
Planning Services

COMMITTEE REPORT
APPLICATION DETAILS

APPLICATION NO: DM/18/01115/FPA

FULL APPLICATION DESCRIPTION: Redevelopment to provide 2/3 storey office building of 
1251sqm floor space.

NAME OF APPLICANT: The Hanro Group

ADDRESS: Fram Well House, Diamond Terrace, Durham, DH1 5SU

ELECTORAL DIVISION: Elvet and Gilesgate

CASE OFFICER: Steven Pilkington, Senior Planning Officer, 03000 263964 
steven.pilkington@durham.gov.uk 

DESCRIPTION OF THE SITE AND PROPOSALS

The Site 

1. The application site measures 0.27 ha in size and consists of the detached building 
known as Fram Well House and associated car parking.  The building located 300m 
north of Durham City Centre has a lawful use as offices, and is predominately two 
storey, with a smaller single storey element to the south western elevation. A car park 
is located to the east of the building, with informal parking provided along the 
unadopted access road leading from Framwelgate Peth. There is a level change 
across the site of approximately 1m in an east to west direction and 2m in a north to 
south direction meaning that the rear access road of Diamond Terrace is lower than 
the application site which in part is separated by a retaining wall with a landscape 
buffer maintained by the residents of Diamond Terrace.   

2. Part of the application site is located within the Durham City Green Belt, the boundary 
of which is aligned with the eastern elevation of the existing building and includes the 
existing car park. This area also forms part of a wider area of designated High 
Landscape Value. The site is located within the Durham (City Centre) Conservation 
area which includes the Durham Cathedral World Heritage Site. The site is within close 
proximity to 6 listed buildings; Fram Well Head (grade II) approx. 70 metres to the 
west, Durham Railway Station (Front Range and West Range separately listed at 
grade II) approx. 170 metres further west, and Crook Hall (grade I) approx. 300 metres 
to the north-east. The Coach House and North Barn adjacent to the main hall are 
separately listed at grade II.

mailto:steven.pilkington@durham.gov.uk


The Proposal 

3. Planning permission is sought for the demolition of the existing building and the 
erection of an office building with a footprint of 500sqm providing 1251sqm of office 
space over three floors. The building would measure approximately 32m in length by 
15m in width with a ridge height of between 8.9m and 6.7m due to the differing ground 
level. The shape of the building would be largely rectangular with a 45 degree chamfer 
on the south western corner. Windows are proposed on the eastern, southern and 
western elevation, with the main pedestrian entrance on the eastern elevation. A 
secondary access and service entrance would be provided to the western elevation. 
The car parking on site is proposed to be reconfigured to formalise bays to provide 21 
spaces along with cycle parking. A turning head would be provided in the reconfigured 
rear car park for service and refuse vehicles. 

4. The building would be constructed from a steel frame with brick work on the lower level 
and corrugated cladding sheets on the upper levels. The flat roof would have a 1.5m 
green roof strip around the south, east and west elevations, the remainder being a 
pebble ballast.  

5. This planning application is being reported to the Central and East Planning 
Committee at the request of Cllr David Freeman due to concerns on the impact on the 
Conservation Area and amenity of local residents.  

PLANNING HISTORY

6. An application for the demolition of the existing building and erection of 7no. 
Townhouses for student accommodation was refused in 2016 (ref DM/15/02129/FPA)

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). 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’. 

8. 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.

9. 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.



10. NPPF Part 2 – Ensuring the Vitality of Town Centres.   Planning policies should be 
positive, promote competitive town centre environments and set out policies for the 
management and growth of centres over the plan period.

11. 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.

12. 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.

13. 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.

14. NPPF Part 9 – Protecting Green Belt Land. The Government attaches great 
importance to Green Belts. The fundamental aim of Green Belt policy is to prevent 
urban sprawl by keeping land permanently open; the essential characteristics of Green 
Belts are their openness and permanence. Green Belt land serves 5 purposes; to 
check the unrestricted sprawl of large built-up areas; to prevent neighbouring towns 
merging into one another; to assist in safeguarding the countryside from 
encroachment; to preserve the setting of historic towns; and to assist in urban 
regeneration, by encouraging the recycling of derelict and other urban land.

15. 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.

16. 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.

17. 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

18. The Government has consolidated a number of planning practice guidance notes, 
circulars and other guidance documents into a single Planning Practice Guidance 
Suite.  This document provides planning guidance on a wide range of matters. Of 
particular relevance to this application is the practice guidance with regards to; air 
quality; climate change; conserving and enhancing the historic environment; 
consultation and pre-decision matters; design; determining a planning application; 
ensuring the vitality of town centres; flood risk and coastal change; health and well-
being; land affected by contamination; land stability; light pollution; natural 
environment; neighbourhood planning; noise; renewable and low carbon energy; 
travel plans, use of planning conditions and; water supply, wastewater and water 
quality.

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

LOCAL PLAN POLICY: 

City of Durham Local Plan (2004)

19. Policy E1 – Durham City Green Belt.  Outlines the presumption against inappropriate 
development in the Green Belt in order to preserve its intrinsic openness.

20. Policy E3 – World Heritage Site Protection.  Protection seeks to safeguard the site and 
setting from inappropriate development that could harm its character and appearance.

21. Policy E6 – Durham City Centre Conservation Area. Seeks to preserve the special 
character, appearance and setting of the conservation area by setting out design 
criteria that developments should adhere to and not permitting the demolition of 
historic properties 

22. Policy E10 - Areas of Landscape Value.  Is aimed at protecting the landscape value of 
the district's designated Areas of Landscape Value.

23. Policy E14 - Protection of Existing Trees.  Seeks to protect existing trees wherever 
appropriate.

24. Policy E15 - New Tree and Hedgerows. States that the council will encourage tree and 
hedgerow planting.

25. Policy E16 – Nature Conservation – the Natural Environment. Is aimed at protecting 
and enhancing the nature conservation assets of the district. Development proposals 
outside specifically protected sites will be required to identify any significant nature 
conservation interests that may exist on or adjacent to the site by submitting surveys 
of wildlife habitats, protected species and features of ecological, geological and 
geomorphological interest. Unacceptable harm to nature conservation interests will be 
avoided, and mitigation measures to minimise adverse impacts upon nature 
conservation interests should be identified.

26. Policy E21 – Historic Environment. Seeks to preserve and enhance the historic 
environment by requiring developments to minimise adverse impacts on significant 
features of historic interest and encourage the retention, repair and re-use of buildings 
ad structures which are not listed but are of visual or local interest. 

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


27. Policy E22 – Conservation Areas.  This policy seeks to preserve or enhance the 
character or appearance of conservation areas, by nor permitting development which 
would detract from its setting, while ensuring that proposals are sensitive in terms of 
scale, design and materials reflective of existing architectural details.

28. Policy E23 - Listed Buildings. Seeks to safeguard listed buildings and their settings by 
not permitting, development that would adversely affect the special interest of a listed 
building, total or substantial demolition, or development detracting from the setting of 
a listed building.  Any alterations must be sympathetic in design, scale and materials.

29. Policy E24 – Ancient Monuments and Archaeological Remains. Ancient monuments 
and other nationally significant archaeological remains and their settings will be 
preserved in situ and damage would not be permitted. Archaeological remains of 
regional and local importance will be protected in situ and where preservation in situ 
is not justified by, ensuring that in areas where there is evidence that significant 
archaeological remains exist, or reasons to pre-suppose they exist, pre-application 
evaluation or archaeological assessment will be required and requiring as a condition 
of planning permission, that a programme of archaeological investigation, recording 
and publication has been made.

30. Policy EMP 14 – Office Development – Office Development Elsewhere.  Sets out that 
there may be premises within the built up part of the district which would be suitable 
for office use, consisting of conversion, extension or new construction on a modest 
scale. This is subject to there being no significant adverse impact on the amenity of 
neighbouring occupiers the site is assessable by a range of transport measures and 
the site can be served by roads capable of accommodating any increase in traffic. 

31. Policy T1 – Traffic – General. States that the Council will not grant planning permission 
for development that would generate traffic likely to be detrimental to highway safety 
and/or have a significant effect on the amenity of occupiers of neighbouring property. 

32. Policy T10 – Parking – General Provision. States that vehicle parking should be limited 
in amount, so as to promote sustainable transport choices and reduce the land-take 
of development.  

33. Policy T20 - Cycle Facilities. Seeks to encourage appropriately located, secure parking 
provision for cyclists.

34. Policy CC1 – City Centre – Vitality and Viability – Sets out that the Council seeks to 
protect and enhance the vitality and viability of the city centre by promoting a mixture 
of uses, sustaining shopping areas, promoting new residential developments, 
enhancing access to and within the city, promoting development which seeks to 
enhance the area. Proposals will be expected to conform to national planning policy 
guidance with particular reference to the sequential approach to the location of 
development.    

