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Introduction

1.1
The Spatial Strategy justification seeks to succinctly articulate why the strategy and spatial
approach of the Plan is the most appropriate for County Durham. This paper brings together the
various relevant strands of evidence base to clearly express what the council deems to be a sustainable
and positive strategy to ensure the economic performance of the county is improved and to meet our
need for new housing and the associated infrastructure, services and facilities to support our
communities.
1.2 County Durham has recently experienced some of the worst economic conditions in a generation
which has impacted on all of our communities. The county's population is also projected to age
considerably over the next 25 years and therefore changes to economic activity rates are critical in
preventing a drop in the overall rate of employment. A sustainable solution is therefore required to
ensure that we respond to the challenges presented to ensure a positive and vibrant future.
1.3 In order to build a strong and competitive economy, business and industry require certainty
through the Plan. Built on solid research and evidence the Plan seeks to identify a strategy and spatial
approach which will meet housing need and improve economic opportunities by providing the conditions
to attract new investment to the area.
1.4 Business have told us that they need to be close to the A1(M) and A19 strategic transport
corridors as key routes providing excellent links to our neighbouring conurbations as well as to the
rest of the country. We also want to harness the opportunity presented by Hitachi’s investment in
Newton Aycliffe, keeping as much of the benefits and the supply chain within the county as possible.
The Plan will also support indigenous businesses and entrepreneurs by ensuring that a range of
suitable employment sites are available across the county. The supporting Infrastructure Delivery
Plan identifies the key elements that are needed to support delivery. As well as schools, health and
social provision the Plan identifies the need for investment in sustainable transport infrastructure.
1.5 In order to ensure sustainable patterns of development, locational benefits offered by Durham
City and the largest towns of Consett, Chester-le-Street, Stanley, Bishop Auckland, Crook, Newton
Aycliffe, Shildon, Spennymoor, Peterlee, Seaham and Barnard Castle need to be harnessed to ensure
that new housing is built in areas where people want to live.
1.6 Not withstanding the role of the largest towns, each settlement has a different role to play in
the sustainable future of the county, each with different opportunities and aspirations for growth.
Given the rural nature of many parts of the county it is essential that our rural communities are also
given the opportunity to thrive whilst recognising the intrinsic character of the countryside within which
they are located.
1.7 The Plan needs to continue to improve the quality and choice for our residents, ensuring that
new development meets the specific needs of our communities. New development needs to be
provided in the most sustainable way, building on suitable, deliverable brownfield land where possible
and ensuring that housing caters for all different groups in the community including families and older
people. New houses need to be located in the right locations and where growth is supported by local
infrastructure and can help to support existing services in towns and villages.
1.8 The county has a unique environment and has developed a reputation for its quality of place.
Our coast has won UK Landscape of the Year, Durham Cathedral, as part of the World Heritage Site,
was recently voted the nation's favourite building, we also have two wonderful Dales making up part
of the North Pennines Area of Outstanding Natural Beauty as well as many acres of forests, meadows
and parks. The county's diverse landscape is a major asset which we need to continue to improve
and enhance.
1.9 We believe therefore that the strategy offers significant hope to those looking for jobs and
decent homes by promoting sustainable development throughout the county whilst continuing to
enhance the environment and improve the quality of life for existing and future residents.
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Executive Summary
1.10 In identifying the preferred option for the spatial distribution of housing the comments made
during the consultation have been fully considered together with the following principles.
Sustainability
1.11 The National Planning Policy Framework (NPPF) makes it clear that the purpose of the planning
system is to contribute to the achievement of sustainable development in terms of its economic, social
and environmental impacts. Therefore patterns of growth should be managed so that significant
development is focused on locations which are or can be made sustainable. This limits the need to
travel and allows the fullest possible use of public transport, walking and cycling by maximising access
to services, facilities and employment opportunities.
(a)

1.12 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 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.
Other towns with a good range of services and facilities include Bishop Auckland, Consett, Newton
Aycliffe, Peterlee and Seaham.
1.13 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.
1.14 The spatial strategy does however also identify appropriate quantities of development in other
settlements across the county, to sustain their vitality, support new and existing services and facilities
and to provide suitable housing for local communities.
(b)

1.15 The Sustainability Appraisal assessed the options for the distribution of housing set out in
the Issues and Options and the decision to choose the Sustainable Communities option in the Preferred
options. 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.
Impact on Economic Growth
1.16 The Government is committed to ensuring that the planning system should help create the
conditions in which businesses can invest, expand and adapt. NPPF states that plan-making should
positively and proactively encourage sustainable economic growth. It can do this by supporting the
delivery of the homes, industrial land and units, infrastructure and successful places that the country
needs. Every effort should therefore be made to identify and meet the development needs of an area,
and respond positively to wider opportunities for growth. Therefore any option for the distribution of
development should be considered in terms of its ability to support economic growth and the
regeneration requirements of County Durham.

a
b

http://durhamcc-consult.limehouse.co.uk/portal/planning/cdpev/
https://durhamcc.objective.co.uk/portal/planning/cdpev/
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1.17 The County Durham Employment Land Review shows that the settlements in the A1 and A19
corridors are more likely to be a regional and national draw for business investment. Other settlements
such as Bishop Auckland and Consett serve a more local market. In addition some parts of the
county have recently or are currently experiencing significant new investment. This includes Hitachi
at Newton Aycliffe with over 1,000 jobs, a £92m investment by GSK in Barnard Castle, a £750m
masterplan for Durham University and Durham City Riverside with the new offices for the Passport
Office and NS&I and the redevelopment of Milburngate and The Gates.
1.18 To support our economic ambitions and the existing and future investment described above
we must also have a complementary housing offer with the right types of housing in the right locations.
It is therefore necessary to ensure that homes are being built which meet the needs and aspirations
of the county's existing and future population including by identifying sites in the right locations
including releasing some land in high value areas. This ensures that our housing market is not over
reliant on products such as Help to Buy and will secure additional affordable housing and other
supporting infrastructure.
1.19 It is therefore considered 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.
Viability and Delivery
(c)

1.20 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. This
results in Highest Value areas mainly in Durham City and parts of Chester-le-Street, High Value areas
principally in Teesdale and South East Durham, Medium Value in much of the rest of the county and
Low Value areas mainly in many of the former coalfield communities. 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.
1.21 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. Mid Durham is considered to be a fluctuating market which may reduce the likelihood of
schemes being delivered. The North and North West Durham monitoring areas are considered to
have a good track record of delivery as does the East on the proviso that the Help to Buy: Equity
Loan product is not withdrawn. West Durham is attractive to developers and delivery within the South
East monitoring area is relatively strong.
1.22 Therefore to ensure that the housing our existing 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.
The Chosen Spatial Strategy for the Distribution of Housing
1.23 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 county's towns
including Durham City, Consett, Newton Aycliffe, Bishop Auckland where the greatest opportunities
c

http://durhamcc-consult.limehouse.co.uk/portal/planning/cdpev/
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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.
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Historical Context and Spatial Legacy

Key Messages
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.

2.1
County Durham has a population of 224,000 households across 229 settlements and covers
an area of 222,600 hectares. The county stretches from the North Pennines Area of Outstanding
Natural Beauty (AONB) in the west to the North Sea Heritage Coast in the east and borders Gateshead
and Sunderland, Northumberland, Cumbria and Hartlepool, Stockton, Darlington and North Yorkshire.
Although commonly regarded as a predominantly rural area, the county varies in character from
remote and sparsely populated areas in the west, to the former coalfield communities in the centre
and east, while 90% of the population lives east of the A68 in around half of the county by area.
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2.2 In order to produce a sustainable Plan for future needs, it is necessary to understand the spatial
legacy of the county. Historically the north of the county was dominated by heavy engineering and
in particular the steel industry in Consett, whilst the south was a centre of manufacturing within the
region with links to the Tees Valley. The south of the county also has a strong railway heritage rooted
in Shildon through the role it played in the birth of the railways. County Durham is a traditional coalfield
area which is underlain with extensive areas of coal. The presence of coal meant the structure of the
economy soon became reliant upon the coal mining industry employing more than 170,000 miners
in 127 collieries at the height of the industry in 1923. The growth of the coal mining industry determined
th
the county’s settlement types resulting in a series of dispersed settlements with 19 century terraced
housing typical of this industrial growth.
2.3 The county's dispersed settlement pattern of towns and villages is therefore a spatial legacy
of the rise and fall of the mining, steel and other heavy industries. This has left us with a built
environment which reflects this industrial past with settlements developed in isolation to house workers
predominantly for the local pit which transformed Durham and its landscape in the 19th Century.
Despite their attractive setting, many of the county’s settlements suffer from high levels of deprivation,
compounded by a range of accessibility and infrastructure issues. Between the early 1800s and 1930s
the population of the county increased almost ten-fold which led to the rapid development of new
communities close to collieries as well as the expansion of existing settlements. Our population has
fluctuated around 500,000 since the early 1900s despite economic conditions changing significantly.
Like many other coalfield areas, the deep mined industry declined in the second half of the 20th
century and the last of the two deep mines closed in 1993 in Easington and Seaham. Coupled with
a decline in steel and other heavy industries this meant a significant decline in the economy and
persistently higher levels of unemployment with the associated problems of social exclusion and
lower levels of spending power.
2.4 This has left us with around 229 settlements dispersed across the county, with even our largest
city and towns being relatively small in population terms. The housing offer in the county reflects
issues of its post-industrial history. Whilst there are some beautiful places to live in the county, with
a mix of traditional, older housing and more modern family accommodation, which are well connected
to labour markets; there remains an oversupply of poorer quality terraced housing and areas of low
demand and poor connectivity.
2.5 Significant regeneration efforts to re-stabilise the county's economy have been met with localised
success and whilst environmental improvements and decontamination of sites has occurred,
interventions such as the Single Regeneration Budget have not overcome the structural issues within
the economy with pockets of deprivation remaining. In response to the closure of major industries,
Government support has brought significant funding such as the regeneration of the steelworks site
in Consett and the Turning the Tide project on the Durham coast, which in turn has influenced
supporting policy and strategy including spatial policy.
2.6 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. This focus has been supported by significant public sector investment and interventions
such as the previous round of Enterprise Zones. However the scale and speed of reductions in public
sector expenditure in recent years and the current constrained funding environment has hit the most
deprived areas hard, making this type of approach much more difficult to deliver.
2.7 The previous approaches to regeneration and economic development did have some localised
success including guiding some development to the more deprived towns and improving housing,
physical environments, providing small business premises, improving housing, social care, and
education. This helped to reduce deprivation and mitigate the significant job losses experienced in
certain areas. However across the county, those areas that were the most deprived several decades
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ago remain those with the most significant economic challenges now, in particular those which have
poor accessibility to key infrastructure. Securing infrastructure to support the delivery of housing
across the county is essential to the success of the strategy and bids for infrastructure funding will
continue.
2.8 Cuts to public sector budgets and the loss of Regional Development Agencies have meant
there is less regeneration investment available, but the 2008 banking crisis also hit the county hard
as banks and investors seek to limit their financial risks and maximise returns, communities across
County Durham have seen less private investment. As a consequence of this and the growth of the
Internet and e-commerce, many of our town and village centres have suffered from the loss of shops,
banks, pubs, and public services. There is also a traditional imbalance within the economy, with the
private sector being too small. This continued reliance on the public sector presents a risk in the face
of reductions in public spending.
2.9 Although qualification levels are improving across the county, residents need to be supported
in pursuing further qualifications to help us develop a more skilled and educated workforce which will
attract more innovative and productive businesses. Similarly, local businesses need to be encouraged
to be more innovative and invest in the development of their products, services and workforce. The
county's economy is growing, but there is need to bridge the gap with national performance, so
through its strategies and investments the council is taking a pro-active approach to development to
attract jobs and investment so that residents have more opportunities and are inspired to be more
ambitious. The council is also seeking to facilitate better links between business and skills training.
2.10 The regeneration and development of towns and villages across the county is now a very
different challenge post local government review. As well as less overall funding available the emphasis
has shifted from predominantly grant towards loans. The council is therefore less able to take forward
traditional regeneration schemes with softer outcomes and less tangible returns as a result and has
less ability to influence the location of new jobs. The public sector approach to investment has now
shifted so that there is a far stronger focus on achieving financial returns.
2.11 Previous regeneration programmes have helped set the foundations for future growth in some
areas; the quality of natural and built environments across the county have particularly benefited.
One key element of previous approaches is that there was an approach towards localised markets
and seeking to address specific regeneration objectives. Now the council can take a more strategic
approach to growth, we can address some of the local imbalances in different parts of the county
and enable them to develop their economic, cultural, and social roles.
2.12 The county has seen some successful regeneration in the past but our overall economy is
the weakest in the North East, itself the poorest performing economy in England. Therefore we need
a Plan that supports economic growth by facilitating private sector investment and utilising public
funding where it exists to ensure that the jobs, housing and infrastructure that our existing and future
residents need is actually delivered.
2.13 Without a local plan, development including housing, will still happen given the context of a
growing population and a national housing shortage. The County Durham Plan will therefore give us
the ability to guide and direct where it goes and what it looks like to ensure the most sustainable
future for the county's people and businesses.
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3.1 The National Planning Policy Framework (NPPF) requires all councils to produce a local plan
and keep it up to date. Since Local Government Review in 2009 we have been using saved policies
from the existing local plans produced by the previous local authorities. Without an up-to-date local
plan, the council have much less influence over the location of new development and the provision
of infrastructure. As a result sites are being promoted for development in locations that the council
and its communities want to protect and in locations that are unsuitable and unsustainable. Not having
an up to date local plan therefore creates uncertainty and makes it harder to resist inappropriate
development and secure new infrastructure such as schools and health facilities.
3.2 The Government continues to stress the need to build a strong and competitive economy and
to delivery a wide choice of high quality homes and has stated that if councils do not deliver this by
way of a local plan then the Government could potentially intervene in that area. The new local plan
is the opportunity for local communities and stakeholders to plan for how County Durham should
grow and improve.
3.3 The NPPF is clear that the purpose of the planning system 'is to contribute to the achievement
of sustainable development'. In order to do this we need to ensure that 'sufficient land of the right
types is available in the right places and at the right time to support growth'. One of the objectives of
the NPPF is that we should promote sustainable transport by actively managing patterns of growth
to make the fullest possible use of public transport, walking and cycling, and focus significant
development in locations which are or can be made sustainable.
3.4 In a local context the Plan should have regard to the Sustainable Community Strategy (SCS)
which is the overarching strategy for County Durham and is published by the County Durham
Partnership. It sets out our shared long-term vision for the county, our ambitions for the area and the
priorities that partners and communities believe are important. It provides the blueprint to deliver long
lasting improvements and sets the scene for the Plan. Similarly regard will be had to the County
Durham Regeneration Statement which supports the SCS and seeks to create places that are
attractive, well-designed, and well-managed, with good amenities and transport connections, providing
a focal point for business and social interactions.

