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FULL APPLICATION DESCRIPTION: Application for reserved matters (appearance, 
landscaping, layout and scale) for the erection of 197 
dwellings and associated works pursuant to planning 
permission DM/15/03808/OUT)

NAME OF APPLICANT: Taylor Wimpey

ADDRESS: Land to the south of Eden Drive, Sedgefield 

ELECTORAL DIVISION: Sedgefield

CASE OFFICER: Henry Jones, Senior Planning Officer,
03000 263960, henry.jones@durham.gov.uk

DESCRIPTION OF THE SITE AND PROPOSALS

The Site 

1. The application site comprises of 14.3 hectares (ha) of agricultural land located to 
the south and east of the built-up area of Sedgefield.  The site is bordered to the east 
by Stockton Road, stables and associated agricultural land.  To the south the site 
borders the A689 dual carriageway and associated roundabout, scrub and wooded 
land with one watercourse running on the site boundary and a further watercourse 
just beyond the site farther south.  The application site borders Thurlow Road, Eden 
Drive and associated properties to the north whilst the west of the application site 
borders the rear of properties on The Meadows.  The site is gently undulating with 
the land generally rising from the south to the north.

2. No statutory or locally designated landscape or ecological sites are located within or 
immediately adjacent to the application site. Ceddesfeld Hall Gardens, a registered 
historic park and garden immediately abuts the application site to the north and 
Sedgefield Conservation Area is located approximately 10m to the north of the 
application site.  Within the Conservation Area are a number of listed buildings with 
those of most relevance to the application being Ceddesfield Hall (Grade II listed) 
and Church of St Edmund (Grade I listed).  The site is designated under the 
Sedgefield Borough Local Plan (SLP) as “Green Wedge” land.  Public Footpath No. 
16 (Sedgefield) crosses through the centre of the site on a south-east to north-west 
axis.
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The Proposal 

3. This application seeks approval for the reserved matters (appearance, landscaping, 
layout and scale) pursuant to the outline element of planning permission 
DM/15/03808/OUT which approved, on appeal, up to 220 dwellings on 9.9 ha of land 
forming the northern and western sections of the overall site.  Application No. 
DM/15/03808/OUT was a hybrid planning application with full planning permission 
also having been granted on the more southerly sections of the site of approximately 
4.4ha of land for the erection of 80 dwellings.  This reserved matters application is 
submitted by Taylor Wimpey, the 80 dwellings approved adjacent are to be 
developed by Storey Homes.

4. Vehicular access and egress of the site was included as a detailed matter under 
approved application DM/15/03808/OUT.  The access arrangements involve an 
access off Stockton Road itself with a new priority junction with ghost island right turn 
lane and the formation of a new arm at the roundabout on the A689.

5. The outline planning permission permits up to 220 dwellings on this section of the 
site, however, the reserved matters proposes 197 dwellings.  These are a mix of 2, 3 
and 4 bed properties including the provision of 7 bungalows.  The dwellings would be 
faced with red brick with painted render elements with a mixture of grey and red 
roofing materials.  The submitted layout includes a large area of public open space in 
the far north adjacent to Hodgemore Hill.  Sustainable urban drainage (SuDS) 
attenuation is indicated within the layout with a large area reserved in the south of 
the site.

6. Pedestrian links through the development are proposed including a diverted route of 
Public Footpath No. 16 (Sedgefield) which crosses through the centre and two 
further connection points onto Eden Drive.

7.  A key consideration of the development at the outline stage was the formation of 
viewing corridors within the layout towards the Grade I listed Church of St Edmund.  
Three such viewing corridors are provided within the layout.

8. The application is being reported to the County Planning Committee following a 
request by the Electoral Division Member.

PLANNING HISTORY

9. The planning permission to which these reserved matters relate gained permission at 
appeal in October 2016 (application reference DM/15/03808/OUT and appeal 
reference APP/X1355/W/16/3150609).  The development comprises of planning 
permission in outline with all matters reserved except access for the erection of up to 
220 dwellings and planning permission in detail/full for a further 80 dwellings.

10. Application DM/15/03808/OUT was an amalgamation and resubmission of two 
applications refused by the Council in July 2015, one in outline for up to 230 
dwellings (DM/14/00263/OUT) and the other a detailed planning permission for 85 
dwellings (DM/14/00261/FPA).

11. Though not relating to the application site there is considerable recent history of 
planning applications and appeals within Sedgefield and the key history is detailed 
below.



12.  A public inquiry was held between 27 June and 4 July 2017 in relation to an outline 
planning application for the erection of up to 150 dwellings on land to the south of 
Beacon Lane and east of Stockton Road.  The decision of the Planning Inspector is 
awaited (application reference DM/15/02626/OUT and appeal reference 
APP/X1355/W/16/3155717).

13.  A public inquiry was held between 6 and 14 June 2017 in relation to an outline 
planning application for the erection of up to 100 dwellings on land at the former 
Sedgefield Community Hospital, Salters Lane, Sedgefield.  The decision of the 
Planning Inspector is awaited (application reference DM/16/01522/OUT and appeal 
reference APP/X1355/W/16/3163598).

14.  Outline planning permission was refused in May 2015 for the erection of 34 
dwellings on land south of Beacon Avenue, Beacon Lane, Sedgefield (“the three 
cornered field”) and an appeal dismissed in February 2016  (application reference 
DM/14/02318/OUT and appeal reference APP/X1355/W/15/3134870).  A subsequent 
resubmission of the proposals (DM/16/01450/OUT) was refused by the Council in 
November 2016.

15.  In July 2016 planning permission was refused for an outline application for the 
erection of a 63 bed care home, 58 bed assisted living complex, community and 
youth facility, business enterprise unit, 3000m2 of general industrial/storage and 
distribution use and 371 dwellings including 72 self-build units (DM/14/01586/OUT) 
on land to the east of Sedgefield Community College, to the north and south of 
Butterwick Road,.  An appeal has been lodged (APP/X1355/W/16/3155926) though 
a date is not yet set for the inquiry.

