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DESCRIPTION OF THE SITE AND PROPOSALS

Site:

1. This application site is approximately 2.2 hectares in size and is located within the 
Electoral Division of Easington. The site is greenfield and is situated outside of, but 
directly adjoining the settlement boundary as defined in the District of Easington 
Local Plan. The site lies close to local services including bus routes, shops, schools 
and other community facilities within Easington Village and further east in Easington 
Colliery. 

2. The site is located to the west of Fennel Grove which was developed by Persimmon 
Homes after being granted planning permission for 18 dwellings in 1998. The site is 
surrounded to the east, south and west by residential development whilst to the north 
there are agricultural fields. 

Proposal:

3. This application seeks full planning consent for 74 dwellings which would be a mix of 
2, 3 and 4 bedroomed terraced, semi-detached and detached homes, 7 of which 
would be classed as affordable housing. The application initially proposed 80 
dwellings, however this has been reduced during the application process after 
negotiations with officers. The proposed dwellings would be constructed of traditional 
brick with concrete roof tiles, all would have front and rear gardens and off-street 
parking, visitor parking bays would also be provided. The design of the dwellings 
would be similar to those developed at the former Council Offices site on Seaside 
Lane with the same house types being used in some instances. House types would 
include features such as dormer windows, door canopies and brick heads and cills to 
windows. Access to the site would be off Sunderland Road to the east and via an 
existing turning head off Fennel Grove which was developed in the late 1990’s.   

4. At the entrance to the site off Fennel Grove it is proposed to create a grassed 
drainage basin which is intended to store and drain surface water after heavy rainfall 
events, the basin would be 85cm deep at its deepest point. It is anticipated that the 
basin would only fill in a 1 in 100 year rainfall event and would be dry for the vast 
majority of the time. It has also been designed to be ‘dual purpose’ with shallow 1 in 
5 slopes to ensure that it can be also used as an area of amenity space.  



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

PLANNING HISTORY

6. No planning application history relevant to this site, although the site is classed as 
being suitable for housing in the SHLAA (subject to coastal mitigation) and the site 
was a draft housing allocation in the submission version of the County Durham Plan.  

PLANNING POLICY

NATIONAL POLICY 

7. 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. 

8. 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’.

9. In accordance with paragraph 215 of the National Planning Policy Framework, the 
weight to be attached to relevant saved local plan policy will depend upon the degree 
of consistency with the NPPF.  The greater the consistency, the greater the weight. 
The relevance of this issue is discussed, where appropriate, in the assessment 
section of the report below.

The following elements of the NPPF are considered relevant to this proposal;
10. 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.

11. 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.

12. Part 6 - To boost significantly the supply of housing, applications should be 
considered in the context of the presumption in favour of sustainable development.

13. 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.

14. 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.



15. 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.

LOCAL PLAN POLICY: 

District of Easington Local Plan

16. 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.

17. Policy 3 - Development limits are defined on the proposal and the inset maps. 
Development outside 'settlement limits' will be regarded as development within the 
countryside. Such development will therefore not be approved unless allowed by 
other polices.

18. 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.

19. Policy 36 - The design and layout of development should ensure good access and 
encourage alternative means of travel to the private car.

20. Policy 37 - The design and layout of development should seek to minimise the level 
of parking provision (other than for cyclists and disabled people).

21. 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.

22. Policy 67 - Housing development will be approved on previously developed land 
within settlement boundaries of established towns or villages provided the proposal 
is of appropriate scale and character and does not conflict with other policies in the 
plan.



RELEVANT EMERGING POLICY:

County Durham Plan

23. Paragraph 216 of the NPPF says that decision-takers may give weight to relevant 
policies in emerging plans according to: the stage of the emerging plan; the extent to 
which there are unresolved objections to relevant policies; and, the degree of 
consistency of the policies in the emerging plan to the policies in the NPPF.  The 
County Durham Plan (CDP) was submitted for Examination in Public and a stage 1 
Examination concluded.  An Interim Report was issued by an Inspector dated 18 
February 2015, however that Report was quashed by the High Court following a 
successful Judicial Review challenge by the Council.  In accordance with the High 
Court Order, the Council has withdrawn the CDP and a new plan being prepared.  In 
the light of this, policies of the CDP can no longer carry any weight.  As the new plan 
progresses through the stages of preparation it will begin to accrue weight.

