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Executive Summary  

 
The Great Aycliffe Neighbourhood Plan (GANP) sets out the vision, objectives and policies to 
ensure the Parish of Great Aycliffe maintains its uniqueness over the period 2016 to 2036.  
 
Our vision is - 

άTo make Great Aycliffe a vibrant community the Neighbourhood Plan will seek to 
enhance the natural environment, support and encourage high quality housing, local 
jobs and improǾŜŘ ǊŜǘŀƛƭ ŀƴŘ ƭŜƛǎǳǊŜ ŦŀŎƛƭƛǘƛŜǎ ƛƴ ŀ ƘŜŀƭǘƘȅΣ ƎǊŜŜƴ ŀƴŘ ŀǘǘǊŀŎǘƛǾŜ ǘƻǿƴέ 

 
The Great Aycliffe Neighbourhood Plan has been drawn up by a Steering Group and Thematic 
Groups made up of Town Councillors and local residents, working under the guidance of Great 
Aycliffe Town Council which is the designated body for the plan area and provided the funding and 
support to enable the plan to go ahead.  
 
This Neighbourhood Plan has been reviewed by residents, key stakeholders through an extensive 
consultation process, as well as by an Independent Examination. All comments and suggestions 
received as part of the consultation process were carefully considered and if viable and/or suitable 
the Neighbourhood Plan was amended accordingly.  
 
The Neighbourhood Plan sets down a series of planning policies which, once adopted by means of 
a ΨȅŜǎΩ ǾƻǘŜ ŀǘ ŀ parish referendum, will ultimately form part of County DurhamΩǎ ǿider statutory 
development plan when it has been adopted.  
 
It is intended that the policies will be reviewed every 5 years to monitor the cumulative effects of 
the policies and, if necessary, make changes to keep them up to date and relevant.  This will be 
undertaken in conjunction with the Planning Authority, Durham County Council. 
 
The objectives our planning policies are aiming to achieve are:     
 

Environment  
 

Objective 1   To protect and retain the traditional green areas, open spaces and environment for 

the community. 

 

Objective 2   To alleviate existing, overwhelming parking problems whilst allowing grass to be 

retained as the dominant finish. 

 

Objective 3  To retain and protect the green and leafy character of our area. 

 

Objective 4   To protect Aycliffe Village from urban sprawl and maintain the traditional village feel 
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Housing    
 

Objective 5  To ensure that future developments meet objectively assessed need, including the 

needs of residents and are of good design including:-  

a) Providing affordable housing.  
b) Having ǎǳŦŦƛŎƛŜƴǘ ǎǳƛǘŀōƭŜ ƻƭŘŜǊ ǇŜǊǎƻƴǎΩ ŀŎŎƻƳƳƻŘŀǘƛƻƴ ǇǊƻǾƛŘŜŘ  
c) Supporting the development of more two bedroomed accommodations. 
d) Avoiding small one bedroomed accommodation. (through the use of a multi-

functional room) 
e) Ensuring adequate parking and storage is provided. 
f) Ensuring the green and open feel is maintained, all new development should 

include sufficient green space to retain the garden city framework of the 
Ψ.ŜǾŜǊƛŘƎŜ ǾƛǎƛƻƴΩΦ 

g) Ensuring all new developments are built to the highest possible energy 
efficiency standard, incorporating renewable energy measures, such as solar 
panels, where appropriate. 

 

Retail   
 

Objective 6 To facilitate and encourage improved retail provision for Newton Aycliffe. 

 

Objective 7 To support and encourage local jobs for local people. 

 

Community Infrastructure Levy (CIL) / Section 106   (Legal agreement with Developer) 

 
Objective 8 To ensure the Parish needs are considered first when CIL or Section 106 monies are 

available from future developments our proposals are:  

¶ That the Town Council is consulted in advance where CIL or Section 106 
monies will be available 

¶ To set local priorities for investment 
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1 Foreword   

 
The Localism Act 2011 introduced new 
powers for people to create Neighbourhood 
Plans. Communities now have the power to 
create their own plans for future 
development and Great Aycliffe Town Council 
has seized the opportunity to work with the 
community to deliver the Great Aycliffe 
Neighbourhood Plan. 
 
Great Aycliffe Town Council took the 
opportunity to engage with Durham County 
Council at an early stage in the preparation of 
the County Durham Plan.  Although this has 
since been withdrawn the County Council 
intend to take the County Durham Plan 
forward in the near future.  
 
Many comments and requests from the Town 
Council were incorporated into the County 
Durham Plan and it would be hoped that the 
revised Plan continues to reflect these 
matters.     
 
The Neighbourhood Planning process is not 
for the allocation of strategic sites this is the 
domain of the planning authority.  The Great 
Aycliffe Neighbourhood Plan did not consult 
on any strategic matters.  
 
However, the Town Council wanted the 
residents and businesses to have a say in 
matters that are specific to our parish rather 
than leave important details to Durham 
County Council.   
 
Lord Beveridge chose the new town of 
Newton Aycliffe as the place to realize his 
Ǿƛǎƛƻƴ ƻŦ ŀ Ψ²ŜƭŦŀǊŜ {ǘŀǘŜΩΣ ǿƘŜǊŜ ǇƻǾŜǊǘȅΣ 
unemployment and squalor would be no 
more.  bŜǿǘƻƴ !ȅŎƭƛŦŦŜ ǿŀǎ ǘƻ ōŜ Ψŀ ǇŀǊŀŘƛǎŜ 
ŦƻǊ ƘƻǳǎŜǿƛǾŜǎΩ ǿƛǘƘ ƘƻǳǎŜǎ ƎǊƻǳǇŜŘ ŀǊƻǳƴŘ 
greens, so children could play safely away 

from the roads. We remain committed to the 
ƻǊƛƎƛƴŀƭ ǾƛǎƛƻƴΥ ǘƻ ŎǊŜŀǘŜ Ψŀ ǘƻǿƴ ǿƘŜǊŜ 
ŜǾŜǊȅƻƴŜ ǿƛƭƭ ǿŀƴǘ ǘƻ ƭƛǾŜΩ but updated to a 
modern day lifestyle. 
 
The Parish of Great Aycliffe comprises the 
town of Newton Aycliffe, part of School 
Aycliffe and Aycliffe Village.  The population 
of Great Aycliffe is approximately 26,633 
(Census data 2011) and is projected to grow 
over the next few years.  It is a vibrant 
community, in an attractive semi-rural setting 
and is bounded on all sides with open 
countryside.  It has excellent road links to the 
A1(M), and Newton Aycliffe has a rail station 
on the Darlington to Bishop Auckland branch  
line, as well as a station to serve the Aycliffe 
Business Park. The Business Park is a major 
employer and the largest in the North East. 
 
The Great Aycliffe Neighbourhood Plan 
(GANP) sets out a vision, for the next 20 
years, which reflects the thoughts and 
feelings of the people with an interest in their 
community.  The GANP sets objectives on key 
identified themes around environment, 
housing and retail. It builds on current and 
planned activity and says what the Town 
Council and its partners will work towards. 
 
The GANP aims to continue making Aycliffe 
ΨƎǊŜŀǘŜǊΩ ōȅ ǇǊƻǘŜŎǘƛƴƎ ǘƘŜ ŎƘŀǊŀŎǘŜǊ ŀƴŘ 
heritage of the area whilst planning for the 
future. 
 
The Town Council and GANP Steering Group 
wish to thank all the people who sat on 
thematic groups, took part in consultations 
and shared their views through the various 
public meetings.  Giving up your time and 
sharing your expertise has helped shape this 
plan. 

 
 
 
Signed: Brian Hall  
Chairman Great Aycliffe Neighbourhood Plan Steering Group  
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2 Introduction   

 
Neighbourhood  Plans  

 

 

This is the Plan which residents and 

businesses will have the opportunity to vote 

on at the Referendum.  
 

The Great Aycliffe Neighbourhood Plan 

(GANP) is a new type of planning document.  

Lǘ ƛǎ ǇŀǊǘ ƻŦ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ŀǇǇǊƻŀŎƘ ǘƻ 

planning, which aims to give local people 

more say about what goes on in their area.  

TƘƛǎ ƛǎ ǎŜǘ ƻǳǘ ƛƴ ǘƘŜ Ψ[ƻŎŀƭƛǎƳ !Ŏǘ нлммΩ 

which came into effect in April 2012. 

 

άbŜƛƎƘōƻǳǊƘƻƻd planning provides a 

powerful set of tools for local people to 

ensure that they get the right types of 

development for their community where the 

ambition of the neighbourhood is aligned 

with the strategic needs and priorities of the 

ǿƛŘŜǊ ƭƻŎŀƭ ŀǊŜŀέ όbational Planning Policy 

Framework) 

A Neighbourhood Plan attains the same legal 

status as a Local Plan once it has been agreed 

via a referendum and officially made; the 

GANP will then become part of the planning 

framework. Applications for planning 

permission must be determined in 

accordance with the Plan, unless material 

considerations indicate otherwise. 
 

The GANP provides a vision for the future of 

the parish and sets out clear policies, 

principles and objectives to realise the overall 

vision for Great Aycliffe.   

 

The policies contained within the document 

accord with higher level planning policy, the 

National Planning Policy Framework and the 

saved policies in the Sedgefield Borough Local 

Plan, as required by the Localism Act. 

Sustainable Development  
 

When considering any development or 

planning policies, sustainability should be 

considered at all times.  Sustainable 

development is described within the National 

Planning Policy Framework (2012). It notes 

that there are three dimensions to 

sustainable development and that these 

dimensions give rise to the need for planning 

to perform a number of roles:  
 

an economic role ς contributing to building a 

strong, responsive and competitive economy, 

by ensuring that sufficient land of the right 

type is available in the right places and at the 

right time to support growth and innovation; 

and by identifying and coordinating 

development requirements, including the 

provision of infrastructure;  

 

a social role ς supporting strong, vibrant and 

healthy communities, by providing the supply 

of housing required to meet the needs of 

present and future generations; and by 

creating a high quality built environment, 

with accessible local services that reflect the 

ŎƻƳƳǳƴƛǘȅΩǎ ƴŜŜŘǎ ŀƴŘ ǎǳǇǇƻǊǘ ƛǘǎ ƘŜŀƭǘƘΣ 

social and cultural well-being; and 
 

an environmental role ς contributing to 

protecting and enhancing our natural, built 

and historic environment; and, as part of this, 

helping to improve biodiversity, use natural 

resources prudently, minimise waste and 

pollution, and mitigate and adapt to climate 

change including moving to a low carbon 

economy.
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How the Neighbourhood Plan fits into  the Planning System  
 

!ƭǘƘƻǳƎƘ ǘƘŜ DƻǾŜǊƴƳŜƴǘΩǎ ƛƴǘŜƴǘƛƻƴ ƛǎ ŦƻǊ 

local people to decide what happens in their 

towns, the Localism Act sets out some 

important laws. One of these is that all 

Neighbourhood Plans must be in Ψgeneral 

conformityΩ with higher level planning policy. 

That is, the National Planning Policy 

Framework (NPPF) and local policy.  

 

Durham County Council is the Local Planning 

Authority and is responsible for setting 

county wide planning policies within a Local 

Plan.  However, the concept of general 

conformity is to allow a degree of flexibility 

which allows Neighbourhood Plans to add 

local specific details to the higher level 

planning policies. 

 

The withdrawal of the County Durham Plan as 

part of the agreement that saw the quashing 

ƻŦ ǘƘŜ LƴǎǇŜŎǘƻǊΩǎ LƴǘŜǊƛƳ wŜǇƻǊt into the 

Examination in Public of the Plan has delayed 

it, but once completed the Local Plan and the 

GANP will, together, comprise the 

Development Plan for the area. Although the 

situation around the County Durham Plan 

complicates matters given the Town /ƻǳƴŎƛƭΩǎ 

efforts to work with that document to ensure 

the two plans complemented each other, 

national guidance has clarified that 

Neighbourhood Plans can be prepared ahead 

of Local Plans.  

 

Neighbourhood Plans must also be in line 

with EU Obligations on Strategic 

Environmental Assessments, Habitat 

Regulations and Human Rights Requirements.  

 

As there is no additional housing, retail or 

other allocations being made within the 

GANP a Sustainability Appraisal of the Plan is 

not required. 

 

 

The Sedgefield Borough Local Plan & The  County  Durham Plan  
 

The situation surrounding the County Durham 

Plan means that it is not material in planning 

terms, at this stage, and the key 

considerations under Planning Law are the 

Saved Sedgefield Borough Local Plan Policies 

that are consistent with National Planning 

Policy Guidance. 

 

The withdrawal of the County Durham Plan, 

as detailed above has delayed it, but once 

complete, there should be no conflict for  

going forward. The areas of concern 

surrounding the County Durham Plan were 

population and economic growth estimates; 

the loss of green belt land around Durham 

City for housing; overestimating the housing 

allocation needed for the City and North of 

the County; the allocation of additional 

employment land at the Drum Industrial 

Estate and the proposed Western and 

Northern Relief Roads, nothing that would 

affect the GANP. 
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Reasons for Preparing a Neighbourhood  Plan 
 

Newton Aycliffe ǿŀǎ ǘƘŜ ŦƛǊǎǘ ΨbŜǿ ¢ƻǿƴΩ ƛƴ 

the North and is renowned for its green 

spaces and tree lined avenues.  The industrial 

estate has grown and developed from its 

heavy industry past and is now the largest 

business park in the North East.  The town 

and business park are situated at the 

southernmost boundary of County Durham.  

 

Great Aycliffe Town Council is one of the 

largest Town Councils in the Country with a 

parish population in excess of 26,000.  The 

Town Council saw the Neighbourhood 

Planning process as an opportunity to protect 

the character and heritage of the town whilst 

making sufficient suitable provision for 

growth in housing, business and employment.  

 

The Town Council was concerned that our key 

green spaces may be lost to in-fill 

developments which would lose the historic 

character of the area developed through Lord 

.ŜǾŜǊƛŘƎŜΩǎ Ǿƛǎƛƻƴ ƻŦ Ψhouses grouped around 

greens, so children could play safely away 

from the ǊƻŀŘǎΩ. An opportunity, through the 

Neighbourhood Plan process, to create a 

planning document which would specifically 

deal with the needs of residents and a Town 

Council which remains committed to the 

ƻǊƛƎƛƴŀƭ .ŜǾŜǊƛŘƎŜ ǾƛǎƛƻƴΥ ǘƻ ŎǊŜŀǘŜ Ψa town 

where everyone will want to liveΩ ǿŀǎ ǎŜŜƴ ŀǎ 

a way to protect these green areas. 

