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APPLICATION NO: 

 
DM/19/03094/OUT 

FULL APPLICATION DESCRIPTION: 
Outline planning application for the erection of up to 60 
dwellings (Class C3) with all matters reserved except 
access (resubmission of DM/18/02937/OUT) 

NAME OF APPLICANT: iMpeC Real Estate Ltd 

ADDRESS: Land to the South East of Fieldfare Court, Crookgate Bank 

ELECTORAL DIVISION: Burnopfield and Dipton 

CASE OFFICER: 
Laura Eden, Senior Planning Officer  
03000 263980, laura.eden@durham.gov.uk   

 

DESCRIPTION OF THE SITE AND PROPOSALS 

 
The Site  
 
1. The application site is a roughly rectangular shaped parcel of land located immediately 

to the south east of Fieldfare Court and lies within Crookgate Bank. The site extends to 
approximately 4.9ha and comprises of a single agricultural field. There are hedgerows, 
albeit with gaps, to the north-east, south-east and south-west boundaries. An area of 
mature woodland, protected through a Tree Preservation Order (DER-145), extends 
along the western and south western boundaries. Land levels across the site are 
relatively even (approx. 4 metres variation across the site) with the site sitting on an 
elevated ridge therefore occupying higher ground in comparison to surrounding areas.   

 
2. Immediately to the north of the site lies Barcusclose Lane which provides highway 

connections to Burnopfield to the north-west and Tanfield to the south. The site is 
bordered to the north-west by residential properties with the A692 and Burnopfield lying 
beyond. Hobson Golf Club lies to the south, agricultural fields and open countryside lie 
to all other sides.  

  
3. Two Public Rights of Way (PROW) lie within the site. Footpath no.80 (Stanley) roughly 

crosses the middle of the site (N/S) and connects onto Footpath no. 79 (Stanley) which 
runs alongside and within the majority of the site’s southern boundary. A number of 
unrecorded desire lines also cross the site, most notably through the woodland area 
connecting Barcusclose Lane to footpath no.79.   
 

4. The site lies outside of any nationally or locally designated landscape, heritage or 
ecological areas. A number of Local Wildlife Sites (LWS) lie close to the development 
site including Burnopfield Meadow (approx. 700m to the west), Beckley Wood 
(approx.700m to the north-east/east) and Causey Burn Wood (approx.1.3km to the 
east/south-east).  The site lies approximately 1.5km to the north-west of Tanfield Lea 
March Local Nature Reserve (LNR) and 1.8km to the west of Causey Bank Mires Site 
of Special Scientific Interest (SSSI).  Approximately 500m to the south of the site lies 
the northern edge of Tanfield Conservation Area (CA) which includes a number of 
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Grade I, II* and II listed buildings. Burnopfield Conservation Area, containing Grade II* 
and II listed buildings, lies approximately 720m to the north west of the site.  

  
The Proposal and Background 
 
5. In March 2019 the County Planning Committee considered an outline planning 

application for the same development site for up to 105 dwellings. Members resolved to 
refuse planning permission on account of the proposed development’s landscape 
impact and that the site was considered to not be a sustainable location for new housing 
development. The applicant has made a considered effort to address these concerns 
and has now submitted a revised scheme reducing the number of units sought down to 
60. The reduction in the developable area has allowed an area of public open amenity 
space to be created to the south eastern end of the site. The application is also 
supported by a landscape strategy plan, Sustainability Appraisal, and Building for Life 
Assessment. The application seeks to articulate the locational sustainability credentials 
of the site and how the landscape impact of the development would reduce through the 
amendments now proposed.  
 

6. The application itself seeks outline planning permission for up to 60 dwellings with all 
matters reserved except access. Access into the site would be taken from Barcusclose 
Lane via a new priority T-junction and ghost island facility. The scheme also includes 
proposals to reduce the speed limit with a 40mph buffer zone along the site frontage as 
well as incorporating traffic calming measures and associated gateway features. The 
proposals also include partially extending the existing footpath by around 300m along 
Barcusclose Lane in addition to a new pedestrian refuge island linking the site to the 
surrounding PROW network and improvements to the existing south bound bus stop.  
 

7. The application is accompanied by indicative site layout plans. Being an outline 
application there is no defined housing mix at this stage however the indicative plan 
suggests a mixture of detached, semi-detached and terraced properties being proposed 
including 2-5 bed homes and bungalows. The plan indicates that amenity open space 
would be provided around the built development with a larger area of open space to the 
east.  A sustainable drainage system (SuDS) is proposed to the northern-most part of 
the site. Supporting reports outline that existing hedgerows, trees and PROWs are 
sought to be maintained and enhanced however a section of hedgerow along 
Barcusclose Lane would require removal to accommodate the highway works. The 
landscape parameters plan indicates there would be a structure planting belt developed 
on low mounding along the south eastern edge of the built development, and narrower 
or more dispersed bands of tree planting along the edges of the proposed public open 
space. It also shows a corridor of tree planting between the proposed housing and 
Barcusclose Lane. 

 
8. The application is being reported to the County Planning Committee as it constitutes a 

major residential development proposal on a site in excess of 4ha. 
 

PLANNING HISTORY 

 
9. As noted above, in March 2019 the County Planning Committee considered an outline 

planning application for the same development site for up to 105 dwellings with all 
matters reserved except access (DM/18/02937/OUT). Members resolved to refuse the 
application in line with the Officer’s recommendation for the following reason; 
 
The proposed development would amount to a substantial and inappropriate incursion 
into the countryside, not in keeping with the existing pattern of development and beyond 
an established settlement edge which would result in significant adverse harm to the 



character of the local landscape in conflict with Policies EN1 and EN2 of the 
Derwentside District Local Plan and Parts 12 and 15 of the NPPF. The site also has 
poor access to services and facilities resulting in reliance upon private car movements 
and would represent a significant development proposal within a location is not 
sustainable thereby in conflict with advice contained within Part 9 of the NPPF. In the 
context of paragraph 11d of the National Planning Policy Framework, such adverse 
impacts are considered to substantially and demonstrably outweigh the benefits of the 
development. 
 

PLANNING POLICY 

NATIONAL POLICY  

 

10. A revised National Planning Policy Framework (NPPF) was published in July 2018.  The 
overriding message continues to be that new development that is sustainable should go 
ahead without delay. It defines the role of planning in achieving sustainable 
development under three overarching objectives – economic, social and environmental, 
which are interdependent and need to be pursued in mutually supportive ways.    

 
11. In accordance with Paragraph 213 of the National Planning Policy Framework, existing 

policies should not be considered out-of-date simply because they were adopted or 
made prior to the publication of this Framework.  Due weight should be given to them, 
according to their degree of consistency with the Framework (the closer the policies in 
the plan to the policies in the Framework, the greater the weight that may be given).  
The relevance of this issue is discussed, where appropriate, in the assessment section 
of the report. The following elements of the NPPF are considered relevant to this 
proposal. 

 
12. NPPF Part 2 - Achieving sustainable development. The purpose of the planning system 

is to contribute to the achievement of sustainable development and therefore at the 
heart of the NPPF is a presumption in favour of sustainable development. It defines the 
role of planning in achieving sustainable development under three overarching 
objectives – economic, social and environmental, which are interdependent and need 
to be pursued in mutually supportive ways. The application of the presumption in favour 
of sustainable development for plan-making and decision-taking is outlined. 

 
13. NPPF Part 4 - Decision-making. Local planning authorities should approach decisions 

on proposed development in a positive and creative way. They should use the full range 
of planning tools available, including brownfield registers and permission in principle, 
and work proactively with applicants to secure developments that will improve the 
economic, social and environmental conditions of the area. Decision-makers at every 
level should seek to approve applications for sustainable development where possible.  

 
14. NPPF Part 5 – Delivering a sufficient supply of homes.  To support the Government’s 

objective of significantly boosting the supply of homes, it is important that a sufficient 
amount and variety of land can come forward where it is needed and that the needs of 
groups with specific housing requirements are addressed. 

 
15. NPPF Part 6 – Building a strong, competitive economy. The Government is committed 

to securing economic growth in order to create jobs and prosperity, building on the 
country's inherent strengths, and to meeting the twin challenges of global competition 
and a low carbon future. 

 
16. NPPF Part 8 – Promoting healthy and safe communities.  The planning system can play 

an important role in facilitating social interaction and creating healthy, inclusive 



communities. Developments should be safe and accessible; Local Planning Authorities 
should plan positively for the provision and use of shared space and community 
facilities. An integrated approach to considering the location of housing, economic uses 
and services should be adopted. 

 
17. NPPF Part 9 – Promoting sustainable transport. Encouragement should be given to 

solutions which support reductions in greenhouse gas emissions and reduce 
congestion.  Developments that generate significant movement should be located 
where the need to travel will be minimised and the use of sustainable transport modes 
maximised. 

 
18. NPPF Part 11 – Making effective use of land.  Planning policies and decisions should 

promote an effective use of land in meeting the need for homes and other uses, while 
safeguarding and improving the environment and ensuring safe and healthy living 
conditions. Strategic policies should set out a clear strategy for accommodating 
objectively assessed needs, in a way that makes as much use as possible of previously-
developed or 'brownfield' land. 

 
19. NPPF Part 12 – Achieving well-designed places The Government attaches great 

importance to the design of the built environment, with good design a key aspect of 
sustainable development, indivisible from good planning. 

 
20. NPPF Part 14 – Meeting the challenge of climate change, flooding and coastal change 

- The planning system should support the transition to a low carbon future in a changing 
climate, taking full account of flood risk and coastal change. It should help to: shape 
places in ways that contribute to radical reductions in greenhouse gas emissions, 
minimise vulnerability and improve resilience; encourage the reuse of existing 
resources, including the conversion of existing buildings; and support renewable and 
low carbon energy and associated infrastructure. 

 
21. NPPF Part 15 Conserving and Enhancing the Natural Environment - Conserving and 

enhancing the natural environment.  The Planning System should contribute to and 
enhance the natural and local environment by protecting and enhancing valued 
landscapes, geological conservation interests, recognising the wider benefits of 
ecosystems, minimising the impacts on biodiversity, preventing both new and existing 
development from contributing to or being put at unacceptable risk from pollution and 
land stability and remediating contaminated or other degraded land where appropriate. 

 
22. NPPF Part 16 Conserving and Enhancing the Historic Environment - Heritage assets 

range from sites and buildings of local historic value to those of the highest significance, 
such as World Heritage Sites which are internationally recognised to be of Outstanding 
Universal Value. These assets are an irreplaceable resource, and should be conserved 
in a manner appropriate to their significance, so that they can be enjoyed for their 
contribution to the quality of life of existing and future generations. 

 
https://www.gov.uk/guidance/national-planning-policy-framework  

 
23. The Government has consolidated a number of planning practice guidance notes, 

circulars and other guidance documents into a single Planning Practice Guidance Suite.  
This document provides planning guidance on a wide range of matters. Of particular 
relevance to this application is the practice guidance with regards to; air quality; historic 
environment; design process and tools; determining a planning application; flood risk; 
health and well-being; land stability; housing and economic development needs 
assessments; housing and economic land availability assessment; light pollution; 
natural environment; noise; open space, sports and recreation facilities, public rights of 
way and local green space; planning obligations; travel plans, transport assessments 
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and statements; use of planning conditions and; water supply, wastewater and water 
quality. 

 
https://www.gov.uk/government/collections/planning-practice-guidance  

 
LOCAL PLAN POLICY:  
 
The Derwentside District Local Plan (DDLP) 1997 
 
24. Policy GDP1 – General Development Principles – outlines the requirements that new 

development proposals should meet, requiring high standards of design, protection of 
landscape and historic features, protection of open land with amenity value, respecting 
residential privacy and amenity, taking into account ‘designing out crime’ and 
consideration of drainage.  
 