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.cartoplus.co.uk/durham/text/00cont.htm.

CONSULTATION AND PUBLICITY RESPONSES

STATUTORY RESPONSES:

24. Natural England do not object on the basis that suitable mitigation is agreed in 
relation to European Protected Sites on the coast. 

INTERNAL CONSULTEE RESPONSES:

25. Highways officers have received various revisions to plans and there are no 
objections to the access or the level of resident and visitor parking provision. 

26. Ecology have no objections on the basis that suitable mitigation is agreed in relation 
to European Protected Sites on the coast.

27. Drainage officers have no objections subject to conditions requiring accordance with 
the Flood Risk Assessment and the design of the drainage basin.

28. Pollution Control do not object but require conditions in relation to contaminated land 
and the submission of a construction management plan. 

29. Design officers have welcomed revisions to the layout of the development. A 
condition should be imposed which requires samples of construction materials. 

30. Affordable Housing officers have confirmed that the Strategic Housing Market 
Assessment requires 10% of dwellings to be affordable. 

31. Archaeology officers have no objections subject to a condition requiring a scheme of 
archaeological work being carried out before construction. 

32. Tree officers require the existing tree and hedgerow belt along the northern 
boundary to be retained and protected, and preferably removed from private garden 
areas. 

http://www.cartoplus.co.uk/durham/text/00cont.htm


33. Education officers have confirmed that there are sufficient primary and secondary 
school places in the area to accommodate 80 dwellings (now 74).

PUBLIC RESPONSES:

34. Northumbrian Water has no objections subject to a condition to control foul water 
discharge.

35. There have been 60 letters of objection received from 27 addresses in response to 
the consultation process. The main concerns are that the development would result 
in an increase in traffic and would result in highway safety issues, there are particular 
concerns regarding traffic using Sunderland Road when traffic is diverted from the 
A19.  There are also concerns regarding loss of privacy, loss of view and impact on 
residential amenity some of which would be related to noise, air pollution and 
disturbance created by construction traffic.  

36. Residents are also concerned that there is no need for the development and point 
out that there are several other developments being carried out nearby and there are 
lots of empty properties in the area. Residents feel that there is a lack of 
infrastructure in the area, with regard to such issues as lack of shops, capacity of 
roads, doctors’ surgeries and particularly a lack of school places.  

37. Other concerns raised by residents are that the site is greenbelt and development 
should focus on brownfield sites, that there would be a loss of wildlife and there is 
potential to increase flood risk. 

38. 14 letters of support have been received in response to the consultation process. 
Supporters state that the site was allocated for housing in the draft County Durham 
Plan. They also state that the access is suitable and that there are adequate school 
places in the area. 

39. Supporters feel that the proposals would lead to regeneration in the area which 
would improve the local image and economy whilst benefitting families. It is also 
stated that the proposals would lead to job opportunities and the creation of local 
businesses and shops.

40. The Member of Parliament for Easington has written to express his concerns about 
the proposals. His main concerns are that the proposals would lead to an increase in 
traffic and highway safety, particularly when traffic is diverted from the A19. He is 
also concerned about a lack of school places in the area and that the development 
may have an adverse landscape impact. 

41. The MP’s concerns are also reflected in a response from local County Councillor 
Surtees. 

APPLICANTS STATEMENT: 

42. This proposed development offers the opportunity to create a new, modern, 
sustainable and desirable residential development within the Easington area. 

43. The application site is suitably located as it is surrounded on 3 sides by existing 
residential areas of Easington, and its proximity to the local centres of Easington and 
Easington Colliery and nearby larger key centres such as Peterlee, Durham and 
Sunderland, ensures that the site is highly sustainable in relation to local amenity 
with a wide variety of services, facilities, open space, recreational facilities, and local 
schools within close proximity to the development. Furthermore, the proximity to bus 
routes provides a high level of sustainable transport options for future residents.



44. The proposal for 74 dwellings provides an excellent range and choice of dwellings to 
satisfy current and future housing needs. With a selection of 2 to 4 bed properties of 
varying sizes and types proposed the development also seeks provides type and 
size of dwelling which are currently under provided within the housing market.

45. The scheme is also to provide a policy compliant 10% affordable housing provision in 
line with the most recent housing needs assessment to provide an excellent range 
and choice of dwellings to satisfy the current and future residential needs.