 

A key element of a neighbourhood plan is to 

ensure ΨǘƘŀǘ ŦǳǘǳǊŜ ŘŜǾŜƭƻǇƳŜƴǘ ƳŜŜǘǎ ǘƘŜ 

ƴŜŜŘǎ ƻŦ ƛǘǎ ǊŜǎƛŘŜƴǘǎΩ.  As a New Town there 

is a higher than average ageing population 

whose housing needs, for example, differ 

from the rest of the County.  The GANP has 

allowed us to develop policies to try and 

mitigate future problems for our older 

residents.  
 

Retail has been a massive issue for residents 

and businesses for approximately 30 years. 

The privately owned Newton Aycliffe Town 

Centre is situated on a constrained site and is 

inward facing.  Although residents were 

pleased to see the site finally being 

redeveloped and opened up to wider vistas 

they are still unhappy about the poor retail 

selection available for a town this size.  The 

GANP provided an opportunity to challenge 

Durham County Council regarding the lack of 

retail allocation for the town and investigate 

any ways to improve the choice of shops. 
 

The GANP has given local people the power 

to have a say about matters, which are 

important to them, in their parish.  It provides 

the local community with the opportunity to 

add details to the higher level planning 

policies. Without the GANP, Durham County 

Council would have to make these decisions 

on behalf of the people of Great Aycliffe. 
 

The GANP has been developed through 

extensive consultation with the residents, 

businesses and others with an interest in the 

parish.  A Consultation Statement provides an 

overview of the consultation undertaken, 

demonstrating that it fully accords with the 

requirements of the Localism Act. This Pre-

Submission Consultation has met the 

requirements of Regulation 14 of the 

Neighbourhood Planning (General) 

Regulations 2012.  
 

The GANP has been amended where 

appropriate in response to consultation 

comments. Appendix 8 of the Consultation 

Statement provides further details.  
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Great Aycliffe Neighbourhood  Area Designation  
 

Great Aycliffe Town Council is ŀ ΨǊŜƭŜǾŀƴǘ ōƻŘȅΩ ǳƴŘŜǊ {ŜŎǘƛƻƴ смD ƻŦ ǘƘŜ ¢ƻǿƴ ŀƴŘ /ƻǳƴǘǊȅ 

Planning Act 1990 as amended and in conformity with the Town and County Planning, England, the 

Neighbourhood Planning (General) Regulations 2012 made the application for a neighbourhood 

area in order to develop a neighbourhood plan.  The area of the Neighbourhood Plan is based upon 

the parish boundaries, which was seen as appropriate as this area is recognised as the distinct 

community of Great Aycliffe. 

 

 

 

Great Aycliffe Town Council 

submitted an application on 

18th April 2012 to Durham 

County Council, the Local 

Planning Authority, to 

designate the Great Aycliffe 

area. The application was 

approved on 14th February 

2013 in accordance with the 

boundaries specified on the 

plan below. 

 

The Great Aycliffe 

Neighbourhood Plan period 

will be from 2016 until 2036.   
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Understanding our Parish  
 

Undertaking the Neighbourhood Plan process 

has helped us understand what is good and 

what could be improved in our area through 

the consultation process.  Protecting the 

green open spaces, wildlife corridors and 

trees as well as improving retail were clear 

priorities for residents.   

The Steering and Thematic Groups prioritised 

the information gathered, and investigated 

the best ways and options to improve and/or 

protect the matters that residents told us 

were important.  This document is the final 

product of this consultation and investigation. 

 

Whatôs in the Neighbourhood  Plan?  
 

Although decisions regarding the scale and 

location of future growth will be taken by 

DCC through the County Durham Plan, the 

GANP provides an opportunity to identify 

what is important for Great Aycliffe.  

Following the withdrawal of the County 

Durham Plan, the County Council has begun 

work on a new plan and ultimately the two 

plans will work together to deliver suitable 

development for the needs of the 

community. The Town Council will continue 

to liaise with Durham County Council as it 

takes the Local Plan forward for County 

Durham to ensure that the strategic needs of 

the community are addressed.   

  

The GANP is drafted in a way to support 

appropriate housing development to come 

forward at the strategic level.  However, such 

schemes, Ƴǳǎǘ ǇǊƻǾƛŘŜ ŀ ΨǾƛƭƭŀƎŜ ŦŜŜƭΩ ŀƴŘ 

reflect the green open spaces and tree lined 

avenues which already exist in the rest of the 

Town. Planning policies will be written to 

ensure the best possible development for the 

site. 

 

Hitachi choosing to site its new facility on 

Aycliffe Business Park highlighted the need 

for additional employment land allocation 

and, following discussions with Durham 

County Council, the GANP fully supports 

existing employment land commitments in 

the Sedgefield Borough Local Plan.   

 

The GANP is a plan for the town as a whole. 

ItΩǎ ŀōƻǳǘ adding local detail and importance 

for the Parish and looking at a wide range of 

issues.   

 

After prioritising the issues and analysing the 

comments made by residents throughout the 

preparation of the GANP, they were divided 

into three main themes ς environment, 

housing and retail.  Some items inevitably had 

ŀ ΨŎǊƻǎǎ ƻǾŜǊΩ ƛƴǘƻ ƳƻǊŜ ǘƘŀƴ ƻƴŜ ǘƘŜƳŜΦ 
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In broad terms the main issues to be addressed under these themes were: 

¶ To improve retail and provide better shops 

¶ To encourage the evening economy in Great Aycliffe 

¶ To enhance and protect the special green areas in the Town 

¶ To keep the feel of Lord BeveriŘƎŜΩǎ ±ƛǎƛƻƴ 

¶ To consider climate change for future generations 

¶ ¢ƻ ŜƴŎƻǳǊŀƎŜ ƳƻǊŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ƻƭŘŜǊ ǇŜǊǎƻƴǎΩ ŀŎŎƻƳƳƻŘŀǘƛƻƴ ŎƭƻǎŜ ǘƻ ǎŜǊǾƛŎŜǎ 

¶ To address parking issues in the older part of the town 

¶ To ensure future housing developments have adequate green spaces 

¶ To stop Aycliffe Village being incorporated into Newton Aycliffe, keep it a separate village 

¶ To ensure future housing is energy efficient with sufficient parking 

¶ To ensure future housing is of good design ς no bland estates or flat roofs 

¶ To encourage local jobs 
 

The Consultation Statement, Basic Conditions 

Statement and section on Vision and 

Objectives provide details on all the issues 

investigated and the reasons why something 

was not taken forward or progressed further.  

As always with this type of project it is not 

possible to please everyone.  The objectives 

and policies taken forward must be 

achievable and deliverable. 

 In addition to these documents, working 

papers for each theme were developed to 

provide a clear detailed summary of the work 

undertaken by each Thematic Group.   

 

A list of supporting documents can be found 

at Appendix A. 
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3 The Neighbourhood  Area  

 

Local Character  
 

The profiles of National Character Areas show 

that most of Great Aycliffe sits on a 

Magnesian Limestone Plateau with 

agricultural land to the east and the southern 

part of Aycliffe Business Park sitting within 

the Tees Lowlands.   

 

It is the oldest New Town in the North East 

and has good connectivity within and around 

the town with the A1(M)  to the east and the 

Bishop Auckland to Darlington branch line 

running through the western side of the town 

and Business Park.   

 

There are a great many walking routes, with a 

number of public rights of way and 

bridleways giving easy access to extensive 

areas of green spaces, nature areas and local 

wildlife areas. Many of the main 

thoroughfares have tree lined avenues which 

enhance the green feel of the town.  

There is a strong community feel with a wide 

range of community facilities, voluntary 

groups, clubs and societies active in the area.   

 

A large range of play and leisure facilities are 

available across the Parish with something for 

everyone.  

 

The Town Centre has a mix of individual retail 

outlets and chain stores, with further 

individual retail outlets in local 

neighbourhood shopping areas. 

 

The Character and Heritage Assessment of 

the area was undertaken by AECOM over the 

summer in 2015. It found that there were 15 

distinct character areas in the parish, from 

Business Park to open farmland and 

conservation area to new build properties. 

The full report can be found as part of the 

evidence base on the Town Council website.   

 

The Parish of Great Aycliffe  
 

Great Aycliffe is located in the southern part 

of County Durham in the North East of 

England. It is a vibrant community, with an 

attractive semi-rural setting and feel.  It is 

bounded on all sides with open countryside 

and contains many attractive green spaces 

with excellent road links to the A1(M).  

Newton Aycliffe and Aycliffe Business Park 

have a railway station on the Bishop Auckland 

to Darlington branch line. 

 

There are a wide range of clubs and societies 

active in the area, play and leisure facilities 

are provided by Great Aycliffe Town Council, 

Durham County Council and the private 

sector.  There are two sports centres and 

three golf courses with a range of additional 

leisure activities.  There are a number of 

nature areas, walks and woodlands within the 

parish boundary.  

 

Nearly all of the 15 distinct character areas 

referred to earlier have large, green open 

spaces, with groupings of mature trees or 

tree lined avenues and excellent access to 

public open space.  

 

Schools in the area are generally good, and 

are increasingly linked to the higher 

education network.   

A University Technology College opened in 

September 2016 providing a unique learning 
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opportunity for younger residents.  

 

Housing conditions are generally above 

average.  Significant levels of new house 

building mean that the Parish of Great 

Aycliffe can offer a wide choice of starter, 

family and executive homes to new residents 

coming to the area.  However, parts of Great 

Aycliffe are ranked within the poorest 20% of 

deprived areas nationally.  As ŀ ΨNew TƻǿƴΩ 

Newton Aycliffe has a higher than average 

ageing population which brings with it 

additional housing requirements. 

 

The Town Centre has a mix of individual retail 

outlets and smaller chain stores, with 

individual retail outlets in neighbourhood 

areas.  The redevelopment of the Town 

Centre is underway with a number of national 

chains having a shop there.  A wider range of 

shopping facilities is available in Darlington, 

Bishop Auckland and Durham. There are four 

local centres providing a range of services in 

addition to small single retail outlets in a 

number of other locations.  

 

Aycliffe Business Park covers an area over 400 

hectares and is a base for a mix of local, 

national and international companies.  It 

continues to grow and is now the largest 

business parks in the North East, gaining 

nationwide recognition with the location of 

Hitachi, which brings a range of supply chain 

jobs and services to the Business Park as well. 

 

In 1974, the Parish Council was re-designated 

ΨDǊŜŀǘ !ȅŎƭƛŦŦŜ ¢ƻǿƴ /ƻǳƴŎƛƭΩ and is now one 

of the largest Town Councils in the Country. 

 

History/ Heritage  
 

Aycliffe is believed to have Iron Age origins. 

Although it is certain that Romans settled 

nearby, very little is known about them within 

the area. 

 

Aycliffe Village has been in existence since 

Saxon times.  AȅŎƭƛŦŦŜ όƻǊƛƎƛƴŀƭƭȅ Ψ!ŎƭŜȅΩύ 

probably takes its name from two Saxon 

ǿƻǊŘǎΥ Ψ!ŎΩΣ ƳŜŀƴƛƴƎ ƻŀƪΣ ŀƴŘ ΨƭŜȅΩΣ ƳŜŀƴƛƴƎ 

Ψŀ ŎƭŜŀǊƛƴƎΩΦ  (Wikipedia) Saxon remains can still 

be seen in Aycliffe Village church, shown here.  

 

King James 1, in a letter dated 1606, accused 

the Dean and Chapter of having wasted and 

spoiled the old oak woods of Aycliffe.  

However, it was not until the Civil War period 

that the oak wood was totally destroyed.  

The oak leaf has survived as the symbol to 

ǊŜǇǊŜǎŜƴǘ ǘƘŜ ǘƻǿƴΩǎ ƘŜǊƛǘŀƎŜΦ 

Aycliffe would have been a relatively 

peaceful agricultural area up until the late 

18th ς early 19th Century, when quarries and 

water driven mills powered by the River 

Skerne became numerous and the gradual 

industrialisation of the area would have 

become more evident.   

The coming of the railways had a major 

influence on the development of the area, 

bringing increased migration and greater 

prosperity. 
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During the Second World War, the 

Government established an ordnance factory 

near Aycliffe Village as the area was often 

shrouded in mist and therefore not prone to 

aerial bombardment.  After the war this 

became the basis of an industrial estate.   

 

 

 

 

 

 

 

 

 

 

 

Although many of the original buildings have 

been demolished or modified, the old 

Bakelite plant, which occupied areas 7A, 11RS 

and some of 7F, can still be seen today along 

with a number of overhead pipes, bunkers 

and earth mounds.  The site is 

commemorated with a story board memorial 

(photo above).  It is located within the 

grounds of the INOVYN Chlorvinyls (Ineos) 

factory and is not accessible to the public.  

However, a memorial stone has been placed 

ƻǳǘǎƛŘŜ {ǘ /ƭŀǊŜΩǎ /ƘǳǊŎƘ ƛƴ ŀ small, beautiful 

garden where everyone may visit. (photo 

opposite) 

 

On the poor farmland to the north of the 

industrial estate, a town (of about 10,000 

inhabitants) was planned, where the 

workforce for the ordnance factory could 

live.  The workforce, mainly women, became 

ƪƴƻǿƴ ŀǎ ǘƘŜ Ψ!ȅŎƭƛŦŦŜ !ƴƎŜƭǎΩ ƻǊ ǘƘŜ 

ΨŎŀƴŀǊƛŜǎΩ ǎƻ ŎŀƭƭŜŘ ōŜŎŀǳǎŜ ǘƘŜ ŎƘŜƳƛŎŀƭǎ 

used in shells turned their hands and skin 

yellow.  

 

After the war, Aycliffe became the site of a 

New Town, planned to provide good quality 

homes near to the Aycliffe Industrial Estate, 

now Aycliffe Business Park.  The New Town 

was built with the Garden City principles in 

mind, initiated by Sir Ebenezer Howard.  

