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Change the use of the land to allow the siting of 104 
holiday chalets, 63 pitches for touring caravans and the 
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shop. Re-clad the existing Acrum Stud stables 
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DESCRIPTION OF THE SITE AND PROPOSALS 

 
Site 
 
1. The 8.96 hectare (ha) application site is located outwith the settlement limits of West 

Auckland to the west and comprises 4 no. agricultural fields and an existing farm 
stables building. Access to the site is taken from the A688 to the south, which is shared 
by the permitted agricultural workers dwelling (DM/17/02339/VOC). 
 

2. The site is bounded by agricultural land to the north and west and opposite the A688 
to the south, with an existing Import car part shop to the east of the site entrance. The 
site is also located to the west of the existing junction access to the A68, approximately 
1.1km to the east of the site.  

 
3. The site is not covered by any landscape designations; however, an Area of Higher 

Landscape Value (AHLV) is designated opposite the A688 adjacent to the site defined 
in the County Durham Plan. 
 

4. There are no designated heritage assets on the site or in its immediate surroundings. 
The nearest listed structure is the Grade II listed County Council Marker Stone in Front 
of No. 77 located approximately 350m from the eastern boundary of the site.  
 

5. There are no ecological designations within or immediately adjacent to the proposed 
site. There are no Local Wildlife Sites within 1km of the site. The closest being Cragg 
Wood LWS 1.6 km to the west, Brusselton Wood LWS and ‘Fylands', River Gaunless 
LWS approximately 2.1 km to the east. Over 1km to the north east are Bracks Wood 
and Dells Wood Ancient Woodland some of which include Tree Preservation Orders 
(TPOs). 

 
6. The site contains small areas of low and medium risk for surface water flooding as 

identified by the Strategic Flood Risk Assessment. There are no watercourses within 
or adjacent to the site. The site is in majority Flood Zone 1, with smaller areas of Zones 
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2 and 3 by the site’s entrance. The site lies within a Coalfield Development Low Risk 
Area as defined in the County Durham Plan. 

  
The Proposal 
 

7. The application has been submitted for the change of use of land associated with 
Acrum Stud for the siting of 104 holiday chalets, 63 pitches for touring caravans, 
creation of a new amenity building with reception, cafe and shop and the siting of three 
wash blocks. The existing Acrum Stud stables are proposed to be retained in situ and 
re-clad with new materials.  
 

8. Three amenity wash blocks will be provided through the site, with one located next to 
the main amenity building and the two within the centre of the touring caravan pitches.  
The development is proposed to come forward in three phases across the site from 
east to west. The proposed car park within the east of the site will provide 18 additional 
parking spaces to the amenity building, including 2 EV charging bays. These spaces 
would supplement the parking associated with each of the individual plots throughout 
the wider site. 
 

9. The site is accessed by the main access road to the east that connects from the A688 
Staindrop to Bishop Auckland road. The proposed development will retain this access 
point, connecting it to the new car park on the east of the site. 
 

10. This application is being reported to County Planning Committee because it involves 
major development of more than 4 ha.   

 
 

PLANNING HISTORY 

 
11. The site has not been subject to any relevant previous planning permission, though 

the entrance to the site lies adjacent to an existing permission for a single agricultural 
worker’s dwelling (ref: DM/17/02339/VOC, Approved 31 August 2017). 
 

PLANNING POLICY 

NATIONAL POLICY  

 

12. A revised National Planning Policy Framework (NPPF) was published in September 
2023. 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. 
 

13. 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. 
 

14. NPPF Part 6 – Building a strong, competitive economy - Planning policies and 
decisions should help create the conditions in which businesses can invest, expand 



and adapt. Significant weight should be placed on the need to support economic 
growth and productivity, taking into account both local business needs and wider 
opportunities for development. 

 
15. NPPF Part 8 – Promoting Healthy and Safe Communities – The planning system can 

play an important role in facilitating social interaction and creating healthy, inclusive 
and safe communities. 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 community facilities and 
services should be adopted. 
 

16. NPPF Part 9 – Promoting Sustainable Transport – Encouragement should be given to 
solutions which support reductions in greenhouse gas emissions and reduce 
congestion.   
 

17. 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. 
 

18. NPPF Part 15 –  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, site of biodiversity or 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. 

 
https://www.gov.uk/government/publications/national-planning-policy-framework--2  

 
19. 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; climate change; determining a planning application; flood risk and coastal 
change; healthy and safe communities; historic environment; light pollution; natural 
environment; noise; renewable and low carbon energy; travel plans, transport 
assessments and statements; use of planning conditions; water supply, wastewater 
and water quality. 

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

 
LOCAL PLAN POLICY:  
 
The County Durham Plan (October 2020) 
 
20. Policy 8 – Visitor Accommodation – this policy states that proposals for visitor 

accommodation that are in the countryside will be supported where they are 
appropriate to the scale and character of the area and are not used for permanent 
residential accommodation. Proposals will only be supported where they are 
necessary to meet identified visitor needs; or is an extension to existing visitor 
accommodation and helps to support future business viability or is a conversion of an 
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existing building. The proposal must respect the character of the countryside and 
demonstrate clear opportunities to make the location more sustainable. 

 
21. Policy 10 – Development in the Countryside - relates to development in the 

countryside. It states that development in such locations will not be permitted unless 
allowed for by specific policies in the Plan, such as Policy 8 Visitor Accommodation, 
and relevant policies within an adopted neighbourhood plan relating to the application 
site or where the proposal relates to stated exceptions. 

 
22. Policy 21 – Delivering Sustainable Transport – Requires planning applications to 

address the transport implications of the proposed development. All development shall 
deliver sustainable transport by delivering, accommodating and facilitating investment 
in sustainable modes of transport; providing appropriate, well designed, permeable 
and direct routes for all modes of transport; ensuring that any vehicular traffic 
generated by new development can be safely accommodated; creating new or 
improvements to existing routes and assessing potential increase in risk resulting from 
new development in vicinity of level crossings.  
 

23. Policy 26 – Green Infrastructure – States that development will be expected to 
maintain and protect, and where appropriate improve, the County’s green 
infrastructure network.  Advice is provided on the circumstances in which existing 
green infrastructure may be lost to development, the requirements of new provision 
within development proposals and advice in regard to public rights of way.  
 

24. Policy 29 – Sustainable Design. Requires all development proposals to achieve well 
designed buildings and places having regard to SPD advice and sets out detailed 
criteria which sets out that where relevant development is required to meet including; 
making a positive contribution to an areas character and identity; provide adaptable 
buildings; minimise greenhouse gas emissions and use of non-renewable resources; 
providing high standards of amenity and privacy; contributing to healthy 
neighbourhoods; providing suitable landscape proposals; provide convenient access 
for all users; adhere to the Nationally Described Space Standards (subject to transition 
period).    
 

25. Policy 31 – Amenity and Pollution - Sets out that development will be permitted where 
it can be demonstrated that there will be no unacceptable impact, either individually or 
cumulatively, on health, living or working conditions or the natural environment and 
that the development can be effectively integrated with any existing business and 
community facilities. Development will not be permitted where inappropriate odours, 
noise, vibration and other sources of pollution cannot be suitably mitigated against, as 
well as where light pollution is not suitably minimised to an acceptable level.  
 

26. Policy 35 – Water Management – Requires all development proposals to consider the 
effect of the proposed development on flood risk, both on-site and off-site, 
commensurate with the scale and impact of the development and taking into account 
the predicted impacts of climate change for the lifetime of the proposal. All new 
development must ensure there is no net increase in surface water runoff for the 
lifetime of the development.  
 

27. Policy 36 – Water Infrastructure – Advocates a hierarchy of drainage options for the 
disposal of foul water.  Applications involving the use of non-mains methods of 
drainage will not be permitted in areas where public sewerage exists.  New sewage 
and waste water infrastructure will be approved unless the adverse impacts outweigh 
the benefits of the infrastructure.  Proposals seeking to mitigate flooding in appropriate 
locations will be permitted though flood defence infrastructure will only be permitted 
where it is demonstrated as being the most sustainable response to the flood threat. 



 
28. Policy 39 – Landscape – States that proposals for new development will only be 

permitted where they would not cause unacceptable harm to the character, quality or 
distinctiveness of the landscape, or to important features or views. Proposals are 
expected to incorporate appropriate mitigation measures where adverse landscape 
and visual impacts occur. Development affecting Areas of Higher landscape Value will 
only be permitted where it conserves and enhances the special qualities of the 
landscape, unless the benefits of the development clearly outweigh its impacts. 
Development proposals should have regard to the County Durham Landscape 
Character Assessment and County Durham Landscape Strategy and contribute, 
where possible, to the conservation or enhancement of the local landscape. 
 

