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Introduction

The Council are committed to an integrated approach to place based regeneration 
through the Towns and Villages programme. This sets out a clear programme 
supporting place priorities, such as re use of derelict buildings, walking and cycling 
improvements, public realm and leisure.   

This masterplan identifies programmes of regeneration and investment activity that is 
taking place or is planned for Newton Aycliffe building on the Council’s commitment 
to Towns and Villages and its strategy towards regeneration. It also identifies potential 
future opportunities that the Council alongside its partners could explore. It follows 
previous iterations in 2009, in 2013 and 2016 (Newton Aycliffe Masterplan Update).  The 
framework covers Newton Aycliffe, Woodham, School Aycliffe and Aycliffe Village. This 
is shown on the Newton Aycliffe Wider Scale Plan on page 6.

The principles of the Towns and Villages Strategy are embedded within this masterplan. 
Consideration has also been given to the County Durham Together Plan, the Transport 
Plan and the Climate Emergency Response Plan. The Council is currently preparing a 
County Durham Economic Strategy which will set out the future direction for growing 
the county’s economy. This will focus on economy recovery and future growth 
identifying key sectors and institutions with an emphasis on place, investment and 
employment. This masterplan reflects the priorities of this emerging work and will 
complement and support its future delivery.

Having an up to date Masterplan in place is also a key mechanism in securing additional 
funding for regeneration activities, including the Government’s levelling up fund. For 
many of the projects, the Masterplan provides a starting point for the inception of a 
project and as the project develops, funding requirements will be determined.
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How do I get involved?

Consultation on the draft Masterplan begins on 29th November 2021. All comments should be submitted to us by 4.30pm, 14th January 2022. 
Comments can be submitted on our consultation portal: https://consultdurhamcc.objective.co.uk/kse or sent via email to spatialpolicy@durham.gov.uk 
or by post to the Spatial Policy Team using our freepost address, which is Freepost Spatial Policy. No further information is required for the address.

On request a Microsoft Word response form is also available. You can also telephone the Spatial Policy Team with any questions, to request hard 
copies of the documentation or to request further information on tel: 03000 261910 and 03000 261907.

A summary of all representations will be published in a Statement of Consultation, but apart from the name of the sender and company/organisation (if 
relevant) no other personal information will be publicly available. The Council will share details in line with the Spatial Policy Privacy Notice and when 
required to do so by law and/or statutory regulations in producing the development plan and planning policy documents. Any information and personal 
data will be retained securely and in line with Durham County Council’s retention guidelines.

Following this consultation, officers will review and consider all of the comments submitted and changes will be made where possible. We will give 
reasons where it has not been possible to make a change. The revised Masterplan will then be published as soon as practicable.

Consultation
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Spatial Profile  

Newton Aycliffe comprises of the ‘New Town’, 
Woodham, School Aycliffe and Aycliffe Village. It 
is located at the southern end of County Durham, 
with Darlington to the south and Shildon and 
Bishop Auckland to the north-west. Newton 
Aycliffe has a population of 26,633 (ONS 2011), 
with about 16,000 people of working age. 
The town is a key employment, commercial 
and residential centre in South Durham. It is 
an attractive place to live with an established 
employment location. 

The New Town component of Newton Aycliffe 
was designated in 1947 under the New Town’s 
Act of 1946, it is the oldest new town in the North 
of England. It is characterised by extensive areas 
of green spaces, nature and local wildlife areas. 
There are many walking routes within the town. 
Many of the main thoroughfares have tree lined 
avenues which enhance the semi-rural aspect 
of the town. Since the 1980s there has been 
substantial private housing development has 
taken place and is concentrated to the north at 
Woodham and Cobblers Hall. The new town 
contained substantial areas of social housing, 
which following the stock transfer from Sedgefield 
Borough Council in 2009 is now manged by Livin.

School Aycliffe is a housing area situated to 
the west of the main town comprising of large 
modern homes on spacious plots with a small 
number of Grade II listed buildings being used as 
traditional homes. To the east lies Aycliffe Village 
a historical settlement with a conservation area 
around the original village green and houses. 
Aycliffe Village contains a number of listed 
buildings including the Grade I listed St. Andrew’s 
Church which dates back to the Saxon period.  

The town centre has traditionally been a locally 
important retail location and has an inward 
focused retail core. Tesco and Aldi have stores 
within the town centre, however most of the 
central area is owned by Freshwater. Beveridge 
Way is pedestrianised and acts as the town’s 
‘high street’. At the south east corner of the town 
centre is an enclosed shopping mall, the Thames 
Centre. Despite some recent investment in terms 
of improving shop frontages and the enhancing 
the public realm, like many town centres, it has 

had to face up to the challenges of changing 
shopping habits which has led to increasing 
vacancy rates. The Newton Aycliffe Leisure 
Centre is also located within the town centre. 
The library was relocated into the leisure centre 
in 2017, together with a Durham County Council 
Customer Access Point.  

Newton Aycliffe is home to Aycliffe Business 
Park which includes major employers such as 
Hitachi Rail Europe and Gestamp. It also has 
excellent education facilities including the new 
University Technical College South Durham. The 
location of Hitachi Rail in the town along with 
opportunities to feed into Nissan’s supply chain, 
as well as the Tees Valley process and offshore 
industries, underpin an already strong and 
regionally significant employment base at Newton 
Aycliffe. The Council secured funding from the 
Local Enterprise Partnership to deliver the Forrest 
Park employment site, this site has the potential 
to provide a regionally significant employment 
offer.

The business park covers a substantial area to 
the south of the town (over 400 hectares). It has 
a critical mass of over 500 businesses employing 
approximately 10,000 people. As a result, Aycliffe 
Business Park is an employment location of 
regional significance and the largest in County 
Durham with over 50 years association with 
manufacturing and engineering. The business 
park lies on the southern periphery of the ‘just in 
time’ zone for supply to Nissan in Sunderland. 
It is also well placed for specialist suppliers 
supporting process and off-shore industries in 
Tees Valley.  

Businesses operating from the business park 
include:  
• Hitachi Rail Europe
• Gestamp
• Compound Photonics, a Laser

Components and 1080p HD Laser Light
Engine manufacturer

• Husqvarna horticultural machinery
• The Ebac Group
• Permoid Industries Ltd
• The global chemical company INEOS
• The Stiller and Lidl Distribution Centres

The town has excellent connections to the 
strategic road network, with the A167 forming a 
short direct route to the A1(M) and the “A” road 
network that links through to Durham City to the 
north and Darlington to the south. In terms of 
rail, Newton Aycliffe benefits from train stations 
on the Bishop Line, a service designated by the 
Department for Transport as Community Rail, 
which runs between Darlington and Bishop 
Auckland. The Bishop Line also is supported by 
the Bishop Line Community Rail Partnership that 
helps promote use and awareness of the line.  