 

The Beveridge Report of 1942 pledged to 

destroy poverty, homelessness, 

unemployment, ignorance and disease.  Lord 

Beveridge adopted the New Town as the 

flagship of his new welfare state.  The New 

Towns Act was introduced in 1946 to ensure 

the planned decentralisation of congested 

areas with additional aims of providing self-

contained and balanced communities for 

work and living. 

 

Under the guidance and control of the 

Aycliffe Development Corporation, the Town 

flourished and has grown to be part of the 

Great Aycliffe Parish.  The houses in the New 

Town replaced the old poor mining Category 

(D) housing. The New Town development 

demonstrated the feasibility of large scale 

development whilst providing a better 

environment for both leisure and work.

 

 

The town has had a number of Royal Visitors 

over the years.  HRH Queen Elizabeth II visited 
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in 1960, the photograph to the right shows 

what a momentous occasion it was.  HRH 

Prince Charles took part in the first radio 

broadcast for the town and opened the 

OakLeaf Sports Complex in May 1978.  More 

recent Royal visitors, to commemorate 

achievements of key businesses on Aycliffe 

Business Park, have included the Duke of York, 

Duke of Kent and the Duke of Gloucester. 

 

Throughout the late Nineteenth and early 

Twentieth Centuries, the mining industry 

dominated Durham.  The old Aycliffe 

Industrial Estate contained a large proportion 

of low skilled manual work based businesses.    

 

Aycliffe Business Park has grown beyond its 

ƻǊƛƎƛƴŀƭ ΨƛƴŘǳǎǘǊƛŀƭΩ ǘƛǘƭŜ ǘƻ ōŜŎƻƳŜ ǘƘŜ ƭŀǊƎŜǎǘ 

business park in the North East, attracting a 

wide range of international, national and 

local companies to its premises. However, as 

it has grown, different areas have different 

ƴŀƳŜǎ ŀƴŘ ŘƛŦŦŜǊŜƴǘ ōǊŀƴŘƛƴƎΦ  ¢ƘŜ Ψ{ƘŀǇƛƴƎ 

ǘƘŜ CǳǘǳǊŜΩ ǇǊƻƧŜŎǘ ōŜƛƴƎ ǳƴŘŜǊǘŀƪŜƴ ōȅ ǘƘŜ 

Aycliffe business community is aiming to 

achieve a cohesive vision and look for the 

Business Park.  

 

Aycliffe Business Park now provides more 

than employment, with a range of leisure 

providers relocating there.  A number of 

training and conference facilities are available 

and a University Technology College will be 

opening in September 2016, which will 

provide a unique learning opportunity for 

young people.  A small motorway service area 

is tucked into the south eastern corner of the 

Business Park adjacent to the A1(M).  There 

are limited food and other support services 

for Business Park employees.   

 

 

Schedule of Heritage Assets  
 

As a New Town most of the heritage assets are in and around Aycliffe Village which also has the 

only conservation area in the Parish.  Without careful consideration of future growth implications 

these important historic assets could be lost. There should be a clear understanding of the 

significance of these heritage assets and the contribution made by their settings.  

 

Two Grade II Listed Buildings can be found at School Aycliffe. There is one scheduled monument 

which has a small area within the Parish BoundaryΣ Ψ/ƻŀǘƘŀƳ aǳƴŘŜǾƛƭƭŜ medieval village, fishpond 

ŀƴŘ ŀǊŜŀǎ ƻŦ ǊƛƎ ŀƴŘ ŦǳǊǊƻǿΩ. 

 

Listed Buildings 

Grade I  Church of St Andrew, Aycliffe Village 

Grade II Hodgson Chest Tomb, 5m south of south porch of St Andrew 

Grade II Headstone to John Gibson, 7m south of south porch of St Andrew 
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Grade II 14 High Street, Aycliffe Village 

Grade II Oakles Farmhouse, High Street, Aycliffe Village 

Grade II 3 The Green, Aycliffe Village 

Grade II Lamp post 7m east of 7 The Green, Aycliffe Village 

Grade II Locomotion One Public House and East Platform 

Grade II Heighington Signal Box 

Grade II bǳǊǎŜǎΩ ¢ŜŀŎƘƛƴƎ /ŜƴǘǊŜΣ ²ŀƭƭ ŀƴŘ DŀǘŜ tƛŜǊǎΣ {ŎƘƻƻƭ !ȅŎƭƛŦŦŜ 

Grade II Old Farm Cottage, School Aycliffe 

Grade II Railway Bridge 25m north east of Ricknall Mill Farmhouse 

Grade II Ricknall Grange Farmhouse and yard wall to rear 

Grade II Aycliffe War Memorial, Churchyard of the Church of St Andrew, Church Lane, 

Aycliffe Village 

 

There are limited opportunities to recognise further heritage assets.  However, there are some 

existing buildings and features from the old munitions factory mentioned previously on page 12, 

the town clock which is iconic for Newton Aycliffe and the water tower at School Aycliffe that may 

benefit from heritage protection in the future. 

  

Newton Aycliffe  
 

Newton Aycliffe was founded in 1947 under 

the New Towns Act of 1946 and is the oldest 

new town in the North of England.(Wikipedia) 

The town was originally built, and its 

development guided, by Aycliffe 

Development Corporation with building 

commencing on 28 June 1948. 

 

¢ƘŜ ŦƛǊǎǘ ŎƘŀƛǊƳŀƴ ƻŦ ǘƘŜ Ψ!ȅŎƭƛŦŦŜ 

5ŜǾŜƭƻǇƳŜƴǘ /ƻǊǇƻǊŀǘƛƻƴΩ ǿŀǎ [ƻǊŘ 

Beveridge who chose Newton Aycliffe as the 

ǇƭŀŎŜ ǘƻ ǊŜŀƭƛǎŜ Ƙƛǎ Ǿƛǎƛƻƴ ƻŦ ŀ Ψ²ŜƭŦŀǊŜ {ǘŀǘŜΩΣ 

where poverty, unemployment and squalor 

would be no more.   

[ƻǊŘ .ŜǾŜǊƛŘƎŜ ŜƴǾƛǎŀƎŜŘ ŀ ΨŎƭŀǎǎƭŜǎǎΩ ǘƻǿƴΣ 

where manager and mechanic would live next 

door to each other in council houses. Newton 

!ȅŎƭƛŦŦŜ ǿŀǎ ǘƻ ōŜ Ψŀ ǇŀǊŀŘƛǎŜ ŦƻǊ ƘƻǳǎŜǿƛǾŜǎΩ 

with houses grouped around greens, so 

children could play safely away from the 

roads. 

 

Those were the days of the fearsome Miss 

Hamilton, who interviewed prospective 

tenants, and visited them to make sure they 

were keeping their corporation houses tidy! 

(JD Clare)  Long-time residents still refer to 

Miss Hamilton, even today. 

 

Aycliffe Development Corporation (ADC) 

continued to improve its housing stock, 

although the original prefabricated homes of 

Clarence Green can still be seen today, clearly 

standing the test of time.  
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                                                                 Clarence Green housing. 

 

The Hailsham Report in the 1960s proposed a 

programme for regional development and 

growth, suggesting the town should expand 

from 20,000 to 45,000, with an emphasis on 

infrastructure and public services. A number 

of proposed expansions and developments, 

such as an arts centre, never came to fruition 

as the tƻǿƴΩǎ ǇƻǇǳƭŀǘƛƻƴ ŘƛŘ ƴƻǘ ƎǊƻǿ ŀǎ 

anticipated. 

 

After 1976, a £300,000 project was 

announced to convert houses with flat roofs 

(and put an end to AycliffeΩǎ ΨƭƛǘǘƭŜ ōƻȄŜǎΩύΦ .ȅ 

ǘƘƛǎ ǘƛƳŜΣ ǘƘŜ ƳȅǘƘ ƻŦ ŀ ΨŎƭŀǎǎƭŜǎǎ ǘƻǿƴΩ ǿŀǎ 

considered out-of-date. Private contractors 

were allowed to build new housing estates ς 

for instance Byerley Park, the Chase and 

Woodham Village (after 1981). In September 

1979 ADC began selling its council houses. By 

ǘƘŜ ŜƴŘ ƻŦ ǘƘŜ ΨǎŜǾŜƴǘƛŜǎΣ ƴŜǿ ƘƻǳǎƛƴƎ ƘŀŘ 

been added in the Horndale, Byerley Park, 

Chase, Burnhill and Agnew areas.  

 

The population neared 28,000.  ADC seemed 

ǘƻ ōŜ ǎǳŎŎŜŜŘƛƴƎ ƛƴ ƛǘǎ ǎǘŀǘŜŘ ŀƛƳΣ ǘƻ ŎǊŜŀǘŜ Ψŀ 

self-contained, close-knit balanced 

community, enjoying good housing and 

ŀƳǇƭŜ ŀƳŜƴƛǘƛŜǎΦΩ (Aycliffe & Peterlee New Towns 

1946-1988, Swords into Ploughshares and Farewell 

Squalor ς Philipson, G) 

 

Over the years, the population of Newton 

Aycliffe dropped slightly and now stays 

relatively stable around 26,000.  Its residents 

have established a vibrant, happy community 

ǿƘŜǊŜ .ŜǾŜǊƛŘƎŜΩǎ Ǿƛǎƛƻƴ ƻŦ ƘƻƳŜǎ around 

green spaces is a cherished legacy in many 

places.  

 

Newton Aycliffe is renowned for its extensive 

areas of green spaces, nature and local 

wildlife areas. There are many walking routes 

within the town including the Great Aycliffe 

Way which is a circular route which feels like 

a countryside walk.  A number of public rights 

of way directly access the neighbouring 

farmland and open countryside. Many of the 

main thoroughfares have tree lined avenues 

which enhance the semi-rural aspect of the 

town.  

 

The 15 distinct character areas identified in 

the Heritage and Character Assessment, 

undertaken as part of the GANP process 

generally follow the development phases of 

Newton Aycliffe.  

 

!ƭǘƘƻǳƎƘ ǎƻƳŜ ƻŦ .ŜǾŜǊƛŘƎŜΩǎ Ǿƛǎƛƻƴ Ƙŀǎ ōŜŜƴ 

lost over the years, this is our chance, 

through the Great Aycliffe Neighbourhood 

Plan, to try and re-capture the vision. 
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School Aycliffe  
 
School Aycliffe is a housing area situated to 

the west of the Parish. The area comprises 

large modern homes on spacious plots with a 

small number of Grade II listed buildings 

being used as traditional homes. There is a 

community hall which is not particularly well 

used, a play area and nature areas but there 

is no shop.  The small shop that used to serve 

the community has long since closed down.  

 

 

The houses, within School Aycliffe, are 

surrounded by farmland, wetlands, nature 

areas, a cemetery and a golf course giving it a 

modern village feel.   

Although the area around Newton Aycliffe is 

relatively flat, many houses in School Aycliffe 

enjoy an elevated position.  

The houses which make the settlement of 

School Aycliffe are divided in two by School 

Aycliffe Lane. In addition, the southern 

housing area comprising the recently 

ŘŜǾŜƭƻǇŜŘ Ψ/ƘŜǎǘƴǳǘǎΩ ƘƻǳǎƛƴƎ ŜǎǘŀǘŜ ǎƛǘǎ ƛƴ 

the Borough of Darlington and is not included 

within the GANP.   

 

 

  

  

View along St. Cuthbertôs Way showing the óBlue Bridgeô. 
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Aycliffe Village  
 
Aycliffe Village is the historical settlement 

area of Great Aycliffe with a conservation 

area around the original village green and 

houses.  Aycliffe Village (The Village) contains 

a number of listed buildings including the 

DǊŀŘŜ L ƭƛǎǘŜŘ {ǘΦ !ƴŘǊŜǿΩǎ /ƘǳǊŎƘ ǿƘƛŎƘ 

dates back to the Saxon period with 

Church Synods being held there in AD 782 

and AD 789.  Due to the historic nature of the 

Village and its uniqueness, this small section 

stands alone yet is part of the wider 

document.  

 

Up to the nineteenth century the parish 

ōƻǳƴŘŀǊƛŜǎ ΨǿŜǊŜ ǎǳōǎǘŀƴǘƛŀƭƭȅ ŀǎ ǘƘose in 

мнллΩ ό²ƛƭǎƻƴΣ мфнтΦ tΦмпмύ ŀƴŘ ǎǘǊŜǘŎƘŜŘ 

ŦǊƻƳ ΨIƻǳƎƘǘƻƴ-le-Skerne on the south, by 

Great Stainton and Sedgefield on the east, by 

Bishop Middleham and Merrington on the 

nortƘ ŀƴŘ ōȅ IŜƛƎƘƛƴƎǘƻƴ ƻƴ ǘƘŜ ǿŜǎǘΩ 

(McKenzie & Ross, 1834). The Village is 

situated on the banks of the River Skerne 

which powered the paper and corn mills up 

to the nineteenth century.  

 
The landscape setting of Aycliffe Village is 

defined by agricultural, rough grassland and 

meadows with the River Skerne on the 

Eastern boundary. The agricultural meadow 

area bounds the North and South of the 

±ƛƭƭŀƎŜΩǎ ōǳƛƭǘ ŜŘƎŜǎ ŎǊŜŀǘƛƴƎ ŀ ǾƛƭƭŀƎŜ and 

semi-rural landscape setting.  

 

The plan places a high priority on 

safeguarding the distinctive character and 

integrity of the village in terms of built form, 

type, scale and density and by maintaining an 

area of separation from surrounding 

development. 
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The Village green formation at the heart of the 

conservation area creates a village focus and 

substantial area of quietness, commonly 

associated with traditional villages.   

 

It was recognised from the outset that the Village 

had different needs to the rest of the town and, 

with that in mind, separate meetings were held 

at the Village to talk to the residents without 

their voices getting lost in the overall planning 

requirements. 

 

Although the Village has grown and been 

adapted over time with the loss of some of 

the original features, it now provides a village 

with a mix of new homes and a variety of 

period buildings.  The A167 (which was once 

the old main North / South road) cuts the 

village in two with the older buildings 

predominantly on the East side and the 

newer developments on the West and tucked 

into an area of Aycliffe Business Park. 