29. Policy 40 – Trees, Woodlands and Hedges – States that proposals for new 
development will not be permitted that would result in the loss of, or damage to, trees, 
hedges or woodland of high landscape, amenity or biodiversity value unless the 
benefits of the scheme clearly outweigh the harm. Proposals for new development will 
be expected to retain existing trees and hedges. Where trees are lost, suitable 
replacement planting, including appropriate provision for maintenance and 
management, will be required within the site or the locality. 
 

30. Policy 41 – Biodiversity and Geodiversity – Restricts development that would result in 
significant harm to biodiversity or geodiversity and cannot be mitigated or 
compensated. The retention and enhancement of existing biodiversity assets and 
features is required as well as biodiversity net gains. Proposals are expected to protect 
geological features and have regard to Geodiversity Action Plans and the Durham 
Geodiversity Audit and where appropriate promote public access, appreciation and 
interpretation of geodiversity. Development proposals which are likely to result in the 
loss or deterioration of irreplaceable habitat(s) will not be permitted unless there are 
wholly exceptional reasons and a suitable compensation strategy exists. 
 

31. Policy 43 – Protected Species and Nationally and Locally Protected Sites – States that 
development proposals that would adversely impact upon nationally protected sites 
will only be permitted where the benefits clearly outweigh the impacts whilst adverse 
impacts. Appropriate mitigation or, as a last resort, compensation must be provided 
where adverse impacts are expected. In relation to protected species and their 
habitats, all development likely to have an adverse impact on the species’ abilities to 
survive and maintain their distribution will not be permitted unless appropriate 
mitigation is provided, or the proposal meets licensing criteria in relation to European 
protected species.  
 

32. Policy 44 – Historic Environment – Requires development proposals to contribute 
positively to the built and historic environment. Development should seek opportunities 
to enhance and where appropriate better reveal the significance and understanding of 
heritage assets. 
 

33. The adopted Residential Amenity Standards SPD (2023), County Durham Landscape 
Strategy (2008), and Parking and Accessibility SPD (2023) were also given due weight 
in the assessment of the application be Planning officers and internal consultees. 

 
NEIGHBOURHOOD PLAN: 
 
34. There is no Neighbourhood Plan for this area. 
 
The above represents a summary of those policies considered relevant. The full text, criteria, and justifications 
can be accessed at: http://www.durham.gov.uk/article/3266/Development-Plan-for-County-Durham (Adopted 

County Durham Plan)  

http://www.durham.gov.uk/article/3266/Development-Plan-for-County-Durham


 

CONSULTATION AND PUBLICITY RESPONSES 

 
STATUTORY RESPONSES: 
 
35. Etherley Parish Council – Comments were received stating that the Parish Council is 

supportive of the proposed development, particularly in relation to the economic 
benefits it will bring to the area primarily in terms of local employment opportunities. 

 
36. Highway Authority – No objections have been raised in highways terms, with the 

proposed site access meeting visibility requirements for the A688 speed limit. Officers 
note that the daily vehicle generation is estimated at 251, with minimal impact on the 
local highway network due to the road's current capacity. Despite objections citing 
accidents, only two occurred in the past three years, one attributed to extenuating 
circumstances. Car parking, including EV spaces, and cycle parking meet DCC 
standards and should be operational before site use. Works are needed for access 
adjustments and a shared footway/cycleway, requiring a S184 agreement with the 
Local Highway Authority, with all expenses borne by the applicant. 

 
37. Environment Agency – raise no objection based on the amended foul drainage 

proposals connecting to the mains sewers. A condition is also recommended to be 
imposed on any grant of planning permission to ensure the development is carried out 
in accordance with the submitted flood risk assessment. 
 

38. Drainage & Coastal Protection (Lead Local Flood Authority) – raise no objection 
subject to the imposition of an appropriate condition requiring a detailed surface water 
drainage design to be submitted to and approved by the Council.  

 
INTERNAL CONSULTEE RESPONSES: 

 
39. Spatial Policy – Officers advise regarding policy considerations for the proposed 

development, concluding that the economic benefits of the scheme in attracting 
overnight visitors to the County will need to be balanced with the impact on the 
character and appearance of the surrounding landscape. It is also advised that if the 
case officer is minded to recommend approval of the application, a condition 
preventing the chalets from being used for unauthorised permanent occupation should 
be applied.  

 
40. Environmental Health and Consumer Protection (Nuisance) – raise no objections 

regarding statutory nuisance subject to the inclusion of conditions requiring the 
submission and approval of Lighting details to be approved by the local planning 
authority. 

 
41. Environmental Health and Consumer Protection (Contaminated Land) – has raised no 

objections. Officers have stated that since this development constitutes a change of 
use to a more sensitive receptor, contaminated land conditions should apply.   

 
42. Ecology – raise no objection. Officers consider the landscape plan incorporates semi-

natural habitats to achieve biodiversity net gain, noting improvements are suggested 
for better ecological connectivity. These include enhancing the north-south hedgerow 
and introducing buffer zones of semi-natural habitat. A low-level lighting scheme is 
proposed, with key features to remain unlit. Reducing lodge density would create a 
more cohesive wildlife corridor and buffer the broad-leaved woodland. A 30-year 
Biodiversity Management and Monitoring Plan is required, with its implementation 



ensured through a legal agreement. The application meets biodiversity net gain 
requirements. 

 
43. Landscape – Officers state that, while there would be some harm to landscape 

character and to visual amenity, this would reduce in extent during the longer term as 
the proposed landscape planting scheme develops to maturity. This would be aided 
by further planting to strategic locations north of the site to aid with views from 
Copeland Lane.  Officers also consider that the proposed landscape mitigation would 
respond to in part the requirements of Policy 39 where harm is envisaged, however 
further mitigation should be requested. 
 

44. Design and Conservation – raise no objection.  Officers advise that there are no 
heritage or design concerns in regard to this proposal, acknowledging that the 
landscape impact may give rise for concerns.  The approach to built development 
reflects the agricultural and equestrian character of the site with the nearest heritage 
assets being placed at distance to the north of the site. 
 

45. Archaeology – raise no objection subject to imposition of appropriate conditions 
relating to the approval of, and subsequent works according with, a Written Scheme 
of Investigation, including trial trenching. 

 
46. Public Right of Way Officer – raise no objection.  

 
 

EXTERNAL CONSULTEE RESPONSES: 
 

47. Visit County Durham – expresses support for the proposals to address the 
undersupply of visitor accommodation in County Durham, highlighting the need to 
meet market demand to enhance competitiveness. The response emphasises the 
county's resilience in achieving pre-pandemic business levels and the potential to 
attract more visitors through investments in local attractions. Finally, a Visitor Economy 
Factsheet was attached which underscores the importance of increasing overnight 
stays and suggests using market research to ensure the development exceeds visitor 
expectations in quality. 
 
 

PUBLIC RESPONSES: 
 
48. The application has been advertised in the local press (the Northern Echo), by site 

notice and through neighbour notification letters as part of the planning procedures.  
Notification letters were sent to 133 individual properties in the vicinity of the site.  
 

Objection 
 
49. 7 letters of objection have been received from local residents. It is also noted that a 

separate objection was received from the Campaign to Protect Rural England (or 
'CPRE'). The matters raised within these representations are set out below.   

 
Public Comments 

 Concerns about existing traffic congestion and safety issues in the West Auckland and 
Tindale area, with worries that the proposed development would exacerbate these 
problems. Specifically, the entrance to the proposed site is highlighted as a potential 
hazard due to its location on a busy stretch of road with a history of accidents. 

 Opposition to the planning application due to fears that the development would 
adversely affect the character of the area and potentially host events associated with 
past incidents of claimed violence and criminality. 



 Concerns raised about increased traffic, noise levels, and potential risks of local 
flooding and habitat displacement for endangered species. 

 Emphasis on the poor safety record of the A688 road, particularly in the proposed 
access area, with worries about traffic congestion and safety hazards, especially for 
vehicles towing caravans. 

 
CPRE 

 Concerns were raised about the significant scale of the proposal, consisting of 119 
chalets and 80 touring caravan pitches, and its location not being allocated in the 
County Durham Plan (CDP). 

 Access to the site is noted to be from the busy A688 with no pedestrian provision to 
West Auckland, potentially impacting cyclists traveling through the area. 

 The letter questions the suitability of the site in relation to the landscape and 
biodiversity, highlighting its adjacency to an Area of Higher Landscape Value (AHLV). 