0000001 Spatial Strategy Justification 9
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Issues and Options
4.1 The Issues and Options was published for consultation in June 2016 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. The Issues and Options
proposed a draft Vision for the future development of County Durham and proposed four alternative
options for the spatial approach for housing:
A.

Main Town Focus - would direct housing to the principal towns in the county, with a large
proportion of new development directed to our largest and most sustainable town, Durham City
(28%). South Durham is shown with 14% of the total predominantly focused around the towns
of Bishop Auckland of Newton Aycliffe reflecting their current scale and economic opportunities.
Mid Durham is shown with 11% which includes the large number of commitments within
Spennymoor. The 14% in East Durham again includes a number of commitments principally in
and around Peterlee and Seaham. The 10% in North West Durham again relates primarily to
the towns of Consett and Stanley. Towns and villages within the other areas receive an amount
of housing to meet their social and economic needs also reflecting the level of existing
commitments in each. As with all of the options there would be an amount of housing allocated
in the county's smaller towns and villages where housing would make them more sustainable.;

B.

Sustainable Communities - the emphasis of the Sustainable Communities option is on ensuring
we have a balance of housing across the county. 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
of these areas sustainably it is important that housing is provided in the right locations to reflect
demand, land values and to secure affordable housing and necessary infrastructure. As a result
this option directs 17% of the housing to Durham City. However this option also recognises the
benefits of development across the county for example locating 15% of new housing in East
and South Durham, 16% in Mid Durham and 13% in North West Durham.

C.

Sustainable Communities with Central Durham Villages - this option is the same as the
Sustainable Communities option except it redistributes a significant proportion of the housing
from Durham City to the rest of the Central Durham villages including Brandon/Langley Moor
Meadowfield, Coxhoe, Langley Park, Sherburn, Ushaw Moor, Lanchester and Esh Winning. The
figure for Durham City is now 7% compared to 17% in the Sustainable Communities option and
that for Central Durham is 21% compared to 12%.

D.

Wider Dispersal - This option redistributes the majority of the additional housing from Durham
City or the villages of Central Durham to the rest of the county. This results in 15% of housing
in North Durham principally around Consett and Stanley, 10% in Chester-le-Street and the
surrounding villages, 18% in Mid Durham around Crook, Willington, Spennymoor and Ferryhill,
18% in South Durham principally in Newton Aycliffe, Bishop Auckland and Shildon, a doubling
of the figure for South East Durham, principally in Sedgefield, to 2%, an increase in 5% in West
Durham principally around Barnard Castle and an increase to 16% in East Durham.

4.2 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. Therefore, the housing
distribution options were presented in percentage terms and no specific allocations were identified.
Views were also sought on the where new employment sites should be located to attract investment.
A summary of the main issues raised in the consultation are set out below.
A. Main Town Focus
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Just under 10% of respondents who expressed a preference chose this option.
Would cause traffic chaos and put pressure on local services.
Large areas of the green belt would be built on and it would stifle regeneration in the county as
a whole.
Would deliver more houses as many of the surrounding villages, especially in East Durham,
have a lot of existing houses already on the market that are taking time to sell.
Durham City has the best developed infrastructure and is a key location for employment.
Would cause unacceptable harm to the setting of the World Heritage Site.
Over-concentration at Durham City at the expense of badly needed investment elsewhere in
the county.
Too much housing in the immediate Durham area, not balanced by employment and business
opportunities or a transport system.
Reduces the carbon footprint including congestion on smaller roads and the need to travel.
Helps to maintain village sizes and identities without overwhelming them with unwanted
development.
Would concentrate houses in areas where they are the most desirable.
Most sustainable option in transport terms and therefore reduces the need to travel by private
car.
Will inflate land prices and competition for land, affecting viability.
Will safeguard the long term viability and sustainability of the University.
Will exacerbate existing inequalities across the county.
B. Sustainable Communities
Almost a quarter of respondents who expressed a preference chose this option.
Can help support existing social and community infrastructure, including pubs, particularly in
rural areas.
Looks to be the fairest and most balanced approach.
Is the only sensible option which gives a reasonable distribution for both living and employment
opportunities.
It is important to not just sustain the major towns but have a balance across the county.
Would deliver a balance of housing across the county, taking into account the most sustainable
locations, market attractiveness, where people want to live, and the reality of land values, house
prices and the need for and prospects of regeneration.
Highly sustainable pattern which directly addresses the critical need for employment opportunities
to be near where people already live so that female activity rates can improve.
Would be acceptable only if no deletions of Green Belt are involved.
Will place an unacceptable pressure on Durham City.
Would be more economical, easier to attract investment and infrastructure already exists.
Would help keep carbon footprints to a minimum and reduce overall pollution.
Sustainable Communities is considered to be a misnomer and could be interpreted as property
developers’ PR speak.
Recognises the unique potential for Durham City as a national and internationally recognised
city with employment, culture facilities and good transport links to drive the development of
County Durham as a whole.
If we want to use Durham City as a future commercial centre, we need housing near there.
No evidence that it would provide economic or social resilience.
The existing Durham City Green Belt is geographically restrained so any major increase in
population would have to come from increasing densities that would run contrary to the aesthetic
of the city.
Support the option but with more development in North Durham.
0000001 Spatial Strategy Justification 11
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Reduces the need to travel by locating homes close to existing facilities and services.
Distributes growth in a sustainable pattern relative to a settlement’s role and function, capacity
to accommodate growth, market attractiveness and sustainability.
Clear need for Durham City, as the most sustainable settlement in the county, to accommodate
suitable levels of growth to meet housing needs and support economic growth.
Recognises the contribution that rural areas can make to the economy.
The distribution of development further from the centres of employment in and around Durham
City and the other main settlements of the North East will lead to longer commuting distances.
Appears to consider the whole county taking into consideration sustainability, market
attractiveness, community desires and viability in respect of housing prices/land value.
Would address the identified supply and demand imbalances and current market pressures
through a focus of development within Durham City but not at the expense of other settlements.
C. Sustainable Communities with Central Durham Villages
Just over 5% of respondents who expressed a preference chose this option.
There has already been too much development in Coxhoe.
Some villages such as Lanchester can not cope with huge housing estates being built because
of parking, flooding and school spaces.
Would require much better cycle routes.
Would ease the pressure on Durham City as it is a centre of historic interest which should be
preserved.
Scope for more beneficial regeneration, however, some of the villages have now reached their
physical limits.
The un-deliverability of this option provides the exceptional circumstances justifying limited
changes to the Green Belt.
Has good access to major roads and is close to future major job sites and would ease the
pressure on the Green Belt.
Would inject much needed money into the villages which would improve the infrastructure and
standard of living.
Most employment would not be in the local villages and people would have to travel to their
place of work causing more traffic.
Bearpark and Ushaw Moor contain a range of shops, services and facilities and have good bus
links into the city centre.
Will result in significantly more travel with its adverse environmental impact.
Will fail to focus on the county’s strongest housing market areas.
Would encourage the development of affordable housing.
Would support the vitality and vibrancy of many more existing settlements.
D. Wider Dispersal
Just over half of respondents who expressed a preference chose this option.
Would give opportunities for development of employment and activity in other parts of the county.
Will have little or no impact on the Green Belt land yet still provide homes in areas that require
regeneration.
Would relieve the traffic pressure on the main centres of population and obviate the need for
major road construction/improvements.
Lower land values in these outlying areas (as opposed to Durham City, Chester Le Street etc)
would lead the building of cheaper, more affordable housing.
Would have no impact on the historic core of Durham City.
Would allow the use of more brownfield land.
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By enhancing local communities you open up the opportunity for small businesses to grow and
prosper.
Dubious about focusing on the wider dispersal as people may not want to reside in the
countryside/rural area.
Housing should be focused around Barnard Castle and Startforth.
Housing should be focused in Consett and Stanley together with economic regeneration.
Is too dispersed and would raise grave concerns over deliverability as well as sustainability.
By minimising the need for significant infrastructure spending, it allows time for changes in
working practices and technology to mature which may then reduce traffic and commuting.
It might help to decrease air/traffic pollution by enabling people to find employment near their
homes.
Places most growth in the south of the county, where there is a desire to grow.
There is significant potential for housing development located close to Durham’s border with
Gateshead to increase levels of outward commuting causing congestion.
Smaller sites spread around the county can be more easily accommodated within the environment.
Will result in significantly more commuting with its adverse environmental impact.
Might result in the regeneration of poor communities across the county.
Enables a move towards truly sustainable transport and greater levels of local sustainability.
Will fail to focus on the county’s strongest housing market areas.
The Durham City proportion should be increased slightly in this option.
Ensures that communities across the county will benefit from future development.
E. None of the above, an Alternative option.
Just over 5% of respondents who expressed a preference chose this option.
Support an amalgam of options b, c and d. This would assist in the regenerative process being
effective in towns and villages currently felt 'left behind' or considered to be 'under-performing'.
None of the options direct enough housing to East Durham.
An option between b and c should be considered as it would reduce the impact on the Green
Belt and would use more brownfield sites.
Merging options a and b would benefit the county whereas c and d are unsustainable given the
location of employment and transport.
Create a new garden city near the Durham coast.
A compromise between options b and c with less Green Belt deletions would be most appropriate.
There should be more development in north and north west Durham.
Create a new town in Central Durham based on one of the existing villages.
New housing should be sited and built with older people in mind.
The distribution to West Durham should be higher.
A combination of a and b will ensure that development is focused on the locations that are best
placed to accommodate growth.
A variation on Main Town Focus but with less in Durham City and more in South Durham.
A new settlement nearer to the A66/A1 between the A1 and the Barnard Castle area.
More housing should be located in:
Lanchester
Sedgefield
Chilton
Great Lumley
Seaham
Wolsingham
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Issues and Options and Preferred Options

Newton Aycliffe
Ferryhill
Preferred Options
4.3 In the Preferred Options published in June 2018 the Sustainable Communities option was
identified as the chosen spatial strategy for the Plan however principally as a result of land availability
and additional commitments there was some variation from the detail set out in the Issues and Options
as follows Durham City 15% (-2%), Central Durham 12% (no change), North Durham 7% (no change),
North West Durham 12% (-1%), Mid Durham 16% (no change), South Durham 16% (+1%), South
East Durham 2% (+1%), East Durham 16% (+1%), West Durham 4% (no change). Question 9 asked
for comments on the chosen spatial strategy and a summary of some of the responses received is
shown below:
There was more public support for the Wider Dispersal option so the Sustainable Communities
option should not have been chosen.
General support for the Sustainable Communities option as the most appropriate for County
Durham.
The chosen option will have an unacceptable impact on Durham City.
Previously developed land should be used before greenfield and Green Belt land.
The Sustainable Communities option offers the greatest potential to support sustainable transport.
Houses should be brought back into use before new houses.
Should be a focus on settlements in the key economic corridors.
The Sustainable Communities option offers the greatest opportunity to ensure future sustainable
growth of the county's economy.
Concern over existing infrastructure's capacity to deal with this growth.
The chosen option does not support the viability of rural areas.
The Wider Dispersal option would better for the regeneration of our more deprived areas.
Submission Draft
4.4 Since the Issues and Options consultation and as a result of houses being built, sites being
granted planning permission and assessments of land availability and viability, the percentages for
the Sustainable Communities option have evolved slightly. However the Sustainability Appraisal has
concluded that it is sufficiently similar that it would have the same benefits and advantages. The
distribution is now as follows: Durham City 14% (-3%), Central Durham 12% (no change), North
Durham 8% (+1%), North West Durham 12% (-1%), Mid Durham 16% (no change), South Durham
16% (+1%), South East Durham 2% (+1%), East Durham 16% (+1%), West Durham 4% (no change).
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5.1 In order to understand which distribution option is the most sustainable strategy for the county,
it is necessary to understand the current circumstances facing the county.
5.1 Sustainable Patterns of Development

Key Messages
The Settlement Study is a key indicator of a settlement's sustainability and accessibility. It clearly
shows that the county's larger settlements should be the focus for new development including
housing. The scale and range of the services, facilities, culture offer, leisure facilites etc. in
Durham City means it plays a significant role in the chosen spatial strategy for the county.
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 its larger settlements and in particular Durham City.
The data and analysis in this section show that locating new housing in the county's larger
settlements and in particular, Durham City would maximise the opportunity for new residents to
travel to work, and the city's other services and facilities, by sustainable modes of transport when
compared with elsewhere in the county.