The following sections set out: 
• The objectives of the masterplan
• The strategic context, considering national

and local planning policy including the
recently adopted development plan, the
County Durham Plan. This will also consider
recent successful projects and initiatives
within the town as well as looking at priorities
of the GAMP AAP within which Newton
Aycliffe sits

• The key issues and challenges that Newton
Aycliffe faces, including looking at key
development sites within the town

• Responding to the key challenges including
identifying masterplan zones

Forrest Park

School Aycliffe

Aycliffe Village

Railway Station
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Newton Aycliffe Wider Scale 

Forrest park

Merchant Park

University Technology
College 

Newton Aycliffe Business Park

Town Park

Simpasture Park

School Aycliffe

Aycliffe Village

Towards Durham City 
25 mins

Towards Sedgefield 
11 mins

Towards Shildon and 
Bishop Auckland 20mins

Towards Darlington 
15 mins

West Park

A1

A167

Great North Cycle Way

Cycle lane

Housing Allocations

Future employment 
sites

Railway

Country Walking

Newton Aycliffe 
Business Park

Areas of high 
deprivation

Areas of Higher 
landscape value

Conservation Areas

Town Centre boundary

Newton Aycliffe County 
boundary

Housing commitments

N
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Existing Town Centre
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Objectives   

The masterplan highlights the Council’s continued 
commitment to stimulate development activity 
and guide the future investment and development 
in and around Newton Aycliffe, building on the 
council’s commitment to delivering targeted 
improvements through the Towns and Villages 
Programme.

It seeks to provide a co-ordinated strategy 
to guide the development of the town over 
the next 5 to 10 years, building on recent 
successful developments, considering the key 
issues and challenges that the town faces with 
a focus on particular sites and areas with the 
town, and from this looking at how these sites 

can be considered together to deliver a joined 
up approach for the continued development and 
regeneration of Newton Aycliffe.  

It is also the intention that the masterplan can 
serve as an encouragement for businesses and 
community partners to develop their projects 
and initiatives to benefit and strengthen the 
regeneration process.  The masterplan will also 
provide the basis for potential future funding 
applications such as any potential future levelling 
up bids.  

The Objectives of the masterplan are to:  

Support the delivery of Merchant Park and 
Forrest Park, delivering new employment 
premises which have the potential to 
secure investment, delivering significant 
jobs to the town

Consider opportunities for new uses 
within the town centre, with the 
potential to consider new and 
improved health facilities

Improve linkages to the town centre 
through improved networks of cycle 
paths and walking routes and seek 
to establish linkages from future 
development sites coming forward

Support the development of new housing, 
including affordable housing and housing 
for older people

Explore the potential to improve and 
extend the leisure offer at the Leisure 
Centre

Support existing and emerging businesses 
within the town centre allowing them to 
respond to the Covid-19 pandemic and 
recent changes in the market, allowing a 
lasting recovery and a thriving town centre

Increase the footfall within the town centre 
to bring about economic benefits to        
existing and future businesses

Provide new opportunities for the 
town to be better connected and 
welcoming through a new town 
centre Wi-Fi system

Arrest the long term decline of the town 
centre by improving and diversifying the 
offer

Improve the leisure offer in the town 
centre, particularly focusing on developing 
an evening economy through new food 
and beverage uses

Explore new uses for vacant buildings and 
sites, particularly in and around the town 
centre, providing a future strategy for 
dealing with long term vacant units 
including demolition creating opportunities 
for future redevelopment and investment
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Strategic Context  

The development of the masterplan has been 
guided by the relevant national and local planning 
policy relating to the issues that Newton Aycliffe 
faces. These are detailed below. 
  
National Planning Policy Framework (NPPF)  
The NPPF sets out the Government’s planning 
policies for England and how they should be 
applied. In terms of town centres, Paragraph 85 
sets out that planning policies should promote 
the long term vitality and viability of centres by 
enabling them to grow and diversify in a way that 
can respond to rapid changes in the retail and 
leisure industries, allowing a suitable mix of uses 
(including housing) and reflecting their distinctive 
characters.  

County Durham Plan (CDP)  
The development plan for County Durham is 
made up of several documents.  This includes the 
County Durham Plan (CDP) which was adopted 
in October 2020, together with neighbourhood 
plans which have been adopted in certain areas, 
as well as the Minerals Local Plan and the Waste 
Local Plan. The CDP policies and the evidence 
base which supports it will inform elements of this 
masterplan.     

The Spatial Vision for County Durham within 
the CDP sets out that by 2035 County Durham 
will have a thriving economy, reducing levels of 
deprivation, social exclusion and joblessness 
with the associated health and quality of life 
improvements. It will also be bridging the gap 
between its economic performance and that 
of other parts of the North East and the rest of 
England. It will be a top location for business and 
tourism, capitalising on its strategic location on 
the A1(M), A19, A66, East Coast Mainline, its 
east/west links and its close proximity to Durham 
Tees Valley and Newcastle International Airports.  

County Durham consists of over 229 
communities of differing character and size. 
These communities all play different roles, 
have different ambitions, and have different 
relationships with the communities around them. 
To help understand these roles and relationships 
we have developed a Settlement Study which 
assesses the availability of services and facilities 

in each settlement such as jobs, shops, schools 
and access to public transport. The Settlement 
Study lists all settlements in order from the 
highest ranked settlement to the lowest, reflecting 
the range and number of services available. This 
then informs the location of new development 
allocated within the CDP.  The Settlement Study 
recognises the importance of Newton Aycliffe, as 
it is ranked as the 6th highest scoring settlement. 

This is reflected in the housing and employment 
distribution in South Durham and in particular 
Newton Aycliffe, with the existing Aycliffe 
Business Park protected employment sites, with 
further land allocated within close proximity at 
Forrest Park and Merchant Park, as well as 
3 sites allocated for housing, including Low 
Copelaw for 770 dwellings, in addition to the 435 
homes already with planning permission. 

Newton Aycliffe is also recognised as a ‘large 
town centre’ in the retail hierarchy which 
recognises that it performs a supporting role 
to the Sub Regional Centres (Durham City and 
Bishop Auckland), serving a more localised 
catchment. The Plan recognises that town 
centre development will be supported that will 
improve choice and bring about regeneration and 
environmental improvements.  

Great Aycliffe Neighbourhood Plan  
Great Aycliffe Neighbourhood Plan (GANP) was 
adopted in 2017 and covers the period of 
2016-2036, with an interim review every five 
years. It sets out a vision for the Great Aycliffe 
area and along with objectives and policies to 
guide development. The GANPs Vision is to 
“make Great Aycliffe a vibrant community the 
Neighbourhood Plan will seek to enhance the 
natural environment, support and encourage 
high quality housing, local jobs and improved 
retail and leisure facilities in a healthy, green and 
attractive town.”  