 Concerns are raised regarding the proposed development's compliance with Policy 8 
and Policy 10 of the CDP, particularly in terms of scale, residency, visitor needs, and 
sustainability. 

 The absence of input from Visit Durham and scepticism expressed by Spatial Policy 
are noted, casting doubt on the potential benefits and sustainability of the 
development. 

 The letter emphasises the lack of essential need and viability for the proposed venture, 
suggesting it may not meet the criteria outlined in Policy 10. 

 Perceived contradictions were observed with Policy 39 of the CDP regarding 
landscape conservation and enhancement are pointed out, with objections raised to 
the potential intrusion into the countryside and its impact on the AHLV. 

 
APPLICANT’S STATEMENT: 
 
50. Committee Members will know the villages of Bishop Auckland and West Auckland 

have seen significant investment over the last 10 years and there have been both 
environmental and economic benefits that have resulted. The support of the County 
Council in the area has led to a range of improvements and been a large part of that 
ongoing private as well as public investment. 
 

51. Ten years ago, it would have seemed less likely that a larger scale scheme for chalet 
and touring park of this scale would have come forward in West Auckland, and yet 
there is little doubt the market now exists. 
 

52. You will see there has been quite notable support for the application. While well related 
to the town, it does not lie adjacent to large areas of housing or existing local residents 
who could be affected by the scheme. 
 

53. The application before you today includes improvements following consultation with 
your officers. A reduction in numbers combined with extensive areas of additional 
landscaping mean we now have a development that will be a significant asset to West 
Auckland, Bishop Auckland and County Durham as a whole.  
 

54. The Committee will be aware through both national guidance and your own Local Plan 
policies there are clear aims to diversify the rural economy and encourage tourism 
throughout the County. 
 

55. Using the available data and nationally accepted formula our Tourism Report confirms 
there were 870,000 visitors to County Durham in 2022. They spent a total of £241 
million and this equates to £277 each for the average stay in self-catering 
accommodation of 3-7 days per visitor. 



 
56. We can then predict the planned scheme at Acrum Stud will generate as many as 

20,000 visitors per year and at a spend of £277 per person this equates to a direct 
spend in County Durham of £5.5-6m.  
 

57. Breaking that down, it means an additional spend each year in the area of £2m on 
food and drink, £750,000 at local attractions and £500,000 in local shops. This then 
leads to direct and indirect employment of 167 jobs resulting from your decision, if it is 
to approve the application today. 
 

58. In conclusion, any new development of a reasonable scale must be studied closely 
and where necessary we increase landscaping and make changes to the design. 
However, it is developments of this type that make a huge difference to a local 
economy. The development of this site will increase tourism spending locally and 
across County Durham and lead to a significant increase in employment. I hope you 
can therefore support my clients’ application. 

 
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/search.do?action=simple&searchType=Application    

 

PLANNING CONSIDERATIONS AND ASSESSMENT 

 
59. 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 development, residential amenity, access and traffic, layout 
and design, locational sustainability of the site, renewable energy, contamination and 
coal mining risk, flooding and drainage, landscape and trees, ecology, cultural 
heritage, other matters and public sector equality duty. 

 
The Principle of the Development  
 
60. The proposal is for the change the use of the land to allow the siting of 104 holiday 

chalets, 63 pitches for touring caravans and the creation of a new amenity building 
with reception, cafe and shop. The proposed development would also seek to re-clad 
the existing Acrum Stud stables.  
 

61. 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 County Durham Plan 
(CDP) is the statutory development plan relevant to this proposal and are the starting 
point for determining applications as set out in the Planning Act and reinforced at 
Paragraph 12 of the NPPF. The CDP was adopted in October 2020 and provides the 
policy framework for the County up until 2035.   

 
62. 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  

https://publicaccess.durham.gov.uk/online-applications/search.do?action=simple&searchType=Application
https://publicaccess.durham.gov.uk/online-applications/search.do?action=simple&searchType=Application


 
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.  

 
63. The Council has an up-to-date development plan.  Paragraph 11 of the NPPF 

establishes a presumption in favour of sustainable development. For decision taking 
this means approving development proposals that accord with an up-to-date 
development plan without delay (Paragraph 11 c).  Accordingly, Paragraph 11(d) of 
the NPPF is not engaged. 

 
64. Paragraph 88 of the NPPF states that planning policies and decisions should enable, 

amongst other types of development, sustainable rural tourism and leisure 
developments which respect the character of the countryside. In addition, the CDP 
highlights the role that tourism accommodation in rural areas, can have in delivering a 
positive impact on the local economy, including some social benefits. 
 

65. The site is located in the open countryside, with open agricultural land between the 
site and the closest settlement (West Auckland), therefore Policy 10 (Development in 
the Countryside), is applicable to the consideration of this proposal. It states that 
development in such locations will not be permitted unless allowed for by specific 
policies in the Plan or unless it relates to one of a list of stated exceptions.  
 

66. Policy 8 of the CDP relates solely to tourism accommodation and which development 
in the Countryside can be found permissible if meeting certain requirements, thus 
would therefore form the key policy for determining the acceptability of the proposals 
in-principle.  
 

67. Policy 8 states that proposals for new visitor accommodation that are in the 
countryside will be supported where they are appropriate to the scale and character of 
the area and are not used for permanent residential accommodation. Proposals will 
only be supported where they are necessary to meet identified visitor needs; helps to 
support future business viability or is a conversion of an existing building. The proposal 
must respect the character of the countryside and demonstrate clear opportunities to 
make the location more sustainable.  
 

68. Visit County Durham (VCD) are in support of the proposal, noting that County Durham 
lacks visitor accommodation capacity to meet market demand. Despite County 
Durham having some of the region's largest attractions, compared to nearby 
competitor regions of Cumbria and Northumberland, Durham is still some way behind 
in providing the visitor accommodation opportunities and choice. The last 5 years have 
seen unprecedented investment in the large attractions, and this can only further 
increase market demand for visitor accommodation. In addition, they state that the 
visitor economy is important to County Durham, with 91% being day visitors, spending 
less on average per day than overnight visitors spent on average around £184.13 per 
trip. In this way, around 42% of all tourism expenditure in the county can be attributed 
to only 8% of the total visitors. Consequently, encouraging overnight stays is a key 
issue for the tourism economy within County Durham. 



 
69. Based on the above, it is clear that there is a demonstrable need for additional 

accommodation to meet identified visitor needs countywide and the proposals would 
therefore satisfy the requirements of Policy 8.2.c in this regard and is given significant 
weight accordingly. 
 

70. As the proposals relate to the provision of new caravanning units, part 3 of Policy 8 is 
of particular relevance which emphasises the need for schemes to adequately address 
Flood Risk Warning and Evacuations and ensure that development would not be 
unduly prominent in the landscape form from either long- or short-range views. These 
matters are discussed in relevant sections below. 
 

Locational Sustainability of the Site 
 
71. The application site is not considered to be a wholly sustainable location, as it is 

located within open countryside, in an area with limited services and, it is not well 
served by public transport. It is, however, considered that the proposed use is befitting 
of the location. Criterion (f) of Policy 8 requires proposals to demonstrate clear 
opportunities to make its location more sustainable. The supporting text to this policy 
further advises that in locations that are not served by public transport or that are not 
close to existing services and facilities, applicants will need to demonstrate that 
development is sensitive to its surroundings and does not have an unacceptable 
impact on local roads, and that any opportunities to improve the scope for access by 
foot, by cycling and/or by public transport are made the most of, thereby making the 
development more sustainable.  
 

72. In this regard, the proposals incorporate a widened combined footpath / cycle link from 
the site entrance heading to the north east and linking the site with the wider network 
at the A688 / Staindrop Road roundabout.  Services lie approximately 1.2km-2km 
away from the site in this direction, which will also allow access to the bus stops on 
Staindrop Road that provide regular services to 7 days a week to Tindale Crescent, 
Bishop Auckland and the City of Durham. These stops are located at around 800m or 
10 minutes walking distance from the site.   
 

73. This should also be seen in conjunction with the provision of more immediate facilities 
on site for future patrons, such as the proposed Hub building.  This would feature a 
café, farm shop and toilet facilities, catering for initial day to day needs of future patrons 
of the site and its first operation can be conditional upon occupation at the site.   
 

74. While the above all offer a genuine alternative to the use of the motor car for the future 
patrons of the site; however, accounting for the intended holiday use, it is likely that 
future occupants would most likely utilise travel via private car, whether public 
transport is readily available or not, and this is not uncommon for this type of 
accommodation in rural areas. The applicant has demonstrated, however, efforts to 
increase connectivity to local amenities and attractions, such as the combined footpath 
and cycle way, thus resulting in an alternative option for travel over shorter distances. 
The Highway Authority have not objected on sustainable travel grounds.  
 