Settlement Study
5.2 County Durham has 224,000 households and a dispersed settlement pattern of towns and
(d)
villages. The Settlement Study seeks to provide an understanding of the number and range of
services available within each of the 229 settlements within County Durham. Taking into account
distances including settlement form and severance factors such as roads, rivers and railways, we
have identified a number of settlement 'clusters', each of which function effectively as a single entity.
Identifying the number and range of services and facilities available within a settlement is useful
context to inform decision making both for planning applications and policy formulation. The range
and number of services within a settlement is usually, but not always, proportionate to the size of its
population. The services within a settlement will generally determine a settlement's role and sphere
of influence. This baseline position provides one aspect for considering sustainability and should be
used alongside other relevant, local circumstances. The Settlement Study ranks the county’s
settlements using the following data sources :
Churches
Businesses
Community Centres and Village Halls
Education – Primary Schools
Education – Secondary Schools
Education – University and Colleges
Health Facilities

d

https://durhamcc.objective.co.uk/portal/planning/cdpev
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Leisure Facilities
Play Areas
Police Stations
Post Offices
Shoppinig
Train Stations
Public Transport
Cinemas
Theatres
Museums
Libraries
5.3 Weightings were then applied to the different categories and proximity measured using the 10
minute walking distance (800 metre). Clusters were also used where a group of smaller settlements
act as one larger area. Using this methodology the top 20 highest scoring settlements in the county
were:
Settlement
Durham City Cluster

Score
1217.6

Bishop Auckland
Cluster

732.5

Consett Cluster

646.7

Peterlee Cluster

469

Chester-le-Street

452.4

Newton Aycliffe
Cluster

392.5

Seaham Cluster

390.7

Stanley Cluster

346.5

Spennymoor Cluster

328.7

Barnard Castle
Cluster

276.1

Shildon

192.4
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Settlement

Score

Ferryhill Cluster

187.9

Brandon Cluster

182.7

Crook

181.8

Murton

172.2

Easington Cluster

127.5

Willington Cluster

118.7

Annfield Plain
Cluster

117.9

Sedgefield

117.5

Blackhall Cluster

89.9

5.4 The Settlement Study shows that Durham City has access to more services and facilities then
anywhere else in the county. To give some context to this the city has some of the best sport and
leisure facilities in the county. Freeman’s Quay swimming pool is the busiest swimming pool in the
county operating at 83% of capacity. Durham City has 14 cricket pitches out of 94 (15%) and 76
football pitches out of 611 (12%) across the county. There is also the Gala Theatre which attracts
nationally recognised plays and entertainers and also contains a cinema. Two further cinemas, an
Odeon and an Everyman will also open within the next couple of years. The city also has a thriving
evening economy and has a number of independent and national chain restaurants which will be
significantly added to with the opening of the Gates and Milburngate developments.
5.5 The city is also a significant tourism destination and top visitor attractions include Durham
Cathedral, which is the most visited attraction in the county with 853,034 visitors in 2015 (includes
visitors and worshippers), the World Heritage Visitor Centre had 248,113 visitors in 2015, the Oriental
Museum 61,589 and the Palace Green Library 54,469 visitors.
5.6 University Hospital of North Durham provides a significant level of health services including
urgent care, cardiology, stroke services and maternity, to a large part of County Durham. It also has
one of only two Accident and Emergency (A&E) facilities in the county. To accommodate existing
and future growth in the number of patients an extension to the A&E department has been recently
approved. The city is also well served by GP practices.
5.7 Many of the secondary schools located within Durham City serve a wider catchment area and
have significant numbers of pupils who travel to the schools from surrounding areas, particularly the
villages around the city. For example in the Year 7 2017/18 intake almost 50% of the 267 pupils at
Durham Johnston School come from outside the Durham City cluster. For Belmont School and
Framwellgate School its higher at 57% of 162 pupils and 58% of 182 pupils respectively. The highest
of all is St Leonards where almost 75% of 244 pupils do not live with the Durham City cluster.
5.8 Other settlements that have a good range of services and facilities are; Bishop Auckland, which
also reflects its sub-regional role in the county's retail hierarchy and also has a rail station; Consett
which has a good range of businesses, retailing and a well used theatre; Peterlee that in addition to
the retail provision has a number of good primary schools; Chester-le-Street which has a range of
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retailing and a station on the East Coast Mainline; and Newton Aycliffe which is major centre for
businesses. Other settlements also have a variety of provision but generally the larger the settlement
the more services and facilities it has.
Conclusion
5.9 The Settlement Study is a key indicator of a settlement's sustainability and accessibility. It
shows that the county's larger settlements should be the focus for new development including housing.
What it also shows is that Durham City has a wide range of services, facilities, culture offer, leisure
facilities etc. It should therefore play a major role in the chosen spatial strategy for the county. However
it is also recognised that other settlements should also be a focus for new development because of
the existing services and facilities they currently have but also to support the provision of new services
and facilities.
Employment and Commuting
5.10 There are a number of locations across the county that are important centres of employment.
Durham City is the county's largest employment centre with 35,582 people (BRES, Lower Super
Output Areas, 2014) working in the city, almost three times the number in the next biggest
centre, and has a county-wide employment draw. Peterlee is the next major employer with 13,749
employees principally based at the North West and South West Industrial Estates. Newton Aycliffe
now has the largest industrial estate by area in the north east and these is reflected in the significant
number of employees, 12,143, in the town. Significant numbers of employees also work in Consett,
Chester-le-Street and Spennymoor. The numbers of jobs then generally reduces as the size of the
settlement decreases.
Number of Employees per Settlement

Settlement

Employees

Durham City

35,582

Peterlee

13,749

Newton Aycliffe

12,143

Bishop Auckland

10,332

Consett

9,969

Chester-le-Street

9,193

Spennymoor

6,223

Stanley

4,776

Seaham

4,617

Barnard Castle

4,397

Shildon

2,442

Crook

2,170
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5.11 As would be expected there is a clear relationship between the location of employment and
commuting patterns. The table below from 'County Durham Travel Patterns – 2011 Census Data
(e)
Analysis' shows that Durham City attracts over 36,000 ‘in-commuting’ trips every day with a net
commuting figure of nearly 22,000 . The settlement with the next highest is Peterlee with just under
15,000 trips and a net commuting figure of just over 5,100 followed by Newton Aycliffe with just over
11,000 trips and a net commuting figure of just over 1,200. Consett, Chester-le-Street and Seaham
all have negative net commuting figures. When compared across the region, Durham City also has
more in-commuting trips than Sunderland city centre which has 28,000 trips and the Team Valley/Birtley
area which has under 22,000 trips per day. Newcastle is the only employment centre across the
region with more in-commuting trips with 88,000 trips per day.
Settlements

Total
Population

Total
In-commuting

Total
Out-commuting

Net
commuting +/-

Durham City

43,200

36, 217

14,399

21,818

Consett

35,226

10,238

13,065

-2827

Peterlee

28,251

14,766

9,623

5143

Newton Aycliffe

25,727

11,371

10,123

1248

Chester-le-Street

24,433

7,308

9,509

-2201

Seaham

24,079

6,304

8,642

-2338

5.12 Although Durham County as a whole produces a greater number of out-commuting trips than
in-commuting, Durham City attracts over twice as many in-commuting trips as it generates
out-commuting journeys (over 36000 and under 14500 respectively)’ demonstrating that it is a
sustainable location.
5.13 The map below which shows Census 2011 Travel to Work data further illustrates the importance
of Durham City in terms of its employment draw and shows that commuters travel to the city from
across the county and beyond.

e

https://durhamcc.objective.co.uk/portal/planning/cdpev/

0000001 Spatial Strategy Justification 19

5

5

County Durham - Where we are now

County-Wide Employment Draw

5.14 In conclusion, 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 its larger settlements and in particular Durham City. This would accord with
the Sustainable Communities or Main Town Focus Options.
Enabling Sustainable Travel Patterns
5.15 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.
Rail
5.16 Situated on the East Coast Mainline (ECML), Durham rail station is a major asset and performs
a strategic role for the county with 2.6 million people using the station in 2015-16. Passenger numbers
are growing on an annual basis and it is hugely important for business, the visitor economy and the
student population. After Newcastle, Durham (alongside Darlington) is the North East's most used
rail station to:
International gateways such as Newcastle and Manchester airports;
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Key employment and financial centres on the ECML such as London, Edinburgh and York; and
Cross Country corridors to urban centres in West Yorkshire, the North West and West Midlands.
5.17 The next most used rail station in the county is at Chester-le-Street which is also situated on
the ECML but with more limited services although it was still used by 223,000 people in 2015/16. The
next busiest is Seaham with 137,000 people using it in 15/16 mainly for local trips on the Durham
Coast Line.
5.18 The graph below shows that across the county around just over 1% of people choose to get
the a train to work. Not surprisingly Durham City is the settlement with the highest figure, nearly
3%. Also as would be expected the only other towns where the proportion of people travelling to work
on bus is higher than the average are Chester-le-Street and Seaham.

Bus
5.19 The county has an extensive bus network. It is generally focussed on the bus station in Durham
City although there are some links between other towns in the county and with the major urban areas
of Tyne and Wear and Tees Valley. Accessibility modelling shows that 247,388 households (70% of
current County Durham households) are within 60 minutes door to door bus travel of Durham City
bus station. The next most accessible locations by bus are Chester-le-Street where 43% of the
county's residents can access it within 60 minutes, Bishop Auckland where it's 41%, Consett with
25% and Peterlee with 26%. Although Chester-Le-Street and Peterlee, had a higher total volume of
residents that could access those individuals settlement within 60 minutes (349,000 and 317,000
households respectively) this is because their catchments include heavily populated areas of Tyne
and Wear.

0000001 Spatial Strategy Justification 21

5

5

County Durham - Where we are now

5.20 The graph below shows that across the county around 6% of people choose to get the bus
to work. Of the larger settlements Annfield Plain is the settlement with the highest figure, nearly 9%,
which is probably as a result of low car ownership. Other towns where the proportion of people
travelling to work on bus is higher than the average are Shildon, Seaham, Chester-le-Street, Ferryhill
and Durham City.

5.21 Durham City also has three Park and Ride sites which provide frequent links from outlying
areas of the city to the city centre which helps reduce congestion and pollutants in the city centre.
Walking and Cycling
5.22 The graph below shows that across the county 11% of people choose to walk to work. Barnard
Castle is the settlement with the highest figure, 33%, which is explained by the existence of Glaxo
Smith Kline (GSK) within the town which employs a significant proportion of the town's workforce and
is therefore with easy walking distance of many of its employees. Durham City is next with a figure
of 23%, over double the county average. Other towns where the proportion of people travelling to
work is higher than the average are Peterlee, Shildon, Bishop Auckland and Crook.
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5.23 In terms of cycling the county average is 1%. Newton Aycliffe has the highest figure of 3%
due to it being generally flat and having a good cycle network. Barnard Castle is next with just over
2% again explained by the presence of GSK. Durham City is next with twice the county average, the
hilly nature of the city and the large amounts of traffic are the likely the reasons this is not higher.
Other towns with higher than average figures are Peterlee, Shildon and Spennymoor.
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5.24 At a more local level it is worth looking at the settlements around Durham City when compared
with the city itself. The graph below shows that a significantly smaller percentage of people travel to
work via a car or van in Durham City, 54%, when compared to the large villages that surround the
city. This difference is at least 11% lower when compared to Esh Winning at 66%, and up to nearly
23% lower when compared to Lanchester at 77%.

5.25 In terms of walking, the 23% that walk to work in Durham City compares to the highest figure
of 10% in Meadowfield down to 4% in Witton Gilbert. Similarly with cycling the Durham City figure of
1.9% compares to the next highest of 1.1% in Ushaw Moor down to 0.2% in Lanchester.
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Conclusion
5.26 Whilst the planning system cannot directly change people’s travel behaviour, it can enable
more sustainable transport choices. The data and analysis in this section show that locating new
housing in the county's larger settlements and in particular, Durham City would maximise the
opportunity for new residents to travel to work, and the city's other services and facilities, by sustainable
modes of transport when compared with elsewhere in the county. Therefore distributing housing in
line with the Sustainable Communities or Main Town Focus Options would reduce the number and
length of journeys undertaken by car and increase the opportunity for journeys to be undertaken by
walking, cycling and public transport.
5.27
Given the relationship of the villages around Durham City with the city itself and the travel to
work data it is clear that locating housing development in accordance with the Sustainable Communities
with Durham Villages Option would clearly increase the number of car journeys into the city, reduce
the opportunities to travel by sustainable modes and cause increased congestion, carbon emissions
and air pollutants.
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5.28 The Wider Dispersal Option, as well as increasing trips into Durham City would also result in
an increase in cross-boundary car journeys in to Tyne and Wear and Tees Valley and again reduce
the opportunities for journeys to be undertaken by walking, cycling and public transport.
5.2 Addressing Economic Under-Performance

Key Messages
County Durham has a much lower employment rate than the national average 71.7% compared
to 74.7% (March 2017) and a higher unemployment rate, 5.7% compared to 4.5% (March 2017).
Furthermore in 2016, GVA per person in County Durham at £16,513, was considerably lower
than the UK figure of £26,320 and that of the North East of £19,542.
There have been positives though and some parts of the county have recently or are currently
experiencing significant new investment. This includes Hitachi at Newton Aycliffe with over 1,000
jobs, a £92m investment by GSK in Barnard Castle, a £750m masterplan for Durham University
and Durham City Riverside with the new offices for the Passport Office and NS&I and the
redevelopment of Milburngate and The Gates.
The settlements in the A1 and A19 corridors are more likely to be a regional and national draw
for business investment. Other settlements such as Bishop Auckland and Consett serve a more
local market.
Durham City and Bishop Auckland are at the top of the county's retail hierarchy as Sub-Regional
Centres. Barnard Castle, Chester-le-Street, Consett, Crook, Newton Aycliffe, Peterlee, Seaham,
Spennymoor and Stanley sit below as Large Town Centres, Shildon and Ferryhill are Small Town
Centres and there are large number of supporting Local Centres.
The right housing in the right places can support this existing and future investment and in and
of itself also have a positive long term impact upon the economy and the competitiveness of
specific locations. A well-functioning housing market is considered to be important for an area
to remain competitive and attractive to business and economic activity, which in turn will drive
the economic growth the country needs. It is therefore important that land is allocated in the right
locations to ensure the delivery of good quality homes to support economic growth.
Development within and on the edge of Durham City will increase the likelihood that the city
centre will capture more of the resultant expenditure growth rather than a more dispersed pattern
of growth, which could lead to expenditure leaking to major retail centres outside of the county.
The city centre may also be at risk of decline in the absence of this additional expenditure.