16.  In February 2009 an application for the erection of 330 static caravans 
(7/2008/0589/DM) was granted planning permission on land to the west of Hardwick 
Park and north of the A689.

PLANNING POLICY

NATIONAL POLICY 

17.  The Government has consolidated all planning policy statements, guidance notes 
and many circulars into a single policy statement, the National Planning Policy 
Framework (NPPF). 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. 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’. 

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

19.  NPPF Part 1 – Building a Strong, Competitive Economy. The Government is 
committed to securing economic growth in order to create jobs and prosperity, 



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

20.  NPPF Part 4 – Promoting Sustainable Transport.  The transport system needs to be 
balanced in favour of sustainable transport modes, giving people a real choice about 
how they travel. It is recognised that different policies and measures will be required 
in different communities and opportunities to maximize sustainable transport 
solutions which will vary from urban to rural areas. Encouragement should be given 
to solutions which support reductions in greenhouse gas emissions and reduce 
congestion.

21.  NPPF Part 6 – Delivering a Wide Choice of High Quality Homes.  To boost 
significantly the supply of housing, applications should be considered in the context 
of the presumption in favour of sustainable development.  Local Planning Authorities 
should seek to deliver a wide choice of high quality homes, widen opportunities for 
home ownership and create inclusive and mixed communities.  

22.  NPPF Part 7 – Requiring Good Design. 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. Planning decisions must aim to ensure 
developments; function well and add to the overall quality of an area over the lifetime 
of the development, establish a strong sense of place, create and sustain an 
appropriate mix of uses, respond to local character and history, create safe and 
accessible environments and be visually attractive.

23.  NPPF Part 8 – Promoting Healthy Communities.  Recognises the part the planning 
system can play in facilitating social interaction and creating healthy and inclusive 
communities. Access to high quality open spaces and opportunities for sport and 
recreation can make an important contribution to the health and well-being of 
communities and planning policies and decisions should achieve places which 
promote safe and accessible environments. This includes the development and 
modernisation of facilities and services.

24.  NPPF Part 10 – Meeting the Challenge of Climate Change, Flooding and Coastal 
Change.  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.

25.  NPPF Part 11 – Conserving and Enhancing the Natural Environment.  The planning 
system should contribute to, and enhance the natural environment by; protecting and 
enhancing valued landscapes, recognizing the benefits of ecosystem services, 
minimizing impacts on biodiversity and providing net gains in biodiversity where 
possible, preventing new and existing development being put at risk from 
unacceptable levels of soil, air, water or noise pollution or land instability, and 
remediating contaminated and unstable land.

26.  NPPF Part 12 – Conserving and Enhancing the Historic Environment. Local 
planning authorities should set out in their Local Plan a positive strategy for the 
conservation and enjoyment of the historic environment, including heritage assets 
most at risk through neglect, decay or other threats. In doing so, they should 
recognise that heritage assets are an irreplaceable resource and conserve them in a 
manner appropriate to their significance.

https://www.gov.uk/guidance/national-planning-policy-framework
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27. The Government has consolidated a number of planning practice guidance notes, 
circulars and other guidance documents into a single Planning Practice Guidance 
Suite.  This document provides planning guidance on a wide range of matters. Of 
particular relevance to this application is the practice guidance with regards to;; 
conserving and enhancing the historic environment; design; flood risk; health and 
well-being; light pollution; natural environment;; open space, sports and recreation 
facilities, public rights of way and local green space; and use of planning conditions.

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

LOCAL PLAN POLICY: 

Sedgefield Borough Local Plan (SBLP)

28.  Policy E1 – Maintenance of Landscape Character. Sets out that the distinctiveness 
of landscapes is dependent upon the combination of different elements, including, 
trees, woodlands, the scale of fields and the nature of these boundaries, style of 
buildings and local features. In order to maintain the diversity of the landscape 
character, decisions on use and management of land should take account of these 
features.

29.  Policy E11 – Safeguarding sites of Nature Conservation Interest. Sets out that 
development detrimental to the interest of nature conservation will not be normally 
permitted, unless there are reasons for the development that would outweigh the 
need to safeguard the site, there are no alternative suitable sites for the proposed 
development elsewhere in the county and remedial measures have been taken to 
minimise any adverse effects.

30.  Policy E15 – Safeguarding of Woodlands, Trees and Hedgerows. Sets out that the 
council expect development to retain important groups of trees and hedgerow and 
replace any trees which are lost.

31.  Policy E18 – Preservation and Enhancement of Conservation Areas. Requires that 
development proposals preserve or enhance the character and appearance of 
Conservation Areas.

32.  Policy H19 – Provision of a Range of House Types and Sizes including Affordable 
Housing.  Sets out that the Council will encourage developers to provide a variety of 
house types and sizes including the provision of affordable housing where a need is 
demonstrated.

33. Policy T1 – Footways and Cycleways in Towns and Villages.  States that the council 
will seek to ensure that safe, attractive and convenient footpath and cycleway links 
and networks are provided.

34. Policy T2 – Public Transport.  States that the Council will seek to encourage 
improvements to assist public transport services.

35.  Policy L1 - Provision of Sufficient Open Space to Meet the Needs for Sports 
Facilities, Outdoor Sports, Play Space and Amenity Space.  Requires a standard of 
2.4 ha per 1,000 population of outdoor sports and play space in order to bench mark 
provision.
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36. Policy L2 - Open Space in New Housing Development.  Sets out minimum standards 
for informal play space and amenity space within new housing developments of ten 
or more dwellings equating to 60sqm per dwelling.

37. Policy L10 – Recreational Routes.  This policy seeks to protect and maintain existing 
major recreation routes.

38. Policy D1 - General Principles for the Layout and Design of New Developments.  
Sets out that all new development and redevelopment within the District should be 
designed and built to a high standard and should contribute to the quality and built 
environment of the surrounding area.