35. Policy Q1 – General Principles – Designing for People. The layout and design of 
development should take into account the requirements of users including personal 
safety and crime prevention and accessibility requirements. 

36. Policy Q2 – General Principles Designing for Accessibility. The layout and design of   
all new development should take into account the requirements of users and embody 
the principle of sustainability. 



37. Policy Q5 – Landscaping General Provision. Sets out that any development which has 
an impact on the visual amenity of an area will be required to incorporate a high 
standard of landscaping.  

38. Policy Q6 – Landscaping – Structural Landscaping.  States that all new development 
located on the outer edge of settlements or exposed sites will be required to include 
peripheral structural landscaping within the site in order to minimise any adverse visual 
impact of the proposal.

39. Policy Q15 – Art in Design.  This policy states that the Council will encourage the 
provision of artistic elements in the design and layout of proposed developments. Due 
regard will be made in determining applications to the contribution they make to the 
appearance of the proposal and the amenities of the area.

40. Policy U5 – Pollution Prevention – General.  Planning permission for development that 
may generate pollution will not be granted if it results in; an unacceptable adverse 
impact upon the quality of the local environment; the amenity of nearby and adjoining 
land and property or; will unnecessarily constrain the development of neighbouring 
land.

41. Policy U8a – Disposal of Foul and Surface Water. Requires developments to provide 
satisfactory arrangements for disposing of foul and surface water discharge.  Where 
satisfactory arrangements are not available, then proposals may be approved subject 
to the submission of a satisfactory scheme and its implementation before the 
development is brought into use.  

42. Policy U9 – Watercourses.  Requires that development proposals which may directly 
affect watercourses do not result in flooding, pollution, harm to nature conservation or 
harm to visual amenity.  

43. Policy U11 – Development on Contaminated Land.  Sets out the criteria against which 
schemes for the redevelopment of sites which are known or suspected to be 
contaminated. Before development takes place it is important that the nature and 
extent of contamination should be fully understood.

44. Policy U12 – Development near Contaminated Land.  Measures must be undertaken 
which would be sufficient to stop contaminants leaches or gases penetrating the site 
and accumulating in buildings and structures which could be harmful gases should be 
prevented from migrating into surrounding land.

45. Policy U13 – Development on Unstable Land.  States that development on unstable 
land will only be permitted if it is proved that there is no risk to the development or its 
intended occupiers or users from such instability or that satisfactory remedial 
measures can be undertaken.

RELEVANT EMERGING POLICY:

The County Durham Plan

46. 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.  An ‘Issues 
& Options’ consultation was completed in 2016 on the emerging the County Durham 
Plan (CDP) and the ‘Preferred Options’ was approved for consultation at Cabinet in 
June 2018.  However, the CDP is not sufficiently advanced to be afforded any weight 
in the decision making process at the present time.  



Durham City Neighbourhood Plan

47. The pre submission draft of the Durham City Neighbourhood Plan was recently been 
the subject of the first formal public consultation which closed on 18th December 2017.  
The Durham City Neighbourhood Forum is currently considering the representations 
received and these should inform the finalisation of the plan for submission to the 
council for further public consultation and progression to independent examination.

48. This council has made representations on the pre submission version of the plan and 
the associated Strategic Environmental Assessment which raises a number of 
significant issues which will need to be resolved in order that the plan meets the 
prescribed Basic Conditions. In light of this and given the plan is still at an early stage 
of plan preparation it has not yet reached a stage where weight can be afforded to it.

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

planning-and-development-decision-making-at-the-moment (City of Durham Local Plan)

CONSULTATION AND PUBLICITY RESPONSES

STATUTORY RESPONSES:

49. Highways Authority – It is advised that the proposed access arrangements to the site 
are acceptable whilst the parking provision is acceptable for this central location. 
Conditions should be attached to ensure the delivery of 2 active EV charging spaces, 
along with the provision of cycle parking. The rationalisation of parking around the 
entrance into the site is considered an improvement whilst the level of traffic generated 
by the scheme would be expected to be similar to that that could be generated by the 
existing development.   

50. Northumbrian Water – Raise no objections and state that surface water disposal 
should be developed having regards to the hierarchy of surface water disposal.

51. Drainage and Costal Protection – Advise that a scheme for the attenuation of surface 
water from the site utilising SUDS should be developed.

52. Network Rail – Offer no objection in principle to the development but require a method 
statement in relation the construction works, lighting of the site and details of boundary 
fencing landscaping to be agreed by condition to protect the integrity and operation of 
the Rail Line. 

53. Coal Authority – Advise the following consideration of an amended ground 
investigation report and clarification of the nature of the proposals a conditional 
approach to deal with land stability associated with previous coal mining activity on 
site can be adopted. 

INTERNAL CONSULTEE RESPONSES:

54. Spatial Policy – Advise that the sites location is considered acceptable when 
considered against town centre policies within the CDLP and the NPPF. Given the 
minor increase in floorspace it is not considered necessary for the applicant to consider 
disaggregating this increase in floorspace within a sequential preferable town (city) 
centre location. The proposed increase in floorspace at the site would see a minor 
incursion into the Green Belt, consideration will need to be given to whether very 
special circumstance exist. The site’s location within the Conservation Area and within 
proximity of the WHS requires the design of the proposed office to be carefully 
scrutinised. The CDLP is not considered silent, absent or out of date with regards 
policies for assessment of this proposal and therefore paragraph 14 is not engaged.

http://www.durham.gov.uk/article/3266/Whats-in-place-to-support-planning-and-development-decision-making-at-the-moment
http://www.durham.gov.uk/article/3266/Whats-in-place-to-support-planning-and-development-decision-making-at-the-moment


55. Design and Conservation – Advise that the impact on designated heritage assets and 
their settings would overall be considered neutral. While aesthetic consideration is 
subjective, the proposal would appear higher quality compared to the existing building.  
The external envelope adopts a contemporary aesthetic that pays some homage to 
the areas light industrial past.  The architectural treatment of the solid robust lower 
level contrasts with the lighter weight upper floors where the rhythm and verticality of 
the glazing expresses the local vernacular The simple pallet of materials and finishes 
also relates well to both the historic and present-day fabric of this part of the city and 
conservation area. The development would not harmfully impact upon the setting of 
Durham World Heritage Site and other designated heritage assets, (to and from), and 
would not directly affect any historic, visual or no-visual relationships between these 
assets.  

56. Landscape – Offer no objections, advising that in near views from the rear of Diamond 
Terrace the new building would be visible and the increase in scale relative to the 
existing building would be apparent, with some adverse effect on the visual amenity of 
closer properties. The roof-scape would be overlooked through trees from the East 
Coast Main Line and the western elevation would be glimpsed from a short section of 
Framwelgate Peth. In wider views across the city the proposals would form a small 
part of visually complex panoramas. It is advised that the effects on visual amenity in 
those views would not be significant. Design advice is offered in relation to the 
landscaping of the site, particularly around the planting up of a hedgerow and trees 
along the eastern site boundary.  

57. Landscape (Arboriculture) – Advise that specimens that are located within the railway 
embankment have grown towards and over the existing property. Pruning back of 
overhang will not have an adverse effect of the overall site or conservation area and 
will need to be undertaken to enable construction and to prevent possible branch 
failure.

58. Ecology – Advise that the supplied Bat Survey by Barrett Environmental is sufficient 
to inform the application and no further survey is required. The building contains a bat 
roost and a European Protected Species Licence is required for the demolition. 
Mitigation is proposed in the form of a bat roost unit within the new building. The 
delivery of this should be conditioned. 

59. Environmental Health and Consumer Protection (Air Quality) – Advise the site is in 
close proximity of an Air Quality Management Area (Durham City Centre), however 
the development is not expected to generate a level of traffic of a magnitude that would 
impact on the Air Quality Management Area. Methods for the suppression of dust and 
particulates should be adopted during construction.     

60. Environmental Health and Consumer Protection (Contaminated Land) – No objections 
are raised, officers advise a conditional approach in relation to land contamination to 
secure further sampling work and mitigation as required. 

61. Environmental Health and Consumer Protection (Pollution Control) – Advise that the 
developer should ensure that an appropriate acoustic environment is achieved within 
the building commensurate with its use. A condition to ensure this is recommended.  
The development does have the potential for noise to be generated from external plant 
which could affect nearby residential properties. Details of the external plant and their 
siting should be secured.   In terms of the noise (and dust) from construction works, 
the site is constrained and in close proximity to residential properties. In addition due 
to the ground conditions on site it is likely that piling will be carried out. This method of 
construction can have significant noise/vibration issues associated with it, as such a 
construction management plan should be submitted and agreed before development 
commences. 



62. Archaeology – No objections are raised, advising that the proposed development uses 
the plot currently occupied by a building. It is unlikely that the proposals will impact any 
previously undisturbed below-ground remains.