Economic Performance
5.29 County Durham has a much lower employment rate than the national average 71.7% compared
to 74.7% (March 2017) and a higher unemployment rate, 5.7% compared to 4.5% (March 2017). The
North East is also one of the poorest regions in the UK, just above Wales, in terms of indices based
(f)
workplace Gross Value Added (GVA) . In County Durham, the level of GVA has been falling relative
to the national average for a number of years and in 2016, GVA per person in County Durham
at £16,513, was considerably lower than the UK figure of £26,320 and that of the North East of
£19,542.

f

Gross value added (GVA) is the measure of the value of goods and services produced in an area, industry or sector of an economy.
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5.30 Resident wages in County Durham at £511 gross per week stand at 93% of the national
(g)
average of £552 . The mean household income for County Durham is £33,287, which is 2.5% below
the regional average of £34,158.
5.31 The skills base of the resident workforce of County Durham falls behind the regional and
national average. Around 30.2% of the county's residents hold NVQ level 4+ qualifications, compared
to the North East average of 31.4% and the national average of 38.2%. The county also contains a
higher proportion of residents with no qualifications, 10.1% compared to the regional average, 9.4%
and the national average of 8.0%.
5.32 County Durham's existing proportion of jobs in the private sector is significantly lower than
the national average at 63.8% compared to 72.6%. This gap is also widening as private sector growth
in County Durham between 2009 and 2014 was only 4.9% compared to 9.4% nationally. This imbalance
makes the county's economy more vulnerable to cuts in public sector spending and must be addressed
to improve economic growth.
5.33 For the purposes of monitoring we have broken the county down into nine sub-areas. The
2011 Census identifies the Durham City monitoring area as the most important employment centre
within the county. The city has a relatively wealthy core, within a self-contained labour market area,
although there are strong labour market linkages with the rest of the North East Local Enterprise
Partnership (LEP) area. The city delivers much of the county’s economic performance characterised
by relatively high productivity, economic activity and a high skills profile. The table below shows that
the city is home to 20.5% of the county's employment (BRES, ONS, 2016). The next largest
employment areas are South Durham at 17.4% primarily based around Newton Aycliffe and East
Durham at 16.3% principally due to Peterlee.
County Durham Workplace Employment

Local Plan

(1)

(h)

Workplace Employment

% of County Durham

Central Durham

14,525

8.8%

Durham City

33,940

20.5%

East Durham

26,900

16.3%

Mid Durham

14,510

8.8%

North Durham

12,345

7.5%

North West Durham

20,980

12.7%

South Durham

28,810

17.4%

South East Durham

3,440

2.1%

West Durham

9,985

6.0%

165,435

100.0%

County Durham
1.

Monitoring Area Source: Business Register and Employment Survey 2016

g
h

ONS - Earnings by place of residence (2017)
These figures exclude farm agriculture (SIC subclass 01000).
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5.34 There have been positives though and some parts of the county have recently or are currently
experiencing significant new investment. The map below shows investment totalling £2.7 billion
including Hitachi at Newton Aycliffe with over 1,000 jobs, a £92m investment by GSK in Barnard
Castle, a £750m masterplan for Durham University and Durham City Riverside with the new offices
for the Passport Office and NS&I and the redevelopment of Milburngate and The Gates. It is important
that the Plan enables this level of investment to continue by enabling that the right sites are available
in the right places.

2018 Employment Land Review
5.35
The 2018 Employment Land Review (ELR) gives us an understanding of the county's
employment land supply (both in qualitative and quantitative terms) and anticipated future employment
growth in the county and the likely implications with respect to demand for employment land over the
Plan period.
5.36 The ELR estimates that the county's existing supply of general employment land is in the
order of 728 hectares. However the ELR concludes that the County Durham Plan should provide
for between 88 and 287 hectares of general employment land in order to meet the county's employment
needs within the Plan period. The ELR suggests that there are six market areas for the purposes of
employment land: A1 corridor; Durham City; A19 corridor; Consett and surrounding area; Bishop
Auckland and surrounding area; and the rest of Durham including rural areas.
5.37 Compared to other parts of the county the local economy of Durham City is more diverse
including a higher representation of employment in the service sector. The central location of the city
makes it a prime location for public and private sector employment, including head offices. Durham
City has a 13.5% share of County Durham’s businesses (IDBR; ONS, 2014). This is low relative to
the City’s 20.5% share of the County’s workplace based employment (BRES; ONS, 2016) and is
indicative of larger sized public and private organisations employing large numbers of people. Durham
City has markedly less manufacturing employment relative to the rest of the county. However, the
business administration, public administration and education sectors are considerably larger.
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5.38 The A1 corridor stretches the length of the county from north to south and covers the area
immediately accessible to the A1. It is anchored by a number of County Durham's major business
locations including Drum Industrial Estate in the north and Aycliffe Business Park in the south, as
well as Belmont and Integra61, located off the A1 at Durham City. NETPark, a regionally significant
science park at Sedgefield, also lies within the A1 Corridor, providing premises specifically developed
to support the growth of the knowledge intensive R&D activity. Demand for industrial premises is
recognised to be strongest within the A1 corridor and Hitachi's investment at Newton Aycliffe is
expected to strengthen demand for industrial premises further.
5.39 The A19 corridor stretches the length of the county's east coast and experienced strong levels
of development between 1995 and 2010 driven largely by its status as an Enterprise Zone. Initially
development in locations at Peterlee and Seaham were well received , however office development
in particular, has struggled to attract occupiers and vacancy rates in the area are higher than many
other locations in the county. The A19 remains a key industrial location and this is reflected in the
historic importance of estates such as Peterlee North West and South West which are home to major
national and international manufacturers including Caterpillar and TRW. There is potential to build
on these successes through the allocation of Jade Park, located south of Murton.
5.40 The provision of office and industrial space in the north west of the county is focused primarily
on the towns of Consett and Stanley. The area lies to the west of the A1 corridor and largely serves
a local occupier need. This reflects the poorer connectivity to the strategic road network in comparison
with locations such as the A1 corridor. The main industrial and business location include Number
One, Tanfield Lea, Hownsgill and Greencroft.
5.41 The commercial market in Bishop Auckland and the surrounding area shares many similarities
with that of Consett. Covering an area that includes the towns of Bishop Auckland, Shildon and Crook,
it is situated in the south of the county immediately to the west of the A1 corridor. Key locations
include South Church Enterprise Park in Bishop Auckland. The area typically offers lower quality and
lower cost office premises than that found in more prominent markets such as Durham City and the
A1 corridor. The industrial market again serves more of a local market however it does provide a cost
competitive alternative to key locations such as the A1 corridor. The lower cost of premises is reflective
of both the quality of stock available and the general market appeal.
5.42 Elsewhere in the county, Barnard Castle contains a major industrial facility operated by Glaxo
Smith Kline (GSK). Whilst GSK, who have been active in the town for many years, represent a major
international occupier, this is not typical of the commercial market in the area. The rural locations
such as Tow Law, Stanhope and Middleton in Teesdale comprise very small market areas that cater
for the limited level of local need.
Durham City
5.43 The ELR recognises Durham City as the county's premier office location. This is reflected in
the volume and quality of stock relative to other areas of the county, as well as Durham City's ability
to attract national and international office occupiers. The market appeal of the area is underpinned
by a range of factors, including the ECML, world class university and quality of life, as well as its
accessibility to the strategic road network.
5.44 Whilst County Durham's average household income is below that of the region's, Durham
City's monitoring area has an average household income of £40,253 which is 7.8% higher than the
national average of £37,337 and 27.7% higher than the regional average of £31,528.
5.45 Durham City is home to a number of major public sector occupiers, including the County
Council, National Savings, Passport Office, Land Registry, Northumbrian Water, Durham & Darlington
Primary Care Trust (PCT) and Durham University. The area has also recently been successful in
attracting new private sector occupiers including some to Aykley Heads.
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5.46 Atom Bank, a new and exclusively on-line bank, have chosen to locate in Durham City, at
Rivergreen on Aykley Heads. Atom Bank's Chief Operating Officer cites Durham's location on the
East Coast rail line, its world class university and reputation for being a pleasant place to live and
work, as factors in its choice of location. Waterstons, a Business and IT consultancy have also recently
committed to Northumbria House at Aykley Heads.
5.47 Despite its attractiveness and the investment of Atom, the ELR identifies that Durham's ability
to attract large scale office requirements of private sector professional firms has been limited by the
constraints of the historic city centre and a shortage of suitable sites. This has resulted in an
undersupply of modern office stock within central locations.
5.48 In response to this shortage the council's Cabinet recently approved a masterplan for the
redevelopment of the Aykley Heads site which will eventually create up to 6,000 new jobs and a £400
m economic boost to the county. Aykley Heads already employs 1300 staff (excluding County Council
employees) across 40 companies. The Aykley Heads redevelopment is supported by a number of
regional organisations including the North East LEP and the North East England Chamber of
Commerce as well as Durham University. The redevelopment of the Aykley Heads will see the county
council relocate to a city centre site which has recently received planning permission with the new
building expected to be ready in 2020.
5.49 Durham City has seen some encouraging growth in recent years, with significant private sector
investment, the continued success and expected future growth of Durham University and a budding
national and international reputation for tourism which is uniquely based on the county’s heritage,
culture and natural beauty. To help support this growth it is important that those working at the Aykley
Heads site and other opportunities in the city have access to good quality housing to ensure
that businesses moving to the city can attract and retain a suitable workforce. The provision of the
right infrastructure is also essential to ensure that there are no constraints to continued investment
in the city.
Housing as a Factor in Private Sector Investment
5.50 The economic contribution that house building makes to the UK economy has long been
recognised by Government, policy makers and practitioners. However, the recent recession and
ongoing housing crisis has placed the industry firmly under the spotlight, with house building
increasingly acknowledged as a crucial driver of economic growth; capable of maintaining a prosperous
economy as well as providing much needed housing to support sustainable communities.
5.51 Housing can have a longer term impact upon the economy on the perceived competitiveness
of specific locations. A well-functioning housing market is considered to be important for an area to
remain competitive and attractive to business and economic activity, which in turn will drive the
economic growth the country needs. It is therefore imperative that the supply of good quality homes
in the right locations is not unduly constrained.
5.52 For many years key business partners including the North East England Chamber of Commerce,
the County Durham Economic Partnership and Business Durham have emphasised the importance
of new housing to the success of an economy. Business, investors and developers require a range
of good quality housing in the right areas to attract the calibre of workers they need. In fact
(i)
the NEECC's report More Homes, More Jobs, More Growth' states that 'Housing is an engine of
growth. Every house built in the North East equates to an £80,532 boost to the regional economy. It
creates 1.9 jobs and contributes £1.3 billion to our economic output. Our housing offer is intrinsically
linked to our ability to attract and retain a skilled workforce, as well as strengthening local communities'.