25. Policy EN1 – Development in the Countryside – will only be permitted where it benefits 
the rural economy / helps maintain / enhance landscape character. Proposals should 
be sensitively related to existing settlement patterns and to historic, landscape, wildlife 
and geological resources.  

 
26. Policy EN2 – Preventing Urban Sprawl – Except where provision has been made in the 

plan, development outside built up areas will not be permitted if it results in: the 
merging/coalescence of neighbouring settlements; ribbon development or; and 
encroachment into the countryside.  

 
27. Policy EN9 – Works to Trees Covered By Preservation Orders - Only allows the cutting 

down, loping, pruning, topping or uprooting of protected trees if the work is necessary 
because of good arboricultural reasons or the survival or growth prospect of other 
protected trees is threatened, or if the tree is causing structural damage and no other 
remedial action is possible, or the tree is a danger to life or limb. 

 
28. Policy EN11 – Trees and Development – states that throughout the district existing trees 

should be retained where possible. Consideration will be given to the effect of 
development on any affected trees, taking into account; landscape diversity, the setting 
of existing or proposed buildings, wildlife habitat and visual amenity. 

 
29. Policy EN19 - Protection of Sites and Settings of Ancient Monuments and 

Archaeological Features – seeks to protect such heritage assets by precluding 
development that would damage them. Pre-application evaluation or an archaeological 
assessment should be carried out, and where present such assets should be either 
preserved in situ or investigated and recorded. 

 
30. Policy EN26 - Control of Development Causing Pollution - permission will only be 

granted for development which is not likely to have an adverse impact on the 
environment having regard to likely levels of air, noise, soil or water pollution. 

 
31. Policy HO5 - Housing Development on Small Sites - Lists settlements where housing 

development will be permitted on small sites. Development must be appropriate to the 
existing pattern and form of development; must not extend beyond the existing built up 
area; represents acceptable backland or tandem development; and should not exceed 
0.4 hectares when taken together with an adjoining site. 

 
 

32. Policy HO22 – Recreational Public Open Space within Housing Layouts - states 
planning permission for new housing developments will be granted if they include 
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sufficient open space and play areas to meet the demands of the residents of the 
development. 

 
33. Policy AG1 - Protection Of Better Quality Agricultural Land – Development of Grade 2 

of 3a agricultural quality will only be permitted provided there is no irreversible loss of 
agricultural land or no other sites of lower grade land exists where the development 
could reasonably be sited.  

 
34. Policy RE4 - Protection of Public Footpaths - Development should facilitate the 

incorporation rather than the diversion of public rights of way and other recreational 
footpaths. 

 
35. Policy TR2 – Development and Highway Safety – relates to the provision of safe 

vehicular access/exit, adequate provision for service vehicle manoeuvring, access for 
emergency vehicles and access to the public transport network.  

 
36. Policy TR3 – Cycling – Requires cyclists’ needs to be taken into account when 

considering proposals for new traffic management, road improvements and new 
developments. Permission will only be granted if safe and convenient access and cycle 
parking facilities such as racks or wall bars are provided. 
 

EMERGING PLAN: 
  
The County Durham Plan 
 
37. Paragraph 48 of the NPPF states that decision-takers may give weight to relevant 

policies in emerging plans according to: the stage of the emerging plan; the extent to 
which there are unresolved objections to relevant policies; and, the degree of 
consistency of the policies in the emerging plan to the policies in the NPPF. An 
Examination in Public (EiP) of the County Durham Plan (CDP) is currently in progress. 
The programmed hearing sessions closed on 4th December 2019. Although the CDP is 
now at an advanced stage of preparation, it is considered that it should not be afforded 
any weight in the decision-making process at the present time. This position will be 
subject to review upon receipt of further correspondence from the Inspector.  

 

CONSULTATION AND PUBLICITY RESPONSES 

 
STATUTORY RESPONSES: 
 
38. Coal Authority - Raise no objection subject to the imposition of a condition. 

 
39. Drainage and Coastal Protection – No objections providing a condition is imposed to 

ensure the development is carried out in accordance with the submitted drainage 
strategy.  
 

40. Highway Authority – The Transport Statement shows that the proposed development 
will not result in severe residual cumulative impacts on the operation of the current and 
proposed highway network. The site access arrangements and highway improvement 
works are considered to be acceptable in principle however a condition is required to 
secure the full engineering details and its full implementation on site in addition to the 
bus stop improvement works.  

 
41. Northumbrian Water Limited – Raise no objection provided that a condition relating to 

foul and surface water drainage is imposed.  
 



INTERNAL CONSULTEE RESPONSES: 
 
42. Spatial Policy – DDLP Policies EN1 and EN2 seek to protect the countryside from 

inappropriate development and preventing urban sprawl and therefore would indicate 
that the scheme should be resisted. The site has also been assessed through the 
SHLAA and was deemed unsuitable (amber) on account it would result in significant 
adverse landscape and visual impacts and would be poorly contained within the existing 
settlement layout.  The application should be subject to the planning balance exercise 
outlined in Paragraph 11d of the NPPF.  
 

43. Landscape – Effects on the landscape of the site and the immediate local landscape 
would be transformative. Development would entail an incursion of built form into open 
countryside beyond a well-defined and mature settlement edge.  This would be most 
notable in views from Barcusclose Lane and from public footpath 79 (when approaching 
from the east) where the character of the immediate landscape is strongly rural, and the 
built form of Crookgate Bank is well assimilated by mature vegetation. The road needs 
to be widened to accommodate the highway works which result on the removal of some 
roadside hedge would transform its present rural character. The impact on the character 
of the local landscape in these views would be high at the time of development.  
Although landscaping is proposed to mitigate this impact it is anticipated that it would 
take around 5 years for the planting to soften the appearance of the built form and it 
would begin to obscure it more substantially after 10.  The planting proposed along 
Barcusclose Lane and the proposed housing might be expected to soften the 
appearance of the development although it would remain essentially suburban in 
character. In the wider local landscape – within around 2 km – the development would 
benefit from the visual containment of vegetation to the north and south in varying 
degrees. In these views the development would be generally seen as a small feature in 
visually complex views of a settled landscape and the effects on character would not be 
significant. 

 
44. Arboriculture – Mature trees and hedgerows lie within the site boundary including trees 

which are protected by a Tree Preservation Order, therefore, a Tree Survey, 
Arboricultural Impact Assessment, Tree Protection Plan and Arboricultural Method 
Statement is required all of which must comply with BS 5837 2012. The street trees 
shown within the indicative plan require further thought to ensure their long-term survival 
and consideration should be given to the use of tree pits.  

 
45. Archaeology – The geophysical survey notes archaeological potential on the site and 

recommends trial trenching evaluation. No objection is raised subject to a condition to 
secure this work in advance of a Reserved Matters submission.  

 
46. Clean and Green Team – It is recommended that a financial contribution is secured to 

enhance the play area within the vicinity of the site.  
 

47. Design and Conservation – The application was considered by the DCC Internal Design 
Review. The application was assessed against the outline application questions which 
resulted in 3 red scores, 3 amber scores, 0 green scores and 0 unknown scores.  The 
proposed development would be contrary to emerging planning policy and should be 
amended with a view to ensuring a re-assessment would result in 0 red scores.  The 
red scores were given in the Principle, Facilities and Services and Character categories. 
With regard to the illustrative layout, the concept of perimeter blocks which provide 
strong built frontage and passive surveillance to streets and public open space would 
be acceptable within a reduced density scheme should the principle of development be 
deemed acceptable.     

 



48. Ecology – Raise no objections as the application should deliver net gains for biodiversity 
subject to conditions securing a long-term management plan for the site including 
appropriate monitoring, a low-level lighting scheme, a mitigation strategy and the 
provision of bat and bird boxes.   

 
49. Environment, Health and Consumer Protection (Air Quality) –The development will not 

have a significant effect on air quality and there is no requirement to undertake further 
assessment.  

 
50. Environment, Health and Consumer Protection (Pollution Control) – No objections 

subject to a condition to secure a construction management plan. 
 
51. Environment, Health and Consumer Protection (Contaminated Land) – Advise a 

conditional approach in relation to land contamination.  
 
52. Housing Delivery – Advise the area has a need for more 2 bedroomed affordable 

properties to rent and 3 bedroomed affordable home ownership. There is a slightly lower 
demand for bungalow accommodation and for affordable rented properties in 
comparison to neighbouring areas. The lower demand is in this area in comparison to 
neighbouring settlements is likely due to its size.  Some information has been provided 
in this application detailing the type and location of houses that will be delivered as 
affordable housing, however further discussions will be needed with the developer and 
Housing Development Team to ensure that the affordable housing requirements of the 
area are met. 
 

53. Public Rights of Way – There are two public rights of way directly affected by this 
application, these being public footpath nos. 79 and 80 Stanley. A number of unrecorded 
desire lines also cross the site, the most notable of which skirts the mature woodland to 
the rear of Lapwing Court. Any deviation of either of the two registered public footpaths 
away from the definitive routes to accommodate the development will require a diversion 
application under the relevant legislation. The development will place additional 
pressure on the network therefore a contribution of £27,631 is sought to make upgrades 
to a section of footpath 79, and also a shorter length of footpath 192. 

 
54. School Places Manager – It is considered that the development is likely to produce 18 

primary pupils and 8 secondary pupils. There are sufficient secondary places available, 
but insufficient places at the nearest primary school. Consequently, a contribution of 
£264,654 would be required for the provision of additional teaching accommodation.  

 
55. Sustainable Travel – The site is relatively weakly served by buses. Barcusclose Lane 

basically has a 1 per hour, Mon-Sat daytime service on the M8 and this only operates 
as far as the Metro Centre (not Newcastle). In the other direction it provides decent links 
to Stanley. There are also other services operating along the A692, but this is some 
considerable distance away (several hundred metres and well outside of our set 400m 
walk distance criteria.) As it stands our only option is to deprecate the development on 
accessibility grounds. A contribution of £101,400 is sought to strengthen the existing 
M8 bus service over a period of five years through providing an extra journey at either 
side of the day (morning and afternoon/evening) to cater for worktime travel and provide 
a more robust daytime operation (Mon-Sat). The submitted Travel Plan (TP) meets the 
required DCC standards therefore a condition is recommended to secure this.    

