south by a field boundary.
The eastern boundary would be dense tree line and field boundaries and the western boundary
would be a mixture of field boundaries, tree line and a short extent of the A691. These are considered
to be less durable boundaries. The existing Green Belt boundary affected by the submitted site
runs along the A167 to the east, which is considered to be durable.
Table 46

Sniperley Parcels 1 and 2
Green Belt Assessment Summary: Overall this site performs strongly against purpose 1 due to
the risk of sprawl and strongly against purpose 3 due to the low level of built development. It performs
moderately against purpose 2 as it plays some role in maintaining a gap between Durham City and
Sacriston.
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Category 1: Local Wildlife or Geological Site.
Category 2: Category 2: Surface Water Flooding, Tree Preservation Orders, Open Space Needs
Assessment, 500m of Great Crested Newt Pond, Green Belt, Grade 3 Agricultural land, Area of
High Landscape Value, woodland, Public Right of Way, Mineral Safeguarding Area.
Ecology Summary: BAP habitats/species are present on/adjacent to the site (barn owls & great
crested newts). Pity Me Carrs (CWS), Bearpark Bog (CWS) & Brasside Pond (SSSI) are situated
within 960m, 1.4km and 3km respectively from the site. Further detailed ecological assessments
required by proposer to ascertain the site's ecological value and the presence of protected species,
and also establish what mitigation may be necessary in respect of reducing potential adverse effect
as a result of increased recreational impact/habitat disturbance.There are barn owls on site.
Protection of foraging habitat needed.
Landscape Summary: Large incursion into open countryside likely to have some significant residual
landscape and visual effects by virtue of its scale. Would require robust internal and perimeter
structural landscaping. Landscape and visual effects increase progressively to the north and west.
Much of the site is included on the list of Parks and Gardens of Local Interest. Parts of the site are
prominent from the adjacent A691. Parts visually contained. Development would be likely to have
some significant landscape and visual effects. Mitigation would be required.
Heritage Summary: There are several sites of archaeological interest known from aerial
photographic evidence so the presence and identification of archaeological features at the site will
need to be investigated further through geophysical survey and subsequent investigation as
necessary. The site does not form part of the setting to the World Heritage Site, and is not part of
the visual environment of the historic core on account it is screened from view by intervening
topography and buildings. Sniperley Hall is on the list of parks and gardens of local interest.
Development of the site would be need to be sensitively designated to avoid a major negative
impact on Sniperley Hall. Development would need to be high quality and retain the historic building
and any notable park structures or qualities. Sniperley Hall is shown on the 1860 OS Map and
may be considered a non-designated heritage asset worthy of retention.
Transport Summary: The site is located to the north of the junction of the A691 and the A167. The
A691 provides access by road south to Durham City and north to the villages of Sacriston and
Witton Gilbert and on to Consett. The A167 provides direct access from the site northwards to the
A1 via Chester-le-Street and southwards to Newton Aycliffe via Spennymoor. The B6532 from
Durham to Sacriston bisects the site from south to north. Potterhouse Lane and Trout’s Lane
(unclassified roads) cross the northern end of the site from east to west providing a link between
the A167 and the A691. Sniperley Park and Ride is sited at the junction of the A167 and the A691
immediately to the south of the site. Regular bus services from Durham to
Chester-le-Street, Newcastle and beyond operate along the A167. Similarly, regular bus services
between Durham and Consett operate along the A691. The site is crossed by public footpaths
which link to Framwellgate Moor and Pity Me to the east and Kimblesworth Grange to the north.
Alleviation to congestion on the A167 would be necessary by the provision of the Western Relief
Road.
SA: Social: Access to services and facilities on foot is generally average although public transport
score is good. No impact upon local green space, however site is within 200m of the A691 and as
such there may be noise impacts. Economic: Key employment opportunities and retail facilities
within a short drive e.g. Arnison and Dragonville, however Durham City and retail park opportunities
are not within a short walk. Environmental: Bearpark Bog Local Wildlife Site within 700m and
possible Great Crested Newts, Barn Owls present on site. Significant adverse landscape impact
and adverse impact upon historic environment and setting. No flooding issues, however the land
is greenfield.
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Planning Commentary: Compensatory improvements will be made to the remaining Green Belt
particularly where opportunities exist to create country parks and to deal with existing environmental
issues which currently exist. Ecological improvements should be sought alongside the protection
of species and habitats. Any proposal will need to demonstrate how net gains will be achieved as
well as any archaeological impacts. The Durham City Playing Pitch Action Plan indicates that there
is an adequate supply of senior football pitches in the Durham City area even after considering the
loss of pitches at Sniperley Park. There is however a requirement to provide additional mini soccer
pitches to meet latent demand from teams based within the area should their existing central league
venues cease.The design of development in the vicinity of Sniperley Hall and Farm will have regard
to their character and setting, and the recognition of the area as an Historic Park and Garden of
Local Interest, including through the provision of public open space and the use of reduced housing
densities. The woodlands in that area will be retained.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary?
The resultant Green Belt boundary would be defined by a number of different features to the north
and west. The northern boundary predominantly follows Potterhouse Lane, however the western
section around Sniperley Hall and the hospital is defined by field boundaries which re less durable.
The western boundary is partly defined by the A691, Trout's Lane, B6532 and then less durable
boundaries consisting of field boundaries. These are a mix of durable and less durable boundaries.
The existing Green Belt boundary affected by the submitted site runs along the A167 to the east,
which is considered to be durable.
Table 47

Sniperley Parcel 3
Green Belt Assessment Summary: Overall this site performs moderately against purpose 1 as
there is some risk of sprawl, it performs weakly against purpose 2 as it plays a very limited role in
maintaining a gap between Durham City and Sacriston, and it performs moderately against purpose
3 due to the low levels of built development and strong-moderate openness.
Category 1: None.
Category 2: Green Belt, Area of High Landscape Value, Surface Water Flooding, Mineral
Safeguarding Areas.
Ecology Summary: Ecology have identified that there are no known issues on this site.
Landscape Summary: Structural landscaping required. Despite mitigation measure some adverse
visual impact will remain.
Heritage Summary: There is currently no documented evidence available to rule out any
archaeological potential of this site. No known heritage assets on site. Close to the boundary of
the Sniperley park of local interest but unlikely to have an impact upon it given separation of highway
network.
Transport Summary: Subject to detailed design criteria and safety audit processes , in principle,
a residential access can be achieved for up to 40 units with access from the A691 Witton Grove at
a location directly north west of the existing residential properties.
SA: Social: Reasonable to good access to community services and facilities (within walking
distance). However, the A167, A691 and Sniperley Park and Ride are a barrier to safe and easy
access to services and facilities. The A167 and A691 may also cause noise nuisance to new
residents. Economic: Site is within a relatively short driving distance of key employment opportunities

124 Pre-Submission Exceptional Circumstances

Shortlist of Green Belt Sites

11

and within walking distance of those associated with Aykley Heads and the University hospital.
Development is not likely to sterilise economically important mineral resources. Environment: Site
could have a neutral landscape impact. There are no known heritage constraints although the site
is of a size whereby an archaeological assessment may be required. However, development may
increase local recreational pressure to Flass Vale Local wildlife site, will incur the loss of greenfield
and grade 3 agricultural land and is subject to surface water flood risk.
Planning Commentary: This site can accommodate no more than 40 dwellings. In regards to
amenity, the site creates a buffer zone between the Park and Ride and the existing residents.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The
resultant Green Belt boundary would be defined by a number of different features. To the north the
boundary is defined by a road, to the west by the A691 and to the east by the A167 which are
durable boundaries. The southern boundary is defined by the rear of existing residential development
which is a less durable boundary. The existing Green Belt boundary affected by the submitted site
runs along the A167 to the east, which is considered to be durable.
Overall Assessment
11.7 The resultant Green Belt boundary for parcels 1 and 2 would be defined by a number of
different features to the north and west. The northern boundary predominantly follows Potterhouse
Lane, however the western section around Sniperley Hall and the hospital is defined by field boundaries
which re less durable. The western boundary is partly defined by the A691, Trout's Lane, B6532 and
then less durable boundaries consisting of field boundaries. These are a mix of durable and less
durable boundaries. The existing Green Belt boundary affected by the submitted site runs along the
A167 to the east, which is considered to be durable.
11.8 Despite performing strongly against Green Belt purpose 1 and 3, parcels 1 and 2 occupy a
sustainable location adjacent to the Sniperley Park and Ride approximately 2 miles from the city
centre and the employment opportunities within Durham City. Sniperley Park and Ride is sited at the
junction of the A167 and the A691 immediately to the south. The Park and Ride provides a frequent
10 minute daily service at peak times to the city centre. Regular bus services from Durham to
Chester-le-Street, Newcastle and beyond operate along the A167. Similarly, regular bus services
between Durham and Consett operate along the A691. There are bus stops within the site adjacent
to the junction of the B6532 and along the northern boundary of Trout’s Lane / Potterhouse Lane.
Pedestrian links along the eastern sides also exist together with an existing underpass connecting
the site to Framwellgate Moor. Views outward from the site are semi-rural in character to the north
and west but become increasingly urban closer to the A167 in views towards the settlement edge.
Views of Durham City and the World Heritage Site are already screened by intervening topography
and buildings.
11.9 Sniperley 3 has not been identified because it provides a buffer between the Park and Ride
and existing residential dwellings along Witton Grove.It is therefore proposed that both Sniperley 1
and 2 are considered as shown below. The Preferred Options stage of the Plan indicated that the
site could accommodate 1,900 units, however following consideration of the need for on-site
infrastructure requirements, a net area resulting in a yield of 1,700 units is deemed to be more
appropriate.
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Sherburn Road
11.10 Sherburn Road lies adjacent to the existing Sherburn Road estate on the eastern edge of
Durham City and to the west of the A1(M). The site's northern boundary is the A181 Sherburn Road.
An opportunity exists for a lesser site boundary along the 80m contour line. There is also an opportunity
to accommodate an area of urban clearance, previously developed land to the west of the submitted
site which is otherwise unachievable in highways terms (SHLAA site 4/DU/52). This previously
developed land is not Green Belt and on its own has the capacity to yield approximately 26 dwellings.
Taking into account the need for structural planting along the southern 80m contour boundary, the
site can accommodate around 420 dwellings, as shown below.
11.11 In order to establish an alternative site boundary to the one which was submitted at the
Issues and Options stage, it was appropriate to undertake a further assessment which does not
extend beyond the 80m contour line. The conclusions from the Green Belt Assessment work is as
follows
but
should
be
read
alongside
the
Green
Belt
Assessment https://durhamcc.objective.co.uk/portal/planning/cdpev/ .
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Table 48

Sherburn Road

P1

P2

P3

P4

P5

Moderate

Moderate

Strong

Weak

Moderate

11.12 Sherburn Road performs strongly against purpose 3, assist in safeguarding the countryside
from encroachment owing to their being no built development within the site.
Table 49
Sherburn Road Estate
Green Belt Assessment Summary: Overall this submitted site performs strongly against purpose 3 due to
the lack of built development within the submitted site.
Category 1: None.
Category 2: Green Belt, Area of High Landscape Value, Tree Preservation Orders, Surface Water Flooding
and Mineral Safeguarding Area.
Ecology Summary: No statutory or non statutory designated sites are located within 2km of the site, and
therefore it is not thought that the development proposal would impact on these sites. Low potential for breeding
birds however there may be some ground nesting birds. Foraging, commuting or roosting bats. The
south-western boundary of the site to includes a group of trees affected by a Tree Preservation Order.
Landscape Summary: The land falls gently to the south and east where it is bounded by the steeper slopes
of the valley of the Old Durham Beck. The landscape is broad in scale and generally lacking in features being
made up of large amalgamated arable fields. The site as a whole has an essentially rural character in views
out from the settlement edge, but more urban fringe in views back towards it where the settlement edge is
influential in the view. Sensitivity medium. The site forms part of an open arable plateau between the valley
landscapes of the Beck and the city’s urban/industrial edge and is generally in poorer condition than, and of
a lower scenic quality than, the valley landscapes to the south.Landscape value is low-medium. The site lies
in the backdrop to the World Heritage Site in some views from the west (Nevilledale Terrace/Briarville area)
although largely screened by existing housing in the Sherburn Road area. It does not otherwise form a
significant part of the visual environment of the historic core.
Heritage Summary: The site lies in the backdrop to the WHS in some views from the west (Nevilledale
Terrace/ Briarville area). There is a cluster of premises of historic significance at Old Durham to the west of
the site. There are no Conservation Areas within or affecting the site nor are there any Scheduled Ancient
Monuments located within the site boundary. In order to protect the character of the Old Durham Beck and
Old Durham, no buildings will be built below the 80m contour.
Transport Summary: Whilst this site would have good pedestrian, cycle and public transport links, the traffic
signals at the junction with Dragon Lane would not have capacity for extra traffic from this direction.
Planning Commentary: Development in this location would result in a rounding off of the settlement between
the existing Sherburn Road Estate and the A1(M). There could be amenity issues resulting from the motorway
which would require mitigation.
SA: Social: The site is within walking distance of both a Primary School and Secondary school, but outwith
walking distance to further education facilities. The site is close to the local centre of Gilesgate and within the
catchment of a town or retail park (Sherburn Road/Dragonville). The site is within walking distance of GP
services, community/leisure facilities and designated open space. A PROW runs along the boundary of the
site but should not be affected. Bus accessibility is good however the site has severance issues from the A181
and is close to a source of noise/air pollution (A1M). Economic: The site is close to the main town of Durham
and within the catchment of Sherburn Road/Dragonville retail park and Industrial estate. It is also within
walking distance to the aforementioned retail park and industrial estate and a large employer, but is outwith
walking distance to the main town. The site is within an area of high deprivation and thus will assist in
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regeneration. Environmental: The site is situated close to Hoppers Wood and to Framwellgate Moor Carrs
and thus may have recreational impact upon the Local Wildlife Site however further investigation is required
to identify ecological impacts and the potential need for mitigation. Locally significant landscape impacts have
been identified with substantial structural landscaping required. The site lies in the backdrop to the World
Heritage Site and has some listed building constraints near to the site. Requires mitigation to reduce impact.
Loss of grade 3 agricultural land (not known whether it is 3a or 3b), would be difficult to mitigate, however
land isn’t liable to flood.
Does the Resultant Boundary represent a strongly Defined, Durable Green Belt Boundary? The submitted
sites has three defined durable boundaries, the southern boundary is not well defined. However the 80m
contour line represents an opportunity to create a defined durable boundary which would follow the building
line of the existing Sherburn Road Estate and present a rounding-off of the settlement edge contained by the
A1(M).

11.13 Despite performing strongly against the Green Belt purpose 3, Sherburn Road is located
less than 2 miles from Durham City centre. The site would deliver regeneration benefits to the wider
Sherburn Road area by adding to the mix of housing opportunities, improve access to jobs, encourage
employment and higher incomes in a deprived area of the city. Sherburn Road’s northern boundary
is formed by the A181, along which there is an established public transport route with six different
services operating. The site is close to the existing employment centres at Dragonville and Belmont
which allows for sustainable travelling opportunities. Further opportunities exist with walking reflecting
that the site is within walking distance to a wide range of existing services and facilities including
retail, primary and secondary schools, GP surgeries and open space opportunities at Old Durham
Gardens.
11.14 The eastern boundary is proposed to be the A1(M) highway which provides a high degree
of permanence. The southern boundary needs to be defined across land which is fairly featureless
however there is an opportunity to create a physical feature on the ground along the 80m contour
line. National Cycle Route 14 provides run directly adjacent to the site along Bent House Lane providing
a lightly trafficked/ traffic free route into Durham City Centre. The removal of this land from Green
Belt will also enable the development of a cleared urban site within the Sherburn Road estate which
is otherwise unachievable on highways ground.
11.15

It is therefore proposed that Sherburn Road is allocated for 420 dwellings as follows.
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Picture 56

Viability Assessment
11.16 The National Planning Policy Framework (NPPF) sets out that plans should be prepared
positively in a way which is aspiration but deliverable.The Planning Practice Guidance on viability
sets out the Government's approach to viability assessment for planning. In order to determine whether
the two proposed sites Sniperley Park and Sherburn Road are viable it is appropriate to undertake
a viability assessment.
11.17 Sniperley Park's gross area is 107.8 hectares. Infrastructure requirements associated with
the development of this site include provision for primary schools, a local centre, the expansion of
the Park and Ride facility, open space, sustainable drainage and a linear country park within the
site. The full build out of Sniperley Park is reliant on the delivery of the Western Relief Road and it
will therefore be required to contribute to funding the Western Relief Road, together with associated
improvements, through the use of Section 106 and/or Section 278 agreements. In order to enable
the provision of this infrastructure the estimated net site area is 51 hectares which will allow for a
substantial area of linear country park from Folly Plantation, through to the habitats at Cater House
Pit to the parkland of Sniperley Hall in the west.
11.18 Sherburn Road's gross area is 18.7 hectares which includes the area of previously developed
land within the neighbouring estate. There are no significant infrastructure requirements therefore a
standard gross to net multiplier was approved to estimate a net site area. Woodland planting will be
required for landscape screening and to reflect that the provision of green infrastructure can be
achieved within the remaining Green Belt.
11.19 A desk top viability assessment has been undertaken for each site and has been undertaken
in the context of the Local Plan Viability Assessment. The full assessments are included within
Appendix 4 to this document and the Section 106 requirements can be summarised as follows:

Pre-Submission Exceptional Circumstances 129

11

Shortlist of Green Belt Sites

10% requirement for older persons housing in line with the emerging housing needs policy;
25% affordable housing in line with the emerging housing needs policy;
Open space requirements in line with the open space needs assessment;
Contributions estimated mitigation of identified ecology and structural impacts Sniperley Park
£320,000 and Sherburn Road £160,000;
Primary school contributions for Sniperley Park have been estimated to be in the region of £13
M for primary schools and £5 Million towards secondary education and for Sherburn Road £2
Million for primary schools and £900,000 for secondary education in line with the council's
(viii)
approved guidance for Developer Contributions for Education
;
Estimated costs from Northern Powergrid have also been considered which estimates costs of
£4.3 Million for Sniperley Park and £763,000 for Sherburn Road.
11.20 Assumptions have also been made around other appraisal assumptions including benchmark
land values and sales revenues based upon the nature of the specific location. The Assumptions for
Benchmark Land Values have been calculated in line with the values adopted for the Local Plan
Viability Testing https://durhamcc.objective.co.uk/portal/planning/cdpev/ on the basis of existing use
value of the land plus a premium to the landowner which reflects the minimum price a rational
landowner would be willing to sell their land and reflects value areas.
11.21 Both Sniperley Park and Sherburn Road are within areas of high demand however other
factors have been factored into consideration when arriving at appropriate benchmark landvalues,
including: the difference in site area; varying abnormal cost assumption; and varying Section 106
costs.
Table 50
Site Name

Total
Dwellings

Benchmark Land Value
(£ per gross hectare)

Base Appraisal
Surplus

Viable?

Sniperley Park

1,700

£400,000

£26,664,652

Yes

Sherburn Road

450

£600,000

£2,129,907

Yes

11.22 The results demonstrate that both sites are viable for development and therefore can be
delivered.
11.23 The full build out of Sniperley Park is reliant on the delivery of the Western Relief Road and
it will therefore be required to contribute to funding the Western Relief Road, together with associated
improvements, through the use of Section 106 and/or Section 278 agreements. Due to the significant
benefits in reducing journey times that would result, it is anticipated that local, national or regional
funding will be the principal means of delivering the WRR (and in fact this proposal has attracted
funding previously). However as the new development at Sniperley Park will add to congestion on
the A167 a contribution will also be required, via a Section 106 Obligation, from the developers of
the site. This contribution will be calculated taking into account of viability and will be identified as
match funding in a future business case for the scheme in order to increase the likelihood of securing
additional funding. Progressing the road will be an early priority to ensure future development is not
constrained as well as providing certainty to developers.
viii