The GANP sets out a number of objectives 

for the town’s environment, housing, retail, 
and developer contributions. Notably the 
plan’s objectives include alleviating ‘existing, 
overwhelming parking problems whilst allowing 
grass to be retained as the dominant finish’ 
and ‘to facilitate and encourage improved retail 
provision for Newton Aycliffe.’  

County Durham Vision  
County Durham Vision 2035 is a document 
developed with partners to provide a shared 
understanding of what everyone wants our 
county to look like in 15 years’ time. It provides 
strategic direction and enables the Council to 
work more closely together with its partners.  
 
The proposed vision for 2035 is that County 
Durham is a place where there are more and 
better jobs, people live long and independent 
lives and our communities are well connected 
and supportive.  

Levelling Up   
The UK government has stated its commitment 
to levelling up across the whole of the UK. 
They seek to ensure that as the nation recovers 
from the Covid-19 pandemic, no community is 
left behind. The Levelling up fund will invest in 
infrastructure that improves everyday life across 
the UK, including regenerating town centres 
and high streets, upgrading local transport, and 
investing in cultural and heritage assets.   

Towns and Villages  
The Towns and Villages Investment Plan details 
the projects and priorities that will deliver targeted 
improvements to our most disadvantaged 
communities. This partnership approach will be 
embedded through regular dialogue with our 
AAPs including the monitoring of projects and the 
identification of new opportunities.  
  
  
  
  
  
  
  
  
  

 
 

County Durham Plan 2020
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Investment in Newton Aycliffe   

Within recent years, Newton Aycliffe 
has benefited from improvements and 
investment. The Council have played a role 
alongside public and private sector partners in 
bringing investment and improvements to 
Newton Aycliffe. Some of these projects 
and initiatives are listed below:  

Town centre public realm improvements
The town centre remains a key issue within 
Newton Aycliffe, within recent years steps have 
been made in improving the environment and 
public realm of the town centre. This has included 
improvements to shop frontages, canopies and 
removal of ramps and stairs. The former office 
block of Churchill House at the southwest of 
the town centre has been demolished 
which has opened up this key entrance to the 
town centre.   

The Cubby site  
The former site of the Cubby building has recently 
been demolished and replaced with a new retail 
development within the town. The site currently 
houses Costa Coffee with other units still to be 
occupied. Despite this, the development identifies 
a recent desire from the private sector to invest in 
the town centre.   

Leisure Centre improvements  
The Newton Aycliffe Leisure Centre is located 
within the town centre. Previously the 
facilities have benefited from £2.5M investment 
from Competition Line and from Sedgefield 
Borough Council to redevelop its leisure 
offer. More recently The ‘Lifestyle Fitness’ 
suite has been extended over three floors 
and comprises of a swimming pool, learner 
pool, sports hall, sauna and function room.  
Furthermore, the Library has been located within 
the Leisure Centre together with the Customer 
Access Point.  

Forrest Park  
Durham County Council secured £13 million 
funding from the Local Enterprise Partnership in 
order to prepare the Forrest Park site for 
development. This work was completed in 2017 
and saw the construction of a new, signalised 
junction on the A167 - for better access to both 

the new site and Aycliffe Business Park - and an 
internal link road and the installation of a bespoke 
23MW power supply into the site, and a newly 
constructed power substation.   

The improvements have been designed to 
remove existing barriers to the continued success 
and further expansion of Aycliffe Business Park. 
By doing so it will unlock a potential investment 
of nearly £140 million from the private sector to 
develop the site. It’s estimated the site could see 
the creation of 3,200 jobs and deliver a Gross 
Value Added (GVA) of £495 million over the next 
twenty years.  

Hitachi / Merchant Park  
Merchant Park is located to the west of Aycliffe 
Business Park and is home to the 12ha Hitachi 
Rail Europe train manufacturing facility. Hitachi 
opened in September 2015 and represented one 
of the largest inward investment manufacturing 
developments in recent years. Since its opening 
it has produced new intercity trains for Great 
Western and East Coast Mainline as well as 
the award-winning Class 385 regional trains for 
Scotland. The factory employs 700 people and 
over 50 apprentices have completed their training 
at the factory in partnership with the South 
Durham University Technical College (discussed 
further below).  
 
University Technology College (UTC) South 
Durham   
UTC South Durham is located on Aycliffe 
Business Park and is a state funded, technical 
school and sixth form for 14-19 year olds. It 
opened in September 2016 and focus’ on 
students with a particular interest in science, 
technology, engineering and maths. The facility 
is sponsored by leading employers in the fields 
of manufacturing and engineering (Hitachi Rail 
Europe, Gestamp), and from an academic 
perspective by the University of Sunderland. 
Alongside core GCSEs and A Levels in subjects 
such as English, maths and science, students 
of UTC South Durham can study Level 2 and 
Level 3 technical qualifications in advanced 
manufacturing and engineering whilst also 
offering the opportunity for students to focus on 
developing their technical knowledge and work 
directly with employers.  

Towns and Villages investment plan   
Within Aycliffe priorities identified were meeting 
community housing needs, improved connectivity 
through public transport, walking and cycling 
and town centre improvements, tackling problem 
buildings. Recent investment has seen housing 
development of 175 units at Cobblers Hall 
working in partnership with Chapter Homes and 
Durham Villages Regeneration.    

Area Action Partnership - Great Aycliffe and 
Middridge Partnership
During 2020-21 a range of projects and initiatives 
have been supported in the Newton Aycliffe 
& Middridge area which addressed the COVID 
Recovery priority, including:   
• Employability, Upskilling & Discretionary Fund 

project – supporting local residents into 
employment, training and/or volunteering 

• Local Foodbank support, with funding for 
a refrigerated van to enhance the service, 
allowing them to reach more beneficiaries  

• Support for local community buildings, 
including assistance with running costs to 
help with future sustainability, as well as 
centre improvements such as new lighting, 
roof repairs, furniture etc  

• Provision of activities – for both children, 
young people and families, as well as older 
people

  
 

Merchant Park

University Technology College

Forrest Park

Hitachi Rail
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Key Issues and Challenges   
 
Whilst the previous section highlighted the strides 
that have been made in improving the town, 
there is still work to be done to continue the 
momentum and build on these successes.  

The following provides a detailed look at the 
key issues and challenges that remain for the 
town over the next few years. This also provides 
an overview of particular sites and areas within 
the town where action is required and where 
development will complement existing and 
proposed activity and provide overall regeneration 
benefits to the town.  