 
 
 
 
 
 



EXTERNAL CONSULTEE RESPONSES: 
 
56. North Durham Clinical Commissioning Group – Cedars Medical Group based in 

Burnopfield is the practice most likely to be affected by the proposed development. The 
development is expected to generate a maximum of 138 additional patients. Based on 
the current list size of the practice and their existing floor there is no requirement for the 
developer to make a financial contribution to mitigate the impacts of the development 
as there is sufficient capacity at the local surgery to accommodate the additional 
residents.  
 

57. Police Architectural Liaison Officer – The crime risk assessment for the proposed 
development is low to moderate based on recorded incidents in the surrounding area. 
A series of recommendations are made regarding the detailed design which should be 
taken into account if this application proceeds to reserved matters stage.   

 
 PUBLIC RESPONSES: 
 
58. The application has been publicised by way of press notice, site notice, and individual 

notification letters to neighbouring residents.  
 

Objection  
 

59. 25 letters have been received from neighbouring properties objecting to the proposal. 
The main concerns are summarised as follows: 

 
Principle of development 

 A previous application to develop the site was refused on account of the resultant 
landscape impact and that the site was not considered to be a sustainable location 
for new housing development. These adverse impacts were considered to 
substantially and demonstrably outweigh the benefits of the development. It is not 
considered that the revised application, although now proposing 60 houses, would 
be an improvement as the above issues would still result.  

 Facilities are not available in the location to support additional housing without 
reliance on cars which would be unsuitable and add to the already stretched 
infrastructure. There are also no amenities (social or commercial) on Crookgate, 
the closet being in Burnopfield (Tanfield has none) and for many getting to 
Burnopfield would require reliance on private transport or the intermittent and 
dwindling bus service. Walking is difficult due to the steep banks.  

 The site has been assessed in the SHLAA and has an unfavourable (amber) 
classification. Nothing has changed since this assessment was undertaken which 
would allow for a more positive outcome.  

 Represents an unnecessary expansion to the village extending it beyond the 
current, natural, physical boundary of the woodland area to the east of Fieldfare 
Court.  

 New homes are not required especially given the consented mixed-use 
development including residential at the former Ever Ready Industrial Estate at 
Tanfield Lea, Stanley. There is plenty of affordable housing in Burnopfield in 
addition to existing housing consents within Burnopfield.  

 There are more preferable and suitable brownfield sites to develop before 
greenfield sites such as this are considered.  

 
Highway safety  

 Concerns regarding the additional volume of traffic that will use Barcusclose Lane 
especially at the junction with the A692 which already suffers from significant 
queuing at peak times.  



 Traffic congestion is exacerbated in winter when the roads becomes slippery and 
icy. Barcusclose Lane can be badly affected by snow with the road being 
inaccessible or down to one lane at such times. This is made worse by cars parking 
on the road as they cannot get into the housing estate.  

 Barcusclose Lane is also a dangerous road because there are no street lights or 
footpaths and the verges are not kept cut and there are a number of holes at the 
sides of the road. 

 Other consented developments will increase traffic on the network which already 
struggles with congestion.  

 Additional volumes of traffic will go through Tanfield Village where there are 
already concerns with parking and speeding traffic.  

 The proposed alterations to the speed limit are inadequate and consideration 
should be given to changing the speed limit to 30mph along Barcusclose Lane and 
also the use of signals at the A692/Barcusclose Lane junction.  

 The A692 is already busy, the development would add to this, however there are 
no crossing points. Given the volume and speed of traffic this is considered to be 
dangerous and a concern.  

 Barcusclose Lane is damaged in areas with uneven surfaces and potholes.  

 The road running past the proposed site is currently has a de-restricted speed 
limit, the road is a typical narrow, bumpy country road and will struggle to cope 
with this increase in traffic and increase the likelihood of road traffic accidents. 

 The site has poor access to services and facilities which will increase congestion 
on the local roads. There is no dedicated parking in Burnopfield Village around 
Costcutter, Fryer’s Plaice and other small businesses at that end of the village. 
Additional residents, who will likely use their cars to frequent these facilities, will 
make this problem worse.  

 
Other matters 

 The proposal would change the character and appearance of the village.  

 It would only leave a small margin between the communities of Tanfield and 
Crookgate. 

 The scheme was assessed at the Council’s Internal Design Review which resulted 
in 3 red scores, 3 amber scores and 0 green scores. This is only a marginal 
improvement from the original submission. The proposed development would be 
contrary to emerging planning policy and should be amended with a view to 
ensuring a re-assessment would result in 0 red scores. 

 Local services within the locality are stretched, namely doctors, dentists and 
schools. 

 The widening of the road would destroy the rural aspect and stop the expansion 
of the woodland area. 

 The loss of countryside and the impact that this will have on wildlife including 
protected species. The inclusion of open space within the development will not 
make up for the loss of natural environment.  

 Fully supported the previous recommendation for refusal therefore are 
disappointed that a further application has been received. The resubmission does 
not address the refusal reasons.  

 The trees to the south of the existing houses are protected through a tree 
preservation order.  

 The impact that the development will have on Public Rights of Way. 

 The site is valued by locals for recreation and walking. Development of the site 
would diminish this.  

 It would result in the destruction of remnant medieval landscape 

 Concerned that the letters of support advise there are currently no suitable, quality 
houses available in the area. A review of online estate agents reveals there are 
multiple homes for sale.  



 Concerns that existing drainage problems on the site will be made worse through 
the development of the site.  

 The noise, fumes and disruption to existing properties as a result of the 
development.   

 The development will go beyond an established settlement edge which would 
result in significant adverse harm to the character of the local landscape. 

 Query whether the homes will actually be affordable or marketed to first time 
buyers.   

 A gas pipe runs through the site. 

 Concerns that the developer’s public consultation exercise did not extend to 
surrounding areas such as Tanfield.  

 Concerns that the Council’s consultation exercise did not consult with Tanfield 
Village, Tantobie or Hobson. 

 
60. A letter of objection has also been received from the Campaign for the Protection of 

Rural England (CPRE) who are objecting to the development on the grounds that; 
 

 The development is contrary to a number of policies within the Derwentside District 
Local Plan so should be refused unless material considerations indicate otherwise. 

 The development represents encroachment into the countryside resulting in urban 
sprawl contrary to DDLP Policies EN1 and EN2. These policies are not considered 
to be housing supply policies therefore they are not out of date and can be given 
weight in the determination process.  

 DDLP Policy H5 permits small developments in certain locations including 
Crookgate however as this proposal relates to 100+ houses it draws no support 
from the policy. Policy HO5 is considered to be housing supply policy however it 
doesn’t necessarily follow that weight cannot be attributed to it. 

 Recent committee reports indicate that there is in excess of a 5 year housing land 
supply therefore additional housing is not required.   

 There are no material planning considerations to justify a decision contrary to 
Policies EN1, EN2 and HO5 of the Derwentside District Local Plan.  

 Crookgate is a hamlet separated from Burnopfield by a busy road which is a 
material consideration in determining whether this is a sustainable location for 
development.  

 They support the refusal of this application on the same grounds as the original.  
 
Support 
 
61. 27 letters of support have been received outlining; 
 

 The development would be a fantastic addition to Burnopfield with safe streets for 
children, it appears to provide a spacious development and areas to encourage 
walking and wildlife.  

 There are a lack of suitable and available homes in the area. The proposals indicate 
a range of homes would be available including homes at an affordable price. 

 It would allow people to move closer to their place of work. 

 The open space is a welcome addition. 

 The area does have a lack of leisure amenities and additional housing would support 
local businesses and sports facilities.  

 Responses express some disappointment that the previous application was refused 
 

The above is not intended to repeat every point made and represents a summary of the comments received on this 
application. The full written text is available for inspection on the application file which can be viewed at: 

https://publicaccess.durham.gov.uk/online-applications/simpleSearchResults.do?action=firstPage  
 

https://publicaccess.durham.gov.uk/online-applications/simpleSearchResults.do?action=firstPage


 
APPLICANTS STATEMENT:  
 
62. Impec is a developer building high quality homes in County Durham under its bespoke 

Maple Oak Homes brand.  
 

63. This application site adjoins an established housing estate at Crookgate Bank at the 
eastern edge of Burnopfield. The development is linked directly to the village centre and 
beyond by a series of footpaths and regular bus services.  

 
64. We have taken on board comments raised by Members at the last committee meeting, 

and, as a result we have significantly reduced the scale of this development to one 
which we believe is now entirely in keeping with the adjacent housing and is contained 
behind existing tree lines and defined by footpaths and landscaping. We have worked 
hard to increase the benefits to local residents. This includes providing new public open 
space for all the community, three times larger than council requirements. This open 
space provides a full stop to development along Crookgate Bank and creates a much 
improved gateway into the village.  

 
65. This application provides the following benefits for local people:  
 

•  2.4 hectares of managed public open space, which will be available for everyone in 
the community to use.  

•  A net gain in biodiversity as confirmed by the council Ecology Officer, this includes 
enhancements to the hedge row boundary and additional new tree planting.  

•  £27,631 for improvements to the existing footpath network. In addition, there will be 
a new footpath along Barcusclose Lane improving pedestrian safety.  

•  £101,400 to increase the frequency of the existing M8 bus service.  
• Upgrading the existing bus stops to bus shelters, a much needed improvement for 

local people.  
•  New highways works to prevent speeding along Barcusclose Lane. This will resolve 

an existing problem identified by many local residents.  
•  £35,640 to provide local allotments.  
•  £8,976 to improve youth play space in the local area.  
•  £5,610 to upgrade and improve the adjacent Sycamores Children’s Park.  
•  £264,654 for new Primary School places.  
•  15% of the homes will be affordable.  
•  10% of the homes will be bungalows provided specifically for older persons.  
•  A choice of high quality new homes ranging from 2 bed bungalows to 5 bed family 

homes responding to local demand, including demand by local employers seeking to 
attract and retain employees. This is fully in line with Durham’s 2019 Housing 
Strategy.  

•  £1.42 million additional spend for local retailers and services.  
•  Direct employment of 188 people, including not less than 2 apprentices during the 

construction period.  
•  Approximately £101,301 per annum of Council Tax Revenue, in addition to £12,600 

New Homes Bonus.  
•  A total investment for the village of £443,911, in addition to the affordable homes, 

older persons homes, increased local retail spend, council tax and the new public 
open space.  

 
66. We have worked tirelessly with officers and local people to ensure that the development 

maximises benefits for the residents of Crookgate Bank and Burnopfield. This work has 
paid off; over the determination period only 22 objections have been received whereas 
an unprecedented level of local support has been given for a development of this scale, 
with 27 letters of support demonstrating demand for quality homes in this area. In 



addition, there have been no objections from the following Council departments: 
highways, housing, drainage, ecology, heritage, contamination, public rights of way, 
landscape, archaeology and environmental health.  
 

67. We respectfully urge Members to review the Design Review and Building for Life 
Assessment which has been undertaken by the applicant’s team of accredited 
professionals. The Design Review confirms the proposed development to be 
sustainable, high quality and suitable for its location.  