75. As such, through the proposed onsite service provision, the creation of shared use link 
adjacent to the A688 to the north east and the distances to local facilities / bus stops, 
the weight that can be attributed to the harm associated with the locational 
sustainability of the site can be reduced from significant to moderate. 
 
Flood Risk  
 



76. Part 14 of the NPPF directs Local Planning Authorities to guard against flooding and 
the damage it causes.  Protection of the water environment is a material planning 
consideration and development proposals, including waste development, should 
ensure that new development does not harm the water environment.  Development 
should, wherever possible, help to improve local environmental conditions such as 
water quality.   
 

77. Paragraph 173 of the NPPF states that when determining any planning applications, 
Local Planning Authorities should ensure that flood risk is not increased elsewhere. 
Where appropriate, applications should be supported by a site-specific flood-risk 
assessment. Development should only be allowed in areas at risk of flooding where, 
in the light of this assessment it can be demonstrated that it incorporates sustainable 
drainage systems, unless there is clear evidence that this would be inappropriate, and 
any residual risk can be safely managed. 
 

78. Policies 35 and 36 of the CDP relate to flood water management and infrastructure. 
Policy 35 requires development proposals to consider the effects of the scheme on 
flood risk and ensure that it incorporates a Sustainable Drainage System (SuDs) to 
manage surface water drainage. Development should not have an adverse impact on 
water quality. Policy 36 seeks to ensure that suitable arrangements are made for the 
disposal of foul water. 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 a sequential test 
and some instances exception tests are passed, informed by a site-specific flood risk 
assessment. 

 
79. The majority of the built-up area within the site is located within Flood Zone 1, with a 

small strip including the site entrance and access road being located within Flood Zone 
2 and 3. No new residential accommodation proposed as part of this application, 
permanent structure or visitor accommodation is proposed within the either flood zone.  
Both the Lead Local Flood Authority and the Environment Agency have been 
consulted as part of the consideration of this application and no objections were raised 
by either party, including relating to the impacts of the small section of Flood Zone 2/3 
on the operation of the site. As such, on the basis of minimal risk of surface flooding 
within the substantial majority of the site area, a Flood Risk Warning and Evacuation 
plan is not required in this instance. 
 

80. It is therefore considered that, subject to a suitable condition to secure details of the 
proposed drainage scheme, the proposed development would not lead to increased 
flood risk, both on and off site, and through the use of SuDs would ensure there is no 
net increase in surface water runoff for the lifetime of the development.  It is therefore 
considered that the proposals would not conflict with CDP Policies 35 and 36 and Part 
14 of the NPPF. 
 
Landscape 
 

81. Paragraph 180 of the NPPF states that decisions should contribute to and enhance 
the natural and local environment by protecting and enhancing valued landscapes in 
a manner commensurate with their statutory status or identified quality in the 
development plan.  

 
82. CDP Policy 10 states that development in the countryside must not give rise to 

unacceptable harm intrinsic character, beauty or tranquillity of the countryside either 



individually or cumulatively, which cannot be adequately mitigated or compensated for 
and must not result in the merging or coalescence of neighbouring settlements. 
 

83. CDP Policy 39 states that proposals for new development will be permitted where they 
would not cause unacceptable harm to the character, quality or distinctiveness of the 
landscape, or to important features or views. Proposals will be expected to incorporate 
appropriate measures to mitigate adverse landscape and visual effects. Development 
affecting Areas of Higher Landscape Value will only be permitted where it conserves, 
and where appropriate enhances, the special qualities of the landscape, unless the 
benefits of development in that location clearly outweigh the harm.   
 

84. CDP Policy 40 states that proposals for new development will not be permitted that 
would result in the loss of, or damage to, trees of high landscape, amenity or 
biodiversity value unless the benefits of the proposal clearly outweigh the harm. Where 
development would involve the loss of ancient or veteran trees it will be refused unless 
there are wholly exceptional reasons, and a suitable compensation strategy exists. 
Proposals for new development will not be permitted that would result in the loss of 
hedges of high landscape, heritage, amenity or biodiversity value unless the benefits 
of the proposal clearly outweigh the harm.  Proposals for new development will not be 
permitted that would result in the loss of, or damage to, woodland unless the benefits 
of the proposal clearly outweigh the impact and suitable replacement woodland 
planting, either within or beyond the site boundary, can be undertaken. 

 
85. The site, spanning approximately 8.83 hectares, is situated within open countryside 

southwest of West Auckland, adjacent to the A688. It is characterised by pastureland 
and hedgerows, forming part of the West Durham Coalfield County Character Area. 
While not designated as an Area of Higher Landscape Value (AHLV), the County 
Durham Landscape Value Assessment (2019) assessed the larger area of which the 
site forms part of being of moderate value across most of the attributes assessed 
including Scenic, Rarity, Representiveness, Natural and Historical Conservation 
Interests, all of which the site contributes towards.    
 

86. The application is supported by a Landscape Visual Impact Assessment (LVIA) which 
has informed consideration of the landscape and visual effects of the proposals. 
Landscape Officers consider that the proposed development, in transitioning from 
farmland to urban infrastructure, will significantly alter the rural character, especially 
visible from Staindrop Road and Copeland Road.   
 

87. The proposal would sit largely within the existing field pattern with the submitted 
information suggesting that existing trees and shrubs will be largely retained with the 
exception some trees removed to accommodate the new access.  Creation of the new 
access road will be visually prominent in close up views from the A688, however here 
the eyes are drawn to the presence of the recently constructed dwellinghouse that is 
considered to have a greater visual impact by an order of magnitude above that of the 
proposed access road and route.  It is accepted that the development is feasible with 
the retention of the majority trees and hedges, with adequate provision for their 
retention within the proposed layout. 
 

88. The site plays a positive role in the rural and attractive character of the site and wider 
area. At the level of the site and its immediate surroundings the proposals would 
involve a transformative change from pastoral farmland to an urban, domestic form of 
development.  The proposed amenity building including shop would also add to this. 
The magnitude of the effect at site level would be high. 
 

89. This would be evident from Staindrop Road (A688) and associated footway and whilst 
views are intermittent and limited by existing vegetation, views would still be afforded 



through sporadic sparser sections, and through gaps particularly of the south eastern 
corner of the site (Phase 1) in winter and in views in the vicinity of High Staindrop Field 
House which affords visibility of the higher ground in southwest corner of the site 
(Phase 3) where the hedgerow is gappy and there is seasonal variation in the quality 
of screening. In views from the east, along the A688 the chalet development would be 
screened by the existing stables (to be retained and reclad) and the newly erected 
dwelling. New proposed planting to the east of the stables will help break up its 
massing of the building, however the new improved access would be visible, although 
a new hedgerow along its western boundary is proposed. 
 

90. It would also be evident in varying degrees from Copeland Road (and southern edge 
of West Auckland) to the north and whilst views are shallow and oblique, the northern 
edge of the site (phase 1&2) lacks meaningful existing screening. The effects of 
development would be less apparent in the wider landscape where views are largely 
restricted to the north and east. Whilst effects on views vary from minor to moderate 
depending on the level of intervening topography and vegetation, the roof lines of 
phase 1 & 2 and due to the topography of the site, Phase 3 (the highest part of the 
site) will remain visible.  Whilst the visibility of the development, and therefore its 
effects on the character of the local landscape, would be reduced over time by the 
proposed planting of new trees, hedges and native shrubs which would help integrate 
the proposals with the surrounding area, this would take time to become effective and 
could be limited in places. 
 

91. To mitigate against landscape and visual impacts additional tree, shrub and hedgerow 
planting has been proposed.  This has been framed within the context of the site 
boundaries and utilising existing landscape features to improve the mitigation benefits, 
such as the internal hedgerows between fields (phases).  A landscape scheme and 
planting plan have been provided to support this approach.   
 

92. The resultant impact upon the wider landscape remains high in the initial years, 
however as with any form of mitigation this would reduce over time and Officers 
consdiered that this would result in a moderate level of harm into the longer term.  
Further, the phasing of the proposed development would allow the incremental build 
out of the proposals, which by proxy would result in incremental harm being generated 
and subsequently mitigation.  This adds further to the consideration that the harm 
generated by the proposals would be moderate in the medium term also as the build 
out of the proposals progresses. 