63. Sustainable Transport – Advise that a final travel plan will need to be agreed before 
the development is occupied. Sufficient and appropriate cycle storage should be 
provided on site, consideration could be given to the resurfacing of Sidegate to allow 
safer transition of cyclists and pedestrians from the development into the city.  

PUBLIC RESPONSES:

64. The application has been publicised by way of press notice, site notice, and individual 
notification letters to neighbouring residents. 24 letters of objection from local 
residents, including from Sidegate Residents Association, St Nicholas’ Community 
Residents Forum and the City of Durham Trust, have been received in relation to the 
development as summarised below.

Design/Appearance
 The proposed material used (dark bricks and corrugated fibre cement panels) are 

inappropriate and would clash with the brick buildings of diamond terrace. 
 The appearance of the building is industrial in nature and not compatible with 

surrounding properties. 
 The scale and layout of the building would swamp Diamond Terrace compared to 

the existing brick built building with pitched roof.
 The addition of an inappropriate flat roof would tower above the terrace of houses 

and would be more prominently than the existing.
 A brick structure should be considered. 
 The scale of the building is considerably bigger not marginally bigger. 
 The development would enclose the rear of diamond terrace and restrict views out 

into the Green Belt. 
 The development would have a harmful effect on the character and appearance of 

the area. 

Landscaping/Fencing 
 The proposed treatment of the landscaping strip separating Diamond Terrace and 

the development is inappropriate
 This area is used as an amenity area to hang washing out
 Due to the level difference the proposed fence would exceed the stated height
 The development would require the removal of trees on the railway embankment 

and along the site entrance 

Green belt 
 The development would be encroaching into the greenbelt, there are no special 

circumstances to justify this. The development would be contrary to the NPPF in 
this respect.

 The delivery of 100 FTE jobs is not exceptional and is an unknown factor. 
 The development would have a greater impact on the openness of the greenbelt 
 If extra space is needed this should be to the front of the development. 
 Concerns are raised regarding the potential to set a precedent for encroachment 

into the greenbelt 
 The carpark within the greenbelt is not considered previously developed land as it 

has not been occupied by a permanent structure. 



Residential amenity 
 The overall layout would dwarf and swamp Diamond Terrace
 Concerns are raised regarding the potential impact during demolition due to the 

proximity of residential properties.
 Concerns regarding the presence of asbestos in the building.
 The height of the current external walls is approximately 5.5m, this would be 

increased to approximately 9.5m.
 Potential shade cast by the development 

Other matters
 Bats are present within the property and frequent the immediate area, full surveys 

should be undertaken. 
 Access will need to be maintained over the car park for existing residents to allow 

emergency services and other amenities to access Diamond Terrace. 
 Air pollution targets are already being exceeded and no further commercial 

development should be allowed. 
 The need for further office space given existing and proposed developments is 

questioned. 

APPLICANTS STATEMENT: 

65. Hanro, a well established and responsible Newcastle based property company, is 
working in partnership with Neil McMillan of iMpeC Developments, a developer with 
over 10 years track record of delivering successful projects in Durham. The partnership 
is seeking planning approval for the redevelopment of Framwell House in Durham City 
to deliver a new modern office building. This is a strategically important project for the 
City as it will provide much needed new employment space in a short timeframe to 
cater for unsatisfied demand. This will help retain existing businesses, attract new 
ones and prevent leakage of jobs to other centres within the region.

66. The proposed new office building will be ideally situated adjacent to Durham Station 
and the wider City Centre amenity. At 12,000 sqft the building will house between 120 
and 150 high quality workers. The buildings size and location perfectly complement 
the proposed new developments at Milburngate and Akley Heads where further office 
space is planned to be built in the years to come. This development, if approved, will 
be the first speculative office building in Durham City for over a decade and it will help 
satisfy some of the current demand from businesses who are looking move to, or re-
locate within Durham City. Notwithstanding that the proposed building has not been 
marketed as yet, such is the demand we already have a number of interested parties.

67. Key summary points to note; 

 There is a significant lack of supply of office space in Durham City;
 Demand is there now for modern office space at a certain size floor plates;
 Upon securing planning approval the developers will invest a seven figure sum to 

redevelop the site. 
 This site is deliverable in the short term to meet the growing need;
 The redevelopment plans complement the County Durham Plan and the growth 

plans for the city;
 The office building could create between 120 and 150 new high quality jobs 

which will increase spending in the City;
 The existing building is no longer fit for purpose;
 The existing building even if refurbished would be compromised and it would not 

offer the size of modern floor plates needed by the market;
 The site is previously developed land with an extant use for office;



 The area of Green Belt encroachment taken with the new building is vital to 
provide the modern floor space required by business. It should be noted that the 
Green Belt land is only a small percent of the total footprint and that Green Belt 
land it will partly occupy currently forms part of a poorly landscaped surface car 
park. 

 In approving this application it will provide significant economic and employment 
benefits for the City and satisfy in part the immediate market demand.

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 

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

PLANNING CONSIDERATIONS AND ASSESSMENT

68. Section 38(6) of the Planning and Compulsory Purchase Act 2004 sets out that if 
regard is to be had to the development plan, decisions should be made in accordance 
with the development plan unless material considerations indicate otherwise. In 
accordance with Paragraph 212 of the National Planning Policy Framework (NPPF), 
the policies contained therein are material considerations that should be taken into 
account in decision-making. Other material considerations include representations 
received. In this context, it is considered that the main planning issues in this instance 
relate to: the principle of the development, heritage and landscape impact, landscape 
and visual impact, loss of open space, layout and design, highway safety and access, 
residential amenity, ecology, flooding and drainage, ground conditions and other 
issues.

The Principle of Development

69. Planning law requires that applications for planning permission must be determined in 
accordance with the development plan unless material considerations indicate 
otherwise.  The NPPF is a material planning consideration.  The City of Durham Local 
Plan (CDLP) remains the statutory development plan and the starting point for 
determining applications as set out in the Planning Act and reinforced at Paragraph 12 
of the NPPF. However, the NPPF advises at Paragraph 215 that local planning 
authorities (LPAs) are only to afford existing Local Plan policies material weight insofar 
as they accord with the NPPF.   

70. The CDLP was adopted in 1994 and was intended to cover the period to 2004. The 
NPPF Paragraph 211 advises that Local Plan policies should not be considered out-
of-date simply because they were adopted prior to the publication of the NPPF.  

Town Centre 

71. Policy EMP14 of the CDLP sets out that although in general offices should be located 
within established centres, there may be premises within the built up area which would 
be suitable for office use, consisting of conversion, extension or new constriction on a 
modest scale. As part of the development extends beyond the built up area of Durham 
then there would be some conflict with policy EMP14. However, Policy EMP14 is not 
considered consistent with the NPPF, which requires the application of a sequential 
test for main town centre uses (including offices). Reduced weight can therefore be 
afforded to this policy in the decision making process. 

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


72. The broader, strategic Policy CC1 of the CDLP does align with the NPPF, in that it 
identifies that the Council will seek to protect and enhance the vitality and viability of 
Durham City centre by promoting a mixture of uses. The policy sets out that proposals 
will be expected to conform to the ‘sequential approach’ advocated in national planning 
policy. The supporting text for the policy identifies that the sequential approach as set 
out in the former PPG6 will be applied to major developments. PPG6 has now been 
superseded by the NPPF, however, the NPPF still adopts a sequential test to certain 
planning applications. Therefore, subject to application of the more up to date sets set 
out in the NPPF Policy CC1 of the CDLP is considered consistent with the NPPF and 
should be afforded substantial weight in the decision making process.

73. The NPPF, at Paragraph 24, sets out that a sequential test should be applied to 
planning applications for main town centre uses (which the NPPF identifies an office 
is), which are not located within an existing centre or in accordance with an up to date 
Local Plan. Main town centre uses should be located in town centres, then in edge of 
centre locations and only if suitable sites are not available should out of centre sites 
be considered.  

74. Paragraph 26 of the NPPF states that when assessing applications for retail, leisure 
and office development outside of town centres, an impact assessment is required if 
the floor space of the development is over 2,500sqm if there is no locally set threshold 
(which is the case in Durham). In this instance an impact assessment is not required, 
the proposal seeks to increase the floorspace to 1124sqm which falls below the 
2500sqm threshold. Paragraph 27 of the NPPF states that where an application fails 
to satisfy the sequential test or is likely to have a significant adverse impact, it should 
be refused.

75. In this instance, as advised by the Council’s Spatial Policy Section, as the development 
would be replacing an existing office building, albeit with a larger floorspace, it is not 
considered realistic for the applicant to consider disaggregating this increase in floor 
space (609sqm) within a sequentially preferable town (city) centre location. This 
relatively limited increase in floor space is also not considered to have any significant 
impact on the vitality and viability of the down centre or affect the delivery of existing 
or committed developments. It is therefore considered that the proposed use is 
considered acceptable with regards to Paragraph 24-27 of the NPPF and thereby 
satisfying the tests of CDLP Policy CC1. 