 

 

The prospect of further expansion to Aycliffe 

Business Park and potential housing 

development may lead to the loss of a village 

feel and further exacerbate traffic problems 

which are a concern for residents.  Therefore 

the need for a buffer between the Village, 

Newton Aycliffe and the Business Park is 

essential. 

 
There is a Primary School with a waiting list, 

rateŘ ΨDƻƻŘΩ ƛƴ ǘƘŜ Ƴƻǎǘ ǊŜŎŜƴǘ hŦǎǘŜŘ 

Inspection (January 2014) and a village hall 

which is well used by the residents for a 

variety of events.  The Village has a pub, a 

hotel/restaurant and a hair dresser.  Sadly the 

Post Office cum shop closed a number of 

years ago and, despite recent attempts to 

encourage a retailer to invest in the Village, 

there was no real deliverable interest.   
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Retail  
 

There is a town centre which is inward facing, 

on a constrained site, and privately owned. It 

is currently in the middle of a large 

refurbishment which includes demolishing 

buildings, improving the public realm and 

shop fronts in an effort to encourage more 

retailers to the town.  There are national and 

local retailers present but residents are 

concerned about the number of empty shops 

which make the town centre unappealing. 

There are four local centres which are well 

used and supported by residents.   

 

Neville Parade Shops which include a 

veterinary surgery, pharmacy, bike shop, 

household goods store, a hair dressers, a take 

away and a small convenience store.    

 

Woodham Shops which have a small 

convenience store, a dentist, a number of 

take aways, and a public house. 

 

Simpasture Shops which include a small 

convenience store, butcher, a fish and chip 

shop, a hair dressers and tanning salon with 

dress making services. 

 

CobblerΩs Hall which has a veterinary surgery, 

hairdressers, convenience store, public 

house, a number of take aways, a funeral 

directors and opticians.  The site is adjacent 

to the Pioneering Care Centre which includes 

a pharmacy and a range of health services. 

 

In addition to the above there are small 

convenience stores dotted around the town 

to serve the local communities. 

 

 

Simpasture Shops ΨǘƘŜƴΩ                                                                         and ΨƴƻǿΩ 

     

 

   

 

 

 

 

 

 

 

Aycliffe Town Centre ΨǘƘŜƴΩ                                                                 ŀƴŘ ΨƴƻǿΩ 
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Business  
 

As detailed elsewhere in this document, the 

decision not to include business as part of 

the consultation and GANP process was a 

deliberate choice following meetings with 

the business community.  This does not 

mean that we did nothing.  We worked 

closely with the Business Park organisations 

and the Town Centre Managers to ensure as 

much as possible could be included within 

the GANP.  

 

Aycliffe Business Park is the largest 

ΨƛƴŘǳǎǘǊƛŀƭ ŜǎǘŀǘŜΩ (Simon Goon, Business Durham) 

in the region.  It is home to over 250 

companies providing employment to over 

8,000 people.  A range of business sectors 

are represented including heavy and light 

industrial manufacturing, distribution and 

haulage, microchip technologies and petro-

chemical manufacturer.  It was one of 3 

prestige employment sites identified in the 

withdrawn County Plan and had 123 

hectares of employment land allocated, 

which the Neighbourhood Plan fully 

supports, and the potential to contribute 

significantly to the economy of the County. 

 

The Business tŀǊƪΩǎ ǿƻǊƪ ƻƴ Ψ{ƘŀǇƛƴƎ ǘƘŜ 

FutuǊŜΩ ƘŀŘ ŀƭǊŜŀŘȅ ŎƻƳƳŜƴŎŜŘ ŀƴŘ ƛǘ ǿŀǎ 

agreed there was no need to duplicate work 

already undertaken, the results of which 

could have undermined the work of Aycliffe 

Business Park and Business Durham.  The 

Shaping the Future report can be found at 

Appendix B. 

 

However, a number of issues were 

highlighted from the Shaping the Future 

project in particular the need to define the 

ΨƳŀƛƴ ŀŎŎŜǎǎΩ ǘƻ ǘƘŜ .ǳǎƛƴŜǎǎ tŀǊƪ ŀƴŘ ǘƘŜ 

haphazard, out of date, signage.  There was 

also support for a small retail provision to 

service the needs of the businesses and its 

employees.  

 

The main access route to the Business Park 

ǳǎŜŘ ǘƻ ōŜ ŀƭƻƴƎ {ǘΦ /ǳǘƘōŜǊǘΩǎ ²ŀȅ ŀƴŘ ǘƘƛǎ 

is marked with a large, Aycliffe Business Park 

purpose-built brick wall and concrete 

spheres, placed along the road to create a 

clear visual approach.  Many HGV drivers are 

still guided to this route when using satnav 

systems, in addition junction 60 is often 

stated as the correct egress point from the 

motorway, which takes the HGV traffic 

through the town.   

 

The extension of the Business Park toward 

the A1(M) has created a secondary access 

ǊƻǳǘŜ ǿƘƛŎƘ Ƙŀǎ ΨǘƘŜ ƘŜŀŘΩ ǎŎǳƭǇǘǳǊŜ ǘƻ ƳŀǊƪ 

the visual approach.  This access is adjacent 

to junction 59, A1(M) and would be a much 

more suitable main access point for the 

Business Park. In addition it would have the 

advantage of lessening HGV traffic travelling 

through the town and speeding along the 

A167 through Aycliffe Village. 

 

The poor signage on the Business Park is a 

priority for the businesses located there.  As 

the Business Park has grown, the signage has 

not and is very confusing.  There are signs 

referring to Aycliffe Industrial Estate, 

Heighington Business Park and the original 

colour coded information boards.  As the 

largest Business Park in the North East, 

which is gaining significant recognition, the 

signage should be addressed as soon as 

possible.
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Service and Facilities  
 

There are two secondary schools, ten primary 

schools and a number of pre-school facilities.  

The opening of the University Technology 

College will provide a sixth form facility 

locally.  There is a state of the art Autism 

Centre which caters for people of all ages. 

The Parish also has a large number of 

community buildings, including a purpose 

built youth centre, see map below, with very 

few areas being more than 500m away from a 

facility. 
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There are three golf courses, a driving range, 

numerous outdoor sports pitches, an outdoor 

tarmac running track and two sports centres 

one with swimming pools and a fitness gym, 

as well as numerous leisure activities 

available at a range of other private facilities 

for example a climbing wall, bowling alley and 

soft play areas. 

The area benefits from a number of parks 

and/or play areas, see map below, with a 

wide range of facilities and which cater for all 

ages. 
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The Town Council is responsible for three nature areas, most of the Great Aycliffe Way which 

includes sections of The Burn, shown below, two woodlands and a number of green amenity open 

spaces. 

 

A historic view along, and some recent views of, The Burn. 

 

 

 

                               

 

 

 

      

 

 

 

 

 

 

 

 

 

Views of the Great Aycliffe Way 
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Neighbourhood Statistics  
 

The Office for National Statistics (ONS) makes 

a huge range of statistical data available at 

different levels.   

 

However, the GANP area does not readily 

coincide with either the Lower Super Output 

Area (LSOA) or the Mid Super Output Area 

(MSOA) geography which are the levels of 

ONS published data. LSOAs represent the 

lowest scale at which data is published. When 

viewed at the LSOA scale the boundary lines 

cut across housing areas in the north west 

section of the parish and also through parts 

of Woodham Village which would make the 

data inaccurate to a degree that would be 

unacceptable.  

Therefore the best fit level at which data is 

available for the purposes of the GANP is the 

MSOA level of which there are 4 covering the 

area of Newton Aycliffe. The lines of these 

four MSOAs are coterminous with the 

boundary line of the GANP with the exception 

of Middridge and a small number of 

households including Eden Moor House. The 

MSOA geography is, therefore, the best fit 

geography at which information can be 

supplied. As Middridge is a very small parish 

the numbers involved will not significantly 

alter the findings below. 

 

All data used in this section is from December 

2015 unless otherwise stated.  

  

Population  
 

Great Aycliffe has a population of 26,633(ONS 

2011) risen from 26,385 (ONS 2001).  Total 

Residents using MSOA data 26,945 (which 

includes Middridge and a number of rural 

households) giving a density of 69 people per 

hectare, 12,993 males and 13,952 females 

with the following age groupings:  

Under 18    5,957 

18 ς 29    3,581 

30 ς 59  10,850 

60 ς 89    6,429 

90+       128 

Currently 4713 residents are aged 65 + = 

17.49% population.  When investigating % 

change for residents aged 85+ in the parish 

comparing the 2011 to the 2001 ONS data 

(Age Structure, 2011 (KS102EW)) it shows an 

82.2% change rate. This is much higher than 

the County average % change which is 28.3%.  

 

 

 

 

Ethnicity  
 

The Parish of Great Aycliffe is predominantly 

white (98.7%) with very few other minorities 

living here. The actual breakdown is as 

follows: 

 

White total 26,600 

Mixed total 154 

Asian total 140 

Black total 30 

Other total 21 
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Local Economy  
 

According to the current MSOA data the 

parish has 19,604 working age residents aged 

16 to 74 out of those 11,707 are employed.   

 

However, using the ONS data 2011, table 

KS601EW (taken before MSOA criteria 

applied), shows that 19,350 were working age 

residents aged 16 to 74.   

 

As expected the biggest employer is 

manufacturing with 4,044 people employed 

followed by the health sector with 1,378 

residents working in that sector, 1,092 

residents are employed in the retail sector 

and construction currently employs 853 

residents. 

The working age residents can be broken 

down to the following categories: 

¶ 40.9% of residents are in full time 

employment 

¶ 13.7% of residents work park time 

¶ 5.4% of residents are self-employed 

¶ 16.5% or residents are economically 

inactive due to retirement 

¶ 13% are economically inactive 

including looking after a home or 

family  

¶ 6.6% are classed as long-term sick and  

¶ 3.8% are economically inactive 

students. 

 

 

Distance Travelled to Work  
 
With the largest business park within the 

parish, as expected, 23.7% of residents travel 

less than 2km to work with very few (15.1%) 

travelling further than 20km to work. 

2.2% of residents have no fixed place of work, 

0.3% work outside the UK and 0.2% work at 

offshore installations. 

  
Dwellings  

 

Based on the 2015/16 Council Tax Base 

figures there are currently 11,855 properties 

in the GANP area.   

 

Households in the parish are made up of 8422 

social or private rented properties and 7278 

privately owned properties with 36 

households having shared ownership (part 

owned, part rented).  

As you can see most properties in the parish 

fall into the Band A category.  The numbers of 

dwelling in each tax band are as follows:  

Band A 7,251 

Band B 1,580 

Band C 1,280 

Band D 1,043 

Band E    581 

Band F      96 

Band G      19 

Band H         5 
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4 Key issues  

 
Summary  

 

The initial town wide questionnaire was delivered to every household (11500 houses).  791 

responses were received.  

 
The aim of this consultation was to gather as much information as possible, which would then be 

reviewed.  Any priorities would be cross referenced against the NPPF, the County Durham Plan 

(since withdrawn) and the saved policies of the Sedgefield Borough Local Plan.  Where there was 

scope for additional local priorities to be delivered, investigations were undertaken by the groups 

who had volunteered to help with the GANP. 

 

The top priorities for residents were retail, environment and housing with over 11,000 individual 

comments being received on the town wide consultation alone, with more provided at each of the 

early consultation events.  

 
After prioritising the issues and analysing the comments, a summary of the main issues to address 

through the GANP were: 

 

¶ To improve retail and provide better shops 

¶ To encourage the evening economy in Great Aycliffe 

¶ To enhance and protect the special green areas in the town 

¶ ¢ƻ ƪŜŜǇ ǘƘŜ ŦŜŜƭ ƻŦ [ƻǊŘ .ŜǾŜǊƛŘƎŜΩǎ ±ƛǎƛƻƴ 

¶ To consider climate change for future generations 

¶ ¢ƻ ŜƴŎƻǳǊŀƎŜ ƳƻǊŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ƻƭŘŜǊ ǇŜǊǎƻƴǎΩ ŀŎŎƻƳƳƻŘŀǘƛƻƴ ŎƭƻǎŜ ǘo services 

¶ To address parking issues in the older part of the town 

¶ To ensure future housing developments have adequate green spaces 

¶ To stop Aycliffe Village being incorporated into Newton Aycliffe, keep it a separate village 

¶ To ensure future housing is energy efficient with sufficient parking 

¶ To ensure future housing is of good design  

¶ To encourage local jobs 
 

Detailed information on the consultation undertaken and the priorities can be found in the 

Consultation Statement and various supporting documents. However, a summary has been 

provided in the following pages. 

 

Environment  
 

The environment is always very important to 

respondents in any survey or consultation 

event.  Protecting green open spaces was 

identified as a priority in the first town wide 

consultation and remained a priority 

throughout all consultations.  At follow up 

events and public meetings the environment 

information stand always had the greatest 

number of visitors. 
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However, there was also support for part of 

some green areas to be developed to 

alleviate parking issues in certain areas of the 

Parish. Further investigations have proved 

that there is a need for additional parking in 

certain areas.   

 
LƻǊŘ .ŜǾŜǊƛŘƎŜΩǎ Ǿƛǎƛƻƴ ŦƻǊ the town was cited 

on a number of occasions throughout the 

whole of the consultation by young and old 

alike, maintaining that these key green areas 

are vital to protect the character and heritage 

of the town. This was further supported by 

the independent Character and Heritage 

Assessment undertaken by AECOM. 

 
When asked additional questions about the 

environment, residents thought the planting 

of trees was important. The semi-rural feel of 

the town and the tree lined avenues make up 

the character of the area and one of the aims 

of the GANP is to protect and enhance what 

makes us (Great Aycliffe) unique. 

 

 

Housing  
 

The withdrawn County Durham Plan 

proposed to allocate around 2000 homes for 

Newton Aycliffe over a number of sites. 

Although it is intended to leave decisions 

regarding the scale and location of future 

housing growth, including specific allocations 

of land, to the revised County Durham Plan 

which is currently in preparation, policies in 

the Neighbourhood Plan will provide the 

basis for windfall proposals as well as planned 

development after the adoption of the Local 

Plan.  

