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DESCRIPTION OF THE SITE AND PROPOSAL 

 
Site: 
 

1. This application site lies within the settlement boundary of Peterlee and Electoral 
Division of Peterlee East. The 19 hectare site is situated 1km north of Peterlee town 
centre and 1km south of Easington village centre. Durham City Centre is located 
approximately 18km to the east. The proposed development site is the North East 
Industrial Estate which is located to the east of the A19 and on the northern 
boundary of Peterlee with Thorpe Road to the north, Armstrong Road to the west, 
Smiley Road to the east, and the open ground associated with Yoden Village to the 
south. 

 
2. The North East Industrial Estate comprises a 1950’s grid pattern of industrial 

development, orientated east to west and north to south, in alignment with the 
surrounding street pattern. Significant industrial buildings are situated on the site, 
some of which have already been demolished due to their poor condition, as such 
the site is previously developed, brownfield land.  

 
3. The site is connected to further employment land to the west which comprises the 

Walker’s Crisps Factory and a Doughnut Factory, however the buildings on the North 
East Industrial Estate are dated and in a dilapidated condition, apart from the 
Kookaburra Plant which has undergone recent reinvestment and which would 
continue to operate from its current location. The character of the existing industrial 
estate is therefore that of a partially derelict group of metal clad employment 
buildings of no architectural quality. 



 

4. To the west of the site lies an existing residential area of Peterlee which comprises 
generally two storey, semi detached properties, developed in the 1950’s and 1960’s. 
Generally the facing materials are render, brick and concrete roof tiles. 
 

5. Land to the south of the North East Industrial Estate is open green space which is 
maintained by the local Council and leads further into more public amenity space, 
schools, playing field and cemetery. This green wedge is significant in maintaining 
the separation between Peterlee and Horden. 
 

6. The eastern boundary to North East Industrial Estate runs generally north to south 
and provides a significant treed area and is a distinct boundary to the edge of 
Horden. The housing in this area is generally two storey, pitch roof, render and brick 
properties of low to medium density. 
 

7. There are numerous community facilities nearby including primary and secondary 
schools, shops, playing fields and healthcare facilities. There are also bus stops 
surrounding the site which run frequent services. 

 
Proposal: 
 

8. This application seeks outline planning permission for up to 390 residential dwellings 
with all matters reserved except for access. 

 
9. The development site has been put forward as a strategic housing site in the County 

Durham Plan. The proposed allocation excludes land to the west of Armstrong Road 
and land occupied by Kookaburra, which is a major employer on the North East 
Industrial Estate. The majority of the land included within the site is now vacant and 
the remaining industrial buildings are no longer fit for purpose. The Council therefore 
considers that residential development is the most appropriate future use, subject to 
the relocation of existing tenants.   

 
10. The Masterplan has been led by Durham County Council and the highways 

consultants to provide a new link between Thorpe Road and Yoden Road utilising an 
existing access along Thorpe Road and a realigned access at the Yoden Road entry 
point. This will provide a high quality new connection for buses, private vehicles, 
pedestrians and cycles and will form the primary circulation route within the 
Masterplan. 

 
11. Service vehicles would access the existing Kookaburra Plant from the existing 

employment access and this will be curtailed to be totally separate to the residential 
areas. Pedestrian and cycle linkages will be retained along Armstrong Road to 
provide easy access to employment areas from residential areas. 

 
12. The illustrative Masterplan indicates that a significant proportion of the site is 

provided as public open space which forms a key element of the landscape led 
Masterplan design solution. A significant amount of this open space would and 
landscaping would be provided around the Kookaburra Plant in order to provide 
mitigation from issues commonly associated with industrial uses. 

 
13. This application is being reported committee as it is classed as a major development.  

 
 

 



PLANNING HISTORY 

 
14. Numerous planning permissions have been dealt with over a period of around 50 

years for various developments associated with industrial and commercial uses.  
 

PLANNING POLICY 

 
NATIONAL POLICY: 
 
15. The Government has consolidated all planning policy statements, guidance notes 

and many circulars into a single policy statement, the National Planning Policy 
Framework (NPPF), although the majority of supporting Annexes to the planning 
policy statements are retained. The overriding message is that new development that 
is sustainable should go ahead without delay. It defines the role of planning in 
achieving sustainable development under three topic headings – economic, social 
and environmental, each mutually dependant.  

16. The presumption in favour of sustainable development set out in the NPPF requires 
local planning authorities to approach development management decisions 
positively, utilising twelve ‘core planning principles’  

The following elements are considered relevant to this proposal: 

 
17. Part 1 - The Government is committed to securing economic growth in order to 

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

 
18. Part 4 - Transport policies have an important role to play in facilitating sustainable 

development but also in contributing to wider sustainability and health objectives. 
Smarter use of technologies can reduce the need to travel. The transport system 
needs to be balanced in favour of sustainable transport modes, giving people a real 
choice about how they travel. However, the Government recognises that different 
policies and measures will be required in different communities and opportunities to 
maximise sustainable transport solutions will vary from urban to rural areas. 

 
19. Part 6 - To boost significantly the supply of housing, applications should be 

considered in the context of the presumption in favour of sustainable development. 
 
20. Part 7 - The Government attaches great importance to the design of the built 

environment, with good design a key aspect of sustainable development, indivisible 
from good planning. 

 
21. Part 8 - The planning system can play an important role in facilitating social 

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

 
22. Part 10 - Planning plays a key role in helping shape places to secure radical 

reductions in greenhouse gas emissions, minimising vulnerability and providing 
resilience to the impacts of climate change, and supporting the delivery of renewable 



and low carbon energy and associated infrastructure. This is central to the economic, 
social and environmental dimensions of sustainable development. 

 
23. Part 11 - The planning system should contribute to and enhance the natural and 

local environment by protecting and enhancing valued landscapes, geological 
conservation interests and soils; recognising the wider benefits of ecosystem 
services; minimising impacts on biodiversity and providing net gains in biodiversity 
where possible, contributing to the Government's commitment to halt the overall 
decline in biodiversity, including by establishing coherent ecological networks that 
are more resilient to current and future pressures; preventing both new and existing 
development from contributing to or being put at unacceptable risk from, or being 
adversely affected by unacceptable levels of soil, air, water or noise pollution or land 
instability; and remediating and mitigating despoiled, degraded, derelict, 
contaminated and unstable land, where appropriate. 

 
The above represents a summary of those policies considered most relevant. The full text can be accessed at: 
http://www.communities.gov.uk/planningandbuilding/planning/planningpolicyguidance/planningpolicystatements 

 
LOCAL PLAN POLICY: 
 
District of Easington Local Plan 
 
24. Policy 1- Due regard will be had to the development plan when determining planning 

applications. Account will be taken as to whether the proposed development accords 
with sustainable development principles while benefiting the community and local 
economy. The location, design and layout will also need to accord with saved 
policies 3, 7, 14-18, 22 and 35-38. 

 
25. Policy 18 - Development which adversely affects a protected species or its habitat 

will only be approved where the reasons for development outweigh the value of the 
species or its habitat. 

 
26. Policy 35 - The design and layout of development should consider energy 

conservation and efficient use of energy, reflect the scale and character of adjacent 
buildings, provide adequate open space and have no serious adverse effect on the 
amenity of neighbouring residents or occupiers. 