 
68. The public open space will undoubtably be used for walking, as well as events for 

charity, sports, the community and local schools. This public open space is 3 times 
larger than required by the Council’s policy - and will be maintained for the benefit of 
the whole community. The Council’s own landscape officer confirmed that the ‘area of 
open space proposed is robust and likely to be attractive to residents’ and he confirmed 
it should be afforded positive weight in the planning balance.  

 
69. The applicant has worked hard with the Council’s landscape officer to create a positive 

landscape with new trees and planting to maintain and enhance its green presence. 
The Council’s landscape officer has confirmed that ‘the overall effect on landscape 
character would be relatively low’ and in distant views, ‘the development would benefit 
from the visual containment of vegetation to the north…’ The Landscape Officer has not 
objected and has confirmed that effects on landscape character would not be significant.  
 

70. Burnopfield offers a range of local services for these 60 new houses; all accessible 
within an established and recognised walking time of 25 minutes or by taking the bus 
from the bus stop, only 3 minutes walk from the site. Local facilities include a dentist, 
food store, post office, school, hairdressers, pubs, restaurants and sports facilities. The 
adjacent bus service offers hourly buses directly to the edge of the village and beyond, 
including Stanley Town Centre, the Metro Centre, secondary schools and major bus 
interchanges. Further services are available 9 minutes walk from the site which run 
additional half hourly service to the edge of Burnopfield and to Whickham, Sunniside, 
Stanley, Eldon Square and other major bus and rail interchanges. The site is also well 
connected by a series of public footpaths and cycle routes which will be enhanced as 
part of this development improving opportunities to exercise and access sporting 
facilities such as the golf course and cricket club, which are all a short walk away. The 
addition of 60 new households to the village also helps sustain local shops and services, 
including adding to bus passenger numbers. There is a very clear case to demonstrate 
that the site is accessible and sustainable in all respects.  
 

71. The decision on the application is a finely balanced one with no significant harm 
identified to the local landscape and any minimal harm is time limited as the landscape 
matures (the Councils landscape officer comments 5-10 years) and furthermore as we 
have identified there is a clear case to demonstrate that the site is readily accessible to 
services. There is a presumption in favour that this planning application is approved and 
a decision rests solely on planning balance and judgement. Officers have confirmed 
that the recommendation is finely balanced. In our view, the benefits of the development 
to both Crookgate Bank and Burnopfield overwhelmingly outweigh any time-limited 
landscape harm or unsubstantiated accessibility concerns expressed by officers. We 
therefore respectfully encourage Members to approve this application. 
 

PLANNING CONSIDERATIONS AND ASSESSMENT 

 
72. Section 38(6) of the Planning and Compulsory Purchase Act 2004 sets out that if regard 

is to be had to the development plan, decisions should be made in accordance with the 
development plan unless material considerations indicate otherwise. In accordance with 



advice within the National Planning Policy Framework (NPPF), the policies contained 
therein are material considerations that should be taken into account in decision-
making. Other material considerations include representations received. In this context, 
it is considered that the main planning issues in this instance relate to: the principle of 
the development, locational sustainability of the site, highway safety and access, impact 
on the character and appearance of the surrounding area, ecology, infrastructure and 
open space provision, affordable and accessible/adapted housing, residential amenity, 
flooding and drainage, heritage and archaeology and other matters.  

 
The Principle of the Development   
 
The Development Plan 
 
73. Planning law requires that applications for planning permission must be determined in 

accordance with the development plan unless material considerations indicate 
otherwise.  The NPPF is a material planning consideration.  The Derwentside District 
Local Plan (DDLP) remains the statutory development plan and the starting point for 
determining applications as set out in the Planning Act and reinforced at Paragraph 12 
of the NPPF.   
 

74. The DDLP was adopted in 1997 and was intended to cover the period to 2006. However, 
NPPF Paragraph 213 advises that Local Plan policies should not be considered out-of-
date simply because they were adopted prior to the publication of the NPPF.  However 
due weight should be given to them, according to their degree of consistency with the 
NPPF. 

 
75. Paragraph 11 of the NPPF establishes a presumption in favour of sustainable 

development.  For decision taking this means:- 
 
c)  approving development proposals that accord with an up to date development plan 

without delay; or 
 
d)  where there are no relevant development plan policies, or the policies which are 

most important for determining the application are out-of-date, granting permission 
unless: 

 
i) the application of policies in this Framework that protect areas or assets of 

particular importance provides a clear reason for refusing the development 
proposed; or,  

 
ii) any adverse impacts of doing so would significantly and demonstrably outweigh 

the benefits, when assessed against the policies in this Framework taken as a 
whole. 

 
76. No saved policies within the housing chapter of the DDLP are directly applicable to the 

site and development which directs upon the principle of housing at this site.  Policy 
H05 is a saved policy and provides advice in regards to housing development on small 
sites.  However, the application site does not constitute a small site as discussed under 
Policy H05 and therefore is not strictly applicable. 
 

77. Policies EN1 and EN2 of the DDLP which relate to protection of the countryside and 
preventing urban sprawl are applicable to the development proposal and are policies 
most important to the determination of the application.  More detailed discussion on the 
assessment of the proposals against these key policies is provided elsewhere in the 
report.  The general thrust of the advice to protect the countryside and prevent harmful 
incursions into the countryside are considered to be consistent with advice within the 



NPPF and substantial weight to the policies can therefore be afforded.  However, the 
policies are informed by evidence of significant age and in this sense cannot be 
considered fully up to date.  As a result the application must be considered in the context 
of the planning balance at NPPF paragraph 11d. 
 

Housing Land Supply  
 
78. Paragraph 73 of the NPPF maintains the requirement for Local Planning Authorities 

(LPAs) to identify and update annually a supply of specific deliverable sites sufficient to 
provide a minimum of five years’ worth of housing against their housing requirement set 
out in adopted strategic policies, or against their local housing need where the strategic 
policies are more than five years old.  
 

79. Within County Durham all the extant development plans are more than five years old 
and their housing figures need revising so the starting point for calculating land supply 
will be local housing need using the Government’s standard methodology. The ‘Pre-
Submission Draft’ County Durham Plan (CDP) was subject to consultation in January 
2019 and was submitted for Examination in June 2019. The CDP sets out that housing 
need in County Durham is based on the minimum assessment of Local Housing Need 
adjusted for recent past delivery. The housing need for County Durham is, therefore, 
1,308 dwellings per annum (dpa). At this time, the Council is able to demonstrate 6.37 
years supply of deliverable housing land against this figure. The Council also has 
commitments of an additional supply beyond the deliverable 5-year supply period.  
 

80. In a written representations appeal involving a site in Esh Winning, the Inspector took 
the view that housing supply had not been demonstrated by the Council in the terms of 
paragraph 74 of the NPPF. However, the Planning Inspectorate have subsequently 
confirmed that the Inspector misapplied Paragraph 74, as it was impossible for the 
Council to have an Annual Position Statement in place at the time of the appeal. In 
addition, in three further, more recent, written representation appeals, the Inspector 
outlined that there are also the requirements of Paragraph 73 under which councils are 
required to identify annually a supply of housing sites to provide a minimum of 5YHLS, 
set against local housing needs where strategic policies are more than 5 years old. The 
Council’s approach to demonstrating a 5YHLS is, therefore, considered to be 
appropriate in the circumstances, and in line with the requirements of the NPPF.  
 

81. The Government has also recently published its Housing Delivery Test (HDT) results 
alongside the publication of the update NPPF in February 2019. The HDT outcome for 
the Council indicates that housing delivery has been above the requirement over the 
last three years, which is evidence that delivery of housing on the ground is on track 
and exceeding our housing targets.  
 

82. To summarise, the Council’s position is that, in line with Paragraph 60 of NPPF and 
national planning guidance, the housing need in County Durham and, as set out in the 
emerging CDP, is 1,308 dpa and a supply of 6.37 years of deliverable housing can be 
demonstrated. Accordingly, the weight to be afforded to the boost to housing supply as 
a benefit of the development is clearly less than in instances where such a healthy land 
supply position could not be demonstrated. 

 
Locational Sustainability of the Site 
 
83. DDLP Policy GDP1 amongst its advice states that the form of development should be 

appropriate to the sites location and located to conserve energy. The justification to the 
policy states that development should be carefully located to reduce the need for 
additional car journeys and should be easily accessible and capable of being served by 
public transport.  DDLP Policy TR2 requires that development proposals would have 



satisfactory access to the public transport network. DDLP Policy TR3 requires that the 
needs of cyclists are taken into account as part of new developments and Policy RE4 
seeks the protection of public footpaths. These policies are considered compliant with 
the NPPF which also seeks to promote accessibility by a range of methods therefore 
can be given full weight in considering the application. Specifically, the NPPF sets out 
at Paragraph 103 states that significant development should be focused on locations 
which are or can be made sustainable, through limiting the need to travel and offering 
a genuine choice of transport modes.  At paragraph 108 the NPPF states that 
appropriate opportunities to promote sustainable transport modes should be taken 
whilst paragraph 110 amongst its advice seeks to facilitate access to high quality public 
transport.   

 
84. The County Durham Settlement Study 2018 is an evidence-based document which 

seeks to provide an understanding of the number and range of services available within 
the settlements of County Durham. Whilst Crookgate Bank is not specifically listed, the 
settlements closest to it to are including Burnopfield, which is rated as having a 
settlement score of 49.8, the Pickering Cluster (Pickering Nook and Hobson) as scoring 
15 and Tanfield as scoring 4.5.  Given the relative lack of services within the Pickering 
Cluster and Tanfield as evidenced by the low settlement scores, it would appear that 
future residents would be more likely to look towards Burnopfield as the nearest 
settlement to meet their living needs.  

 
85. Burnopfield benefits from a range of facilities including a primary school, community 

centres, social clubs, GP surgery, public houses, places of worship and local 
convenience stores/supermarket therefore is relatively well serviced. Nevertheless, the 
application site is significantly detached from these services. Burnopfield Primary 
School is located approximately 1.7km from the closest part of the application site and 
the GP’s surgery is around 2.1km away. The nearest convenience store lies around 
1km from the site boundary. All of these are either at the very upper limits or exceed the 
preferred maximum walking distance (1200/2000m respectively) suggested by The 
Institution of Highways and Transportation (CIHT) in their document “Providing for 
Journeys”. Walking therefore isn’t considered to be an attractive prospect not only in 
light of the distances involved but given the route involves crossing a busy section of 
the A692, cutting through a heavily wooded area albeit partially lit or alternatively 
extending your journey length quite considerably by continuing along the A692 and then 
cutting back on yourself along the B6310. Regardless of the route taken it involves 
sections with steep gradients. For similar reasons cycling is also unlikely to be a viable 
alternative. 
 

86. Two Public Rights of Way (PROW) lie within the site. Footpath no.80 (Stanley) roughly 
crosses the middle of the site (N/S) and connects onto Footpath no. 79 (Stanley) which 
runs alongside and within the majority of the site’s southern boundary. There are also a 
number of unrecorded desire lines which cross the site most notably through the 
woodland area connecting Barcusclose Lane to footpath no.79.   