39. Policy D2 – Design for People. Sets out that the requirements of a development 
should be taken into account in its layout and design, with particular attention given 
to personal safety and security of people.

40. Policy D3 - Design for Access.  Requires that developments should make 
satisfactory and safe provision for pedestrians, cyclists, cars and other vehicles.

41. Policy D5 – Layout of Housing Development.  Requires that the layout of new 
housing development should provide a safe and attractive environment, have a 
clearly defined road hierarchy, make provision for appropriate areas of public open 
space either within the development site or in its locality, make provision for 
adequate privacy and amenity and have well designed walls and fences.

EMERGING PLAN:
 
County Durham Plan

42. 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.

Sedgefield Neighbourhood Plan (The Sedgefield Plan)

43. In September 2013, Sedgefield Town Council was granted approval for the 
designation of a Neighbourhood Area having regard to the Neighbourhood Planning 
(General) Regulations 2012. A Neighbourhood Plan was submitted to the County 
Council and the submission consultation was completed on 29th March 2016.  The 
examination report has been delivered and it recommends deleting many of the 
policies in the plan, including the settlement boundary policy and references to a 
housing ceiling of 300 units.

44. Work on a revised Neighbourhood Plan has resulted in a further document being 
submitted to the County Council in February 2017. However, the Council considers 
that this document has not been subject to public consultation, does not form a 
published emerging plan, and can therefore carry no weight.



The above represents a summary of those policies considered most relevant. The full text, criteria, 
and justifications of each may be accessed at: http://www.durham.gov.uk/article/3266/Whats-in-place-

to-support-planning-and-development-decision-making-at-the-moment (Sedgefield Borough Local 
Plan)

CONSULTATION AND PUBLICITY RESPONSES

STATUTORY RESPONSES:

45. Sedgefield Town Council – Request clarity on the precise route of the diverted public 
right of way within the development.  The Town Council request clarity on who will 
police and maintain the proposed emergency vehicle access.  It is stated that the 
10% affordable housing provision should equate to 20 units rather than the 19 
proposed and concern is expressed at their proposed location, in accessibility terms, 
farthest from the main road.  

46. Highway Authority – Raise no objections.  Earlier renditions of the layout were 
objected to with unacceptable design considered to be proposed in relation to 
various elements including; the centre line radius of the main link road; some hard 
surfacing design; the absence of a traffic calming pinch point; sections of 
carriageway width; approach to some visitor parking distribution and number of 
individual access drives on the main link road.  However, an amended layout has 
addressed all previously identified areas of concern and the development is 
considered acceptable. 

47. Drainage and Coastal Protection – Raise no objections.  Originally objections to the 
development on the grounds of inadequate information were raised.  However, 
following further discussions with the applicant it is considered that a final scheme of 
surface water disposal can be adequately devised.

INTERNAL CONSULTEE RESPONSES:

48. Landscape – Raise no overall objections though some matters are identified which 
should be addressed.  The footpath link proposed to be provided to Eden Drive in the 
vicinity of plots 86 and 77 should extend over the road verge beyond the site 
boundary.  The 0.8m high fence between gardens is considered inadequate and 
should be heightened.  A landscape management strategy should be devised.  The 
row of trees north of the main access road should be a single species, not three, and 
Alnus glutinosa should not be one of them.

49. Arboriculture – Raise no objections to the submitted Arboricultural Impact 
Assessment, however, it is recommended that protective fencing is extended on the 
northern section of the site to avoid accidental damage and material storage in root 
areas.  A significant amount of hedgerow removal would occur with some adverse 
amenity and ecological impacts.  Tree no. 111 should be sought for retention. 

50. Design and Conservation – No formal comments have been received.  However, 
discussions have been held with officers regarding the development.  Concerns have 
been expressed with the proposed housetypes and whether these exhibited design 
of enough quality, with reference to local distinctiveness and indeed the need to 
ensure a cohesive approach with the Storey Homes development. 

51. Ecology – Raise no objections.  Originally submitted comments stated that a number 
of trees on site have suitable features for bats.  Whilst activity surveys were 
undertaken in 2013 and did not reveal any existing roosts there is a risk that roosts 
are present now.  Trees with deemed high risk of potentially including bat roosts 
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appear to be affected by the development.  As a result a method statement and/or 
checking surveys for bats were requested.  Such a method statement has been 
submitted and Ecology has confirmed that it is acceptable.

52. Access and Rights of Way – Raise no objections.  The originally submitted layout 
proposed a diversion of the public right of way (Footpath No. 16 (Sedgefield)) which 
was unacceptably long and circuitous.  However, this has been amended and is 
more acceptable.  Officers advise that the applicant should discuss the separate, 
necessary diversion of the footpath under Section 257 of the Town and Country 
Planning Act 1990 with Access and Rights of Way.  Merit is also seen in the 
suggestion by Landscape of surfacing a footpath link to Eden Drive across grass 
verge though they would expect that this path would be adopted.

 
NON STATUTORY RESPONSES

53. Durham Constabulary Architectural Liaison Officer – Raise no objections to the 
overall layout.  The re-routing of the public right of way should be well overlooked 
and it is requested that it is adopted so as to ensure it is well lit and maintained

 PUBLIC RESPONSES:

54. The application has been publicised by way of site notice and individual notification 
letters to neighbouring residents. A total of 9 letters of objection have been received.  
It is noted that the objections of one resident are submitted via the office of Phil 
Wilson MP.