 
27. Policy 36 - The design and layout of development should ensure good access and 

encourage alternative means of travel to the private car. 
 
28. Policy 37 - The design and layout of development should seek to minimise the level 

of parking provision (other than for cyclists and disabled people). 
 
29. Policy 66 - Developers will be required to make adequate provision for children's play 

space and outdoor recreation in relation to housing development of 10 or more 
dwellings. Provision may be secured elsewhere if it is inappropriate to make 
provision at the development site. 

 
30. Policy 67 – Housing development will be approved on previously developed sites 

within settlement boundaries of established towns and villages provided that the 
proposal is appropriate in scale and character and does not conflict with specific 
policies relating to the settlement or the general policies of the plan.  

 



31. Policy 75 - Provision for cyclists and pedestrians will be reviewed to provide safe and 
convenient networks. 

 
32. Policy 77 - The Council will seek to encourage the improvement of the public 

transport service and the rail transport of freight in the district. 
 
 
The above represents a summary of those policies considered most relevant in the Development Plan the full 

text, criteria, and justifications of each may be accessed at 
http://www.durham.gov.uk/Pages/Service.aspx?ServiceId=7534 

 
EMERGING POLICY: 
 
33. The emerging County Durham Plan was submitted in April 2014 ahead of 

Examination in Public. In accordance with paragraph 216 of the NPPF, decision-
takers may give weight to relevant policies in emerging plans according to: the stage 
of the emerging plan; the extent to which there are unresolved objections to relevant 
policies; and, the degree of consistency of the policies in the emerging plan to the 
policies in the NPPF. Further, the Planning Practice Guidance explains that in limited 
circumstances permission can be justifiably refused on prematurity grounds: when 
considering substantial developments that may prejudice the plan-making process 
and when the plan is at an advanced stage of preparation (i.e. it has been 
Submitted). To this end, the following policies contained in the Submission Draft are 
considered relevant to the determination of the application: 

 
34. Policy 1 (Sustainable Development) – States that when considering development 

proposals, the Council will take a positive approach that reflects the presumption in 
favour of sustainable development contained in the National Planning Policy 
Framework. 

 
35. Policy 3 – (Quantity of New Development) – In order to meet the need and 

aspirations of present and future residents of County Durham and to deliver a 
thriving economy at least 31,400 new homes are proposed up to 2030.   

 
36. Policy 18 (Local Amenity) – In order to protect the amenity of people living and/or 

working in the vicinity of a proposed development, permission will not be granted for 
development proposals which would have a significant adverse impact on amenity 
such as by way of noise, vibration, odour, dust, fumes, light pollution, overlooking, 
visual intrusion, visual dominance, loss of light or loss of privacy.  

 
37. Policy 30 (Housing Land Allocations) – In order to meet the housing requirement of 

the County sites as shown on the proposals map has been allocated for housing.  
 
38. Policy 31 (Addressing Housing Need) – To contribute towards meeting the needs of 

the County’s existing and future residents, new housing proposals will be required to 
provide a percentage of affordable housing.  

 
39. Policy 41 (Biodiversity and Geodiversity) – States that proposals for new 

development will not be permitted if significant harm to biodiversity and geodiversity, 
resulting from the development, cannot be avoided, or adequately mitigated, or as a 
last resort, compensated for. 

 
40. Policy 48 (Delivering Sustainable Transport) – All development shall deliver 

sustainable travel by delivering, accommodating and facilitating investment in 



sustainable modes of transport; providing appropriate, well designed, permeable and 
direct routes for all modes of transport; and ensuring that any vehicular traffic 
generated by new development can be safely accommodated. 

 
 

CONSULTATION AND PUBLICITY RESPONSES 

 
STATUTORY RESPONSES: 
 
41. Natural England have no objections to the proposals on the basis that regard is 

given to potential impact on European designated sites on the coast.  
 
42. Northumbrian Water do not object to the scheme on the basis that the development 

is carried out in accordance with the submitted Flood Risk Assessment which would 
control discharge rates of surface and foul water.  

 
43. The Environment Agency have no objections to the proposals as the controlled 

waters on the site are of low environmental sensitivity. 
 
INTERNAL CONSULTEE RESPONSES: 
 
44. Spatial Policy Officers have considered with regards to existing and emerging local 

policy as well as updated national policy in the form of the NPPF. While the proposal 
would conflict with policies within the Easington Local Plan, these have been 
identified as being out dated by the findings of the Employment Land Review which 
have informed the emerging County Durham Plan and also at odds with the NPPF. 

 
45. The site has been identified as a strategic housing allocation within the emerging 

County Durham Plan which was submitted in April 2014. Although the Plan is yet to 
be adopted, there are no issue with regards to bringing the site forward prior to the 
adoption of the Plan. The site allocation has received limited objections and its 
approval would not conflict with advice on prematurity within the NPPF and National 
Planning Policy Guidance (NPPG) and also the Council’s own guidance note. 
Considering all of the above, Spatial Policy Officers raise no objection to the principal 
of housing on the site. 

 
46. Business Durham supports the application and are committed to working with the 

businesses affected by the plans.  
 
47. The Tree Officer has no objections to the proposals on the basis that an 

Arboricultural Impact Assessment and Tree Constraints Plan are submitted.  
 
48. The Economic Development Officer requests that a clause is included in the Section 

106 Agreement which secures employment and skills training that would assist the 
local community by improving job prospects and employability.   

 
49. Landscape Officers broadly support the proposals which is in accordance with the 

emerging plan and the residential development should be a positive outcome which 
would enhance the site and surrounding areas.  

 
50. Design and Conservation Officers have no objections to the proposals but have 

raised some comments with regard to the impact on the setting of the Scheduled 
Ancient Monument to the south of the site.   



 
51. Public Rights of Way Officers welcomes the proposals to provide better public 

footpath linkages around the site.  
 
52. Highways Officers have confirmed that they have no objections to the proposals on 

the basis that conditions are attached to any approval. These conditions would relate 
to the improvement of bus shelters in the vicinity of the site, the submission of a 
residential travel plan aimed to reduce reliance on private vehicles, signalisation 
arrangements to be put in place at the Essington Way and Thorpe Road junction, 
improvements to roundabout junctions and other various junction, footpath and traffic 
calming improvements in the vicinity.  

 
53. Pollutiion Control officers have given advice relating to residential amenity during 

construction. Conditions have been requested which would mitigate any odour and 
noise pollutants caused by nearby factory activities. In addition, a contaminated land 
study has been requested and any subsequent remediation conditioned along with a 
restriction on  

 
54. Ecology Officers have raised no objections to the proposals. The proposed 

development should be carried out in accordance with the submitted ecology survey 
in order to minimise any impact on existing habitat and secure the creation of new 
areas for habitat.  

 
55. Education Officers have assessed school capacities in the catchment area and have 

confirmed that sufficient school places are available.  
 
 
PUBLIC RESPONSES: 
 
56. The local member Councillor Bennett has offered his full support to the proposals.  
 
57. Two letters have been received from nearby businesses. One letter is from 

Kookaburra who will continue to operate on the perimeter of the application site. 
They comment that they are satisfied that, in principle, the housing development 
shown on illustrative plans accompanying the application for redevelopment of the 
majority of the present industrial estate will not impact adversely on the operation of 
their factory. The company is equally comfortable that the separation to be created 
between the factory and the nearest housing is sufficient to reduce to a minimum the 
likelihood of any harm or nuisance being caused to future residents by the continued 
operation of the factory. In that light, Kookaburra Limited is generally supportive of 
the Council’s objectives and does not wish to object to the planning application 
subject to being consulted at the reserved matters stage.  