Green Belt 

76. Part of the re-developed building (188sqm) would extend beyond the original footprint 
of the building into the Durham City Green Belt. Saved Policy E1 of the CDLP sets out 
that within the Green Belt the construction of a new building is inappropriate and will 
not be permitted unless for specific purposes; including for agriculture or forestry, 
essential sport and recreation facilities, limited infilling of major developed sites, 
replacement of an existing dwelling, re-use or conversion of an existing building or 
limited extensions/alterations to and existing dwelling. The redevelopment of this site 
in the proposed form would not satisfy any of these exceptions and therefore would 
represent inappropriate development within the Green Belt in conflict with Policy E1 of 
the CDLP. 



77. Whilst the objectives of Policy E1 of the CDLP are broadly consistent with the NPPF, 
which sets out a similar criteria of what constitutes inappropriate development, the 
NPPF introduces a wider scope to consideration of development in principle.  In 
particular, Paragraph 87 of the NPPF, which sets out that inappropriate development 
is harmful to Green Belt and should not be approved except in very special 
circumstances. Paragraph 88 advises that substantial weight should be given to any 
harm to the Green Belt, and that very special circumstances quill not exist in less the 
harm to the Green Belt by reason of inappropriateness, and any other harm, is clearly 
outweighed by other considerations. Given this additional test within the NPPF, it is 
considered that Policy E1 is only partly consistent and should therefore be afforded 
reduced weight in the decision making process.

Degree of Harm to the Green Belt 

78. The NPPF is clear that the harm caused by inappropriate development in the Green 
Belt should be given substantial weight, however, consideration needs to be given to 
the extent of the harm.

79. A number of factors are capable of being relevant in a specific case when considering 
the impact of a development upon the Green Belt.  This includes the impact on the 
openness of the Green Belt, this has a visual dimension to it, but a development can 
cause no visual intrusion but still impact upon openness by reason for instance that 
land is no longer free of built development.  A prominent consideration is also how built 
up the Green Belt is now and how built up it would be if development occurs.

80. The NPPF also sets out that the fundamental aim of Green Belt policy is to prevent 
urban sprawl by keeping land permanently open.  The essential characteristics of the 
Green Belt are their openness and their permanence. Paragraph 80 of the NPPF sets 
out that there are five purposes of the Green Belt:

 To check the unrestricted sprawl of large built- up areas;
 To prevent neighbouring towns merging into one another;
 To assist in safeguarding the countryside from encroachment
 To preserve the setting and special character of historic towns; and,
 To assist in urban regeneration, by encouraging the recycling of derelict and 

         other urban land.

81. At present, the green belt boundary is drawn tightly to the eastern elevation of the 
existing building. The redevelopment of the site would result in 188sqm of the new 
building extending into the Green Belt, along with associated works. Given there is no 
building on this part of the site, the development would impact on the openness of the 
Green Belt and create a visual intrusion in this location. It is, however, recognised that 
the car park associated with the existing development extends into the Green Belt, it 
is considered that this gives a blurred edge to the Green Belt and countryside beyond 
without a definitive identifiable boundary. It is considered that this would reduce the 
perceived impact of the development particularly in combination with the proposed 
landscaping, including the greening up of the development site and car parking area, 
whilst planting would create a more defensible Green Belt/settlement boundary. When 
viewed away from the immediate location of the site, both within the existing urban 
area and the surrounding Green Belt, the development would not be perceived as a 
substantial or clear encroachment into the Green Belt or wider countryside, as advised 
by the Council’s Landscape Officer. 



82. Overall, it is considered that the harm on the Green Belt is limited in the round given 
the specific nature of the proposals and the site itself.  In turn, it is considered that the 
impact of the development upon the five essential characteristics of the Green Belt is 
relatively limited and those characteristics would not be undermined However, 
notwithstanding this, any harm to the Green Belt must be given substantial weight and 
in order to clearly outweigh the identified harm, although limited, the very special 
circumstances are still required to clearly outweigh this harm and any other harm.

Very Special Circumstances 

83. The arguments put forward in favour of the development consisting of the very 
specially circumstances include:

i) The existing building is redundant in terms of its intended office use and does 
not contribute to the economic viability of the city.

ii) The existing building is incapable of being refurbished and redeveloped within 
its existing floor plate whilst delivering the requirements of future occupiers in 
terms of space and services.

iii) The redevelopment proposals require a larger more flexible floorplate than the 
existing building, in order to provide the services and facilities desired by 
occupiers.

iv) It is not possible to site the required size of the building wholly outside the Green 
Belt either by extending the existing building to the side or through the addition 
of a storey due to site constraints.

v) The redevelopment of the proposals will improve the visual amenity of the site 
in comparison to the existing building and improve the character and 
appearance of the Conservation Area in this location.

vi) The redevelopment proposals would deliver economic benefits during 
construction, operation, creating approximately 100 direct FTE jobs and 42 FTE 
multiplier jobs. 

84. The above arguments put forward by the applicant, particularly around the 
expectations of future office users in relation to unit size, layout and facilities are 
considered rational and reasonable and accepted principles in other developments 
within the City Centre. It is also clear that significant investment is required to bring the 
building back into an economically productive use particularly considering its central 
sustainable location. Although assessed in detail below, it is considered that in visual 
terms the development would represent an improvement in this part of the 
conservation area over and above the existing building. On balance, it is considered 
that very special circumstances which are capable of outweighing the limited degree 
of harm to the Green Belt do exist, but the final planning balance of all considerations 
cannot be undertaken until all material considerations have been assessed and this is 
considered in detail later in this report. 

Conclusion on the principle of development 

85. The development would conflict with CDLP Policy E1 and, to an extent EMP14, 
however, as neither policy is considered entirely consistent with the NPPF, full weight 
cannot be afforded to them. Offices outside the town centre are, considered 
acceptable in principle at the site having regards to key advice contained within Part 2 
of the NPPF and the development would not undermine the vitality and viability of the 
City Centre in accordance with Policy CC1 of the CDLP. However, the site also 
comprises of Green Belt land and the acceptability of the development in principle, is 
considered to rest upon whether the very special circumstances advanced in support 
of the development clearly outweigh the harm to the Green Belt and any other harm.  
The other harm, including assessment against relevant planning polices and material 
considerations, is detailed below. 



Heritage and landscape Impact

86. Policy E3 of the CDLP seeks to protect Durham Cathedral and Castle World Heritage 
Site (WHS) and its setting by restricting development to safeguard local and long 
distance views to and from the WHS. In addition to this, Policies E6 and E21, E22, 
E23 seek to preserve the special character, appearance and setting of the Durham 
City Conservation Area by not permitting development which would detract from its 
character or appearance and also not permitting the demolition of buildings which 
contribute to the areas character. Although the NPPF seeks to protect heritage 
interests, these policies are considered to be more restrictive than the NPPF in that 
they do not permit flexibility in decision-making where harm is found to the heritage 
assets, with no public benefit tests referenced as per the NPPF.  As a result the 
Policies are not fully consistent with the NPPF and this affects their weight in the 
decision making process. CDLP Policy E10 designates Areas of High Landscape 
Value, including land to the east of the application site, to protect the setting and 
historic character of Durham City. This policy is considered consistent with the NPPF 
which highlights the need to take account of the roles and character of different areas 
and therefore can be afforded full weight in the decision making process. 

87. Sections 66 and 72 of the Planning (Listed Buildings and Conservation Areas) Act 
1990. S.66 requires that special regard must be paid to the desirability of preserving 
the listed building or its setting or any features of special architectural or historic 
interest which it possesses.  S.72 requires that special attention must be paid to the 
desirability of preserving or enhancing the character or appearance of the conservation 
area. If harm is found this gives rise to a strong (but rebuttable) statutory presumption 
against the grant of planning permission.  Any such harm must be given considerable 
importance and weight by the decision-maker. Objections have been raised from local 
residents in relation to the design of the building, proposed materials and resultant 
impact on the Conservation Area.

88. The heritage assets in this instance which could be impacted by the development are 
identified as the Durham Cathedral and Castle WHS (located 580m to the south) and 
the Durham (City Centre) Conservation Area whilst the site is within close proximity to 
6 listed buildings.  These being; Fram Well Head (grade II) approx. 70 metres to the 
west, Durham Railway Station (Front Range and West Range separately listed at 
grade II) approx. 170 metres further west, and Crook Hall (grade I) approx. 300 metres 
to the north-east. The Coach House and North Barn adjacent to the main hall are 
separately listed at grade II. 