Objection

Principle of the development

 Objection to yet another large residential development proposed in Sedgefield 
on land adjacent to a scheme for 300 dwellings which was just approved

 Brownfield land should be development before green wedges/greenbelt land
 Concerns expressed over infrastructure capacity with school and GP surgery 

capacity referenced
 The proposal does not accord with the Neighbourhood Plan
 Neighbouring villages would benefit from regenerative aspect of new homes 

and the development should occur there

Visual, Landscape and heritage Impacts

 Loss of green wedge land and its contribution to the local environment
 Ruining the character of Sedgefield and the village feel 
 Inadequate open space and amenity land is being retained within the estate
 The development will detract from views of the Church of St Edmund
 Inadequate detail on precise boundary works with specific reference made as 

to what will occur on the boundary between proposed plots 131 and 132 and 
90, 92 and 94 The Meadows in respects to enclosure erection and tree and 
hedgerow loss 

 Inadequate landscaping details submitted in regards to works on the western 
side of the development for instance borders and walkways



Highways Issues

 Concerns over parking congestion and that residents will not walk to the 
village centre which has been suggested

 Traffic will increase on the highway network
 Access arrangements are described as dangerous
 The proposed re-routing of the public right of way is convoluted
 Driveways from the proposed development should not gain access directly 

from the main road
 Visitors will park on the main road through the development and causing 

backing up of traffic
 No parking of commercial vehicles should be permitted within the 

development

Flood Risk

 The fields regularly flood and surface water drains cannot cope with current 
rainfall.  Increasing impermeable surfaces will make this situation worse and 
the drainage details within the application are inadequate.

 Concern drainage measures are unconvincing

Ecology

 Trees and hedgerows will be removed with harmful impacts upon wildlife

Residential Amenity

 Increase in traffic will impact upon noise and air pollution
 Construction activities will cause noise 
 Inadequate screening of the development for residents with overlooking 

occurring
 Request for details of the start date of the development and details of what 

measures will be taken to reduce construction disturbances
 Objection raised to the provision of the main road into Sedgefield coming via 

the estate with objections raised to the potential for children playing in open 
spaces adjacent 

Other Issues

 Confirmation is sought that properties will receive the same water pressure 
levels and concerns general raised over impacts on the water network

 Loss of recreational space including land popular with dogwalkers
 Inadequate public consultation by the applicant with only one event being held
 Concerns raised over impacts upon property values
 20 affordable units should be provided not 19 and it should not be grouped 

together in one areas creating a “ghetto”
 A number of documents referred to in the submitted planning statement are 

not available on the website

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

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



APPLICANTS STATEMENT: 

55. Taylor Wimpey North East has submitted this reserved matters planning application 
in general conformity with the outline planning permission reference number 
DM/15/03808/OUT, which was approved at planning appeal (appeal reference 
APP/X1355/W/16/3150609).

56. The proposal takes full account of the site’s features, its setting and connections to 
its surroundings and has been shaped by the design principles, established as part 
of the approved hybrid planning permission. In preparing this application, Taylor 
Wimpey has been informed by engagement with the local community and council 
officers.  

57. The planning layout is presented together with a number of street scene images. 
This reserved matters planning application will deliver;

 197no new homes incorporating a variety of house types including terraced, 
semi-detached and detached properties and bungalows.  The proposed 
housing includes a range of 1 to 2.5 storey houses, in response to the broad 
housing needs and aspirations for the locality.

 The proposal includes 10% affordable homes on-site, including the provision 
of bungalows.  The Affordable Housing element will provide a mix of 
Affordable Rent properties which will be managed by a Registered Affordable 
Housing Provider and Discount from Open Market Value dwellings, which will 
be sold at an agreed discount by Taylor Wimpey to eligible occupiers.  The 
Affordable Housing will deliver a range of affordable homes to households 
which cannot meet their needs on the open market.

 The proposal allows for the retention of existing green infrastructure to create 
an attractive and mature landscape setting; 

 The proposal provides enhanced accessibility, including a new site access off 
Stockton Road, a link through to the adjacent Story Homes site which 
provides a new access junction at the A689 / A177 round about and a 
realigned Public Right of Way maintaining pedestrian access through the site;

 Provision of Sustainable Urban Drainage Systems (SUDS) to ensure effective 
management of surface water, reduce flood risk, whilst contributing to a high 
quality environment; and 

 Vistas to retain views of key landmarks through the site, in particular of St. 
Edmund's Church. 

58. The site is a demonstrably sustainable location for residential development. It is 
positioned within a 5-10 minute walk of the centre of Sedgefield which hosts a wide 
range of shops and facilities. The site is also conveniently located in close proximity 
to a number of educational, recreational and community facilities.

59. The proposal will provide a number of off-site financial contributions secured via the 
s.106 agreement which was approved and signed as part of the outline planning 
application, this includes;

 Education Contribution 
 Community Contribution 
 Sports Facilities Contribution 



60. In summary the proposal aims to provide a high quality housing development 
delivering a range of family homes and affordable homes that will assist in meeting 
housing need within Sedgefield.  The development will provide an attractive and 
desirable living environment that aims to improve both pedestrian and vehicular 
accessibility.  In addition, the proposal has a number of important economic benefits 
including the provision of employment opportunities whilst offering the potential to 
support and improve the economy of Sedgefield through new household creation.

61. Taylor Wimpey North East therefore requests that the application is viewed 
favourably at planning committee, in the context of the previously approved outlined 
planning application and the benefits highlighted above and looks forward to 
delivering this important development site.

PLANNING CONSIDERATIONS AND ASSESSMENT

62.  In October 2016 and following public inquiry, planning permission was granted in 
outline with all matters reserved except access for the erection of up to 220 dwellings 
and planning permission in detail/full for a further 80 dwellings. On this basis, and in 
granting permission, it was established that in respects to the outline element of the 
site that the principle that the site could be redeveloped for residential purposes for 
up to 220 dwellings was acceptable as indeed were the access arrangements into 
the site. The permission was subject to a number of conditions including the 
requirement for the submission of the subsequent reserved matters. These reserved 
matters pursuant to the outline planning permission are for consideration under this 
report, and deal with matters related to layout, scale, appearance, and landscaping.  
These are therefore the main issues for consideration.

Layout

63. This reserved matters application proposes 197 dwellings which is below the 
maximum 220 dwellings limit established by the outline planning permission.  As 
submitted the application proposed 196 dwellings but during the course of the 
application it was increased to 197 and this elaborated upon below.