 
58. A further letter has been received from NTE Limited, a company who continue to 

operate from within the application site. They state that they have been on the estate 
for over 20 years and employ 27 people and 3 subcontractors who are mostly local 
and the business has a turnover of £5.5 million. Whilst not objecting to the principle 
of housing on the site, they state that is should be a condition to provide financial 
compensation for the relocation of the business.  

 
APPLICANTS STATEMENT: 
 
59. Within the Submission Draft of the County Durham Plan, Durham County Council 

has identified a requirement for at least 31,400 new homes across the county by the 



year 2030. Of that requirement, Peterlee and Horden have been allocated 1,830 new 
dwellings. The site at North East Industrial Estate, which forms the basis of this 
application, is referenced in the Submission Draft of the Plan as Allocation H/59, 
contributing 390 housing units towards the identified requirement. 

 
60. The application site comprises 19.8 hectares of brownfield land within the North East 

Industrial Estate. The majority of the application site is either vacant or underutilised 
and much of the residual building stock is no longer fit for purpose. The area upon 
which the application is based suffers from dereliction and high vacancy rates and is 
not considered viable for long term employment use. 

 
61. The outline application proposes a comprehensive redevelopment of the area which 

will deliver 390 new homes (in accordance with the Emerging Plan), in a mix of 
housing to meet local need. The proposal will regenerate an underused industrial 
estate, significantly improving the quality of the local environment. The scheme 
provides for the creation of well-planned landscaping and green infrastructure on the 
site and for the establishment of a link road between the A1086 and Eden Lane. The 
development will bring significant economic benefits to the local area, with an 
estimated: 

 

• Construction value of approximately £31 million 

• 44 permanent construction jobs created through the lifetime of the build 

• 66 spin-off jobs supported in the supply chain through the construction phase and 

• £2.4 million additional annual expenditure in the local area, with the potential to 
support 21 
full time equivalent jobs in retail and leisure. 

 
62. Community Consultation has been undertaken in line with the Council’s Statement of 

Community Involvement.  
 
63. Durham County Council, supported by Business Durham, is liaising with landlords 

and tenants affected by the application to discuss their future business operations 
and potential options for relocation in the vicinity. Neither the operations of 
Kookaburra Limited, nor the operations of other major employers close to the 
application site will be affected. 

 
64. In summary, the development proposed within the application will make a significant 

contribution to local housing requirements, create a number of valuable economic 
benefits and regenerate a substantial area of underutilised land. 

 
The above 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  
 

PLANNING CONSIDERATION AND ASSESSMENT 

 
65. Local planning authorities (LPA’s) must determine planning applications in 

accordance with the statutory Development Plan, unless material considerations 
indicate otherwise. If the Development Plan contains material policies or proposals 
and there are no other material considerations, the application should be determined 
in accordance with the Development Plan. Where there are other material 
considerations, the Development Plan should be the starting point, and other 
material considerations should be taken into account in reaching a decision. 

 



66. In this instance, the main relevant considerations are the principle of the 
development, highways issues, impact on surrounding residents and the street 
scene, affordable housing, pollution issues, ecology, trees, flood risk and the impact 
on existing business operations. Of particular relevance are the accordance with the 
saved policies from the District of Easington Local Plan, the Governments recently 
published National Planning Policy Framework (NPPF) and the emerging County 
Durham Plan.  

 
Principle of the development 
 
67. The application proposes the development of 390 residential dwellings. The 

application is in outline with all matters reserved except for access. The site of the 
application is an area of North East Industrial Estate within Peterlee. The application 
site does not incorporate the entire industrial estate. It relates principally to the land 
to the east of Stephenson Road and Armstrong Road excluding the Kookaburra 
factory as well as the businesses west of Armstrong Road and North of Stephenson 
Road, notably Countrystyle and Walkers.  

 
68. The application site would be defined as brownfield and is essentially an industrial 

area that is underutilised with areas of dereliction and vacancy evident.   
 

69. The key planning policy issues in assessing this application are: 
 

• Is the loss of an employment site acceptable? 

• Does development of the site for housing provide a sustainable form of 
development? 

• Does the site coming forward prior to the adoption the County Durham Plan 
prejudice the Plan and the plan making process? 

 
Is the loss of an employment site acceptable? 
 

70. The site is designated within the Easington Local Plan (2001) through policy 53. This 
identifies the site as suitable for Use Classes B1 (business), B2 (general industry) 
and B8 (warehousing) and small scale business use. This policy was subsequently 
saved in 2007. 

 
71. Whilst the policy was saved, it is important to consider the approach within the 

Easington Local Plan against the more up to date national policy detailed within the 
National Planning Policy Framework (NPPF). 

 
72. A key thrust of national policy through the NPPF is building a strong competitive 

economy as reflected in part 1 of the document. It states that planning policies 
should avoid the long term protection of sites allocated for employment use where 
there is no reasonable prospect of a site being used for that purpose. It further 
encourages that land allocations should be regularly reviewed. Where there is no 
reasonable prospect of a site being used for the allocated employment use, it is 
advised that applications for alternative uses of land or buildings should be treated 
on their merits having regard to market signals and the relative need for different 
land uses to support sustainable local communities.  

 
73. In relation to existing business sectors the NPPF also advises that account should be 

taken as to whether they are expanding or contracting and, where possible, identify 
and plan for new emerging sectors likely to locate in their area. It goes on to state 



that policies should be flexible enough to accommodate needs not anticipated in the 
plan to allow a rapid response to changes in economic circumstance. 

 
74. In line with national policy, the Council has carried out an Employment Land Review 

(2012), this has looked at existing employment sites across the County and made 
recommendations as to the future policy approaches for each. In terms of the North 
East Industrial Estate, the ELR identified that the condition and use of the premises 
varied dramatically with areas located at the western entrance relatively prosperous 
with well used and well maintained units. It went on to recognise that to the east of 
the site, units are predominantly vacant and in a poor state of repair. It concluded 
that the land to the east of Armstrong Road was suitable for alternative uses and a 
more flexible approach should be taken in future policies. 

 
75. This is at odds with the protection it is afforded within the Easington Local Plan, 

however as stated, it is important to consider whether this approach is consistent 
with the more up to date NPPF. The up dated evidence within the ELR and the 
guidance detailed above within NPPF would suggest that the existing Local Plan 
policy is contrary to NPPF. It is therefore considered that limited weight can be 
afforded to its designation within the Easington Local Plan.   

 
76. The Employment Land Review is a principal element of the evidence base for the 

emerging County Durham Plan. The approach advised within the ELR has therefore 
been considered and reflected within policies for this site. The land to the east of 
Armstrong Road is no longer protected for employment purposes within the County 
Durham Plan. The loss of employment land within this application is therefore 
considered acceptable. 

 
Does development of the site for housing on the site provide a sustainable form 
of development? 
 