89. Fram Well House itself dates from the 1970s and comprises a single-storey building 
of buff brick with a wide rectangular plan-form, an extensive shallow pitched tiled roof, 
and including openings with a horizontal emphasis.  As a consequence, it is 
considered to be of no historic interest with its architectural and aesthetic merits 
considered limited at best.  It is considered that the demolition of the existing building 
would not be harmful to the character and appearance of the conservation area as it 
is considered that it does not make a positive contribution to the character of the area.  

90. The Design and Conservation Section advise that the special interest of this part of 
the conservation area stems from the remnants of the Victorian terraced housing and 
surviving features of the landscape that provide evidence of past industrial activities 
adjacent to and in the wider context of the site.  Historically, the landscape was severed 
by the railway in the later part of the 19th century that then led to various industrial 
activities in the area, this included quarrying, coal mining, brick and tile works and a 
tram way down to the riverside.  The residential terraces of Sidegate and Diamond 
Terrace were constructed as a direct product of the above. Sidegate, however, has 
further historic significance due to its origins in medieval tenements.



91. In terms of the proposed replacement development, this would reflect the existing 
buildings position and orientation which is considered appropriate. While the building 
would have a perceived greater mass, due to the contemporary approach to design, 
the l additional volume, it is advised by the Design and Conservation Section, would 
create a proportionate building form.  It is also advised that the design organises the 
buildings mass to express articulation by utilising the topography so that from certain 
vantage points the building would be perceived as being 2-storied. Further visual break 
down would be generated by the inclusion of the chamfered and fully glazed south-
east corner, recessed glazing to avoid flat façades, and by the revised materiality 
expressing different parts.

92. The site sits within an elevated position within the landscape, however, it is heavily 
shielded in the wider context by a combination of the intervening topography, trees, 
and existing urban development.  While an increase in size/scale is proposed and the 
development would be transformative from a design/aesthetic perspective, it is 
advised by both the Design and Conservation Officer and Landscape Officer the above 
context would not materially change, with views of the building either fully restricted or 
filtered and seasonal.  It is therefore considered that there would be no adverse impact 
on the surrounding landscape character that is a fundamental part the conservation 
area due to the site being presently developed and of an urban character. It is also 
advised by both the Design and Conservation Section and Landscape Section that the 
development would not harmfully impact upon the setting of Durham World Heritage 
Site and other designated heritage assets, due to the limited intervisibility. 

93. The Design and Conservation Section advise that when assessing the impact upon 
the conservation area, no harmful effects would arise at both local and distance level 
for the reasons set out above.  The proposal would not adversely impact on the area’s 
special historic, architectural and scenic natural qualities or how these are experienced 
in views. As a consequence, the impact on the conservation area would be considered 
neutral, preserving its character. At closer distance the building would be visible from 
the access point off Framwelgate Peth but this would be a passing glimpsed view of 
only a single elevation that is set well back from the main street. It is considered that 
this view would be improved over the existing situation. A landscape masterplan has 
been submitted which is considered broadly acceptable subject to further detailing to 
include protection of trees to be retained, level of pruning works of overhanging 
branches the greening up of the existing car park area, planting of hedgerow/shrubs 
along the car park boundary and beyond. This would satisfy the requirements of 
Policies CDLP E14, E15, Q5 and Q6 (all consistent with the content of the NPPF).

94. In terms of archaeology, the NPPF sets out the requirements for an appropriate 
programme of archaeological investigation, recording and publication to be made. 
However, in this instance due to the previously development nature of the site the 
Archaeology Officer advises that it is unlikely that the proposals would impact any 
previously undisturbed below-ground remains and no further mitigation is required. 

95. Overall, it is considered, in line with the advice from the Design and Conservation 
Section that the development would not negatively impact on heritage assets with the 
character and appearance of the Durham City Centre Conservation Area and the 
setting of the World Heritage Site and nearby listed buildings preserved. It is however 
considered expedient to control details of materials to be used (although considered 
generally acceptable) and finer design details around windows, and doors. Subject to 
these conditions, the development is considered to accord with Policies E3, E6, E14, 
E15 E21, E22, E23, Q5 and Q6 of the CDLP and Part 12 of the NPPF in this respect 
and satisfying the requirements of Sections 66 and 72 of the Planning (Listed Buildings 
and Conservation Areas) Act 1990.



Highway Safety and Access  

96. CDLP Policy T1 states that planning permission will not be granted where a 
development would generate traffic likely to be detrimental to highway safety and/or 
have a significant effect on the amenity of occupies of neighbouring properties. CDLP 
Policy EMP14 requires that office development out of city centres be located in a 
location accessible by a range of transport methods and which can be served by roads 
capable of accommodating any increase in traffic. CDLP Policies T10, T20, Q1 and 
Q2 cumulatively seek to ensure that developments are accessible by a range of users 
whilst making sure that appropriate levels of car and cycle parking are provided. The 
NPPF sets out at Paragraph 32 that safe and suitable access can be achieved for all 
people while setting out that developments that generate a significant amount of traffic 
should be supported by Transport Assessments or Statements. In addition, Paragraph 
32 of the NPPF states that development should only be refused on transport grounds 
where the residual cumulative impacts on development are severe. 

97. The site is served by a single vehicular and pedestrian access taken off Framwelgate 
Peth. Approximately 30 parking spaces are currently provided on site to serve the 
development, however, these are not demarked with vehicles parked in a haphazard 
manner particularly around the site entrance. An informal turning area for refuse 
vehicles is provided within the existing car parking area, however, again this is not laid 
out. 

98. The scheme proposes to retain the existing access arrangements into the site, 
however, the parking arrangements would be formalised with individual bays laid out 
and a formal turning area created. This would reduce the amount of parking provided 
on site to 19 spaces. The Council’s most recent parking and accessibility standards 
(2018) indicate a figure of 50 spaces would be appropriate for this type of 
development. However, given the sites location in proximity to Durham city centre and 
relevant rail and bus hubs, future occupiers would have a range of transport options 
available to them to access the site. The Highway Authority advises that the level of 
parking proposed is acceptable for a development of this nature in this location, whilst 
noting that parking restrictions are in place on surrounding residential and commercial 
streets. 

99. It is also advised that the alteration to parking around the access would result in an 
improvement over the existing situation. It is, however, recommended that conditions 
are imposed to secure the delivery of EV charging points, a disabled space and secure 
bike storage for a minimum of 20 bikes as required by parking standards. In relation 
to traffic generation, although there would be an increase in floor space of the new 
building, the number of parking space would be reduced resulting in less vehicular 
traffic generated over and above what could be generated. A transport 
statement/assessment is therefore not required in this instance, however, a condition 
to secure a detailed travel plan is required in order to comply with Policy Q2 of the 
CDLP and Part 4 of the NPPF. 

100. Overall, it is considered that the proposal would be served by an appropriate means 
of access and would not adversely impact on the wider highway network, and served 
by parking of an appropriate level, design and layout. The scheme is considered to 
accord with CDLP Policies T1, EMP14, T10, T20, Q1 and Q2 and Part 4 of the NPPF 
in this respect. Policies T1 and EMP14 are considered partially consistent with the 
NPPF and Policies T20, Q1 and Q2 are considered fully consistent with the NPPF and 
can be attributed weight in the decision making process.  Policy T10 seeks to minimise 
the level of parking provision which is considered contrary to the more up to date 
approach advocated by national guidance and as a result no weight is attributed to 
this policy.



Residential Amenity 

101. CDLP Policy EMP14 sets out that new office development will only be granted 
permission provided that there is no significant adverse impact on the amenity of 
neighbouring occupiers. Policies U5 and of the CDLP also sets out that development 
that may generate pollution will not be granted if the proposal would have an 
unacceptable adverse impact on the quality of the local environment, amenity of 
nearby and adjoining land users. Paragraph 17 of the NPPF states that planning 
should always seek to secure a good standard of amenity for existing and future 
occupants of land and buildings. Furthermore, Part 11 seeks to prevent both new and 
existing development from contributing to or being put at unacceptable risk from 
unacceptable levels of pollution. Accordingly, Policies EMP14 and U5 are considered 
consistent with the NPPF and can be afforded full weight in the decision making 
process. 

102. The existing building is located in close proximity to the residential properties of 
Diamond Terrace, with a minimum distance of 8.9m between the south west corner of 
the building and the rear extension of no.5 Diamond Terrace. Due to the orientation of 
Diamond Terrace, which is offset from the development site, a rear extension on the 
end terrace property of no.7 is located approximately 11m from the existing building. 
Windows and access doors are located along the south western and south eastern 
elevation of the existing building which although largely at an oblique angle face the 
residential properties. As highlighted above there is a level change between the site 
and the ground level of Diamond Terrace is in instances up to 1m. Due to this 
relationship and proximity of the building it is considered that the level of amenity and 
privacy of residential properties is currently impinged. In addition, the building is in a 
poor condition and has very limited architectural merit; as such, it is considered that 
this further reduces the level of amenity that residents experience. 