http://www.durham.gov.uk/media/22991/Securing-Developer-Contributions-for-Education-2017/pdf/SecuringDeveloperContributionsForEducation2017.pdf
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11.24 The conclusions of this work suggest that it is likely that the Sniperley Park scheme would
be able to support any contribution to mitigation of the A167 and thus the Western Relief Road from
£15 Million to fully funded.
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12 Planning Balance and Exceptional Circumstances
12.1 County Durham needs to be a successful place. The County Durham Plan will help achieve
this by securing more and better jobs; sustaining economic growth; delivering a wide choice of high
quality homes and maximising the opportunities which exist and create vibrant communities within
all our towns and villages.
12.2 The County Durham Plan sets out that the housing need in County Durham is 1,308 dwellings
per annum which equates to 24,852 new homes over the plan period 2035. In order to achieve a
sustainable and successful county, the chosen spatial strategy for the county is based upon the
Sustainable Communities option. The Sustainable Communities option (which identified that 17% of
development should be located in Durham City) can be described as being a dispersed pattern of
development located across key settlements in the county and principally focused in and around the
towns where the greatest opportunity for employment, services and facilities, public transport and
other infrastructure such as healthcare and education exist. The Sustainable Communities option
was assessed alongside other potential spatial options as set out in the Issues and Options (2016)
in a significant amount of detail and it was concluded that overall the Sustainable Communities option
provided the greater opportunity to deliver sustainable patterns of growth, reduce the need to travel,
deliver good quality new housing and affordable housing as well as supporting the county's economy.
Following consultation and as a result of houses being built and granted planning permission and the
consideration of land availability and viability, the percentage of development directed to Durham
City is 14%. The Sustainability Appraisal concludes that it is sufficiently similar that it would still have
the same benefits and advantages.
12.3 14% of the county's housing need, equates to approximately 3,500 dwellings. Taking account
of commitments, completions and small sites, leaves a residual for allocation of 2,350 dwellings. Use
of the Strategic Housing Land Availability Assessment and the brownfield land register has resulted
in proposed housing allocations at Gilesgate School (60 dwellings); North of Hawthorn House (20
dwellings); and Potterhouse Lane (10 dwellings). There has been consideration to the opportunity
for increasing densities on these sites but owing to site constraints this was not deemed
appropriate. The opportunity for a further 50 dwellings has been identified on the former Skid Pan.
No opportunities have been identified within the inset villages or beyond the outer Green Belt boundary.
Furthermore, our neighbouring authorities have confirmed that they are unable to accommodate any
of Durham's housing need (and indeed neighbouring authorities Gateshead and Sunderland either
have or are seeking to review their own Green Belt boundaries) and in any case this would be beyond
County Durham's housing market area and would not support the delivery of the spatial strategy. As
a result this leaves approximately 2,200 further houses to be identified.
12.4
Once established, Green Belt boundaries should only be altered where exceptional
circumstances are fully evidenced and justified through the preparation or updating of plans. The
need for a change to the Green Belt boundary, has been considered having had regard to its intended
permanence in the long term, so it can endure beyond the plan period. This assessment has examined
fully all other reasonable options for meeting its identified need for development before concluding
that Exceptional Circumstances exist for some Green Belt release.
12.5
A comprehensive Green Belt assessment across the county has been carried out. Two sites
have been identified at Sniperley Park and Sherburn Road. The Green Belt assessment concludes
that Sniperley Park, when assessed against the Green Belt purposes, performs strongly against
checking unrestricted sprawl and the safeguarding the countryside from encroachment and moderate
against preventing neighbouring towns from merging, preserving the setting and special character
of historic towns and assisting in urban regeneration. The Green Belt assessment concludes that
Sherburn Road performs a strong role against safeguarding the countryside from encroachment and
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a moderate role against checking the unrestricted sprawl, preventing neighbouring towns from merging
and assisting in urban regeneration. It also performs weakly against preserving the setting and special
character of historic towns.
12.6 Substantial weight has been given to the harm to the Green Belt however the consequences
of not meeting housing need has been considered within the Sustainability Appraisal and whilst there
could be some environmental benefits, there would be significant negative social and economic effects
predicted over the lifetime of the Plan. Benefits associated with releasing both Sniperley Park and
Sherburn Road to meet the Sustainable Communities option need to balanced against the harm to
the Green Belt and any other harm identified. Whether exceptional circumstances exist is a matter
of planning judgement.
12.7 Therefore the sites identified as having potential for Green Belt release are at Sniperley and
Sherburn Road. To ensure that any harm is successfully mitigated, the sites would need to be built
out in accordance with an agreed masterplan and phasing plan. This will ensure that the necessary
infrastructure requirements will be achieved together with sufficient landscaping, sustainable drainage
and net gains in biodiversity. In addition, the release of Green Belt land at Sniperley and Sherburn
Road will:
Ensure sustainable patterns of development are achieved by building on Durham City's position
as the county's employment centre, regional transport hub and regional centre for services and
facilities, such as secondary schools and health facilities. This would provide greater opportunities
to achieve locational sustainability and secure social, economic and environmental improvements
compared to a more dispersed housing distribution;
Maximise the number of journeys undertaken by sustainable means such as walking, cycling
and public transport and minimising overall journey distances and times. This will help address
congestion and associated issues such as air quality and carbon emissions and enable the
creation of a more sustainable transport network across the city;
Provide the right type of housing to meet the needs and aspirations of existing and future residents
and a housing stock which supports the economy of the county and the need for more and better
jobs;
Help address economic under-performance across the county by supporting the economic
potential of Durham City and the delivery of Aykley Heads by capturing business and investment
growth, retaining graduates and creating opportunities to increase and retain spending in the
city, supporting an improved retail offer and reducing the impact of the fluctuation in population
between University terms; and
Maximise the delivery of affordable housing and other infrastructure by locating development in
the highest viability areas around Durham City.
12.8 Whilst some harm is unavoidable, it is possible to ensure that this is successfully mitigated.
In addition, the impact of removing land from the Green Belt can be offset through compensatory
improvements to the environmental quality and accessibility of the remaining Green Belt land as set
out in para 138 of NPPF. On Sniperley Park it will be required that the major woodland blocks including
Folly Plantation, Cater House Pit and the former wagonway are retained to establish a central corridor
of green infrastructure, forming part of a linear park through the site from Sniperley Hall in the west
to Folly Bridge in the east. The enhancement of existing woodlands and the creation of wetland
habitats will enhance the riparian habitat. There will also be a requirement to protect the ecosystem
and preserve linkages with other nearby habitats and preserve and improve linkages with the wider
countryside and with urban areas to the east.
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12.9 Compensatory improvements to remaining Green Belt related to the Sherburn Road site can
provide green infrastructure, the improvement of ecosystems including Old Durham Beck. There is
a wider opportunity to improve linkages through to Pelaw Woods and the wider city centre, allowing
the upgrading of existing networks and the creation of new opportunities.
12.10 The need for these identified changed to the Green Belt boundary will ensure that the Green
Belt's intended permanence in the long term will ensure beyond the plan period.
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13 Compensatory Environmental Quality and Accessibility Improvements to Remaining
Green Belt
13.1 In accordance with NPPF, it is important to set out ways in which the impact of removing land
from the Green Belt can be offset through compensatory improvements to the environmental quality
and accessibility of remaining Green Belt land.
Sniperley Park
13.2 To ensure compensatory improvements are implemented as part of a landscape-led framework,
the site layout will need to retain the existing mature landscape features alongside new structural
planting.
13.3 Major woodland blocks including the Folly Plantation, Cater House Pit and the former wagonway
should be retained to establish a central corridor of green infrastructure. The mature woodland of
Folly Plantation and the habitats of the former Cater House Pit will be retained within the development
and a linear park created as part of the Sniperley Park scheme with an area of appropriately 25
hectares. This will not only benefit residents of Sniperley Park but the wider community. The linear
park will extend through the centre of the site from the parkland of Sniperley Hall in the west to Folly
Bridge in the East. The enhancement of existing woodlands and the creation of wetland habitats will
enhance the riparian habitat. The existing green infrastructure allows for the opportunity to create a
country park within the site which will protect the ecosystem and preserve linkages with other nearby
habitats and preserve and improve linkages with the wider countryside and with urban areas to the
east.
13.4 The soils in the wider area are suitable for pond and other wetland creation. The creation of
a mosaic of wetland habitats should be incorporated into the surface drainage and open space for
the scheme. This type of feature, will not have standing water all year round, will fill up in prolonged
wet periods or storm conditions. This must inform the planting regime in the area which should enhance
ecological habitat value. There must be a commitment for managing areas of green infrastructure
and sustainable drainage systems to include net gains in biodiversity for example wildlfower and
longer tussocky grass areas which could benefit a range of species such as butterflies and bees and
swales could help benefit breeding dragonflies and damselflies.
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Sherburn Road
13.5 To ensure compensatory improvements are implemented it will be necessary to retain and
strengthen the boundary planting with particular emphasis on the southern edge of the site. There
should be internal mature tree planting belts which will punctuate roof tops and screen some of the
development. The retention and enhancement of the internal gappy hedge will be necessary and
greater east-west connectivity for wildlife will be required between the existing woodland blocks.
13.6 The soils in the wider area are suitable for pond and other wetland creation. The creation of
a mosaic of wetland habitats should be incorporated into the surface drainage and open space for
the scheme. This type of feature, will not have standing water all year round, will fill up in prolonged
wet periods or storm conditions. This must inform the planting regime in the area which should enhance
ecological habitat value. There must be a commitment for managing areas of green infrastructure
and sustainable drainage systems to include net gains in biodiversity for example wildlfower and
longer tussocky grass areas which could benefit a range of species such as butterflies and bees and
swales could help benefit breeding dragonflies and damselflies.
13.7 The Old Durham Beck to the south of the site (from Chapman Beck to the River Wear) is
currently classified as "moderate" status and is failing for fish, invertebrates and phosphate. The use
of sustainable drainage provides a possible opportunity to improve this with combined attenuation
from the new development and also dealing with drainage from the A1(M).
13.8 There is the potential to undertake riparian management along the Old Durham Beck, opening
up the wooded canopy, particularly, on the left bank (which is mostly north facing) to allow a better
ground flora to establish and therefore reduce silt input. The potential for mitigation for surface water
input into the Beck must be explored as part of any comprehensive.
13.9 There is a wider opportunity to improve linkages through to Pelaw Woods and the wider city
centre, allowing the upgrading of existing networks and the creation of new opportunities.
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Compensatory Environmental Quality and Accessibility Improvements to
Remaining Green Belt

Picture 58
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14 Appendix 1: Areas of Search Beyond the Green Belt
14.1 A total of 15 areas of search have been identified beyond the outer Green Belt boundary. In
order to ensure that any identified areas of search would have the potential to deliver the Spatial
Strategy Justification, the areas have been identified at the nearest villages to Durham City which
adjoin the outer edge of the Green Belt. Consideration of sites beyond these villages, would result
in even greater distances to travel into Durham City and would be more akin to the wider dispersal
option and thus diluting the benefits identified by the Spatial Strategy Justification.
14.1 North of Sacriston
Picture 59

Ecology
14.2 The site contains mainly agricultural habitats including improved pasture, mixed woodland
shelter belts and hedgerows. Drainage ditches are also evident. There is an area of semi-improved
grassland to the east of the development area that is of higher quality then the surrounding agricultural
habitats.
14.3 The hedgerows are liable to be the only UK Priority Habitat on the site, although further
assessment will be required to understand if they meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997.
14.4 A search of environmental records held by the Environmental Records Information Centre for
the North East of England indicates that there are badger setts towards the south of the development
area and there could well be impacts on foraging habitat from development. A population of great
crested newts are present to the north of the site but the distances involved mean that impacts on
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this species from development will be negligible. The site is likely to hold assemblages of common
farmland birds. Linear features on the site could be used by foraging or commuting bats and there
is a risk of roosting bats within the woodland blocks.
14.5 The site abuts the Howlmire Gill Local Wildlife Site and ancient woodland and is within 1km
of Waldridge Fell Site of Special Scientific Interest. Although direct impacts on these designated
sites are unlikely there will be indirect impacts from increased recreation use, especially as the Public
Right of Way network links the proposed development to the designated sites. Waldridge Fell SSSI
already has significant negative impacts as a result of recreation use and any increases in recreational
activity on Waldridge Fell would be highly undesirable.
14.6 The impacts of development without mitigation are likely to be regarded as ‘National’ as per
the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater and
Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This
determination of impact is based predominately on the indirect impacts on designated sites including
a SSSI and ancient woodland and the potential to reduce the amount of foraging habitat availability
for badgers.
14.7 These development impacts would result in a net loss of biodiversity and negative impacts
on designated sites. Although the nature of the habitats on site mean that appropriate mitigation and
compensation for direct impacts would not be difficult to achieve through a mixture of on-site and
off-site habitat creation, compensation for the negative impacts on designated sites are more difficult
to mitigate. Significant alternative green space will be required in order to ensure that there is no
deterioration from increased recreation use of designated sites.
14.8 Overall, biodiversity is liable to be a significant constraint to development at this location given
the national nature of the impacts and scale of compensation and mitigation. The provision of
alternative green space will incur a potentially significant additional financial burden on any developer
through the purchase of additional land, habitat creation costs and long term management of the
alternative green space.
14.9 A smaller development that the full extent of the area of search, with fewer residential units,
would still require mitigation against the recreational impacts on designated sites although the scale
of the required alternative green space would be correspondingly reduced.
Transport
14.10 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.11
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.12 The area sits to the north of Cross Lane Sacriston with access to the B6532 linking Durham
to Stanley. The site would generate approximately 975 vehicle trips distributed towards Sacriston/
Durham and the Tyne and Wear conurbation. It is estimated approximately 325 would travel to/from
Durham with the rest east towards the A1M (430) and north towards Stanley/Gateshead (220). Trips
140 Pre-Submission Exceptional Circumstances

Appendix 1: Areas of Search Beyond the Green Belt

14

to Durham would result in stress with significant queuing and delay at both traffic signals at Sacriston
and the Blackie boy roundabout in Durham. Trips east to the A1M would result in stress at Plawsworth
roundabout A167 and Ropery Lane roundabout A167. Mitigation would be possible at all roundabout
junctions to accommodate projected flows. Additional operational capacity at the A167 roundabouts
could be achieved through lane widening. However, it is highly unlikely that Sacriston Traffic signals
could be configured to accommodate such trip demand within the junction’s operational capacity.
Highway boundary limitations would restrict opportunity for physical junction capacity improvements.
Blackie Boy roundabout would need to be signalised to adequately balance conflicting flows from the
B6532. Only detailed junction modelling could inform the extent of such measures
14.13 The location is reasonably well served by Public Transport on the B6532, and Cross Lane.
It is possible demand would result in additional peak hour service requirements if the 135 peak hour
journeys if the prediction above is correct.
14.14 Local provision is poor on highway for cyclists and links would need to be established to the
A167 strategic cycle route. No cycle facilities are available on the B6532 and highway boundary
restrictions would limit provision. Cycling opportunities to Durham or further afield would remain poor.
The sites would be reasonably close to local amenities in Sacriston to facilitate pedestrian trips
14.15 The proximity to local amenities and public transport would give this location a reasonable
accessibility rating for local journeys but it would remain less so and car reliant for longer employment
retail and leisure trips. Due to the extreme difficulty in addressing capacity issues at Sacriston, sites
at this location would be considered to be unviable.
Heritage
Table 51
Yes
Designated asset on the site

No
X

Description of asset
In the ‘setting’ of a designated heritage asset

X

Description of asset
Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact
If major 'negative' what mitigation could assist?
Mitigation to focus on:
density/design
screening
investigation and options
recording alone
other

Any other heritage constraints?

Nettlesworth West House.
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Potential non-designated asset within site.
Should be retained.

Environment
Landscape character
County Character Area: West Durham Coalfield
Broad Landscape Type: Coalfield Valley
Broad character Area: Findon Hill and South Burn Valley
Local Landscape Type: Valley farmland- arable; Valley farmland – open arable
14.16 The area is made up largely of gently rolling open arable farmland bounded by a fragmented
network of hedges in the shallow valley of the Black Burn east of Sacriston. Parts of the area in the
east have been worked by surface mining. It includes an area of woodland in the Howlmire Gill and
sewerage treatment works. It is bounded in the west by the edge of the village and elsewhere by
farmland of a similar character. It is crossed by the B6312 in the south and by a number of public
footpaths in the north. Parts of the area in the north have outline permission for housing.
Designation
14.17

The area isn’t covered by any national or local landscape designations.

Strategy
14.18 North of the Black Burn the area is identified as Landscape Improvement Priority Area with
a strategy of enhance. South of the Black Burn the area is largely identified as Landscape Conservation
Priority Area with a strategy of conserve & enhance.
Value
14.19

The area is of broadly medium value.

Visual environment
14.20 The area is visible in shallow views out from the settlement edge and back from open
countryside to the north-east. It is visible in some deeper views from higher ground to the south, north
and west.
Potential effects
14.21 An urban extension of that scale would entail development of much of the area which is
around 55ha.
14.22 Development would entail a substantial incursion into open countryside although reasonably
consistent with the existing settlement form and with an element of rounding off in the north. It would
generally be seen in close visual association with the existing settlement in views back from the local
landscape. Effects would be likely to be locally significant. There would be likely to be no significant
effects on a valued landscape.
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14.2 Witton Gilbert

Picture 60

Ecology
14.23 The site contains mainly agricultural habitats including improved pasture and hedgerows.
The hedgerows are mature and contain trees that have been allowed to grow to maturity as hedgerow
trees. The Nor Burn runs along the western side of the proposed development site and the Dene
Burn flows along the south eastern edge.
14.24 The hedgerows are liable to be the only UK Priority Habitat on the site, although further
assessment will be required to understand if they meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997.
14.25 A search of environmental records held by the Environmental Records Information Centre
for the North East of England did not provide any records of Priority or protected species on the site.
There is the potential for both water vole and otter on the two watercourses. The site is likely to hold
assemblages of common farmland birds. Linear features on the site could be used by foraging or
commuting bats and there is a risk of roosting bats within mature trees within hedgerows.
14.26 To the immediate north of the site lies the Sacriston Wood Local Wildlife Site and ancient
woodland. Although direct impacts on the designated site is unlikely there will be indirect impacts
from increased recreation use, especially as the Public Right of Way network links the proposed
development to the designated sites.
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14.27 The impacts of development without mitigation are likely to be regarded as ‘Local’ as per the
Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater and Coastal
(2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This determination
of impact is based predominately on the indirect impacts on designated sites including LWS and
ancient woodland and direct impacts on habitats and species that contribute to local biodiversity.
14.28 These development impacts would result in a net loss of biodiversity and negative impacts
on designated sites. The nature of the habitats on site mean that appropriate mitigation and
compensation for direct impacts would not be difficult to achieve through a mixture of on-site and
off-site habitat creation. The two watercourses would require an appropriate buffer zone and
enhancements to improve ecological connectivity and alternative green space will be required to
mitigate for indirect impacts on the Local Wildlife Site and ancient woodland.
14.29 Overall, biodiversity is not likely to be a significant constraint to development at this location
given the local nature of the impacts and scale of compensation and mitigation.
Transport
14.30 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.31
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.32 Sites at Witton Gilbert would gain access to the local distributor road network via the B6312
leading to the B6532 to the east and A691 to the west. These routes then lead to Durham, Consett,
and the Tyne and Wear conurbation. It is estimated approximately 285 of potentially 570 peak hour
two way trips would be made to/from Durham with a high proportion of the rest to the Tyne and Wear
conurbation to the north east. Peak hour trip distribution could be estimated at 285 trips to and through
Durham split equally between the A691 and the B6532. Remaining trips would travel north on the
A691 towards Consett and Tyne and Wear (85 trips), and east to the B6312 and onwards to Stanley
and Tyne and Wear (50 trips) or further east to the A167 and the Tyne and Wear conurbation (200
trips). Combined trips to Durham and Stanley and the east, approximately 392 two way trips at the
peak hour, would conflict with the main north/ south flow on the B6532. This junction would need to
be signalised. It is highly unlikely that Sacriston Traffic signals could be configured to accommodate
the level of increased trip demand required within the junctions’ operational capacity. Highway boundary
limitations would restrict opportunity for physical junction capacity improvements.
14.33 The B6532 and A691 carry reasonably good public transport links but east / west public
transport links between these distributor routes is limited. Public Transport accessibility would be
reasonable across the sites. It is possible demand would result in additional peak hour service
requirements if the 78 peak hour prediction above is correct.
14.34 The highway network offers limited opportunity for cyclists. A narrow shared pedestrian cyclist
footway runs along the east side of the A691 leasing to the A167 and Durham. No facilities are
available on the B6532 with limited opportunity for improvement due to highway boundaries.
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14.35 The sites would be reasonably close to local amenities in Witton Gilbert and Sacriston to
facilitate pedestrian trips.
14.36 The proximity to local amenities and public transport would give this location a reasonably
accessible rating for local journeys but it would remain less so and car reliant for longer employment
retail and leisure trips. Due to the extreme difficulty in addressing capacity issues at Sacriston and
the limited opportunity for sustainable travel sites at this location would be considered to be unviable.
Heritage
Table 52
Yes
Designated asset on the site

No
X

Description of asset
In the ‘setting’ of a designated heritage asset

X

Description of asset
Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact
If 'negative' what mitigation could assist?
Mitigation to focus on:
density/design
screening
investigation and options
recording alone
other

Any other heritage constraints?

Away from historic core of Witton Gilbert.
Identified policies in neighbourhood plan

Environment
Landscape character
County Character Area: West Durham Coalfield
Broad Landscape Type: Coalfield Valley
Broad character Area: Browney Valley
Local Landscape Types: Valley farmland - pasture; Valley farmland – open pasture; Valley farmland
- arable; Valley farmland –open arable; Parks & recreation grounds
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14.37 The north of the area is made up of open pastoral farmland divided by wire fences and
occasional hedges on the crest of Findon Hill, part of which has been worked by surface mining
(1951-53). It includes allotment gardens and school playing fields. The west of the area is made up
of pastoral farmland enclosed by older (early post-medieval) hedgerows on the northern flanks of the
lower Browney Valley immediately east of the incised valley of the Nor Burn. The area is crossed by
a number of public footpaths
Designation
14.38

The area isn’t covered any national or local landscape designations.

Strategy
14.39 Land in the north lies partly within a Landscape Improvement Priority Area with strategies
of enhance and restore or enhance. The school playing fields are identified as Landscape Conservation
Priority Area with a strategy of conserve and enhance. Land in the west lies within a Landscape
Conservation Priority Area with strategies of conserve and restore or conserve and enhance.
Value
14.40
west.

The area is of broadly medium value in the north and medium-high value in the south and

Visual environment
14.41 The area occupies an elevated location on sloping ground. Land in the north is prominent
in views across the Browney Valley to the south and the Wear Lowlands top the south and east, and
forms a notable part of the outer setting of the World Heritage Site. Land in the west is prominent in
general views across the lower Browney Valley.
Potential effects
14.42
39ha.

An urban extension of that scale would entail development of all of the area which is around

14.43 Development in the north of the area would be prominent on the skyline and would entail
coalescence of Witton Gilbert and Sacriston. Development in the west would entail a visually prominent
incursion into attractive countryside, although seen in close visual association with the existing
settlement and otherwise consistent with its form. Effects would be likely to be significant. There
would be some potential for significant effects on a valued landscape given the medium-high value
assigned to parts of the local landscape (west).
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14.3 Bearpark
Picture 61

Ecology
14.44 A proportion of the area defined for housing includes Bearpark Woods (DCC Forestry Estate)
which is comprised of brownfield grasslands and mixed woodland plantation. The remainder of the
land within the defined area is agricultural land including arable and permanent pasture with hedgerows
and small copses of trees. A watercourse runs along the western boundary of the site
14.45 The hedgerows and the brownfield grasslands are liable to be the only UK Priority Habitat
on the site, although the hedgerows will require further assessment to understand if they meet the
criteria for ‘important’ hedgerows under The Hedgerows Regulations 1997.
14.46

The site borders the Lower Browney Valley Local Wildlife Site to the north east.