46. Within the County Durham 2013 SHLAA which was updated in early 2016, the 
proposed development site was considered suitable for housing as it could 
contribute towards sustainable, mixed communities. It was also further considered 
that given its location surrounded on 3 sides by existing residential areas, it would 
form a coherent extension to the settlement in this location and that the site is in a 
'Secondary Town' as defined in the County Durham Settlement Study which has 
good access to facilities and services and a high standard of bus services to other 
main towns.

47. The site was included as a draft allocation (H72) within the submission version of the 
County Durham Plan (April 2014) for ‘circa 60 units and the development of the site 
will include structural planting on its northern boundary’. However despite the 
withdrawal of the plan, the site remains suitable in meeting housing needs, and 
furthermore the other relevant evidence base documents for the consideration of this 
application are material including; the Five Year Housing Land Supply, the Strategic 
Housing Land Availability Assessment (SHLAA), the Strategic Housing Market 
Assessment (SHMA) and the County Durham Settlement Study 2012. The proposed 
scheme was formulated in accordance with previous draft allocations.

48. Throughout the planning process there have been a number of discussions between 
Persimmon Homes, Internal and External Consultees and the planning officers as to 
iron out all issues and meet the requests for amendments to the site which have 
arisen. As such to result in a development which meets the needs of all relevant 
parties and that no outstanding objections stand and therefore consider the 
application suitable and sustainable.

49. Finally, the impacts of the development have been mitigated via a planning gain 
package which includes off site play contributions and a contribution towards the 
Easington Colliery Coastal Access and the EU coastal protected site.

 
50. In conclusion it is considered that the proposed development of the site would result 

in the creation of a sustainable site, within a sustainable location, which helps 
towards meeting identified housing needs and therefore in accordance with 
paragraph 14 of the National Planning Policy Framework the application should 
benefit from the presumption in favour of sustainable development and approve 
development proposals that accord with the development plan without delay.

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 

http://82.113.161.89/WAM/showCaseFile.do?action=show&appType=planning&appNumber=10/00955/FPA 

http://82.113.161.89/WAM/showCaseFile.do?action=show&appType=planning&appNumber=10/00955/FPA


PLANNING CONSIDERATIONS AND ASSESSMENT

51. Having regard to the requirements of Section 38(6) of the Planning and Compulsory 
Purchase Act 2004 the relevant Development Plan policies, relevant guidance and all 
other material planning considerations, including representations received, it is 
considered that the planning issues to be considered in this instance are the 
principle of the development, design, layout and impact on surrounding occupiers, 
highways, affordable housing, ecology issues and responses from the public. Of 
particular relevance are the accordance with the saved policies from the District of 
Easington Local Plan and the Governments recently published National Planning 
Policy Framework (NPPF).

Principle of the development

52. At the heart of the NPPF is ‘the presumption in favour of sustainable development’. 
In terms of pursuing sustainable development the NPPF sets out five positive 
improvements to be sought which include;

 Moving from a net loss of bio-diversity to achieving net gains for nature
 Improving the conditions in which people live, work, travel and take leisure; and
 Widening the choice of high quality homes

53. It is considered that the development of the land in question has the potential to 
deliver these improvements. The NPPF encourages the reuse of brownfield land and 
saved Policy 3 of the District of Easington Local Plan advises that development 
within settlement boundaries such as proposed should be favoured over 
development in the countryside. Policy 67 of the Local Plan also advocates support 
for housing proposals provided they lie within the settlement limits and relate to 
previously developed land. The current proposal would therefore not be in 
accordance with this policy being considered a greenfield site albeit directly adjacent 
to the settlement boundary. 

54. The local planning authority accept that District of Easington housing supply figures 
are based on historic supply figures and as such are considered to be ‘out of date’ in 
the context of paragraph 14 of the NPPF, therefore reduced weight can be afforded 
to policy 67 and policy 3. Furthermore, the County Council is currently unable to 
demonstrate a 5 year land supply. Accordingly, the application must be assessed in 
the context of Paragraph 14 of the NPPF.