i

https://www.neechamber.co.uk/updates/chamber-news/more-homes-more-jobs-more-growth
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Retail and Leisure Spending
5.53 As new residents spend money on goods and services in the local economy, this can have a
positive impact on other sectors of the economy such as retail and leisure which depend upon
consumer spending to sustain and grow and generate local employment opportunities.
5.54 The Retail and Town Centre Study has identified that Durham City is at the top of the retail
hierarchy as a Sub-Regional Centre. It has over 50,000sqm of floorspace and has several major
national multiple retailers represented including Next and H&M. Bishop Auckland is the county's only
other Sub Regional Centre. Whilst vacancy rates in Durham City remain relatively static, Bishop
Auckland has seen increasing numbers of vacant units within the town centre as new retail floorspace
has been developed at Tindale Crescent. Whilst Bishop Auckland still retains expenditure and has
significant inflows of expenditure from elsewhere in the county, this is now not exclusively within the
town centre. There is however opportunities that exist through the investment at Auckland Castle
that can have a positive impact on the town centre.
5.55 The retail hierarchy defines 'Large Town Centres' below Durham City and Bishop Auckland.
These centres are geographically spread across the county and are located at Barnard Castle,
Chester-le-Street, Consett, Crook, Newton Aycliffe, Peterlee, Seaham, Spennymoor and Stanley.
Each of these centres perform a supporting role to the Sub Regional Centres providing a lesser, more
limited offer and serving a more localised catchment. Whilst these towns have major foodstores and
a good range of local services and employment uses, the non food offer in each of these centres is
relatively limited with few national multiple comparison retailers present.
5.56 The defined 'Small Town Centres' of Shildon and Ferryhill perform a local top up role with the
majority of local residents looking towards mainstream food provision in larger centres to meet their
convenience shopping needs. In addition the towns have a limited comparison retail offer and basic
service and leisure provision. They do however perform an important role locally.
5.57 There are a number of 'Local Centres' defined at the bottom of the retail hierarchy within
villages across the county. These support a number of local shops and services that meet local
residents' daily shopping needs.
5.58 As well as the city centre, Durham City has two further retail destinations located within the
city, the Arnison Centre and Sherburn Road retail parks to the north and east of the city centre. They
have both been designated as district centres and have large mainstream convenience foodstore
anchors, Sainsbury's at the Arnison Centre and Tesco Extra at Sherburn Road. They also both have
a higher order comparison retail offer.
5.59 Durham City is also the principal leisure destination in the county and draws from a significant
sub-regional catchment. It has a mature evening leisure offer that reflects this. The city centre has a
number of traditional bars and restaurants on North Road, Saddler Street and New Elvet and several
major national restaurants and bar chains including Ask, Chiquitos, Nando's and Wetherspoons at
Walkergate. In addition to this, the current redevelopment of the Gates Shopping Centre is to include
a multiplex cinema (Odeon), restaurants and bars alongside retail and student accommodation. A
separate proposal for the redevelopment of Milburngate House, also in the city centre, includes a
boutique cinema (Everyman) along with further restaurant/bars and other leisure uses.
5.60 Whilst recognising the relative strengths of Durham city centre as the main service centre in
the county, there are a number of deficiencies evident within the city centre. There are limited numbers
of mid to higher range fashion retailers and also, with the closure of BHS and Marks and Spencers,
a lack of major department stores in the city centre. The 2018 Retail and Town Centre study found
that the proportion of comparison floorspace relative to the wider town centre has decreased and is
now slightly below the national average (33.69% to 35.9%). These trends are evident with retailers
such as Argos and River Island having recently vacated their city centre premises. In addition to this
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there is growing trend of units formerly in A1 use being occupied by A3 uses (although a number of
national coffee shop chains operate as A1 uses) . This has seen the retail core shrink in terms of the
number of A1 uses within the primary shopping frontage and across the centre as a whole.
5.61 Existing investment in schemes such as the Gates and Milburngate House needs to be
maintained by ensuring sufficient spend is available to support further retail development. An increase
in population and the numbers employed in the city as envisaged in the Plan will inevitably bring
benefits with increased expenditure growth. Therefore focusing development within and on the edge
of Durham City will increase the likelihood that the city centre will capture more of that expenditure
growth rather than a more dispersed pattern of growth, which could lead to expenditure leaking to
major retail centres outside of the county. This will also improve the night time economy of the city
and build on its appeal as a destination for a range of social activities for residents within and outside
the county.
Creating More and Better Jobs
5.62 The 2011 Census shows that Durham City is distinct from the the wider County in terms of
the proportion of its population in different types of occupation. A greater proportion of those between
16 and 74 are ‘higher managerial professionals’ in Durham City (10.7%) compared to the county
average of 7.2%. Durham City is also has higher numbers than the other larger towns in the county
with the next highest being Chester-le-Street with 9.7% and Barnard Castle with 8.4%. Durham City
also has significantly lower proportions of ‘Lower Supervisory and Technical Occupations’ (4.4%),
‘Semi Routine’ (8.8%) and ‘Routine Occupations’ (7.7%) compared to the the county averages of
8.2%, 16.8% and 15.4% respectively. In terms of occupations, the Central Durham Monitoring Area
is much more representative of County Durham and the region (which are broadly similar) than
Durham City which has fewer professional occupations and more middle and lower skilled workers.
5.63 Data from Experian (September 2017) suggests that the weighted average GVA (Gross Value
Added) for B1a Office uses in the North East is £65,262 per FTE (full-time equivalent) job. This is far
greater than the regional all-sector average of £50,002 per FTE job. A key objective of the North East
LEPs Strategic Economic Plan is to ensure an emphasis on delivering ‘better’ jobs – higher productivity
level jobs that can leverage the overall economy. The delivery of new office space and the creation
of jobs defined as being in the top-three Standard Occupational Classification (SOC) categories
(managers and directors, senior officials, professionals, and associate professional and technical
occupations) is therefore central to achieving this ambition.
5.64 Durham City has the opportunity to contribute to meeting this objective through the delivery
of new office development at Aykley Heads alongside the skilled labour force which exists in the city
and will be a key factor in the future success of business investment and growth in Durham City.
Student Retention
5.65 A high proportion of the resident population aged 16 or over in Durham City have a high level
of educational qualifications. Just over 60% of working age residents have Level 3/4+
qualifications, higher than the County Durham average of 35.1%, the regional average of 35.3% and
national average of 39.8%. At the other end of the spectrum, 20.6% of Durham City’s residents have
no qualifications, compared to 27.5% in County Durham, 26.5% in the North East and 22.5% nationally.
5.66 Durham University is ranked 5th in the Time and Sunday Times Good University Guide 2018
and is ranked 97th in the World University Ranking (2018) and 78th in the QS World University
Rankings 2017/18. It is important therefore that it plays a pivotal role in improving skills and the levels
of entrepreneurship within the county's labour force. Unfortunately the retention rate of Durham
University undergraduate students within the county is extremely low with only 5.1% (83
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undergraduates) doing so in 2013/14. This is particularly stark when compared to other northern
university centres with, for example, York University retaining 7.7% of its graduates within the city
itself and around one third within the wider Yorkshire and Humber region.
5.67 The low level of student retention may be partly due to the small numbers of students that
attend Durham University that are from the north east. In 2014, only 10% of attendees were from the
north east and Tees Valley. The provision of high quality jobs in the city, including on Aykley Heads,
and the provision of good quality housing in Durham City would likely to help increase levels of student
retention with the associated benefits to the city's and county's economy that would result.
5.3 Providing for the Right Homes in the Right Places

Key Messages
To support our economic ambitions we must also have a complementary housing offer with the
right types of housing in the right location. It is appropriate to ensure that homes are being built
which meet the needs and aspirations of the county's existing and future population. In order to
re-balance the county's housing market in terms of both delivery and ensuring the right type of
housing is built, it is imperative that land is released in high value areas.
Figures relating to the size of new build properties and where they are being built show that if
we are to try and rebalance the housing stock in County Durham by building more larger, higher
quality properties then a focus on making sites available in higher value areas would be the most
effective way to do this.
While low and medium value areas are currently delivering more completions than high value
areas this is due to the current lack of land availability in high value areas which is suppressing
the number of houses being built. The same is true of the numbers being granted planning
permission in low and medium value areas and explains why actual housing completions are
lower than might be expected with the number of permissions currently in place. In order to
increase rates of delivery we therefore need to release additional land in high value areas to give
us the best chance of meeting the county's housing needs.
Comparing County Durham's average new build house prices to new build house prices across
the north east and England and Wales, it would appear that the gap between average new build
house prices is widening every year. The exception being in the higher value areas where average
sales prices for new build houses are higher than the average for England and Wales.
Help to Buy has helped deliver new housing in areas right across the county with the benefits
this can bring in terms of investment, jobs and meeting needs. However it is important that we
ensure that the delivery of housing in the county is on a sound footing and that it is not reliant
on Help to Buy. Therefore it is important that housing allocations are identified in areas where
they are not reliant on these products in case that are withdrawn at some point in the future.
The more houses delivered in high value areas, the greater the amount of affordable housing
and other infrastructure such as school places and health facilities, will be delivered.

5.68 To support our economic ambitions we must have a complementary housing offer with the
right types of housing in the right locations. The county's housing need therefore goes beyond only
increasing the supply of housing, as 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 availability of the right type of housing is important when informing investment
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decisions of businesses. In order to provide a greater understanding of these issues a Residential
Development Market Review was commissioned (Market Review) which gives us a better
(j)
understanding of the County Durham housing market. .
5.69 Stakeholders surveys undertaken for the 2016 Strategic Housing Market Assessment found
that there was a vast oversupply of 'low value terraced property' and an under-supply of 'reasonable
to good homes'. There are also parts of County Durham, particularly in the east and south of the
county that are associated with low demand for housing.
5.70 Evidence shows that new housing development in these low demand areas is being driven
by Help to Buy initiatives to support delivery in what would otherwise be unviable markets. In the
north east region 7,097 Help to Buy equity loans have been recorded since records began and from
the 12 local authority areas, 19% of these loans have been in County Durham (Source: MHCLG's
Help to Buy - Statistics). It is important that we understand the impact that this is having on the existing
stock and further work will be undertaken on this has we move the Plan forward .
Meeting an Appropriate Objectively Assessed (Housing) Need
5.71 NPPF sets out the Government's objective to significantly boost the supply of housing. It also
sets out that local plans should seek to meet the full, objectively assessed needs for market and
affordable housing in the housing market area.
5.72 In September 2017 the Government consulted on and updated the approach to assessing
housing needs. This approach was set out for comment within the 'Planning for the Right Homes in
the Right Places' and has now been taken forward in the National Planning Policy framework (NPPF)
and accompanying draft Planning Practice Guidance (PPG) published in July 2018. Both the NPPF
and the guidance make it clear that local authorities should use the government’s standard
methodology for calculating housing need unless there are exceptional circumstances.
5.73 There are three steps required to assess Local Housing Need (LHN) in line with the new
standard approach:
Step 1: Setting the Baseline
Step 2: An adjustment to take account of market signals
Step 3: Capping the level of any increase
5.74 In the Preferred Options we made use of the most up to date 2014 based Sub National
Household Projections. In line with the methodology, these projections have been taken over a 10
year period and annualised. This resulted in 1,322 households per annum. In response to step 2,
making use of the formula in the guidance the affordability adjustment equated to an additional 46
dwellings per annum in County Durham. In line with the guidance at step 3, a cap is not required for
County Durham. The standard methodology therefore resulted in 1,368 dwellings per annum in County
Durham.
5.75
When the 2016 based Household Projections were released earlier this year re-running the
government’s methodology resulted in a LHN of 1032 houses per annum. This figure was much lower
than what has been delivered on the ground and would therefore not address historic under delivery
or allow new households to form. This was the case for much of the country and particularly the north
of England. The government have decided this is untenable and in October 2018 released a technical
consultation which determined that there was a case for public policy to support delivery in excess
j

https://durhamcc.objective.co.uk/portal/planning/cdpev/
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of household projections. The Technical Consultation therefore instructs local authority's to ignore
the 2016 based household projections and instead revert to the 2014 based projections. In the longer
term the government's methodology will be replaced with a new method by the time of the 2018 based
projections.
5.76 Following the advice in the Technical Consultation and using the 2014 Based Household
Projections in the government's methodology and updating it to reflect a more recent affordability
ratio and moving the baseline year to the year we will submit the Plan of 2019 results in a LHN of
1,287. However government guidance also suggests when setting our LHN consideration should be
given to previous delivery levels. Over the last five years we have averaged 1308 net new houses
each year which is higher than the figure resulting from the standard methodology. As suggested in
the guidance we believe this is an indication of greater housing need and we have therefore adopted
the slightly higher figure of 1308 as our LHN. In line with the guidance, this is applied over the Plan
period resulting in a local housing need in County Durham of 24,852 over the plan period 2016 to
2035. It should be noted that this number is a target and not a ceiling, if housing completions do
exceed this level then this will be reflective of a buoyant housing market. It is however recognised
that the approach set out in the Technical Consultation is subject to consultation and if anything
changes in the final adopted version of the guidance then a review of the Submission Draft may be
required.
5.77 Using the LHN figure of 1308 houses per year the table below shows that over the last 10
years this has been surpassed on 5 occasions.
Net Annual Completions Net Housing Completions

Year

08/09

09/10

10/11

11/12

12/13

13/14

14/15

15/16

16/17

17/18

Completions

1,426

1,183

1,046

1,312

1,170

1,027

1,146

1,558

1,398

1,339

118

-125

-262

4

-138

-281

-162

250

90

31

Against
1,308

5.78 The council has also consistently approved high levels of housing permissions to stimulate
increased house building. The table below shows the number of houses permitted from 2013/14 to
2017/18 with an average of 3,488 dwellings approved per year.
Annual Approved Number of Dwellings