14.47 A search of environmental records held by the Environmental Records Information Centre
for the North East of England indicates that there are no records of protected species or UK Priority
Species on the site. There are records of badger setts bordering the site to the north and the land
identified for housing is likely to form part of a territory. The site is likely to hold assemblages of
common farmland birds. Linear features on the site could be used by foraging or commuting bats.
14.48 The impacts of development without mitigation are likely to be regarded as ‘County level’ as
per the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater
and Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM).
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14.49 The impacts of development would arise from the loss of brownfield grasslands, a UK Priority
Habitat and the mixed woodland habitats of Bearpark Woods. There would also be recreational
impacts on the adjacent Local Wildlife Site and potential impacts on badger foraging habitats. These
adverse impacts are significant and would result in a major net loss of biodiversity.
14.50 Overall, biodiversity is a significant constraint to development at this location given the County
level nature of the impacts and scale of compensation and mitigation. Ecology would object to
development at this location given the scale and nature of the impacts.
14.51 Development at a smaller scale that avoided impacts on the Bearpark Woods would be
feasible as the development impacts would be restricted to agricultural habitats with a relatively low
conservation value which can be reasonably compensated for through off-site mitigation.
Transport
14.52 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.53
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.54 Trips from development to the north and west of Bearpark will travel predominantly to the
east to the A167. The A690 and A167 are at capacity with long queues and delay at peak periods.
Those from Bearpark would travel via Toll House Road traffic signal junction. An estimate would
suggest a new settlement could generate 756 peak hour two way vehicle trips of which up to 80%
would travel east then onwards. This would result in an additional 604 peak hour trips from Bearpark
at Toll House Road. Given the current saturation conditions and level of demand and congestion on
these junctions that level of increased demand could not be accommodated within the operating
capacity of the network at those locations without significant detrimental queueing on Toll House
Road and delay on the A167 extending outside of the limits of the city. Significant mitigation providing
alternative routes to the A690 and A167 and their approaches would need to be delivered.
Heritage
Table 53
Yes
Designated asset on the site

No
X

Description of asset
In the ‘setting’ of a designated heritage asset

X

Description of asset

Ushaw Park, Grade II Lodge Farm
Potential long views/setting of Ushaw College
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Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact

X

If ‘negative’ what mitigation could assist?

Difficult to mitigate given the prominent location of Ushaw
College particular in views from the A691.

Mitigation to focus on:
density/design

Potential impact on the wider historic estate in terms of
loss of openness.

screening
investigation and options
recording alone
other

Any other heritage constraints?

Environment
Landscape character
County Character Area: West Durham Coalfield
Broad Landscape Type: Coalfield Valley
Broad character Area: Browney valley
Local Landscape Types: Valley farmland – wooded arable; Valley farmland – open arable; Valley
farmland – open pasture; Lowland woods.
14.55 The area is made up of arable farmland, recreational land, pasture and plantation woodland
on the southern flanks of the Browney Valley. Arable farmland in the west is relatively open, bounded
in the north by old hedges and tree lines along the Breary Burn. Land in the east includes woodland
and pasture reclaimed from former housing and colliery land. A small sports ground, bounded by tall
hedges, including a cricket pitch and MUGA lies in the centre of the area. A small industrial estate
lies in the east of the area. The area is crossed or bounded by a number of footpaths and bridleways.
Designation
14.56 The northern part of the area is identified as Area of High Landscape Value (AHLV) in the
City of Durham Local Plan. All of the area lies within the medieval deer park of Bearpark which is
identified in the City of Durham Local Plan and the draft Local List.
Strategy
14.57 The area is largely identified as Landscape Conservation Priority Area with strategies
of conserve & restore or conserve & enhance. A small area in the south is identified as Landscape
Improvement Priority Area with a strategy of restore or enhance
Value
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14.58 The area is of broadly medium-high / high value in the north and west where it forms part of
the undisturbed historic deer park and figures in views of scenic value across the lower Browney
Valley. It is of broadly low-medium value in the south where it incorporates areas of developed and
previously developed land.
Visual environment
14.59 The area occupies sloping ground which is elevated in the south and is visible or prominent
in general views across the lower Browney Valley, and particularly from higher ground to the north.
Potential effects
14.60
35ha.

An urban extension of that scale would entail development of all of the area which is around

14.61 Development in the west and north of the area would entail a relatively prominent incursion
into a valued landscape (AHLV; Bearpark Deer Park) although seen in association with the existing
settlement and otherwise consistent with its form. Development in the south (8ha), including some
previously developed land, would entail a consolidation or rounding off of the existing settlement
form. Effects would be likely to be significant (north) and locally significant (south). There would be
likely to be some significant effect on a valued landscape (north). There would be potential for smaller
scale development to be accommodated with locally significant effects in the south and east.
14.4 Ushaw Moor
Picture 62
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Ecology
14.62 The site to the south of Cockhouse Lane contains mainly agricultural habitats including arable
fields and defunct species poor hedgerows while to the north of the lane the habitats include mature
hedgerows, arable fields and a significant area of woodland planting.
14.63 The hedgerows are liable to be the only UK Priority Habitat on the site, although they are
not of a high quality and unlikely to meet the criteria for ‘important’ hedgerows under The Hedgerows
Regulations 1997.
14.64 A search of environmental records held by the Environmental Records Information Centre
for the North East of England indicates that there is a badger setts to the east of the development
area and there could well be impacts on foraging habitat from development. The site is likely to hold
assemblages of common farmland and woodland birds. Linear features on the site could be used
by foraging or commuting bats and there is a risk of roosting bats within the woodland blocks
14.65 The site abuts the Deerness Valley Local Wildlife Site to the south. Although direct impacts
on the Local Wiidlife Sites are unlikely there will be indirect impacts from increased recreation use.
14.66 The impacts of development without mitigation are likely to be regarded as ‘Parish Level’ as
per the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater
and Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This
determination of impact is based predominately on the indirect impacts on a Local Wildlife Sites and
the loss of woodland planting within the northern section of the site.
14.67 These development impacts would result in a net loss of biodiversity and negative impacts
on designated sites. There is potential for these impacts to be mitigated for through appropriate
buffer zones against the Local Wildlife Sites and creation of woodland at an alternative site which
ideally extends and enhances the Local Wildlife Sites. Whether compensatory woodland planting is
appropriate depends on the nature and management of the woodland planting blocks and this will
require detailed survey work.
14.68 Overall, biodiversity is liable to be a significant constraint to development at this location
given the Parish level nature of the impacts and scale of compensation and mitigation. The provision
of alternative woodland planting on land adjacent to the existing Local Wildlife Sites will incur a
potentially significant additional financial burden on any developer through the purchase of additional
land, habitat creation costs and long term management.
14.69 A smaller development, with fewer residential units, on land to the south of Cockhouse Lane
would still require significant mitigation against the recreational impacts on designated sites in the
form of a woodland planted buffer zone and management of access away from the Local Wildlife
Sites. Placing a smaller development to the north of the Lane would result in loss of woodland planting
and this would result in potentially significant costs relating to creating and managing compensatory
habitat assuming that this is a reasonable solution.
14.70 Overall, there are ecological constraints to development at this location regardless of the
scale of development, although a smaller development to the south of Cockhouse Lane is likely to
be more of a viable option.
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Transport
14.71 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.72
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.73 Trips from development to the west of Ushaw Moor will travel predominantly to the east to
the A167. The A690 and A167 are at capacity with long queues and delay at peak periods. Those
from Ushaw Moor would travel via the B6302 Broom Lane to the A690 and onwards to the A167. An
estimate would suggest the settlement could generate 1024 peak hour two way vehicle trips of which
up to 80% would travel east then onwards through Durham City. This would result in an additional
820 peak hour trips at Stonebridge/Nevilles Cross junctions. Given the current saturation conditions
and level of demand and congestion on these junctions that level of increased demand could not be
accommodated within the operating capacity for the network at those locations without significant
detrimental queueing and delay on the A167 and A690 extending outside of the limits of the city.
Significant mitigation providing alternative routes to the A690 and A167 and their approaches would
need to be delivered.
Heritage
Table 54
Yes

No

Designated asset on site

X

Description of asset

Grade II Farm buildings Red House Farm

In the ‘setting’ of a designated heritage
asset

X

Description of asset

Grade I, II*, II Ushaw College, Grade II Farm buildings Red
House Farm

Likely to have a minor negative/positive
impact
Likely to have a major negative/positive
impact

Negative

If major ‘negative’ what mitigation could
assist? Mitigation to focus on:
density/design

Negative (dependant on density, scale etc) impact upon
surrounding landscape character and views into/out of the listed
asset needs to be considered.

screening

Potential impact of setting of Ushaw College.
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investigation and options
recording alone
other

Any other heritage constraints?

Cock House Farm, potential non-designated heritage asset to
be retained.

Environment
Landscape character
14.74

County Character Area: West Durham Coalfield

14.75

Broad Landscape Type: Coalfield Valley

14.76

Broad character Area: Deerness & Hedleyhope Valleys

14.77

Local Landscape Types: Valley farmland – wooded arable; Valley farmland – wooded pasture

14.78 The area is made up of arable farmland divided by occasional regular parliamentary enclosure
hedges on the northern flanks of the lower Deerness Valley, crossed by the C17 and B6302. The
higher ground of the ridge south of the C17 is under short rotation willow coppice (SRC). Fields south
of the B6302 are amalgamated with few internal boundaries. The area is defined to the west and
south by woodlands largely planted in the reclamation of Ushaw Moor Colliery. North of the ridge
followed by the C17 the land lies partly within the parklands of Ushaw College. The northern part of
the site is crossed by a public footpath.
Designation
14.79 The area isn’t covered any national or local landscape designations. The surrounding land
to the north, west and south is identified as Area of High Landscape Value (AHLV) in the City of
Durham Local Plan.
Strategy
14.80 The area is largely identified as Landscape Conservation Priority Area with strategies of
conserve & restore or conserve & enhance. This largely reflects the wooded character of adjacent
areas.
Value
14.81 The area is generally of medium value with medium-high / high value in the north where it
forms part of the Ushaw parklands.
Visual environment
14.82 The area occupies sloping ground which is elevated in the north and visible or prominent in
general views across the lower Deerness Valley, and particularly from higher ground on the ridge to
the south. High ground in the north occupies the skyline in southward views across the Browney
Valley and is prominent in some views from Ushaw College Park.
Potential effects
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14.83
55ha.

An urban extension of that scale would entail development of all of the area which is around

14.84 Development in the north of the area would be prominent on the skyline and towards the
north-east would entail coalescence of Ushaw Moor and Bearpark. Development on lower ground
(30ha) would entail a relatively prominent incursion into open countryside, although seen in association
with the existing settlement and reasonably consistent with its form. Effects would be likely to be
significant (north) or locally significant (south). Development in the north would be likely to have
some significant effects on a valued landscape (Ushaw College Park).
14.5 New Brancepeth
Picture 63

Ecology
14.85 The site contains mainly agricultural habitats including improved pasture, arable fields,
hedgerows and blocks of mixed and coniferous woodland. There are small areas of poor semi-improved
grasslands along field margins and some of the pasture fields could well be semi-improved in nature.
Mature trees are associated with many of the hedgerows especially in the eastern section of the site.
A watercourse runs along the southern boundary of the site.
14.86 The hedgerows are liable to be the only UK Priority Habitat on the site, although further
assessment will be required to understand if they meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997.
14.87
The Deerness Valley Local Wildlife Site and ancient woodland borders the proposed
development site along the northern boundary. Direct impacts from development are unlikely but
increased recreational use of the Local Wildlife Sites will result in indirect impacts
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14.88 A search of environmental records held by the Environmental Records Information Centre
for the North East of England shows that otters are present along the River Deerness to the north of
the site. The site is likely to hold assemblages of common farmland birds. Linear features on the site
could be used by foraging or commuting bats and there is a risk of roosting bats within mature trees
within hedgerows.
14.89 The impacts of development without mitigation are likely to be regarded as ‘Local’ as per the
Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater and Coastal
(2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This determination
of impact is based predominately on the indirect impacts on designated sites including Local Wildlife
Sites and ancient woodland and direct impacts on habitats and species that contribute to local
biodiversity.
14.90 These development impacts would result in a net loss of biodiversity and negative impacts
on designated sites. The nature of the habitats on site mean that appropriate mitigation and
compensation for direct impacts would not be difficult to achieve through a mixture of on-site and
off-site habitat creation. Alternative green space and an appropriate buffer zone will be required to
mitigate for indirect impacts on the Local Wildlife Sites and ancient woodland.
14.91 Overall, biodiversity is not likely to be a significant constraint to development at this location
given the local nature of the impacts and scale of compensation and mitigation.
Transport
14.92 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.93
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.94 The generation of 1188 trips from a 1485 unit development would overload junctions on the
A690 and A167. The A690 and A167 are presently operating at capacity with long queues and delay
at peak periods. Without significant infrastructure intervention to alleviate demand at the A690 and
A167, development at that location would not be viable. Improvements would need to be tested
through a model to demonstrate acceptability.
Heritage
Table 55
Yes
Designated asset on the site

No
X

Description of asset
In the ‘setting’ of a designated heritage asset

X
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Description of asset

Brandon Conservation Area

Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact

Significant negative impact on character
and appearance of conservation area.

If ‘negative’ what mitigation could assist? Mitigation
to focus on:
density/design

Density/design to mitigate impact on
conservation area.

screening
investigation and options
recording alone
other

Any other heritage constraints?
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Environment
Landscape character
14.95

County Character Area: West Durham Coalfield

14.96

Broad Landscape Type: Coalfield Valley

14.97

Broad character Area: Deerness & Hedleyhope valleys

14.98 Local landscape Type: Valley farmland – pasture; Valley farmland – arable; Valley farmland
– open arable; Lowland Woods
14.99 The area is largely made up of mixed farmland divided by old hedgerows on the lower
southern flanks of the Deerness Valley. The hedgerow network is locally fragmented but relatively
intact in the east with scattered hedgerow trees. It is crossed by the C18 and a number of public
rights of way. It is bounded in the centre / west by the village of New Brancepeth and in the north by
woodlands following the River Deerness and the Sleet Burn. It is bounded to the south and east by
farmland of a similar character.
Designation
14.100 The area isn’t covered any national or local landscape designations. Land to the immediate
north is identified as Area of High Landscape Value (AHLV) in the City of Durham Local Plan.
Strategy
14.101 The area is largely identified as Landscape Conservation Priority Area with strategies
of conserve & restore or conserve & enhance. Open arable land in the south is identified as Landscape
Improvement Priority Area with a strategy of enhance.
Visual environment
14.102 The area occupies sloping ground which is elevated in the south and visible or prominent
in general views across the lower Deerness Valley, and particularly from higher ground on the ridge
to the north.
Potential effects
14.103 An urban extension of that scale would entail development of much or all of the area which
is around 63ha.
14.104 Development would entail a relatively prominent incursion into open countryside, although
seen in association with the existing settlement and reasonably consistent with its form. Effects would
be likely to be locally significant. There would be likely to be no significant effects on a valued
landscape.
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14.6 Brandon Village

Picture 64

Ecology
14.105 The site contains mainly agricultural habitats including improved pasture, arable fields,
hedgerows and blocks of mixed woodland. There are small areas of poor semi-improved grasslands
along field margins. A drainage ditch runs along the northern boundary of the site.
14.106 The hedgerows are liable to be the only UK Priority Habitat on the site, although further
assessment will be required to understand if they meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997.
14.107 A search of environmental records held by the Environmental Records Information Centre
for the North East of England did not provide any records of Priority or protected species on the site
or the immediate surroundings. There is the potential for water vole on the watercourse. The site is
likely to hold assemblages of common farmland birds. Linear features on the site could be used by
foraging or commuting bats and there is a risk of roosting bats within mature trees within hedgerows.
14.108 The nearest designated site is the Deerness Valley Local Wildlife Site and ancient woodland
which lies to the immediate north. A road separates the proposed development site from the Local
Wildlife Site and no Public Rights of Way leads from the development site to the Local Wildlife Site
so recreational impacts are expected to be less than significant with appropriate mitigation.
14.109 The impacts of development without mitigation are likely to be regarded as ‘Local’ as per
the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater and
Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This
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determination of impact is based predominately on the indirect impacts on designated sites including
LWS and ancient woodland and direct impacts on habitats and species that contribute to local
biodiversity.
14.110 These development impacts would result in a net loss of biodiversity and negative impacts
on designated sites. The nature of the habitats on site mean that appropriate mitigation and
compensation for direct impacts would not be difficult to achieve through a mixture of on-site and
off-site habitat creation. Access from any development into the Local Wildlife Site should not be
encouraged and this alongside standard provision of open space for recreational use should be
sufficient to mitigate for any potential adverse impacts.
14.111 Overall, biodiversity is not likely to be a significant constraint to development at this location
given the local nature of the impacts and scale of compensation and mitigation.
Transport
14.112 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.113
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.114 The generation of trips from any development in Brandon would overload currently saturated
junctions on the A690 and A167. Without significantly infrastructure intervention to bypass central
Durham and alleviate demand at the A167, development at that location would not be viable.
Improvements would need to be tested through a model to demonstrate acceptability.
Heritage
Table 56
Yes

No

Designated asset on the site

X

Description of asset

Brandon Conservation area

In the ‘setting’ of a designated heritage asset

X

Description of asset

Brandon Conservation Area, Grade II Langley Old Hall
and gate piers

Likely to have a minor negative/positive impact

Pre-Submission Exceptional Circumstances 159

14

Appendix 1: Areas of Search Beyond the Green Belt

Likely to have a major negative/positive impact

Significant negative impact on
character and appearance of
conservation area.

If major ‘negative’ what mitigation
could assist?

Difficult to mitigate

Mitigation to focus on
·

density/design

·

screening

·

investigation and options

·

recording alone

·

other

Any other heritage constraints?

Landscape
14.115

Baseline

14.116

Character

14.117

County Character Area: West Durham Coalfield; Wear Lowlands

14.118

Broad Landscape Type: Coalfield Valley; Lowland Valley Terraces

14.119

Broad character Area: Deerness & Hedleyhope Valleys; Western Valley Terraces

14.120

Local Landscape Types: Valley farmland- open arable; Terrace farmland – open arable

14.121 The area is made up of largely arable farmland divided by a relatively fragmented network
of old (early post-medieval) and C20th (land reclamation) hedges on the southern flanks of the lower
Deerness Valley. It includes a fairly extensive tract of allotment gardens along the northern edge of
the village. It is bounded in the east by plantations on former colliery and railway land. The area is
crossed or bounded by a number of footpaths and bridleways.
14.122

Designation

14.123 The area isn’t covered any national or local landscape designations. Land to the immediate
north is identified as Area of High Landscape Value (AHLV) in the City of Durham Local Plan. Parts
of the area in the west fall within the Brandon Conservation Area.
14.124

Strategy

14.125 The area is largely identified as Landscape Improvement Priority Area with strategies
of enhance.
14.126

Value

14.127 The area is of broadly medium value. Areas falling within the conservation area are of a
medium-high value.
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Visual environment

14.129 The area occupies sloping ground which is elevated in the north and visible or prominent
in general views across the lower Deerness Valley, and particularly from higher ground on the ridge
to the north. The eastern part of the site on lower ground is visually enclosed by woodland.
14.130

Potential effects

14.131
47ha.

An urban extension of that scale would entail development of all of the area which is around

14.132 Development would entail a large incursion into open countryside beyond a settlement
edge which is rather loosely-defined in the south but more strongly defined in the north. Development
would be likely to be prominent and extensive on the southern skyline in views from across the
Deerness Valley to the north in which the existing village is relatively well assimilated. Effects would
be likely to be significant or locally significant. There would be likely to be some significant effects on
a valued landscape (Brandon Conservation Area).
14.7 Brandon North and West
Picture 65

Ecology
14.133 The site contains mainly agricultural habitats including improved pasture, arable fields with
drainage ditches forming the field boundaries. The Scripton Gill runs through the centre of the site
and provides a wooded corridor through the agricultural habitats.
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14.134 UK Priority Habitats are likely to be absent from the site, but the importance of the Scripton
Gill as part of a wider ecological network should be noted.
14.135 A search of environmental records held by the Environmental Records Information Centre
for the North East of England only provided records of foraging bats along the Scripton Gill. Records
of bat roosts exist for the housing estate adjacent to the site and this would indicate that habitats on
the development site could be of importance to commuting and foraging bats. There is the potential
for water vole and otter on the watercourse. The site is likely to hold assemblages of common farmland
birds.
14.136 There are no designated sites on or adjacent to the proposed development site and
designated sites will not be a constraint to development.
14.137 The impacts of development without mitigation are likely to be regarded as ‘Local’ as per
the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater and
Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This
determination of impact is on direct impacts on habitats and species that contribute to local biodiversity.
14.138 These development impacts would result in a net loss of biodiversity and negative impacts
on designated sites. The nature of the habitats on site mean that appropriate mitigation and
compensation for direct impacts would not be difficult to achieve through a mixture of on-site and
off-site habitat creation. The Scripton Gill will need to be maintained and enhanced as part of any
development to facilitate its function as part of an ecological network, crossing the gill with development
would not be in keeping with its role in the wider network and development should be restricted to
the east of the gill.
14.139 Overall, biodiversity is not likely to be a significant constraint to development at this location
given the local nature of the impacts and scale of compensation and mitigation.
Transport
14.140 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.141
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.142 The generation of trips from any development in Brandon would overload currently saturated
junctions on the A690 and A167. Without significantly infrastructure intervention to bypass central
Durham and alleviate demand at the A167, development at that location would not be viable.
Improvements would need to be tested through a model to demonstrate acceptability.
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Heritage
Table 57
Yes

No

Designated asset on the site

X

Description of asset

Brandon and Brancepeth Conservation Areas

In the ‘setting’ of a designated heritage asset

X

Description of asset
Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact

Significant Negative
impact on character and
appearance of both
conservation areas.

If ‘negative’ what mitigation
could assist?

Attractive open space which contributes positively to
setting of adjacent heritage assets. Retention of existing
mature trees and low scale development may mitigate
harm.

Mitigation to focus on
·

density/design

·

screening

·

investigation and options

·

recording alone

·

other

Any other heritage constraints?

Brancepeth Registered Park

Landscape
14.143

Baseline

14.144

Landscape character

14.145

County Character Area: West Durham Coalfield

14.146

Broad Landscape Type: Coalfield Valley

14.147

Broad character Area: Stockley Beck Valley

14.148 Local landscape Type: Valley farmland – open pasture; Valley farmland - wooded arable;
Valley farmland – wooded estate arable; Lowland woods; Parks & recreation grounds
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14.149 The area is made up largely of arable farmland divided by old hedgerows on the southern
flanks of Brandon Hill. The high ground falling from the ridge is moderately sloping. The lower ground
is more gently sloping and incised by the wooded dene of Scripton Gill. The area is defined to the
south and east by the existing settlement edge. To the north and west it borders onto farmland of a
similar character. It is crossed by a bridleway and public footpaths.
14.150

Designation

14.151 Most of the site isn’t covered any national or local landscape designations. Land immediately
west of Scripton Gill is identified as an Area of High Landscape Value in the City of Durham Local
Plan. Much of the site lies within the Brancepeth or Brandon conservation areas.
14.152

Strategy

14.153 Much of the area is identified as Landscape Conservation Priority Area with a strategy
of conserve & enhance.
14.154

Value

14.155

The area is broadly of medium-high value.