55. As noted above, Durham County Council is unable to demonstrate a 5 year supply of 
deliverable housing land as Objectively Assessed Need for housing is yet to be fully 
tested. The current position therefore is that as of August 2016, Durham County 
Council has a deliverable supply of 9,527 dwellings. The Issues and Options Local 
Plan presented for consultation three scenarios for future housing growth that were 
subject to consultation and will be tested as part of establishing the OAN for County 
Durham. The supply of housing can be considered against these three scenarios as 
follows:

Scenario                                         Dwellings per annum          Years supply against 

Population Growth Short Term               1,533                                    4.65
Population Growth Combination               1,629                                    4.31
Population Growth Long Term               1,717                                    4.04



56. As the Council is currently unable to demonstrate a 5-year housing land supply 
against full Objectively Assessed Needs (OAN) for housing, paragraph 49 of the 
NPPF is relevant and policies for the supply of housing should not be considered up-
to-date. Paragraph 49 also makes clear that housing applications should be 
considered in the context of the presumption in favour of sustainable development. 
As such, the weight to be applied to the residential framework in the EDLP is 
reduced. In this circumstance paragraph 14 is engaged and this sets out an 
overarching position that where the development plan policies are out-of-date (or not 
up-to-date in respect of paragraph 49), planning permission should be granted 
unless, via a two limbed approach: firstly, any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against the 
policies in the NPPF taken as a whole; or, secondly specific policies in the NPPF 
indicate development should be restricted.

57. Consequently, it is considered that in this instance, the proposal should be subject to 
the planning balance test as contained within Paragraph 14 of the NPPF. Clearly, 
whether any benefits of the proposed development are significant and demonstrably 
outweighed by adverse impacts can only be considered following an examination of 
all of the issues within the planning balance.

58. The proposed development site is considered to be a highly sustainable location for 
residential development given its location in the adjacent to the settlement boundary 
of Easington Village, surrounded on three sides by residential development and with 
good access to community facilities such as schools, healthcare provision, shops 
and public transport links. 

59. The site is well related to the settlement and residents would have access to a 
reasonable level of services and facilities within the village.  This site was earmarked 
as a housing allocation within the County Durham Plan (CDP).  However, as the 
CDP has been withdrawn, no weight can be attributed to this.  It does though give an 
indication that the Council viewed the site as suitable for housing development. The 
site has also been considered acceptable in the Strategic Housing Land Availability 
Assessment. 

60. Development of this site will help to boost the supply of housing within the County 
and would contribute towards the five year housing land supply. In principle, the 
approval of this application for residential development is considered acceptable as 
there are no significant adverse impacts that would outweigh the benefits. It is well 
related to the existing village which has a range of local services and community 
facilities.

Design, layout and impact on surrounding occupiers

61. Saved Policy 35 requires the design and layout of new development to reflect the 
scale and character of adjacent buildings and the area generally, particularly in terms 
of site coverage, height, roof style, detailed design and materials.  Schemes should 
provide adequate open space, appropriate landscape features and screening (where 
required) and development should have no serious adverse impact on the amenity of 
people living and working in the vicinity of the development site and the existing use 
of adjacent land or buildings in terms of privacy, visual intrusion, noise, other 
pollutants and traffic generation. 



62. In terms of the street scene it is considered that the scheme is of a good quality. The 
development has been designed to have an attractive landscaped recreation area 
and drainage basin the east of the site which is the principle vehicular and 
pedestrian access. Although some trees around the perimeter of the site would be 
lost, the trees to the northern boundary of the site, which are considered the most 
valuable landscape buffer would be retained. It has also been agreed that these 
trees and hedges would be located outside of private gardens and retained and 
maintained in accordance with an agreed management plan which would be secured 
as part of a Section 106 legal agreement. 

63. All dwellings would be 2 storeys in height, some with accommodation and dormer 
windows in the roofspace, and all would have their own front and rear garden areas 
along with off-street parking spaces, additional visitor spaces would also be provided 
throughout the site. The dwellings would be constructed from a mix of traditional 
facing brick and concrete roof tiles which is considered appropriate in this location 
although a condition should be imposed to require material samples to be submitted. 

64. With regard to the impact on the amenity of existing residents who surround the site 
and that of those occupying the proposed new properties, the distancing standards 
as set out in the District of Easington Local Plan are adhered to in all instances. 
These standards state that a minimum of 21 metres between main elevations facing 
each other and 13 metres between main elevations and gables should be achieved 
in order to ensure there are no adverse impacts in terms of overlooking, loss of 
privacy, loss of light or overshadowing. These standards have also been taken into 
account along the boundary with Sunderland Road where there are existing 
bungalows and ground level changes.