Approved Number of
Dwellings

Number of Dwellings
Minded to Approve Subject
to the S106

Total

13/14

3,138

0

3,138

14/15

2,307

80

2,387

15/16

1,935

558

2,493

16/17

3,846

795

4,641

17/18

3,334

1,449

4,783
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5.79 Continuing to plan for new housing in a reactive and unplanned way means that despite the
significant number of permissions granted, many of the sites are not being delivered or being delivered
as a result of supporting products such as Help to Buy meaning that there is a risk that the housing
needs of the county will not be met particularly if these products were to be withdrawn.
5.80 This is illustrated by the number of previous permissions that have lapsed and the difference
in lapse rates across the county. Average lapse rates in East Durham are 27.5%, in Mid Durham
43.5% and in South Durham 16.8%, compared to 7.5% in Durham.
5.81 If new housing is not built in sufficient numbers to ensure housing needs are met over the
plan period the Sustainability Appraisal (SA) process has identified a number of consequences. It is
likely to have negative social effects including people having to move out of the county or live in
unsuitable housing due to an insufficient supply of housing. This is likely to have knock on effects in
respect of health and wellbeing, deprivation and result in the creation of segregated and incohesive
communities. Negative economic effects are also predicted as not meeting identified needs will
minimise the level of housing available for the working age population. A smaller resident labour force
in turn will limit the level of jobs growth that can be supported in the county and the resultant smaller
population will contribute less to the economy in terms of spend on goods and services, reducing
financial support to local business and retail. In addition, in the event that people of working age are
forced to move elsewhere, this could increase the skills gap in the county and associated impact
upon promoting growth in higher-skilled occupations.
5.82
Therefore to ensure we have the best chance of meeting our objectively assessed housing
need we must ensure that housing is directed to those areas where the likelihood of it being built is
maximised and does not rely on products such as Help to Buy. This is those areas with the strongest
market demand. We should however also look to identify some sites in less strong housing markets
as housing in those areas will meet local demand and provide regeneration benefits. The Market
Review suggests that the delivery of housing within higher value areas provides a different offer to
elsewhere in the county and has a wider attractiveness. It would therefore be complementary to the
housing delivered elsewhere in the county rather than impact on its delivery.
Viability and Delivery
5.83
The Market Review focused primarily on new build development and considered sales
revenues, developer demand, capacity to deliver housing and the sales rates that are achievable.
Engagement with the development industry informed the Market Review.
5.84 In terms of understanding the County Durham housing market it is necessary to understand
sales values and land values. Sales values have been collected by focusing on values for a particular
property type to provide an understanding of fluctuations across the county. The Market Review
confirms that the viability across the County Durham market can fluctuate significantly across relatively
short geographical distances.
Sales Values

Monitoring Area

Detached (all
types)

Detached (100-110
sq m)

Semi (all types)

Durham City

£2,448

£2,557

£2,192

Central Durham

£1,916

£1,835

£1,627

Mid Durham

£1,714

£1,689

£1,596
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Monitoring Area

Detached (all
types)

Detached (100-110
sq m)

Semi (all types)

North Durham

£1,875

-

£1,703

North West

£1,741

£1,628

£1,497

East Durham

£1,753

£1,844

£1,451

South Durham

£1,610

£1,630

£1,612

-

-

-

£2,291

£2,373

£2,051

South East Durham
West Durham

5.85 The data clearly indicates that the highest value location in the county is Durham City, which
achieves (as an average) in the region of £2,500 per sqm for the detached dwellings. The only other
monitoring area to achieve an average rate in excess of £2,000 per sqm for detached dwellings is
the West. However, as new build development is more limited in the West this means the sample for
the data is smaller (and therefore less reliable). The Central and North monitoring areas show the
next highest average rates, which for detached dwellings is in the region of £1,900 per sqm. The Mid,
North West, East and South areas have broadly similar average values for detached dwellings, of
between £1,600 and £1,750 per sqm.
5.86 New build sales prices taken from the land registry shows a significant difference in sales
prices across the monitoring areas with a significantly higher sales prices in Durham City.
Median, New Build, House Prices per Monitoring Area
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5.87 When County Durham's average new build house prices are compared with the wider North
East and England and Wales, it would appear that the gap between average new build house prices
is widening every year. New build house prices have increased within the county since 2013, however
at a much slower rate than the rest of the North East and across England and Wales as shown by
the land registry data below. The gap between average, new build houses prices in County Durham
when compared to England shows that in 2013 the difference was £96,158 but by 2017 the gap had
grown to £151,574.
Average House Prices for New Build Properties

2013

2014

2015

2016

2017

County Durham

£158,996

£165,628

£170,308

£176,172

£198,525

North East
Region

£170,486

£180,395

£194,611

£198,663

£215,159

England and
Wales

£255,154

£281,946

£301,801

£328,326

£350,099

5.88
One explanation for this could be lower than average incomes for people living in County
Durham. CACI household income data does show that there are similar trends in terms of the gap
between County Durham average income and that of the North East and England and Wales. However
the gap in house prices is actually far bigger than the gap in household income. In 2017, County
Durham's household income was 83.2% of the national household income however its new build
house prices were 56.7% of the national new build prices. Clearly this is a social benefit in that housing
is affordable, however there remains an affordable housing need across the county. Low house prices
do mean though that viability margins are often more challenging, lessening the opportunity for
planning obligations such as affordable housing and infrastructure or education. However it also
indicates a 'risk' to, and a vulnerability in, the housing market.
5.89 In 2016, there were 50 new build properties sold in Durham City, 47 were detached, 2 semi
detached and one single terraced property (with the remaining terraces sold in the previous year). In
2016, the average sales price was £407,314 (£359,475 median sales price) higher than the average
for England and Wales of £328,326.
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5.90 As well as understanding sales values, it is appropriate to understand land values. Appendix
7 of the Market Review confirms that there is a significant uplift in land value within Durham City once
permission for housing has been secured. With an average in the data sample of circa £1.65 million
per gross Ha (or approximately £670,000 per gross acre). This increased average is in line with the
increased values achieved for new build dwellings. In other words, the higher values attainable for
new build dwellings within Durham City corresponds with higher land values within this area. This is
in line with expectations that higher priced locations will command higher land values.
5.91 However, this correlation is less certain for the rest of the county. The Central and North areas,
which recorded average sales values for detached dwellings at circa £1,900 per sqm, show an
average land value of approximately £420,000 per gross Ha (or £170,000 per gross acre). In
comparison, the Mid, North West, East and South areas (which had lower values of £1,600 to £1,750
per sqm) shows only a marginally lower average land value of around £380,000 per gross Ha (or
£155,000 per gross acre).
5.92 Whilst there are numerous factors which impact on land value including planning obligations,
scheme density, abnormal development costs (such as demolition, decontamination, flood mitigation,
site infrastructure etc.), planning position at the time of purchase, financial position of the vendor and
purchaser, size of the site etc. variations in all these key factors will impact on the land price paid,
therefore each site is unique and should be taken on its own merits. Consequently, comparing land
transactions needs to be treat with caution however, the data does point to significantly higher land
values in Durham City.
5.93 The Market Review confirms that housing site allocations in Durham City have the highest
probability of being delivered and confirms that there is a greater demand in the city than currently
has planning permission or is available on suitable sites within the Strategic Housing Land Availability
Assessment (SHLAA). In comparison, the Market Review suggests that Central Durham has a number
of settlements which have reached delivery capacity, suggesting there are legitimate concerns about
‘flooding’ the local markets with unsustainable levels of new housing. Mid Durham is considered to
be a fluctuating market which reduces the likelihood of schemes being delivered. The North and North
West Durham monitoring areas are considered to have a good track record of delivery as does the
East on the proviso that the Help to Buy: Equity Loan product is not withdrawn. West Durham is
deemed to be attractive to developers and delivery within South East monitoring area is relatively
strong.
5.94 By applying the sales revenues and data on land values, a broad understanding of high,
medium and low value areas can be seen as mapped below. This gives an indication of the likely
viability across the county whilst acknowledging that variances in viability can occur within small
geographic areas.
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Map F: Viability Areas
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5.95 Having reviewed the number of net housing completions in the highest, high, medium and
low value areas, it is apparent that a significant percentage of all completions have occurred in the
low / medium value areas which explains the reason for low average new build sales prices.
% of Completions by Value Area (Note: these figures are presented as gross figures. The completions reported
previously are net and take demolitions into account)

11/12

12/13

13/14

14/15

15/16

Highest Value

7

8

7

6

5

10

High Value

5

9

6

11

11

10

Medium Value

45

42

51

54

45

42

Low Value

44

42

35

30

40

39
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5.96 While low and medium value areas are currently delivering more completions than the highest
and high value areas this is due to the current lack of land availability in high value areas which is
suppressing the number of houses being built. The same is true of the numbers being granted planning
permission in low and medium value and explains why actual housing completions are much lower
than would be expected with the number of permissions currently in place. In order to address this
imbalance and increase rates of delivery we need to release additional land in the highest value areas
to give us the best chance of meeting the county's housing needs.
% of Houses with Planning Permission by Viability Area

11/12

12/13

13/14

14/15

15/16

16/17

Highest

34

6

23

4

4

4

High

12

4

6

10

7

16

Medium

23

67

18

59

45

42

Low

30

23

54

28

44

38

5.97 The Market Review also confirms that house building activity in the county is dominated by
national, volume house builders in the lower value areas because they are able to extract a sufficient
return owing to lower build costs. Therefore despite securing lower sales revenues, the volume
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housebuilders will deliver schemes because they can secure sales quickly. The Market Review also
(k)
confirms that low value areas are being heavily influenced by Help to Buy product which is very
important in driving sales rates particularly in lower value areas of the county.
5.98 The map below shows the proportion of new build sales which have been supported by Help
to Buy: Equity Loans for 2015/16 and 2016/17. Whilst there are Help to Buy: Equity Loans being used
across the county, the majority are within the low to medium viability areas.

5.99 The Ministry of Housing, Communities and Local Government's (MHCLG) national figures for
Help to Buy: Equity Loan show that, since records began in Quarter 2 2013, County Durham has
recorded the highest take up of the product in the North East region, equating to 18.83% or 1,337
loans. Whilst the Help to Buy: Equity Loan products appear to be positive as they are helping to drive
sales within lower value areas which would otherwise prove more difficult markets, it is unclear whether
it is the product which is underpinning the sales (and therefore whether the sales would fall away if
it was removed) or whether buyers were already active and are simply taking advantage of a product
on offer. The anecdotal evidence obtained by the Market Review suggests the former and that it is
underpinning sales. Even with the influence of the Help to Buy: Equity Loans, delivery rates are still
only just meeting the county's housing need (using the Government's suggested housing figure) and
therefore the removal of this product could have a catastrophic impact on the level of housebuilding
across the county particularly in low value areas. This would be a major risk to the continued delivery
of housing in the county if a Wider Dispersal approach to the spatial approach was adopted. Therefore
to ensure that the delivery of housing in the county is on a sound footing and could survive any future
withdrawal of the Help to Buy product it is essential that housing allocations are identified in high
value areas.
k

The Help to Buy: Equity Loan scheme is a government initiative designed to assist buyers in securing new build house purchases.
The buyer has to provide a 5% deposit, with the government providing a loan for a further 20% (enabling the buyer to acquire a
75% loan to value mortgage product). This applies to new build properties only and is available for houses with a purchase price
up to £600,000. This can be used by both first-time buyers and homeowners looking to move. This is not available to buyers who
own more than 1 property and cannot be used in conjunction with a part-exchange arrangement.
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Building the Right Type of Housing
5.100 Comparison of 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.
% of Properties within each Council Tax Band 2017

Band A

Band B

Band C

Band D

Band E

Band F

Band G
£160,001
£230,000

Band H
£320,000
and over

Up to
£40,000

£40,001
£52,000

£52,001
£68,000

£68,001
£88,000

£88,001 £120,000

£120,001
£160,000

County
Durham

59%

13%

12%

9%

4%

2%

1%

0

North
East

54%

16%

15%

8%

4%

2%

1%

0

England
and
Wales

24%

20%

22%

15%

10%

5%

4%

1%

5.101 In addition to the council tax data it is also helpful to understand what types of properties are
currently being delivered. Building control records since 2011/12 show that in Durham City 42% of
new houses have 4 or more beds. This compares to 24% in Central Durham, 23% in South Durham
and 15% in East Durham. It is also much higher than the existing stock in Durham City where 26%
have 4 or more bedrooms. These figures relating show that if we are to try and rebalance the housing
stock in County Durham by building more larger, higher quality properties then a focus on making
sites available in Durham City would be the most effective way to do this.
% of Completions by House Size

1 bed

2 bed

3 bed

4 bed plus

New
Build

Existing
Stock

New
Build

Existing
Stock

New
Build

Existing
Stock

New
Build

Existing
Stock

Central
Durham

2%

5.6%

19%

32.9%

46%

45.8%

24%

15.5%

Durham City

1%

7.5%

10%

24.6%

30%

41.6%

42%

26%

East Durham

0%

8.1%

19%

35.7%

52%

44.7%

15%

11.3%

Mid Durham

0%

7.2%

16%

38.1%

49%

42.3%

26%

12.3%

North
Durham

2%

7.2%

32%

29.7%

47%

47.2%

12%

15.7%
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1 bed

2 bed

3 bed

4 bed plus

New
Build

Existing
Stock

New
Build

Existing
Stock

New
Build

Existing
Stock

North West
Durham

0%

3.6%

23%

36.4%

23%

47.0%

11%

12.9%

South
Durham

1%

5.4%

16%

35.6%

56%

44.3%

23%

14.5%

South East
Durham

0%

5.7%

78%

31.1%

15%

45.2%

4%

17.9%

West Durham

0%

5.0%

41%

31.6%

25%

41.5%

20%

21.8%

(blank - yet to
be assigned)

0%

9%

35%

New
Build

Existing
Stock

25%

5.102 The County Durham Strategic Housing Market Assessment also highlights an aspiration
with the county's residents for three and four bedroom houses, detached properties and bungalows.
The evidence shows that these types of houses are best delivered in high value areas and in particular
Durham City.
Affordable Housing
5.103 As well as meeting local housing needs for general market housing, the NPPF also requires
local authorities to meet affordable housing needs in full. For County Durham, the SHMA identifies
a net shortfall of 378 affordable dwellings per annum.
5.104
Paragraph 173 of NPPF notes that pursuing sustainable development requires careful
attention to viability and costs in plan-making and decision-taking and that plans should be deliverable.
(l)
The council has undertaken an assessment of viability through the Local Plan Viability Study . This
Study identifies realistic targets for the delivery of affordable housing which should not prevent the
delivery of housing and also maximise the opportunity to secure the other policy requirements included
in the Plan. It also recognises that new housing development in high value areas, where land values
are higher and prices for new houses are more buoyant, can support higher levels of affordable
housing provision. As a result the Study has recommended four different targets for affordable housing
based upon the market value of an area with 25% in Highest Value area, 20% in High Value, 15%
in Moderate Value areas and 10% in Low Value areas. Given these percentages, the more houses
delivered in high value areas, the greater the number of affordable housing units that will be delivered.
This also applies to other Plan requirements such as infrastructure for example school places, health
care facilities or new transport infrastructure.