 
93. In summary, the proposals would lead to a transformative impact upon an area of 

landscape that would be consdiered to have a high value.  The proposed phased build 
out and landscape mitigation would to some degree reduce the impact of the proposals 
in this landscape setting.  For the purposes of the planning balance, these landscape 
harm is considered to be moderate and as such some conflict with Policy 39 is noted.  

 
Layout and Design 
 
94. CDP Policy 29 outlines that development proposals should contribute positively to an 

area’s character, identity, heritage significance, townscape and landscape features, 
helping to create and reinforce locally distinctive and sustainable communities. Parts 
12 and 15 of the NPPF also seek to promote good design, while protecting and 
enhancing local environments.  Paragraph 135 of the NPPF also states that planning 
decisions should aim to ensure developments function well and add to the overall 
quality of the area and establish a strong sense of place, using streetscapes and 
buildings to create attractive and comfortable places to live, work and visit. 
 



95. The application proposals follow a set layout for chalets and lodges interspersed with 
landscaping, open spaces and recreation paths and areas.  Akin to a housing 
proposal, wayfinding is critical, and the segregation of vehicle and pedestrian routes 
is welcome and offers alternative options for movement around the site.  Utilisation of 
existing buildings on site to form the hub building and concentration of formal parking 
adjacent would ensure the continued re-use of existing buildings in a sustainable 
manner.   
 

96. In response to landscape concerns detailed above, the development would be 
implemented in a phased manner, currently proposed in three stages, from east to 
west.  The proposed layout is designed in a manner commensurate to that phased 
approach.  Furthermore, the use of land western most within the site for use for touring 
caravan pitches would offer further wayfinding on site and decrease the structural form 
from east to west as the site moves away from the A688 and in the countryside setting, 
while always being set within improved structural landscaping both surrounding the 
site and to the perimeter. 
 

97. The lodges themselves are designed as a modern interpretation of agricultural and 
rural buildings, with grey / black roof and horizontal clad timber walls set above a stone 
base course.  The material choice and colouring would further aid the visual reduction 
of the lodges within the landscape and would be a welcome design direction. 
 

98. In response to CDP Policy 29 it is not considered that the development would detract 
from the character of the surrounding area through the design and layout of the 
proposals in combination with the proposed landscaping for the site.  As acknowledged 
above, the impacts from the development would be reduced over time and the phased 
implementation complemented by the proposed design of the lodges and the layout of 
the scheme are considered to combine to reduce the transformative impacts of the 
development in this location.  Subject to the imposition of a conditions relating to 
materials and finishes, it is considered that the development would accord with the 
principles of CDP Policy 29 and Part 12 of the NPPF in respect of good design. 

 
Residential Amenity 
 
99. Paragraph 180 of the NPPF states that planning decisions should contribute to and 

enhance the natural and local environment by preventing new and existing 
development from contributing to, being put at unacceptable risk from, or being 
adversely affected by, unacceptable levels of air or noise pollution.  Development 
should, wherever possible, help to improve local environmental conditions such as air 
quality and water quality.  Paragraph 191 of the NPPF states that planning decisions 
should ensure that new development is appropriate for its location taking into account 
the likely effects of pollution on health, living conditions and the natural environment, 
as well as the potential sensitivity of the site or the wider area to impacts that could 
arise from the development.  Paragraph 192 of the NPPF advises that planning 
decisions should sustain and contribute towards compliance with relevant limit values 
or national objectives for pollutants. Opportunities to improve air quality or mitigate 
impacts should be identified, such as through traffic and travel management, and 
green infrastructure provision and enhancement.  Paragraph 193 of the NPPF advises 
that planning decisions should ensure that new development can be integrated 
effectively with existing businesses and community facilities (such as places of 
worship, pubs, music venues and sports clubs).   
 

100. CDP Policy 31 sets out that development will be permitted where it can be 
demonstrated that there will be no unacceptable impact, either individually or 
cumulatively, on health, living or working conditions or the natural environment and 
that can be integrated effectively with any existing business and community facilities. 



Development will not be permitted where inappropriate odours, noise, vibration and 
other sources of pollution cannot be suitably mitigated against, as well as where light 
pollution is not suitably minimised. Permission will not be granted for locating of 
sensitive land uses near to potentially polluting development. Similarly, potentially 
polluting development will not be permitted near sensitive uses unless the effects can 
be mitigated.   
 

101. The site is surrounded by predominantly open farmland. It is noted that the approved 
agricultural worker’s dwelling to the east of the site (ref: DM/17/02339/VOC) would be 
the closest residential dwelling to the site, being located adjacent to the site access, 
approximately 150m from the nearest chalet. The next nearest receptor, the Import 
Car Parts shop, is located approximately 180m to the east of the majority of the 
proposed development, being separated by the area surrounding the entrance road.  
 
Noise 

 
102. Environmental Health and Consumer Protection (Nuisance Action) officers initially 

requested further information relating to the management of the holiday chalets/touring 
site, specifically how the preservation of low night-time background noise levels would 
be ensured and whether a noise policy would be implemented. 
 

103. The applicant has subsequently confirmed that the site would not utilise a speaker/PA 
system and would be willing to submit a site management document as part of a 
separate condition in due course. Similarly, a pre-commencement condition has been 
included for the submission and approval of an appropriate Construction 
Environmental Management Plan, which will set out a range of mitigation measures 
during the construction phase.  These conditions would subsequently demonstrate 
that, the development would not result in any unreasonable impacts in relation to noise 
to surrounding receptors during construction and operational phases. 
 
Lighting 
 

104. No details in relation to external lighting have been submitted with the subject 
application. Officers in the Environmental Health and Consumer Protection (Nuisance 
Action) have commented on the requirements for external lighting, saying that a 
lighting plan should be developed to support the application, ensuring that future 
lighting doesn't overly impact sensitive receptors or the environment. They 
subsequently specify that the lighting units should be adjustable to address any 
complaints, and compliance with guidelines for reducing obtrusive light is essential. 
 

105. On the above basis, a condition has been included and agreed by the applicant 
requiring the details of any external lighting to be erected on site. 

 
106. There would be some disturbance to residential properties during construction, but this 

can be mitigated through the use of appropriate conditions and the correct 
implementation of a construction management plan.  This disturbance would be time 
limited and necessary to facilitate the development.   
 

107. Overall, it is considered that the proposed development would not create an 
unacceptable impact on health, living or working conditions or the natural environment 
in notable excess from the existing arrangements.  And while there would likely be 
some impact in terms of noise and light upon the immediately adjacent residential 
dwelling, this would be consdiered of very little weight when assessed against CDP 
Policies 29 and 31 and Part 15 of the NPPF as a result of the imposition of the 
conditions recommended above. It is therefore considered that the proposals would 
provide an acceptable standard of residential amenity can be achieved in this instance. 



 
Access and Traffic 
 
108. Paragraph 114 of the NPPF states that safe and suitable access should be achieved 

for all users. In addition, Paragraph 111 of the NPPF states that development should 
only be refused on transport grounds where the residual cumulative impacts on 
development are severe.  CDP Policy 21 states that the transport implications of 
development must be addressed as part of any planning application, where relevant 
this could include through Transport Assessments, Transport Statements and Travel 
Plans. 

 
109. The proposed development would repurpose and alter the existing vehicular access 

from the A688 to the south that was formed as part of the previous permission for an 
agricultural workers dwelling. This access would provide 4.5m x 215m visibility splays 
appropriate for the 60mph speed limit, and the lower 85th percentile speeds observed 
by the submitted Transport Statement (TS).  The scheme proposes two-way vehicle 
movements of 251 each day would be generated from the development, of which 10 
would be in the AM peak and 23 in the PM peak traffic periods.  Given that the A688 
currently carries circa 11,000 vehicles per day, the impact on the local highway 
network would be negligible. 
 

110. It is noted that a number of objections refer to numerous accidents along this stretch 
of the A688. However, in the past 3 year period there have been just two accidents, 
and one of those was caused sadly by a driver having a medical episode.  There is 
therefore no evidence to suggest there is an existing road safety issue in the vicinity 
of the site.  The applicant is also proposing a 3.0m shared footway/cycleway on the 
western verge of the A688, delivery of which can be secured by way of condition. 
 

111. Car parking is proposed in accordance with the Council’s Parking and Accessibility 
Guidelines (2023). There would also be 18 additional spaces (with 2 EV charging 
spaces) provided by the new main building and available for staff parking. Cycle 
parking would be provided for each chalet, and cycle parking for staff in the main car 
park would also be provided. 
 