14.156

Visual environment

14.157 The area is visible at close quarters from properties and public vantage points along the
edge of the village. High ground in the north is relatively prominent and visible in a range of
middle-distance and distant views.
14.158

Potential effects

14.159 An urban extension of that scale would entail development of much or all of the area which
is around 53ha.
14.160 Development would entail a relatively prominent incursion into a valued landscape (AHLV,
Conservation Area). It would be seen in association with the existing settlement and reasonably
consistent with its form, although stepping beyond a strong natural boundary in the west (Scripton
Gill) and onto higher ground in the north. Development in the north would erode the separation
between Brandon and Brandon Village. Effects would be likely to be significant. Smaller scale
development would be likely to have similar effects.
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14.8 Brandon South
Picture 66

Ecology
14.161 Habitats present within the identified area are agricultural in nature comprising arable fields
with hedgerows and woodland blocks. A pasture fields sites to the north of the road bisecting the site.
The Holywell Beck runs along the western and southern boundaries of the site.
14.162 The hedgerows are liable to be the only UK Priority Habitat on the site, although further
assessment will be required to understand if they meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997.
14.163 A search of environmental records held by the Environmental Records Information Centre
for the North East of England provided no Priority or protected species records for the site. It is likely
that linear features could be of importance to commuting and foraging bats. There is the potential
for water vole and otter on the Holywell Beck. The site is likely to hold assemblages of common
farmland birds.
14.164 There are no designated sites on or adjacent to the proposed development site and
designated sites will not be a constraint to development.
14.165 The impacts of development without mitigation are likely to be regarded as ‘Local’ as per
the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater and
Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This
determination of impact is on direct impacts on habitats and species that contribute to local biodiversity.
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14.166 These development impacts would result in a net loss of biodiversity and negative impacts
on designated sites. The nature of the habitats on site mean that appropriate mitigation and
compensation for direct impacts would not be difficult to achieve through a mixture of on-site and
off-site habitat creation. The Holywell Beck will need to be maintained and enhanced as part of any
development to facilitate its function as part of an ecological network.
14.167 Overall, biodiversity is not likely to be a significant constraint to development at this location
given the local nature of the impacts and scale of compensation and mitigation.
Transport
14.168 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.169
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.170 The generation of trips from any development in Brandon would overload currently saturated
junctions on the A690 and A167. Without significantly infrastructure intervention to bypass central
Durham and alleviate demand at the A167, development at that location would not be viable.
Improvements would need to be tested through a model to demonstrate acceptability.
Heritage
Table 58
Yes

Designated asset on the site

No

X

Description of asset
In the ‘setting’ of a designated heritage asset

Y

Description of asset

Brancepeth Conservation Area

Likely to have a minor negative/positive impact

Minor negative impact

Likely to have a major negative/positive impact
If major ‘negative’ what mitigation
could assist?

166 Pre-Submission Exceptional Circumstances

Layout, density, design and landscape screening.

Appendix 1: Areas of Search Beyond the Green Belt

14

Mitigation to focus on
·

density/design

·

screening

·

investigation and options

·

recording alone

·

other

Any other heritage constraints?

Red Barns, non-designated heritage asset to be
retained.

Landscape
14.171

Baseline

14.172

Landscape character

14.173

County Character Area: Wear Lowlands

14.174

Broad Landscape Type: Lowland Valley Terraces

14.175

Broad character Area: Western Valley Terraces

14.176

Local Landscape Type: Terrace farmland – open arable

14.177 The area is made up of largely of gently rolling open arable farmland divided by old hedges
with scattered trees. It is bounded in the south by woodlands along the Hollywell Beck and by farmland
of a similar character. It is crossed in the north by the A690 and by the Brandon-Bishop Auckland
Railway path
14.178

Designation

14.179 The area isn’t covered any national or local landscape designations. Land to the immediate
west is identified as an Area of High Landscape Value (AHLV) in the City of Durham Local Plan and
includes the registered Brancepeth Castle Park (Grade II).
14.180

Strategy

14.181 The site is largely identified as Landscape Improvement Priority Area with a strategy
of enhance.
14.182

Value

14.183

The area is broadly of medium value.

14.184

Visual environment

14.185 The area is visible in shallow near and middle distance views from properties on the edge
of Brandon, from the A690, and from the B6300 Browney Lane. It is visible in long distance views (5
– 10 km) across the Wear Lowlands from the higher ground of the limestone escarpment.
14.186

Potential effects
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14.187 An urban extension of that scale would entail development of much or all of the area which
is around 50ha.
14.188 Development would entail a substantial incursion into open countryside although reasonably
consistent with the existing settlement form and involving a degree of ‘rounding-off’ in plan form.
Development in the west would affect the setting of Brancepeth Castle Park and its separation from
the built up area. Effects would be likely to be significant (west) or locally significant (east). There
would be potential for some significant effects on a valued landscape (Brancepeth Castle Park /
conservation area) depending on the extent of development.
14.9 Croxdale East and West

Picture 67

Ecology
14.189 The site contains agricultural pasture fields with hedgerows and significant areas of woodland
within a steep valley. The field to the west of the valley are arable. A drainage ditch runs along the
southern boundary of the proposed development site.
14.190 The hedgerows are liable to be the only UK Priority Habitat on the site, although further
assessment will be required to understand if they meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997. The importance of the woodland component as part of a wider
ecological network should be noted.
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14.191 A search of environmental records held by the Environmental Records Information Centre
for the North East of England did not provide any records of Priority or protected species on the site.
The woodlands and hedgerows could be of importance to commuting and foraging bats and mature
trees on site could hold bat roosts. The site is likely to hold assemblages of common farmland birds.
14.192 The Croxdale Wood ancient woodland lies to the north of the site beyond the railway line;
there is potential access into this woodland from the development via Hett Lane. The Coldstream
ancient woodland lies to the south of the site. Although direct impacts are unlikely there is a risk from
increased recreational impacts arising from any new development especially as PROW lead towards
the woodland.
14.193 The impacts of development without mitigation are likely to be regarded as ‘Parish Level’
as per the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater
and Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This
determination of impact is on direct impacts on habitats and species that contribute to local biodiversity
and the importance of the woodland in providing ecological connectivity to ancient woodlands.
14.194 These development impacts would result in a net loss of biodiversity and negative impacts
on designated sites. The loss of the woodland component would be regarded as significant given
that there are ecological connections to a block of ancient woodland and would not be supported by
Ecology The loss of the common agricultural habitats can be more easily compensated for through
on-site or off-site habitat creation.
14.195 Overall, biodiversity is likely to be a significant constraint to development at this location
given the functionality of the woodland elements of the site.
14.196 A smaller development restricted to the arable field would avoid the direct ecological impacts.
Indirect impacts on the ancient woodland would need to be mitigated for through the provision of a
suitable network of paths and alternative greenspace but the scale of mitigation is unlikely to cause
significant issues for any development.
Transport
14.197 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.198
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.199 The site at Croxdale sits alongside the A167 principle north/ south distributor route and the
B6288 linking through Tudhoe to Spennymoor and beyond to the A688. The location is not served
by any east/west links to the principle or local distributor highway network. Given its less accessible
location it would be estimated that a trip rate of 0.65 could be adopted for this location resulting in
approximately 513 two way peak hour vehicle trips. Sites to the west of the B6288 would use that
road before meeting the A167 to the north. Sites to the east would join the A167. It is likely distribution
would be 50/50 between sites with a 60/40 split north to south. This would result in 307 trips travelling
north at the peak hour and 205 trips south on both the A167 and B6288. Whilst the south bound trips
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are likely to be able to be accommodated within the local network at junctions on the A688 the
additional 307 trips north bound would create capacity issues on the A167 particularly at Cock of the
North roundabout, New Inn signalised junction, Neville’s Cross and Duke of Wellington traffic signal
junctions. These junctions presently operate over capacity resulting in significant peak period queues
and delay and would experience an increase in excess of their capable capacity which would result
in queuing and delay on the A167 and A177 outside the city limits.
14.200 The A167 and B6288 carry a good level of public transport and the sites could be served
with good public transport access (including and express on each route). It is possible demand would
result in additional peak hour service requirements if the additional 71 peak hour predicted passengers
is correct. Cycling provision is and would remain poor on the A167 which, whilst carrying a north/
south Great North Cycleway route is limited in its provision at and around Croxdale.
14.201 The accessibility to local amenities would be considered unsatisfactory with an accessible
rating for local journeys being low. The developments would be car reliant for longer employment
retail and leisure trips. Sites at this location would be considered to be unviable due to the limited
opportunity for sustainable transport and vehicular impacts on the A167 and A177.
Heritage
Table 59
Yes

No

Designated asset on the site

X

Description of asset

Sunderland Bridge Conservation Area

In the ‘setting’ of a designated heritage asset

X

Description of asset

Sunderland Bridge Conservation Area and Hett
Conservation Area. Grade II Listed Front Street Croxdale

Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact

Significant negative impact; setting
of conservation area, setting of
various designated heritage assets.
Setting of Burnhall Estate.

If major ‘negative’ what mitigation could assist?
Mitigation to focus on:
density/design

Mitigation unlikely.

screening
investigation and options
recording alone
other
Any other heritage contraints?

170 Pre-Submission Exceptional Circumstances

Appendix 1: Areas of Search Beyond the Green Belt

14

Environment
Landscape character
14.202

County Character Area: Wear Lowlands.

14.203

Broad Landscape Type: Incised Lowland Valleys.

14.204

Broad character Area: Southern Wear Valley and Eastern Valley Terraces.

14.205

Local Landscape type: Dene pastures and terrace farmland - pasture.

14.206 Immediately west of the A167, the site is made up of pasture and scrub in a small dene
(Rushy Bottom). The head of the dene in the south is relatively flat, former colliery land reclaimed to
pasture. The remainder of the dene is incised and steeply sloping. It is bounded to the west by arable
farmland and to the south by terraced housing and allotments. The remaining area is made up of
relatively flat mixed farmland divided by a strong regular network of older hedgerows with scattered
hedgerow trees. It is bound to the north by the East Coast railway line and elsewhere by farmland of
a similar character.
Designation
14.207 The area isn’t covered any national or local landscape designations. Land to the west and
north is identified as an Area of High Landscape Value in the City of Durham Local Plan. The registered
Croxdale Hall Park lies immediately to the north-east.
Strategy
14.208 The area is identified as Landscape Conservation Priority Area with a strategy of conserve
& restore.
Value
14.209

The area is medium (south) and medium-high (north) value.

Visual environment
14.210 The area is visible at close quarters from properties and public vantage points on the
northern and eastern edge of the village, A167 and from public footpaths north of the East Coast
Mainline. It is visible in from the U27.5 Hett Lane. It is visible in some shallow distant views from
higher ground across the Wear Lowlands to the north.
Potential effects
14.211

The area is too small to accommodate a large urban extension.

14.212
Development would entail an incursion into attractive open countryside of distinctive
character. Effects would be likely to be significant. There would be some potential for significant
effects on a valued landscape given the medium-high value assigned to parts of the local landscape.
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14.10 Bowburn
Picture 68

Ecology
14.213 Habitats present within the identified area are agricultural in nature comprising arable fields
with species poor hedgerows. There are small areas of poor semi-improved grasslands along field
margins and a watercourse with associated riparian woodland runs south through the centre of the
site.
14.214 The hedgerows are liable to be the only UK Priority Habitat on the site, although further
assessment will be required to understand if they meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997.The watercourse is a key ecological feature providing ecological
connectivity.
14.215 There are no designated sites within or bordering the site. The nearest designated site is
the Cassop Vale SSSI approximately 500m to the south east; this distance and the A1(M) mean that
no direct or indirect impacts are expected on the Site of Special Scientific Interest.
14.216 A search of environmental records held by the Environmental Records Information Centre
for the North East of England indicates that there are records of water vole, a UK Priority Species,
on the Whitwell Beck. The site is likely to hold assemblages of common farmland birds. Linear features
on the site, especially the watercourse, could be used by foraging or commuting bats.

172 Pre-Submission Exceptional Circumstances

Appendix 1: Areas of Search Beyond the Green Belt

14

14.217 The impacts of development without mitigation are likely to be regarded as ‘County Level’
as per the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater
and Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This
determination of impact is on direct impacts on habitats and species that contribute to local biodiversity
and the potential impacts on water voles.
14.218 These development impacts would result in a net loss of biodiversity, but the habitats and
species liable to be impacted upon mean that appropriate mitigation and compensation would not be
difficult to achieve through a mixture of on-site and off-site compensation. Specific mitigation would
include enhancement and protection of the Whitwell Beck and associated riparian habitats to create
a wide ecological corridor with limited access and a low level lighting scheme to maintain bat commuting
routes. A protected riparian corridor should be easy to achieve given the topography of the site with
the watercourse sitting in valley.
14.219 Overall, biodiversity is not liable to be a significant constraint to development at this location
assuming that the protection and enhancement of the Whitwell Beck can be achieved.
Transport
14.220 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.221
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
rd

14.222 The land identified sits alongside the A177 in Bowburn with approximately 1/3 to the west
and 2/3rds to the east. Its proximity would suggest a vehicle peak hour trip rate at the higher end e.g.
0.65 per unit which would result in 968 vehicle two way peak hour trips. Given the close proximity of
the A1M and links to the north and south I would estimate a 30/70 distribution north / south from the
sites. This would result in approximately 290 peak hour trips travelling north with the remaining 678
travelling south through Bowburn to the A1M Junction 61. Given the high competing demands at that
junction from existing residential and future employment the junction would not contain capacity to
accommodate such a level of additional demand. A new major link would have to be constructed on
the A1M to the east of the sites if demand was to be met at that location.
14.223 Capacity of junctions leading to Durham city is restricted and increased demand at the
levels predicted could not be accommodated at the signalised junction at Shincliffe.
14.224 Bowburn is well served with public transport with up to 5 services routing off the A177
through the residential area and two services on the A177.These services could provide a reasonable
level of service to the location but would likely to be required to be extended. It is possible demand
would result in additional peak hour service requirements if the 243 peak hour prediction above is
correct.
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14.225 Local cycling facilities are limited with limited opportunity to create links to employment
areas. North south links between Shincliffe and Bowburn are limited to a shared footway and the
A1M would form a significant barrier to cycling to the east. The area would generally only sustain
local cycle journeys.
14.226 The A177 currently form a barrier for pedestrian movement in the area but pedestrian links
to employment sites to the south may be achievable.
14.227 Amenities are limited in Bowburn and it is likely that development at this location would be
car reliant for longer employment retail and leisure trips. Impacts on Junction 61 of the A1M would
not be sustainable without a new major junction on the A1M to the east of the sites hence this location
is unviable to sustain 1490 additional residential units.
Heritage
Table 60
Yes
Designated asset on the site

No
X

Description of asset
In the ‘setting’ of a designated heritage asset
Description of asset

X
Grade II listed former railway station to west

Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact
If major ‘negative’ what mitigation could assist? Mitigation
to focus on:
density/design
screening
investigation and options
recording alone
other
Any other heritage constraints?

Whitwell House – potential non-designated asset
on site, should be retained.

Environment
Landscape character
14.228

County Character Area: Wear Lowlands

14.229

Broad Landscape Type: Lowland Valley terraces; Incised Lowland Valleys

14.230

Broad character Area: Eastern Valley Terraces; Southern Wear valley
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14.231 Local Landscape Type: Terrace farmland: open arable; Terrace farmland: open pasture;
Valley farmland: open arable.
14.232 The area is made up of open arable farmland divided by a locally fragmented network of
older hedgerows with scattered hedgerow trees. The topography is flat in the south and the west,
rolling in the north-east into the valley of the tree-lined Whitwell Beck.
14.233 It is bounded in the east by the A1 (M), in the west by the Leamside railway line, in the
south by Bowburn and to the north by farmland of similar character over which lies the village of High
Shincliffe. It is crossed by the A177 and by public bridleways in the east and west.
Designation
14.234 The area isn’t covered any national or local landscape designations. Land to the west
(500m) is identified as Area of High Landscape Value (AHLV) in the City of Durham Local Plan. The
registered parklands of Croxdale Hall lie further west (1500m)
Strategy
14.235
The area is identified as Landscape Improvement Priority Area with strategies
of enhance and restore or enhance.
Value
14.236

The area is of broadly medium value.

Visual environment
14.237 The area is visually open and visible in shallow views from properties and public vantage
points on the northern edge of Bowburn, from the A1 (M) and A177 and from public bridleways
crossing it and further afield to the east and west. It is overlooked in deeper views from prospects on
the higher ground of the escarpment to the east.
Potential effects
14.238 The area is around 90 ha in extent. A 50 ha site might be expected to lie in the southern
part of the area.
14.239 Development would entail a large incursion into open countryside, though seen in distant
views in association with Bowburn and generally consistent with its form. The scale of the area would
allow for the valley of the Whitwell Beck to be avoided and robust structural landscaping to be deployed
along its edges. Development in the north would entail coalescence with High Shincliffe: the degree
to which that took place would depend on its extent in that direction. Effects would be likely to be
significant (coalescence) or locally significant. There would be likely to be no significant effects on a
valued landscape.
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14.11 Sherburn
Picture 69

Ecology
14.240 The site contains arable fields and hedgerows and borded by a block of deciduous woodland.
To the south of the site runs the Sherburnhouse Beck, this wooded watercourse creates ecological
connectivity between a Local Wildlife Site and woodland networks to the east.
14.241 The hedgerows are liable to be the only UK Priority Habitat on the site, although further
assessment will be required to understand if they meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997. The importance of the Sherburnhouse Beck in maintaining
ecological connectivity should be noted. There are small areas of poor semi-improved grasslands
along some field margins.
14.242 A search of environmental records held by the Environmental Records Information Centre
for the North East of England did not provide any records of Priority or protected species on the site.
The woodland edge and hedgerows could be of importance to commuting and foraging bats and
mature trees on site could hold bat roosts. The site is likely to hold assemblages of common farmland
birds. There are water vole records for the Coalford Beck to the north of the site. There are otter
records approximately 1km upstream along the Sherburnhouse Beck and their presence at the
development site is likely.
14.243 The Coalfield Beck Marsh Wildlife Site lies immediately north of the sites and is connected
by a Public Right of Way. The Sherburn Hospital Local Wildlife Site lies approximately 300m to the
west and there is potential for any development to connect into PROW leading into the Local Wildlife
Site. The Sherburn Hill Site of Special Scientific Interest borders the site on the western corner and
there is a direct linkage between the site via the Public Rights of Way network.
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14.244 The impacts of development without mitigation are likely to be regarded as ‘Parish Level’
as per the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater
and Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This
determination of impact is on direct impacts on habitats and species that contribute to local biodiversity
and some limited indirect impacts on designated sites.
14.245 These development impacts would result in a net loss of biodiversity and negative recreational
impacts on designated sites. The nature of the habitats on site mean that appropriate mitigation and
compensation for direct impacts would not be difficult to achieve through a mixture of on-site and
off-site habitat creation. The Sherburnhouse Beck will need to be maintained and enhanced as part
of any development to facilitate its function as part of an ecological network. The Coalford Beck Local
Wildlife Site will need to be buffered against hydrological impacts potentially arising from
development Indirect impacts on designated sites can easily be mitigated for by the provision of public
open space which draws people away from accessing the Local Wildlife Site and the Site of Special
Scientific Interest for recreational purposes.
14.246 Overall, biodiversity is not likely to be a significant constraint to development at this location
given the local nature of the impacts and scale of compensation and mitigation; assuming a provision
is made for appropriate public open space.
Transport
14.247 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.248
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.249 The land identified sits in three parcels two to the south of the existing village and one to
the north east. Access would be via the B1283 local distributor running east to west through the
village. North links lead to Pittington and onwards to the A690 whilst south links lead from Mill Lane
and onwards to the Wheatly Hill to Bowburn bypass and Durham City and those travelling further
afield north. Junction 61 of the A1M sits to the south of that link. The existing cross roads of the B1283
with Mill Lane in the centre of Sherburn presents a significant restriction on further development. The
Cross roads are to be signalised as part of a committed development at Mill Lane. However, due to
constrained highway space opportunity to increase capacity is very limited. Peak hour two way demand
from all each site would be approximately 292 trips.
14.250 The two sites to the south of the junction would generate trips to Durham City and further
afield to the north and east. It is estimated at 70/30 north south split would generate approximately
410 two way trips travelling north on Mill Lane at the peak hour. This would conflict with the additional
143 trips travelling from /to sites to the north of the village. The junction could not accommodate this
level of demand on top of existing and committed development demands.
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14.251 Public transport provision on the B1283 is reasonable (3 services) although no service runs
on Mill Lane with a limited service on Pittington Lane. The sites would be well in excess of 400m to
public transport stops and additional services would be required.
14.252 Sherburn links to Belmont to the west via NCN 14 cycle facility and a longer term strategy
is develop this further with links to Pittington. Local cycle facilities in the village are limited and restricted
to use of quieter residential streets. Local amenities at the village centre can be accessed via foot
from all three sites although it is likely that development at this location would be car reliant for longer
employment retail and leisure trips.
14.253 Sites at this location would be considered to be unviable due to the limited capacity of the
Village cross roads and lack of sustainable travel opportunities. I consider development at this location
would be car reliant for longer employment retail and leisure trips.
Heritage
Table 61
Yes
Designated asset on the site

No
X

Description of asset
In the ‘setting’ of a designated heritage asset

X

Description of asset

Sherburn Conservation Area, Grade II listed Church of St
Mary.

Likely to have a minor negative/positive impact

Negative impact on
setting of conservation
area and listed church.

Likely to have a major negative/positive impact
If major ‘negative’ what mitigation could assist?
Mitigation to focus on:
density/design

Layout, design, landscaping.

screening
investigation and options
recording alone
other
Any other heritage constraints?

Landscape
14.254

Baseline

14.255

Landscape character

14.256

County Character Area: Wear Lowlands

14.257

Broad Landscape Type: Lowland Valley Terraces; Incised Lowland Valleys
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14.258

Broad character Area: Eastern Valley Terraces; Southern Wear Valley

14.259

Local Landscape Type: Terrace farmland – open arable; Valley farmland – open arable.