 

As a neighbourhood plan can allocate more 

land for housingΣ ōǳǘ Ŏŀƴƴƻǘ ǎŀȅ ΨƴƻΩ ǘƻ 

additional housing, residents were asked if 

they could specify any areas of land suitable 

for housing development.  219 comments 

were received, a number of brownfield or 

already earmarked sites were mentioned but 

no new potential sites were indicated. 19 

residents stated none or no further housing. 

    

For the initial GANP consultation, residents 

were also asked if green spaces should be 

included in the design of future housing 

developments. 76% rated this as either 

ΨǎǘǊƻƴƎƭȅ ŀƎǊŜŜΩ ƻǊ ΨŀƎǊŜŜΩΦ   

  

When asked what type of housing is needed 

for the future, bungalows were the most 

requested housing type.  This question was 

asked to assist Livin, the main social housing 

provider for our area, with their future 

housing needs and to help plan the types of 

houses needed in future developments to try 

and meet the needs of the residents.   

  

Respondents did feel that having an input in 

future housing development was important.  

It was felt that the design should include 

green spaces in keeping with the rest of the 

town and should incorporate renewable 

energy where possible, which echoed the 

previous question under the environment 

heading.  

 

Housing Design  
 
When asked questions about housing design, 

although there were many comments stating 

ǘƘŜ ƴŜŜŘ ǘƻ ΨōŜ ƛƴ ƪŜŜǇƛƴƎ ƻǊ ŎƻƳǇŀǘƛōƭŜ ǿƛǘƘ 

ǘƘŜ ŀǊŜŀΩ, there were as many comments 

ǎǳƎƎŜǎǘƛƴƎ ΨŘŜǎƛƎƴǎ ǎƘƻǳƭŘ ōŜ ŦƻǊǿŀǊŘ 
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thinking, innovative and adaptable to meet 

the pŜƻǇƭŜΩǎ ƴŜŜŘǎΩΦ   

 

Many residents commented about houses 

being too small, with one resident stating 

άǇŜƻǇƭŜ ŘƻƴΩǘ ǿŀƴǘ ǘƻ ƭƛǾŜ ƛƴ ƭƛǘǘƭŜ ōƻȄŜǎέΦ  

Houses crammed together and a need for 

bungalows was also frequently mentioned.  

 

Insufficient parking was a major problem and 

was raised time and time again at various 

consultations.  Bigger garages, more off street 

parking  

Residents from Aycliffe Village thought it was 

very important to keep the Village separate 

from Newton Aycliffe and not end up with 

new houses being built right up to the edge 

of the Village, thereby losing its identity. 

 

Renewable Energy /Solar Panels  
 

 
 

Renewable energy and solar panels also 

scored highly within the environment section.  

Residents were concerned about the cost of 

energy/fuel and the general cost of living and 

thought that renewable energy/solar panels 

would help alleviate this in the future. It was 

interesting to note that a number of 

respondents were not in favour of wind 

turbines. 

 

With regard to domestic renewable energy, 

installing certain renewable energy 

technologies, such as solar thermal, 

photovoltaic, biomass boilers, micro-turbines 

and ground source heat pumps has now been 

made much simpler because of permitted 

development rights, meaning planning 

permission is not required. However, there 

are conditions and exceptions to be 

observed. 

 

The NPPF gives general support for utilising 

low carbon methods and encourages the use 

and supply of renewables and low carbon 

energy.  National guidance from 2015 (PPG) 

sets out that wind turbines should not be 

approved unless proposed in an area 

identifies as suitable in a Local or 

Neighbourhood Plan.   

 

The residents of Great Aycliffe did not 

support the provision of wind turbines in the 

Parish. The Steering Group and Thematic 

Groups investigated the possibility of any 

additional policies which could be put in place 

for the GANP that will make energy bills 

lower. 

 

Retail  
 

Retail was ranked the most important by 

respondents to all questionnaires and raised 

more comments at every public event or 

meeting and continued to elicit the most 

comments even at the final consultation stage.   

  

In order to try and revitalise the Town Centre 

residents were asked if they thought an 

evening economy would be successful in 

Newton Aycliffe.  58% of respondents to the 

question replied yes, with 22% indicating no 

and 20% did not comment.   
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Overall 422 individual comments were made 

on this question with a variety of reasons for 

(53%) and against (21%). 26% of comments 

were general statements with no clear support 

for or against an evening economy.  As no 

viable options were added to what was already 

covered in other planning policy there was no 

reason to progress this particular aspect 

further.  

 

However, the GANP supports any 

proposals/development to encourage suitable 

uses to encourage an evening economy or 

improve the retail offer for Newton Aycliffe. 

 

Residents were asked about their shopping 

habits. 94.5% of respondents said they used 

the Town Centre to shop and 52% reported 

using various local precincts across the town, 

63% said they shopped online.  

 

 
 

Although many residents were happy with 

the appearance of the Town Centre there 

were many comments regarding lack of 

shops and the large number of vacant units. 

There were many comments regarding the 

high rents charged for the Town Centre units 

and this was the reason cited for so many 

being vacant.  The Town Centre is privately 

owned and residents were constantly 

reminded that this was the case and high 

rents were not a planning matter.  A large 

number of residents also stated they wanted 

a retail park to improve the choice of shops.  

  

National Guidance in the NPPF requires 

planning policies to recognise that town 

centres should be at the heart of their 

communities.  Residents want to see 

improved retail, regardless of its location. 

 

Everyone involved in the GANP recognised 

how important retail was for residents and 

agreed that retail must be addressed by 

whatever means necessary.  The withdrawn 

County Durham Plan made no retail 

allocations for Newton Aycliffe.  After a 

number of intense meetings with the 

planning authority it was finally agreed that 

the evidence gathered from the GANP 

consultation highlighted the need for the 

retail situation to be reviewed.   

 

It was decided that the best way to achieve 

this was for an Independent Soft Market 

Testing of Retailers to be commissioned.  

This would provide an independent, up to 

date, assessment of retail for Newton 

Aycliffe.  This involved contacting large and 

small retailers (national and local brands), 

139 were contacted in total, to ascertain if 

retailers would invest in Newton Aycliffe and 

if not, why not.   

 

The independent soft market testing of 

retailers had very little response even after 

many follow up emails and telephone 

conversations, with only 12 responses being 

received and out of those 12 only 3 

companies indicated they may be interested 

in coming to Newton Aycliffe.  One of these 

had never heard of the town but the 

proximity to the A1(M) was the key factor.   
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Unfortunately, for residents, the soft market 

testing of retailers confirmed the findings in 

the Retail Needs Assessment Report that was 

undertaken by Durham County Council, that 

there is very little retail interest in Newton 

Aycliffe and therefore no retail allocation 

could be made through the GANP.   

All comments regarding retail and the Town 

Centre were shared with the Town Centre 

Owners Town Centre Manager, Durham 

County Council and all other applicable 

partners to ensure they fully understood the 

depth of feeling from residents. 

 

 

Community Infrastructure Levy (CIL)  / Section 106  (Legal Agreement with Developer)  
 
A section on CIL/Section 106 was included in 

the initial consultation to determine the 

priority for any Community Infrastructure 

Levy received as a result of future 

development.  It was later suggested that 

this should be Objective 8 for the GANP. 

 

Previously the GANP and the CDP, including 

proposals to introduce CIL, were being 

prepared in parallel. Following the 

withdrawal of the CDP, the County Council 

have begun work on a new Plan although it is 

unclear when (or if at all) a CIL will be 

introduced, as this is not a mandatory 

requirement. 

  

As the GANP is only for the Parish of Great 

Aycliffe, it was considered essential to have a 

specific policy within the GANP to help 

mitigate this potential problem.  

 

The policy would ensure that the Town 

Council is consulted in advance where CIL or 

Section 106 monies will be available and it 

would set local priorities for investment.  

 

The mapping exercise undertaken had 

already shown the parish to have a large 

number of leisure/recreational and 

community facilities where CIL or Section 

106 contributions are normally spent.   

 

There were a number of comments 

regarding road infrastructure; improved 

cycle paths; highways/road repairs; 

pavements and dropped kerbs; road verges 

and countryside footbaths which were 

shared with partners to take forward.  It was 

clear that this was a priority for residents 

and the GANP would be an opportunity to 

provide improvements through CIL/Section 

106. 

 

Great Aycliffe has a network of footpaths, 

tracks and bridleways which are well used by 

the local community. The routes and ways in 

which they could be improved were 

identified as part of the GANP consultation 

process and following meetings with Durham 

County Council and Local Motion Access 

Prioritisation Project.  

 

The GANP is supportive of opportunities to 

maintain and improve access to the 

countryside. 

 

The Environment Agency highlighted CIL 

contributions can be used in many ways to 

improve an area including environmental 

infrastructure, habitat enhancements, water 

storage areas and green spaces in general 

which all fit with the overall aim of the 

GANP. 

 

Historic England also highlighted that this 

contribution could be used to repair or 

maintain heritage assets.  However this is 

usually covered at a strategic level. 
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5 Vision and Objectives  

 

Vision Statement  
 

άTo make Great Aycliffe a vibrant community the Neighbourhood Plan 
will seek to enhance the natural environment, support and encourage 

high quality housing, local jobs and improved retail and leisure facilities in 
ŀ ƘŜŀƭǘƘȅΣ ƎǊŜŜƴ ŀƴŘ ŀǘǘǊŀŎǘƛǾŜ ǘƻǿƴέ 

 

The vision for the GANP was developed in a number of ways.  At the launch event held on 24th 

July 2014 a number of pre-developed statements were presented on a large sheet, in addition 

words that could be used to describe the town were also placed on a board for residents to show 

which ones they liked. 

 

The Community Neighbourhood Engagement Officer reviewed and collated the information to 

provide a number of vision options for the Steering Group to consider.  After much deliberation, 

the top five statements were then placed on the GANP Facebook page for consultation and 

presented to Town Council Members. 122 people took part in the final on-line consultation. 

 

The vision was then discussed with the planning authority and Steering Group where a number of 

comments made by residents were considered, the vision was amended to take these comments 

on board, and the final vision was agreed.   

 

Objectives 

The objectives were developed using the comments received at the early consultation events and 

the initial town wide survey. These objectives would help addreǎǎ ǘƘŜ ǊŜǎƛŘŜƴǘǎΩ ǇǊƛƻǊƛǘƛŜǎΦ 

 

Key Issues 

The Steering and Thematic Groups were given prioritised copies of all the comments made from 

the consultations.  The ƪŜȅ ƛǎǎǳŜǎ ǿŜǊŜ ǘƘŜƴ ŘŜǾŜƭƻǇŜŘ ŦǊƻƳ ǘƘŜ ǊŜǎƛŘŜƴǘǎΩ ǇǊƛƻǊƛǘƛŜǎΦ  

Aspirations 

The Steering and Thematic Groups investigated a number of options to help deliver the objectives.  

However, as work progressed it became clear that most of the options were already covered in the 

NPPF, County Durham Plan or would be undeliverable.  Therefore a number of aspirations were 

developed. 

Policies 

Once the objectives, issues and aspirations had been agreed they were the subject of a town wide 

paper and electronic consultation process.  Residents were asked if they agreed or disagreed with 

the aspirations and were given space to make any further comments. Any additional comments 

made have been included in the consultation statement and where, if necessary, amendments to 

the aspirations were made. 
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The planning policies were then written to support and deliver the vision and objectives of the 

Great Aycliffe Neighbourhood Plan. 

 

The planning policies can be found in the following section. 

Environment 

   

Housing 
 

 

Key Issues: 

¶ We need to keep the green spaces they 

allow our children to play safely  

¶ Aycliffe is attractive and known for its green 

space and trees 

¶ Very important we stay a green town 

¶ The trees are the lungs of the town and 

make people feel better 

¶ Renewable energy keeps costs down, we 

need to help with climate change, and it can 

help protect the environment 

¶ Aycliffe Village needs to remain a village and 

not get incorporated into Newton Aycliffe 

Objective 1 
To protect and retain the traditional green 
areas, open spaces and environment for the 
community. 
 

Objective 2 
To alleviate existing, overwhelming parking 
problems whilst allowing grass to be retained as 
the dominant finish. 
 

Objective 3 
To retain and protect the green and leafy 
character of our area. 
 

Objective 4 
To protect Aycliffe Village from urban sprawl 
and maintain the traditional village feel. 
 

Key Issues: 

¶ More bungalows are needed for the ageing 
population 

¶ More suitable two bedroomed 
accommodation is needed, particularly for the 
elderly 

¶ Suitable alternative housing for the elderly 
such as sheltered accommodation and 
retirement homes 

¶ Any new development needs to be of a good 
design and provide adequate parking 

¶ Different types and tenures of housing 
needed to suit all requirements 

¶ hƭŘŜǊ ǇŜǊǎƻƴǎΩ Ƙƻǳǎƛng needs to be near 
services 

¶ Energy efficiency should be built into all new 
developments 

Objective 5: 

To ensure that future developments meet 
ΨƻōƧŜŎǘƛǾŜƭȅ ŀǎǎŜǎǎŜŘ ƴŜŜŘΩΣ ƛƴŎƭǳŘƛƴƎ ǘƘŜ ƴŜŜŘǎ 
of residents, and are of good design, including:-  

a) Providing affordable housing  

b) Providing affordable housing  

c) IŀǾƛƴƎ ŜƴƻǳƎƘ ǎǳƛǘŀōƭŜ ƻƭŘŜǊ ǇŜǊǎƻƴǎΩ 
accommodation provided  

d) Supporting the development of more two 
bedroomed accommodation. 

e) Avoiding small one bedroomed 
accommodation. 

f) Ensuring adequate parking and storage is 
provided. 

g) Ensuring the green and open feel is 
maintained, all new development should 
include enough green space to retain the 
ƎŀǊŘŜƴ Ŏƛǘȅ ŦǊŀƳŜǿƻǊƪ ƻŦ ǘƘŜ Ψ.ŜǾŜǊƛŘƎŜ 
ǾƛǎƛƻƴΩΦ 

h) Ensuring all new developments are built to 
the highest possible energy efficient 
standard, incorporating renewable energy 
measures, such as solar panels, where 
appropriate. 
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Aspirations: 
1. wŜǉǳŜǎǘ ŀƴ ŜƴƘŀƴŎŜŘ ǇŜǊŎŜƴǘŀƎŜ ƻŦ ōǳƴƎŀƭƻǿǎ ƻǊ ƻƭŘŜǊ ǇŜǊǎƻƴǎΩ ŀŎŎƻƳƳodation within 600m walking 

distance from the Town Centre, Cobblers Hall and Neville Parade as a substitute to the affordable 
homes provision. 

