AGENDA ITEM NO. 7
COUNTY DURHAM PLAN
CONSULTATION RESPONSES
RESPONSE DEADLINE 4.30PM, 8 MARCH 2019

LAND AT OLD EQUESTRIAN SITE, WOODHAM
The Town Council would ask that you designate the site of the old Equestrian Centre,
Woodham, Newton Aycliffe an ‘Area of Separation’.
REASON:
The most recent application DM/16/02709/OUT for the erection of up to 430 houses (all
matters reserves except access) and landscaping and engineering works – Land
adjoining Woodham Bridge, Cobblers Hall Road, Newton Aycliffe resulted in a Planning
Inquiry (May 2018) where the main basis of the argument to refuse was around Sedgefield
Borough Planning Policy E4, Green Wedge and its relevance. This is a saved policy which
the developer and its agents argued was out of date and therefore carried no relevance and
it is clear from the Inspectors comments that the policy only had limited weight there is no
version of it taken forward in the Draft County Durham Plan.
The Planning Inspectors report states:9. Saved LP policy E4 is the only policy cited in the reasons for refusal. It seeks to normally
refuse proposals for built development in a number of designated Green Wedges which
provide the setting of towns and villages. The justification for the policy sets out that built
development in Green Wedges will be resisted unless it is essential in connection with
certain open uses; none of which are applicable to the appeal scheme.
10. Whilst saved policy E4 or some other version of it was not taken forward in the now
paused preparation of the County Durham Plan (CDP) and does not feature in the NP, it
remains an extant development plan policy and is therefore relevant to my decision. The
planning SoCG and the appellant’s oral evidence to the Inquiry confirm the policy’s centrality
to my determination of the appeal.
11. Although the Council has previously considered that saved policy E4 attracts limited
weight, including in the Officers Report, that assessment was made on the basis of the
‘wider definition’ of policies for the supply of housing, i.e. preSuffolk Coastal. On a
straightforward reading of the policy and having regard to the narrow definition of policies
relevant to the supply of housing in Suffolk Coastal, whilst it may affect the operation of
housing policies in much the same way as other commonly found countryside policies in
other LPs, it can be distinguished from policies concerned with the supply of housing. I do
not therefore consider that saved policy E4 is a ‘relevant policy’ for the supply of housing.
12. The NP was made in June 2017 and includes amongst other things, a number of policies
that seek to ensure the appropriate provision of affordable housing, the continuation and
enhancement of Green Corridors and that development respects landscape and townscape
character. The NP includes a number of designations including Local Green Open Spaces,
Green Corridors and the Aycliffe Village Areas of Separation (between Aycliffe village and
Newton Aycliffe). The NP does not allocate sites for development. It is common ground
between the parties that the NP does not bear on the principle of the proposed development.
With this in mind it is imperative that this land is designated as an ‘Area of Separation’ in the
County Durham Plan in order to protect it from future development. An area of separation
would reflect the Aycliffe Village Area of Separation already designated in the Great Aycliffe
Neighbourhood Plan.

The Town Council recognises that Durham County Council would rather this parcel of land is
allocated as part of a Neighbourhood Plan and is not considered a ‘strategic’ element of the
County Durham Plan. However, as the Great Aycliffe Neighbourhood Plan is already
adopted and not due for refresh until 2022 and as the County Durham Plan is due to be
adopted in the Summer of 2020 this leaves a substantial period of time where a further
planning application could be submitted and the land would have no protection.
The Planning Inspectors report includes an explanation of the Green Wedge Policy which is
as follows:Green Wedge
28. The justification for saved policy E4 explains that the role of Green Wedges is to
maintain the distinction between the countryside and built-up areas, prevent the coalescence
of adjacent places and provide a rural setting to development. It goes on to say that they
also provide a link between the countryside and built-up areas and can be a valuable
recreation and wildlife resource.
29. I see no overall conflict between these objectives and those set out in paragraphs 7 and
17 of the Framework. It was put to me that saved policy E4 was borne out of the extent of
development envisaged in a LP with a time horizon only to 2006 and does not reflect the
more flexible Framework approach to development outside settlements. In my view, the
policy still performs a valuable role in safeguarding the attractive countryside setting of this
part of Woodham and Newton Aycliffe and preventing the coalescence of these settlements.
I therefore give it very significant weight.
30. The proposal provides for a green corridor along the Burn that would range between
about 94m and 155m in width. The appellant contends that this would maintain the
separation between Woodham and Newton Aycliffe and would thus perform the role of a
Green Wedge.
31. In purely functional terms, it would maintain the physical separation between Woodham
and the proposed development. However, it would not be of sufficient width to prevent the
experience of travelling across and through that space being influenced to varying extents by
built development on both sides. It would therefore be perceived more as a broad but linear
green space running through a built-up area rather than maintaining the semblance of a
much more expansive rural landscape interjecting between settlements.
Although the land is considered by some to have little landscape value, it is considered
locally important and any development would have a detrimental impact. In addition, it does
provide a wildlife corridor from/to the open countryside and the Burn which runs through the
centre of town. It is considered that the site is a valued landscape for the purposes of the
National Planning Policy Framework paragraph 109 (Conserving and Enhancing the Natural
Environment).
Designating the site as an ‘An Area of Separation’ further supports the Great Aycliffe
Neighbourhood Plan which was developed through extensive public consultation and
engagement where the residents constantly placed protecting the green and open space as
a major element of the neighbourhood plan.
Durham County Council have proven a sufficient supply of housing without taking this site
into consideration.
The Town Council believe that a previous application for development to the north of the site,
which was subsequently developed (Stag Lane/Cheltenham Way area), had a Section 106
agreement that stated the remaining land should not be developed and continued to be for
public use.