14

14.260 The area is made up largely of gently undulating open arable farmland divided by old
hedges, rolling in the south into the shallow valley of the Sherburnhouse Beck. It is defined by a tree
belt in the west and an abandoned railway in the east. Land immediately to the south of the village
is bound in the west by the Leamside railway line and in the south by the beck and sewerage works.
14.261 Part of the area of land bound between Mill Lane and the B1283 currently has planning
permission for housing. It is bounded by an abandoned railway line which is now uses as a public
footpath. Over this to the south-west lies a mature woodland and to the south-east open farmland of
similar character. It is bounded to the north-east by a bridleway over which lies farmland of a similar
character and allotment gardens.
14.262 The area of land to the north of the B1283, is made of largely of open arable farmland
bounded by a fragmented network of old (early post-medieval) hedges with few trees. There are
areas of rough pasture in the north falling to the Coalford Beck. The topography is flat or very gently
undulating, with some moderately sloping land in the north falling to the Beck. The area is bounded
in the north-west by the C12A. To the east lies farmland of a similar character. It is crossed by the
U20.7 Cookshold Lane and two public footpaths.
14.263

Designation

14.264 The area isn’t covered any national or local landscape designations. Land to the immediate
west is identified as an Area of High Landscape Value in the City of Durham Local Plan.
14.265

Strategy

14.266 The area is largely identified as Landscape Improvement Priority Area with a strategy
of enhance. Pasture in the north falling to the Beck is identified as Landscape Conservation Priority
Area with a strategy of conserve & restore.
14.267

Value

14.268 The area is broadly of medium value. Although the area of land to the south of the B1283
and east of Mill Lane is of medium-high value towards the south and east.
14.269

Visual environment

14.270 South of the village - The site is visible at close quarters from the railway path and properties
on the southern edge of the village and in shallow views from across the wider area including the
B1283 to the east and the A181 to the south. It is overlooked from higher ground of the escarpment
to the east.
14.271 South of the B1283 - The site is visible at close quarters from properties on edge of the
village and from the adjacent footpath and bridleway. It is overlooked from higher ground of the
escarpment to the east including Sherburn Hill.
14.272 North of the B1283 - The area is visible in shallow views from properties and public vantage
points on the edge of the village, from the B1283, C12A and Cookshold Lane. It is visible in deeper
views from higher ground on the escarpment to the east including Sherburn Hill and Pittington Hill.
14.273

Potential effects
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14.274 South of the village - Development would entail an incursion into open countryside beyond
a well-established settlement edge although reasonably consistent with the existing settlement form.
Effects would be likely to be locally significant if steeper slopes in the south-west were avoided. There
would be likely to be no significant effects on a valued landscape.
14.275 South of the B1283 - Development of the area with planning permission would entail a
consolidation / rounding off of the settlement in plan form. Development beyond that would entail a
rather sprawling incursion into open countryside and erode the legibility of the nearby escarpment
spur to some degree. Effects would be likely to be significant or locally significant (permitted area).There
would be some potential for significant effects on a valued landscape given the medium-high value
assigned to land in the south and west.
14.276 North of the B1283 - Development would entail a large incursion into open countryside
beyond a rather loosely defined settlement edge. Development towards the south would reduce the
separation between Sherburn Village and Sherburn Hill. Development in the north into the Coalford
Beck valley would need to be avoided. Effects would be likely to be locally significant but could be
significant in the south (coalescence). There would be likely to be no significant effects on a valued
landscape. Partial development of the area would be likely to have similar effects.
14.12 Hallgarth
Picture 70

Ecology
14.277 Habitats present within the identified area are agricultural in nature comprising improved
pasture and arable with hedgerows. There are small areas of poor semi-improved grasslands along
field margins. There are deciduous woodland blocks alongside the western edge of High Pittington
and surrounding Hallgath Farm.
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14.278 The hedgerows are liable to be the only UK Priority Habitat on the site, although further
assessment will be required to understand if they meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997.
14.279 A search of environmental records held by the Environmental Records Information Centre
for the North East of England shows that there are water vole records for the Coalford Beck which
lies to the south east of the site. The site is likely to hold assemblages of common farmland birds.
There is a record of great crested newts 300m from the northern edge of the proposed development,
given the distance from development and the intervening road impacts on great crested newts are
likely not to be a significant constraint to development.
14.280 There are three Local Wildlife Sites which lie between 1km and 1.5km from the proposed
development site and a Site if Special Scientific Interest, Pittington Hill SSI, which lies approximately
600m to the north east of the site. There is the potential from indirect recreational impacts on the
Site of Special Scientific Interest from the development as the designated site is within walking distance
from the proposed development; although the distances mean that the impacts may not be regarded
as significant.
14.281 The impacts of development without mitigation are likely to be regarded as ‘Parish to County
Level’ as per the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial,
Freshwater and Coastal (2016), Chartered Institute for Ecology and Environmental Management
(CIEEM). This determination of impact is on direct impacts on habitats and species that contribute
to local biodiversity, potential for indirect impacts on designated sites and impacts on water vole, a
Priority UK species and a declining species within the county.
14.282 These development impacts would result in a net loss of biodiversity and potentially negative
recreational impacts on designated sites. The nature of the habitats on site mean that appropriate
mitigation and compensation for direct impacts would not be difficult to achieve through a mixture of
on-site and off-site habitat creation. The Coalford Beck Local Wildlife Site will needed to be buffered
against hydrological impacts potentially arising from development and habitat enhancements would
be expected as part of the compensation package. Adequate public open space which draws people
away from accessing the Site of Special Scientific Interest for recreational purposes will be required.
14.283 Overall, biodiversity is not likely to be a significant constraint to development at this location
given the nature of the impacts and scale of compensation and mitigation; assuming a provision is
made for appropriate public open space.
Transport
14.284 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
14.285

Vehicle drivers

14.286

Public Transport users

14.287

Cyclists

14.288

Pedestrians

80%
9%
1%
10%

14.289 Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
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14.290 Potential sites at High Pittington sit to the west, south and east of the current village. Traffic
generated from this location would be required to access the Principle A and B road network via
existing c road rural carriageways without footway provisions or street lighting. Trips generated from
the west and south would access main distributors via Lady Pearce Lane to Hallgarth Lane and
onwards to Sherburn Cross Roads or north onto Pittington Road to the A690.Trafic generated from
the site to the east would travel north and south via Hallgarth Lane to Sherburn Cross Roads.
14.291 Assuming 830 units would be constructed to the east, west and south the predominant
movement of the generated 540 peak hour trips would be towards the A690 with a lesser demand
south via Sherburn and west via Belmont to Durham City. Assuming a 40/40 /30split north / south
and west would result in approximately 215 trips north to the A690. This would result in the requirement
for a major junction on the A690 at Pittington Lane. It is unlikely given demand flows on the A690
that such a level of additional demand from the south could be satisfactorily accommodated at that
junction.
14.292 It is possible that up to 45% of trips would travel south and west via Hallgarth Lane to
Sherburn. This would place an additional demand of 243 peak hour trips. This demand could not be
accommodated at this junction given the highway constraints.
14.293
+204)

High Pittington has limited Public Transport provision with only two bus services. (NO. 208

14.294 Sites at this location would be considered to be unviable due to the limited capacity of the
A690 and Sherburn Village cross roads and lack of sustainable travel opportunities. I consider
development at this location would be car reliant for longer employment retail and leisure trips.
Heritage
Table 62
Yes

No

Designated asset on the site

X

Description of asset

Pittington Hallgarth Conservation Area, Grade I Church of
St Laurence, 6 Grade II Listings

In the ‘setting’ of a designated heritage asset

X

Description of asset

Pittington Hallgarth Conservation Area, Grade I Church of
St Laurence, 6 Grade II Listings

Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact

Significant Negative impact

If major 'negative' what mitigation could assist? Mitigation unlikely to overcome probable significant harm to
Mitigation to focus on:
setting of assets.
density/design
screening
investigation and options
recording alone
other
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Any other heritage constraints?

Landscape
14.295

Baseline

14.296

Landscape character

14.297

County Character Area: Wear Lowlands

14.298

Broad Landscape Type: Lowland Valley terraces

14.299

Broad character Area: Eastern Valley terraces

14.300 Local Landscape Type: Terrace farmland: open arable; Terrace farmland: open pasture;
Terrace farmland: pasture.
14.301 The area is made up of open arable farmland in large amalgamated arable fields in the
south and west. The Hallgarth area includes the grounds of Hallgarth Manor and the churchyard of
the church of St Laurence which are rich in mature trees. East of Hallgarth the land is made up of
open pasture divided by wire fences.
14.302 The area is bounded in the west by the C12A Lady’s Piece Lane and crossed by the U20.16.
It is bounded to the north-east by a mature woodland belt, over which lies the village of High Pittington.
It is bounded to the south by farmland of a similar character.
14.303

Designation

14.304 The area isn’t covered any national or local landscape designations. Land west of Lady’s
Piece Lane is identified as Area of High Landscape Value (AHLV) in the City of Durham Local Plan.
The area around Hallgarth is a Conservation Area which incorporates the Prior’s Hall Scheduled
Monument and a number of listed buildings.
14.305

Strategy

14.306 The area is largely identified as Landscape Improvement Priority Area with a strategies
of enhance and restore or enhance. The area around Hallgarth is identified as Landscape Conservation
Priority Area with strategies of conserve & restore and conserve & enhance.
14.307

Value

14.308 The area is generally of medium – high value: the area around Hallgarth is of high value
and the wider area contributes to its setting.
14.309

Visual environment

14.310 The site is visually open in the north and in the east. Woodland along the edge of High
Pittington and mature tree cover in Hallgarth are visually influential in controlling visibility locally. The
site is visible in shallow views from the immediate locality and land to the west towards Sherburn. It
is overlooked in deeper views from prospects on the higher ground of the escarpment to the south,
east and north including Sherburn Hill and Pittington Hill.
14.311

Potential effects

14.312
35Ha.

An urban extension of that scale would entail development of all of the area which is around
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14.313 Development would entail a large incursion into open countryside beyond a well-defined
settlement edge. It would entail the assimilation of Hallgarth into Pittington and obscure views of
Hallgarth conservation area from the surrounding countryside.
14.314 Effects would be likely to be significant, entailing high impacts on a valued landscape
(Hallgarth conservation area) and coalescence/ assimilation of Pittington and Hallgarth. It is likely
that urban extensions of a smaller scale would have similar effects.
14.13 West Rainton
Picture 71

Ecology
14.315 Habitats present within the identified area are agricultural in nature comprising improved
pasture and silage fields with species poor hedgerows. There are small areas of poor semi-improved
grasslands along field margins.
14.316 The hedgerows are liable to be the only UK Priority Habitat on the site, although they are
not known to be of a high quality and unlikely to meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997.
14.317 There are no designated sites within or bordering the site. The nearest designated site is
the Moorhouse Wood Local Wildlife Site approximately 1.5km to the south west; this distance is
sufficient that no direct or indirect impacts are expected on the Local Wildlife Site.
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14.318 A search of environmental records held by the Environmental Records Information Centre
for the North East of England indicates that there are no records of protected species or UK Priority
Species on the site. There are water vole records to the north of the site on watercourses leading
from Rainton Meadows Nature Reserve. The site is likely to hold assemblages of common farmland
birds. Linear features on the site could be used by foraging or commuting bats.
14.319 The impacts of development without mitigation are likely to be regarded as ‘Local’ as per
the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater and
Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM).
14.320 These development impacts would result in a net loss of biodiversity, but the habitats and
species liable to be impacted upon mean that appropriate mitigation and compensation would not be
difficult to achieve through a mixture of on-site and off-site habitat creation. Specific mitigation may
include an appropriate stand-off and management of watercourses and a low level lighting scheme
to maintain bat commuting routes.
14.321 Overall, biodiversity is not liable to be a significant constraint to development at this location
given the Local nature of the impacts and the ease of compensation.
Transport
14.322 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.323
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.324 Potential sites at West Rainton would sit to the north of the existing settlement accessed
by rural lanes to the north and residential links to the A690 to the south. Rural lanes to the north link
to Woodside Village and onwards to the A167 /A1M, or Cocken Road and the A167 to the North
West. The 810 units would generate approximately 526 trips. It is likely that the majority of trips north
would use the A690/ A1M although some will ‘rat run’ through the rural network. Trips south west
and east would travel to the A690. This is likely to result in approximately 100 trips through the rural
network at peak with the rest travelling to the A690. Whilst a signal junction improvement is planned
for committed development at Station Lane West Rainton, this would not be able to accommodate
the significant lift in demand which would conflict with A690 flows. Internal links and junctions within
the village would not be able to accommodate such an uplift in demand.
14.325 Cyclists’ provision is available from West Rainton to Carrville alongside the A690. However
no specific provision is made within the village. Routes to reach the A690 would need to be improved
and cyclist improvements would conflict with additional highway demand for vehicles.
14.326 Facilities and amenities are limited in West Rainton and pedestrian links to the centre are
poor. Sites at this location would be considered to be unviable due to the limited capacity of the A690
junction with Chaucer place and lack of sustainable travel opportunities. It is considered that
development at this location would be car reliant for longer employment retail and leisure trips.
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Heritage
Table 63
Yes
Designated asset on the site

No
X

Description of asset
In the ‘setting’ of a designated heritage asset
Description of asset

X
Grade II former railway station to west, Grade II bridge
over railway to north.

Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact

Major negative

If major 'negative' what mitigation could assist?
Mitigation to focus on:
density/design
screening
investigation and options
recording alone
other
Any other heritage constraints?

Whitwell House House non designated asset on site.
Railway line potential non-designated heritage asset;
impact on setting.

Environment
Landscape character
14.327

County Character Area: Wear Lowlands

14.328

Broad Landscape Type: Lowland Valley terraces

14.329

Broad character Area: Eastern Valley terraces

14.330

Local Landscape Type: Terrace farmland: open arable; Lowland woods.

14.331 The area is largely made up of open arable farmland divided by a locally fragmented network
of older hedgerows with a young mature mixed plantation in the east. The topography is gently to
moderately sloping with the land falling northwards.
14.332 It is bounded in the south by West Rainton, in the west by the Leamside railway line and
to the north and east by farmland of similar character. It is crossed by the unclassified Mark’s Lane
and by a public footpath and a permissive path.
Designation
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14.333 The area isn’t covered any national or local landscape designations. Land to the west
(600m) is identified as Area of High Landscape Value (AHLV) in the City of Durham Local Plan.
Strategy
14.334

The area is identified as Landscape Improvement Priority Area with a strategy of enhance.

Value
14.335

The area is of broadly medium value.

Visual environment
14.336 The area is visually open and visible in shallow views from properties and public vantage
points on the northern edge of West Rainton, from Mark’s Lane, from public footpaths crossing it and
further afield to the north and west. It is visible in a range of generally shallow views from the Wear
Lowlands to the north and the west. In views back to the village the tower of the Church of St Mary
is a notable landmark.
Potential effects
14.337
35Ha.

An urban extension of that scale would entail development of all of the area which is around

14.338 Development would entail a large incursion into open countryside. It would be seen in more
distant views in association with West Rainton and relatively consistent with its form although
weakening the ‘ridgeline’ character of the eastern part of the village to some degree. Effects would
be likely to be locally significant. There would be likely to be no significant effects on a valued
landscape. There would be some potential for smaller scale development to be accommodated with
locally significant effects in the south towards the settlement edge.
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14.14 Great Lumley
Picture 72

Ecology
14.339 The site contains mainly agricultural habitats including arable fields and hedgerows. There
are established woodland planting blocks and evidence of more recent woodland planting within the
centre of the site. Ancient woodland lies to the south of the site which runs along the Bow Burn.
There is a pond and associated drainage ditches near Coken White House Farm to the south of the
site.
14.340 The hedgerows are liable the UK Priority Habitats alongside the pond and ancient woodland.
Further assessment will be required with regard to the hedgerows to understand if they meet the
criteria for ‘important’ hedgerows under The Hedgerows Regulations 1997.
14.341 A search of environmental records held by the Environmental Records Information Centre
for the North East of England provides no evidence for Priority or protected species within the vicinity
of the proposed development; although otter are highly likely to be present along the Bow Burn. The
site is likely to hold assemblages of common farmland birds. Linear features on the site could be
used by foraging or commuting bats and there is a risk of roosting bats within the woodland blocks.
14.342 The site abuts the Old Mill Wood ancient woodland to the south and the Paste Egg Bank
and Bow Burn Wood are close to the site and easily accessible from any development.
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14.343 The impacts of development without mitigation are likely to be regarded as ‘County Level’
as per the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater
and Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This
determination of impact is based predominately on the indirect impacts on ancient woodland and the
impacts on local impacts on biodiversity as a whole.
14.344 These development impacts would result in a net loss of biodiversity and negative impacts
on ancient woodland. Although the nature of the habitats on site mean that appropriate mitigation
and compensation for direct impacts would not be difficult to achieve through a mixture of on-site and
off-site habitat creation, compensation for the negative impacts on ancient woodland are more difficult
to mitigate. Significant alternative green space will be required in order to ensure that there is no
deterioration from increased recreation use of ancient woodland.
14.345 Overall, biodiversity is not likely to be a significant constraint to development at this location
given the nature of the impacts and scale of compensation and mitigation. The provision of alternative
green space and buffering habitat to the ancient woodland will incur a potentially significant additional
financial burden on any developer through the purchase of additional land, habitat creation costs and
long term management of the alternative green space.
Transport
14.346 Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns for all sites. TRICS survey data would suggest that vehicle trip generation
would in the region of 0.65 two way trips per unit for residential development outside dense
conurbations with excellent transport links. Modal split for the purpose of this report is estimated from
Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers
Public Transport users
Cyclists
Pedestrians

80%
9%
1%
10%

14.347
Trip rates and mode have been applied to the potential yields for each development area
and reported accordingly.
14.348 Potential development of 1640 units to the south of Great Lumley would need to access
the principle road network via Front Street and Back Lane to the north and Cocken lane to the south.
All are narrow rural roads unlit and without footway links. The 1640 units would generate approximately
1066 trips.
14.349 Predominantly trips to the north would need to use Front Street and Back Lane to reach
Lumley New Road then on to the A167 and A1M. A lesser rural route could be taken to the south via
Cocken Lane. Taking a 70/30 distribution this would result in 746 peak hour trips north through the
village and 320 trips south on Cocken Lane. Neither the highway link or junctions infrastructure could
support this level of demand.
14.350
Public transport links are limited and it is not envisaged these could be sustainable linked
to development in the south of the village. Facilities and amenities are limited in Great Lumley and
pedestrian links to the centre are poor. Sites at this location would be considered to be unviable due
to the limited capacity of the local network and the lack of sustainable travel opportunities. I consider
development at this location would be car reliant for longer employment retail and leisure trips.
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Heritage
Table 64
Yes
Designated asset on the site

No
X

Description of asset
In the ‘setting’ of a designated heritage asset

X

description of asset
Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact

Negative impact on the
legible landscape

If major 'negative' what mitigation could assist? Mitigation to focus on:
density/design
screening
investigation and options
recording alone
other
Any other heritage constraints?

Environment
Landscape character
14.351

County Character Area: Wear Lowlands

14.352

Broad Landscape Type: Lowland valley terraces

14.353

Broad character Area: Eastern Valley Terraces

14.354

Local Landscape Type: Terrace farmland -open arable; Lowland woods.

14.355 The area is made up largely of gently rolling open arable farmland divided by a fragmented
network of hedges. Much of the south of the area has been worked by surface mining. It includes
an area of allotment gardens, an area of scrub on the site of the former George Pit, and areas of
young plantation woodland. It is bounded in the north by Great Lumley, in the south by woodlands
along the Bow Burnand, and elsewhere by farmland of a similar character. It is crossed by Cocken
Lane and by a number of public footpaths and bridleways
Designation
14.356 Much of the area isn’t covered by any national or local landscape designations. Land in the
south west falls within an area identified as Area of High Landscape Value (AHLV) in the
Chester-le-Street Local Plan which extends to the south and west of the area.
Strategy
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The area lies within a Landscape Improvement Priority Area with a strategy of enhance.

Value
14.358

The area is of broadly medium value.