l

https://durhamcc.objective.co.uk/portal/planning/cdpev/
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5.4 Sustainability Appraisal

Key Messages
Sustainable Communities (Option B) provides greater opportunities to deliver sustainable
patterns of growth in comparison to the other housing distribution options assessed.
Main Town Focus and Sustainable Communities options (Options A and B) provide the
greatest opportunities to deliver affordable housing.
Main Town Focus, Sustainable Communities and Sustainable Communities with Durham
Villages (Options A, B and C) will enable higher quality houses to be delivered to meet
identified need.
Focusing development in Durham City provides opportunities to reduce the need to travel,
increase the use of sustainable modes of transport and help reduce road traffic congestion
along with its adverse impacts on communities.
The co-location of housing with employment opportunities is important in wider economic
terms as it supports existing businesses, their potential expansion and encourages inward
investment which will create new employment opportunities. Sustainable Communities
(Option B) is likely to most effectively achieve this.
Probable long-term significant adverse impacts on communities as a result of concentration
of development and/or increased in road traffic and congestion in the Main Town
Focus, Sustainable Communities with Durham Villages and Wider Dispersal options (Options
A, C and D).
Possible significant adverse impacts on educational infrastructure capacity as quantity of
development increases in the Main Town Focus option (Option A).
With the highest proportion of housing proposed to East Durham, the Wider Dispersal and
Sustainable Communities with Central Durham Villages options (Options C and D) pose
potential significant adverse impacts on biodiversity over the long-term.
As a result of the increased need to travel by the private car and in-commuting travel patterns
from relevant parts of the county, it is certain that the Sustainable Communities with Central
Durham Villages and Wider Dispersal options (Options C and D) will give rise to significant
adverse effects on air quality.
Although all options have adverse landscape impacts, due to the concentration of
development in and around Durham City, significant adverse impacts in terms of landscape,
townscape, and the historic environment have been identified for the Main Town Focus
option (Option A).

(m)

5.105 A summary of the findings of the Sustainability Appraisal
relating to the four proposed
options for the distribution of housing, Option A - Main Town Focus, Option B - Sustainable
Communities, Option C - Sustainable Communities with Central Durham Villages, Option D - Wider
Dispersal, are set out below. For a full overview of the assessment and conclusions see SA Report,
Section 4.2.3.
m

link to the SA
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Overview
5.106 There is potential for each distribution scenario to help deliver affordable housing, yet the
amount that can be delivered by particular options will be dictated by viability of specific housing sites.
(n)
The residential market review commissioned by the council indicates that across the county there
are very high, high, medium and low 'value market areas' based on land and sales values information.
Given the proportion of housing in higher value areas such as Durham City under both Option A and
Option B, it is considered these options will provide the greatest opportunities to deliver affordable
housing; and therefore helping to meet the needs of current and future residents. Analysis also
identified a lack of 3 and 4 bedroom homes, detached properties and bungalows in the County Durham
(o)
housing market . Due to the size and location of proposed sites, it is also considered that Options
A, B and C enable such properties to be delivered; and for future development to address identified
mismatches in the housing market.
5.107 Given that all of the options seek to direct housing to the larger towns and villages across
County Durham, access to key services and facilities is likely to be good overall irrespective of the
specific distribution and the fact the accessibility via walking, cycling and public transport may be
better from some sites than others. The SA also recognises that due to the location and size of
particular allocations there may be potential to deliver on-site services and facilities. However, the
capacity of primary and secondary schools, general practices and Durham University Hospital as
well as open space provision were critical to determine specific educational and health impacts. The
supporting SA matrix details the specific areas of investment required for new educational facilities
(e.g. schools, classrooms, or part developer contributions); identifies surpluses/ deficits of open space
typologies (e.g. amenity open space, allotments, play space, etc.). Each distribution scenario will
(p)
require developer contributions for most delivery areas to make necessary improvements in terms
of schools and open space provision, but overall it was noted that Option A would require the most
substantial contributions to mitigate potential significant adverse effects due to the concentration of
development in Durham City. This is despite the fact that the assessment recognises directing housing
to higher value market areas and assembling it on a few strategic sites is likely to provide greater
opportunities to secure considerable developer contributions which would help to deliver infrastructure.
The converse situation was predicted for the Option D. In terms of promoting healthier lifestyles as
well as capacity/ quality of healthcare and recreational facilities/ open space, a mixture of probable
positives (e.g. accessible new housing developments well-connected to multi-user routes that
incorporate new open spaces) and negative impacts (e.g. current pressure on existing GP practices
and A&E services with limited opportunities to create extra capacity) were identified across individual
delivery areas.
5.108 Strategic urban extensions provide opportunities to create well-designed cohesive new
communities, with the potential for on-site facilities/ services (e.g. local shops, school, etc.). The
effectiveness of how new residents integrate with existing communities will nonetheless depend on
implementation (e.g. quality of masterplan design, permeability of sites, level of on-site facilities,
housing mix, etc.). Overall this is applicable to all options, but Option A is likely to restrict the potential
to secure positive effects due to the concentration of housing development. Focusing development
in Durham City provides opportunities to reduce the need to travel, increase the use of sustainable
modes of transport (e.g. walking, cycling, bus, and rail), and help to reduce road traffic congestion
along with its adverse impacts on communities (e.g. air/ noise pollution, road safety, etc.). This is
primarily because the city is the employment and transport 'hub' for the county. The strong
in-commuting patterns to Durham City, Tyneside, Sunderland, Darlington and Tess Valley from
specific settlements means there is still the potential for the Options A and B to exacerbate road traffic
congestion, adversely affect certain parts of the strategic road network and communities across the
n
o
p

Local Plan Viability Ltd (2018), ‘Residential Market Assessment of County Durham and the Likely Delivery of Suitable SHLAA Sites’,
draft version to be published
As above.
No specific housing allocations are proposed in South East Durham.
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county as well as into neighbouring authorities. Such impacts were nonetheless predicted to be
significantly worse under Options C and D primarily because they direct a higher proportion of housing
to Central Durham and beyond which will increase the number and distance of trips made by car.
Most notably, the County Durham Infrastructure Delivery Plan 2016-2035 demonstrates that under
Option C pupils in Central Durham will be reliant on Durham City's secondary schools, which on its
own will be a significant trip generator and exacerbate key routes at peak times. As noted above
Option C is likely to have fewer opportunities to mitigate such impacts. For each option the effective
phasing of housing development with infrastructure improvements was recognised as critical to
minimise adverse impacts and maximise positive effects predicted.
5.109 For each option positive effects were predicted in terms of helping to alleviate deprivation
and support a strong, resilient and diverse economy. By distributing the highest proportion of housing
to areas within the top 10% of most deprived areas nationally (IMD 2010) Option D would likely improve
the social, economic and environment conditions, support regeneration initiatives and help ensure
settlements' vitality (e.g. Peterlee, Seaham, Crook, and Stanley) by safeguarding existing and
encouraging new services/ facilities into those areas. Given that both Options B and C distribute
housing to areas of the county which experience levels of deprivation, these are also likely to have
direct positive effects. Physical access to jobs under Options B, C and D is nonetheless variable,
particularly by public transport; and as such the capacity for these options to help those on lower
incomes and decrease unemployment may be restricted from certain locations. Directly supporting
regeneration is not a primary objective of Option A, and by focusing the highest proportion of the total
housing proposed to Durham City (i.e. 24%), it arguably negatively impacts upon the potential to
regenerate other towns and villages were deprivation and high unemployment are key issues.
5.110 The co-location of housing with employment opportunities is important in wider economic
terms as well as accessibility as it supports existing businesses, their potential expansion and
encourages inward investment which will create new employment opportunities. Option B is likely to
most effectively achieve this with its more even distribution, which not only reflects regionally/ nationally
important economic markets (e.g. Durham City , A1 and A19 corridors), but also recognises local
employment centres (e.g. Consett demonstrates a significant in-flow of approximately 6,000 commuters
and 40% self-containment). The likely economic benefits of Options A and B were given more certainty
(q)
by the recent Cabinet decision to re-develop Aykley Heads , which will combine with existing public
and private sector businesses, including Durham University, to provide substantial direct and indirect
economic benefits to the city and county. Option A is nonetheless considered likely to restrict the
potential for significant positive effects over the long-term as it may have a detrimental economic
impact in terms of the city itself (e.g. adversely affect the setting and experience of the World Heritage
Site, and therefore the important visitor economy) and by distributing less housing across the county
in support of other economic markets. Even though Option A includes commitments in other delivery
areas, this and the indirect 'trickle down effects' of concentrating growth in Durham City is unlikely to
be beneficial on a countywide basis or sustainable over the long-term. The allocation of housing
numbers under Option C is similar to Option B, however, residual adverse effects are predicted
because it will exacerbate existing road traffic congestion issues (e.g. A167, Tollhouse Road) with
fewer opportunities to address them compared to other options. Impacts on road traffic congestion
due to commuting patterns (as discussed above), combined with the smallest proportion of housing
distributed to key employment market areas as identified in the County Durham Employment Land
Review (2017 draft), are the main reasons why adverse long-term economic effects have been
identified for Option D.

q

On 17th January 2018, Durham County Council Cabinet approved proposals for the redevelopment of Aykley Heads, which also
involves the re-location of the council headquarters to a city-centre location, in order to initially attract more than 4,500 jobs and
provide a £400m boost to the county's economy.
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5.111 New development will always increase carbon emissions through construction and in-use
(r)
emissions . Given the extent of new development proposed under each option certain adverse
impacts have been identified. Yet transport-related emissions cannot be overlooked; with probable
significant long-term adverse impacts predicted for Options C and D. New development presents the
best opportunity to manage the risk of surface water flooding, particularly the development of combined
sewer networks. The emerging updated Strategic Flood Risk Assessment identifies that none of the
proposed allocations are within a flood zone. As such it is likely that there will be no significant adverse
effects generated by any option that would require either the removal of allocations or significant
levels of mitigation. Due to the influencing variables (e.g. location, mitigation measures, specific
weather event, etc.), overall it was considered that climate change adaptation impacts would depend
on implementation; with the higher risk of adverse effects over the long-term for Options C and D
due to the increased need to travel and resilience of particular infrastructure and communities.
5.112 In terms of biodiversity, landscape, townscape and historic environment impacts assessment
has considered the potential for cumulative impacts of the proposed allocations with the recent
completions and existing housing commitments. Due to the quantity of development for each option,
possible adverse cumulative impacts were predicted against most objectives. Specifically direct,
indirect and residual adverse effects were predicted in terms of biodiversity from each of these options
due to increased urbanisation irrespective of distribution (e.g. increase in predation, loss/ fragmentation
of habitats, air pollution, vehicle collisions, increased human/ wildlife proximity, disturbance, restriction
(s)
of migration, etc.). Those allocations which are deemed likely to increase recreational pressure on
Durham's European protected coastline - i.e. Durham Coast SAC and Northumbria Coast SPA - will
be required to mitigate such adverse impacts in accordance with the council's adopted guidance
Habitat Regulations Assessment: Developer Guidance and Requirements in County Durham (October
2017). With the highest proportion of housing proposed to East Durham under Option D, there is still
an increased risk of long-term adverse effects.
5.113
Although new development may offer opportunities to protect and enhance valuable
landscapes and townscapes (e.g. high-quality design, structure planting, etc.), due to the cumulative
quantity of development associated with each option the potential for long-term adverse impacts was
identified. The potential for specific mitigation measures to minimise adverse impacts and provide
enhancements across some sites was noted, but considered effects would depend on implementation
in terms of its effectiveness to 'soften' new development. Residual adverse effects for Option A would
primarily relate to Durham City compared to the potential countywide adverse effects associated with
the other distributions, yet this does not lessen their localised impact. Similar potential for significant
adverse impacts were identified in terms of the historic environment against the Option A. In relation
to the city's historic environment, Option B was considered to have residual adverse impacts albeit
to a lesser extent, with impacts depending on implementation in the short- and medium term. Each
housing distribution nonetheless has the potential to put pressure on the county's rich and diverse
historic environment (e.g. designated and non-designated, natural, man-made, archaeological assets)
and its setting. By distributing housing more evenly across the county, it was considered that overall
Options B, C and D have the potential for positive and negative impacts on the historic environment
depending on what assets (designated, non-designated and ‘at risk’ assets) would be affected, their
significance and heritage values as well as specific site design, materials used, etc.
5.114 Due to the commentary above regarding the increased need to travel, the likelihood that
such trips would be made by private car and in-commuting travel patterns from relevant parts of the
county, it is certain that Options C and D will give rise to significant adverse effects on air quality; this
is primarily in relation to the likely impacts on the designated Air Quality Management Area in Durham’s
city-centre. Possible adverse impacts were identified for Options A and B, but this will be influenced
r
s