64. Condition 4 of Planning Permission DM/15/03808/OUT requires that the outline 
element of the development comply with a number of parameter plans and other 
documents/reports including a design code.  Key elements of the design code 
include; that the width of the link road and associated footpaths are consistent 
throughout the whole development site, a hierarchy of streets within the development 
is established and retention of viewing corridors to the Grade I Listed Church of St 
Edmund.

65. In allowing the appeal and granting planning permission for the development the 
Inspector considered that no harm would occur to the setting of Sedgefield 
Conservation Area or the Church of St Edmund.

66. The proposed layout includes the maintenance of a main viewing corridor across the 
open space in the north of the site from the link road through the site.  Two further 
viewing corridors are proposed on a north-south axis in the west of the site.  The 
layout is therefore considered to maintain those important views through the 
development towards the Church of St Edmund.  



67. In the north of the site, where it lies adjacent to the registered Ceddesfeld Hall 
Gardens, a large area of open space is incorporated, in part so as to respect the 
setting of the registered gardens.  A footpath is proposed running from the edge of 
Hodgemore Hill to reinstate a relic tree lined walk which is welcomed.

68. The submitted layout complies with other key requirements of the established outline 
consent parameters.  Primary vehicular circulation within the layout follows the 
principles of a main north-south link road axis between Stockton Road and the A689 
roundabout and east-west routes to the west of this.

69. The parameter plans established that focal points and landmarks should be 
proposed located within the layout.  The application has sought to address this 
requirement within the layout through the placement and grouping together of the 
larger and more imposing dwellings at junction points and at key public locations 
such as the Wilton at plot 13, Lavenham at plot 34 and Eynsham at plot 12.

70. The approved design code from the outline application sought to encourage 
connectivity and pedestrian permeability through the development.  

71. Public Footpath No. 16 (Sedgefield) requires diversion as a result of the 
development.  The originally submitted layout proposed a convoluted route through 
the site which was met by concern from both Access and Rights of Way and public 
responses.  The amended layout plans propose a simplified diversion with the 
proposed route following the line of the main link road before heading west in front of 
plots 33 and 194 and then heading north to emerge at Eden Drive in the same 
location as at present.  This route closely follows that suggested in the parameter 
plans approved at the outline stage.  Access and Rights of Way have raised no 
objections to the route though remind the applicant of the need for a separate 
necessary diversion of the footpath under Section 257 of the Town and Country 
Planning Act 1990.  Public Footpath No. 16 forms part of the designated recreational 
route under SBLP Policy L10 and the proposed retention albeit diverted route of the 
public footpath would accord with the aim of that policy to maintain the recreational 
route.     

72. Additional pedestrian links are proposed onto Stockton Road, south into the adjacent 
Storey Homes site, north to the junction of Eden Drive and Thurlow Road and in the 
west to Eden Drive.  

73. The design code sought to ensure that the width of the link road and associated 
footpaths are consistent on both sides and the proposed layout shows consistency in 
this regard.

74. SLP Policy D1 requires new development to take into account the relationship to 
adjacent land uses and activities and SDLP Policy D5 requires housing layouts to 
make provision for adequate amenity and privacy and the related supplementary 
planning practice guidance note provides separation distance recommendations as 
guidance to ensure this.    

75. With regards to the relationship between the layout of the proposed dwellings and 
neighbouring dwellings, many existing properties on Eden Drive and Thurlow Road 
are separated from the application site by a carriageway and landscape features.  It 
is considered that adequate separation between existing and proposed properties 
can comfortably be provided.  A closer and more intimate relationship does occur 
where properties at The Meadows flank the site to the west and where terraced 
properties numbered 1-23 (odd numbers only) Thurlow Road flank the northern 
boundary of the site close to the junction with Stockton Road.



76. However, separation distances between the main facing elevations of the proposed 
dwellings and the properties at 1-23 (odd numbers only) Thurlow Road are in excess 
of 40m.  This is considered acceptable and would ensure adequate privacy, outlook 
and light for those existing properties.

77. In the west of the site separation distances between the rear elevations of the 
proposed dwellings and flanking properties at The Meadows are in general in excess 
of 25m and landscaping features provide screening.  At the most intimate point 
where no. 30 The Meadows projects out closest to the application site, a separation 
distance of 22m would remain to the proposed plot 134 dwelling and this is 
considered acceptable.

78. Equally the separation distances involved, orientation of properties and siting of main 
habitable room windows within the development is such that prospective occupiers of 
the dwellings within both this phase of the development and similarly at the adjacent 
Storey Homes phase of the development would also be provided with adequate 
privacy, outlook and light. 

79. Highways related objections and concerns are expressed within the public responses 
to the application.  It is important to highlight that planning permission 
DM/15/03808/OUT granted on appeal established both the southern access arm off 
the A689 roundabout and the access point at Stockton Road.  The principle of the 
access arrangements and a road link between has been previously accepted.  In turn 
the main highways implications of the development in regards for instance volume of 
traffic, junction capacity and implications on the local highway network and parking 
provision has all previously been accepted by the Planning Inspector.  

80. Access arrangements through the residential estate are considered safe.  In respects 
to any highways related layout matters, the Highway Authority raise no objections.  
Earlier renditions of the layout were objected to with unacceptable design considered 
to be proposed in relation to various elements including; the centre line radius of the 
main link road; some hard surfacing design; the absence of a traffic calming pinch 
point; sections of carriageway width; and approach to some visitor parking 
distribution.  In addition significant numbers of individual dwellings were previously to 
gain access directly onto the link road through the site.   However, an amended 
layout has addressed all previously identified areas of concern including ensuring 
that groupings of dwellings gain access to the link road via private shared drive. The 
development is considered acceptable in regards to highways related matters.

81. The Town Council has requested clarity on who will police and maintain the 
proposed emergency vehicle access.  Though an emergency vehicular access was 
indicatively shown in submissions at the outline stage it is not necessary to make the 
development acceptable taking into account access arrangements proposed to 
Stockton Road and the A689 and no additional emergency access is now proposed. 
 