65. A drainage strategy has been submitted with the application which finds that the 
surface water run-off from the site in a developed state could be managed in a 
sustainable manner. The drainage mitigation would involve the creation of a 
drainage basin near the entrance to the site off Fennel Grove. The grassed basin 
would be shallow with 1 in 5 slopes and would appear as an attractive landscaped 
feature at the entrance. It would be 85 centimetres at its deepest point and is 
designed only to fill in a 1 in 100 year rainfall event, for the vast majority of any year 
it would be dry. Officers have agreed that this area would be ‘dual purpose’, not only 
serving a drainage function but also being designed to serve a recreational purpose. 

66. Subject to a condition requiring the drainage basin being carried out in accordance 
with agreed details, 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. It is also considered 
that the area would be an attractive entrance feature to the site which would also 
serve as an area of recreation.  

67. Overall, it is considered that the proposals would lead to a good quality housing 
scheme on what is currently a site with no significant amenity or landscape value. 
There would be little or no impact on nearby residents given the distances involved. 
Having regards to part 7 of the NPPF and the most applicable Policies of the District 
of Easington Local Plan officers raise no objections to the application having regards 
to the impact upon surrounding residents and character and appearance of the area.

Highways

68. Saved Policy 36 requires the design and layout of development to provide safe, 
attractive and convenient footpath and cycleway links between the housing and 
shopping facilities, schools, public transport facilities, leisure facilities and places of 
employment where appropriate.



69. As mentioned previously, the main vehicular and pedestrian access to the site would 
be from the east off Fennel Grove. Highways officers are satisfied that this access 
point and visibility splay onto Sunderland Road is acceptable. During the application 
process officers have requested several amendments to plans with regard to parking 
provision. The applicant has agreed to do this and amended the plans accordingly. 
Highways officers have now also confirmed that the level of residential and visitor 
parking provision is acceptable.  

70. Some comments have been received regarding highway safety particularly in regard 
to Sunderland Road. It is noted that this road is occasionally used by traffic being 
diverted off the nearby A19 in the event of an accident. Highways officers are aware 
of this and raise no concerns in this regard. The NNPF states that developments 
should only be refused on highways grounds where a proposed development would 
lead to severe impacts, it is not considered that the scale and location of this 
development would result in such a scenario.   

71. Overall, highways officers offer no objections to the proposals and 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.

Affordable Housing

72. 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”.

73. The County Durham Strategic Housing Market Assessment (SHMA) report was 
updated in 2016 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.

74. The SHMA and the NPPF therefore provide the justification for seeking affordable 
housing provision on this site, which should be secured via S106 agreement.

75. The applicant has agreed to provide 10% affordable housing on site in the form of 7 
units, 6 of which would be social rented and 8 would be discounted sale. Therefore 
the proposals are considered to accord with the requirements of the SHMA and the 
NPPF.

Ecology

76. 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.

77. In order to take pressure from additional visitors away from the coastal designations 
of significant importance, the applicant has proposed to provide a financial 
contribution toward the provision and upgrading of footpaths at the former Easington 
Colliery pit site, designed to attract more visitors by providing an enjoyable natural 
environment for recreation as an alternative to the designated sites on the coast. 
This contribution of £41,218 is to be secured through a S106 Agreement.



78. Both Natural England and ecology officers are in agreement with the proposed 
mitigation and 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.

Recreation

79. In addition to the above, saved policy 66 of the District of Easington Local Plan 
states that 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. On this basis the applicant has agreed to make a 
financial contribution of £500 per dwelling towards the provision or improvement of 
offsite recreation in the electoral division.

Objections received from residents

80. As noted above, 60 letters of objection received from 27 addresses in response to 
the consultation process. The main areas of concern include an increase in traffic 
and highway safety, the increase in pressure on local services such as schools, loss 
of privacy and views, impacts on wildlife and flood risk and disturbance during 
construction.  