 
87. The shortest pedestrian routes from the site into Burnopfield involve walking through 

the woodland where users have the option of utilising three public footpaths (nos. 189, 
190 and 192) depending at which point they want to exit onto the B6310 Front Street. 
Not all routes are fully lit. There are however a number of public rights of way in the 
vicinity of the site and the development will place additional pressure on the network. 
Public Rights of Way officers therefore seek a contribution of £27,631 to a section of 
footpath 79, and also a shorter length of footpath 192 which will improve the linkages 
into Burnopfield. Paragraph 98 of the NPPF outlines that decisions should protect and 
enhance public rights of way and access including taking opportunities to provide better 
facilities for users. The contribution sought would accord with the intentions of the NPPF 



and could be secured by means of a planning obligation under Section 106 of the Town 
and Country Planning Act 1990 (as amended).  
 

88. The indicative plans and supporting statements suggest that the two public rights of way 
(no.79 and 80 Stanley) directly affected by the proposal would be accommodated within 
the scheme and the desire line through the woodland area is proposed to be formalised. 
Any deviation to either of the two registered footpaths would require a diversion 
application under the relevant legislation. The proposal therefore has the potential to 
comply with DDLP Policy R4 and paragraph 98 of the NPPF. No objection is raised from 
the PROW team subject to the securing the financial contribution.     
 

89. DDLP Policy TR3 requires that the needs of cyclists are taken into account as part of 
new developments. The TA outlines that Barcusclose Lane can be used as an on-road 
cycle route to Burnopfield for these who are confident with vehicular traffic and that there 
are connections points onto a National Cycle Route within the wider Burnopfield area. 
The response from the Sustainable Travel team offered no comments in relation to 
potential improvements for cyclists.  

 
90. New footways are proposed as part of the scheme to connect the site with the existing 

pedestrian infrastructure and to provide links to the existing bus stops. These are 
located on Barcusclose Lane near to the entrance with Plover Drive and to the north of 
the site. The site would lie within the recommended 400m walking distance criteria to 
bus stops. The M8 service that operates from these stops is relatively weak being a 
daytime service, running Monday to Saturday on roughly an hourly basis between 
Stanley and the Metro Centre. Whilst other services operate along the A692 these stops 
are a considerable distance away (approx. 900m from the centre of the site) and well 
outside of the recommended distances. Furthermore, the services that operate from 
these bus stops are predominantly scholar services (836, 841 and S341). The no. 6 
Toon Link operates a roughly hourly service throughout the week approximately 
between 7am-7pm with a slightly more limited service on a weekend. On the basis of 
the aforementioned it is not considered that these bus stops are within ease of use and 
the services that operate from there are not considered attractive. The Public Transport 
Team advise that on this basis their only option is to deprecate the development on 
accessibility grounds. Notwithstanding, they consider there is an opportunity to 
strengthen existing public transport provision and have been in contact with Go North 
East regarding extending the scope of the M8 service to include additional journeys at 
peak times. The estimated cost of this would be £390 per week/£20,280 per annum and 
would provide an extra journey at either side of the day (morning and afternoon/evening) 
to cater for worktime travel and provide a more robust daytime operation (Mon-Sat). The 
contribution would be required over a period of 5 years to allow the service time to 
become established, increase patronage and ultimately move towards commercial 
sustainability. A contribution of £101,400 is therefore sought to strengthen the existing 
M8 service and this requirement can be met by a planning obligation secured through 
S106 of the Town and Country Planning Act 1990.  
 

91. Although the contribution would help to improve some aspects of the service other 
concerns remain. Bus stops in the vicinity of the site do not offer frequent or convenient 
services which would provide a viable or realistic alternative to the private motor vehicle. 
The developer’s sustainability appraisal acknowledges that future residents are likely to 
utilise the facilities in Burnopfield rather than surrounding settlements. There is however 
no direct bus route from the site into Burnopfield itself as the closest bus stop is the 
Pack Horse. Such circumstances would make reliance on public transport unappealing 
meaning future occupiers would be much more likely to rely on private car journeys to 
access employment, amenities and service opportunities.   

 



92. The submitted Travel Plan (TP) meets the required DCC standards. In practice 
however, sustainable transport aspirations are unlikely to be fulfilled placing a reliance 
on the private motor vehicle. This is considered to conflict with advice promoted within 
both the NPPF and DDLP Policy GDP1.   

 
93. Furthermore, any development which takes place should be commensurate with the 

role and function of the settlement. Crookgate Bank is physically detached from 
Burnopfield and essentially comprises of a couple of hundred houses with the only 
facilities of note being a café off the A692 and a children’s play area. Although the scale 
of the development has reduced from the previously refused scheme comprising of up 
to 105 dwellings, it is considered that the addition of up to 60 dwellings at land off 
Barcusclose Lane would still be inappropriate especially considering the scale, form and 
location of existing development.   

 
94. Local residents have written in to express concerns that there are more favourable 

brownfield sites to develop out before considering greenfield sites such as this and there 
is sufficient new development consented in the surrounding area. Although the NPPF 
encourages the use of land by reusing land that has been previously developed, it does 
not preclude the development of greenfield land.  However, any adverse impacts of 
development on greenfield land should be considered in the planning balance.  

 
95. Further detailed discussion on the highways and access implications of the 

development is made in the below section.  However, the NPPF outlines that the 
purpose of the planning system is to contribute to the achievement of sustainable 
development. It highlights the overarching economic, social and environmental 
objectives which are interdependent. Significant development should be focused on 
locations which are or can be made sustainable in location and accessibility terms.  The 
site is considered to score poorly in terms of locational sustainability and as such would 
be contrary to advice contained within DDLP Policies GDP1 and TR2 and relevant 
sections of Part 9 of the NPPF in this regard.  
 

Highway Safety and Access 
 

96. DDLP Policy TR2 requires that development proposals achieve a satisfactory means of 
access onto the wider highway network This policy is considered compliant with the 
NPPF which also seeks to promote accessibility by a range of methods, while ensuring 
that a safe and suitable access can be achieved and therefore can be given full weight 
in considering the application. Specifically, the NPPF sets out at Paragraphs 108 that 
safe and suitable access should be achieved for all people. In addition, Paragraph 109 
of the NPPF states that development should only be refused on transport grounds 
where the residual cumulative impacts on development are severe. Concerns over 
highway safety including the capacity of the road network to accommodate additional 
flows have been raised by local residents.  

 
97. A Transport Statement (TS) has been submitted to consider the potential highway and 

transport related impacts associated with this proposal and any mitigation required. The 
TS demonstrates that the traffic flows associated with the proposed development will 
be satisfactorily accommodated on the local road network and no mitigation is required. 
The Highways Authority is satisfied with the submitted TS including the modelling 
undertaken and conclusions reached by the transport consultant which indicate that the 
proposed development will not result in severe residual cumulative impacts on the 
operation of the current and proposed highway network.  

 
98. The means of access to the development is a matter for consideration in this application 

and the developer has put forward a comprehensive scheme of works. Access into the 
site would be taken from Barcusclose Lane via a new priority T-junction and ghost island 



facility. Although the existing speed limit along the site frontage with Barcusclose Lane 
is 60mph changing to 30mph just prior to the junction with Plover Drive, speed survey 
results have demonstrated that a number of vehicles are travelling above the speed limit 
within the 30mph zone. The scheme also includes proposals to reduce the speed limit 
with a 40mph buffer zone along the site frontage as well as incorporating traffic calming 
measures and associated gateway features. The proposals also include partially 
extending the existing footpath along Barcusclose Lane by around 300m in addition to 
a new pedestrian refuge island linking the site to the surrounding PROW network and 
improvements to the existing south bound bus stop. The onsite layout and parking 
provisions partially detailed on the indicative plans are noted although such details 
would need to be the subject of any future reserved matters application. 
 

99. The Highway Authority consider that the proposed arrangements offer the opportunity 
for the delivery of a safe and suitable access for all users. A condition would be required 
to secure the detailed design and its implementation within certain timescales thereafter 
and also the bus stop improvement works. Subject to this condition the Highway 
Authority raise no objection to the development.   
 

100. Overall, the highway impacts of the proposed development are considered acceptable, 
subject to the imposition of a condition, in accordance with DDLP Policy TR2 and Part 
9 of the NPPF. Notwithstanding this, concerns regarding the locational sustainability of 
the site still persist.  

 
Impact on the character and appearance of the surrounding area  
 

101. DDLP Policies EN1 and EN2 seek to protect the countryside and prevent urban sprawl 
including through only allowing developments which maintain or enhance landscape 
character, are sensitively related to existing settlement patterns and don’t encroach into 
the surrounding countryside. DDLP Policy GDP1 expects developments to achieve a 
high standard of design which is in keeping with the character and appearance of the 
area, the protection of existing landscaping and the provision of adequate landscaping 
within the design and layout of the site. Policies EN9 and EN11 of the DDLP outline that 
trees covered by preservation orders should be protected and retained with removal 
only to be permitted on specific grounds. The aforementioned policies are reflected in 
Parts 12 and 15 of the NPPF which promotes good design and sets out that the planning 
system should contribute to and enhance the natural and local environment by (amongst 
other things) recognising the intrinsic character and beauty of the countryside. It is 
therefore considered that substantial weight can be afforded to DDLP Policies EN1, 
EN2, EN9, EN11 and GDP1 due to their compliance with the NPPF in this respect.  
Albeit policies EN1 and EN2 are nevertheless not fully up to date. The key policy 
considerations therefore are whether the site reads as an appropriate natural extension 
to the settlement or appears as an incursion into the open countryside and whether it 
represents good design. The application site has been assessed within the Strategic 
Housing Land Availability Assessment (SHLAA). The site (ref: 1/BU/08) has an 
unsuitable (amber) classification on account that development would result in significant 
adverse landscape and visual impacts and would be poorly contained within the 
settlement layout.  

 
102. The site lies in the West Durham Coalfield Character Area which forms part of the larger 

Durham Coalfield Pennine Fringe National Character Area (NCA 16). It lies in the 
Northern Coalfield Uplands Broad Character Area which belongs to the Coalfield Upland 
Fringe Broad Landscape Type. The site lies on the ridge between the Derwent Valley 
to the west, the Kyo Burn Valley to the south and the Beamish and Causey Burn Valleys 
to the north and east. The site is made up of a single arable field on the relatively flat 
ridgetop. There are hedgerows, albeit containing gaps in areas, to the north-east, south-
east and south-west boundaries. A copse of broadleaved mature woodland, protected 



through a Tree Preservation Order (DER-145), extends along the western and south 
western boundaries. The site does not lie within a locally or nationally designated 
landscape. The application is accompanied by a Landscape Appraisal and a Landscape 
Strategy document in addition to a landscape strategy and a parameters plan which 
provides a broad overview of the surrounding site context, the potential landscape and 
visual effects which may arise as a result of the development and possible mitigation 
measures to address the potential effects.  
 