Visual environment
14.359 Higher ground in the west of the area is relatively prominent in views across the Wear
Lowlands. The area is otherwise relatively contained visually, being visible in shallow views from
receptors in the immediate vicinity and overlooked at distance from higher ground along the escarpment
to the east.
Potential effects
Potential effects of a large urban extension
14.360 An urban extension of that scale would entail development of only part of the area which
is around 86ha. It would be anticipated that development would take place in the north of the area
towards the village.
14.361 Development on the western edge would be prominent in views across the Wear Lowlands.
Development in the south would entail a sprawling incursion into open countryside. Development
elsewhere would entail a substantial incursion into open countryside although otherwise consistent
with the existing settlement form. Effects would be likely to be locally significant if development in the
south and on western high ground was avoided. There would be likely to be no significant effects on
a valued landscape if those areas were avoided.
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14.15 Kimblesworth
Picture 73

Ecology
14.362 The site contains mainly agricultural habitats including arable fields, small woodland coppices
and hedgerows.
14.363 The hedgerows are liable to be the only UK Priority Habitat on the site, although further
assessment will be required to understand if they meet the criteria for ‘important’ hedgerows under
The Hedgerows Regulations 1997.
14.364 A search of environmental records held by the Environmental Records Information Centre
for the North East of England indicates that there is a badger sett near the north western edge of the
proposed development and there could well be impacts on foraging habitat from development. The
site is likely to hold assemblages of common farmland birds. Linear features on the site could be
used by foraging or commuting bats and there is a risk of roosting bats within the woodland blocks.
14.365 The site lies close to the Howlmire Gill Local Wildlife Site and ancient woodland and is
within 1km of Waldridge Fell Site of Special Scientific Interest. Although indirect impacts on these
designated sites are unlikely there will be indirect impacts from increased recreation use, especially
as the Public Right of Way network links the proposed development to the designated sites. Waldridge
Fell Site of Special Scientific Interest already has significant negative impacts as a result of recreation
use and any increases in recreational activity on Waldridge Fell would be highly undesirable.
14.366 The impacts of development without mitigation are likely to be regarded as ‘National’ as
per the Guidelines for Ecological Impact Assessment in the UK & Ireland – Terrestrial, Freshwater
and Coastal (2016), Chartered Institute for Ecology and Environmental Management (CIEEM). This
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determination of impact is based predominately on the indirect impacts on designated sites including
a Site of Special Scientific Interest and ancient woodland and the potential to reduce the amount of
foraging habitat availability for badgers.
14.367 These development impacts would result in a net loss of biodiversity and negative impacts
on designated sites. Although the nature of the habitats on site mean that appropriate mitigation and
compensation for direct impacts would not be difficult to achieve through a mixture of on-site and
off-site habitat creation, compensation for the negative impacts on designated sites are more difficult
to mitigate. Significant alternative green space will be required in order to ensure that there is no
deterioration from increased recreation use of designated sites.
14.368 Overall, biodiversity is liable to be a significant constraint to development at this location
given the National nature of the impacts and scale of compensation and mitigation. The provision of
alternative green space will incur a potentially significant additional financial burden on any developer
through the purchase of additional land, habitat creation costs and long term management of the
alternative green space.
14.369 A smaller development, with fewer residential units, would still require mitigation against
the recreational impacts on designated sites although the scale of the required alternative green
space would be correspondingly reduced. This may make a smaller development more financially
viable.
Transport
14.370
Standard assumptions for trip generation and modal split have been used to establish the
trip generation patterns. TRICS survey data would suggest that vehicle trip generation would be 0.58
to 0.65 two way trips per unit depending on locality. Modal split for the purpose of this report is
estimated from Census data for the north east journey to work for rural towns and fringe.
Vehicle drivers - 80%
Public Transport users - 9%
Cyclists - 1%
Pedestrians - 10%
14.371 The site at Kimblesworth using the same assumption of 1060 units and above mode split.
Applying theses mode splits to an 1060 unit development would result in peak hour demand of 689
vehicle trips (using 0.65 trip rate due to locality) , approximately 95 additional Public Transport users,
10 cyclists and 106 pedestrians. (Assuming 1.5 sustainable transport trip per household average
and no increase in sustainable transport use from present levels).
14.372 The site sits midway between Durham and Chester-le-Street and west of the A167 principle
route between the two settlements.
14.373 Vehicle demand would be drawn primarily towards the A167 and onwards to Durham,
Chester le Street or the wider strategic network. It is estimated that approximately 80% of all vehicle
trips would travel to the A167 via Plawsworth (551 trips) of which 70% would travel north towards
the A1(M) (386) and 30% south towards Durham (165).
14.374 This level of vehicle demand on the principle network at peak hour would require significant
infrastructure improvements at all roundabout junctions between the A167 Plawsworth roundabout
and the A1(M).
14.375 Trips east to the A1(M) would result in stress at Plawsworth roundabout A167 and Ropery
Lane roundabout A167. Mitigation may be possible at all junctions to accommodate projected flows.
However, only junction modelling could inform the details of such measures. Additional operational
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capacity at the A167 roundabouts may be able to be achieved through lane widening, but this may
also be constrained by the highway boundary. There is concern about the link capacity of the A167
at Chester-le-Street where current demand results in severe congestion. It is unlikely that link capacity
can be improved at these locations and entry capacity at roundabouts is limited by the highway
boundary. The addition of a large development demand from Kimblesworth is unlikely to be able to
be accommodated within the current road network.
14.376 Whilst the location is served by Public Transport on the B6312, it is possible demand would
result in additional peak hour service requirements if the peak hour prediction above is correct.
14.377 Local provision is poor on highway for cyclists and links would need to be established to
the A167 Strategic cycle route. No cycle facilities are available on the B6312 and highway boundary
restrictions would limit availability. Cycling opportunities to Durham or further afield would remain
poor from the site.
14.378 Local amenities are limited and therefore pedestrian demand would be limited for the site
which stands remote from the wider service requirements and the development would be largely
reliant on private car or public transport.
Heritage
Table 65

Yes
Designated asset on the site
Description of asset
In the ‘setting’ of a designated heritage asset
Description of asset
Likely to have a minor negative/positive impact
Likely to have a major negative/positive impact
If major ‘negative’ what mitigation
could assist?

Mitigation to focus on
·

density/design

·

screening

·

investigation and options

·

recording alone

·

other

Any other heritage constraints?
14.379

Baseline

14.380

Landscape character

14.381

County Character Area: Wear Lowlands

14.382

Broad Landscape Type: Lowland valley terraces

194 Pre-Submission Exceptional Circumstances

No
X
X
X

Appendix 1: Areas of Search Beyond the Green Belt

14.383

Broad character Area: Eastern Valley Terraces

14.384

Local Landscape Type: Terrace farmland -open arable; Lowland woods.

14

14.385 The area is made up largely of gently rolling open arable farmland divided by a fragmented
network of hedges. Much of the south of the area has been worked by surface mining. It includes
an area of allotment gardens, an area of scrub on the site of the former George Pit, and areas of
young plantation woodland. It is bounded in the north by Great Lumley, in the south by woodlands
along the Bow Burnand, and elsewhere by farmland of a similar character. It is crossed by Cocken
Lane and by a number of public footpaths and bridleways
14.386

Designation

14.387 Much of the area isn’t covered by any national or local landscape designations. Land in the
south west falls within an area identified as Area of High Landscape Value (AHLV) in the
Chester-le-Street Local Plan which extends to the south and west of the area.
14.388

Strategy

14.389

The area lies within a Landscape Improvement Priority Area with a strategy of enhance.

14.390

Value

14.391

The area is of broadly medium value.

14.392

Visual environment

14.393 Higher ground in the west of the area is relatively prominent in views across the Wear
Lowlands. The area is otherwise relatively contained visually, being visible in shallow views from
receptors in the immediate vicinity and overlooked at distance from higher ground along the escarpment
to the east.
14.394

Potential effects

14.395 An urban extension of that scale would entail development of only part of the area which
is around 86ha. It would be anticipated that development would take place in the north of the area
towards the village.
14.396 Development on the western edge would be prominent in views across the Wear Lowlands.
Development in the south would entail a sprawling incursion into open countryside. Development
elsewhere would entail a substantial incursion into open countryside although otherwise consistent
with the existing settlement form. Effects would be likely to be locally significant if development in the
south and on western high ground was avoided. There would be likely to be no significant effects on
a valued landscape if those areas were avoided.
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15.1

For each site, CP Viability have been asked to confirm:
Whether the scheme is deemed to be viable; and
If shown to be viable, how much surplus is generated (which potentially could be used as a
contribution towards the proposed Western Relief Road).

15.2
With regard to likely S106 contributions CP Viability have relied on information provided by
the council.
15.3
CP Viability agreed to undertake a ‘desk top’ assessment only, therefore each location has
not been inspected. Furthermore, the assessments are to be undertaken within the context of the
emerging Local Plan viability testing and the assumptions made within this process.
15.4 In accordance with the relevant professional guidance and national planning policy (including
the recently updated Planning Practice Guidance on viability) CP Viability's appraisals assume a
hypothetical landowner and a hypothetical developer. The intention of a viability assessment is
therefore to identify the approach a ‘typical’ or ‘average’ developer / landowner would take to delivering
the site for development. A viability assessment does not therefore seek to reflect the specific
circumstances of any particular body (whether landowner or developer).
15.5
In undertaking our appraisals, CP Viability have utilised ARGUS Developer. This is an industry
approved cash-flow model, designed specifically for residual appraisals.
15.6 This report reflects the independent views of CP Viability, based on the research undertaken,
the evidence identified and the experience of the analysing surveyor.
15.7

Viability assumptions

15.8

Site Areas

15.9

CP Viability have adopted the net developable areas outlined above.

15.10 With regards to gross to net ratios, CP Viability have assumed a gross to net ratio of 55%
for New Brancepath and 75% for the other sites.
15.11

Dwelling Sizes and Mix

15.12
In line with the Local Plan viability testing, CP Viability have looked to ensure a density
equivalent to over 3,000 sq m per net Ha. This is considered to be realistic for residential schemes
of this scale. The dwelling sizes have subsequently been adjusted to ensure density rates are above
3,000 sq m per net Ha.
15.13
For each site CP Viability have assumed 10% of the dwellings would be provided as older
person housing, which for the purposes of the testing (and in line with the Local Plan testing) has
been assumed as bungalows.
15.14
CP Viability have adopted the affordable housing provisions outlined above in 1.1. For each
site we have assumed a split of 70/30 between affordable rented and intermediate.
15.15

Revenue

15.16 For Ushaw Moor, New Brancepeth and Brandon, CP Viability have mainly focused on recent
new build sales achieved in postcode area ‘DH7’. This includes evidence of sales achieved within
Ushaw Moor from a Taylor Wimpey development. In the testing, CP Viability have assumed an
196 Pre-Submission Exceptional Circumstances

Appendix 2: Viability Appraisals: Areas of Search

15

average dwelling size of around 90 sq m. For this size dwelling CP Viability have identified sales
achieved broadly between £1,800 to £2,100 per sq m (achieved between 2017 to 2018). CP Viability
have also had regard to Zoopla average house prices, which is based on Land Registry data and
can be filtered to postcode areas, settlements and regions. This data suggests that Brandon has the
highest average value out of the 3 and New Brancepeth has the lowest. Taking into account these
variations across these settlements, CP Viability have therefore applied the highest rate to Brandon
(£1,975 per sq m), Ushaw Moor at £1,900 per sq m, and the lowest rate at New Brancepeth (£1,825
per sq m).
15.17
For West Rainton, CP Viability have considered sales evidence from the wider area (although
it is stressed that data is limited within the West Rainton postcode of DH4). CP Viability have therefore
also considered nearby postcode areas such as DH2, DH3, DH5 and DH9. CP Viability have also
looked at the Zoopla average values for settlements (as above). This suggests that West Rainton
has a higher value than Brandon. Taking into account this data, we have applied a slightly higher
average value of £2,050 per sq m for West Rainton.
15.18

The average rate per sq m applied to the older person housing is uplifted by around 13%.

15.19
For the Affordable Rented units the adopted transfer values equate to 50% of the market
value. For the intermediate / Starter Homes the discount is equivalent to 75% of the market value.
15.20

Construction Costs

15.21
In accordance with evidence identified from the County Durham market (including BCIS
rates and evidence from actual schemes), CP Viability have adopted a basic average construction
cost equivalent to £957 per sq m for the market value and affordable dwellings. For the older person
housing this is increased to £1,086 per sq m.
15.22 External costs have been assumed at 15% of the basic construction cost, with a further 3%
allowed for contingency.
15.23

As for abnormal costs, CP Viability have allowed £150,000 per net developable Ha.

15.24
The Council has advised that there will be various costs associated with the Northern
Powergrid. The allowances equate to circa £2,300 per dwelling.
15.25

S106 Contributions

15.26
For each site, the council has provided CP Viability with costings related to ecology
contributions, as well as primary and secondary education. CP Viability have applied these to our
appraisals.
15.27
In addition, there is a further highways contribution of £7million for the West Rainton site,
which has been factored into the viability testing.
15.28
Regarding open space, it is presumed this would be discharged by an onsite provision (i.e.
the policy requirement would be met by on-site undevelopable land). The council has been unable
to confirm any maintenance charges for the open space land, therefore please note that this has, at
this stage, been excluded from the testing.
15.29
The council has also indicated that there is likely to be some landscape mitigation costs,
although given the scale of the projects these costs are likely to be minimal and unlikely to impact
on viability (mostly sub £50,000). For testing we have excluded these costs as we do not consider
them to have a material impact on viability (and would simply be reflected through an adjustment to
the site values).
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15.30

Other Appraisal Assumptions

15.31

Professional fees are assumed at 5% of build costs.

15.32 Marketing is assumed at 2.5% of revenue, plus £600 per dwelling for the market value units
and £300 per unit for the affordable.
15.33

Debit interest has been assumed at 6%, with a credit rate of 3%.

15.34

Sales rates equate to 6 per calendar month, with a corresponding construction rate.

15.35 Developer profit has been assumed at 20% of revenue for the market value dwellings, reduced
to 6% for the affordable units. This is in line with the Local Plan viability testing the draft Planning
Practice Guidance viability changes (currently going through a consultation process).
15.36

Benchmark Land Value (“BLV”)

15.37
CP Viability have had regard to the BLV’s adopted within the Local Plan viability testing.
However, it is stressed that the figures arrived at were based mainly on smaller sites, which tends to
command higher rates per net ha (for reasons of quantum). Our analysis has therefore focused more
on the BLV’s applied to the strategic site testing, which usually attract lower rates on a per net Ha
basis.
15.38 As stated in the recent Planning Practice Guidance for Viability (2018), BLV’s should reflect
a variety of scheme specific factors, including level of planning obligations, abnormal development
costs, site-specific infrastructure costs and professional site fees. This, therefore, suggests that the
BLV should be adjusted to reflect the specific circumstances of each site.
15.39

When assessing the BLV various factors need to be considered, including:

Value location. If the ‘end value’ of the houses is lower, then it is likely the BLV of the site will
be lower than higher ‘end value’ residential locations.
Abnormal costs. Higher abnormal costs will put a greater downward pressure on the BLV (i.e.
in accordance with the draft PPG changes sites with higher associated abnormal costs should
have a lower BLV). However, in this case the abnormal allowance assumption is the same across
all 4 sites (£150,000 per net Ha).
The ecology, education and National Powergrid contributions. Again, the inflated costs put a
greater pressure on the adopted BLV.
15.40 The adopted BLVs range from £125,000 to £150,000 per net Ha. The main adjustment here,
taking into account the assumptions made in the viability assessments, is in relation to value location.
Ushaw Moor and New Brancepath carry lower ‘end values’, therefore a rate of £125,000 per net Ha
has been applied. For Brandon and West Rainton, which carry higher ‘end values’, an uplift to £150,000
per net Ha is deemed appropriate.
15.41

Sensitivity Testing

15.42
In addition to our base appraisals, CP Viability have adopted a sensitivity test where the
revenue for each scheme is assumed to be increased by 5%.
15.43

Appraisal Results and Conclusions

15.44

The results from the base appraisals shows that all sites are unviable.
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15.45 Under the sensitivity test, where sales values are inflated by 5%, only Brandon is shown to
be viable. However, it is considered unlikely that this scheme would be able to support a contribution
to the Western Relief Road.
15.46 Ushaw Moor, New Brancepeth and West Rainton are all shown to be unviable, even if sales
values are increased by 5%.
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16.1 Sherburn Road Estate
Picture 74

Ecology
16.1 No statutory or non statutory designated sites are located within 2km of the site, and therefore
it is not thought that the development proposal would impact on these sites. The south-western
boundary of the site to includes a group of trees affected by a Tree Preservation Order at Bent House
Farm.
16.2

In terms of protected species, surveys and a detailed desk study have determined that:
The majority of the site is considered as having low potential for supporting breeding birds as
the dominant habitat is arable land, which is considered poor for many species of breeding bird.
The field margins around the arable land may be suitable, however, for some species of ground
nesting birds;
There is one tree on site that has features suitable for roosting bats. No other habitats or features
are considered to be suitable for roosting bats, although the hedgerows across the site and
around the boundaries of the site may provide suitable habitat for foraging bats or commuting
bats; and
Due to the overall balance of the habitat types and previous and current land use it is considered
that reptiles are unlikely to be present on site.
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16.3 Survey data for the Old Durham Beck indicated the presence of Salmon, Lamprey and Bullhead
which are protected by the EU Habitats Directive. Eel and Brown Trout have also been recorded
and are UK BAP priority species.
Landscape
16.4 An area of gently undulating open arable farmland lying west of the A1(M) and south of the
A181. The land falls gently to the south and east where it is bounded by the steeper slopes of the
valley of the Old Durham Beck and no buildings should be built below the 80m contour line. It is
bounded to the north by the southern edge of Dragonville industrial estate, to the west by Sherburn
Road Estate and to the east by the A1(M) which runs in a deep cutting.
16.5
The landscape is broad in scale and generally lacking in features being made up of large
amalgamated arable fields. The boundary network is heavily fragmented and reduced to a single
isolated hedge. There is a single farm group at Bent House on the edge of the site.
Landscape sensitivity
16.6
The site has a relatively robust and simple landform and few mature features that would be
vulnerable to development impacts. The single hedgerow crossing the site in the east is a parish /
township boundary: its morphology suggests it is a late post-medieval hedge associated with the
enclosure of Sherburn Moor rather than an ancient boundary. The site as a whole has an essentially
rural character in views out from the settlement edge, but more urban fringe in views back towards
it where the settlement edge is influential in the view.
16.7

Landscape sensitivity: medium.
Landscape Value

16.8
The site forms part of an area identified in the City of Durham Local Plan as an Area of High
Landscape Value which follows the Old Durham/Sherburnhouse Beck around the eastern edge of
the city. The site forms part of an open arable plateau between the valley landscapes of the Beck
and the city’s urban/industrial edge and is generally in poorer condition than, and of a lower scenic
quality than, the valley landscapes to the south. It nevertheless has some value as part of the visual
context of the valley with which it merges seamlessly. The area has no recreational value, being
arable farmland free of footpaths, but provides an open rural outlook from housing along Bent House
Lane which is also a bridleway.
16.9

Landscape value: low-medium
Visual Sensitivity

16.10 The site lies in the backdrop to the World Heritage Site in some views from the west
(Nevilledale Terrace/Briarville area) although largely screened by existing housing in the Sherburn
Road area. It does not otherwise form a significant part of the visual environment of the historic core.
As it occupies an elevated site it forms part of the skyline in views northwards across the Old Durham
valley – including views from the A1(M) A177, the B119, the Weardale Way, and the footpath network
between it and High Shincliffe to the south. It is visible at close quarters from housing along Bent
House lane and from the bridleway itself. The site is overlooked from higher ground along the
escarpment at distances of >2km.
16.11

Visual sensitivity: medium

Potential Landscape Effects
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16.12 Physical Features- The gently undulating landform of the site is such that impacts on the
natural topography would be low. The only mature landscape feature to be potentially affected would
be the former parish boundary hedge which is a low and gappy feature which no longer forms part
of a legible field system.
16.13 Character- The site is in agricultural use and built development would entail a fundamental
change in character. Development would relate reasonably well to the existing built form in the area
and would have a relatively low impact on the wider landscape provided that the relationship between
its southern edge and the skyline in views from the south was handled well (see below).
16.14

Potential landscape effects: without mitigation medium, with mitigation low.

Potential Visual Effects
16.15 Public Views - The southern development edge would be visible on the skyline in a wide
range of views to the south. The precise location and character of the skyline would vary according
to the orientation and elevation of the viewpoint. For many of the lower viewpoints the break in slope
at around the 80m contour is the current skyline although views penetrate further for some closer or
more elevated viewpoints such as the A1(M) embankment over the beck. Built development on or
below the 80m contour would form a hard settlement-edge skyline. Impacts would generally be of
medium or low order of magnitude, although higher from the A1(M) embankment at closer proximity.
16.16 Built development would be open to view from the immediately adjacent section of the A181
to the north in an urban fringe context where the impacts of additional development in the view would
be low.
16.17 Private Views - Development would obstruct views of open countryside for properties along
Bent House Lane and from Bent House Farm.
16.18

Potential visual effects: without mitigation medium, with mitigation low.

Indirect or Secondary Effects
16.19 It seems likely that development would not require significant off-site infrastructure and
therefore secondary impacts would be likely to be low.
Heritage
16.20 The site lies in the backdrop to the WHS in some views from the west (Nevilledale Terrace/
Briarville area). Whilst the site lies in the backdrop of the World Heritage Site in some views from the
west, design solutions which ensure there will no detrimental impact to the setting of the World
Heritage Site are thought to be possible particularly owing to there being screening by existing
housing.
16.21 There is a cluster of premises of historic significance at Old Durham to the west of the site,
including a Tithe Barn. a retaining wall and and a gazebo which are Grade II listed along with Old
Durham Gardens and Grade II on English Heritages list of historic parks and gardens.
16.22 There are no Conservation Areas within or affecting the site nor are there any Scheduled
Ancient Monuments located within the site boundary. In order to protect the character of the Old
Durham Beck and Old Durham, no buildings will be built below the 80m contour. In addition,
development proposals must protect the character and integrity of Bent House Farm. The presence
and identification of archaeological features at the site will need to be investigated further through
desk based research and subsequent investigation as necessary.
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Transport
16.23 Whilst this site would have good pedestrian, cycle and public transport links, the traffic signals
at the junction with Dragon Lane would not have capacity for extra traffic from this direction.
16.2 Sherburn Grange
Picture 75

Ecology
16.24 The site has few hedgerows or other features of nature conservation interest on site but
those that do remain appear to be along the lines of those existing in the nineteenth century and may
therefore be ‘important’. An interesting feature is the small copse in the centre of the site, associated
with a spring. It is isolated at present in between large fields, but would be more isolated if surrounded
by development. A habitat buffer will be required against the stream and the Scrambles Local Wildlife
Sites. BAP protected species on site/ adjacent. Scrambles Local Wildlife Site - adjacent to site
boundary (over Renny's Lane). Sherburn Hospital (CWS) is 710m away.
Landscape
16.25 A tract of gently undulating open arable farmland lying east of the A1(M) and south of Belmont
and north of the A181. The land falls gently to the south and east where it is bounded by the steeper
slopes of the minor valley of the Sherburnhouse Beck – with which it merges more gradually in the
northern area of the site. The landscape is broad in scale and generally lacking in features being
made up of large amalgamated arable fields. The boundary network is heavily fragmented and reduced
to a small number of isolated hedges. There is a single small copse and a line of isolated trees on a
relict boundary following a minor valley.
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16.26 The site has a robust and simple landform and few mature features that would be vulnerable
to development impacts. It has an essentially rural character in the west and south which becomes
increasingly semi-rural or urban-fringe closer to the A1M and Dragonville industrial estate to the east.
Sensitivity is low to medium.
16.27 The site forms part of an open arable plateau between the valley landscapes of the Beck
and the city’s urban / industrial edge and is generally in poorer condition than, and of a lower scenic
quality than, the valley landscapes. It nevertheless has value as part of the visual context of the valley,
and as open countryside preventing the coalescence of Durham City and Sherburn Village.
16.28 The site does not form part of the visual envelope of the World Heritage Site or the visual
environment of the historic core. The landscape is visually very open and crossed by public highways
including the A1(M) from which it is generally open to view. It is not crossed by any public rights of
way although it is bounded in the north by the Renny’s Lane bridleway. The northern part of the site
is visible from properties along the southern edge of Belmont which enjoy views out across open
countryside. Much of the site is visible from properties and public footpaths on the western edge of
Sherburn, and from Sherburn Hospital at distances ranging from 300m to 1500m. The site is
overlooked from higher ground along the escarpment at distances of >1.5km. Medium value.
16.29 Physical Features - The gently undulating landform of the site is such that impacts on the
natural topography would be low provided that the minor valley running throughout the site was
retained.
16.30 Character - The greater part of the area is in agricultural use and built development would
entail a fundamental change in character within the development footprint. The site is large and
complex and impacts on the local landscape would depend on the physical extent of development
and the degree to which it eroded the rural character of the landscape between the settlement edge
and the valley of the Sherburnhouse Beck.
16.31 Public Views - The site is visually open and built development would be highly visible from
the surrounding road network – the A1(M), A181 and the B1283 – until such time as any structural
landscaping became effective. Development in the east would be prominent in views from footpaths
on the edge of Sherburn. Development in proximity to Renny’s Lane would be visible from it and
obstruct views to the south.
16.32
Private Views -Development in proximity to Renny’s Lane would be visible from properties
in Belmont facing onto it, although screened in varying degrees by existing vegetation. Development
in the east of 5(i) would be prominent in views from properties on the eastern edge of Sherburn.
Development in 5(i) would be visible in varying degrees from Sherburn Grange and Naysmith Cottage.
Heritage
16.33 Some evidence of prehistoric occupation in the area to the east of the A1, but this is no
longer visible as a character. Size of site means it will require an archeological assessment. Not in
the setting of a heritage asset. However Sherburn Grange is located centrally within the site and is
a historic farmstead identifiable on first editions OS Map circa 1856-60 (potential constraint).
Transport
16.34
Access is available to the site via B1283. There are good public transport links on B1283
and facilities could be improved near this site. A vehicular access can be formed from B1283.
Congestion on the A181 is likely to significantly increase. As a result, it is likely that schemes to
address congestion in and around Durham city will need to be considered in order to ensure that
congestion ‘hotspots’ do not worsen – e.g. Crossoads on A181 at bottom of Dragon Lane; A690/A181
roundabout (Gilesgate Bank approach).
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16.3 Merryoaks
Picture 76