81. In terms of an increase in traffic, congestion and highway safety, these issues have 
been assessed by the Council’s Highways Officers. Taking into account the scale of 
the development, it is not considered that this would lead to any significant increase 
that would warrant refusal of planning permission. Highways officers have also 
considered comments raise with relation to highway safety including diversions from 
the A19. Officers have no significant concerns in this regard and have noted that 
there has been no recorded personal injury Road Traffic Collisions on the B1432, 
Sunderland Road in the vicinity of the site in the last 5 years. There has been a 
single ‘slight’ severity recorded personal injury collision at the junction of the B1432, 
Sunderland Road with the B1283, Seaside Lane in the last 5 years (September 
2014) which was turning related.

82. With regard to pressure on local services, the school places officer has been 
consulted as part of the application process and it has been advised that both 
Secondary schools and Primary Schools in the area have sufficient spaces to 
accommodate the population increase resulting from the proposed development. In 
terms of other infrastructure it is considered that the location has adequate facilities 
in the area and moreover, the proposed development is likely to result in an increase 
in footfall to local shops and businesses and would thereby increase trade and 
support the local area.  

83. With regard to the loss of privacy and views it has been noted above that in all 
instances, the distance between proposed properties and existing properties is equal 
to or more than the standards set out in the District of Easington Local Plan which 
will ensure there is no loss of residential amenity in this regard. It is not considered 
that a loss of view is a material planning consideration. 

84. Both Natural England and ecology officers have no concerns regarding loss of 
wildlife and the applicant has agreed to pay a financial contribution towards the aim 
of protecting EU protected sites on the coast which would be considered to constitute 
a biodiversity gain. 



85. Finally, issues raised in terms of flood risk have been assessed by both 
Northumbrian Water and drainage officers who have agreed to a drainage scheme 
involving a drainage basin.   

86. In light of the above, all of the issues raised by residents have been fully assessed 
either within this report or during the planning application process and their impacts, 
are not considered to significantly and demonstrably outweigh the benefits of the 
development and give rise to grounds for refusal of planning permission.

CONCLUSION

87. 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 part 
brownfield site and is partly within the settlement boundary of Easington. Officers 
consider that the development constitutes sustainable development; the key theme 
running through the NPPF and accords with paragraph 14 of the NPPF and therefore 
the principle of the development can therefore be accepted.

88. The scheme is considered to be in a sustainable location for residential development 
with sufficient community facilities including school places and public transport 
provision nearby. It is considered that the location of the development is a logical 
extension to the village being surrounded by residential developments on three 
sides. The proposal would provide affordable housing as well as enhanced 
recreation and footpath provision to the former Easington Colliery pit site, improving 
the recreational offer for existing and future residents. The benefits of the scheme 
would significantly and demonstrably outweigh any dis-benefits in accordance with 
the NPPF and on this basis it is recommended that the application is approved.

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. 10% affordable housing on site.
ii. A contribution of £41,218 towards the provision and upgrading of footpaths at 

the former Easington Colliery site. 
iii. Contribution of £37,000 toward enhancement or provision of play facilities in 

the Easington Electoral Division.
iv. A tree and hedgerow management plan

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 only in accordance with the 
approved plans and specifications contained within:

Proposed Site Layout FGE – 001 Rev P Date Received 7th March 2017
Location Plan FGE – 002 Date Received 22nd June 2016
Chedworth Village CD-W10 Rev P Date Received 10th October 2016
Chedworth Corner Village CDC-WD16 Rev M Date Received 10th October 2016
Lumley Village LY-WD16 Rev N Date Received 10th October 2016
Kendal Village KL-WD10 Rev E Date Received 10th October 2016
Winster Village WS-WD16 Rev U Date Received 10th October 2016
Highcliff Village HC-WD016 Date Received 10th October 2016
Middridge Village MR-WD16 Rev P Date Received 10th October 2016
Chatsworth Village CT-WD11 Date Received 10th October 2016
Souter Village SU-WD16 Rev U Date Received 10th October 2016
Roseberry Village RS-WD16 Rev S Date Received 10th October 2016
Moulton Village ML -WD16 Rev H Date Received 9th January 2017
Eldridge Village EL-WD016 Rev P Date Received 8th March 2017
Craghead Village CH-WD16 Date Received 8th March 2017
Single/Double Garages SGD – 01 Date Received 23rd June 2016
N14034 200 – P6 Engineering Date Received 21st March 2017
N14034 210 – P2 Road and Sewer Longsections, Road 1 Date Received 21st March 
2017
N14034 211 – P1 Road and Sewer Longsections Roads 2 and 3 Date Received 21st 
March 2017
N14034 230 – P6 Private Drainage Date Received 21st March 2017
N14034 240 – P6 External Works Date Received 21st March 2017
N14034 281 – P1 Permeable Private Drive Date Received 21st March 2017
N14034 290 – P1 Drainage Details Date Received 21st March 2017
N14034 291 – P2 Flow Control Chamber Details Date Received 21st March 2017
N14034 250 – P3 Road Setting Out Sheet 1 Date Received 22nd March 2017
N14034 260 – P3 Manhole Setting Out Date Received 22nd March 2017
N14034 285 – P3 Section 38 Agreement Date Received 22nd March 2017
N14034 295 – P3 Section 104 Agreement Date Received 22nd March 2017
N14034 296 – P3 Section 185 Agreement Date Received 22nd March 2017