103. Given the site occupies an elevated position on a ridgetop it is visually open to the north, 
south and east and therefore visible from a number of general and some greater 
distance views including those in much of the surrounding footpath network. It is 
generally well screened in views to the west by intervening housing in the locality and 
the existing landscaping within the golf course. The existing woodland copse to the 
south east of Fieldfare Court creates a strong and effective settlement edge and largely 
screens the development beyond. The site lies within the open countryside where the 
surrounding area is strongly rural in character.  

 
104. Development in this location would have a transformative impact on the immediate local 

landscape. It would form a spur extending southwards entailing an element of ribbon 
development which would not form a natural extension to the existing pattern of 
development. Development would entail an incursion of built form into open countryside 
and an attractive landscape beyond a well-defined and mature settlement edge.  This 
impact would be most notable in views from Barcusclose Lane and from public footpath 
79 (when approaching from the east) where the character of the immediate landscape 
is strongly rural, and the built form of Crookgate Bank is well assimilated by mature 
vegetation. It would introduce an urban element which is largely missing at present due 
to existing development being barely visible through the mature vegetation.  

 
105. The proposed site access arrangements with traffic calming features are fully detailed 

as part of this application (see drg. no. JN1614-dwg-0020). Access into the site would 
be taken from Barcusclose Lane via a new priority T-junction and ghost island facility. 
The road needs to be widened from two to three lanes to accommodate the highway 
works which result on the removal of some roadside hedge. The proposals also include 
partially extending the existing footpath along Barcusclose Lane by around 280m, a new 
pedestrian refuge island, traffic calming measures and associated gateway features 
which include road signing and lining. This would be a significant change from the 
existing situation and the rural approach into Crookgate Bank, where the existing built 
form is barely visible through the mature vegetation and road signing and lining begins 
just prior to the entrance with Plover Drive. Under this proposal, road signing and lining 
would begin approximately 70m in advance of the site boundary on the southern 
approach. The impact on the character of the local landscape in shorter distance views 
would be high at the time of development and would transform its present rural character 
through introducing and creating an urbanised approach. 

 
106. Although landscaping is proposed to mitigate this impact it is anticipated that it would 

take around 5 years for the planting to soften the appearance of the built form and it 
would begin to obscure it more substantially after 10 years.  The planting proposed 
along Barcusclose Lane and the proposed housing might be expected to soften the 
appearance of the development although it would remain essentially suburban in 
character. The additional built form along Barcusclose Lane in addition to the required 
highway works beyond the currently well-established settlement edge will have 
enduring effects on the immediate local landscape and the character of the Crookgate 
Bank. This will result in lasting harm to its character and appearance even when the 
proposed landscape mitigation works have fully established through the urbanisation of 
what is currently a pleasant rural approach. 

 



107. In the wider local landscape and within around a 2km distance the development would 
benefit from the visual containment of vegetation to the north and south in varying 
degrees. The Landscape Officer considers that the development would generally be 
seen as a small feature in visually complex views of a settled landscape and the effects 
on character would not be significant. The reduction in the built form development area 
relative to the previous scheme has reduced the potential landscape and visual effects 
of the scheme most notably in the aforementioned views. The Landscape Officer notes 
there would remain some localised harm in the immediate vicinity of the site. Relative 
to the previous scheme this would be lower and more readily mitigated in the medium 
and longer term by planting proposals but would still need to be weighed in the overall 
balance.  

 
108. The detail of layout, appearance, scale and landscaping arrangements of the proposed 

development is not under consideration at this stage, but an illustrative site plan has 
been submitted. The concept of perimeter blocks which provide strong built frontage 
and passive surveillance to streets and public open space would be acceptable should 
the principle of development be deemed acceptable.    

 
109. Access is a matter for consideration and as previously outlined within the report a 

comprehensive package of works is proposed. This essentially involves a widening of 
a section of the carriageway from two to three lanes, a new footway running along a 
significant proportion of the site frontage with Barcusclose Lane, a pedestrian refuge 
island, street lighting in addition to gateway entrance features in the form of signing and 
lining. This would also result in the removal of a portion of the north eastern boundary 
hedge.  It is considered that these works would have a highly transformative and 
urbanising effect on what is currently an attractive rural approach into Crookgate Bank.  

 
110. There are various trees and hedgerows on the site which contribute positively to the 

character of the local area including trees covered by means of TPO. The Council’s 
Arboriculture Officer notes a Tree Survey, Arboricultural Impact Assessment, Tree 
Protection Plan and Arboricultural Method Statement will be required. The street trees 
shown within the indicative plan require further thought to ensure their long-term survival 
and consideration should be given to the use of tree pits. Such matters could be 
addressed through planning conditions.  

 
111. A Building for Life Supplementary Planning Document (2019) (BfL SPD) has recently 

been adopted. In recognition of national planning advice (outlined above) and to achieve 
high quality housing developments DCC has adopted an in-house review process to 
assess schemes against the Building for Life 12 (BfL 12) Standards. The BfL SPD 
formalises the review process and establishes the guidelines and standards for its 
operation. It is linked to the Sustainable Design Policy (30) in the emerging County 
Durham Plan.  Policy 30 of the County Durham Plan is not yet adopted.  Full weight to 
the BfL SPD and how it operates in tandem with Policy 30 cannot therefore be provided.  
However, the SPD is still an adopted Council document and, therefore, weight can be 
attributed to it in the decision-making process.   

 
112. At the start of the application process the scheme was considered against the BfL 

standard through a series of 6 (outline development) questions. The scoring is based 
on a traffic light system with the aim of the proposed new development to secure as 
many “greens” as possible, minimise the number of “ambers” and avoid “reds”. The 
more “greens” achieved the better the development would be, “ambers” are usually 
concerns that can be raised to “green” with revisions, whereas a “red” gives a warning 
that a particular aspect needs strong reconsideration. The scheme resulted in 3 red 
scores, 3 amber scores and 0 green scores which represents a marginal improvement 
from the original submission. In response the developer provided their own updated 
assessment which responds to the feedback provided and scores the scheme with 1 



amber and 5 greens. Having reviewed this additional information officer concerns 
relating to the principle of the development, the ability of future occupants to access 
facilities and services through sustainable modes of transport and the impact of the 
development on the character and appearance of the area persist. The scheme has not 
been referred back through the in-house review process as it is still considered that the 
scheme would continue to score reds in these questions.  

 
113. The proposed development would amount to a substantial and inappropriate incursion 

into the countryside, not in keeping with the existing pattern of development and beyond 
an established settlement edge which would result in significant adverse harm to the 
character of the local landscape in conflict with Policies GDP1 (a and c), EN1 and EN2 
of the DDLP and Part 12 and 15 of the NPPF particularly paragraphs 127  and 170 
which promote good design and sets out that the planning system should contribute to 
and enhance the natural and local environment by (amongst other things) recognising 
the intrinsic character and beauty of the countryside. Such impacts must be weighed 
against the potential benefits of a development, in the context of the presumption in 
favour of sustainable development, in order to determine its acceptability. 

 
Ecology  
 

114. Part 15 of the NPPF seeks to ensure that developments protect and mitigate harm to 
biodiversity interests, and where possible, improve them. DDLP Policy GDP1 requires 
the protection of designated sites, those species protected by the Wildlife and 
Countryside Act and that there is no harmful impact on the ecology of the District. The 
advice contained within Policy GDP1 is considered consistent with that within the NPPF 
and can be afforded weight. 

 
115. An Ecological Appraisal has been submitted in support of the proposal which outlines 

that there are no statutorily or non-statutorily designated sites on the proposed 
development site or in close proximity of it. No rare or unusual plants were found within 
the site boundary and none of the hedgerows are protected under the Hedgerows 
Regulations 1997. The Preliminary Ecological Appraisal concluded that badgers, 
roosting, foraging and commuting bats, breeding birds, common frogs and common 
toads, brown hares and West European hedgehogs were likely to be present or 
potentially present on and within the vicinity of the site, particularly around the field 
boundaries. There is also a chance, albeit unlikely, of individual or low numbers of great 
crested newts and wall butterflies using peripheral site habitats. These species are 
afforded special legal protection under the Conservation of Habitats and Species 
Regulations 2017 and/or the Wildlife and Countryside Act 1981 (as amended) and/or 
the Protection of Badgers Act 1992.  

 
116. Having regard to this information and based on the likely impacts of the development 

upon ecological interests Section E of the report recommends that a detailed mitigation 
strategy is prepared in advance of works commencing on site. As a minimum the 
mitigation measures would include the carrying out of works at times of the year where 
disturbance will be minimised, undertaking pre-commencement development checks, 
implementation of a sensitive lighting scheme, covering foundations and service 
trenches at night, the installation of bat and bird nesting boxes and additional planting. 
The mitigation strategy, a low-level lighting scheme and the location, number and type 
of bat and bird boxes can be secured by condition. 

 
117. The Council’s Ecologist advises that the overall landscape strategy approach including 

proposed ecological enhancement should ensure that there is no net loss of biodiversity 
in regard to Paragraph 175 of the NPPF. On-site improvement works will need to be 
fully detailed and agreed, in addition to securing a 25-year management plan for the 



habitats to be created on site including an appropriate monitoring programme, all of 
which could be secured through condition.  

 
118. No interference with protected species is identified as a result of the development. A 

European Protected Species Licence is therefore not considered to be required as a 
result of the development having regards to the requirements of the Habitats Directive 
brought into effect by the Conservation of Habitats and Species Regulations 2017. 
Therefore, subject to the imposition of conditions to secure a mitigation strategy, a low 
level lighting scheme, the location, number and type of bat and bird boxes, on site 
improvement works, a 25 year management plan for the habitats to be created on site 
including an appropriate monitoring programme the proposal would comply with DDLP 
Policy GDP1 and Part 15 of the NPPF. The Council’s Ecologist offers no objection to 
the scheme on this basis.  

 
Infrastructure and Open Space Provision 
 
119. Paragraph 94 of NPPF confirms that the government places great importance to ensure 

that sufficient choice of school places is available to meet the needs of existing and new 
communities. The School Places Manager has advised that the proposed development 
is likely to generate an additional 18 primary age school pupils and 8 secondary age 
school pupils and there is insufficient capacity at the local primary school (Burnopfield 
Primary) to accommodate this need. A total contribution of £264,654 towards education 
provision is therefore required, secured as a planning obligation under Section 106 of 
the Town and Country Planning Act 1990 (as amended).  
 

120. DDLP Policy HO22 seeks to ensure residential proposals provide sufficient public open 
space and play areas within the development to meet the needs of the residents or a 
contribution in lieu. These targets have been revised under the Council’s Open Space 
Needs Assessment (OSNA) 2018, which is considered the most up to date assessment 
of need for the purposes of Paragraph 96 of the NPPF. Therefore, whilst the general 
thrust of Policy R2 is consistent with the content of the NPPF, the evidence base in 
respects to open space requirements has changed and, in that sense, the policy is not 
fully up to date.  