 
2. That gardens can be made smaller or of a communal nature to make bungalows more viable. 
 
3. To avoid small one bedroomed dwelling, a multi-purpose room should be included in any design that 

can be used as a bedroom, dining room, study or storage giving greater flexibility to the 
accommodation. 

 
4. To specify a minimum garage size or an option to provide a drive, in curtilage, with a car port on new 

developments.  If only a drive is provided safe cycle storage should be included. 
 

5. Guidance in the character assessment must be followed. Adequate green open space included in new 
ŘŜǾŜƭƻǇƳŜƴǘǎ ƛƴ ƭƛƴŜ ǿƛǘƘ [ƻǊŘ .ŜǾŜǊƛŘƎŜΩǎ vision. 

 
6. Developments built to the highest energy standards will be encouraged. 
 

 
Retail 

 

               

 

Aspirations: 
1. Should a suitable site near the Town Centre, that meets the sequential tests required be identified, 

we will support and encourage change of use from garage/workshop (B2) to retail (A1) without the 
need for a change of use planning application, if the site could be developed for retail. 

 
2. We will keep retail changes under review and undertake a detailed assessment when the 

Neighbourhood Plan is reviewed in 5 years.  
 
3. ²Ŝ ǿƛƭƭ ǎǳǇǇƻǊǘ ŀƴŘ ŜƴŎƻǳǊŀƎŜ ǘƘŜ ŘŜǾŜƭƻǇƳŜƴǘ ƻŦ ŀ ǎƳŀƭƭ ΨǊŜǘŀƛƭ ǊƻǿΩ ǿƛǘƘƛƴ !ȅŎƭƛŦŦŜ .ǳǎƛƴŜǎǎ tŀǊƪ 

to serve the needs of the businesses and their employees. 
 
4. That local labour market agreements are put in place to ensure jobs are offered to local people first. 

 

 

 

 

 

 

 

Key issues: 

¶ improved retail for Newton Aycliffe 
 

¶ improved evening economy in the Town 
Centre 

 

¶ better choice of shops, including national 
brand 
 

Objective 6 
To facilitate and encourage improved retail 
provision for Newton Aycliffe. 
 

Objective 7 
To support and encourage local jobs for local 

people. 
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Community Infrastructure Levy (CIL) 
 

   

 
Aspirations: 

1. That the Town Council is consulted in advance where CIL or Section 106 monies will be available.  
 

2. To set local priorities for the investment of CIL or Section 106 monies. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Key issues: 

¶ ¢Ƙŀǘ ƭƻŎŀƭ ƳŀǘǘŜǊǎ ŀƴŘ ǊŜǎƛŘŜƴǘǎΩ ƴŜŜŘǎ ŀǊŜ 
prioritised over the County 

 

¶ To ensure that Great Aycliffe does not lose 
out on and maximizes opportunities in 
relation to any CIL or Section 106 monies. 
 

No objectives were originally set for CIL as the 
proposals were the objectives.  However, 
following the pre-submission consultation it 
was suggested that this was added as an 
objective. 

Objective 8 
To ensure the Parish needs are considered 

first when CIL or Section 106 monies are 

available from future developments. 
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6 Planning Policies   

 

 

The policies of the Great Aycliffe Neighbourhood Plan are set within the context of the National 

Planning Policy Guidance and the Sedgefield Borough Local Plan, as the withdrawal of the County 

Durham Local Plan means that it is not a material consideration for planning matters. 

 

They have been developed after extensive consultation, with residents and businesses in 

accordance with para 17 of the bttC Ψ/ƻǊŜ tƭŀƴƴƛƴƎ tǊƛƴŎƛǇƭŜǎΩ to establish local priorities and 

achieve the overall vision of the Great Aycliffe Neighbourhood Plan which is: 

 

άTo make Great Aycliffe a vibrant community the Neighbourhood Plan will seek to enhance the 
natural environment, support and encourage high quality housing, local jobs and improved retail 
ŀƴŘ ƭŜƛǎǳǊŜ ŦŀŎƛƭƛǘƛŜǎ ƛƴ ŀ ƘŜŀƭǘƘȅΣ ƎǊŜŜƴ ŀƴŘ ŀǘǘǊŀŎǘƛǾŜ ǘƻǿƴέ 
 

The policies of the GANP seek to address the objectives which were set following the issues 

residents highlighted during the consultation. Detailed information on the consultation can be 

found in the Consultation Statement. 

 

Environment  
 

Lord BeveridgeΩǎ Ǿƛǎƛƻƴ ŦƻǊ the new town of Newton Aycliffe was ƻŦ ŀ Ψ²ŜƭŦŀǊŜ {ǘŀǘŜΩΣ ǿƘŜǊŜ 

poverty, unemployment and squalor would be no more.  bŜǿǘƻƴ !ȅŎƭƛŦŦŜ ǿŀǎ ǘƻ ōŜ Ψŀ ǇŀǊŀŘƛǎŜ for 

ƘƻǳǎŜǿƛǾŜǎΩ ǿƛǘƘ ƘƻǳǎŜǎ ƎǊƻǳǇŜŘ ŀǊƻǳƴŘ ƎǊŜŜƴǎΣ ǎƻ ŎƘƛƭŘǊŜƴ ŎƻǳƭŘ Ǉƭŀȅ ǎŀŦŜly away from the 

roads.  The vision for the GANP aims to reflect the Beveridge ethos updated to modern day 

lifestyles. 

 

!ǎ .ŜǾŜǊƛŘƎŜΩǎ ±ƛǎƛƻƴ ƛǎ ŀƴ ƛƳǇƻǊǘŀƴǘ ŀǎǇŜŎǘ ǘƻ ƻǳǊ ƘŜǊƛǘŀge and defines the character of Newton 

Aycliffe, protecting the green and open spaces is vital. 

 

Key issues for residents have led to the development of four objectives which have informed the 
development of the following neighbourhood development plan policies required in order to 
deliver the vision above:   

¶ We need to keep the green spaces they allow our children to play safely 

¶ Newton Aycliffe is attractive and known for its green space and trees 

¶ Very important we stay a green town 

¶ The trees are the lungs of the town and make people feel better 

¶ Renewable energy keeps costs down, we need to help with climate change, and it can help 
protect the environment 

¶ Aycliffe Village needs to remain a village 
 

Objective 1 To protect and retain the traditional green areas, open spaces and environment for 
the community. 

Objective 2 To alleviate existing, overwhelming parking problems whilst allowing grass to be 
retained as the dominant finish. 

Objective 3 To retain and protect the green and leafy character of our area. 



36 
 

Objective 4 To protect Aycliffe Village from urban sprawl and maintain the traditional village 
feel. 

 

As Great Aycliffe is renowned for its semi-rural aspects and in order to protect and retain the 

traditional green areas, open spaces, green and leafy character of our area, all planning 

applications should seek to meet the following planning policies. 

 

Policy GANP CH1 Landscape Character and Townscape  
 

Developments must respect the landscape character of the parish and its settlements, as defined 

within the Great Aycliffe Heritage and Character Assessment (December 2015) and incorporate 

features which contribute to the conservation, enhancement or restoration of local features. New 

development should, where appropriate:  

1. Maintain existing hedgerows, trees and woodland and encourage the planting of new trees 

and hedgerows. Where new trees are proposed these should be appropriate to the site 

location and disease resistant species.  

2. Accommodate and provide tree lined avenues on main thoroughfares to continue the 

existing character already in place across the parish.  The long-term maintenance of the 

tree lined avenues will be agreed through a legal agreement and/or through the adoption 

process. 

3. Ensure green open space is provided within the development site to maintain the Beveridge 

ΨǾƛǎƛƻƴΩ for the new town of Aycliffe. 

 

Justification: 

New development must be appropriate to the character, natural and historic attributes of Great 

Aycliffe PŀǊƛǎƘΩǎ ƭandscape ŀƴŘ ŀƛƳ ǘƻ ǇǊƻǘŜŎǘΣ ŜƴƘŀƴŎŜ ƻǊ ŀŎƘƛŜǾŜ ǘƘŜ ΨǾƛǎƛƻƴΩ ƻŦ [ƻǊŘ .ŜǾŜǊƛŘƎŜ ǘƻ 

have a town where houses are grouped around greens. 

 

The County Durham Open Space, Sport and Recreation Needs Assessment Area Profile sets out 

general guidance on the availability of open space within the Newton Aycliffe area.  This shows 

that it is considered there is enough amenity open space in all areas but has a shortfall of other 

requirements such as, parks and gardens; outdoor sport space; play space; semi-natural green 

space and allotments.   

 

The Great Aycliffe Character and Heritage Assessment shows that green spaces play an important 

role in retaining some of the original, semi-rural characteristics of the town and green corridors 

located between residential areas prevent the coalescence of developments and form a substantial 

network for pedestrians and cyclists. It references the mature trees and shrubs which line many 

primary and some minor routes to help distinguish them from local streets and enclose developed 

ŀǊŜŀǎΦ  ¢ƘŜ tƭŀƴΩǎ ǇƻƭƛŎƛŜǎ ŀƛƳ ǘƻ ǇǊƻǘŜŎǘ ŀƴŘ ŜƴƘŀƴŎŜ ƻǳǊ ǳƴique environment and to improve its 

biodiversity. 

 

Meets Objectives 1 and 3  
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Policy GANP CH2 Protection of Accessible Local Green Space  Designations  
 

Lƴ ƻǊŘŜǊ ǘƻ ǇǊƻǘŜŎǘ ǘƘŜ ΨǾƛǎƛƻƴΩ ƻŦ [ƻǊŘ .ŜǾŜǊƛŘƎŜ local green space will be protected in Great as 

defined in Appendix C and shown on a supporting map at Appendix D. 
 

New development that would change the character of accessible local green space will only be 

permitted if the applicant could demonstrate that very special circumstances exist that would 

justify such an exception.  

1. the Applicant can demonstrate that such loss is related to essential infrastructure works 

required by a service utility which cannot be accommodated elsewhere; or 

2. the proposals involve the provision of public off street parking provision in an area with 

recognised on street parking congestion.  Where off street provision is proposed it will 

need to be designed in accordance with the principles set out in the GANP   

3. the proposal will have a direct community  benefit, and this outweighs the harm that 

would otherwise result from the loss of the green space in question. 
 

Special circumstances will have to be argued on their individual merits having regard to the 

general desirability of retaining public access and the openness of such areas. 

 

 

Justification: 

The areas set out in Appendix C have been identified by the residents and through the preparation 

of the plan as being of value to them and in need of protection.  

 

Under the NPPF, neighbourhood plans could designate Local Green Spaces which are of importance 

to the local community.  This affords protection from development other than in very special 

circumstances. Paragraph 77 of the NPPF says that άLocal Green Spaces should only be designated: 

¶ where the green space is in reasonably proximity to the community it serves 

¶ where the green area is demonstrably special to a local community and holds a local 

significance, for example because of its beauty, historic significance, recreational value 

(including as a playing field), tranquillity or richness of its wildlife; and 

¶ where the green area concerned is local in character and is not an extensive tract of landέ 

  

Policy GANP CH2 will protect local green spaces included in Appendix C and shown on Appendix D 

from unsuitable development to protect the special character of the area in accordance with the 

founding principles established by Lord Beveridge and ensure the local community continues to 

have access to public green open spaces in their local area. 
 

Meets objectives 1 and 3  
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Policy GANP CH3 Existing Amenity Open Spaces & Recreational Areas  
 

Existing open spaces, sports and recreational buildings and land, including playing fields and 

amenity open space not identified in GANP CH2, should not be built on unless: 

1.  An assessment has been undertaken which has clearly shown the open space, buildings or 

land to be surplus to requirements; or 

2. The loss resulting from the proposed development would be replaced by better provision 

in terms of quantity and/or quality in a suitable location; or 

3.  The development is for alternative sports and recreational provision, the needs for which 

clearly outweigh the loss; or 

4.  The development can help alleviate extensive, long-term on street parking problems for 

residents and delivery vehicles, provided this does not result in the loss of playing fields or 

sports facilities. 

In all cases, development undertaken must preserve and not detract from the character, heritage 

and appearance of the area and its surroundings. 

 

 

Justification: 

The policy reflects the GANP vision to maintain the green and semi-rural feel of the town. The 

Durham County Council Open Space Needs Assessment (January 2010) shows there is a shortage 

of supply of parks and gardens; outdoor sports and play space; semi-natural green space and 

allotments.  

 

Meets objectives 1 and 3 

 
Policy GANP CH4  Protecting Heritage Assets  
 

Proposals affecting Listed Buildings, Scheduled Monuments or the Conservation Area of Aycliffe 

Village and their settings must preserve and, wherever possible, seek to enhance their 

significance.  

 

New developments should seek to avoid any significant adverse impacts on Heritage Assets and 

the Conservation Area of Aycliffe Village whether by nature of their height, scale or bulk, position, 

or by poor design, or by affecting the settings in a way that would compromise these assets. 
 

 

Justification: 

!ǎ ŀ ΨbŜǿ ¢ƻǿƴΩ ǿƛǘƘ ŦŜǿ [ƛǎǘŜŘ .ǳƛƭŘƛƴƎǎΣ {ŎƘŜŘǳƭŜŘ aƻƴǳƳŜƴǘǎ ŀƴŘ ƻƴƭȅ ƻƴŜ /ƻƴǎŜǊǾŀǘƛƻƴ !ǊŜŀ 

it is important to protect and enhance, where possible, these heritage assets.  

 

The Heritage and Character Assessment highlights the importance of these key assets.  

 

Meets objective 4  
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 Policy GANP E1 Green Corridors  
 

Development that ensures the continuation and enhancement of green corridors for wildlife, 

multi-functional green space and tree lined avenues as defined in Appendix D will be preferred 

and encouraged. 