Town Centre   
Nationally, town centres face increasing economic 
challenges linked to a change in consumer 
behaviour and the rise in e-commerce, mobile 
technology and internet shopping. New ways of 
spending leisure time and socialising have gained 
widespread popularity, whilst retail has continued 
to retreat from the town centre to the internet. 
The significant growth in online shopping has 
inevitably impacted on the number and range of 
shops, with many national retailers withdrawing 
from town centres including those within County 
Durham. The outbreak of Covid-19 in 2020 and 
resulting lockdowns have accelerated processes 
of change that in many respects were already 
underway.

Whilst the demolition of Churchill House and 
the public realm improvements to the town 
centre have provided physical improvements 
to the wider environment, Newton Aycliffe town 
centre is typical of many ‘new town’ centres, 
its mono-lithic inward facing design providing 
further difficulties in terms of adapting to 
changing retail and development needs. 

Current town centre offer  
Newton Aycliffe town centre is anchored 
by Tesco and Aldi, both of which trade 
strongly retaining local expenditure for food 
shopping. The town centre is also home to 
Wilko’s, however beyond this, the non-food retail 
offer is more limited, and there are outflows in 
terms of trade to Darlington and Teesside Park. A 
small shopping centre (Thames Centre) is located 
at the south of the town centre which provides a 
limited choice of shops and services.

Traditionally the town centre has relied 
on the retail sector and national retailers, 
whilst having few independent retailers. Notably 
the town centre has a very limited food 
and beverage offer, and as a result no 
real evening or night-time economy. The 
town centre does incorporate 
the Council leisure centre; however the 
remaining leisure offer is limited. There 
is also no hotel or visitor accommodation and 
no real office market within the town centre. 

The most recent town centre survey in July 
2021 highlights the breakdown of uses:  

Use Class*   Percentage  
A1    42.7%  
A2    7.8%  
A3    2.9%  
A4    1.0%  
A5    5.8%  
Vacant   26.2%  
Other    13.6%  
 *use class before changes in September 2020  

The table shows a very small number of units 
within the former A3 (Café and Resturants) 
and A4 (Public Houses) uses which highlights the 
lack of food and beverage offer and consequently 
the lack of any real evening economy.  

Vacancy rates  
The town centre has for several years 
had high numbers of vacant units, above national 
averages, and also a number of long-term vacant 
units in the town centre which have not 
met the needs of modern national retailers. 

The most recent survey in July 2021 
highlighted a vacancy rate of 26.2% within the 
town centre, which is higher than many other 
centres within the County and significantly 
higher than national and regional averages. It 
is also notable that the vacancy rate has been 
increasing over the past 3 years. This decline 
has also adversely impacted on the perception of 
the town centre amongst local people, who are 
able to access a broader range of shops and 
services in alternative nearby locations.   
       

Year   Vacancy Rate  
2021   26.2%  
2020   22.3%  
2019   18.3%  
2018   19.6%  
2017   23.2%  
  
Working with Freshwater, who own the 
majority of the town centre, opportunities for 
improving the town centre offer, diversifying 
this offer, introducing new uses into the town 
centre, encouraging investment from local 
and independent business but also national 
retailers without a presence in the town and 
supporting existing business are key to improving 
the vitality and attractiveness of the town.  

Consideration should be given to the future 
of long term vacant units, understanding where 
those issues are and repurposing some of 
floorspace within the town, this is discussed 
further below.   

Multi Storey car park  
The multi storey car park has reached the end 
of its life, it is currently closed and not in use. 
The site has traditionally provided 100 parking 
spaces and access to a roof top car park on 
Wilkinson’s which provides a further 130 parking 
spaces. The demolition of the car park has 
the potential to provide a sizable development 
plot alongside the existing surface car 
parking immediately adjacent.     

1-17 Beveridge Way (odd numbers only)
The block of 1-17 Beveridge Way is located at 
the junction of Dalton Way and Beveridge Way 
adjacent to the Aldi store. Historically the site 
was home to key retailers in the town who have 
since vacated, more recently this block has also 
seen the loss of the Nat West Bank which has 
added to the number of long term vacant units. 
The upper floors of this building have also been 
unused for a number of years.  

The largely unused block creates a negative 
entrance into Beveridge Way approaching from 
Aldi and Tesco further north. A solution to this 
site is required, and consideration should be 
given to its demolition in order to remove this 
largely unutilised area.          
      

The site of 1-17 Beveridge Way alongside 
the multistorey car park provides a site 
of 0.58ha, incorporating the ground level car 
parking adjacent to the multistorey car park. 
This has the potential to provide a sizable future 
development plot which could facilitate significant 
change in this part of the town centre.  

Land Adjacent to the Thames Centre  
As identified in Section 4, demolition of the large 
office block Churchill House at the southwest of 
the town centre has brought about improvements 
to this area of the town centre, removing a 
number of vacant retail units and the office 
building. Whilst this has opened up this 
entrance to the town centre, improving the area 
visually, previous masterplans have identified 
the potential of this site to provide a potential 
development plot.  

Edge of town centre sites  
Bewick Crescent Car Park is located on the 
edge of the town centre. It currently acts as a car 
park for the Bewick Crescent Surgery and the 
town centre, providing 96 spaces. Whilst 
sequentially in planning terms the site does not 
constitute a town centre site, it is particularly well 
linked to the town centre (within 50 meters) and 
subject to understanding how replacement 
parking could be accommodated, it may provide 
a further development plot. Its development 
will also be tied in to understanding the long 
term future of the GP surgery that the car park 
serves (discussed further below).     
  
Improving Retail Provision  
An analysis of the existing retail provision within 
the town centre has identified a number of 
retailers that are not present but are prominent 
within other town centres in County Durham. 
These retailers have also been recently active 
in investing in other town centres within the 
County. This includes retailers such as Lidl, B&M, 
Home Bargains, and The Range. Based on this 
it is considered that there are potentially unmet 
requirements from discount retailers not currently 
found in the town. If suitable and available sites, 
capable of accommodating these requirements, 
are not identified within or on the edge of the 
town centre, then the likelihood is that such 
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It was also noted that the gap between cost and 
value has meant that the private sector has been 
reluctant to undertake speculative development, 
although more recently there has been some 
more encouraging signs in this regard. 

Improving Transport Links   
Newton Aycliffe benefits from its proximity to the 
A1 in terms of good transport links between the 
town and the wider north east region. The A689 
and A167 also provide good links to Bishop 
Auckland and Teesside, and Durham City 
respectively.  Newton Aycliffe’s train station sits 
on the Tees Valley line running between Bishop 
Auckland and Saltburn via Darlington, with trains 
stopping once an hour. The train line also offers 
connectivity to the wider region via the East 
Coast Main Line at Darlington station.    

Newton Aycliffe is well served by bus, 
with nine routes stopping at Newton 
Aycliffe. Services run to School Aycliffe, 
Bishop Auckland, Darlington, Durham, 
Spennymoor, Trimdon Colliery, Stillington, and 
Peterlee. Two services run to St Joseph’s school 
and Houghall College respectively. Many services, 
particularly those between Bishop Auckland and 
Darlington, and to Durham, run at least hourly 
between early morning and late evening. There is 
no bus route directly to Middlesbrough, however 
this may be due to lack of demand as there is a 
direct train line to Middlesbrough from Newton 
Aycliffe.  