77. Achieving sustainable development is the overarching aim of the NPPF and it sets 
the presumption in favour of sustainable development within the framework. The 
County Durham Plan has been produced on the principle of sustainability and this 
has influenced the emerging policies and allocations.  

 
78. Peterlee has been identified as a main town within the Plan and a sustainable 

location for growth. Peterlee along with the other main towns are identified as the 
principal locations for new development reflecting their higher order services, access 
to public transport and their housing, employment and shopping needs.  

 
79. The NPPF aims to deliver a wide choice of high quality homes specifically with the 

aim of significantly boosting the supply of housing. Local Planning Authorities are 
advised that they should use their evidence base to ensure their Local Plan meets 
the full, objectively assessed needs for market and affordable housing.  

 
80. Considering the principles within the NPPF, the emerging County Durham Plan 

identifies, through Policy 3, a requirement of at least 31,400 new dwellings to 2030 
within the County. Policy 4 of the Plan details how this will be distributed across the 
County with 1830 dwellings apportioned to Peterlee.  

 
81. The North East Industrial Estate is identified for housing development to meet the 

need and distribution detailed within policies 3 and 4. Specifically it is allocated under 
Policy 30 (Site H/59) for the development of 390 houses. It is also identified as a 
Strategic Housing Site under Policy 11. The Council have also produced a draft 



Supplementary Planning Document (SPD) for the site, which further details how the 
site should come forward for residential development. The principal of housing on the 
site is in clear accordance with NPPF and the emerging Plan. It is therefore 
considered as a sustainable location for residential development.  

 
Does the site coming forward prior to the adoption the County Durham Plan 
prejudice the Plan and the plan making process? 
 

82. The County Durham Plan has now reached submission stage, the Plan was 
submitted to the Planning Inspectorate in April, although no date has been confirmed 
for the Enquiry In Public. Annex 1 of the NPPF details how much weight can be 
given to policies in emerging plans. This relates to: 

 

• the stage of preparation of the emerging plan (the more advanced the preparation, 
the greater the weight that may be given); 

• the extent to which there are unresolved objections to relevant policies (the less 
significant the unresolved objections, the greater the weight that may be given); and 

• this degree of consistency of the relevant policies in the emerging plan to the policies 
in the Framework (the closer the policies in the emerging plan to the policies in the 
Framework, the greater the weight that may be given). 

 
83. National Planning Policy Guidance also covers prematurity and details the 

circumstances that it might be justifiable to refuse planning permission on the 
grounds of prematurity. It details that arguments that an application is premature is 
unlikely to justify a refusal of planning permission other than where it is clear that the 
adverse impacts of granting permission would significantly and demonstrably 
outweigh the benefits, taking the policies in the NPPF and any other material 
considerations into account.  

 
84. Alongside the advice with in NPPF and NPPG the Council have produced a Policy 

note that looks at the issue further in a County Durham context. This details where 
sites can come forward ahead of the Plan and is relevant when assessing this 
application. Of particular relevance to this site is the direction it gives on sites 
allocated for housing (outside of the Green Belt) within the Pre-Submission Draft 
Plan. The note advises that an assessment of an application can be based on the 
nature of objections to the allocation from the Plan’s consultation. 

 
85. An analysis of objections to its allocation under policy 30 identifies just one objection 

to the site which relates to an issue that can be addressed through the Development 
Management  process. Likewise there are no objections that were raised in relation 
to policy 11 that cannot be addressed through the same process. In addition the 
objections received do not suggest alternative sites to North East Industrial Estate in 
order to meet the housing needs of Peterlee. 

 
86. Considering all of the above in terms of national policy and also the guidance note 

produced by the Council, it is considered that any approval of the site prior to the 
adoption of the Plan would not undermine the Plan or prejudice the plan making 
process. 

 
Highways issues 
 

87. Highways officers have been consulted as part of the application process and have 
commented that the A1086 Thorpe Road is well served by buses, principally services 
23 during the day and 24 in the evening, plus some others. These services provide 



good access to the regional town centres of Durham and Sunderland.  However, in 
view of the anticipated increase in demand from the proposed development for public 
transport the existing 2 bus stops in the vicinity of the Cemetery on the A1086 
Thorpe Road will need to be improved with new bus shelters and raised kerb 
installations, this should be dealt with by way of a condition.  

 

88. The submitted Transport Assessment has also been assessed by Highways officers 
who have agreed with its content which is based on the same transport analysis 
which was previously accepted for the nearby Lowhills development of 900 
dwellings. On the basis of the transport analysis various conditions have been 
requested including the need for staggered roundabout junctions at the junction of 
Essington Way, Lowhills Road and  Stephenson Road along with the need for a 
signal strategy for the Essington Way and Thorpe Road junction to be implemented.  

 

89. With regard to access into the residential development it is proposed to have two 
vehicular access points. One of which would be off Thorpe Road to the northern 
boundary of the site and one which would be from the Yoden Road and Eden Lane 
junction to the south west of the site.  

  

90. Highways Officers have commented that the principle of a protected right turn lane 
on the A1086 Thorpe Road to serve the development is acceptable subject to a 
condition which requires further technical detail of this access point being submitted 
prior to any development commencing.  In addition to this officers have concluded 
that the access point from the Yoden Road and Eden Lane junction is acceptable 
subject to further technical details being submitted.  

 
91. On the basis of the above, and with additional conditions requiring completion of the 

7.3 metre wide link road through the development, improvements to footpaths, traffic 
calming measures and the submission of a residential travel plan aimed to reduce 
reliance on private vehicles, the proposals would be deemed to be acceptable from a 
highways point of view.  

  
92. It is therefore considered that with regard to highways issues that the proposals are 

in accordance with part 4 of the National Planning Policy Framework and saved 
Policies 36 and 37 of the District of Easington Local Plan. 

 

Impact on surrounding residents and the Street Scene  
 

93. Policy 35 of the Easington Local Plan requires that development should reflect the 
scale and character of adjacent buildings and the area generally, provide adequate 
open space, appropriate landscape features and screening, and not be visually 
intrusive. Policy 1 reflects this in that development should be of a high standard of 
design and landscaping which relates well to the natural and built features of the site, 
the surrounding area and adjacent land uses. National guidance expects due regard 
to be had to the protection of the local environment. 

 
94. In addition, policies 1 and 35 aim to safeguard the general amenity of people living 

and working within the vicinity of the site and the existing use of adjacent land or 
buildings in terms of privacy, visual intrusion, noise or other pollutants. 

 

95. In terms of the impact on the amenity of existing residents who surround the site, it 

should be noted that this application is outline with all matter reserved apart from 

access. Therefore although officers cannot assess in detail the impacts on nearby 

residents until details of layout, appearance and scale are submitted at reserved 



matters stage. However, given the distance to nearest existing residents to the south 

west and east of the application site, and given the level of buffer landscaping being 

proposed on the masterplan, officers are confident that the future reserved matters 

application can control any potential adverse impacts in terms of overlooking, loss of 

privacy, loss of light or overshadowing to existing residents as a result of the 

proposed development.   

 
96. In addition to the above, it is considered that the proposals would lead to a significant 

improvement to what is now largely a derelict and dilapidated site. Therefore, having 
regards to part 7 of the NPPF and the most applicable Policies of the District of 
Easington Local Plan officers considerer the proposals will result in a significant 
improvement to the street scene and visual amenity of the area and raise no 
objections to the application having regards to the impact upon surrounding residents 
and character and appearance of the area. 