 

Planning permission will not be granted for developments which would destroy or impair the 

integrity of green corridors including roads, old railway lines, cycleways, interlinked pockets of 

open space and natural or semi-ƴŀǘǳǊŀƭ ǾŜƎŜǘŀǘƛƻƴ ƛƴŎƭǳŘƛƴƎ 5ŜƳƻƴΩǎ .ŜŎƪ ŀǘ !ȅŎƭƛŦŦŜ ±ƛƭƭŀƎŜΦ 

 

Justification: 

Green corridors are essential to maintain the wildlife habitats and the green open feel of the 

parish.  These green corridors will provide and enhance areas, not only for wildlife, but where 

possible, multi-functional green space, which can deliver a wide range of environmental and 

quality of life benefits for local communities in order to continue and replicate the Beveridge 

vision. 

 
Meets objectives 1 and 3 
 

Policy GANP E2 Aycliffe Village Areas of Separation  
 

In order to maintain the distinct identity of Aycliffe Village an Area of Separation between Aycliffe 

Village and Newton Aycliffe will be maintained.   

 

Proposals which would result in the further coalescence of built development within the Area of 

Separation will not be permitted. 

 

Justification: 

In order to maintain the distinction between the countryside and built up areas whilst preventing 

the coalescence (merging) of Newton Aycliffe and Aycliffe Village, an Area of Separation will be 

maintained. Aycliffe Village is the historic area of the Parish with a unique village feel and 

Conservation Area around the traditional and protected village green.  

 

The Areas of Separation comprise the open areas around and between parts of the settlement  

 

1. from thŜ ǊŜŀǊκƴƻǊǘƘ ƻŦ ǘƘŜ ƘƻǳǎŜǎ ƛƴ aƛƭƭŦƛŜƭŘǎ ƛƴŎƭǳŘƛƴƎ 5ŜƳƻƴΩǎ .ŜŎƪ ŀƴŘ ǘǿƻ ŦƛŜƭŘǎ ǘƻ ǘƘŜ 

ƴƻǊǘƘ ƻŦ 5ŜƳƻƴΩǎ .ŜŎƪ ŀƴŘ ǘƻ ǘƘŜ Ŝŀǎǘ ƻŦ 5ǳǊƘŀƳ wƻŀŘ ƛƴ ƭƛƴŜ ǿƛǘƘ ǘƘŜ ƧǳƴŎǘƛƻƴ ƻŦ ǘƘŜ 

B6443, and 

2. ǘƘŜ ŦƛŜƭŘ ǘƻ ǘƘŜ ǊŜŀǊ ƻŦ ǘƘŜ ƘƻǳǎŜǎ ƛƴ {ǘΦ !ƴŘǊŜǿΩǎ /ƭƻǎŜ ŀƴŘ {ƻǳǘƘ DǊƻǾŜ to the access road 

ǘƻ WƻƘƴ ²ŀŘŜΩǎ vǳŀǊǊȅ ǎƛǘŜ ƛƴ ǘƘŜ ǎƻǳǘƘΤ ǘƘŜ !мст ǘƻ ǘƘŜ ǿŜǎǘ ŀƴŘ ǘƘŜ Ǌŀƛƭǿŀȅ ƭƛƴŜ ǘƻ ǘƘŜ 

east.   
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Meets objectives 1, 3 and 4 

Aycliffe Village Areas of Separation Proposals Map E2 

 
 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

           Areas of Separation 
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Policy GANP E3 Conservation Area  of Aycliffe Village  
 

Any development in, or affecting the setting of, the Conservation Area of Aycliffe Village must 

demonstrate how the proposal preserves and enhances the significance of the conservation area 

in a heritage statement accompanying any planning applications.  

 

The heritage statement must, at a minimum, address the following topics: 

¶ Context and historic character 

¶ Development quality and architectural details 

¶ Suitability of materials 

 

Justification: 

The Town Council considers that new development, within the Aycliffe Village Conservation Area 

has suffered from poor design and build materials in the recent past which have diluted the 

historically important village centre and its buildings.  The positive aspect of character around the 

village green should be sustained, reinforced or enhanced. 

 

The Heritage and Character Assessment provides an excellent evidence base for the Plan and its 

policies and identifies a series of recommendations for future action which may be delivered 

through the GANP. 

 
Meets objective 4 
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Policy G ANP E4 Existing Tree Retention and Removal  
 

Proposals for new development will not be permitted that would result in the loss of, or damage 

to, trees of high landscape, amenity or biodiversity value unless the need for, and benefits of, 

the proposal clearly outweigh the loss. 

 

New development proposals will be expected to have regard to the local distinctive landscape 

character of Great Aycliffe and to retain tree lined avenues where they exist.   

 

Where tree removal is justified proposals will only be supported if there is a compensatory 

mitigation proposal which forms part of the submission. 

 

Where the removal of a tree(s) is proposed and essential to the delivery of the site, the 

developer is required to replace at least two of similar amenity value on site. Where a group of 

trees are removed a similar number must be replaced in a nearby suitable location.  Any trees 

proposed for removal should be detailed, including the reason for removal, through the 

submission of a Design and Access Statement. 

 

Planting that contributes to the biodiversity of the area and supports green corridors is 

particularly encouraged. Proposals should be accompanied by an indicative planting scheme to 

demonstrate an adequate level of sustainable planting can be achieved and maintained in the 

future. 

 

Justification: 

Great Aycliffe is renowned for its tree lined avenues and leafy green areas.  To ensure existing trees 

are protected development proposals should seek to retain mature or important trees and groups 

of trees. To maintain the character of Great Aycliffe and ensure that replacement trees are planted 

and properly maintained which includes the tree lined avenues.  

 

Maintenance agreements and responsibilities will be identified through a Legal Agreement or the 

adoption process. 

 

Meets objective 1 and 3 

  



43 
 

Policy GANP E5 Protection  of existing trees within new development  
 

Proposals for new development will be expected to safeguard existing trees where appropriate 

and integrating them fully into the design and protecting them during construction having 

regard to their management requirements and growth potential.  

 

Residential or commercial development proposals where trees are present should be 

accompanied by a tree survey and tree protection plan and where necessary an arboriculture 

impact assessment. These should clearly identify the trees, and root protection areas, and state 

how the health of the trees on the site will be protected during demolition and construction, 

including that of installing utilities, drainage and landscaping and in the long-term after 

construction. !ƭƭ ǇǊƻǇƻǎŀƭǎ ǳƴŘŜǊ ǘƘƛǎ ǇƻƭƛŎȅ Ƴǳǎǘ ƳŜŜǘ .ǊƛǘƛǎƘ {ǘŀƴŘŀǊŘǎ руотΥнлмн Ψ¢ǊŜŜǎ ƛƴ 

relation to design, dŜƳƻƭƛǘƛƻƴ ŀƴŘ ŎƻƴǎǘǊǳŎǘƛƻƴΩΦ 

 

 

 

Justification:  

Trees were cited as one of the many positive aspects of the character of the area and vitally 

important to the parish. Therefore, the trees identified are to be protected during development an 

in the long term, after construction. 

 

¢ƘŜ tƭŀƴΩǎ ǇƻƭƛŎƛŜǎ ŀƛƳ to protect and enhance our unique environment and to improve its 

biodiversity. 

 

Meets objective 1 and 3 

  



44 
 

Housing  
 

Although it is intended to leave decisions regarding the scale and location of future housing 

growth, including specific allocations of land, to the revised CDP which is currently in preparation, 

policies in the NP will provide the basis for considering windfall proposals as well as planned 

development after the adoption of the local plan. 

 

The GANP seeks to ensure opportunities to solve identified housing problems are positively 

supported through the planning process. 

 

Key issues for residents have led to the development of objective 5 which has informed the 
development of the following neighbourhood development plan policies required to deliver the 
GANP vision:  

¶ More bungalows are needed for the ageing population 

¶ More suitable two bedroomed accommodation is needed, particularly for the elderly 

¶ Suitable alternative housing for the elderly such as sheltered accommodation and 
retirement homes 

¶ Any new development needs to be of a good design and provide adequate parking 

¶ Different types and tenures of housing needed to suit all requirements  

¶ Older ǇŜǊǎƻƴǎΩ ƘƻǳǎƛƴƎ ƴŜŜŘǎ ǘƻ ōŜ ƴŜŀǊ ǎŜǊǾƛŎŜǎ 

¶ Energy efficiency should be built into all new developments 
 

The Environment Agency at the pre-ǎǳōƳƛǎǎƛƻƴ ǎǘŀƎŜ ŎƻƳƳŜƴǘŜŘ ǘƘŀǘ άIn the Durham County 

Water Cycle Study 2012 it is predicted that Newton Aycliffe could exceed headroom (space available 

in sewers) between 20мп ŀƴŘ нлнмΣ ŀǎǎǳƳƛƴƎ ŘŜǾŜƭƻǇƳŜƴǘ ƻŎŎǳǊǎ ŀǎ ŦƻǊŜŎŀǎǘΦέ  The document 

gives a headroom figure of 1608 houses with the County Durham Plan allocating nearly 2000 

homes for Newton Aycliffe.  Figure 4.2 on page 28 of the Water Cycle study shows headroom 

exceeded after 2015.  ά5ŜǇŜƴŘƛƴƎ ƻƴ ǿƘŀǘ ƳŜŀǎǳǊŜǎ are required at each of the Sewage 

Treatment Works STWs to cater for the housing development and if the development occurs at the 

forecast rate, development in these catchments may need to be restricted within the current 

headroom.έ  These are the most up-to-date figures available and may therefore require restricted 

growth as stated and/or investment in infrastructure. 

 

5ǳǊƘŀƳ /ƻǳƴǘȅ /ƻǳƴŎƛƭΩǎ ƎǳƛŘŀƴŎŜ ŦƻǊ ŀŘopting Sustainable Drainage Systems (SuDS) which details 

how schemes should demonstrate their compliance with National Standards and local policy by 

setting out several requirements which designs should meet will be applied wherever applicable. 

The guidance is aimed at Developers of Major Development sites which meet any of the following 

criteria:  

¶ For residential development, developments that contain 10 or more dwelling houses or 
where the site is 0.5 hectares or greater  

¶ For non-residential development, developments of 1,000 square metres or greater of floor 
space or where the site is 1 hectare or more.  

 

In addition to the previous policies and in order to protect the .ŜǾŜǊƛŘƎŜ ΨǾƛǎƛƻƴΩ ƻŦ ƘƻǳǎŜǎ 

grouped around greens, any planning application for housing developments of 10 or more houses 
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must meet the following housing planning policies and must provide a design and access 

statement.       

 

Objective 5 

To ensure that all future developments should meet the needs of residents and be of good design 
by -  

a) Having enough ǎǳƛǘŀōƭŜ ƻƭŘŜǊ ǇŜǊǎƻƴǎΩ ŀŎŎƻƳƳƻŘŀǘƛƻƴ ǇǊƻǾƛded when developments are 
near to services. 

b) Supporting the development of more two bedroomed accommodations. 
c) Avoiding small one bedroomed accommodation (using a multifunctional room). 
d) Ensuring adequate parking and storage is provided. 
e) Ensuring the green and open feel is maintained, all new development should include enough 
ƎǊŜŜƴ ǎǇŀŎŜ ǘƻ ǊŜǘŀƛƴ ǘƘŜ ƎŀǊŘŜƴ Ŏƛǘȅ ŦǊŀƳŜǿƻǊƪ ƻŦ ǘƘŜ Ψ.ŜǾŜǊƛŘƎŜ ǾƛǎƛƻƴΩΦ 

f) Ensuring all new developments are built to the highest energy efficiency standard, 
incorporating renewable energy measures, such as solar panels, where possible. 

 

The following six policies will apply to all applications for new developments. 

 
Policy GANP H1      In-Fill Developments  and Small Sites  
 

Permission will be granted for suitable in-fill developments and small sites of less than 30 houses 

where:-   

1. The development is proportionate to the scale of the settlement. 

2. Within the built-up areas for an in-fill development. 

3. Should be well contained. 

4. The development design respects the character and form of the settlement or locality. 

5. It clearly relates to part of an established settlement. 

 

Justification: 

The Plan seeks to encourage infill in suitable locations for greater sustainability, whilst making sure 

that new developments are in keeping with existing townscapes within the Parish. 

 

This does not cover isolated dwellings development.  Paragraph 55 of the NPPF provides the 

following guidance ǘƻ ƘŜƭǇ ŎƭŀǊƛŦȅ ΨƛǎƻƭŀǘŜŘ ŘǿŜƭƭƛƴƎǎΩ 

To promote sustainable development in rural areas, housing should be located where it will 

enhance or maintain the vitality of rural communities. For example, where there are groups of 

smaller settlements, development in one village may support services in a village nearby. Local 

planning authorities should avoid new isolated homes in the countryside unless there are special 

circumstances such as: 

  the essential need for a rural worker to live permanently at or near their place of work in the 

countryside; or  

  where such development would represent the optimal viable use of a heritage asset or would 

be appropriate enabling development to secure the future of heritage assets; or  

  where the development would re-use redundant or disused buildings and lead to an 

enhancement to the immediate setting; or  
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  the exceptional quality or innovative nature of the design of the dwelling. Such a design 

should:  

ς  be truly outstanding or innovative, helping to raise standards of design more generally in 

rural areas;  

ς  reflect the highest standards in architecture; 

ς significantly enhance its immediate setting; and ς be sensitive to the defining 

characteristics of the local area. 

 

Meets objective 5 
 

 

Policy GANP H3  Parking Standards for new Residential Development  
 

For all new residential developments, the following minimum standards shall apply for the 

provision of off-road parking: 

1-Bed house/flat 1 off-road car parking space 

2-Bed house/flat 2 off-road car parking spaces 

3-Bed house/flat 2 off-road car parking spaces 

4-Bed house/flat 3 off-road car parking spaces 

5+Bed house/flat 4 off-road car parking spaces 

 

Viability and cost implications will be detailed in the Design and Access Statement to accompany 

the development. 

  

Justification: 

To ensure that parking problems which currently exist elsewhere in the Parish are not repeated.   

 

Lack of enough suitable parking was one of the main issues which residents constantly commented 

upon during all consultation events and was considered to have great importance to get it right in 

the future.   

 

Garages are included within the requirement for off-road parking set out above.  The most recent 

poll undertaken for the GANP evidence showed that the provision of in-curtilage car parking would 

be a suitable alternative to a garage and would help any viability challenge from developers 

regarding this policy. 