As a result of Newton Aycliffe’s good transport 
links, residents of the town benefit from easy 
access to retail, particularly in Darlington, 
Teesside Park and Middlesbrough. There is 
however a need to improve transport links within 
the town itself, particularly from the town’s 
planned new housing developments into the 
town centre. Better transport links into Newton 
Aycliffe would help support the town’s own retail 
offer.   

There are seven new housing sites in Newton 
Aycliffe identified in the County Durham Plan, 
five of which are currently under construction. A 
further three sites have been allocated for future 
housing development in the town.   

development will take place on out-of-centre 
sites. This could have a damaging effect upon the 
town centre, drawing more people away from the 
centre and impacting upon existing retailers, and 
would represent a missed opportunity for Newton 
Aycliffe.

Improving Leisure Provision   
One of the major strengths of Newton Aycliffe
 town centre is the council run leisure centre. 
This is a popular facility within the town and gives 
people a reason to visit the town centre. There 
may be potential to further expand and improve 
this offer.

Retaining people in the town centre who use the 
leisure centre should be a clear aim, although 
complementary uses such as food and beverage 
uses, as identified, are almost non-existent. 
Consideration should be given to how new leisure 
uses in the town centre are integrated around the 
leisure centre.

Improving Health Care Provision  
Newton Aycliffe currently has three GP surgeries 
within the town. The Infrastructure Delivery 
Plan which accompanies the County Durham 
Plan, identified that there may be a requirement 
for additional consulting spaces due to housing 
allocations and from this population growth, 
(discussed further below).  

Bewick Crescent surgery is 100m southeast of 
the town centre. Historically the surgery was 
converted from a residential dwelling and 
extended, it was never a purpose built health 
facility. In consultation with the CCG and the 
surgery, it has been identified that the 
surgery will require further clinical space over 
future years, having previously extended 
their existing site to capacity. There is also an 
immediate requirement for 220sqm.
  
Given its proximity to the town centre and 
the possibilities of introducing new uses 
into the town centre, consideration should 

be given to the potential of existing vacant 
units and also potential future development 
plots, arising from any demolitions, to 
meeting the needs of the GP surgery and the 
healthcare needs in the town.   

Meeting Housing Needs   
There is a need to deliver new, high-
quality housing for Aycliffe. This should be 
through a range of house types and tenures 
that are accessible, and that meets needs and 
aspirations of the local population.  

The CDP has a target for South Durham to 
deliver of 16% of the Local Housing Need (LHN) 
up to 2035.  As one of the largest settlements 
in the south of the county, Newton Aycliffe has 
an important role to play in the delivery of this 
housing for County Durham.  The right planning 
policies and solutions are needed in order that 
the required levels and type of housing are 
delivered within the most appropriate locations to 
meet needs. New housing presents opportunities 
to further diversify the housing mix within the 
town, supporting our ambition for more and 
better housing within the county and supporting 
economic growth near to our largest employment 
centre at Aycliffe Business Park.   

Business Park / Supporting Businesses  
Aycliffe Business Park is the largest industrial 
estate in the region, it contributes significantly 
the County’s economy and provides unique 
investment opportunities located adjacent 
to Junction 59 on the A1 Corridor which 
is widely regarded as being the County’s 
strategic location for office and industrial uses. 
   
Business Durham have carried out analysis of 
some of the issues facing the Business Park. 
This identified a lack of good quality industrial 
units which may constrain future growth. It further 
recognised that there is evidence of businesses 
looking at newer quality premises out of the area. 

The Newton Aycliffe Business Park and Merchant 
Park employment sites are located at the south 
side of the town; improving access to and 
from the new housing developments will therefore 
also help people to get to work with greater ease.   
Newton Aycliffe’s train station is situated at the 
town’s south western edge, and is accessible 
by foot or by bike from mixed use path running 
along the Greenfield Way. The route between 
the station and the town centre, particularly for 
cycling, has been identified for improvement 
in the Newton Aycliffe Local Cycling and 
Walking Infrastructure Plan (LCWIP) 
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Newton Aycliffe

N

For the benefit of the town overall, it is 
important to have a successful town centre. 
The previous section identified a number 
of significant challenges that the town centre 
faces, but also opportunities. These challenges 
include the design of the  town centre, 
the number of vacant units and buildings, the 
poor quality of the retail and leisure offer and 
the need for a broader range of uses. Many of 
these issues have been further magnified by the 
Covid-19 pandemic and wider trends in the retail 
and leisure industry.   

The nature and extent of these challenges 
mean that a radical approach is required to re-
invigorate the centre. The following identifies how 
these challenges could be responded to.   

The sites of 1-17 Beveridge Way and the 
multi storey car park have been identified as 
being underutilised. The multi storey car park is 
closed and has reached the end of its life, it is 
therefore recommended that working alongside 
the owners Freshwater, the masterplan supports 
the demolition of the car park.   

Adjacent to this site is 1 – 17 Beveridge 
Way, that has been largely vacant for a number 
of years. It currently houses Ramsden, Café 
Pronto and Bargain Buys with the remaining 
units all vacant including the upper floors. It is 
proposed that, working with Freshwater, these 
existing tenants are re-housed within other 
vacant units within the town centre and this 
block demolished. This would create a large 
development plot of 0.58ha including demolition 
of the multi storey car park and the existing 
surface car parking that fronts onto Central 
Avenue.

Action – Support the demolition of 1-17 
Beveridge Way and the Multistorey Car Park 
to create a town centre development area 

Multi Storey Car Park / 1 - 17 Beveridge Way

Zone Boundary

Precedent Images Existing Multi storey car park1-17 Beveridge Way

N
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Improving Retail Provision 

Newton Aycliffe

N

Zone Boundary

Precedent Images Existing vacant unitsExisting vacant units

Diversifying the town centre offer will create a 
better experience for its users. Therefore, a key 
aim of improving the town centre should be a 
more diversified offer to attract prolonged stays 
and repeat visits.   

Whilst the masterplan cannot directly influence 
the commercial decisions made by retailers or 
investors on where they choose to locate, it 
can provide more certainty to the market about 
the investment opportunities the town centre 
can offer into the future, which could potentially 
attract new businesses/retailers to choose 
Newton Aycliffe as location in which to trade.  
The masterplan will therefore be a powerful tool in 
enabling this.  

The demolition of the multi storey car 
park and 1 – 17 Beveridge Way would 
create a development plot, a strategy will 
however be required in terms of what 
development would come forward on this site. 
This study has identified that there are potential 
unmet requirements, and the plot could provide 
a site for retailers of the type identified.  The site 
may also provide some dedicated town centre 
parking in response to that lost by the demolition 
of the multi storey car park. 