112. It is considered that the proposals have been appropriately assessed through a 
Transport Statement and would not result in harm to the safety of the local or strategic 
highway network and would not cause an unacceptable increase in congestion. Based 
on the above, it is considered that the development would not conflict with CDP Policy 
21 and Part 9 of the NPPF and attracting neutral weight in the planning balance. 

 
Ecology 
 
113. Paragraph 185 of the NPPF sets out the Government's commitment to halt the overall 

decline in biodiversity by minimising impacts and providing net gains where possible 
and stating that development should be refused if significant harm to biodiversity 
cannot be avoided, mitigated or, as a last resort, compensated for.  CDP Policy 41 
reflects this guidance by stating that proposals for new development will not be 
permitted if significant harm to biodiversity or geodiversity resulting from the 
development cannot be avoided, or appropriately mitigated, or, as a last resort, 
compensated for.  CDP Policy 43 states that development proposals that would 
adversely impact upon nationally protected sites will only be permitted where the 
benefits clearly outweigh the impacts whilst adverse impacts upon locally designated 
sites will only be permitted where the benefits outweigh the adverse impacts. 
 

114. The presence of protected species is a material consideration in planning decisions as 
they are a protected species under the Wildlife and Countryside Act 1981 and the 



European Union Habitats Directive and the Conservation of Habitats and Species 
Regulations 2017 (as amended). The Habitats Regulations prohibit the deterioration, 
destruction or disturbance of breeding sites or resting places of protected species.  
Natural England has the statutory responsibility under the regulations to deal with any 
licence applications but there is also a duty on planning authorities when deciding 
whether to grant planning permission for a development which could harm a European 
Protected Species to apply three tests contained in the Regulations in order to 
determine whether a licence is likely to be granted. These state that the activity must 
be for imperative reasons of overriding public interest or for public health and safety, 
there must be no satisfactory alternative, and that the favourable conservation status 
of the species must be maintained.  Brexit does not change the Council's 
responsibilities under the law. 
 

115. There are no relevant ecological designations within or immediately adjacent to the 
proposed site.   
 

116. An Preliminary Ecological Appraisal and Biodiversity Net Gain Report have been 
submitted in support of the application.   
 

117. The Assessment presents recommendations for ecological impact avoidance, 
mitigation, and enhancement measures concerning the proposed development.  It 
outlines forthcoming requirements for a Biodiversity Net Gain (BNG) assessment, 
indicating the need for a 10% biodiversity gain through new landscaping. Additionally, 
it highlights the importance of retaining the most valuable habitat hedgerows and 
conducting habitat assessments for a comprehensive BNG evaluation. The report also 
addresses protected species such as badgers, bats, birds, and hedgehogs, 
recommending specific strategies to prevent disturbance or harm during construction, 
including sensitive lighting strategies, bird nesting season precautions, and methods 
for safeguarding hedgehogs during site clearance. 
 

118. The Biodiversity Net Gain Assessment is supported by a DEFRAs Biodiversity Metric 
4.0.  The metric advises that the baseline site provides 16.69 habitat units and 10.53 
hedgerow units.  Post development, taking into account the habitat creation set out in 
the paragraphs above, the site would provide in excess of 20 habitat units and 10 
hedgerow units equating to a net gain in excess of 25% for habitat and no net loss of 
hedgerow. The Council’s Ecology Officers agree with the conclusions regarding the 
baseline habitats on site and the delivery of a clear BNG. 
 

119. The Council’s Ecology Officers have no objection to the current application. They 
advise a Biodiversity Management and Monitoring Plan (BMMP) that covers a 30 year 
period from the date the habitats were created is needed.  The BMMP should include 
any proposed ecological enhancements with the long management, maintenance and 
monitoring to be secured by an agreement under Section 39 of the Wildlife and 
Countryside Act 1981.   
 

120. The proposed development would provide biodiversity enhancement to the site.  It is 
considered that the proposed development with suitable mitigation would not 
adversely impact upon any nationally or locally protected sites or protected species 
and as such a licence is not required.  It is therefore considered that the proposals 
would not conflict with CDP Policies 41 and 43 and Part 15 of the NPPF in respect of 
avoiding and mitigating harm to biodiversity.   

 
Other Matters 
 
Contamination and coal mining risk 
 



121. Part 15 of the NPPF requires the planning system to consider remediating and 
mitigating despoiled, degraded, derelict, contaminated and unstable land where 
appropriate.  Noting that where a site is affected by contamination or land stability 
issues, responsibility for securing a safe development rests with the developer and/or 
landowner.  CDP Policy 32 requires that where development involves such land, any 
necessary mitigation measures to make the site safe for local communities and the 
environment are undertaken prior to the construction or occupation of the proposed 
development and that all necessary assessments are undertaken by a suitably 
qualified person.   
 

122. A Preliminary Phase 1 Investigation (Desk Study) was carried out alongside a brief 
Coal Mining Risk Assessment. The phase 1 report undertook initial analysis and 
concludes that there is a low risk of significant contamination on the site based on 
historical site development and recorded activities. The site was concluded to be 
categorised as a low-risk zone for coal mining-related issues. No further risk 
assessment for hazardous ground gases was deemed necessary due to the absence 
of proposed buildings.  

 
123. Environmental Health and Consumer Protection (Contaminated Land) Officers have 

considered the information submitted and raise no objections in respect of land 
contamination.  Due to the fact that this development constitutes a change of use to a 
more sensitive receptor, officers have recommended 2no. conditions to require 
investigation of potential areas of ground contamination (Phase 1-3 and Phase 4). 

 
124. It is considered that, subject to the imposition of appropriate conditions, the proposed 

development would be suitable for the proposed use and would not result in 
unacceptable risks which would adversely impact on the environment, human health 
and the amenity of local communities and it is considered that the proposals with 
appropriate mitigation would provide an acceptable standard of residential amenity in 
accordance with CDP Policies 32 and Part 15 of the NPPF. 

 
Cultural Heritage 
 
125. In assessing proposed development within a Conservation Area, regard must be had 

to the statutory duty imposed on the Local Planning Authority under the Planning 
(Listed Buildings and Conservation Areas) Act 1990 to pay special attention to the 
desirability of preserving or enhancing the character and appearance of a conservation 
area.  In addition, the Planning (Listed Buildings and Conservation Areas) Act 1990 
also imposes a statutory duty that, when considering whether to grant planning 
permission for a development which affects a listed building or its setting, the decision 
maker shall have special regard to the desirability of preserving the building or its 
setting or any features of special architectural or historic interest which it possesses.  
If harm is found this gives rise to a strong (but rebuttable) statutory presumption 
against the grant of planning permission.  Any such harm must be given considerable 
importance and weight by the decision-maker. 
 

126. Part 16 of the NPPF requires clear and convincing justification if development 
proposals would lead to any harm to, or loss of, the significance of a designated 
heritage asset.  CDP Policy 44 seeks to ensure that developments should contribute 
positively to the built and historic environment and seek opportunities to enhance and, 
where appropriate, better reveal the significance and understanding of heritage assets.   

 
127. There are no designated heritage assets within the proposed site nor is the site located 

within a Conservation Area.  The closest listed structure is located to the north east, 
this being the Grade II listed County Council Marker Stone in Front of No. 77 Staindrop 
Road, West Auckland at approximately 350m.  Design and Conservation Officers have 



reviewed the proposals and have raised no objections in regard to designated heritage 
assets. 
 

128. It is considered that the proposal would not conflict with CDP Policy 44, Part 16 and 
paragraph 202 of the NPPF and the Listed Building Act.  
 

Planning Balance 
 
129. As set out above the proposals attract significant support from the need for more 

overnight visitor accommodation in County Durham that would lead to economic and 
social benefits, locally and more widely.  The site, by virtue of its location, does offer 
challenges with regard to sustainability and moderate landscape harm; however, the 
proposals have offered mitigation where possible to both of these impacts.  As such, 
these proposals need to be consdiered in the context of Section 38(6) of the Act.  This 
requires that “where in making any determination under the planning Acts, regard is to 
be had to the development plan, the determination shall be made in accordance with 
the plan unless material consideration indicates otherwise.”  Impacts from Landscape 
are considered to conflict to a moderate level with CDP Policy 39 and as such an 
assessment of the other material considerations is required before coming to a 
recommendation upon this application. 
 

130. In assessment of the other material considerations, when viewed in combination with 
the nature of the proposed development as visitor accommodation and the overarching 
economic and social benefits of the scheme, these would outweigh the harm in terms 
of locational sustainability and landscape impacts to such a degree that the proposals 
should be recommended for approval in the round. The proposal would attract support 
from Policy 8 (Visitor Accommodation) as a whole, in part Policy 21 b) and d) 
(Sustainable Transport) and by definition Policy 10 regarding development in the 
countryside. 
 