 

New developments should contribute toward a pleasant uncluttered environment and to maintain 

the free flow of traffic especially for buses and emergency vehicles is considered essential. 

 

Meets objectives 1 and 5 d 
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Policy GANP H4  Parking Mitigation  
 

Where a garage is included in the design of the house the garage must be built to a minimum size 

to ensure a medium sized car can adequately fit.  A single garage should have minimum internal 

dimensions of 6m x 3m and a double garage minimum internal dimension of 6m x 5.5m. 

 

Unless it can be demonstrated by means of a viability study submitted by the developer that this 

requirement would undermine the viability of the scheme, either in terms of financial viability on 

lack of market demand.  The developer will be required to demonstrate to the Planning Authority 

satisfaction that this is the case. 

 

Justification:  

To ensure that parking problems which currently exist elsewhere in the Parish are not repeated.   
 
Cars are generally getting larger whereas garage sizes have stayed the same for many years. 
 
The provision of suitable garages which residents can park their cars in will contribute toward a 

pleasant uncluttered environment.  This will help maintain the free flow of traffic in residential 

areas especially for buses and emergency vehicles. 

 

A poll undertaken in May 15 showed that only 5 respondents used the garage to park the car, 6 

ǎǘŀǘŜŘ ǘƘŜȅ ŘƛŘƴΩǘ ƘŀǾŜ ŀ ƎŀǊŀƎŜ ŀƴŘ 12 respondents used the garage for storage.  Nearly all people 

who responded stated small garage size was the reasons for not using it for the car. 

A follow up poll undertaken in June 16 showed that:- 

ς 5 people would still use a garage for storage regardless of the size; 

ς 20 people would park the car in a garage if the garage was larger 

ς 13 would be happy with in-curtilage parking as an alternative to a garage and 

ς ф ǇŜƻǇƭŜ ǿƻǳƭŘ ōŜ ƘŀǇǇȅ ǘƻ Ǉŀȅ ŀ ΨǎƳŀll preƳƛǳƳΩ ŦƻǊ ŀ ōƛƎƎŜǊ ƎŀǊŀƎŜΦ 

These alternative options should help with ŘŜǾŜƭƻǇŜǊΩǎ viability issues. 

 

Meets objective 1 and 5 d 
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Policy GANP H5 Provision of In -Curtilage Parking and Storage   
 

On properties where no garage provision has been made there must be a parking area, in 

curtilage, and suitable provision for bicycle parking and/or storage will be encouraged. 

 

Justification: 

Car ownership is increasing, and cycling is becoming more popular.  Adequate provision should be 

made at domestic properties for the safe storage of vehicles and cycles.  This will also help mitigate 

parking problems which exist in other areas of the Parish and will only get worse if not addressed 

adequately.  

 

To help maintain the free flow of traffic especially for buses and emergency vehicles is essential. 

 

Meets objective 5 d   

 
Policy GANP H6 Securing Energy Efficient Homes  

 

Developments should be designed to achieve the highest possible energy efficiency standards. 

This must be shown in a Design and Access Statement where this is required. 

 

Unless it can be demonstrated by means of a viability study submitted by the developer that this 

requirement would undermine the viability of the scheme, either in terms of financial viability or 

lack of market demand for these products.  The developer will be required to demonstrate, to the 

tƭŀƴƴƛƴƎ !ǳǘƘƻǊƛǘȅΩǎ ǎŀǘƛǎŦŀŎǘƛƻƴ ǘƘŀǘ ǘƘƛǎ ƛǎ ǘƘŜ ŎŀǎŜΦ  

 

Justification: 

Having energy efficient homes was important to the residents as well as lowering energy bills and 

every effort should be made to lessen the impact of climate change.  The NPPF section 10 ς 

Meeting the challenge of climate change, flooding and costal change sets out how planning should 

be proactive and plan to help combat climate change. 

 

Pursuing sustainable development requires careful attention to viability and costs in plan-making 

and decision-taking.   

 

Therefore, development should not be subject to such a scale of obligations and policy burdens 

that their ability to be developed viably is threatened.  Every effort has been made within the 

GANP to carefully balance the needs of the residents with the demands of developers. 
 

Meets objective 5 f 
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Policy GANP H7 Housing for Older People  
 

With a higher than average ageing population, to assist older people to downsize and improve 

the offer of smaller accommodation, the Council will require 10% of new dwellings on sites of 10 

or more dwellings to meet the needs of older people, including bungalows.  

 

Bungalows should contain at least one bedroom with a multifunctional room to provide for 

adaptable uses or be a minimum of two bedrooms.   

 

In applying these requirements, we will consider the cost of developing the site and the impact of 

this on the viability of any proposed scheme.  In circumstances where the viability of the scheme 

is in question, ǘƘŜ ŘŜǾŜƭƻǇŜǊǎ ǿƛƭƭ ōŜ ǊŜǉǳƛǊŜŘ ǘƻ ŘŜƳƻƴǎǘǊŀǘŜΣ ǘƻ ǘƘŜ tƭŀƴƴƛƴƎ !ǳǘƘƻǊƛǘȅΩǎ 

satisfaction that this is the case. 

 

 

Justification: 

The Parish of Great Aycliffe has a higher than average, ageing population therefore in order to 

meet the needs of the residents there must be adequate provision of adaptable or suitable 

homes.  There is a shortage of bungalows in the Parish and there is a need to assist an ageing 

population who want to downsize and remain close to their families.  The lack of new build 

bungalows ƻǊ ǎǳƛǘŀōƭŜ ƻƭŘŜǊ ǇŜǊǎƻƴΩǎ ŀŎŎƻƳƳƻŘŀǘƛƻƴ may lead to some residents with no option 

but to relocate away from the area.  Making provision within the policy for a minimum of one 

bedroom with a multifunctional room gives greater flexibility for the homeowner. 

 

Feedback from consultation events showed that bungalows were often the most requested type 

of housing needed, not just for older residents but younger or disabled residents as well.   

 

The current County Durham Strategic Housing Market Assessment (SHMA) report supplies the 

evidence base for housing needs. 

 

Pursuing sustainable development requires careful attention to viability and costs in plan-making 

and decision-taking.  Therefore, development should not be subject to such a scale of obligations 

and policy burdens that their ability to be developed viably is threatened.  Every effort has been 

made within the GANP to carefully balance the needs of the residents with the demands of 

developers. 

 

Meets objective 5 b and c  
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Policy GANP H8 Affordable Housing  
 

Proposals for 11 or more dwellings will be required to provide an element of affordable housing, 

taking account of identified affordable housing need subject to the following criteria: 

 

1.  It meets a defined local need. 

2.  Proposals contribute to meeting the affordable and social rented needs of residents.  

3.  It has been designed in accordance with the guidance set out in the Neighbourhood Plan.  

4.  It is in accordance with the character and green spaces policies of the Neighbourhood Plan. 

 

A viability report will be required, to demonstrate why affordable housing is not justified, if a 

developer considers that the provision of affordable dwellings makes the scheme unviable. 

 

 

Justification: 

The Strategic Housing Market Assessment 2016 states there is an overall net shortfall of 968 

affordable dwellings across County Durham each year.  Having this policy will help provide 

affordable homes for our residents. 

 

There is a vital need for housing to support the provision of a mix of affordable housing which 

meets a proven local need, one that is of a scale that accords with the existing communities.  A 

local need would be an area of high deprivation, parts of Great Aycliffe are within the poorest 20% 

of deprived areas nationally, low income or where there is a shortage of suitable housing types. 

 

There is a preference to achieve this on existing brownfield or previously developed sites to 

minimise the impact on the landscape.   

 

Provision will also need to be made for affordable housing on large or strategic developments sites. 

 

Provision for affordable homes should also be made on any large or strategic development in 

addition to that set out above. Parts of Great Aycliffe are ranked within the poorest 20% of 

deprived areas nationally and the housing provision is predominantly Band A. 

 

At consultation events the need for affordable homes (and a definition of what is affordable) was a 

key priority for residents. 

 

Pursuing sustainable development requires careful attention to viability and costs in plan-making 

and decision-taking.  Therefore, development should not be subject to such a scale of obligations 

and policy burdens that their ability to be developed viably is threatened.  Every effort has been 

made within the GANP to carefully balance the needs of the residents with the demands of 

developers. 

 
Meets objective 5  
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Policy GANP H9 Provision of Facilities  and Services   
 

Where appropriate proposals for new housing should demonstrate provision of necessary new 

facilities on-site and/or provision of, or contribution to, necessary off-site facilities for example 

improved drainage, parks, play areas or footpaths as required to make the development 

acceptable in planning terms. 

 

 New development proposals must contribute towards sustainable development.   

 

 

Justification: 

New development proposals must contribute towards the retention and formation of sustainable 

communities within the Plan.  Conversely, development proposals which limit the potential to 

enhance local facilities will not be permitted 

 

¢ƘŜ aƛƴƛǎǘŜǊƛŀƭ ŦƻǊŜǿƻǊŘ ƛƴ ǘƘŜ bttC ǎǘŀǘŜǎ άSustainable development is about change for the 

better, and not only in our built ŜƴǾƛǊƻƴƳŜƴǘΦ  ΧΦΦ. Green Belt land that has been depleted of 

diversity can be refilled by nature ς and opened to people to experience it, to the benefit of body 

and soul. Our historic environment ς buildings, landscapes, towns and villages ς can better be 

cherished if their spirit of place thrives, rather than withers. Our standards of design can be so much 

higher   ΧΦ    So sustainable development is about growth ΧΦ    Development that is sustainable 

should go ahead, without delay ς a presumption in favour of sustainable development that is the 

basis for every plan, and every decision.  Χ    Planning must be a creative exercise in finding ways to 

enhance and improve the places in which we live our livesέ.  This policy is part of the GANP 

commitment to sustainability. 

 

Paragraphs 203 ς 206 of the NPPF provide guidance for implementing planning conditions and 

obligations in order to make unacceptable development more acceptable whilst still having enough 

flexibility to make a site viable and deliverable. 

 

Meets objectives 1, 3 and 5 e 
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Policy GANP AV1 Enhanced Bungalow Provisio n, Land A djacent Woodham 
Community College  
 

A minimum of 10% of the proposed development should be set aside for bungalow provision to 

meet the needs and requirements of residents.  

 

A flood risk assessment would need to be undertaken and sustainable urban drainage systems 

incorporated as appropriate due to previously identified surface water flood risk on site.  Advice 

should be sought on an appropriate development buffer from Woodham Burn to prevent any 

significant adverse effects on the local nature area. 

 

In applying these requirements, the Planning Authority will consider the cost of developing the 

site and the impact of this on the viability of any proposed scheme.  In circumstances where the 

viability of the scheme is in question, the developer will be required to demonstrate, to the 

/ƻǳƴŎƛƭΩǎ ǎŀǘƛǎŦŀŎǘƛƻƴ ǘƘŀǘ ǘƘƛǎ ƛǎ ǘƘŜ Ŏŀǎe. 

 

 

Policy GANP AV2 Garden Provision , Land Adjacent Woodham Community College  
 

Smaller gardens or community garden space will be supported.   

 

Justification: 

The GANP has identified the site, land at Woodham Community College, as being suitable for a 

larger allocation of bungalows as it is nearer to town centre services and the policies within this 

site reflect this, which was supported by residents, the Housing Thematic Group and Steering 

Group.   
 

With a higher than average ageing population and consultation evidence which shows an 

overwhelming demand by residents for bungalows, a minimum 10% allocation is considered 

suitable for this site. 

 

Development proposals will allow more flexibility at this site with the aim of increasing the 

numbers of bungalows within the Parish near to key facilities. Having smaller or community 

gardens on this site to allow for a larger number of bungalows to be provided and to accommodate 

older or less physically able residents who may not want to maintain large gardens will also assist 

with developers concerns regarding viability. This will ensure an acceptable balance between 

ǊŜǎƛŘŜƴǘǎΩ ƴŜŜŘǎ ŀƴŘ ŎƻƳƳǳƴƛǘȅ ŀƳŜƴƛǘƛŜǎΦ   

 

Pursuing sustainable development requires careful attention to viability and costs in plan-making 

and decision-taking.  Therefore, development should not be subject to such a scale of obligations 

and policy burdens that their ability to be developed viably is threatened.  Every effort has been 

made within the GANP to carefully balance the needs of the residents with the demands of 

developers. 

Meets objectives 1, 2, 3 and 5       
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Policy GANP DB1 Large Scale Development Requirements  
 

1.  Proposals for 30 dwellings or more should be in keeping with the character of the local area. 

Houses grouped around green areas will be encouraged.  The Council will resist development of 

a poor quality of design and will expect to see sufficient detail set out in the Design and Access 

Statements to ensure that large scale housing developments seamlessly blend in with existing 

housing thereby maintaining the unique character of the area which will enable planning 

applications to be properly determined. 
 

2. Any development proposals which are implemented in phases should make adequate provision 

to provide green open spaces throughout all phases.   
 

3.  Proposals should also meet the requirements of other policies particularly Policy GANP H3 in 

relation to parking provision, Policy GANP H4 in relation to garage sizes, Policy GANP H5 in 

relation to bicycle parking or storage and Policy GANP H9 in relation to making provision for 

infrastructure and services. 
 

4.  The main thoroughfares should have enough trees planted to maintain the character of tree 

lined avenues that already exist elsewhere in the Parish. Future maintenance will be ascertained 

through a Legal Agreement or the adoption process. 

 

5.  A flood risk assessment would need to be undertaken in all instances and Sustainable Urban 

Drainage incorporated, if appropriate, into the design of the development. 

 

Justification: 

Large Scale is 30 dwellings or more (of the total number of dwellings to be provided even if the 

development is to be built in phases).  (Policy H1 deals with sites for less than 30 dwellings) 

 

The GANP needs to ensure that new development taking place is of a suitable nature to enhance 

and maintain the existing location.  Large green areas create a low density feel to housing areas. 
 

The developer must ensure that suitable and adequate green space is provided throughout the site 

ǘƻ Ƴŀƛƴǘŀƛƴ ǘƘŜ ƘƛǎǘƻǊƛŎ Ψ.ŜǾŜǊƛŘƎŜ ǾƛǎƛƻƴΩΦ   
 

Meets objectives 1, 2, 3 and 5  


























































