82. The S106 legal agreement requires that 10% affordable housing is provided on the 
outline section of the site.  A 10% provision of the scheme as submitted equates to 
19.6 units and appropriately rounded up this is indeed 20 units.  As a result during 
the course of the application the applicant has revised the layout so as to include a 
further affordable home making a total of 20 affordable units within a layout 
comprising of 197 units.  It is noted that the affordable units are generally grouped 
together in the western sections of the application and requests were made that the 
applicant re-distribute these.  The re-distribution of the affordable dwellings has not 
been undertaken by the applicant and it is stated that this is in part due to future 
affordable housing providers/registered social landlords having a preference for 



dwellings being grouped which makes their management functions easier to 
undertake.  Ultimately, it is considered that the distribution of the affordable units 
within the layout is not a reason to refuse the application.

83. The agreed planning obligation under S106 of the Town and Country Planning Act 
1990 requires that 10% affordable housing is provided on the outline section of the 
site.  A 10% provision of the scheme as submitted equates to 19.6 units and 
appropriately rounded up this is indeed 20 units.  As a result during the course of the 
application the applicant has revised the layout so as to include a further affordable 
home making a total of 20 affordable units within a layout comprising of 197 units.

84. The layout of the development is considered compliant with SBLP Policies E18, H19, 
T1, T2, D1, D2, D3 and D5 and Parts 4, 6, 7, 8 and 12 of the NPPF.  These SBLP 
Policies are considered either fully (E18, T1, D1, D2, D3) or partially (H19, T2 and 
D5). 

Scale
 

85.  A key objective of the approved design code was that all dwellings should be 
between one and two and a half storeys in height.  

86.  All dwellings adhere to the requirement of being either bungalows, two storey or two 
and half storeys.  

87.  Such a scale of development is considered appropriate within an edge of settlement 
location and commensurate with residential estates in Sedgefield.  The Wilton 
housetype is the only two and a half storey dwelling proposed within the 
development of which only 14 are proposed.

88. None of the proposed housetypes are considered of unacceptable scale which would 
create any harmful or incongruous impact.  The scale of the proposed dwellings is 
therefore considered acceptable and compliant with the relevant elements of SBLP 
Policies D1 and D5 and having regards to Part 7 of the NPPF. 

Appearance

89. Design and Conservation officers have conveyed some concern with regards to 
whether the design of the proposed dwellings of a high enough quality.

90. The housetypes proposed, whilst generally of standardised approach are considered 
to be appropriately designed and importantly the range of housetypes proposed have 
a commonality in design vernacular and would create a development with a 
distinctive character.  More prominent houetypes of a more distinctive vernacular 
have appropriately been located on the main link road.

91. Again though the Taylor Wimpey housetypes do differ from the adjacent Storey 
Homes dwellings there is some commonality between them so as to ensure 
cohesion in the vernacular.  Examples include the use of head and sill details to 
windows, similarity in approach to some porch design and design approach to 
feature gable ends.

92. A key objective of the approved design code was the need for a high quality palette 
of materials to be used.  A materials layout proposes the use of two types of red 
brick, use of render and a mixture of grey slate type and red pantile type roofing 
materials.  Such an approach is considered appropriate to Sedgefield and is 
reflective of its local character.  However, samples have not been provided and so as 



to ensure that the final choice of materials are appropriate and amongst other 
matters compliment those on the adjacent Storey Homes site it is considered that a 
condition would be necessary to view and agree the final material choices.

93. Furthermore the transition between the Taylor Wimpey site and the Storey Homes 
site is at a point where a feature hedgerow is being retained and the proposed plot 
31 Wilton housetype projects forward.  This would help in marking a clear transition 
point between the sections of the site and establish a change in character area in the 
development as a whole.

94. Overall, the appearance of the dwellings proposed and development as a whole is 
considered acceptable and compliant with the relevant sections of SBLP Policies D1 
and D5 and Part 7 of the NPPF.

Landscaping

95. The submitted layout and landscaping proposal plans establish the key locations of 
the main areas of open space and landscaping retention.  Most notably this includes 
the provision of the large open space in the north of the site adjacent to Hodgemore 
Hill, landscaping on the southern edge of the development adjacent to the A689, 
retention of hedgerow on the east-west axis at the transition point between this site 
and the adjacent Storey Homes site, retention of hedge and green corridor on a 
north-south axis from plot 78 in the north to 177 in the south.  Tree planting in areas 
adjacent to the main link road are also proposed in the landscape submissions.  
These features align with the objectives established under the submitted parameter 
plans.  It should be noted that in addition to the on-site open space provision 
proposed, the planning obligation under S106 associated with the planning 
permission also requires contributions towards off-site improvements to be made.

96. Within the parameter plans the location of SuDS features are indicated.  The final 
surface water disposal measures (which would incorporate SuDS) require agreement 
under the discharge of Condition 16 of the planning permission and are not sought 
for approval at this stage.  However, the submitted layout presents key elements of 
the SuDS design with a main attenuation feature shown adjacent to the southern 
boundary of the site and a swale within the green corridor running between plots 78 
and 177.  These features accord with the principles established within the parameter 
plans.  It is noted that public objections are raised on the grounds of flood risk and 
drainage, however, the principle of the development has been established and final 
drainage solutions are to be resolved under the condition.  Drainage and Coastal 
Protection officers raise no objections. 

97. Landscape officers have considered the proposals submitted and raise no overall 
objections though some matters of detail are identified which they advise should be 
addressed.  This included that the footpath link proposed to be provided to Eden 
Drive in the vicinity of plots 86 and 77 should extend over the road verge beyond the 
site boundary.  The applicant has amended the plans to show such a link but it 
should be noted that they do not own this highway verge but the Council.  As the 
Council owns the verge then potentially this route across the verge can be provided.  
However, even if this did not occur, a desire line across the verge would be provided 
and other routes such as the public right of way connection exist to Eden Drive and 
connectivity throughout the site (as discussed in the layout section of this report) is 
considered acceptable.  