This is despite the fact that modern building regulations will mean new homes are likely to be significantly more energy efficient
compared to existing homes and premises in the county.
Appropriate Assessment of the County Durham Plan provides the reasoned justification in this case, presents the scale of likely
impacts and proposes effective mitigation measure to enable housing to be delivered in particular locations (e.g. East Durham).
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by the ability to promote sustainable transport options. All options identified the possible adverse
impacts on water quality given that, in terms of waste water capacity, some sewage treatment works
relevant to each distribution will require investment in infrastructure to accommodate housing growth
(e.g. facilities reach volumetric capacity over the Plan period). Risk of surface water flooding is
potentially an issue with allocated sites and so SuDS and new drainage systems to serve development
will be required to avoid increased run off to watercourses. Overall each distribution will involve the
loss of greenfield and/ or grade 3 agricultural land, even though previously development land (PDL)
has been considered for allocation as a priority; and so cumulative adverse impacts on soil resources
have been identified despite the potential for mitigation measures. With the loss of a higher proportion
of higher quality farmland, adverse impacts were considered more certain and more severe in relation
to Options A, B and C. All options will also increase waste arisings and the need for minerals and
aggregates due to the quantum of new development proposed (i.e. housing and supporting
infrastructure). Such an increase will result in certain direct countywide adverse effects from
construction and operational waste despite Local Plan policies seeking to ensure materials are 'driven
up' with the Waste Hierarchy. Impacts from mineral extraction will overall depend on the proximity of
new housing development to active quarry sites as well as how sites are operated and how materials
are transported. Adverse impacts over the long-term are possible for Option C due to number of
active quarries within Central Durham.
5.115 In conclusion Option B - Sustainable Communities provides greater opportunities to deliver
sustainable patterns of growth in comparison to the other housing distribution options assessed.
However, if this option is progressed and the Preferred Options Housing Allocations policy reflects
(t)
it, Exceptional Circumstances
for the release of land from the Durham City Green Belt will be
required. Phasing development in accordance with essential infrastructure (e.g. transport, education,
waste water, etc.) and its funding will be critical if the predicted positive effects for this option are to
be achieved and the adverse effects minimised.

t

link
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Conclusion

6.1
We believe that County Durham and rest of the North East has a positive part to play in a
changing UK. Durham County Council, in common with the rest of the north east, is actively pursuing
strategies that enable economic growth to deliver more and better jobs and boost housing supply.
6.2 Over the last 5 years and as a result of the council working with partners, the county has seen
over £2.7bn of investment committed with many of these schemes either built or under construction.
This includes building of Hitachi Rail with over 1000 jobs, £90m investment at GSK, £750m masterplan
from Durham University, renaissance of Durham riverside seeing £300m investment in new office
and leisure facilities on site, £450m redevelopment of County Hall site significant investment of £100m
in the county’s Science Park, new accident and emergency department, the first UK digital bank,
Atom, located in the city as well as development of a new 2m sqft of industry and office park located
on the A1(m) at junction 61 which again has just started on site. We therefore need a Plan that builds
on these successes and provides the framework for further future investment.
6.3 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.
6.4 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. Similarly
some of areas are more attractive to the market as a result of demand from people wanting to live
there. We therefore have a range of viability areas ranging from very high to low. Identifying sites in
the higher value areas will mean that houses are more likely to be delivered.
6.5 New build house prices in Durham City reflect the demand for new housing however the city
is currently tightly constrained by Green Belt, largely identified to rightly protect the world heritage
site castle and cathedral.
6.6 The council is committed to increasing the number of jobs in the county and meeting the housing
needs of its existing and future residents. We therefore need a local plan strategy which delivers the
best opportunities for its residents and businesses an which is also sustainable. For all of the reasons
set out in this document we believe that this is the Sustainable Communities option.

50 0000001 Spatial Strategy Justification

How the Chosen Distribution Will Impact on County Durham

7.1 What the chosen approach to the distribution of housing, employment and retail means to the
county and larger settlements:
Durham City
7.2 Durham City has an internationally recognised reputation and a driving force of economic growth
in County Durham, meet the needs of local people and an opportunity to attract high value jobs.
Durham University is an asset to the city and the county and has strong links with business. The
Plan identifies a high quality office development at Aykley Heads which is supported by further
opportunities at Belmont Industrial Estate, Abbey Woods and Dragonville. These sites will allow the
city to continue its role as an important employment centre and a location of choice for the economy’s
growth sectors. In order to reduce congestion and improve air quality the Plan includes proposals to
increase modal shift in the city and identifies three new roads for the city, the Northern and Western
Relief Roads and Sherburn Link Road. The housing allocations at Gilesgate School, Hawthorn House,
Potterhouse Terrace and the former Skid Pan and in particular the major new developments at
Sniperley Park and Sherburn Road, will provide the high quality housing and significant numbers of
affordable housing that the county needs.
Central Durham
7.3
Bowburn, adjacent to the A1 corridor is also the location of a major employment development
at Integra 61 where distribution warehouses and possible a rail freight interchange are
proposed. Brandon/Langley Moor/Meadowfield, adjacent to the A690, is a successful business location
and the Plan allocates further land to support further business growth. A route for a future industrial
estate link road is also identified to ensure employment growth does not adversely impact on residents.
7.4 In addition to the number of sites permitted and under construction a housing site is located at
Cook Avenue, Bearpark. The remainder of the Central Durham Monitoring Area comprises a number
of villages in attractive rural settings which have the capacity to accommodate some limited amount
of new housing. Employment land has also been protected in Esh Winning.
North Durham
7.5
Chester-le-Street is a popular residential area with good access to job opportunities in
neighbouring towns such as Birtley and Washington as well as those in County Durham. The town
is home to Durham County Cricket Club and Riverside Park and is developing its offer as a leisure
destination. This is supported by immediate access to the A1, the A167, its East Coast Main Line
station and good public transport links to other parts of County Durham as well as Tyneside and
Wearside. The town is however constrained by the Green Belt, the River Wear, and areas of protected
biodiversity and geo-diversity.
7.6 In employment terms, land has been allocated at Drum Industrial Estate and Stella Gill and
Westline Industrial Estate. There is also a major employment opportunity at Lambton Park where
land has been allocated to accompany the recently approved new development of executive housing.
7.7 In addition to the number of sites already approved and under construction the main opportunities
for new housing in North Durham are in the surrounding towns and villages and in particular at
Pelton/Newfield.
North West Durham
7.8 Consett is a key centre in north west Durham and a location for new employment and housing.
This new development will support and help to improve the town's educational, retail and leisure offer.
The town continues to be a popular place to live because it has some of the county’s largest businesses
and good quality business premises. There is also a good mix of shops, public services and transport,
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and good access to surrounding towns, Durham City, Tyneside and the countryside. The Plan
recognises the importance of Project Genesis as a means of securing future investment. Sufficient
land is identified at Hownsgill , Number One and Leadgate Industrial Estates and Villa Real Business
Park to meet the need for new employment development based on past take-up rates and the need
to encourage the creation of jobs. In addition to the sites with planning permission and under
construction housing allocations are identified at the former swimming baths and Blackfyne School,
South of Knitsley Lane and Rosedale Avenue. There is also a site at Laurel Drive, Leadgate which
will incorporate a new primary school.
7.9 Stanley will continue to regenerate and attract new investment into the town and the surrounding
areas. The housing sites that have planning permission including the former Eveready factory will
have an important role in supporting change and growth in the town, which has a similar offer to
Consett in terms of access to both urban and rural parts of the region. The town also provides
businesses with access to a large labour market and therefore land is allocated at the main business
park at Tanfield Lea to cater for further growth.
7.10 Land is also allocated for employment at the successful Greencroft Industrial Park and there
is complementary housing allocated at the former Harelaw School and the former community centre
in Annfield Plain.
Mid Durham
Crook is an important service centre for communities in the Durham Dales, sitting between the Dales
and Durham City and Bishop Auckland. New investment in the town centre in the form of a new Lidl
and new Aldi stores, will be supported by a housing allocation at High West Road.
7.11 Ferryhill has a relatively successful town centre and a recently approved housing development
to the south of Dean Road. There is a small amount of land available on the Dean and Chapter
Industrial Estate.
7.12 Spennymoor sits between Durham City and Bishop Auckland and adjacent to the A167 which
connects it to Durham City and Newton Aycliffe. The town is a popular residential location because
of its local facilities, its good access to surrounding areas and close proximity to the A1 corridor. There
are significant housing commitments in the town and further housing allocations on the sites of the
former Tudhoe schools. Similar to Stanley, Spennymoor town centre is in need of regeneration
investment and new the development of this new housing will help to attract investment to the town
in general, as well as the town centre. Durham Gate is a private sector-led regeneration scheme
incorporating housing, leisure, retail and office space close to the main junction that connects the
town to A1 corridor.
Employment land is allocated on the Low Willington Industrial Estate. There is also a large new
housing allocation on land to the east of Ash Drive. There is also employment land available at Chilton
and Tow Law.
South Durham
7.13 In Bishop Auckland there are the exciting opportunities arising from Kynren (which features
open air-shows and historical re-enactments) and the sizeable investment in Auckland Castle and
Binchester Roman Fort. The Plan also allocates land for the extension of South Church Enterprise
Park. The town will continue its role as a service centre for residents in Weardale and Teesdale. The
town has been an attractive residential location in the past, with significant commitments across the
town, and in the additional housing allocations at Former Chamberlain Phipps and Bracks Road, will
support the town centre and local businesses.

52 0000001 Spatial Strategy Justification

How the Chosen Distribution Will Impact on County Durham

7.14 Newton Aycliffe is home to Aycliffe Business Park which is the largest business park in the
North East partly as a result of its proximity to the A1 corridor and the skilled local workforce. The
Hitachi Rail factory at Newton Aycliffe produces carriages for the Government’s Intercity Express
Programme, London Crosslink services, and for export to Europe and is one of the largest employers
in the county. The Forrest Park prestige employment site which has now been supplied with essential
infrastructure will accommodate additional businesses and possibly a rail freight interchange. To
match the growth of Aycliffe Business Park and take advantage of Newton Aycliffe’s position adjacent
to the A1 corridor, there is a proposed urban housing extension to the east of the town at Low Copelaw
which has recently received government funding from the Housing Infrastructure Fund. There are
also housing allocations at Eldon Whins, Woodham College and Cobblers Hall.
7.15 Shildon sits between Bishop Auckland and Newton Aycliffe and is home to Locomotion, which
is part of The National Railway Museum and celebrates Shildon’s historic role in steam train innovation.
The museum is one of the county’s main visitor attractions and, alongside Timothy Hackworth Park,
provides a platform for bringing investment to the town. Whilst the town has some successful
businesses, the town centre is in need of investment and a revitalised role and suffers from proximity
to other larger nearby towns with better facilities. The employment land allocated at Future Business
Park and All Saints Industrial Estate will help to support businesses and the town centre.
South East Durham
7.16 Sedgefield is an attractive market town and the location of the internationally-recognised
science and technology park at NetPark. The town is located close to the A1 corridor and has good
access to the A19 corridor, central and south Durham, and Stockton and Darlington. It has a good
mix of leisure attractions including a race course, a golf course, and Hardwick Country Park and is
an attractive residential location. Significant additional land has been allocated at NETPark which will
be supported by the additional new housing that has recently been granted planning permission.
East Durham
7.17 Developed as a New Town, Peterlee has large, planned industrial areas and is the base for
a range of manufacturing, engineering and other businesses and as a result has large employment
allocations at North West and South West Industrial Estates to enable the town to grow and play a
stronger role in the county and region. A rail halt is also proposed to the east of Peterlee at Horden
which will have regular passenger services on the Durham Coast Line and will improve access
between the area and Sunderland, Hartlepool, and further afield. Peterlee is a main focus for new
housing in East Durham and has a significant number of commitments including a large site at Low
Hills and a further site is allocated at North Blunts. The opportunity for regeneration at North East
Industrial Estate which will also be pursued.
7.18 Seaham is the county’s main coastal visitor destination and will, while respecting the Heritage
Coast, exploit Seaham North Dock's position as the only port and marina in the county. It is supported
through the Plan with the allocation of new housing at the former Seaham School and Seaham
Colliery. A substantial new 'garden village' has also been recently approved to the south of the town.
7.19
Murton, to the west of Seaham in the A19 corridor is developing a profile as a leisure and
retail destination, with Dalton Park providing a differentiated offer to other parts of the county. This
is being complemented with the allocation of around 19 hectares of employment land at Hawthorn/Jade
Business Park, to the south of the town and benefiting from direct access to the A19 corridor.
West Durham
7.20 Barnard Castle is an attractive, well-connected, market town that is well used by residents of
smaller villages across Teesdale and a popular visitor destination. The town centre performs well
compared to some other town centres in the county and has a good balance of independent shops
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and national chains as well as local services. A number of sites recently given planning permission
and under construction will help support the existing facilities and services. Glaxo Smith Kline (GSK),
the pharmaceutical manufacturer, is a major employer in West Durham and one of the largest
businesses in County Durham. Employment land at Shaw Bank has been allocated to provide space
for GSK to grow or provide a development opportunity for suppliers and spin-off businesses. Elsewhere
in the town there are small amounts of undeveloped employment land on the existing Harmire and
Stainton Grove industrial estates, which have been allocated to accommodate more local jobs.
7.21 Middleton-in-Teesdale is an important village in Teesdale, particularly for communities and
residents in the North Pennines as well as visitors. In Weardale, Wolsingham and Stanhope are also
important service centres. These settlements and others can accommodate appropriate numbers of
houses including an allocation at Leazes Road, Wolsingham to support local services and
facilities. Existing assets such as the North Pennines Area of Outstanding Natural Beauty (AONB)
will be respected, whilst rural diversification projects will be supported. The policies in the Plan support
a more flexible approach to economic development such as the use of domestic premises for business
use and the conversion of agricultural buildings for business premises. Furthermore the exceptions
policy in the Plan also supports appropriate housing and employment proposals on sites that are not
specifically identified for development in the Plan.
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