Ecology
16.35 Ecology have identified Local Wildlife Site on western and northern boundary with badger
setts, likely to require significant habitat buffer if developed. Lowe's Barn Local Wildlife Site lies
adjacent and Blaids Wood Local Wildlife Site lies within 400m.
16.36 There are TPO trees and woodlands at St. Cuthbert’s Hospice, on the northern boundary of
the site, and at Stonebridge, the valley to the east of the site, including the strip of woodland which
forms the site’s eastern boundary.
Landscape
16.37 A relatively flat area of ridge-top grazed as pasture with no hedgerows, trees or other features.
The site has a robust and simple landform and few mature features that would be vulnerable to
development impacts. It has an essentially rural character. Medium landscape sensitivity.
16.38 The site forms part of an area identified in the City of Durham Local Plan as an Area of High
Landscape Value (AHLV) which covers the undeveloped parts of the lower Browney and Deerness
Valleys to the west of the City. The landscape of the site itself is featureless but its scale is balanced
by woodlands to the west making it scenically attractive. It has value as open countryside maintaining
the separation of Durham City and Langley Moor, but little recreational value being devoid of footpaths.
16.39 The site does not play an important role in the setting of the World Heritage Site or the visual
environment of the historic core. It lies behind the cathedral in views from the north-north-west which
coincides with the alignment of the valley of the Wear north of the city. It therefore lies behind the
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cathedral only in distant views from where the land rises again in the Frankland area, in which it is
largely concealed by an area of higher ground around St Aidan’s College. There are views of the
cathedral tower seen against the sky from parts of the site, although often obscured or filtered by
vegetation.
16.40 The site is open to view from the A167 on the main southern approach to the city from where
there are panoramic views out across the Browney valley. The site is visible from across the lower
Browney and Deerness valleys to the west although its flat ridge-top location is such that it is generally
not visible from lower ground, and is screened further by woodlands along the adjoining slopes. It is
open to view from areas of higher ground such as the higher parts of Brandon and Brandon Hill. In
most views the site is visible in visually complex panoramas.
16.41 Physical Features - The relatively flat landform is such that impacts on the natural topography
would be low. There are no mature features within the site.
16.42
Character - The site is in agricultural use and built development would entail a fundamental
change in character. Development would read as an urban extension into open countryside on the
southern approach to the City.
16.43
Public Views - Development would be prominent in views from A167 until such time as
structural landscaping became effective (>10 years). Open views out from the A167 would be lost.
Development would be intermittently visible from across the Lower Deerness and Browney valleys
although typically in visually complex views and screened or assimilated by vegetation in varying
degrees.
16.44 Private Views - Development would be visible from some properties close to the site in Kings
Grove and Deyncourt.
16.45

Visual effects without mitigation high, with mitigation falling to medium

Heritage
16.46 Heritage have highlighted that development of the site is likely to have a major negative
impact on setting of historic farm buildings. Potentially harmful impact upon landscape character,
setting of historic farm buildings to south, loss of important frontage trees, impact assessment required
design/detailing, density of development must respond to context. Also Elvet Moor Farm historic farm
group (identifiable on OS plan circa1860), is prominent at the roadside. There is currently no
documented evidence available to rule out any archaeological potential of this site. Therefore a site
specific archaeological evaluation will be required of the site promoter, should the site be the subject
of a future development proposal.
Transport
16.47 The Merryoaks site is located on the western side of the A167 Darlington Road. In the vicinity
of Darlington Road is a dual carriageway with lane width approximately 7.0m narrowing to a single
carriageway with lane width approximately 4.0m. The carriageway is flanked by a combined 1.5m
footway/cycleway on its eastern side, and a seperate footway/cycleway fronting the development site
on its western side. In the vicinity of th site site, the A167 Darlington Road is subject to the national
speed limit and reduces to 40mph immediately north of the site as it enters Lowe's Barn residential
suburb. The Mount Oswald development on the eastern side of the A167 has a proposed access off
the A167 which establishes the principle of access from the A167. The Merryoaks site can be accessed
although mitigation would be required regarding congestion in this part of the city.
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16.4 Land off Frankland Lane (4/DU/117), Northern Quarter
Picture 77

Ecology
16.48 The development site currently comprises predominantly of semi improved grassland of
varying quality with a small amount of wet grassland, some hedgerows, mature hedgerow trees, a
small amount of colliery shale adjacent to the railway line, lowland mixed deciduous woodland and
some scrub. All of these are UK and Durham biodiversity action plan habitats. The least modified of
the grasslands may also qualify as wax cap grasslands and should be assessed accordingly.
16.49 Currently there is no species data for the site but the development boundary lies within 1km
of protected species t and 300m of recorded great crested newt breeding ponds. The intervening
habitat would support the presence of both species within the development area. The mature hedgerow
trees may qualify as veteran and may be suitable for roosting bats; the whole site will support foraging
bats. Similarly the development area has opportunities for nesting birds, including ground and cavity
nesters. All of the habitats on site will support specific suites of terrestrial invertebrates.
16.50 The development area offers limited habitat connectivity to the west and south but to the
east it abuts area of semi-improved grassland and scrub, the Hoppers Wood and Frankland Pond
Local Wildlife Sites and the River Wear valley riparian woodland habitat corridor. Connectivity of
habitats is good and will support species, including large mammal permeability both into an out of
the development site.
Landscape
16.51 The County Durham Landscape Character Assessment shows the site as lying within the
Wear Lowlands County Character Area which forms part of the larger Tyne and Wear Lowlands
National Character Area.
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16.52 The Wear Lowlands is a broad lowland valley in which the River Wear carves a meandering
course in steep sided valleys and wooded gorges between rolling terraces of mixed farmland. It is a
settled landscape containing old villages and the historic city of Durham together with later mining
and industrial settlements. The area is an important communications corridor and contains major
infrastructures such as the A1(M), the East Coast Main Line and major transmission lines. It contains
historic features from many periods including medieval defensive and religious buildings, bridges and
viaducts, railway lines and tramways, former colliery and industrial land and abandoned quarries.
16.53 The Wear Lowlands Character Area is divided into Incised Lowland Valley landscapes which
include the steep-sided valleys of the Wear and its tributaries, and Lowland Valley Terrace landscapes
which include the more gently undulating vale floor into which the incised valleys are cut. The site
lies within the Incised Lowland Valleys and within the Northern Wear Valley Broad Character Area.
16.54 Within this larger character area, the immediate context of the site is formed by the largely
undeveloped valley of the River Wear which penetrates into the centre of the city between areas of
mid to late C20th housing development at Newton Hall to the north, Gilesgate Moor to the south-east
and housing north of Claypath to the south. Here the River Wear meanders across a narrow floodplain
between moderately sloping valley sides. Agricultural land-use is a mixture of arable and pasture.
16.55 Field boundaries are hedges dating from piecemeal medieval and early post-medieval
enclosures. Some fields contain relics of medieval rig and furrow and the area is crossed by ancient
lanes. Hedgerow trees are generally sparse but locally abundant. Ancient semi-natural woodlands
of Hopper’s Wood lie in an incised dene on the northern slopes of the valley flanked by extensive
areas of scrub on reclaimed land south of the railway, and by more recent planted woodlands north
of the railway at Aykley Heads. The historic farm buildings and garden of Crookhall lie on the valley
floor north of the river and the remains of the medieval Kepier Hospital to the south.
16.56 The landscape contains some attractive views and is relatively tranquil although this is locally
eroded by elements such as the east coast main line which crosses it in the west and the A690 which
borders it in the east. Areas bordering onto the city have an urban fringe quality with detractive
elements including the sewerage works, electricity substation, car parks and industrial land north of
the river and the NEDL overhead services training area to the south.
16.57
The County Durham Landscape Character Assessment identifies smaller scale Local
Landscape Types and subtypes. The site is made up largely of the type Valley farmland Wooded
Pasture (sub-type Old Enclosure) and Disturbed Land (subtype Old Sandstone Quarry).
16.58 The potential visibility of the proposals has been modelled within a 2.5km radius of the site
the area in which it is likely that the most significant visual effects of development would occur. This
was derived by modelling a number of points within the site at existing ground level assuming a
viewing height of 2m. This does not capture the potential visibility of buildings but gives a reasonable
indication of where development would be visible from.
16.59 The Zone of Theoretical Visibility indicates that the site is widely visible from the Wear Valley
north of the city. To the north-east visibility falls off beyond a minor ridge north of Frankland Farm.
To the north and west it is not generally visible from the upper slopes of the valley beyond the railway
line. To the east it is visible from the opposing valley slopes. East of the A690, vegetation along the
highway and buildings on the settlement edge effectively control visibility further east. To the south
it is visible from adjacent areas of the City and from high ground on the southern flanks of the Durham
bowl between Mountjoy Reservoir and Observatory Hill.
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Heritage
16.60 The site is located within the setting of the Durham Cathedral and Castle World Heritage
Site and within the Durham (City Centre) Conservation Area. There are views from within the World
Heritage Site from the upper parts of the cathedral towers and castle. In view from the cathedral’s
central tower the site is largely open to view. The upper parts of the site are visible as a series of
open green fields below the woodlands of Aykley Heads. Woodland in the former quarry and mature
field boundaries are notable features.
16.61 The Grade II listed Fram Well Head, was constructed c.1450 and moved to its current location
beside the railway viaduct over Framwellgate Peth in 1959 from a position 165m to the north east,
where it would have been situated just beyond the western boundary of the Site. The line of the
stream from the well is marked on the 1839 Tithe Map as passing across the site.
16.62 To the south-west of the site, Sidegate is a steep, cobbled street within the Conservation
Area which has origins in medieval tenements, although the extant properties are of 19th and 20th
century date. The name refers to one of the medieval city gates and also to Sidegate Manor, of which
the manor house was located at Crook Hall. Weardale Way, which passes through the Conservation
Area along Frankland Lane south of the Site, is reputedly the line of a medieval pilgrimage route from
Chester-le-Street to Durham via Finchale Priory.
16.63 The Crook Hall site contains a very important collection of buildings outside of Palace Green
on the Peninsula. It is a complex site comprising of a Grade I Listed 14th century medieval house
and hall remodelled in the 15th century, with further alterations and remodelling later in the 17th
century; and converted agricultural buildings to the north and west which are early 18th century and
Grade II Listed. As well as the historic and architectural significance of the built form the associated
grounds include a variety of interlinked gardens including a walled garden and "secret" garden, each
space with their own unique identity and locally recognised for their historic and landscape value.
16.64 The site is located within the setting of the Crook Hall complex, which comprises of the
aforementioned three listed buildings. The remains of a moat that may have once surrounded the
Hall are still visible on the northern side. The land within the site to the west of the Hall would have
been part of Crook Hall Estate. A late 17th century red brick farm building 30m north of the Hall, and
an early 18th century stone barn and loft to the west of the Hall are listed Grade II. A further barn and
coach house at the Crook Hall site are not listed.
16.65 The gardens at Crook Hall include areas originally laid out as part of the Georgian gardens,
but are otherwise of recent origin. They are not included in English Heritage’s Register of parks and
gardens, and are locally designated in the Plan. The gardens principally derive their heritage
significance from their relationship with Crook Hall, in particular due to the value of the designed
aesthetic in providing the direct setting of the listed buildings.
16.66 Crook Hall has substantial evidential value as the only domestic open hall known in County
Durham, a rare survival of medieval fabric dating back to the early 14th century and remodelled in
the 15th century. The form of the medieval hall element remains readily appreciated and the evidential
value is enhanced by the other parts of the house, forming an interesting multi-period complex. The
central section dates from the 15th and 16th centuries and the westerly wing is of Georgian origin
and retains its domestic function as part of the family home.
2.16 The historical value of Crook Hall lies in its associations with the City of Durham over more than
seven centuries. Originally the manor house for the manor of Sidegate, the Hall takes its historical
name from the Croke family who settled there in the 12th century. During the mid-14th century, the
estate was divided and parts of the property were later held by William De Coxhow (Coxhoe) and
John Coupland, the knight who captured King David of Scotland at the Battle of Neville’s Cross (1346).
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In 1372, Crook Hall and Sidegate was sold to the Billingham family, who owned it until the 1650s.
The Billingham family’s associations with Durham extended to the granting to the city by Thomas
Billingham in 1450 of the water from Fram Well Head.
2.17 A medieval pilgrimage route from Chester-Le-Street to Durham via Finchale Priory reputedly
passed Crook Hall along the line now followed by the Weardale Way. Later local associations include
the antiquarian James Raine, librarian to the Dean and Chapter of Durham and author of ‘Saint
Cuthbert, with an Account of the state in which his Remains were found upon the opening of his Tomb
in Durham Cathedral’ (1828), who lived at Crook Hall from 1834 until his death in 1858.
16.67 The immediate setting of Crook Hall is defined by its grounds and gardens. Current views
from the Hall look out north over the designed gardens and beneath tree canopies over undeveloped
fields. Elsewhere within the grounds denser boundaries largely obscure views to the east and west,
with occasional views through and over trees to the World Heritage Site and development on the
east side of the Wear.
16.68 Within the context of the wider setting Crook Hall lies within the setting of the City, the
conservation area and World Heritage Site. Historically, Crook Hall often formed a distinct landmark
in some views marking the outer extent of development of medieval Durham. The setting of the Hall
today is best reflected in views where it is seen set in the context of the close proximity of the City
with a rural backdrop. The setting of Crook Hall has evolved and changed through time with its original
historic setting eroded via adjacent development and changes in land use that in the wider context
appear as fragmented and incoherent.
Transport
16.69 No access could be engineered from Sidegate. Sidegate is too narrow to support generated
traffic. Generated traffic may have a significant impact on Milburngate. 40 units would generate in
the region of 25 peak hour two way trips. This level of generation would have negligible impact at
Milburngate and therefore consider a residential development of that size would be acceptable on
highway grounds. Should plans come forward to increase development size and thus trip generation
then this would need to be reassessed.
16.70 The surrounding existing pedestrian network comprises footway provision along Framwellgate
Waterside, Frankland Lane and Sidegate. The pedestrian infrastructure is part of an established
network providing continuous footway connections between the development site, Durham City
Centre, Durham Bus Station and Durham Rail Station. Direct access into the heart of Durham City
Centre being afforded by the crossing of the River Wear via Penny Ferry Bridge, which is located to
the south of the site. There is also a network of Public Rights of Way in the vicinity of the site facilitating
pedestrian access away from the city centre to existing residential areas to the north east.
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16.5 4/UD/166
Picture 78

Ecology
16.71
The site lies between two Local Wildlife Sites which are also ancient woodland, any
development will increase footfall, disturbance and pet predation within the woodlands. The land is
integral to the badger population in the area and its loss could negatively impact upon the foraging
area of the badger population and lead to habitat fragmentation. Other issues include the impact on
mature trees and hedgerows.
Landscape
16.72 Large sprawling incursion into attractive open countryside poorly related to existing urban
form on prominent elevated and sloping site. Likely to have significant residual landscape and visual
effects.
Heritage
16.73 The site is adjacent to the conservation areas of Burnhall and Sunderland Bridge, but is
unlikely to impact upon these.
Transport
16.74 Access could be formed from South Road. This would require widening of the carriageway
and introduction of a protected right turn and pedestrian refuge facilities. Bus stops on South Road
are served by frequent services with good direct links to Durham City however more than 2/3 of the
site is outside of the specified 400 metre walk.
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16.6 Sniperley
Picture 79

Ecology
16.75 The former Cater House Pit and waggonway has some nature conservation value and is
managed by the Council for its wildlife interest.
16.76 There is one historic record of a protected species being found in the northern part of the
site. The site’s eastern edge falls just within 500m of a great crested newt site although this is located
on the eastern side of the A167 and there have been no newts recorded on the site to date.
Landscape
16.77 The County Durham Landscape Character Assessment (2008) identifies the site as being
within the Wear Lowlands which is characterised by a mix of landscapes (including urban and industrial
development with semi-rural or urban fringe, gently rolling terraces of open arable and mixed farmland
and some steep sided wooded gorges and denes). The predominant landscape type within the site
is open arable terrace farmland but the site also incorporates lowland woods, denes and bluffs and
some pasture.
16.78 Both Folly Plantation in the north east of the site and the former Cater House Pit and
waggonway at its centre contain areas of mature woodland. To the north of the site small streams
run through the plantation which follows a small dene.
16.79 Mature hedgerows exist along Trout’s Lane, Potterhouse Lane, and the B6532 and on some
field boundaries within the site. Relatively few field boundaries remain on the site although those
that exist may represent 'important' hedgerows under the Hedgerow Regulations 1997.
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16.80 Several of the trees within the long strip of woodland along the boundary of Sniperley Hall
and Sniperley Farm are protected by Tree Preservation Orders (TPOs).
Topography and Key Views
16.81 The site rises gradually northwards to a ridge at the northern extent providing a strong visual
boundary from higher ground which extends in a northerly direction towards Sacriston.
16.82

The site is visible from a variety of locations including:

Southwards from Findon Hill and the B6532 north;
Potterhouse Lane, although the southern part is partially screened or filtered by vegetation;
The A167, although views are generally screened or heavily filtered by roadside vegetation;
The southern part of the site is open to view from the Park and Ride;
The B6532, the site is generally open to view on both sides; and
The A691, although views into the site south of Trout’s Lane are limited due to the intervening
woodland belt at Sniperley Hall and Lanchester Hospital.
16.83

Heritage

16.84 The historic character of the site itself has not survived. There are some features of unidentified
form and date known from aerial photographs of the site. However this area no longer shows any
evidence of its former post-medieval planned enclosure and piecemeal enclosure, because the former
field boundaries have been grubbed out to create large modern fields. The presence and identification
of archaeological features at the site will need to be investigated further through further desk based
research and subsequent investigation as necessary.
16.85 The site does not form part of the setting to the World Heritage Site, and is not part of the
visual environment of the historic core. There are no designated Conservation Areas within or affecting
the site.
16.86 Sniperley Hall along with its gardens is designated as a Historic Park and Garden of local
interest and is classed as a Designed Landscape in the Landscape Character Assessment.
Transport
16.87 The site is located to the north of the junction of the A691 and the A167. The A691 provides
access by road south to Durham City and north to the villages of Sacriston and Witton Gilbert and
on to Consett. The A167 provides direct access from the site northwards to the A1 via Chester-le-Street
and southwards to Newton Aycliffe via Spennymoor. The B6532 from Durham to Sacriston bisects
the site from south to north. Potterhouse Lane and Trout’s Lane (unclassified roads) cross the northern
end of the site from east to west providing a link between the A167 and the A691.
16.88 Traffic modelling shows that the A167 is currently the most congested part of the transport
network in both the AM and PM peaks. The traffic on the A167 creates a barrier for traffic when
entering or leaving the city at peak times with significant bottlenecks especially where the A690 and
A691 join the A167 in the west of the city at the Nevilles Cross Junction and Sniperley Roundabout.
The modelling predicts that congestion on the network will increase both as a result of predicted
national increases in traffic and more localised increases as a result of proposed new development.
Therefore to relieve congestion and to enable development to the west and north of the city to come
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forward a solution is required. Given this absence of an effective alternative and the existing and
future congestion there is therefore a requirement for the provision of a Western Relief Road (WRR).
The relief road will allow traffic from the A690 and A691 to avoid bottlenecks thus reducing congestion
for all users. The most significant reductions in traffic take place on the length of the A167 by-passed
by the proposed Western Relief RoadRR.
16.89

Public Transport

16.90 Sniperley Park and Ride is sited at the junction of the A167 and the A691 immediately to the
south of the site. The Park and Ride provides a frequent 10 minute daily service at peak times to
Durham City for residents and commuters.
16.91 Regular bus services from Durham to Chester-le-Street, Newcastle and beyond operate
along the A167. Similarly, regular bus services between Durham and Consett operate along the A691.
16.92 There are bus stops within the site adjacent to the junction of the B6532 and Trout’s
Lane/Potterhouse Lane. Bus stops located within 400m of the site’s southern boundary can be
accessed on Dryburn Road and Finchale Road in Framwellgate Moor and along the A691.
Walking and Cycling
16.93 The A167, A691 and B6532 all have footpaths along their eastern sides along the stretch
from the site’s northern to the southern extent. The path along the southbound carriageway of the
A167 also forms part of a Sustrans Local (off road) cycle route. This route also will form part of the
Great North Cycleway which will be a regional route linking Newcastle to Darlington. There are
currently no formal pedestrian crossing points or formal cycle infrastructure on these roads in the
vicinity of the site. There is an existing underpass beneath the A167 which is currently in very poor
condition and would need significant upgrading if it were to perform as a key link between Sniperley
Park and Framwellgate Moor.
16.94 The site is crossed by public footpaths which link to Framwellgate Moor and Pity Me to the
east and Kimblesworth Grange to the north.
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16.7 4/DU/171
Picture 80

Ecology
16.95

No major issues, some buffer required along south eastern edge.