AREA OF SEPARATION

HOUSING SITE H23 – Avenue School Playing Fields
The Town Council would like to stress the importance of Policy GANP AV1, Enhanced
Bungalow Provision, Land adjacent Woodham Community College and Policy GANP AV2,
Garden Provision, land adjacent Woodham Community College. Any development
proposals that come forward for site H23 must take into account these neighbourhood plan
policies.
REASON:
The Parish of Great Aycliffe has a higher than average ageing population as part of the
consultation and engagement process for the neighbourhood plan more bungalows was a
constant request when residents were asked about housing provision.
Policy GANP AV2 was developed to allow for a minimum 10% bungalow provision on the
site and take into account a larger footprint is required for bungalow. This would help with
potential viability and cost demands from developers.
These policies allow more flexibility at this with the aim of increasing the numbers of
bungalows within the Parish which are near to key facilities. Every effort has been made
within the GANP to carefully balance the needs of the residents with the demands of
developers.

Also having, for example, 3 bungalows instead of 4 or 5 dwelling houses will assist with
traffic flows in a very tight and restricted access site.

ADDITIONAL ITEMS FOR CONSIDERATION
The County Durham Plan Policy 15, Addressing Housing Need shows the Parish of Great
Aycliffe as a Medium Value Area which allocates a 15% of housing units to be affordable.
The Parish still has high levels of deprivation and the Town Council are concerned that
relatively new housing at Woodham and newer developments within the Parish are in fact
hiding a higher need for affordable homes for its residents and would request that the Parish
of Great Aycliffe is re-designated as High Value Area with 20% provision of affordable
homes.
REASON:
With the largest business park in County Durham within walking distance affordable homes
are essential to create a local work force who do not have to rely on public transport to be
able to work. The aim of the NPPF and any other planning policy is to create sustainable
communities that thrive. Newton Aycliffe is a prime area for sustainable communities with
access to leisure, transport and social environments within a very small area.
With a higher than average ageing population encouraging young families into the parish to
live and work will help maintain a health balanced community that can support local
businesses and communities.

HOUSING SITE H21, LOW COPELAW
As part of the previous County Durham Plan submission there was a supplementary
planning document for the Low Copelaw site the Town Council would welcome the
opportunity to work with DCC Planners to improve this document taking into account the
requirements of the Great Aycliffe Neighbourhood Plan.
The Town Council feel supplementary planning document dated October 2013 did not reflect
the character of the Town and should be updated as soon as possible with a view to
achieving a more sympathetic document.

MINI GREEN BELTS / WILDLIFE CORRIDORS
As part of previous consultations, the Town Council have consistently requested a number of
areas within Newton Aycliffe to be shown as mini green belt or wildlife corridors. As stated
previously the Town Council recognises that it would be preferable to have these designated
at a neighbourhood plan level and not at a strategic level through the County Durham Plan.
However, a number of these areas had been removed from the neighbourhood plan and
since then a number of proposals have come forward, granted not in the areas in question,
but on undesignated green areas for developments. This has given rise for concern that if
an areas is not designated it is fair game for developers to bring proposals forward.
I have once again included the areas in question for your consideration.

MINI GREEN BELT AREAS / WILDLIFE CORRIDORS
Greenfield Way

Greenfield Way/ Burnhill Way

Burn Lane

Central Avenue