131. Planning proposals are to be determined in accordance with the development plan 
unless material considerations indicate otherwise. For the reasons set out about, and 
having regard to all other matters, it is concluded that the proposals would not conflict 
with the development plan when read as a whole, and the application is recommended 
for approval. 

 
Public Sector Equality Duty 

 
132. Section 149 of the Equality Act 2010 requires public authorities when exercising their 

functions to have due regard to the need to i) the need to eliminate discrimination, 
harassment, victimisation and any other prohibited conduct, ii) advance equality of 
opportunity between persons who share a relevant protected characteristic and 
persons who do not share it and iii) foster good relations between persons who share 
a relevant protected characteristic and persons who do not share that characteristic.  

 
133. In this instance, Officers have assessed all relevant factors and do not consider that 

there are any equality impacts identified. 
 
 
 

CONCLUSION 

 

134. Planning law requires that applications for planning permission be determined in 
accordance with the development plan, unless material considerations indicate 
otherwise.  The NPPF is a material consideration in planning decisions.  



 
135. Consideration has been given to the principle of the development and the impact of 

the proposals in terms of landscape impact, residential amenity, access and traffic, 
layout and design, locational sustainability of the site, renewable energy, 
contamination and coal mining risk, flooding and drainage, landscape and trees, 
ecology, cultural heritage and other matters.  
 

136. The proposed development has generated a small degree of public objection, with 7 
no. letters of objection having been received, including a separate letter from the 
CPRE.  The contents of these objections have been considered as part of the decision-
making process in this instance, both relating to material matters and other matters. 
 

137. Overall, the proposed development would provide a significant benefit to the visitor 
economy in response to the identified county-wide shortfall. The scheme would 
improve its sustainability credentials through mitigation and be well designed, include 
sufficient landscape mitigation to minimise impacts on the surrounding countryside.  
On balance, the proposals would be consdiered in accordance with Policies 8, 10 and 
21 of the CDP.  
 

138. Undertaking the required ‘planning balance’ of the merits of the scheme against its 
harms per the adopted Development Plan, the benefits of the scheme are considered 
to outweigh the identified harm and therefore the proposals are considered to be 
acceptable subject to the proposed schedule of mitigations alongside the suggested 
conditions and legal agreement within the recommendation below. 
 

139. The proposed development has generated some public interest, with letters of 
objection having been received.  Concerns expressed regarding the proposal have 
been taken into account, and carefully balanced against the scheme's wider social, 
environmental and economic benefits.   

 
 

RECOMMENDATION 

 
140. That the application is APPROVED subject to the completion of a Section 39 Legal 

Agreement to secure the following: 
 

 Biodiversity net gain on site in accordance with a Biodiversity Management 
and Monitoring Plan for 30 years. 

 
And subject to the following conditions:- 
 
 

1. The development hereby permitted shall be begun before the expiration of three 
years from the date of this permission.   
 
Reason: Required to be imposed pursuant to Section 91 of the Town and 
Country Planning Act 1990 as amended by the Planning and Compulsory 
Purchase Act 2004. 

 
2. The development hereby approved shall be carried out in accordance with the 

following plans: 
 

17/03/2023 – 212020141 - 001 – Site Location Plan  
17/03/2023 – Wash Block Elevations (Lloyd Harden, 23.11.22) 
17/03/2023 – Wash Block Layout Plan and Elevations (Lloyd Harden, 23.11.22) 



17/03/2023 – SK101 – Proposed Hub Building – Floor Plans 
17/03/2023 – SK103 Rev A – Proposed Hub Building – Elevations 
17/03/2023 – SK110 – The Stables – Proposed Plans and Elevations 
12/03/2024 – Proposed Site Layout Rev F (Lloyd Harden, 23.11.22) 
12/03/2024 – 2411.01 – Planting Plan 1 of 2 
12/03/2024 – 2411.02 – Planting Plan 2 of 2 
04/04/2024 – DR-C-0100 Rev P2 – Drainage Strategy 
 
Reason: To define the consent and ensure that a satisfactory form of 
development is obtained in accordance with Policies 8, 10, 21, 26, 29, 31, 35, 
36, 39, 40, 41, 43 and 44 of the County Durham Plan and Parts 2, 6, 8, 9, 14 
and 15 of the National Planning Policy Framework. 

 
3. Prior to the commencement of the development, a timetable for the phasing of 

development shall be submitted to and agreed in writing by the Local Planning 
Authority.  Once agreed, the development shall be carried out in accordance 
with the approved details. 
 
Reason: To ensure landscape harm is mitigated sufficiently in accordance with 
Policy 39 of the County Durham Plan and Part 15 of the National Planning 
Policy Framework. 
 

4. No development shall commence until a Construction Management Plan has 
been submitted to and approved in writing by the Local Planning Authority. The 
Construction Management Plan shall include as a minimum but not necessarily 
be restricted to the following:    
 
1. A Dust Action Plan including measures to control the emission of dust 
and dirt during construction. 
 
2. Details of methods and means of noise reduction/suppression.  
 
3. Where construction involves penetrative piling, details of methods for 
piling of foundations including measures to suppress any associated noise and 
vibration.  
 
4. Details of measures to prevent mud and other such material migrating 
onto the highway from all vehicles entering and leaving the site.   
 
5. Designation, layout and design of construction access and egress 
points. 
 
6. Details for the provision of directional signage (on and off site).   
 
7. Details of contractors' compounds, materials storage and other storage 
arrangements, including cranes and plant, equipment and related temporary 
infrastructure.   
 
8. Details of provision for all site operatives for the loading and unloading 
of plant, machinery and materials.   
 
9. Details of provision for all site operatives, including visitors and 
construction vehicles for parking and turning within the site during the 
construction period.   
 
10. Routing agreements for construction traffic.  



 
11.    Details of the erection and maintenance of security hoarding including 
decorative displays and facilities for public viewing, where appropriate.  
 
12. Waste audit and scheme for waste minimisation and recycling/disposing 
of waste resulting from demolition and construction works.  
 
13.     Management measures for the control of pest species as a result of 
demolition and/or construction works. 
 
14. Detail of measures for liaison with the local community and procedures 
to deal with any complaints received.  
 
The management strategy shall have regard to BS 5228 "Noise and Vibration 
Control on Construction and Open Sites" during the planning and 
implementation of site activities and operations.   
 
The approved Construction Management Plan shall also be adhered to 
throughout the construction period and the approved measures shall be 
retained for the duration of the construction works.   
 
Reason: To protect the residential amenity of existing and future residents from 
the development in accordance with Policy 31 of the County Durham Plan and 
Part 15 of the National Planning Policy Framework. Required to be pre 
commencement to ensure that the whole construction phase is undertaken in 
an acceptable way. 
 

5. No development other than remediation works shall commence until a detailed 
scheme for the provision of foul and surface water drainage works have been 
submitted to and approved in writing by the Local Planning Authority. The 
scheme shall be developed in accordance with the Councils Sustainable 
Drainage Systems (SuDS) Adoption Guide 2016. The development thereafter 
shall be completed in accordance with the details and timetable agreed.  
 
Reason: To ensure that surface and foul water are adequately disposed of, in 
accordance with Policies 35 and 36 of the County Durham Plan and Parts 14 
and 15 of the National Planning Policy Framework.  

 
6. Prior to the commence of the development hereby approved, detailed 

engineering drawings of the proposed site access and shared use footway 
between the site entrance and the A688 / Staindrop Road roundabout, together 
with a timetable for their implementation, shall be submitted to and approved in 
writing by the Local Planning Authority.  The proposed footway improvements 
alongside the A688 shall be designed in accordance with the Transport 
Assessment dated March 2023.  Once agreed, the proposed site access and 
footway improvements shall be implemented in accordance with the approved 
details. 
 
Reason: To ensure that highway safety is upheld in accordance with Policy 21 
of the County Durham Plan and Part 9 of the National Planning Policy 
Framework. 
 

7. No development shall commence until a land contamination scheme has been 
submitted to and approved in writing by the Local Planning Authority. The 
submitted scheme shall be compliant with the YALPAG guidance and include 
a Phase 1 preliminary risk assessment (desk top study). 



 
If the phase 1 assessment identifies that further investigation is required a 
Phase 2 site investigation shall be carried out, which shall include a sampling 
and analysis plan. If the Phase 2 identifies any unacceptable risks, a Phase 3 
remediation strategy shall be produced and where necessary include gas 
protection measures and method of verification. Any remediation works shall 
be carried out in accordance with the approved remediation strategy. 