 

Affordable housing 
 

97. The NPPF states that, in order to ensure a wide choice of high-quality homes, Local 
Planning Authorities should “plan for a mix of housing”, “identify the size, type and 
tenure of housing that is required in particular locations”, and “where affordable 
housing is needed, set policies for meeting this need on site”. 

 
98. The County Durham Strategic Housing Market Assessment (SHMA) report was 

completed in 2012 and supplies the evidence base for 10% affordable housing 
across the East Durham Delivery Area (on sites of 15 dwellings/0.5 hectares), while 
the NPPF (Para 159) makes plain the importance of the SHMA in setting targets. 
The SHMA and the NPPF therefore provide the justification for seeking affordable 
housing provision on this site, which should be secured via S106 agreement. 
Notwithstanding this, the applicant has argued that it would not be viable to deliver 
affordable housing on the site without additional funding being made available.    

 
99. In the mid 2000’s the North East Industrial Estate was the subject of interest from a 

national housebuilder. A proposal for 500 homes was drawn up and a planning 
application was lodged in late 2007 with District of Easington Council (although never 
validated or progressed). The housebuilder did not take the scheme forward, 
anecdotally due to escalating costs of site assembly, the downturn in the housing 
market and the restrictions on loan finance.  

 
100. In 2011, Durham County Council (Regeneration & Economic Development) 

commissioned external property consultants to appraise the development potential of 
the estate on the assumption of a 500 house scheme. The consultants’ conclusions 
suggested that there was potential for a “challenging yet deliverable framework” to 
regenerate the estate but that there were a number of significant constraints to 
overcome, including site assembly and clearance, land remediation and 
infrastructure costs.  

 
101. The application site is allocated as H59 in the Submission Draft of the County 

Durham Plan for 390 homes. On that basis, it is considered that the site remains 
deliverable subject to strategic assistance from Durham County Council (approved 
by Cabinet in January 2014) but on the assumption that, given the abnormal costs of 
site preparation, the proposal is unlikely to be able to support an affordable housing 
allocation. In addition, costs will be involved in supporting the relocation of existing 
tenants. 



 
102. In 2013, the Council approved an application for 900 dwellings on nearby land at 

Low Hills, to the north of the industrial estate. The approval is subject to a S.106 
agreement which provides inter alia for a contribution of £1.55 million to support 
affordable housing and regeneration in the East Durham housing market area. The 
applicant argues that it would be possible to utilise these funds to support affordable 
housing provision on the application site. Taking into account the above, it is not 
considered that this proposal should be subject to the requirement to provide 10% 
affordable housing on site at this time.   

 

 
Environmental Health Issues 

 
103. The NPPF states that planning policies should sustain compliance with and 

contribute towards EU limit values or national objectives for pollutants, taking into 
account the presence of Air Quality Management Areas and the cumulative impacts 
on air quality from individual sites in local areas. Planning decisions should ensure 
that any new development in Air Quality Management Areas is consistent with the 
local air quality action plan 

 
104. Officers from pollution control have assessed the proposals in terms of the potential 

impact of odour from the nearby industrial buildings and in terms of any potential 
noise nuisance.  

 
105. In terms of odour, the applicant has carried out an odour assessment in line with 

current guidance, principally the Environment Agencies Odour Management 
guidance and other relevant guidance. The assessment consisted of a construction 
dust assessment, local air quality modelling and a review of recent odour modelling 
studies.  

 
106. The construction phase assessment determined that the greatest potential dust 

generating impacts were predicted to be associated with demolition, construction and 
movement from the construction site. Therefore appropriate construction dust 
mitigation controls have been recommended based on the magnitude of impacts.  

 
107. The local air quality assessment determined that concentrations are well below the 

annual mean objective and therefore the maximum impact was predicted to be of 
negligible significance.  

 
108. The odour assessment determined that the three main odour emission sources 

identified near the proposed development site were Kookaburra, Country Style and 
Walkers. The emissions from the Kookaburra factory were assessed using detailed 
dispersion modelling to identify areas that would not be suitable for residential use 
and this has been reflected in the illustrative masterplan for the site. The odour from 
the Walkers factory was fairly faint at the boundary of the proposed development 
site, and it was not considered likely to be sufficient to give rise to frequent 
complaints due to both its intensity and relatively low offensiveness. The odour from 
the Country Style bakery was moderately strong and distinctive. The ‘baking bread’ 
odour is not typically considered to be highly offensive, although it should be 
acknowledged that extended exposure could result in this odour becoming 
objectionable for some people. 

 
109. Although there are likely to be instances when odour will occur on the proposed 

development site, due to specific processing and/or meteorological conditions. This 



is not considered likely to be sufficient to give rise to frequent complaints subject to 
the proposed mitigation measures, although there could be occasional complaints at 
locations close to the emission sources. 

 

110. In terms of noise, the applicant has submitted a noise assessment report which was 
influenced by road traffic noise and various industrial noise sources.  

 
111. Based on the results of the noise surveys undertaken and subsequent noise 

modelling with future traffic flows, all areas within 20 to 40 meters of Thorpe Road 
and Stephenson Road were found to exceed the World Health Organisation (WHO) 
guidance limit of 55 dB. 

  
112. However, mitigation in the form of acoustic barriers can effectively reduce the noise 

levels to within WHO guidance values i.e. below 55dB for external areas of proposed 
dwellings fronting Thorpe Road, Stephenson Road and the entrance to the new 
residential access road. In addition to this, acceptable internal noise levels can be 
achieved in all the proposed habitable rooms with the utilisation of suitable double 
glazing units as suggested as mitigation in the submitted noise report.  

  
113. The impact of Kookaburra operations on proposed external amenity can be 

effectively mitigated with the implementation of an acoustic barrier surrounding the 
dedicated access route on Armstrong Road. Kookaburra operations can therefore 
continue without restriction as the impact is of marginal significance. The impact of 
Walkers operations are also of marginal significance at the nearest proposed noise 
sensitive receptor on Stephenson Road and will similarly not be restricted by 
residential development. 

 

114. On the basis of the above and subject to the mitigation outlined in the submitted 
odour and air quality assessment and noise assessment it is considered that the 
proposals would be acceptable from a pollution control point of view in accordance 
with part 11 of the NPPF. 

 
Ecology and trees  
 
115. An ecology survey which assesses the impact of the proposed development on 

wildlife has been submitted, however given that the site is derelict and of very low 
ecological value this has raised no significant concerns subject to mitigation during 
construction and the creation of additional wildlife habitat. Notwithstanding this, the 
Local Planning Authority must also consider impacts on designated wildlife sites in 
the vicinity of the proposed development.  

 
116. This application site is in close proximity to Durham Coast Site of Special Scientific 

Interest (SSSI). and Special Area of Conservation (SAC) Natura 2000 site and the 
Northumbria Coast SSSI, Special Protection Area (SPA) and Ramsar site, all of 
which are designations of significant importance.  

 

117. In order to take pressure from additional visitors away from the coastal designations 
of significant importance, the applicant has proposed to provide additional Green 
Infrastructure (GI) which is an existing open space to the south of the application site 
where it is proposed to carry out enhancements designed to attract more visitors by 
providing an enjoyable natural environment for recreation as an alternative to the 
designated sites on the coast. 