Landscape
16.96 Physically isolated incursion into attractive open countryside (Area of High Landscape Value)
which is prominent from A691 and wider Browney valley to the south and west and affecting setting
of Sniperley Park (Non-designated Heritage Asset: proposed Parks, Gardens & Designed Landscapes
of Local Interest).
16.97 The northern parts of the site (around 2 ha) could have lower impact if developed in conjunction
with land to the north. As currently defined, likely to have significant landscape effects.
Heritage Summary
16.98 'U' shaped, red brick Lanchester Road Hospital building is a non-designated heritage asset
to the north-west. Non-designated asset should be assessed to establish significance. Should
significance be established, potential impact on the asset should be a primary consideration of any
application. Sniperley Hall, to the south-east appears on the first edition OS circa 1860 and is a non
designated heritage asset within the site.
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16.99 Sniperley Hall Park and Garden of Local Interest associated with the hall. Non-designated
asset should be assessed to establish significance. Should significance be established, potential
impact on the asset should be a primary consideration of any application. There are no scheduled
monuments within this site however there is over 1ha of greenfield land therefore the Archaeology
Section would request a geophysical survey and trial trenching accompany any planning application.
Transport
16.100 The site sits in a reasonable location for sustainable travel adjacent to the A691 bus routes
and within walking distance (800m) of the Sniperley park and ride site. The A691 is derestricted at
this location but approaches from both directions are straight and it is likely a priority ghost island
junction with acceptable safe stopping distances could be constructed to the centre of the site. Given
the high mainline (A691) traffic volumes a ghost island protected right turn lane with pedestrian islands
giving crossing provision to north bound bus stops would be required.
16.8 4/DU/178
Picture 81

Ecology
16.101

Would require bat surveys of building, no major issues.

Landscape
16.102 Physically isolated incursion into attractive open countryside (AHLV) prominent from A691
and wider Browney valley to the south and west and affecting historic parkland of Sniperley Park
(Non-designated Heritage Asset: proposed Parks, Gardens & Designed Landscapes of Local Interest).
The site contains large numbers of TPO trees. Likely to have significant landscape effects.
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Heritage
16.103 Sniperley Hall appears on the first edition OS circa 1860 and is a non designated heritage
asset within the site. Site falls within Sniperley Hall Park and Garden of Local Interest. Non-designated
asset should be assessed to establish significance. Should significance be established, potential
impact on the asset should be a primary consideration of any application. This site includes Sniperley
House and would require building recording should the Hall be demolished.
Transport
16.104 The site sits in a reasonable location for sustainable travel adjacent to the A691 bus routes
and within walking distance of the Sniperley park and ride site (600m). The A691 is derestricted at
this location but approaches from both directions are reasonably straight and it is likely a priority ghost
island junction with acceptable safe stopping distances could be constructed. Given the high mainline
traffic volumes a ghost island protected right turn lane with pedestrian islands giving crossing provision
to north bound bus stops would be required. The junction would need to be constructed to the north
of the site. Removal of roadside hedging and a single large mature tree would be necessary to achieve
acceptable safe stopping distances.
16.9 North of Arnison
Picture 82

Ecology
16.105 There are Great-Crested Newts on-site so further investigations will be required to quantify
the population size. Redhouse Wood Local Wildife Site, Framwellgate Carrs Local Wildlife Site and
Brasside Pond Site of Special Scientific Interest are located 700m, 990m and 1.9km respectively
from the site.
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16.106 Low lying grassland habitat situated on the western edge of the site has been identified as
a potentially valuable habitat resource as a wildlife corridor and should be retained as grassland
habitat within the proposed development.
16.107 Backdene Burn situated adjacent to the western boundary of the site has also been identified
as being an ecological resource that will require protection from any adverse effects of development,
especially while construction work is in progress.
16.108

In terms of protected species, surveys and a desk study have determined that:

Ponds next to Hagg House Farm are known to support Great Crested Newts (GCNs): County
Council surveys in 2011 identified presence, but further surveys will be required to quantify the
population size;
Buildings and mature trees within the site may have the potential to support bat roosts; and
Arable fields and their associated field margins have potential to be of importance in maintaining
populations of farmland birds.
Landscape
16.109 The land is predominantly pasture land encompassing open fields. The site is delineated
by field boundary walls and fences. There is limited tree cover across the site.
16.110 At the southern end of the site lies Hagg House Farm, which contains a number of residential
and farm buildings, accessed off Rotary Way.
16.111 Wrapped around by the site boundary in the east is Red House Farm, comprising residential
and farm building, accessed off Chester Low Road.
16.112 A small watercourse known as Blackdene Burn flows in a northerly direction along the
western boundary of the site, on the eastern edge of the A167.
16.113
Large incursion into open countryside visible from A167 , Public Right of Way and
Kimblesworth and overlooked from higher ground. Impacts of development in western edge of site
likely to be greater than elsewhere. Likely to have some significant residual landscape and visual
effects unless built form avoided in some areas (western valley feature) and other areas screened
with substantial structural landscaping.
16.114 Topographically the site is defined by steep slopes on its western boundary rising from the
A167 corridor, and an area of gently undulating plateau which falls to the Wear Valley and reflects
the underlying topography of the existing northern extents of the city.
16.115 The Durham County Landscape Character Assessment was published in 2008. It divides
the into six recognisable County Character Areas. Durham City lies within the area called the Wear
Lowlands, and to the west of the city this area grades rapidly into the West Durham Coalfield area.
The site lies within the Wear Lowlands.
16.116 The Wear Lowlands comprise the broad valley of the River Wear between the rising Pennine
landscapes to the west and the limestone escarpment to the east. The River meanders through an
incised and well wooded valley within an area of rolling, predominantly arable, agricultural land above
the valley which is sparsely wooded. Within this area the settlement pattern around the city is
dominated by mining and industrial settlements which have built on, and in most cases replaced,
earlier agricultural villages.
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16.117 The area is an important communications corridor and contains major infrastructure such
as the A1(M), the east coast main rail line, and major transmission lines. There are historic features
such as disused rail lines, tramways and other relics of the mining industry within the area, and areas
of reclaimed and restored land which lack maturity.
16.118 The Wear Lowlands Character Area contains two Broad Landscape Types named ‘Incised
Lowland Valley’ and ‘Lowland Valley Terraces’. Areas of incised Lowland Valley form part of the
heavily wooded incised valley corridor of the River Wear, whilst Lowland Valley Terraces are part of
the open rolling farmland terraces on either side of the valley. The site contains areas of each of the
two broad landscape types of the Wear lowlands.
16.119 The broad landscape types of Incised Lowland Valley and Lowland Valley Terraces are
made up of a number of more detailed and varied areas called local landscape types. Within the site
lie parcels of the landscape types Open Arable, (dominant), Dene Pasture, Wooded Arable and Valley
Pasture. These reflect the subtle differences in land management which have lead to some areas
having more woody vegetation than others.
16.120 The site is dominated by arable landscape types, with pasture in the land to the east of
Chester Low Road, and Dene Pasture on the steep slopes at the western boundary.
16.121 In relation to its historic landscape characterisation the site comprises only post medieval
enclose and settlement. No historic features have been identified.
16.122 Findon Hill limits the zone of visibility of the site from viewpoints to the south-west, west
and north-west, although from viewpoints on Findon Hill there are views over the site, and beyond
across the Wear Lowlands. The horizon of these views, which are extensive, is indicated by the brown
dashed line beyond Hetton-le Hole and Houghton-le-Spring to the east. Two key viewpoints have
been identified in this area: one at the edge of Sacriston (2km from the A167 site boundary) and one
at the edge of Kimblesworth (0.5km from the A167).
16.123 To the east of the site the rapid fall of the land to the lower lying land within the Wear Valley
means that there are few views of the site from the east within the 4 km zone. The only significant
view is from the edge of the settlement of Great Lumley which lies around 3km from the site.
16.124
Potential partial views from high land at Waldridge Fell on the edge of the 3.5km zone are
largely obscured by the intervening development on the lower slopes of Findon Hill at Nettlesworth
and Kimblesworth, and are not investigated further in this document.
16.125 Overall there are relatively few significant longer range views over the site despite the
extensive views which are obtained across the Wear Lowlands.
Heritage
16.126 The site itself does not contain any extant heritage assets of greater than local significance.
Extant features are limited to the buildings of Hagg House Farm; historic enclosure hedgerows in the
east of the site and on its northern and eastern boundaries; records of ridge and furrow at the western
edge; possible quarries now used as ponds near the farm buildings and a steep embankment in the
west which may reflect past extraction. No remains of the nineteenth century railway in the north are
likely to survive. None of these elements rate as of greater than local significance.
16.127 There are two HER records (39881 and 39882) as shown in Figure 14 within the site close
to Red House Farm, both of which are undated and recorded as ‘linear features noted on aerial
photographs’. The features are most likely to represent ploughed out post-medieval field boundaries
and no more than local significances.
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16.128 Designated heritage assets, including Plawsworth Conservation Area, Durham World
Heritage Site and listed buildings (including Viewly Grange ref. 35995) lie at some distance from the
site and topography and intervening vegetation and built form suggest that development of the site
would not harm the setting of any of these assets. The area will be developed without harming the
visual envelope of the Durham World Heritage Site.
16.129 Retention of the Hagg House farm buildings and their immediate setting is likely to ensure
that any earlier remains relating to the Hagg House settlement would remain undisturbed. The evidence
for any Roman potential across the site is weak.
Transport
16.130 The only vehicular accesses to the site are those serving Hagg House Farm and Red House
Farm, off Rotary Way and Chester Low Road respectively. However each of these highways abuts
the site along a considerable length and provide opportunity for creating further access points.
16.131 A bridleway (no. 7) cuts across the site from Chester Low Road to Rotary Way, where it
shares the access to Hagg House Farm.
16.10 4/BS/01

Picture 83

Ecology
16.132

This area is species rich grassland with developing scrub and should be discounted.

Landscape
16.133

Informal woodland / scrubland. Significant adverse residual impact.
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Heritage
16.134 No known heritage assets on site or nearby. As the site is over 1ha an archaeological
assessment would be required.
Transport
16.135 Site is accessed from Finchale Avenue which currently suffers from congestion and parking
problems associated with the prison. Substantial improvements would be needed to Finchale Road.
Northern Relief Road should be in place to accommodate additional traffic.
16.11 4/BS/02
Picture 84

Ecology
16.136 This is on the proposed route of the Northern bypass. There will need to be some
assessment of hedgerows and habitats. Also there is currently a serious erosion problem in Redhouse
Gill caused by the drainage from the existing houses which is having an adverse effect on the biology
of the river Wear. The Environment Agency are investigating. Any new housing here would have to
include methods of water attenuation to combat the run off and erosion problem. This may include
the loss of land to holding structures or SUDs. Conflict between housing allocation, road route and
drainage problems. 500m of GCN, Redhouse Farm, Framwellgate Carrs, Brasside Ponds.
Landscape
16.137 Some adverse residual impact. Development should retain mature features and structural
landscaping along railway line.
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Heritage
16.138 There are no known issues with this site. There is currently no documented evidence
available to rule out any archaeological potential of this site. Therefore a site specific archaeological
evaluation will be required.
Transport
16.139 Proposed Northern Relief Road would cross through this site. Site would effectively be
split into two parts with access potentially from Finchale Avenue and C12.
16.12 4/BS/04
Picture 85

Ecology
16.140 The site is located within 500m of a pond with potential for Great-Crested Newts, and there
is history of newts on the site. Redhouse Wood (CWS), Brasside Pond (SSSI) & Brasside Pond
(SSSI) are within 700m, 990m and 1.9km respectively of the site. Further ecological investigation
required to establish what mitigation may be necessary as a result of increased recreational
impacts/habitat disturbance.
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Landscape
16.141 Large incursion into attractive open countryside on sloping site visible from Finchale Road,
ECML and PROW. Impacts in northern end of site likely to be greater than in south. Likely to have
some significant residual landscape and visual effects unless built form avoided in some areas and
others screened with substantial structural landscaping. Impacts in northern end of site likely to be
greater than in south.
Heritage
16.142 The site itself does not contain any extant heritage assets of greater than local significance.
Extant features are limited to the buildings of Hagg House Farm; historic enclosure hedgerows in the
east of the site and on its northern and eastern boundareis; records of ridge and furrow at the western
edge; possible quarries now used as ponds near the farm buildings and a steep embankment in the
west which may reflect past extraction. No remains of the nineteenth century railway in the north are
likely to survive. None of these elements rate as of greater than local significance. There are two
HER records (39881 & 39882) within the site close to Red House Farm, both of which are undated
and recorded as 'linear features noted on aerial photographs'. The features are most likely to represent
ploughed out post-medieval field boundaries and no more than local significances.
16.143 The area could be developed without harming the visual envelope of the Durham World
Heritage site. Some aerial photographs do indicate potential for sub-surface archaeological features
lie in areas across the site. Further detailed survey and investigation work would be required to support
a planning application and inform detailed layout. Site lies to south of the Grade II listed Viewly Grange
Farmhouse and Grade II listed wall adjoining. Nags Fold Farm is shown on the 1860 and may contain
buildings worthy of retention as non-designated heritage assets. Development of this site could have
a minor adverse impact on the setting of these historic farms which retain their historic relationship
with the wider historic landscape. Much of the historic field pattern is still evident today in aerial views.
Transport
16.144 Northern Relief Road would need to be complete. Access may be possible from C12 to
east part of site but substantial improvement would be needed to this route. This site would be better
served by access from roundabout on Rotary Way and through 4/BS/05.
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16.13 4/BS/05a
Picture 86

Ecology
16.145 There are Great-Crested Newts on-site so further investigations will be required to quantify
the population size. Redhouse Wood (CWS), Framwellgate Carrs (CWS) & Brasside Pond (SSSI)
are located 700m, 990m and 1.9km respectively from the site. Further detailed ecological assessments
required by proposer to ascertain the site's ecological value and the presence of protected species,
and also establish what mitigation may be necessary in respect of reducing potential adverse effect
as a result of increased impact/habitat disturbance.
Landscape
16.146
Large incursion into open countryside visible from A167 , Public Right Of Way and
Kimblesworth and overlooked from higher ground. Impacts of development in western edge of site
likely to be greater than elsewhere. Likely to have some significant residual landscape and visual
effects unless built form avoided in some areas (western valley feature) and other areas screened
with substantial structural landscaping.
Heritage
16.147 The site itself does not contain any extant heritage assets of greater than local significance.
Extant features are limited to the buildings of Hagg House Farm; historic enclosure hedgerows in the
east of the site and on its northern and eastern boundaries; records of ridge and furrow at the western
edge; possible quarries now used as ponds near the farm buildings and a steep embankment in the
west which may reflect past extraction. No remains of the nineteenth century railway in the north are
224 Pre-Submission Exceptional Circumstances

Appendix 3: Submitted Sites Within the Green Belt

16

likely to survive. None of these elements rate as of greater than local significance. There are two
HER records (39881 & 39882) within the site close to Red House Farm, both of which are undated
and recorded as 'linear features noted on aerial photographs'. The features are most likely to represent
ploughed out post-medieval field boundaries and no more than local significances. The area could
be developed without harming the visual envelope of the Durham World Heritage site. Some aerial
photographs do indicate potential for sub-surface archaeological features lie in areas across the site.
Further detailed survey and investigation work would be required to support a planning application
and inform detailed layout. Hag House is shown on the 1860 OS Map and may contain surviving
historic buildings worthy of retention as a non designated heritage asset.
Transport
16.148 Access to the site can only be obtained from Rotary Way roundabout. The Northern Relief
Road would need to be in place to accommodate the additional traffic.
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17.1 CP Viability have been instructed to undertake viability testing of 2 potential strategic sites
located on the edge of Durham City, as summarised below:
Table 66
Site location

Land type

Estimated
dwellings

Net developable
area (Ha)

Affordable
housing (%)

Sniperley Park

Greenfield

1,700

55.8

25%

Sherburn Rd, Gilesgate

Greenfield

450

12.86

25%

17.2

For each site, the Council requires confirmation of:
Whether the scheme is deemed to be viable
If shown to be viable, how much surplus is generated (which potentially could be used as a
contribution towards the proposed Western Relief Road).

17.3
We have agreed to undertake a ‘desk top’ assessment only, therefore each location has not
been inspected. Furthermore, the assessments are to be undertaken within the context of the emerging
Local Plan viability testing and the assumptions made within this process.
17.4
With regard to likely S106 contributions we have relied on information provided to us by the
Council.
17.5
In accordance with the relevant professional guidance and national planning policy our
appraisals assume a hypothetical landowner and a hypothetical developer. The intention of a viability
assessment is therefore to identify the approach a ‘typical’ or ‘average’ developer / landowner would
take to delivering the site for development. A viability assessment does not therefore seek to reflect
the specific circumstances of any particular body (whether landowner or developer).
17.6 In undertaking our appraisals, we have utilised ARGUS Developer. This is an industry approved
cash-flow model, designed specifically for residual appraisals.
17.7 This report reflects the independent views of CP Viability, based on the research undertaken,
the evidence identified and the experience of the analysing surveyor.
17.8

Site Areas

17.9

We have adopted the net developable areas outlined above.

17.10 With regards to gross to net ratios, for Sniperley Park we have assumed a gross to net ratio
of 60% (which is in line with the emerging Local Plan viability testing). For Sherburn Rd, Gilesgate
(which provides 450 dwellings) this ratio is 65%.
17.11

Dwelling Sizes and Mix

17.12
In line with the Local Plan viability testing, for Sherburn Road it has been assumed an
average 2 storey dwelling size of 95 sq m for the market value dwellings. For Sniperley Park, it has
been assumed an average 2 storey dwelling size of 110 sq m for the market value dwellings owing
to demand for larger properties in this part of Durham City. For older person housing and affordable
housing we have assumed an average size of 80 sq m.
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17.13
For each site we have assumed 10% of the dwellings would be provided as older person
housing, which for the purposes of the testing (and in line with the Local Plan testing) has been
assumed as bungalows.
17.14
We have adopted the affordable housing provisions outlined above. For each site we have
assumed a split of 80/20 between affordable rented and intermediate.
17.15 Both Sniperley Park and Sherburn Rd are considered to be located in areas of high demand.
As such, and based on the comparable evidence identified, adopted average market value sales
values equivalent to £2,500 per sq m have been assumed for Sherburn Road and £2,750 per sq m
for Sniperley Park.
17.16

The average rate per sq m applied to the older person housing is uplifted by around 8%.

17.17
For the Affordable Rented units the adopted transfer values equate to 50% - 45% of the
market value. For the intermediate the discount is equivalent to 67.5% and 75% for Sniperley to
include Starter Homes / Discounted Market Value of the market value.
17.18

Construction Costs

17.19
In accordance with the Local Plan viability testing, we have adopted a basic average
construction cost equivalent to £938 per sq m for the market value and affordable dwellings went up
to £1,008 psm for Sniperley. For the older person housing this is increased to £1,058 per sq m
and £1,132 psm for Sniperley.
17.20
External costs have been assumed at 15% of the basic construction cost, with a further 3%
allowed for contingency.
17.21
As for abnormal costs, for Sniperley Park we have allowed £100,000 per net developable
Ha. For Sherburn Rd, a smaller site requiring less infrastructure etc, it is reduced to £75,000 per net
Ha.
17.22
The Council has advised that there will be various costs associated with the Northern
Powergrid. The allowances generally range from circa £1,700 to £2,300 per dwelling.
17.23

S106 Contributions

17.24
For each site, the Council has provided us with costings related to ecology contributions,
as well as primary and secondary education. We have applied these to our appraisals.
17.25
Regarding open space, it is presumed this would be discharged by an onsite provision (i.e.
the policy requirement would be met by on-site undevelopable land). The Council has been unable
to confirm any maintenance charges for the open space land, therefore please note that this has, at
this stage, been excluded from the testing.
17.26
The Council has also indicated that there is likely to be some landscape mitigation costs,
although given the scale of the projects these costs are likely to be minimal and unlikely to impact
on viability (mostly sub £50,000). For our testing we have excluded these costs as we do not consider
them to have a material impact on viability (and would simply be reflected through an adjustment to
the site values).
17.27

Other Appraisal Assumptions

17.28

Professional fees are assumed at 5% of build costs.
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17.29 Marketing is assumed at 3% of revenue adjusted to 2.5%, plus £600 per dwelling for the
market value units and £300 per unit for the affordable.
17.30

Debit interest has been assumed at 5.5%, with a credit rate of 3%.

17.31 Developer profit has been assumed at 20% of revenue adjusted to 17.5% for Sniperley for
the market value dwellings, reduced to 6% for the affordable units. This is in line with the Local Plan
viability testing the draft Planning Practice Guidance viability changes (currently going through a
consultation process).
17.32

Benchmark Land Value (“BLV”)

17.33
We have had regard to the BLV’s adopted within the Local Plan viability testing. However,
it is stressed that the figures arrived at were based mainly on smaller sites, which tends to command
higher rates per net ha (for reasons of quantum). Our analysis has therefore focused more on the
BLV’s applied to the strategic site testing, which usually attract lower rates on a per net Ha basis.
17.34
As stated in the Planning Practice Guidance for Viability, BLV’s should reflect a variety of
scheme specific factors, including level of planning obligations, abnormal development costs,
site-specific infrastructure costs and professional site fees. This, therefore, suggests that the BLV
should be adjusted to reflect the specific circumstances of each site.
17.35
For Sherburn Rd we have applied £600,000 per net Ha. For Sniperley Park this is reduced
to £485,000 per net Ha. Please note, whilst both are situated within areas of high demand, other
factors need to be considered when arriving at an appropriate BLV, including:
17.36 Total size of the schemes. Sniperley Park (93 gross Ha) is considerably larger than Sherburn
Rd (19.78 gross Ha), therefore the rate should be adjusted to reflect quantum.
17.37 For Sniperley Park, the assumed abnormal costs equate to £100,000 per net Ha, compared
to £75,000 per net ha at Sherburn Rd. There is therefore a greater downward pressure on the Sniperley
Park BLV owing to the increased abnormal costs (i.e. in accordance with the draft PPG changes
Sniperley Park should carry a lower BLV when compared to Sherburn Rd, to reflect its higher
associated abnormal costs).
17.38
For Sniperley Park, the ecology, education and National Powergrid contributions equate to
around £12,000 per dwelling. In comparison, the equivalent for Sherburn Rd is around £8,500 per
dwelling. Again, the inflated costs associated with Sniperley Park but a greater pressure on the
adopted BLV.
17.39

Appraisal Results and Conclusions

17.40

The results from the base appraisals and sensitivity testing show that both sites are viable.

17.41 The conclusions of this work suggest that it is likely that the Sniperley Park scheme would
be able to support any contribution to mitigation of the A167 and thus the Western Relief Road from
£15 Million to fully funded.
17.42
Sherburn Rd is also viable and could contribute circa £3million to £6million in accordance
with the base appraisal and sensitivity testing. Again, though, the upper end of the range could overly
burden the scheme and risk deliverability.
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