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.

3. No development shall commence until a detailed scheme for tree protection has 
been submitted to and approved in writing by the Local Planning Authority. The 
development shall be carried out in accordance with the approved scheme and in 
accordance with BS 5837 2012.

Reason:  In the interests of the appearance of the area and to comply with part 7 of 
the National Planning Policy Framework.



4. Development shall be implemented in line with the drainage scheme contained within 
the submitted document entitled “Engineering Layout”. The drainage scheme shall 
ensure that foul flows discharge to the foul sewer at manhole 6714, and ensure that 
surface water discharges to the surface water sewer at manhole 6716 at a restricted 
rate of 10l/sec.

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.

5. The development hereby approved shall be carried out in accordance with the Flood 
Risk Assessment by Patrick Parsons dated June 2016 – Revision E. 

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.

6. 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) 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.

7. Prior to the commencement of any part of the development hereby permitted, a 
Construction Management Plan shall be 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: 



 Overall strategy for managing environmental impacts which arise during 
construction; 

 Measures to control the emission of dust and dirt during construction; 
 Contractors’ compounds, materials storage and other storage arrangements, cranes 

and plant, equipment and related temporary infrastructure; 
 Designation, layout and design of construction access and egress points; 
 Provision for emergency vehicles; 
 Provision for all site operatives, visitors and construction vehicles loading and 

unloading plant and materials 
 Provision for all site operatives, visitors and construction vehicles for parking and 

turning within the site during the construction period; 
 Details of measures to prevent mud and other such material migrating onto the 

highway from construction vehicles; 
 Storage of plant and materials used in constructing the development;
 Enclosure of phase or development parcel development sites or development 

parcels and the erection and maintenance of security hoarding including decorative 
displays where appropriate; 

The approved Construction Management Plan shall be adhered to throughout the 
construction period and the approved measures shall be retained for the duration of 
the construction works.

Reason: In the interests of residential amenity in accordance with the aims of 
Policies 1 and 35 of the District of Easington Local Plan.

8. No construction/demolition activities, including the use of plant, equipment and 
deliveries, which are likely to give rise to disturbance to local residents should take 
place before 0800 hours and continue after 1800 hours Monday to Friday, or 
commence before 0800 hours and continue after 1300 hours on Saturday. No works 
should be carried out on a Sunday or Bank Holiday.

Reason: In the interests of residential amenity in accordance with the aims of 
Policies 1 and 35 of the District of Easington Local Plan.

9. Notwithstanding any details of materials submitted with the application no 
development shall commence until details of the external walling, roofing materials 
and hard surfacing have been submitted to and approved in writing by the Local 
Planning Authority.  Thereafter the development shall be constructed in accordance 
with the approved details.

Reason: In the interests of the appearance of the area and to comply with saved 
Policies 1 and 35 of the Easington District Local Plan and part 11 of the NPPF.

10. No development shall commence until a landscaping scheme has 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.



11. No development shall take place until the applicant has secured the implementation 
of a programme of archaeological work in accordance with a written scheme of 
investigation that has been approved in writing by the Local Planning Authority. The 
Scheme shall provide for:
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 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 archaeological mitigation strategy shall be carried out in accordance with the 
approved details and timings.

Reason: To comply with para 135 & 141 of the NPPF because the site is of 
archaeological interest.

12. Prior to any occupation of the development, a copy of any analysis, reporting, 
publication or archiving required as part of the mitigation strategy shall be deposited 
at the County Durham Historic Environment Record

Reason: To comply with para. 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.

STATEMENT OF PROACTIVE ENGAGEMENT

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