98. Landscape officers request that a 0.8m high fence between gardens be heightened.  
The applicant has confirmed that this will be undertaken and the layout plan 
amended accordingly.  Irrespective of this it is considered that a condition is 



necessary to agree final works with regards to enclosure boundaries.  Landscape 
consider that a management strategy should for the landscaping provided be 
devised and the row of trees north of the main access road should be a single 
species, not three, and that one species be replaced.

99. Though detailed landscaping proposal plans have been submitted, these have not 
been updated during the course of the application to reflect final amendments to the 
layout.  Coupled with the request of Landscape officers it is considered that a 
condition to cover the final elements of the landscape proposals can be attached to 
any approval. 

100. A specific public query is raised with regard to what works are proposed at the 
boundary of The Meadows and the proposed plots 131 and 132.  A large ash tree 
(T116) and a section of a grouping of trees (group 8) are partly located on this 
boundary.  The submitted tree report confirms that the ash tree and the tree group 
are to be retained and protected from the development works with no works 
necessary to the tree or grouping to facilitate the development.  With regards to 
means of enclosures, whilst the details of many of these within the development 
plots are clearly illustrated it is less clear what is precisely occurring on the site 
boundaries and whether existing fences are proposed for retention or removal.  
Therefore a condition is considered necessary to resolve this. 

101. In addition to the proposed landscaping elements of the development there is a 
requirement for some tree and hedge removals and other works which was clear at 
the outline stage.  These are presented in detail within the Arboricultural Impact 
Assessment and Arboricultural Method Statement which recommend that a total of 
13 individual trees removal and some removal of sections of hedgerow and sections 
of tree group 8.

102. Arboriculture officers raise no objections to the report submissions however, it is 
recommended that protective fencing is extended on the northern section of the site 
to avoid accidental damage and material storage in root areas.  Furthermore, the 
arboricultural impact assessment tree protection plans have not been updated to 
reflect the most up to date layout for the development and as a result it is considered 
a condition should agree final tree protection measures.  Arboriculture officers have 
requested that tree no. 111 be sought for retention.  However, it is located at the 
point of the approved access junction with Stockton Road and therefore conflicts with 
the approved access arrangements.

103. Subject to condition the landscaping proposals and implications of the development 
and provision of open spaces are considered acceptable and compliant with relevant 
elements of SBLP Policies E1, E15, L1, L2, D1 and D5 and Parts 8 and 11 of the 
NPPF.  These policies are considered either fully (E1, E15 and D1) or partially (L1, 
L2 and D5) consistent with the NPPF and can be afforded weight in the decision 
making process.

Other Issues

104. Much of the public opposition to the development relate to planning matters which 
were mattes for consideration at the outline stage.  These include the principle of the 
development on designated Green Wedge, loss of recreational land, impacts on 
services and infrastructure (including schools, surgeries, water supplies) and 
considered conflict with the Sedgefield Plan.  Taking account such factors the 
Planning Inspectorate considered that the development was acceptable and granted 
planning permission.  Only matters pursuant to the reserved matters of the scheme 
can be considered under this application.  



105. Some public objections appear to consider that this proposal is an additional housing 
scheme in addition to the 300 dwellings approved Eden Drive but it is just the 
reserved matters pursuant to the same application.

106. Public objection considers that inadequate public consultation has been undertaken 
by the applicant with only one event being held.  However, the holding of a single 
consultation event in regards to a development is not unusual and furthermore pre-
application public consultation is not a mandatory requirement.

107. Public objections are raised regarding residential amenity matters pursuant to noise, 
air pollution and noisy construction activities.  The principle of the development and 
the impacts of the associated works and movements were considered under the 
outline planning permission and indeed related matters were specifically referred 
within the Inspectors decision.  

108. Concerns are expressed over the potential impacts of the development upon 
property values, however, this is not a material planning consideration.

109.  In addition concerns are expressed that a number of documents referred to in the 
submitted planning statement are not available on the website.  Documents pursuant 
to the reserved matters application have been placed on the website.  Other 
documents pursuant to the outline planning permission remain on that file which are 
also available online.

110. Public responses raised concern with regards to the potential impacts of works to 
trees upon wildlife.  Ecology officers originally expressed concerns with regards to 
potential impacts upon bats as a result of works to trees of high risk for bat roosts.  
However, during the course of the application an additional method statement has 
been submitted which Ecology have reviewed as being acceptable.  This method 
statement details that survey work on the high risk trees subject to works has been 
undertaken which found no evidence of roosting bats but that it is recommended that 
a final checking survey is undertaken before felling of the tree.  This method 
statement can be conditioned on any approval. As no impacts upon any European 
Protected Species (EPS) are considered to result from the development there is no 
requirement to assess the likelihood of a EPS license being granted set against the 
derogation test requirements of the Habitats Directive brought into effect by the 
Conservation of Habitats and Species Regulations 2010 (and as amended in 2012).  
No objections are raised on ecological grounds and the development is considered 
compliant with SBLP Policy E11 and Part 11 of the NPPF in this regard.  Policy E11 
is considered fully consistent with the NPPF and can be attributed weight in the 
decision making process.  

CONCLUSION

111. On appeal in October 2016 planning permission was granted in outline with all 
matters reserved except access for the erection of up to 220 dwellings and planning 
permission in detail/full for a further 80 dwellings.  On this basis, and in granting 
permission, it was established that in respects to the outline element of the site that 
the principle that the site could be redeveloped for residential purposes for up to 220 
dwellings was acceptable as indeed were the access arrangements into the site.  
The views of objectors have been considered however, only matters pursuant to the 
reserved matters to that outline planning permission are for consideration under this 
application those matters being layout, scale, appearance, and landscaping.  