 
121. The OSNA sets out the requirements for public open space on a population pro rata 

basis, and this development would be expected to provide provision for five typologies 
(allotments; amenity/natural greenspace; parks, sports and recreation grounds; play 
space (children) and play space (youth)), either within the site, or through a financial 
contribution towards offsite provision, in lieu. Of these typologies, and having regard to 
the scale of the development, Amenity/Natural Green Space and Play Space (children) 
would be expected to be provided on site. 

 
122. The OSNA outlines that parks, sports and recreational grounds should be provided on 

sites with 250 plus dwellings. The application site is therefore not of a scale whereby 
this type of provision would usually be provided. Notwithstanding this, the requirement 
for the park and recreation ground typology would be 0.1848ha based on a development 
of 60 units. In support of the application submission the developer has undertaken their 
own open space needs assessment. This outlines that the current indicative layout 
shows that there is potential to provide up to 1.5ha of open space to the east of the site 
(up to 2.4ha overall site) which could be a combination of amenity/natural green space 
and the park and recreation ground typology. It is stated that the area of open space to 
the east of the proposed built development has the potential to accommodate a mix of 
informal/formal planting, informal recreation and sport areas, walking (including dog 
walking), areas for events such as charity, community or local schools, landscape 
amenity and habitats for wildlife. As the minimum requirement for amenity/natural green 
space and park and recreation ground is calculated to be 0.38ha (0.198ha+0.1848ha) 



and can be provided on site (and detailed at reserved matters stage) the developer 
asserts that a financial contribution (would have been £133,056) is not justified in this 
instance.  
 

123. Whilst a contribution would normally be sought towards this particular typology there is 
no objection in principle to a development seeking to mitigate its own impacts in this 
regard. It is acknowledged that the open space is likely to be attractive to future 
residents of the estate and indeed those within the wider Crookgate Bank area therefore 
its inclusion with the scheme can be afforded weight in the planning balance. It is 
however likely to be of more limited use to the wider community, such as Burnopfield, 
Tanfield and Hobson, because of its location and the lack of sustainable transport links 
to access the site. This would therefore reduce the weight to be afforded to this as a 
benefit.  

 
124. Given the level of open space to be provided relative to the scale of the development 

the applicant was asked to clarify how the open space would be managed and 
maintained. It has been advised that a private management company would be used to 
manage and maintain the areas of open space within the development. Future residents 
would pay an annual service charge which would be used to fund the management 
company. Conditions can secure the relevant levels of on-site provision as well as the 
future management and maintenance of areas of open space within the development.  

  
125. Of the remaining typologies to be provided on site, given the scale of the development, 

the children’s play space would comprise of a non-equipped play area. As there is an 
existing play area in close proximity of the development on land adjacent to The 
Sycamores, (approximately 150m to the north west of the site) it is considered more 
appropriate to secure an off-site contribution towards the enhancement of existing 
facilities. The developer is agreeable to this approach as well as securing contributions 
towards allotments and play space (youth) typologies. The development would generate 
a required contribution of £50,226 for those typologies not provided on site, which would 
be secured through a planning obligation under Section 106 of the Town and Country 
Planning Act 1990 (as amended). The overall approach to open space would satisfy the 
OSNA requirements and Paragraph 96 of the NPPF with regards to the provision of 
public open space. 

 
126. Paragraph 92 of NPPF recognises the need for planning decisions to ensure an 

integrated approach when considering the location of new housing and to plan positively 
for the provision and use of community facilities and local services. This provides policy 
justification to seek mitigation in respect to essential services including GP provision 
where a deficit would result or be exacerbated by the proposal. The North Durham 
Clinical Commissioning Group (ND CCG) has advised that Cedars Medical Group 
based in Burnopfield is the practice most likely to be affected by the proposed 
development and that the development is expected to generate a maximum of 138 
additional patients. Based on the current list size of the practice and their existing floor 
there is no requirement for the developer to make a financial contribution to mitigate the 
impacts of the development as there is sufficient capacity at the local surgery to 
accommodate the additional residents. Whilst a number of local residents have 
expressed concerns regarding the likely resultant impact to healthcare this view is not 
shared by the CCG.  

 
Affordable and Accessible/Adapted Housing  

 
127. Paragraph 62 of the NPPF sets out that, where a need has been established, an 

appropriate level of affordable housing should be provided. DDLP Policy HO8 also 
encourages developers to provide an element of affordable housing on specific 
allocated sites. This site is not identified as being one of those sites and as a result the 



policy is not strictly applicable to this proposal. The Council's Strategic Housing Market 
Assessment (SHMA) (January 2019) is the evidence base used to inform the need for 
affordable housing. This document confirms that there is a net shortfall of affordable 
homes per annum and also provides evidence to inform the tenure split for affordable 
housing (70% affordable rented housing to 30% intermediate products). 

 
128. The site falls within the medium viability area. This means that 15% of the properties 

within the scheme would need to be affordable equating to 9 units. The first 10% (6no.) 
of the scheme should be provided in the form of affordable home ownership as directed 
by paragraph 64 of the NPPF and the remaining 5% should be in line with the SHMA 
(2no. affordable rented housing and 1no. intermediate product). The applicant has 
indicated that this level of provision would be delivered to be secured in perpetuity 
through a planning obligation under S106 of the Town and County Planning Act 1990 
(as amended).  

 
129. Paragraph 61 states that the size, type and tenure of housing needed for different 

groups in the community should be assessed.  The SHMA demonstrates a need for 
both affordable and specialist housing to meet the needs of older people.  The evidence 
indicates that sites of 10 or more units can include 10% (or more) of the units to be 
designed with older people in mind, for example as level-access bungalows or suitably 
accessible/adapted homes.  Whilst these requirements have been included within 
Policy 15 (Addressing Housing Need) of the emerging CDP, weight cannot be given to 
the plan at this stage.  However significant weight can be afforded to the evidence which 
underpins the policy, which is up to date and has been tested for viability.  Part 5 of the 
NPPF is also clear that developments should help to address housing needs. These 
requirements can be met by a planning obligation secured through S106 of the Town 
and Country Planning Act 1990 and then delivered via through reserved matters in the 
event planning permission is granted. 

 
Residential Amenity 
 
130. DDLP Policy GDP1 requires that new development proposals protect the amenities of 

neighbouring occupiers and land users. This policy is considered to be compliant with 
Paragraph 127 of the NPPF which states that planning decisions should always seek to 
secure a good standard of amenity for existing and future occupants of land and 
buildings therefore can be afforded full weight.  Part 8 of the NPPF amongst other 
guidance advises on the need to create safe and accessible environments where crime 
and disorder and the fear of such are considered.  Whilst Part 15 seeks to prevent both 
new and existing development from contributing to or being put at unacceptable risk 
from unacceptable levels of pollution.   

 
131. Based on the indicative layout and relationship with existing properties, it is considered 

that a scheme could be devised that would protect the amenity of neighbouring land 
users and achieve acceptable separation distances between dwellings.  

 
132. Environment, Health and Consumer Protection officers have not raised any objection to 

the development however note the potential for disturbance during the construction 
period. It is considered that conditions relating to a Construction Management Plan and 
hours of working would provide sufficient mitigation in this case. Similarly, they do not 
consider that the development will have a significant effect on air quality and there is no 
requirement to undertake further assessment. The proposal would therefore not conflict 
with DDLP Policy EN26 as there would not be an adverse impact on the environment 
having regard to the likely levels of air pollution. This policy is considered to be compliant 
with paragraph 181 of the NPPF and can be afforded full weight.  

 



133. Overall, it is considered that the development would not cause any adverse impact upon 
the amenity of those living in the vicinity of the development site, and adequate levels 
of amenity for prospective occupiers can be secured through the imposition of 
conditions.  The development is therefore considered compliant with DDLP Policy GPD1 
in this respect and Parts 8 and 15 of the NPPF. 
 

Flooding and drainage 
 

134. National advice within the NPPF and PPG with regard to flood risk advises that a 
sequential approach to the location of development should be taken with the objective 
of steering new development to flood zone 1 (areas with the lowest probability of river 
or sea flooding).  When determining planning applications, local planning authorities 
should ensure flood risk is not increased elsewhere and only consider development 
appropriate in areas at risk of flooding where, informed by a site-specific flood risk 
assessment. DDLP Policy GDP1 requires that development proposals provide 
adequate provision for surface water drainage and the protection of areas liable to flood 
from development. This policy is considered fully consistent with the content of the 
NPPF and can be attributed weight in the decision-making process. 

 
135. The application is accompanied by a Flood Risk Assessment and Drainage Strategy 

report which highlights that the application site is within Flood Zone 1 with a low flood 
risk probability. The drainage strategy includes the incorporation of Sustainable Urban 
Drainage (SUD’s) including permeable paving and a detention basin to treat and 
attenuate surface water runoff. Subject to securing the finer detail of this approach if a 
reserved matters application was to come forward Drainage and Costal Protection 
officers offer no objections to the development or the overall drainage strategy advising 
that the development would not increase flood risk. 

 
136. Northumbrian Water has requested that a condition is imposed in relation to foul and 

surface water drainage so that they can fully assess their capacity to treat the flows from 
the development. 

 
137. Subject to conditions to detail the final surface and foul water disposal and a 

management strategy, no objections to the development on the grounds of flood risk or 
drainage are raised having regards to DDLP Policy GDP1 or Part 14 of the NPPF. 

 
Heritage and Archaeology 
 
138. A geophysical survey has been submitted, including some desk-based assessment 

work, highlighting there is some archaeological potential on the site and recommends 
trial trenching elevation. The Council’s Archaeologist has raised no objection to the 
scheme subject to a condition to secure trial trenching prior to the submission of 
Reserved Matters. The proposal is therefore considered to comply with DDLP Policy 
EN19 and Paragraph 189 of the NPPF which set out the requirements for an appropriate 
programme of archaeological investigation, recording and publication to be made. This 
policy is considered to be partially consistent with the content of the NPPF and can be 
attributed weight in the decision-making process.   
 

139. The northern edge of Tanfield Conservation Area (CA) lies approximately 500m to the 
south of the site lies and is the nearest designated heritage asset. It includes a number 
of Grade I, II* and II listed buildings. Burnopfield Conservation Area, containing Grade 
II* and II listed buildings, lies approximately 720m to the north west of the site.  A 
heritage statement has been submitted in support of the proposal which utilises the 
Landscape Appraisal and Zone of Theoretical Visibility (ZTV) analysis to test the 
potential intervisibility between the site and the potential impact to heritage assets within 
the surrounding area. The ZTV Study was commissioned at test heights of 8.3m and 



9.53m representing the general and proposed maximum height of dwellings. Based on 
the submitted information it indicates there would be no intervisibility between the site 
and the heritage assets within Burnopfield however there is the potential for some 
intervisibility between western and southern parts of the Tanfield Conservation Area 
although not in relation to the listed building buildings within it.  In any event due to the 
distance between the two sites, the intervening topography and existing landscaping 
including boundary hedges, individual trees and groupings it is not considered there 
would be a direct visual relationship between the sites. The proposal is not considered 
to adversely impact on the setting of the conservation area. Design and Conservation 
officers have raised no objections to the proposal. Paragraph 196 of the NPPF states 
that where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the 
public benefits of the proposal, including securing its optimum viable use. In this case it 
is considered that there would be no harm. This approach reflects the requirements of 
Section 66  of the Planning (Listed Buildings and Conservation Areas) Act 1990 which 
requires that special regard must be paid to the desirability of preserving the listed 
building or its setting or any features of special architectural or historic interest which it 
possesses and Section 72 of the same Act which requires the LPA to pay special 
attention to the desirability of preserving or enhancing the character and appearance of 
a conservation area. 