103. The proposed scheme would rebuild the building on a similar footprint but would 
extend further to the north east and to south west. The shape of the building would be 
rationalised, effectively rectangular in shape with a 45 degree chamfer on the south 
western elevation. The maximum height of the building would be approximately 1.32m 
higher the existing building whilst a flat roof is proposed meaning that there would now 
be walling and windows in the position of the existing pitched roof space. The existing 
single storey flat roofed element to the front of the building would effectively be brought 
up to a two storey level. Due to the 45 degree element, the closest part of the building 
would be located approximately 9.6m away from a rear extension of the nearest 
residential dwelling. 

104. Due to this increase in scale and mass over the existing building it is considered there 
would be a reduction in the level of amenity experienced by adjacent residents. The 
building would be dominant in terms of rear outlook from the majority of properties in 
Diamond Terrace, albeit it this is the case with the existing building. It is noted that 
properties have an open outlook to the front (to the south) with more useable amenity 
garden space. The increased comings and goings would, to a degree, have an impact, 
however, there are less car parking spaces than currently and vehicle trips would likely 
be similar if the existing building was occupied in a more efficient manner. It is also 
noted that the proposed main access points are located away from the main elevations 
facing residential properties, whereas the main access point on the existing building 
is raised and directly faces residents. Whilst accepting elements of deign are 
subjective, It is considered that this reduction in amenity would be offset to a degree 
through the siting of a more modern building and through the landscaping of the site.



105. In terms of privacy, windows are proposed on all elevations of the building that face 
away from the embankment.  As with the existing, views from the south west, north 
east and south east elevation would be off set due to the oblique relationship of the 
building with Diamond Terrace. In the 45 degree chamfer elevation louvered windows 
are proposed to restrict direct views which is, to a degree, an improvement over the 
existing where the main entrance doors directly face out onto adjacent properties.  

106. In terms of noise generated from the development, the Environmental Health and 
Consumer Protection offer no objections to the relationship with neighbouring 
properties, subject to the control and detailing of plant required to serve the 
development. The submitted information identifies that any plant such as air 
conditioning units would be located to the rear elevation away from the residential 
properties. 

107. In order to limit the potential disturbance for existing and future residents during 
construction, Environmental Health and Consumer Protection recommend that a 
construction management plan be secured to deal with construction related impacts.  
Subject to the imposition of such a condition and the restriction of working hours on 
site, construction related impacts could be mitigated. 

108. Overall, it is considered that the proposed development would reduce the level of 
amenity currently experienced by existing residents principally due to the increase in 
scale of the new building. However, given the existing developments relationship with 
Diamond Terrace, the poor condition and design of the building and direct overlooking, 
on balance, this would not represent a significant adverse impact and therefore would 
not conflict with Policy EMP14 and the NPPF in this respect. Subject to controlling the 
location of plant, construction related impacts and external lighting it is considered that 
the development would accord with Policy U5 of the CDLP and Part 11 NPPF in this 
respect. 

Ecology

109. Policy E16 of the CDLP sets out that development proposals outside specifically 
protected sites will be required to identify any significant nature conservation interests 
that may exist on or adjacent to the site, unacceptable harm to nature conservation 
interests will be avoided, and mitigation measures to minimise adverse impacts upon 
nature conservation interests should be identified. This policy is considered consistent 
with part 11 of the NPPF in this respect which also seeks to ensure that developments 
protect and mitigate harm to biodiversity interests.

110. The site is not located within or in proximity of any specifically protected site, the 
principle consideration in this instance is whether the demolition of the building would 
affect any species specially protected by law including bats. In this respect a bat survey 
has been carried out which identifies the presence of a single Pipistrelle bat within the 
building. The demolition of the building would lead to the loss of this roost.

111. Under the requirements of the Conservation of Habitats & Species Regulations 2017 
it is a criminal offence to kill, injure or disturb the nesting or breeding places of 
protected species unless it is carried out with the benefit of a license from Natural 
England which is normally obtained after planning permission has been granted. When 
deciding whether to grant a license to a person carrying out activity which would harm 
a European Protected Species (EPS) the regulations contain three ‘’derogation tests” 
which must be applied by Natural England. The three tests are that: the activity to 
which the licence is required must be for imperative reasons of overriding public 
interest or for public health and safety; there must be no satisfactory alternative and 
favourable conservation status of the species must be obtained. 



112. Notwithstanding the licensing regime, the Local Planning Authority (LPA) must 
discharge its duty under the 2017 Regulatins and also be satisfied that these three 
tests are met and that Natural England is likely to grant a protected species licence 
when deciding whether to grant planning permission for a development which could 
harm an EPS. A Local Planning Authority failing to do so would be in breach of the 
Regulations which requires all public bodies to have regard to the requirements of the 
Habitats Directive in the exercise of their functions.

113. The bat species on site are considered to be of local parish significance and no 
significant effects at district level are anticipated the level of harm is assessed to be 
minor negative. It is considered that the other tests of overriding public interest and 
there being no satisfactory alternative would be met by the proposed development. 
This would occur because of the economic, social and environmental benefits that 
would arise from the implementation of the development, to which the demolition of 
the building is necessary.

114. This would enable the Council to satisfy its obligations under the Conservation of 
Habitats and Species Regulations 2017 and planning requirements under policy E16 
of the CDLP and paragraphs 118, 119 of the NPPF.

Flooding and Drainage 

115. National advice within the NPPF and PPG with regard to flood risk advises that a 
sequential approach to the location of development should be taken with the objective 
of steering new development to flood zone 1 (areas with the lowest probability of river 
or sea flooding).  When determining planning applications, local planning authorities 
should ensure flood risk is not increased elsewhere and only consider development 
appropriate in areas at risk of flooding where, informed by a site-specific flood risk 
assessment. 

116. The application site is within flood zone 1 with a low flood risk probability. The applicant 
has indicated that the development would utilise soakaways and other sustainable 
drainage methods to attenuate surface water runoff from the site and building. A 
detailed drainage strategy has not been submitted setting out how this would be fully 
achieved, however given the small nature of the site a conditional approach is 
recommended to agree the details of this in conjunction with Drainage and Costal 
Protection officers and Northumbrian Water 

117. In relation to foul water, it is proposed to connect to the existing sewerage network, to 
which Northumbrian Water raise no objections to, subject to detailing the design of the 
layout of foul and surface water

118. Subject to conditions to detail the final surface and foul water disposal and a 
management strategy, no objections to the development on the grounds of flood risk 
or drainage are raised having regards to Policy U8a of the CDLP which is consistent 
with Part 10 of the NPPF.

Ground conditions 

119. In relation to land contamination the applicant has submitted a phase 1 desk top study 
and a site investigation and gas monitoring report. However, further work is required 
once the demolition of the building has taken place, and Environment, Health and 
Consumer Protection advise a conditional approach to further investigations, including 
site sampling, to secure mitigation if required, in accordance with Policies U11 and 12 
of the CDLP which are considered consistent with Part 11 of the NPPF in this respect.   



120. The site is located within the high risk coal mining zone of influence. Accordingly, a 
site investigation has been carried out to establish whether any mitigation works are 
required to stabilise the site. Although the initial survey has not indicated a coal seam 
in the proximity of the site, the Coal Authority recommend further investigations, 
particularly if the foundations of the existing building are not utilised. This work is 
ongoing and the applicant is in dialogue with the Coal Authority to agree the scope of 
this. A conditional approach to control, review and secure appropriate mitigation is 
considered proportional and is recommended.   

Other Issues

121. The Environmental Health and Consumer Protection (Air Quality) officers advise that 
the site is located in close proximity of the Durham City Air Quality Management Area. 
However, due to the reduction in parking spaces it is advised that the development is 
not expected to generate a level of traffic of a magnitude that would impact on the Air 
Quality Management Area. Methods for the suppression of dust and particulates 
should be adopted during construction through the approval of a construction 
management plan.

122. Policy Q15 (Art in design) sets out that the Council will encourage the provision of 
works of art as part of development. A conditional approach is recommended to secure 
this on or within the proximity of the site.

123. The site is immediately adjacent the East Coast Main Line. Network Rail offer no 
objection in principle to the development, but require a method statement in relation 
the construction works, lighting of the site and details of boundary fencing/landscaping 
to be agreed by condition to protect the integrity and operation of the Rail Line. 
Conditions to this effect are recommended. Environmental Health and Consumer 
Protection advise consideration is given to the acoustic performance of the building in 
relation to this noise source. A condition to this effect is recommended. 

124. A significant number of objections have been received from local residents regarding 
the proposed treatments of a landscaping strip between the development site and 
Diamond Terrace. Although this land is unregistered residents have historically 
maintained this area and it is used for the drying of clothes. The applicant originally 
had proposed to comprehensively landscape this area and erect a solid boundary 
treatment. However, this has now been amended and it is intended to leave this area 
un- touched, with the exception of re-laying curb stones and the erection of a 0.9m 
high mesh fence that would allow climbers to grow. There would be gaps in this fence 
to reflect informal steps that residents use. In planning terms this is considered 
acceptable in relation the visual amenity of the area, amenity of residents and highway 
safety. However, the proposed landscaping condition allows continued dialogue 
between the applicant and residents.