 



118. Proposals for the GI consist of a series of new footpaths and upgrading of existing 
footpaths to provide improved circular walking routes along with improved open 
space and signage, all within easy reach of the site which would improve links from 
the proposed residential development to the recreational space.  

 
119. In order to ensure proper maintenance of this site, an appropriate land stewardship 

management plan should be submitted and agreed in writing before any 
development commences to ensure future sustainability of the proposals. 

  
120. As such, it is considered that the proposed development would be in accordance 

with saved policy 18 of the District of Easington Local Plan and part 11 of the NPPF, 
both of which seek to protect and enhance biodiversity and the natural environment. 

 
121. In addition to the above, it is noted that there are a number of trees and in and 

around the site. Given the proximity of the proposed development it is considered 
that a further condition should be imposed which requires these trees to be protected 
during construction. Subject to this condition it is considered that the proposals would 
be in accordance with part 11 of the NPPF. 

 
Flood risk  
 

122. The NPPF states that inappropriate development in flood risk areas should be 
avoided by directing development away from areas at highest risk, that development 
should not increase the risk of flooding elsewhere and that safe access and escape 
routes from developments should be provided where required. 

 

123. A Flood Risk Assessment has been submitted with the application which finds that 
the site is not within flood zones 2 or 3 and that run-off from the site in a developed 
state could be managed in a sustainable manner. Northumbrian Water have been 
consulted as part of the proposals and have raised no objections subject to a 
condition which limits the surface water run-off and foul water generated by the site.  

 
124. Subject to conditions controlling the rates of surface and foul water it is not 

considered that the development would lead to any additional flood risk than that 
which already exists and therefore the proposals would accord with part 10 of the 
National Planning Policy Framework. 

 
Impact on existing business operations 
 
125. As part of the public consultation exercise, Durham County Council and Business 

Durham have encouraged affected businesses to engage in confidential discussions 
in order that officers understand their requirements in the context of future relocation.  

 
126. Initial one-to-one sessions with affected businesses who expressed a wish to 

participate have been held and were followed up by conducting property searches 
according to the expressed requirements of businesses in an attempt to match their 
requirements to available premises in the locality in the context of a continuing 
dialogue to retain business activity and employment in the locality. The process, 
which will continue as required, is supported by a package of assistance as part of 
arrangements approved by the Council’s Cabinet in January 2014 for a business 
support strategy with a particular emphasis on considering potential financial 
assistance to those businesses which have short term leases and would otherwise 
not be eligible for compensation. 

 



 
 

CONCLUSION 

 
127. The National Planning Policy Framework advises that there should be a presumption 

in favour of sustainable development such as this identified allocation which is a 
brownfield site within the settlement boundary of Peterlee. Officers consider that the 
development constitutes sustainable development, the key theme running through 
the NPPF and that the development does not conflict with the emerging County 
Durham Plan nor cause harm coming forward in advance of this plan. The principle 
of the development can therefore be accepted. 

 
128. Several other key considerations apply to the site other than the principle of the 

development namely matters of highways, impact on the character and appearance 
of the area, affordable housing, pollution issues and ecology, all of which have been 
fully considered as part of the application process. 

 
129. For the reasons set out in this report the scheme is considered to be in a sustainable 

location for residential development and would contribute toward an identified 
housing need. In addition the clearance of the North East Industrial Estate which is 
mostly derelict and in a dilapidated state would result in a significant improvement to 
the visual amenity of the area.  

 
130. The development would provide employment opportunities for local people though 

securing targeted employment and training programmes as part of the legal 
agreement as well as enhanced play and footpath provision, improving the 
recreational offer for existing and future residents. 

 
131. It is considered that the contribution the development will make toward meeting the 

housing and infrastructure needs of all sectors of the community and the investment 
and regeneration the development would bring to the area should be afforded 
significant weight in the determination of this application. Therefore the principle of 
bringing this site forward for residential development ahead of the County Durham 
Plan is acceptable and would not undermine future strategic objectives for the area. 

 
132. On the basis of the above it is considered that the proposals are acceptable and 

therefore the application is recommended for approval.  
 
 

RECOMMENDATION 

 
That the application be APPROVED subject to the following conditions and subject to the 
entering into of a Section 106 legal agreement to secure the provision of: 

i. £195,000 towards play and recreation in the Electoral Division of Peterlee East 
ii. A programme of Targeted Recruitment and Training 

Conditions: 

1.  Approval of the details of appearance, landscaping, layout and scale (hereinafter 
called “the reserved matters”) for the first phase of development (to be determined 
pursuant to condition 3) shall be obtained from the local planning authority before the 
first phase of development is commenced. Approval of the reserved matters for each 



phase of the development thereafter (to be determined pursuant to condition 3) shall 
be obtained from the local planning authority before that phase of development is 
commenced. 

Reason: Required to be imposed pursuant to Section 92 of the Town and Country 
Planning Act 1990 as amended by the Planning and Compulsory Purchase Act 
2004. 

2.  Application for approval of reserved matters for the first phase of development must 
be made not later than the expiration of three years beginning with the date of this 
permission, and the first phase of development must be begun not later than the 
expiration of two years from the first approval of the reserved matters. The 
application for approval of the reserved matters for the subsequent phases of 
development shall be made to the Local Planning Authority before the expiration of 
five years from the date of this permission and each phase must be begun not later 
than the expiration of two years from the approval of the reserved matters for that 
phase of development.  

Reason: Required to be imposed pursuant to Section 92 of the Town and Country 
Planning Act 1990, as amended by the Planning and Compulsory Purchase Act 
2004. 

3.  Prior to the submission of reserved matters details for the first phase of the 
development., a Phasing Programme shall be submitted to and approved in writing 
by the Local Planning Authority which shall identify the phasing of infrastructure, 
landscaping, public open space, accesses and residential areas of the development 
hereby approved. Thereafter development shall be undertaken in accordance with 
the approved Phasing Programme.  

Reason: To ensure the co-coordinated progression of the development and the 
provision of the relevant infrastructure to each individual phase and in accordance 
with saved Policies 1 and 35 of the Easington District Local Plan and part 7 of the 
NPPF. 

4.  The development hereby approved shall be carried out only in accordance with the 
approved plans and specifications contained within: 

 

 Site Location Plan N81-2245, SLP-01 

 Proposed Alterations to NEIE Highway Network 2027/SK003/001 

 Potential Site Access from A1086 Thorpe Road 2027/SK001/001 

 Proposed Yoden Road/Eden Lane/Site Access Junction 2027/SK002/001 

 

Reason: To meet the objectives of saved Policies 1, 35 and 36 of the Easington 
District Local Plan and parts 1 and 4 of the NPPF. 

 
5. Prior to the commencement of development details of improvements to the 2 no. bus 

stops in the vicinity of the Cemetery on the A1086 Thorpe Road must be submitted 
to and approved in writing by the Local Planning Authority. The bus stop 
improvements must be completed in association with the construction of the 
protected right turn lane on the A1086 Thorpe Road. 

 



Reason: In the interests of minimising traffic generation and encouraging sustainable 
travel, in accordance with the objectives of saved Policy 36 of the Easington District 
Local Plan and part 4 of the NPPF. 