112. The proposals have been assessed and are considered acceptable in regards to 
those reserved matters when assessed against relevant SBLP Policies, relevant 
sections of the NPPF and other material planning considerations including the 
consultation responses received.  Consideration has been given to the parameter 
plans and design code which established principles which the outline element of the 
development should adhere to and the proposals are found to be in general 
conformity with those established principles.  Overall, it is considered that within the 
context of the site, the proposals are considered to be appropriate and are therefore 
recommended for approval accordingly. 

RECOMMENDATION

That the application be APPROVED subject to the following conditions:

1. The development hereby approved shall be carried out in accordance with the 
following approved plans and documents: 

Plans:

Planning Layout 1N/SEDGE/SK-01 Rev P
Diverted PROW and Diverted PROW and New Footpath Links 1N/SEDGE/SK-12 
Rev A
Wilton PB52/6/PL2 A_B
Wilton PB52/6/PL3 B
Whitford PA411/7/PL2_A
Whitford PA411/7/PL3_A
Midford PA44/7/PL1 A
Midford P44/7/PL2_A
Midford PA44/7/PL3_A
Lavenham PD51/7/PL2_A
Lavenham PD51/7/PL3_A
Haddenham PD411/7/PL3_A
Haddenham PD411/7/PL2_A
Haddenham PD411/7/PL1A_A
Gosford PA34/7/PL1_A
Gosford PA34/7/PL2_A
Gosford PA34/7/PL3_A
Flatford PA33/7/PL1_A
Flatford PA33/7/PL3-
Flatford PA33/7/PL2-
Eynsham PD410/7/PL1A_A
Eynsham PD410/7/PL3_A
Eynsham PD410/7/PL2_A
Downham PD49/7/PL3_A
Downham PD49/7/PL2_A
Dadford PA30/7/PL2_A
Bungalow BUN/6/PL2_A
Aldenham PD32/7/PL3_A
Aldenham PD32/7/PL2_A
AA22 AA22/6/PL2_A
Garages/PL1
Garages/PL2



Documents:

Bat Tree Inspection 4643 Tree R01by E3 Ecology Ltd
Arboricultural Method Statement Revision D by All About Trees 
Arboricultural Impact Assessment Revision D by All About Trees 

Reason: To define the consent and ensure that a satisfactory form of development is 
obtained having regard to Sedgefield Borough Local Plan Policies E1, E11, E15, 
E18, H19, T1, T2, L1, L2, L10, D1, D2, D3 and D5.

2. Tree retention, tree removal and other tree works shall adhere to the schedule 
contained within Appendix 1 of the Arboricultural Method Statement Revision D by 
All About Trees and the Arboricultural Impact Assessment Revision D by All About 
Trees.  No development work shall take place nor any site cabins, materials or 
machinery be brought on site until all trees and hedges agreed for retention, are 
protected by the erection of fencing comprising a vertical and horizontal framework of 
scaffolding, well braced to resist impacts, and supporting temporary welded mesh 
fencing panels or similar in accordance with BS 5837:2012 and in accordance with a 
tree protection plan which has been first submitted to and approved in writing by the 
Local Planning Authority. Protection measures shall remain in place until the 
cessation of the development works. 

Reason: In the interests of the visual amenity of the area having regards to Policies 
E1, E15, D1 and D5 of the Sedgefield Local Plan and Parts 7 and 11 of the National 
Planning Policy Framework. Required to be pre-commencement as landscape 
features must be protected prior to works, vehicles and plant entering the site.

3. Prior to the commencement of works on the erection of any dwelling a detailed 
landscaping scheme for the development shall be submitted to and approved in 
writing by the Local Planning Authority. 
The landscape scheme shall include the following: 

 A plan showing the public/structural landscaping and private/in-curtilage 
landscaping; 

 Any trees, hedges and shrubs scheduled for retention; 
 Details soft landscaping including planting species, sizes, layout, densities, 

numbers; 
 Details of planting procedures or specification; 
 Finished topsoil levels and depths; 
 Details of temporary topsoil and subsoil storage provision;
 The establishment maintenance regime, including watering, rabbit protection, 

tree stakes, guards etc. 
 A landscape management strategy for the long term management and 

maintenance of the landscape/open space areas

Trees, hedges and shrubs within the area defined as public/structural landscape 
space planted in accordance with the scheme shall not be removed within five years. 
Within the area defined as public/structural landscape space any trees or plants 
which die, fail to flourish or are removed within a period of 5 years from the 
substantial completion of the development shall be replaced in the next planting 
season with others of similar size and species. Replacements within the area defined 
as public/structural landscape space will be subject to the same conditions. 

The approved landscaping scheme shall be fully implemented within the first 
available planting season following the completion of the development. 



Reason: In the interests of the visual amenity of the area having regards to Policies 
E1, E15, D1, D5 of the Sedgefield Local Plan and having regard to Parts 7 and 11 of 
the National Planning Policy Framework.

4. Notwithstanding any details of materials submitted with the planning application, no 
development shall commence on the erection of the dwellings until full details and 
samples of external materials have been submitted to and approved in writing by the 
Local Planning Authority. The development shall be constructed in accordance with 
the approved details. 

Reason: In the interests of the visual amenity of the area having regards to Policies 
D1 and D5 of the Sedgefield Local Plan and Part 7 National Planning Policy 
Framework.

5. Notwithstanding any details of means of enclosure submitted with the planning 
application, no development shall commence on the erection of the dwellings until 
full details of the location, appearance and materiality of all proposed means of 
enclosure and retaining structures and details of those enclosures on site to be 
retained have been submitted to and approved in writing by the Local Planning 
Authority. The development shall be constructed in accordance with the approved 
details. 

Reason: In the interests of the visual amenity of the area having regards to Policies 
D1 and D5 of the Sedgefield Local Plan and Part 7 National Planning Policy 
Framework.

STATEMENT OF PROACTIVE ENGAGEMENT

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

BACKGROUND PAPERS

 Submitted application form, plans supporting documents and subsequent information 
provided by the applicant.

 The National Planning Policy Framework (2012)
 National Planning Practice Guidance notes.
 Sedgefield Borough Local Plan
 Statutory, internal and public consultation responses.
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