Planning Balance 

125. Section 38(6) of the Planning and Compulsory Purchase Act 2004 sets out that if 
regard is to be had to the Development Plan (CDLP), decisions should be made in 
accordance with the Development Plan unless material considerations indicate 
otherwise.  The NPPF does not change the statutory status of the Development Plan 
as the starting point for decision making but is a material planning consideration and 
weight to policies within the CDLP should be applied dependent upon the degree of 
consistency with the NPPF.



126. Paragraph 14 of the NPPF establishes a presumption in favour of sustainable 
development.  In this instance it is considered that the CDLP is not absent, silent or 
out of date having regards to the nature of the development and the relevant policies 
against which it should be assessed.  In such instances, Paragraph 14 of the NPPF 
advises that the presumption in favour of sustainable development means that 
development proposals which accord with the development plan should be approved 
without delay (unless material planning considerations indicate otherwise).  Likewise, 
and in accordance with Paragraph 12 of the NPPF, development which conflicts with 
a development plan should be refused unless, again material planning considerations 
indicate otherwise.

127. The development is identified as being inappropriate development in the Green Belt 
and is therefore in conflict with CDLP Policy E1 and in turn there is some conflict with 
Policy EMP14.  Policies E1 and EMP14 are only partially consistent with the content 
of the NPPF and cannot be attributed full weight.   Remaining CDLP Policies are 
considered to be complied with including those relating to the key material planning 
considerations of development beyond town centre boundaries, heritage and 
landscape impact, ecology, highways issues, flood risk, and pollution.  Though as 
detailed in the report although not amounting to a conflict in policy there would be 
some harm the level of residential amenity of neighbouring residents.

128. The overall planning balance is considered to rest upon whether the very special 
circumstances advanced in support of the proposals are sufficient to clearly outweigh 
the harm to the Green Belt and any other harm.  The other harm in this instance 
relating to the aforementioned impact on residential amenity. 

129. Any harm to the Green Belt must be attributed substantial weight and though some 
mitigating factors aid the extent of this, the development is of a nature and scale that 
the harmful impact is limited and mitigation proposed in the form of additional 
landscaping helps ensure that the purposes of the Green Belt are reinforced and 
maintained. 

130. However, it is considered that there are very special circumstances which apply to the 
development sufficient to clearly outweigh the identified harm, including bringing an 
underused building back into a productive reuse and improving the immediate 
appearance of the area. 

131. As a result, and having regard to the development plan and, on the balance of all 
material planning considerations, including comments raised in the public consultation 
exercise, it is considered that the proposals are acceptable.

CONCLUSION

132. The development would conflict with Policy E1 of the CDLP representing inappropriate 
development within the Green Belt.  

133. The overall planning balance is considered to rest upon whether the very special 
circumstances case in support of the inappropriate development in the Green Belt 
clearly outweighs the harm to the Green Belt and any other harm which in this instance 
is identified as a reduction in the level or residential amenity. 

134. It is considered that there very special circumstances which apply to the development 
sufficient to outweigh the identified harm, these including bringing an underused 
building back into a productive reuse and improving the immediate appearance of the 
area. 



135. The proposal has generated some public interest, with letters of objection and support 
having been received. Concerns expressed regarding the proposal have been taken 
into account, and carefully balanced against the scheme’s wider social, economic and 
community benefits.

136. As the development consists of inappropriate development in the Green Belt which 
includes the provision of buildings of 1,000m2 or more any resolution of approval must 
be referred to the Secretary of State via the National Planning Casework Unit for their 
consideration on whether to call in the application for their determination.

RECOMMENDATION

That the application is minded for APPROVAL subject to referral to the Secretary of State 
and subject to the following conditions:

Time limit for implementation 

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.

Approved Plans 

2. The development hereby approved shall be carried out in strict accordance with the 
following approved plans:

Reason: To define the consent and ensure that a satisfactory form of development is 
obtained in accordance with Policies E6, E21, E22, EMP14, T1, T10, T20, Q1 and Q2 
of the City of Durham Local Plan and Parts 4,7,8,10,11 and 12 of the NPPF. 

Window Design 

3. Notwithstanding the details submitted with the application, prior to the erection of the 
windows and external walling, details to include plans and cross sections of the 
proposed windows and reveals shall be submitted to and approved in writing by the 
Local Planning Authority.  The development shall be carried out in accordance with 
the approved details thereafter. 

Reason: In the interests of the character and amenity of the conservation area  in 
accordance with Policies E6, E10, E14, E15, E21 and E22 of the City of Durham Local 
Plan and Parts 7, 11 and 12 of the National Planning Policy Framework.

Plan Drawing No. Date 
Received 

Site Layout Plan 
Proposed Ground Floor Plan
Front Elevation Section Details
Louvre Design
Proposed South-East Elevations
Proposed North-East and North-West Elevations
First floor plan
Second floor plan

AL(0)17 Rev D
AL(0)10 REV B
AA(2)01
AC(0)01
AL(0)14 Rev B
AL(0)15 Rev B
AL(0)11 Rev C
AL(0)12 Rev C

29/06/18
13/04/18
25/06/18
25/06/18
25/06/18
25/06/18
18/06/18
18/06/18



Materials 

4. Notwithstanding any details of materials submitted with the application, prior to the 
erection of external walling, samples of the external materials including walling and 
cladding materials shall be submitted to and approved in writing by the Local Planning 
Authority.  The development shall thereafter be constructed in accordance with the 
approved details. 

Reason: In the interests of the character and amenity of the conservation area  in 
accordance with Policies E6, E10, E14, E15, E21 and E22 of the City of Durham Local 
Plan and Parts 7, 11 and 12 of the National Planning Policy Framework.

Landscaping 

5. Notwithstanding the submitted information, prior to the erection of the building hereby 
approved, a detailed landscaping scheme for the site based on the principles set out 
on the Landscape Masterplan Drwg AL(0)18 Rev C, shall be submitted to and 
approved in writing by the Local Planning Authority.
The landscape scheme shall also include the following: 

- Any trees, hedges and shrubs scheduled for retention and the method of 
protection during construction, 

- Details of any works to trees to be retained,
- Details soft landscaping including planting species, sizes, layout, densities, 

numbers;
- Details of any hard surfaces 
- Details of planting procedures or specification; 
- Finished topsoil levels and depths; 
- The establishment maintenance regime, including watering, rabbit protection, tree 

stakes, guards etc. 
- The timeframe for implementation of the landscaping scheme. 
- Details of all means of enclosures.   
- The use of reinforced grass surfaces within parking bays with the car park area
- The provision of a native species hedge and tree planting to the eastern elevation 
- Details of bin storage and means of enclosure/screening 

The approved landscaping scheme shall thereafter be undertaken in accordance with 
the approved details and timeframes. 
Trees, hedges and shrubs 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 will be subject 
to the same conditions.

Reason: In the interests of the character and amenity of the conservation area  in 
accordance with Policies E6, E10, E14, E15, E21, E22, Q5 and Q6 of the City of 
Durham Local Plan and Parts 7, 11 and 12 of the National Planning Policy Framework.



Cycle Parking 

6. Notwithstanding the submitted information, prior to the construction of the building 
hereby approved details of cycle parking shall be submitted to and approved in writing 
with the Local Planning Authority. The submitted information shall set out:-

- The location, elevation details and materials of construction of long stay secure bike 
parking for 20 bicycles.

- The location and specification of short stay bike parking for 20 bicycles.
The approved cycle parking shall be made available for use before the first occupation 
of the building and thereafter retained for the lifeline of the development. 

Reason:- In order to encourage sustainable transport methods, in accordance with Q2 
and T20 of the City of Durham Local Plan and parts 4 and 8 of the National Planning 
Policy Framework.  

Highways 

7. Prior to the first use of the building hereby approved, the parking bays and parking 
restrictions set out on the proposed Site Plan AL(0)17 rev D received 19/06/2018 shall 
be fully laid and made available for use. Onsite parking shall be restricted to the laid 
out parking bays.  

Reason: To ensure that a suitable access into the site can be provided and to maintain 
highway safety in accordance with Policies T1, T10 and Q2 of the City of Durham Local 
Plan and Part 4 of the National Planning Policy Framework

EV Parking

8. Prior to the development hereby approved being brought into use, details of the 2 no. 
electric vehicle charging points depicted on the Proposed Site Plan, AL(0)17 rev D shall 
be submitted to and approved in writing by the Local Planning Authority. The approved 
charging points shall be installed and make available for use prior to the first occupation 
of the building.  