Action - Identify the potential of the 
proposed demolition site to provide 
an investment opportunity for a 
new anchor retail unit 

The numbers of vacant units in the town 
centre are reflective of the units not meeting the 
needs of modern retailers. This is particularly 
notable along parts of Beveridge Way where 
land exists to the rear of these units. There is 
the potential to provide a better mix of unit sizes 
within this area of the town centre, retaining 
some small units but exploring opportunities to 
provide larger units to meet the requirements 
of retailers who have unmet requirements to be 
within Newton Aycliffe.  

Action – Extend, refurbish and repurpose 
units on Beveridge Way to provide a mix of 
modern floorplate retail units  

Land exists adjacent to the recently developed 
former Cubby site for new retail development. 
This would provide a continuation of the existing 
retail parade adjacent to Tesco. The masterplan 
would support the development of this site 
subject to demand. 

Action – Support the development of the site 
land adjacent to the former Cubby site to 
provide retail floorspace

N
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Improving Health Care Provision / Introducing Health 
Facilities in the Town Centre

Precedent Images Existing Bewick Surgery Potential demolition site

The potential of introducing health facilities within 
the town centre should be explored, particularly in 
light of discussions with Bewick Crescent GP 
Surgery who are requiring further clinical space to 
meet increasing demand. The Multi Storey Cark / 
1-17 Beveridge Way site identified could have the 
potential to provide a new purpose-built health 
facility for the town, responding to the challenges 
that the current Bewick Crescent surgery faces 
whilst also driving footfall within the town centre. 
This would provide a medium to long term option.   
It is recommended that the re-purposing existing 
vacant floorspace in the town centre could meet 
immediate need for new clinical space. This 
could provide a temporary solution to the surgery 
requirements, utilise existing vacant floorspace 
and again drive footfall in the town centre.  

Action - Identify the potential of the 
proposed demolition site to provide a 
new purpose-built health facility/GP 
Surgery. centre could meet immediate need 
for new clinical space  

Action – Repurpose existing vacant 
floorspace in the town 
centre to meet an immediate need for new 
clinical space  

Edge of centre site  
Should the Bewick Way surgery be relocated, 
there is the potential to consider the long term 
future of the car park which currently serves 
the surgery. The site is particularly well linked 
to the town centre and may have potential for 
development. This however would be something 
to consider in the medium to long term.  
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Developing a Leisure Quarter

Newton Aycliffe

N

Zone Boundary

Precedent Images Clock Tower and BootsExisiting Beveridge Way

The lack of leisure and food and beverage 
uses within the town centre has been 
highlighted.  In order to improve dwell time and 
develop the evening economy it is important 
that such investment opportunities are 
encouraged. Within recent years, the emergence 
of leisure uses on the business park has been 
evident, including a bowling alley, children’s 
soft play, a gin bar and bar associated with a 
local brewery. These businesses highlight the 
potential demand within the town and similar 
type uses would be welcomed within the town 
centre, alongside restaurant options.  

The leisure centre has been identified as a key 
strength of the town centre and it is considered 
that this area of the town centre should be a 
focus for bringing forward other similar and 
complimentary uses such bars, restaurants and 
cafes. The area of open space that was created 
by the demolition of Churchill House provides an 
opportunity in terms of improving this area or a 
potential development plot.

As part of developing a leisure quarter, the 
potential to improve the leisure offer within the 
leisure centre should also be explored. The leisure 
centre offers excellent facilities for the town, but 
a potential growth area that is not covered is 
an introductory fitness offer. This would provide 
facilities for people who fall outside of the usual 
gym and fitness market and are looking to 
improve their general wellbeing. There is also 
the potential to explore a green gym providing 
outdoor exercise facilities. In terms of the existing 
leisure centre building, consideration should 
be given to improving the façade which could 
make the building more inviting, bringing visual 

improvements to this prominent area of the town 
centre. 

Other visual improvements that could be 
considered within this area is the approach along 
Stephenson Way particularly where the Thames 
Centre fronts on to this route. The current 
frontage is of a service yard and increased 
landscaping will allow opportunities to soften 
this and provide a more attractive approach into 
the town centre.  The development of a leisure 
quarter in this area of the town centre may also 
stimulate development on the site adjacent to the 
Thames Centre identified previously. This has the 
potential to provide a development opportunity or 
alternatively left as an area of landscaped open 
space. Should this remain undeveloped there is 
the also the potential to consider further planting 
and landscaping within this location.

Action – Consider opportunities to 
repurpose units to provide units for food and 
beverage uses that support the creation of a 
leisure quarter alongside the leisure centre   

Action – Explore options for improving the 
leisure centre in terms of the façade and 
improving  and diversifying the offer 

Action – Improve landscaping along 
Stephenson Way and around the land 
adjacent to the Thames Shopping Centre

N
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Responding to the Key Issues and Challenges   
 
The previous pages have identified key sites 
and locations within the town centre and how 
these could be considered for bringing about 
positive change to the town centre. It is important 
however that this is combined with a strategy 
that considers additional ways of attracting 
people into the town centre and retaining them. 
In addition, it is important that other parts of the 
town continue to see positive change through 
improving transport facilities, the creation of new 
jobs and also delivering new housing in the town.
 
Supporting businesses within the town 
centre  
The challenging conditions that town centre 
businesses face have been highlighted and 
there are ways in which the Council can provide 
support and assist. Durham County Council have 
a programme of delivering county wide coverage 
of free wifi across town centres through the 
Towns and Villages Investment Plan and Newton 
Aycliffe is identified as part of this programme.  

A wi-fi project within the town can provide 
anonymous footfall data it collects. This would 
include identifying the number of new and repeat 
visitors, the length of time people spend in 
specific areas and the routes they take, day 
and night. The Council can then use this data 
to monitor the impact of high street changes 
and shape future investment. Similar data has 
been used elsewhere in the county to assist in a 
successful funding application to the Future High 
Streets Fund.  

Fast broadband makes it easy for businesses 
to take advantage of the opportunities global 
connectivity brings. In order to support local 
businesses and retailers, it is proposed that 
training is delivered to maximise the use of online 
sales and promotion alongside opportunities 
to supporting mobile phone apps. The use of 
technology and smarter ways of working is seen 
as an important element of support for retailers 
to improve their business resilience as part of 
the economic recovery efforts and the continued 
changes to retailing and consumer behaviour.  

Action – Support the introduction of wi-fi 
within Newton Aycliffe town centre and 
provide training and support for existing and 
future businesses in order to maximise its 
use.  