 
6.  Prior to the occupation of the first dwelling a Sustainable Travel Plan shall be 

submitted to and approved in writing by the Local Planning Authority. This should 
include but not be restricted to providing details of the Travel Plan Coordinator. The 
development shall thereafter be implemented in accordance with the approved travel 
plan details. 

 
Reason: In the interests of minimising traffic generation and encouraging sustainable 
travel, in accordance with the objectives of saved Policy 36 of the Easington District 
Local Plan and part 4 of the NPPF. 

 
7. No development shall take place until a highways improvement scheme for the 

staggered roundabout junctions at C145 Essington Way / Lowhills Road/ 
Stephenson Road has been submitted to and approved in writing by the Local 
Planning Authority. The approved highway improvement scheme must be completed 
and operational prior to occupation of the 100th dwelling. 

 
Reason: In the interests of highway safety, in accordance with the objectives of 
saved Policies 1 and 36 of the Easington District Local Plan and part 4 of the NPPF. 

 
8. No development shall take place until a signalisation arrangement and detailed 

signal strategy for the C145 Essington Way / A1086 Thorpe Road junction has been 
submitted to and approved in writing by the Local Planning Authority. The approved 
signalisation and any signal timing arrangements must be completed and operational 
prior to occupation of the 100th dwelling on the development. 

 
Reason: In the interests of highway safety, in accordance with the objectives of 
saved Policies 1 and 36 of the Easington District Local Plan and part 4 of the NPPF. 

 
9. Prior to the commencement of any development on site details of the protected right 

turn lane on the A1086 Thorpe Road must be submitted to and approved in writing 
by the Local Planning Authority. The approved protected right turn lane arrangement 
must be completed prior to any residential development traffic accessing directly out 
onto the A1086 Thorpe Road from the development site’. 

 
Reason: In the interests of highway safety, in accordance with the objectives of 
saved Policies 1 and 36 of the Easington District Local Plan and part 4 of the NPPF. 

 
10. Prior to the commencement of any development on site details of the Yoden 

Road/Eden Lane/Site Access junction improvements must be submitted to and 
approved in writing by the Local Planning Authority. Prior to the occupation of any 
dwelling that might access the site from the direction of Yoden Road/Eden Lane the 
amendments to the existing Yoden Road/Eden lane road junction, as shown 
generally on the Proposed Yoden Road/Eden lane/Site Access junction plan, drg. 
no. 2027/SK002/001,must be completed. 

 
Reason: In the interests of highway safety, in accordance with the objectives of 
saved Policies 1 and 36 of the Easington District Local Plan and part 4 of the NPPF. 

 



11. Prior to the occupation of the 100th dwelling the 7.3 metres wide link road through 
the development, between the Yoden Road/Eden Lane junction and the A1086 
Thorpe Road, must be completed and be operational. 

 
Reason: In the interests of highway safety, in accordance with the objectives of 
saved Policies 1 and 36 of the Easington District Local Plan and part 4 of the NPPF. 

 
12. Prior to the Stopping Up of those sections of Parsons Road, Faraday Road and 

Armstrong Road the new 7.3 metres wide road link complete with 2 metres wide 
footways must be completed to the south of the Kookaburra industrial unit, between 
the sections of Armstrong Road that are to be retained. 

 
Reason: In the interests of highway safety, in accordance with the objectives of 
saved Policies 1 and 36 of the Easington District Local Plan and part 4 of the NPPF. 

 
13. Prior to the opening of the 7.3 metres wide link road, between the Yoden Road/Eden 

Lane junction and the A1086 Thorpe Road, details of traffic calming to Eden Lane, 
between the junctions of Yoden Road and Ellison Road must be submitted to and 
approved in writing by the Local Planning Authority. The approved traffic calming 
scheme must be completed prior to the opening of the 7.3 metres wide link road 
between the Yoden Road/Eden Lane junction and the A1086 Thorpe Road. 

 
Reason: In the interests of highway safety, in accordance with the objectives of 
saved Policies 1 and 36 of the Easington District Local Plan and part 4 of the NPPF. 

 

 

 

14. The development hereby permitted shall not commence until a scheme to deal with 
contamination has been submitted to and agreed in writing with the Local Planning 
Authority. The scheme shall include the following, unless the Local Planning 
Authority is satisfied that the site is suitable for the proposed use and dispenses of 
any such requirements, in writing: 

 

Pre-Commencement  
 

(a) The Phase 1 report has identified potential contaminants from the industry 
sectors which operated at the site throughout the sites history. The applicant needs 
to include Wallpaper Manufacturing process as the potential for contamination, a 
Phase 2 Site Investigation and Risk Assessment is required and shall be carried out 
by competent person(s) to fully and effectively characterise the nature and extent of 
any land and/or groundwater contamination and its implications.  

 
(b) If the Phase 2 identifies any unacceptable risks, remediation is required and a 
Phase 3 Remediation Strategy detailing the proposed remediation and verification 
works shall be carried out by competent person(s). No alterations to the remediation 
proposals shall be carried out without the prior written agreement of the Local 
Planning Authority. If during the remediation or development works any 
contamination is identified that has not been considered in the Phase 3, then 
remediation proposals for this material shall be agreed in writing with the Local 
Planning Authority and the development completed in accordance with any amended 
specification of works.  

 
Completion  

 



(c) Upon completion of the remedial works (if required), a Phase 4 Verification 
Report (Validation Report) confirming the objectives, methods, results and 
effectiveness of all remediation works detailed in the Phase 3 Remediation Strategy 
shall be submitted to and agreed in writing with the Local Planning Authority within 2 
months of completion of the development.  

 
Reason: To ensure that risks from land contamination to the future users of the land 
and neighbouring land are minimised, together with those to controlled waters, 
property and ecological systems, and to ensure that the development can be carried 
out safely without unacceptable risk to workers, neighbours and other offsite 
receptors in accordance with NPPF Part 11. 

 

15.  The approved development shall only be carried out in accordance with the 
approved Flood Risk Assessment (FRA) by JBA dated April 2014 and the mitigation 
measures detailed within the FRA: 

 
- Discharging foul water will be restricted to 9 Litres per second and discharge in 
manhole 0204 

 
- Surface water will be restricted to 95 Litres per second and discharge into 
manholes 7010 and 0203 

 

The relevant mitigation measures shall be fully implemented prior to occupation of 
the first dwelling on each phase of the development and subsequently in accordance 
with the timing and phasing arrangements embodied within the scheme. 

 
Reason: To prevent flooding by ensuring the satisfactory storage of/disposal of 
surface water from the site and in accordance with saved Policy 1 of the Easington 
District Local Plan and part 10 of the NPPF. 

 
16.  Within each phase of development identified in accordance with condition 3, no 

development shall be commenced until an Arboricultural Method Statement and Tree 
Protection Plan are submitted and approved in writing by the Local Planning 
Authority. The protection measures shall be in accordance with the relevant British 
Standard and shall be fully implemented in accordance with the approved details. 

Reason: In the interests of the visual amenity of the area and to comply with saved 
Policies 1 and 35 of the District of Easington Local Plan. 

 
17.  The development hereby approved shall be carried out in full accordance with all 

ecological mitigation measures, advice and recommendations within the Extended 
Phase 1 Survey prepared by E3 Ecology Ltd (April 2014).  
 