 
140. It is therefore considered that the proposal would have no adverse impact on heritage 

assets within the vicinity of the site. The proposals would therefore accord with Part 16 
of the NPPF.  

 
Other Issues 
 
141. Given the sensitive end use of the site a Phase 1 Preliminary Risk Assessment was 

submitted in support of the application. Environmental Health Officers agree with the 
conclusions within the report and that a Phase 2 site investigation is required. A 
condition to secure this will ensure that the site is suitable for its intended use taking 
account of any risks arising from contamination the proposal would accord with 
Paragraph 178 of the NPPF. 
 

142. The site lies entirely within the coal mining high risk area. The Coal Authority records 
indicate that there is a recorded mine entry on the site.  The site is also in an area of 
recorded and likely unrecorded coal mine workings at shallow depth. The application is 
supported by a number of desk-based assessments and intrusive site investigations 
have been undertaken. Despite extensive excavations of the site no evidence of the 
mine entry, disturbed ground or colliery spoil was encountered. The Coal Mining Review 
outlines a series of recommendations including further intrusive investigations to 
establish if shallow coal mine workings are present beneath the surface and that a 
watching brief is observed. The Coal Authority has recommended that such works are 
conditioned to establish the exact situation regarding ground conditions and to enable 
appropriate remediation measures to be identified if necessary. Subject to the condition 
being imposed the proposal would meet the requirements of Part 15 of the NPPF in 
demonstrating that the application site can be made safe and stable and as such the 
Coal Authority raise no objection to the scheme on this basis. 
 

143. The proposal has generated some public interest, with a number of letters of objection 
having been received. The majority of the objections and concerns raised by local 
residents and the Campaign for the Protection of Rural England have been taken 
account and addressed within the report. Some local residents have expressed 
concerns regarding the extent of the public consultation exercise undertaken by both 
the developer and Council respectively. The application has been publicised by way of 
press notice, site notice, and individual notification letters to neighbouring residents as 



well as all interested parties from the original application therefore in accordance with 
(and exceeding) statutory requirements. Whilst developers are recommended to 
undertake pre-application public engagement is it is not a mandatory requirement and 
locals have had the opportunity to comment on the planning application submission. 
From a search of the Council’s GIS database there is no record of a mains gas pipe 
running through the site. In any event, this would be a site constraint for the developer 
to overcome. Residents have also expressed disappointment that the application has 
been resubmitted as they fully supported the original reasons for refusal and do not 
consider the amendments to the scheme address this. The developer is entitled to 
resubmit a revised application to allow consideration of an amended scheme.  

 
144. NPPF Paragraph 172 states that LPAs should recognise the economic and other 

benefits of the best and most versatile agricultural land and where significant 
development of agricultural land is demonstrated to be necessary, local planning 
authorities should seek to use areas of poorer quality land in preference to that of a 
higher quality. The approach to DDLP Policy AG1 is consistent with the NPPF as it also 
seeks to protect better quality agricultural land (grades 2 or 3a) therefore can be 
afforded full weight.  

 
145. The development would result in the loss of approximately 4.9ha of Grade 4 (poor) 

agricultural land therefore the proposals would not constitute significant development 
and would not relate to the loss of the best and most versatile agricultural land which 
are classified by the NPPF as grades 1, 2 or 3a.  

 
Planning Obligations 

 
146. Paragraph 56 of the NPPF, and Paragraph 122 of The Community Infrastructure Levy 

Regulations 2010 set out three planning tests which must be met in order for weight to 
be given to a planning obligation.  These being that matters specified are necessary to 
make the development acceptable in planning terms, are directly related to the 
development, and are fairly and reasonably related in scale and kind to the 
development. The proposed contributions towards improvements to public rights of 
ways, off-site open space provision, additional teaching accommodation and 
strengthening the public transport network are considered to be in accordance with 
these tests, as is the securing of affordable housing and older person provision.  

 

Planning Balance  
 
147. The acceptability of the application should be considered under the planning balance 

test contained within Paragraph 11 (d) of the NPPF. No NPPF policies that protect areas 
or assets of particular importance provide a clear reason to refuse the application and 
therefore in order to justify the refusal of planning permission any adverse impacts of a 
proposed development must significantly and demonstrably outweigh any benefits. 

 
Benefits  
 
148. The development would assist in maintaining housing land supply however this at a 

time when the Council can demonstrate in excess of 6 years housing land supply 
against an objectively assessed need.  Accordingly, the weight to be afforded to the 
boost to housing supply as a benefit of the development is reduced. 

 
149. This boost to housing supply would extend to the delivery of affordable homes as the 

development proposes 15% affordable housing provision and that 10% of all the private 
or intermediate properties to be for older people in accordance with the Strategic 
Housing Market Assessment (SHMA). These requirements can be secured through a 
planning obligation under S106 of the Town and Country Planning Act 1990.  



 
150. To a degree the development would provide direct and indirect economic benefits within 

the locality and from further afield in the form of expenditure in the local economy. This 
would include the creation of construction jobs, as well as further indirect jobs over the 
lifetime of the development. A temporary economic uplift would be expected to result 
from the development and expenditure benefits to the area. 

 
151. Overall, based upon the ecological works proposed, it is considered that the 

development should lead to net gain in terms of biodiversity. 
 
152. The Highway Authority consider that the proposed access arrangements represent a 

preferable solution from a highway safety perspective through the creation of a new 
priority T-junction and ghost island facility including proposals to reduce the speed limit 
on entering the village.  A financial contribution would also be secured which would help 
mitigate the impacts of the development and provide improvements to the surrounding 
PROW network. 

 
153. The level of on-site open space is likely to be attractive to future residents of the estate 

and indeed those within the wider Crookgate Bank area therefore its inclusion with the 
scheme can be afforded weight in the planning balance. It is however likely to be of 
more limited use to the wider community, such as Burnopfield, Tanfield and Hobson, 
because of its location and the lack of sustainable transport links to access the site. This 
would therefore reduce the weight to be afforded to this as a benefit.  

 
Adverse Impacts 
 
154. The proposed development would amount to a substantial and inappropriate incursion 

into the countryside which would result in significant adverse harm to the character of 
the local landscape. Furthermore, it would not relate well to the existing pattern of 
development. The proposed access arrangements would have an urbanising effect and 
would result in the partial removal of existing landscape features therefore totally 
transforming the existing rural approach into Crookgate Bank.  
 

155. The site has poor accesses to facilities and services and therefore does not represent 
a sustainable location for development of this scale. Sustainable transport objectives 
are unlikely to be fulfilled as these modes of travel would not provide a realistic 
alternative to the private motor vehicles.  The means to mitigate the accessibility of 
issues of the site such as through a financial contribution towards bus service 
improvements and public footpath improvements would aid in improving the locational 
sustainability credentials of the site but not to an extent to remove the objection on these 
grounds.   

 

CONCLUSION 

 
156. The acceptability of the application should be considered in the context of the planning 

balance test contained within Paragraph 11d of the NPPF. 
 

157. Whilst the scheme in its revised form has sought to address the previous refusal 
reasons, it is considered that the proposed development would continue to amount to a 
substantial and inappropriate incursion into the countryside, not in keeping with the 
existing pattern of development and beyond an established settlement edge which 
would result in significant adverse harm to the character of the local landscape in conflict 
with Policies GDP1 (a and c), EN1 and EN2 of the DDLP and Part 12 and 15 of the 
NPPF. Furthermore, the site does not represent a sustainable location for the 
development on account of its poor accesses to facilities and services and sustainable 



modes of transport are unlikely to provide a realistic alternative to the private motor 
vehicles in this instance contrary to advice contained within Part 9 of the NPPF and 
DDLP Policies GDP1 and TR2.  
 

158. In this instance there are no policies in the NPPF that protect areas or assets of 
particular importance that provide a clear reason for refusing the application.   

 
159. On balance, it is considered that the adverse impacts of the development significantly 

and demonstrably outweigh the benefits of the scheme and the application is 
recommended for refusal as a result. 

 
160. The proposal has generated some public interest, with a number of letters of objection 

having been received. The objections and concerns raised have been taken account 
and addressed within the report.  

 

RECOMMENDATION 

 

That the application be REFUSED for the following reason; 
 

The proposed development would amount to a substantial and inappropriate incursion 
into the countryside, not in keeping with the existing pattern of development and 
beyond an established settlement edge which would result in significant adverse harm 
to the character of the local landscape in conflict with Policies EN1 and EN2 of the 
Derwentside District Local Plan and Parts 12 and 15 of the NPPF. The site also has 
poor access to services and facilities resulting in reliance upon private car movements 
and would represent a significant development proposal within a location is not 
sustainable thereby in conflict with advice contained within Part 9 of the NPPF.  In the 
context of paragraph 11d of the National Planning Policy Framework, such adverse 
impacts are considered to substantially and demonstrably outweigh the benefits of the 
development.  

 

STATEMENT OF PROACTIVE ENGAGEMENT 

 
The Local Planning Authority in arriving at its recommendation to refuse this application has, 
without prejudice to a fair and objective assessment of the proposals, issues raised, and 
representations received, sought to work with the applicant in a positive and proactive manner 
with the objective of delivering high quality sustainable development to improve the 
economic, social and environmental conditions of the area in accordance with the NPPF. 
(Statement in accordance with Article 35(2) (CC) of the Town and Country Planning 
(Development Management Procedure) (England) Order 2015.) 
 

BACKGROUND PAPERS 

 
 Submitted application form, plans supporting documents and subsequent information 

provided by the applicant. 
 The National Planning Policy Framework (2018) 
 National Planning Practice Guidance notes. 
 Derwentside District Local Plan 
 Evidence Base Documents e.g. SHLAA, SHMA, County Durham Settlement Study and 

OSNA 
 DCC Sustainable Urban Drainage Systems Adoption Guide 2016 
 Statutory, internal and public consultation responses 
 



 
 

 
 

 

   Planning Services 

Ref: DM/19/03094/OUT 
Outline planning application for the erection of up 
to 60 dwellings (Class C3) with all matters 
reserved except access (resubmission of 
DM/18/02937/OUT) 
iMpeC Real Estate Ltd 
Land To The South East Of Fieldfare Court, 
Crookgate Bank 

This map is based upon Ordnance Survey material with the 
permission o Ordnance Survey on behalf of Her majesty’s 
Stationary Office © Crown copyright. 
Unauthorised reproduction infringes Crown copyright and may 
lead to prosecution or civil proceeding. 
Durham County Council Licence No. 100022202 2005 

Comments  
 
 

Date  7th January 2020 Scale   Not to 
Scale 

 