 
Reason: To ensure that the presence of contamination is identified, risk 
assessed and proposed remediation works are agreed in order to ensure the 
site is suitable for use, in accordance with Policy 32 of the County Durham Plan 
and Part 15 of the National Planning Policy Framework. Required to be pre-
commencement to ensure that the development can be carried out safely.  

 
8. The development shall not be brought into use until such time a Phase 4 

verification report related to that part of the development has been submitted to 
and approved in writing by the Local Planning Authority.  
 
Reason: To ensure that the remediation works are fully implemented as agreed 
and the site is suitable for use, in accordance with Part 15 of the National 
Planning Policy Framework. 
 

9. No development shall commence until a detailed landscaping scheme has been 
submitted to and approved in writing by the Local Planning Authority.  
 
No tree shall be felled or hedge removed until the landscape scheme, including 
any replacement tree and hedge planting, is approved as above. 
 
Any submitted scheme must be shown to comply with legislation protecting 
nesting birds and roosting bats. 
  
The landscape scheme shall include accurate plan based details of the 
following: 
 
Trees, hedges and shrubs scheduled for retention.  
Details of hard and soft landscaping including planting species, sizes, layout, 
densities, numbers.  
Details of planting procedures or specification.  
Finished topsoil levels and depths.  
Details of temporary topsoil and subsoil storage provision. 
Seeded or turf areas, habitat creation areas and details etc. Details of land and 
surface drainage.  
The establishment maintenance regime, including watering, rabbit protection, 
tree stakes, guards etc.  
 
The Local Planning Authority shall be notified in advance of the start on site 
date and the completion date of all external works. 
 
Trees, hedges and shrubs shall not be removed without agreement within five 
years.  
 
Reason: In the interests of the visual amenity of the area and to comply with 
Policy 29 of the County Durham Plan and Part 12 of the National Planning 
Policy Framework. 
 



10. All planting, seeding or turfing and habitat creation in the approved details of 
the landscaping scheme shall be carried out in the first available planting 
season following the practical completion of the development.  
 
No tree shall be felled or hedge removed until the removal/felling is shown to 
comply with legislation protecting nesting birds and roosting bats. 
 
Any approved replacement tree or hedge planting shall be carried out within 12 
months of felling and removals of existing trees and hedges. 
 
Any trees or plants which die, fail to flourish or are removed within a period of 
5 years from the substantial completion of the development shall be replaced 
in the next planting season with others of similar size and species.  
 
Replacements will be subject to the same conditions. 
 
Reason: In the interests of the visual amenity of the area and to comply with 
Policy 29 of the County Durham Plan and Part 12 of the National Planning 
Policy Framework. 
 

11. Prior to first occupation / public use of the development hereby approved, until 
a scheme for the ongoing maintenance of the areas of internal open space 
within the development hereby approved have been submitted to and approved 
in writing by the Local Planning Authority. In the event of proposals to maintain 
the public open space by means other than through transfer to the Local 
Authority then the scheme shall provide for details of an agreed maintenance 
and cutting schedule in perpetuity. 
 
Reason: In the interests of appearance of the area in accordance with Policies 
26 and 29 of the County Durham Plan and Parts 8 and 12 of the National 
Planning Policy Framework. 
 

12. Prior to first occupation / public use of the development hereby approved, the 
proposed carparks shall be laid out and ready for use in accordance with details 
approved by the Local Planning Authority.  The carparks shall be retained for 
use as such in perpetuity thereafter. 
 
Reason: In the interests of residential amenity and highway safety in 
accordance with the County Durham Plan Policy 21 and Part 15 of the National 
Planning Policy Framework. 
 

13. Prior to the construction of the car parking hereby approved, a scheme 
indicating the locations of the 2no. electric car charging points at the site shall 
be submitted to and agreed in writing by the Local Planning Authority.  The 
charging points shall be made available prior to first occupation / public use of 
the development and maintained for use in perpetuity thereafter. 
 
Reason: In order to encourage sustainable means of travel in accordance with 
County Durham Plan Policy 21 and Part 9 of the National Planning Policy 
Framework. 
 

14. Prior to first occupation / public use of the development hereby approved, 
details of any external lighting shall be submitted to and approved in writing by 
the Local Planning Authority. Details shall demonstrate adherence to the 
Institute of Lighting Professionals Guidance Note for the reduction of intrusive 



light. The external lighting shall be erected and maintained in accordance with 
the approved details thereafter. 
 
Reason: To ensure that the visual impact and rural amenity of the local area is 
protected in accordance with Policies 31 and 39 of the County Durham Plan 
and Part 15 of the National Planning Policy Framework. 
 

15. Prior to first occupation / public use of the development hereby approved, an 
Operational Site Management Plan shall be submitted to and approved in 
writing by the Local Planning Authority. 
 
Reason: To ensure that residential amenity is maintained at the operational 
phase of the development in accordance with Policy 31 of the County Durham 
Plan and Part 15 of the National Planning Policy Framework. 
 

16. Prior to first occupation / public use of the development hereby approved, the 
‘hub’ building hereby approved shall be constructed and available for use. 
 
Reason: To ensure sustainable patterns of development are achieved and 
users of the development have access to facilities in accordance with Policies 
21 and 29 of the County Durham Plan and Parts 9 and 15 of the National 
Planning Policy Framework. 

 

17. The development shall be carried out in accordance with the submitted flood 
risk assessment and the mitigation measures detailed within (Section 3, Flood 
Risk Assessment and Foul Drainage Assessment, ref: 20265-FRA-001 Rev B, 
August 2023).   

  
 Reason: To ensure that development is suitably protected from risk of flooding 

in accordance with Policies 35 and 36 of the County Durham Plan and Parts 14 
and 15 of the National Planning Policy Framework.  

 
18. Any caravan or lodge on the development site shall be occupied for holiday 

purposes only and no caravan or lodge on the development site shall be 
occupied as a person's sole or main place of residence. The owners/operator 
shall maintain an up-to-date register of the names of all occupiers and of their 
main home addresses and telephone numbers and shall make this information 
available at all reasonable times to the Local Planning Authority. 
 
Reason: To ensure that the development is occupied as holiday 
accommodation only, in order to comply with Policy 8 of the County Durham 
Plan and Part 6 of the National Planning Policy Framework. 
 

19. All chalets on site should be timber clad and feature black or grey roof 
colourings.   
 
Reason: To ensure landscape harm is mitigated sufficiently in accordance with 
Policy 39 of the County Durham Plan and Part 15 of the National Planning 
Policy Framework. 

 
20. In undertaking the development that is hereby approved: 

 
No external construction works, works of demolition, deliveries, external 
running of plant and equipment shall take place other than between the hours 
of 0730 to 1800 on Monday to Friday and 0730 to 1400 on Saturday. 
 



No internal works audible outside the site boundary shall take place on the site 
other than between the hours of 0730 to 1800 on Monday to Friday and 0800 
to 1700 on Saturday. 
 
No construction works or works of demolition whatsoever, including deliveries, 
external running of plant and equipment, internal works whether audible or not 
outside the site boundary, shall take place on Sundays, Public or Bank 
Holidays. 
 
For the purposes of this condition, construction works are defined as: The 
carrying out of any building, civil engineering or engineering construction work 
involving the use of plant and machinery including hand tools. 
 
Reason: To protect the residential amenity of existing and future residents from 
the development in accordance with Policy 31 of the County Durham Plan and 
Part 15 of the National Planning Policy Framework. 

 
 

STATEMENT OF PROACTIVE ENGAGEMENT 

 
In accordance with Article 35(2) of the Town and Country Planning (Development 
Management Procedure) (England) Order 2015, the Local Planning Authority 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. 
 

BACKGROUND PAPERS 

 
 Submitted application form, plans supporting documents and subsequent information 

provided by the applicant. 
 The National Planning Policy Framework (2023) 
 National Planning Practice Guidance notes 
 County Durham Plan 
 Statutory, internal and public consultation response 
 
  



 

 

 
 
 

 

   Planning Services 

DM/23/00757/FPA   
Change the use of the land to allow the siting 
of 104 holiday chalets, 63 pitches for touring 
caravans and the creation of a new amenity 
building with reception, cafe and shop. Re-clad 
the existing Acrum Stud stables. 
 
Acrum Lodge, Staindrop Road, West 
Auckland, DL14 9PB 

This map is based upon Ordnance Survey material with the 
permission of Ordnance Survey on behalf of His majesty’s 
Stationary Office © Crown copyright. 
Unauthorised reproduction infringes Crown copyright and may 
lead to prosecution or civil proceeding. 
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