Town Centre Links  
For the town centre to become more 
attractive to people living and working within 
the town it is important that the town centre 
is easily accessible. Improving links to the town 
centre is vital for increasing visitor numbers and 
enhancing vitality.  

Improving linkages between the business 
park and the town centre  
Aycliffe Business Park provides a significant 
employment area within the town although 
it has very little relationship with the town 
centre. Improving links with the business park 
and the town centre should be prioritised.

A number of different projects have been 
identified which will help improve walking 
and cycling accessibility in and around areas 
of Newton Aycliffe through the Local Cycling and 
Walking Infrastructure Plan (LCWIP). A Local 
Cycling and Walking Infrastructure Plan (LCWIP) 
identifying opportunities for investment in walking 
and cycling has been prepared for Newton 
Aycliffe.  

The plans are being developed in response to the 
Government’s Cycling and Walking Investment 
Strategy (2017) which aims to achieve the 
following targets by 2025:  

• Double cycling from 0.8 billion to 1.6 
billion stages;  

• Increase walking to 300 stages per person 
per year;  

• Reduce the number of cyclists killed or 
injured each year; and  

• Increase the percentage of school children 
(5-10 years) that walk to school from 49% to 
55%.  

Priority routes for investment were identified in 
consultation with local residents which included 
routes between Aycliffe Business Park and 

the town centre. Improving these linkages can 
increase the attractiveness of the town centre to 
those working on the business park. 

Action – Support the delivery of improved 
cycling and walking infrastructure between 
the Aycliffe Business Park and the town 
centre  

Linking the town centre with parks 
and green spaces  
Whilst there are a number of parks and 
community facilities, most notably Town Park and 
the new Newton Aycliffe Youth and Community 
Centre, this is not obviously apparent on visiting 
the town centre. The Town Park offers excellent 
facilities for outdoor children’s play, a multi games 
area, skateboard park and junior and infants 
play area as well as well a large recreational area 
which includes a small kickabout area with fixed 
goal posts. Improving links between the town 
centre and the Town Park should be explored. 

Cultural and sporting events at the park can 
provide a reason for people to travel into 
Newton Aycliffe, whilst it is understood that the 
town park does provide some family activities, 
the potential of the park to host larger events 
should be explored. These could potentially be 
linked to the  town centre which could benefit 
businesses within it.    

A real asset of the town is the parks and play 
areas that are all owned and maintained to a 
high standard by the Town Council. As well 
as the Town Park there are seven other high-
quality parks. Simpasture Park and West Park are 
also located within proximity of the town centre. 
The potential to improve walking and cycling links 
between them, and the town centre should also 
be explored.   

Action – Improve walking and cycling links 
between the surrounding parks and town 
centre and explore potential cultural and 
sporting events that can link to the town 
centre  

Improving linkages between new housing 
development and the town centre 
A significant amount of new housing is planned 

for Newton Aycliffe, discussed in more detail in 
later. Improving links to the town centre from 
these proposed sites should be explored, most 
notably along Central Avenue and crossing the 
A167 in terms of the proposed new housing at 
Low Copelaw. Encouraging the residents of these 
new housing development to use the town centre 
should be supported by improving linkages and 
signage.

Action – Improve walking and cycling links 
between new housing developments and the 
town centre. 

Delivering Transport Improvements across 
the town 
As well improving routes between the town 
centre and the business park, other priority 
routes identified for Newton Aycliffe are Cobblers 
Hall to Newton Aycliffe Railway Station and 
Stephenson Way. 

The LCWIP routes connect to the Great North 
Cycleway along the A167, and link to the walking 
and cycling routes alongside the Stockton & 
Darlington railway line. The LCWIP also includes 
walking and cycling routes from Newton Aycliffe 
station into the town centre.

Improving public transport facilities is also key to 
delivering wider transport improvements across 
Newton Aycliffe and opportunities to improve 
facilities at Newton Aycliffe and Heighington 
railway stations, particularly given its proximity to 
the town centre should be explored. The railway 
heritage of the area could provide the theme to 
these improvements, particularly in light of the 
Darlington to Stockton Railway Bicentennial 
celebrations in 2025. In addition improvements to 
bus infrastructure should also be prioritised. 

Active Travel Fund Schemes  
The Active Travel Fund (ATF) was announced 
in May 2020 to support social distancing in 
response to the covid-19 pandemic. The funding 
is delivered in two tranches, with Tranche 1 
supporting temporary projects and Tranche 2 
supporting longer term improvements. Two ATF 
projects are currently being considered. 
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The first of these would improve active travel 
infrastructure between the A167 at Moor Lane 
to St Cuthbert’s Road, and across to Aycliffe 
Village. Engagement for this proposal is planned 
for 2022.  

The North East Combined Authority is also 
working on a number of regional routes focussing 
on six towns, including Newton Aycliffe. NECA 
is bidding for £500,000 from the ATF to fund the 
proposals.  

Borrow a Bike  
Durham County Council runs a Borrow a Bike 
scheme which gives people the opportunity to 
borrow a bike and associated kit (e.g. helmet and 
lock) from the Council for three months. Currently 
the scheme is only available in Shildon, however 
it will also be offered in Newton Aycliffe within the 
next year. To qualify, residents must live within 
the boundary of Newton Aycliffe and use the bike 
primarily for getting to work. Borrow a Bike is free 
and runs for three months; if users want to keep 
the bike beyond that period they must pay £30 
every three months to have it serviced.   

FastNed EV rapid charger   
Forrest Park has been identified for a 
new FastNed EV filling station, in part powered 
by a solar canopy over the site. FastNed are 
an international company with a network of 
rapid charging stations across the Netherlands, 
Belgium, and Germany, and with a growing 
presence in the UK. The facility will allow drivers 
of electric vehicles to charge their cars in 20 
minutes, and drivers will benefit from access to 
retail and takeaway restaurant facilities at Forrest 
Park while they wait for their car to charge. The 
site is only five minutes’ drive from the A1 and so 
will help support increased takeup of EVs both 
within Newton Aycliffe and across the wider North 
East.  Other sites are also being considered for 
EV charging points.

Action – Support planned transport 
improvements across the town 

Action – Consider the potential to improve 
public transport facilities including 
improvements to Newton Aycliffe Railway 
Station and also improving bus facilities.

Supporting businesses and the development 
of new business and industrial premises  
As identified Newton Aycliffe has significant 
areas of business located on Aycliffe Business 
Park. Key issues were a lack of new speculative 
development coming forward that could meet 
the needs for newer premises.  The Council will 
seek to deliver new business units in partnership 
with the private the sector on two sites, detailed 
below.  

Development of Merchant Park  
Merchant Park is already home to Hitachi Rail, 
land to the north the Hitachi Rail factory is 
allocated in the County Durham Plan as part 
of the County’s employment land portfolio 
and provides a development opportunity 
for  new industrial premises.   