Reason:- In order to encourage sustainable transport methods, in accordance with Q2 
and T20 of the City of Durham Local Plan and parts 4 and 8 of the National Planning 
Policy Framework.  

Travel Plan

9. Within a period of six months of the first occupation of any part of the development a 
final Travel Plan for that phase shall be submitted to and approved in writing by the 
Local Planning Authority. The approved scheme shall be undertaken thereafter in 
accordance with the approved timescales.

Reason: To reduce reliance on the private motor car and to promote sustainable 
transport methods in accordance with Parts 4 and 8 of the National Planning Policy 
Framework.

Disposal of surface and foul water

10. Prior to the erection of the building hereby approved a detailed scheme for the 
management and disposal of surface and foul water shall be submitted to and approved 
in writing by the Local Planning Authority. Thereafter the development shall be carried 
out in accordance with the approved details. 



The submitted scheme(s) should be based upon the principles contained within the 
County Durham Surface Water Management Plan and must adhere to the hierarchy of 
preference for surface water disposal. This hierarchy requires surface water to be 
disposed of in the following order of preference i) via infiltration or a soak away system 
ii) to a watercourse iii) to the sewer. 

The agreed scheme(s) should include but not necessarily be restricted to the following: 
i. Detailed designs of any sustainable urban drainage system infrastructure 

including any associated works and landscaping  

ii. Details of timings for implementation

ii. A management and maintenance document detailing how the sustainable urban 
drainage infrastructure shall be managed and maintained. The development shall 
be competed in accordance with the agreed scheme. 

Reason: In the interest of the adequate disposal of foul and surface water in accordance 
paragraph U8a of the City of Durham Local Plan and Parts 10 and 11 of the National 
Planning Policy Framework.    

Ecology mitigation 

11. The development shall be carried out in accordance with the mitigation outlined within 
the Bat Report, June 2018 compiled Barett Environmental Ltd. 

Reason: To ensure retained habitat is protected and to conserve protected species in 
accordance with policy E16 of the City of Durham Local Plan and Paragraph 109 of the 
National Planning Policy Framework.

Public Art 

12. Prior to the occupation of the building, a scheme for the provision of public art on or 
within the proximity of the site shall be submitted to and approved in writing by the Local 
Planning Authority to include timings for implementation and a maintenance regime. 
The approved scheme shall thereafter be completed in accordance with the approved 
details.

Reason: In the interests of the amenity of the surrounding area in accordance with 
Policy Q15 of the Sedgefield Borough Local Plan and Part 7 of the National Planning 
Policy Framework. 

Land stability 

13. Prior to the erection of the building hereby approved, a scheme to stabilise the site in 
relation to former coal mining activity shall be submitted to and approved in writing by 
the Local Planning Authority. The submitted scheme shall detail:- 
- The submission of a scheme of further intrusive site investigations to investigate the 

presence of previous coal mining activity where required;
- The undertaking of that scheme of further intrusive site investigations where required;
- The submission of a report of findings arising from any intrusive site investigations; 
- The submission of a scheme of remedial works which may be required and a time 

frame for implementation of those remedial works.

The scheme thereafter shall be completed in accordance with the approved details and 
timeframes. 

Reason: In order to stabilise the site in relation to former coal mining activity in 
accordance with policy U11 of the City of Durham Local Plan and Part 11 of the NPPF.  



Working Hours

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

No internal works audible outside the site boundary shall take place on the site other 
than between the hours of 0730 to 1800 on Monday to Friday and 0730 to 1700 on 
Saturday. 

No construction works or works of demolition whatsoever, including deliveries, external 
running of plant and equipment, internal works whether audible or not outside the site 
boundary, shall take place on Sundays, Public or Bank Holidays. For the purposes of 
this condition, construction works are defined as: The carrying out of any building, civil 
engineering or engineering construction work involving the use of plant and machinery 
including hand tools. 

Reason: To protect the residential amenity of existing and future residents from the 
development to comply with Part 11 of the National Planning Policy Framework.

Construction Management Plan

15. No development shall commence until a Construction Management Plan covering that 
phase 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: 
 A Dust Action Plan including measures to control the emission of dust and dirt during 
construction 
 Details of methods and means of noise reduction 
 Where construction involves penetrative piling, details of methods for piling of 
foundations including measures to suppress any associated noise and vibration. 
 Details of measures to prevent mud and other such material migrating onto the 
highway from construction vehicles; 
 Designation, layout and design of construction access and egress points; 
 Details for the provision of directional signage (on and off site); 
 Details of contractors’ compounds, materials storage and other storage arrangements, 
including cranes and plant, equipment and related temporary infrastructure; 
 Details of provision for all site operatives for the loading and unloading of plant, 
machinery and materials 
 Details of provision for all site operatives, including visitors and construction vehicles 
for parking and turning within the site during the construction period; 
 Routing agreements for construction traffic. 
 Details of the erection and maintenance of security hoarding including decorative 
displays and facilities for public viewing, where appropriate; 
 Waste audit and scheme for waste minimisation and recycling/disposing of waste 
resulting from demolition and construction works. 
 Detail of measures for liaison with the local community and procedures to deal with 
any complaints received. The management strategy shall have regard to BS 5228 
“Noise and Vibration Control on Construction and Open Sites” during the planning and 
implementation of site activities and operations. 
 The submitted construction management plan should make provision for the protection 
of the East Coast Main Line and associated operational land.



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

Reason: To protect the residential amenity of existing and future residents from the 
development to comply with Part 11 of the National Planning Policy Framework. This is 
required as a pre commencement condition in order to mitigate potential impact on 
residential amenity which needs to be considered before site works commence.

External Lighting

16. Notwithstanding the submitted information, prior to the installation of any external 
lighting, a lighting strategy shall be submitted and thereafter approved in writing with the 
Local Planning Authority. This strategy shall include:-
A description of the proposed lighting units including height, type, angling and power 
output for all lighting
Drawing(s)/contour plans showing the luminance levels both horizontal and vertical of 
the lighting scheme to demonstrate that no light falls into the curtilage of adjacent 
neighbouring properties;
Details of the Sky Glow Upward Light Ratio, Light Intrusion (into windows of relevant 
properties) and Luminaire Intensity.
Operational times of lights

The limits for the relevant Environmental Zone relating to Sky Glow Upward Light Ratio, 
Light Trespass (into windows) and Luminaire Intensity, contained in Table 2 (Obtrusive 
Light Limitations for Exterior Lighting Installations) of the Institute of Lighting 
Professionals Guidance on the Reduction of Obtrusive Light shall not be exceeded.

External lighting shall thereafter only be installed in accordance with the approved 
details. 

Reason: In the interests of the amenity of surrounding residents and in order to comply 
with Policies EMP14 and U5 of the City of Durham Local Plan and Part 11 of the National 
Planning Policy Framework. 

External Plant 

17. Notwithstanding the submitted information, proper to their installation, full details and  
specification of:-

- Any external plant - including noise rating against background noise levels were 
required,

- means of extraction,  including noise rating against background noise levels 
and odour abatement measures were required 

- Details of the emission levels of any Combined Heat and Power Plant.

Shall be submitted to and approved in writing by the Local Planning Authority. 
The development shall thereafter be carried out in accordance with the 
approved details. 

Reason: In the interests of the amenity of surrounding residents and in order to comply 
with Policies EMP14 and U5 of the City of Durham Local Plan and Part 11 of the National 
Planning Policy Framework. 



Acoustic Mitigation 

18. Prior to the construction of the building hereby approved, a scheme of internal acoustic 
mitigation shall be provided to demonstrate that the building can achieve an internal 
noise level of NR38 (Leq) in accordance with the British Council for Offices-Guide to 
specification 2014 BS 8233. The development shall be carried out in accordance with 
the approved details thereafter and the mitigation retained for the lifetime of the 
development.  

Reason: In the interests of the amenity of future occupies given the proximity of noise 
sources in accordance with part 11 of the NPPF.  

Land Contamination 

19. Prior to the erection of the building hereby approved a scheme to deal with land 
contamination has been submitted to and approved in writing with the Local Planning 
Authority.  The scheme shall include the following: 

Pre-Commencement

(a) a Phase 2 Site Investigation and Risk Assessment shall be carried out for any 
phase before any development commences on that phase to fully and effectively 
characterise the nature and extent of any land and/or groundwater contamination 
and its implications.

(c) 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 for that phase.  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 and timescales.

Completion

(d) 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 policies U11 and U12 of the City of Durham Local Plan and Part 
11 of the National Planning Policy Framework. Required to be a pre-commencement 
condition as the site contamination investigation/mitigation must be devised prior to 
the development being implemented.



STATEMENT OF PROACTIVE ENGAGEMENT

The Local Planning Authority in arriving at its recommendation to approve 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.)
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Submitted application form, plans supporting documents and subsequent information 
provided by the applicant.
The National Planning Policy Framework (2012)
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