Reason: To conserve protected species and their habitat in accordance with the 
objectives of saved Policy 18 of the Easington District Local Plan and part 11 of the 
NPPF. 

 
18. No development shall take place until the applicant, or their agents or successors in 

title, has secured the implementation of a programme of archaeological work in 
accordance with a mitigation strategy document that has been submitted to and 
approved in writing by the local planning authority. The strategy shall include details 
of the following: 



 
i)  Measures to ensure the preservation in situ, or the preservation by record, of 

archaeological features of identified importance. 
ii)  Methodologies for the recording and recovery of archaeological remains including 

artefacts and ecofacts. 
iii)  Post-fieldwork methodologies for assessment and analyses. 
iv)  Report content and arrangements for dissemination, and publication proposals. 
v)  Archive preparation and deposition with recognised repositories. 
vi)  A timetable of works for each phase in relation to the proposed development, 

including sufficient notification and allowance of time to ensure that the site work is 
undertaken and completed in accordance with the strategy. 

vii)  Monitoring arrangements, including the notification in writing to the County Durham 
Principal Archaeologist of the commencement of archaeological works and the 
opportunity to monitor such works. 

viii)  A list of all staff involved in the implementation of the strategy, including sub-
contractors and specialists, their responsibilities and qualifications. 

 
The development shall then be carried out in full accordance with the approved 
details. 

 
Reason: To comply with paragraph 141 of the NPPF because the site is of 
Archaeological interest. 

 
19. Prior to the occupation of the first dwelling of each phase of development identified in 

compliance with condition 3, a copy of any analysis, reporting, publication or 
archiving required as part of the archaeological mitigation strategy for that phase 
shall be deposited at the County Durham Historic Environment Record. 

 
Reason: To comply with paragraph 141 of the NPPF, which requires the developer to 
record and advance understanding of the significance of a heritage asset to be lost, 
and to make this information as widely accessible to the public as possible. 

 

20.  The development hereby approved shall be carried out in full accordance with all 
odour and air mitigation measures, advice and recommendations within the Odour 
and Air Quality Assessment prepared by Aecom (April 2014). 

 
Reason: In order to protect the amenity of residents living in the approved 
development and in accordance with saved Policies 1 and 35 of the Easington 
District Local Plan and part 11 of the NPPF. 

 

21. The development hereby approved shall be carried out in full accordance with all 
noise mitigation measures, advice and recommendations within the Noise 
Assessment Report prepared by QEM Environmental Consultants (May 2014). 

 
Reason: In order to protect the amenity of residents living in the approved 
development and in accordance with saved Policies 1 and 35 of the Easington 
District Local Plan and part 11 of the NPPF. 

 
 
22.  Prior to each phase of development (as identified in compliance with condition 3) 

commencing, a construction working practices strategy that includes (but not 
exclusively) dust, noise and light mitigation; tree protection; compound location; 



traffic management and hours of working shall be submitted to and approved in 
writing by the Local Planning Authority. Thereafter construction will take place in 
accordance with that strategy.  

 
Reason: In the interests of public health, highway safety and amenity, in accordance 
with the objectives of saved Policies 1, 35 and 36 of the Easington District Local Plan 
and part 11 of the NPPF. 
 

23. Prior to each phase of development (as identified in compliance with condition 3) 
commencing a detailed scheme for the provision of Sustainable Urban Drainage 
Systems (SUDS) and their future management shall be submitted to and approved in 
writing by the local planning authority. The development shall be implemented in 
accordance with the approved details. 

 
Reason: In the interests of appropriate surface water management and in 
accordance with saved Policy 1 of the Easington District Local Plan and part 10 of 
the NPPF. 

 
24. Prior to each phase of development (as identified in compliance with condition 3) 

commencing a scheme to minimise energy consumption in relation to that phase 
shall be submitted to and approved in writing by the Local Planning Authority. The 
scheme shall consist of energy from renewable or low carbon sources provided on-
site, to a minimum level of at least 10% of the total energy demand from the 
development, or an equivalent scheme that minimises carbon emissions to an equal 
level through energy efficient measures. Thereafter the development shall be carried 
out in complete accordance with the approved scheme.  

Reason: In the interests of sustainable construction and energy generation in  
accordance with the aims of Policies 1 and 35 of the Easington District Local Plan 
and Part 10 of the NPPF. 

25. No development shall commence until a detailed scheme for the provision of 10% of 
dwellings which meet the specific needs of older people shall be submitted to and 
approved in writing by the local planning authority. The development shall be carried 
out in accordance with the approved scheme. 

Reason: In order to secure an appropriate mix of housing in accordance with Part 6 
of the NPPF. 

26. No development shall commence until a scheme for Green Infrastructure has been 
submitted and approved in writing by the Local Planning Authority. The scheme shall 
include details of new and improved footpath provision, landscaping, signage, waste 
disposal and a management and maintenance plan. The development shall be 
carried out in accordance with the approved scheme and retained as such in 
perpetuity.  

 Reason: In the interests of residential amenity and to conserve protected species 
and their habitat in accordance with the objectives of saved Policies 1, 18 and 35 of 
the Easington District Local Plan and part 11 of the NPPF. 

27. Prior to each phase of development (as identified in compliance with condition 3) 
commencing a landscaping scheme shall been submitted to and approved in writing 
by the local planning authority. The scheme shall identify those trees/hedges/shrubs 
scheduled for retention and removal; shall provide details of new and replacement 



trees/hedges/shrubs; detail works to existing trees; and provide details of protective 
measures during construction period. The works agreed to shall be carried out within 
the first planting season following completion of development of the site and shall 
thereafter be maintained for a period of 5 yrs following planting.  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. 

Reason: In the interests of the visual amenity of the area and to comply with saved 
Policies 1 and 35 of the District of Easington Local Plan. 

28. No development shall commence until a scheme for the provision of public art has 
been submitted to and agreed in writing by the Local Planning Authority. The 
development shall be implemented in accordance with the timings within the 
approved public art scheme. 

 
Reason: In the interests of the appearance and visual amenity of the area, in 
accordance with saved Policy 39 of the District of Easington Local Plan. 

 
29. Notwithstanding the details submitted, this permission relates to a maximum of 390 

dwellings on the site.  
 

Reason:  To define the consent and ensure that a satisfactory form of development 
is obtained in accordance with part 7 of the National Planning Policy Framework and 
saved Policies 1 and 35 of the District of Easington Plan. 

 
 

STATEMENT OF PROACTIVE ENGAGEMENT 

 
In dealing with the application, the Local Planning Authority has worked with the applicant in 
a positive and proactive manner based on seeking solutions to problems arising during the 
application process.  The decision has been made within target provided to the applicant on 
submission and in compliance with the requirement in the National Planning Policy 
Framework to promote the delivery of sustainable development. 
 
 

BACKGROUND PAPERS 
 

- Submitted Application Forms and Plans. 
- Design and Access Statement 
- County Durham Plan Pre-Submission Draft 
- District of Easington Local Plan 2001 
- National Planning Policy Framework 
- Consultation Responses 

 
 
 
 
 
 
 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

 

 



 
 

 

 

 

   Planning Services 

Proposed 390 dwellings (outline) with 
all matters reserved apart from 
access. North East Industrial Estate, 
Peterlee, County Durham 
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