Working with Merchant Anglo, the Council have 
agreed to a 35 year head-lease on the Station 
Place phase of the Merchant Park industrial 
scheme. The units will be developed on 
the allocated site north and Hitachi and will 
be managed by Business Durham, the economic 
development arm of Durham County Council. 
The development will be completed in early 2022 
and will deliver ten new industrial units for start-
up and growing businesses, creating jobs and 
further investment opportunities.  

Development of Forrest Park   
Located to the south of the existing business 
park immediately adjacent to Junction 59 of the 
A1(M), a new industrial park is being developed 
out. Forrest Park (Newton Aycliffe) Limited is a 
joint venture by Durham County Council and 
local landowners the Forrest family. A recent 
agreement has been signed with Richardson 
Barberry to develop this 45 hectare site. 
Development work has started on the site with 
the delivery of a roadside retail development by 
Euro Garages that has seen a petrol filling station 
with a convenience store attached and also the 
development of a stand-alone KFC drive-through 
restaurant.  

The ambition is that over the next 10 years, the 
park will provide 167,225sqm of industrial space 
and create over 3,000 jobs. To ensure the park 
is fully developed, despite any difficult times that 

may be ahead as a result of the coronavirus 
pandemic, Richardson Barberry has committed 
to seeing the project through and has signed a 
development deal.  

The site is an extension of the existing Aycliffe 
Business Park which will make it the largest in 
the North East. It will accommodate a range of 
business, industrial, warehouse and trade units, 
as well as a 60-bed hotel, public house, roadside 
restaurant and retail space next to the A1(M).  

The developments at Merchant Park and Forrest 
Park are part of the Council’s long-term ambition 
to create a thriving environment for businesses 
and investors to develop and grow while creating 
and safeguarding more and better jobs.  

Action – Support the delivery of Merchant 
Park and Forrest Park as sites that can 
provide new business and industrial 
premises to meet business needs and 
provide employment   

Delivering new homes to meet housing 
needs  
There are currently around 435 homes with 
planning permission in Newton Aycliffe which 
are still to be built. The main sites where new 
house building is taking place are at Eldon Winns 
to the west of the town where both Keepmoat 
Homes (256 dwellings) and Persimmon 
Homes (72 dwellings) are on-site developing 
schemes. Both with deliver 15% affordable 
housing, with the Keepmoat development 
including ‘First Homes3’, which are a specific 
kind of discounted market sale housing which 
must be discounted by a minimum of 30% 
against the market value and available to a 
person or persons meeting the First Homes 
eligibility criteria. 

Elsewhere in Newton Aycliffe, Livin Homes 
with Tolent the builder4 are redeveloping an 
existing site at Clarence Green and Travellers 
Green which will see 47 homes for rent to be 
developed. The development will provide a mix of 
2-bedroom bungalows, and 2, 3 and 4-bedroom 
homes. Planning permission also exists for 
50 homes at Woodham Golf and Country 
Club located to the north of the town. The 50 

executive homes were permitted as an ‘enabling 
development’ scheme to cross subsidise golf 
course improvements.

The CDP allocates a 
further 1,550 homes in Newton Aycliffe 
across 3 sites. Land at Copelaw (H30) which 
is located to the east of the town adjacent to the 
A167 will be developed as a sustainable urban 
extension to Newton Aycliffe, with 1,400 homes, 
a new primary school and community facilities in 
the form of a local centre with retail facilities to be 
developed as part of a comprehensive form of 
development. Only 770 homes are anticipated to 
be completed on the site within the plan period 
(2035), with a further 630 units delivered after 
that time.  

Land at Woodham College (H32) will be 
developed for 100 homes and the site will 
include peripheral landscaping. The site is also 
addressed within Policy GANP AV1 (Enhanced 
Bungalow Provision, Land Adjacent Woodham 
Community College) and requires 20% of the 
proposed development to be set aside for 
bungalow provision to meet the needs and 
requirements of residents.  

Land at Cobblers Hall (H33) will be developed for 
50 homes. This site represents one of the final 
phases of development in the Cobblers Hall area. 
It is located adjacent to ‘The Moor’ Local Nature 
Reserve (LNR), so development will provide a 
minimum 20 metre buffer adjacent to the LNR, 
and retain ecological links to the rough grassland 
areas to the north and south.  

Housing Infrastructure Fund (HIF)  
 
The Housing Infrastructure Fund (HIF) is £5 billion 
of capital grant funding available from 2017/18 
to 2022/23.  It has been allocated to successful 
local government bids on a competitive basis, to 
provide infrastructure targeted at unlocking up to 
200,000 new homes nationally. DCC successfully 
bid for and was allocated Housing Infrastructure 
Fund (HIF) investment for a scheme to unlock 
housing growth within Newton Aycliffe.  A grant 
of £7.135 million was secured to deliver enabling 
highway and service infrastructure by March 
2023 that would support the delivery of 1,579 
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    homes across four sites (Copelaw, Woodham 
College, Cobblers Hall & Congreve Terrace) within 
the town which would otherwise be unable to 
proceed without this infrastructure investment.   
 
This strategic project will directly support 
the County Durham Vision for Connected 
Communities and will deliver new high-quality 
housing in a range of house types and tenures 
including affordable homes that are accessible 
and meet the needs and aspirations of our 
residents.  The project is aligned to the Council’s 
Housing Strategy to deliver ‘more and better 
homes’ and will also deliver infrastructure 
alongside housing to support communities.  
  
The HIF investment of £7.135 million will 
specifically deliver:  

a  transport network capacity enhancements to 
the A167/A698 Rushyford roundabout that 
provides the principle route into the north of 
the town to support housing growth

b  two new site access points to the housing 
site at the Low Copelaw off the A167 which 
could see more than 1,400 units by 2050

c  installation of power, water and foul 
connections at the Low Copelaw site to 
address site viability

d  road widening at Congreve Terrace to open 
up the small housing site to address site 
viability

Action – Support the delivery of new housing 
to meet needs on allocated housing and 
other suitable windfall sites  
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15 mins

A1

A167

Great North Cycle Way

Improved Cycle route

Cycle lane

Housing Allocations

Future employment 
sites

Railway

Country Walking

Newton Aycliffe 
Business Park

Town Centre boundary

Newton Aycliffe County 
boundary

Housing commitments

N

New town centre Wi-Fi 
system

Provide training and support 
for existing and future 
business

Improve railway station 
infrastructure and routes 
towards Newton Aycliffe 
Railway Station

Support planned transport 
improvements across the 
town alongside bus 
provision

Improve pedestrian / cycle 
routes within town centre, 
towards Aycliffe Business 
Park and new housing 
developments

Support the delivery of 
the new housing to meet 
needs on allocated 
housing and other 
suitable windfall site

Support the delivery of 
Merchant Park and Forrest 
Park
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