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1. Introduction 
 
1.1 This application is being reported to Committee as the proposal has been 
submitted by Arch, the Council's regeneration company, and received fourteen 
letters of objection from members of the public. 
 
2. Description of the Proposals 
 
2.1 The application site is located to the south of Guidepost and extends to 18.8 
hectares. The site wraps around Whinney Hill Farm to the west and is bound by 
agricultural fields to the north and east, existing residential development to the south 
on Eastgate and Eastgreen, Scotland Gate, Choppington and the A1068 to the west. 
Access to the site would be taken from a new roundabout on the A1068 to the west. 
There are a number of facilities in immediate proximity to the site, including 
Guidepost Medical Group, a Post Office, Library, the Co-operative Food store and 
Choppington County First School. 
 
2.2 The nearest existing bus stops to the site are located on the A1068 on the 
western boundary of the site and are approximately 120m to the south of the 
proposed site access. The stops are served by bus services 2, 57 and X22, which 
provide regular services to local and regional destinations. In addition there are 
school buses that also use these bus stops. Pedestrian access to the proposed 
development would be available from the main site access roundabout by the 
provision of footways to both sides of the main access road. In addition, a pedestrian 
access would be provided to the existing footway on the A1068 to the north of 
Whinney Hill Farm. 
 
2.3 The proposals seek permission for the construction of 327 residential dwellings.  
The site would have a net developable area of 10.6 hectares with an average net 
density of 30.7 dwellings per hectare (dph). The development site is broken into a 
series of smaller housing clusters separated by continuous elements of public green 
space.  
 
2.4 A series of small play spaces are shown throughout the development at strategic 
points within the open space. These areas differ in shape, form and provision 
between each space and provide links throughout the development between informal 
green spaces. In addition, the layout incorporates an informal play area and an 
informal kick about area. 
 
2.5 The site layout shows a network of internal roads and footpaths which would 
provide connectivity to the existing shops and services at Guidepost and also the 
public transport network to the surrounding areas. Vehicular access in and out of the 
site is proposed from a new roundabout on the A1068 to the west. A Transport 
Assessment has been undertaken and is submitted as part of this application. 
 
2.6 The dwellings would comprise 2, 3, and 4 bedroom houses in terraced, semi-
detached, and detached format, and generally of 2 storeys with a number of 2 storey 
‘room-in-roof’ and 3 storey properties, and a range of 2, 3, and 4 bedroom 
Bungalows. There would be a range of parking options provided incorporating 
parking bays and courtyards, integral garages, and detached garage provision. 
 
2.7 With regard to materials, roofs would have interlocking roof tiles in various 
finishes and styles and walls would comprise of a mix of red and yellow multi facing 



brick, prefabricated composite panels, and render with artstone and detail brickwork 
window/door heads and cills. External boundary treatments would consist of a 
mixture of brick walling, low timber railings, timber fencing, hedgerows and low shrub 
planting in a variety of heights and combinations. Hard landscape materials would 
include a variety of paving materials, such as tarmacadam, brick/block paviours and 
flagstones. 
 
2.8 All the properties would have gardens and front gardens would be left open with 
a mix of ornamental planting, street trees and grass verges. Areas of public open 
space would be distributed across the site and linked by green corridors and 
footpaths. Landscape mounds would be seeded in some areas with native 
wildflowers. A large open space and habitat creation area would be developed to the 
south east around the SUDS retention ponds. Mown grass areas for recreation and 
informal ‘kick about’ would be surrounded by native woodland planting, species rich 
native grassland and wildflower seeding. The margins of the ponds would be planted 
with native wetland species and the swales seeded with native species suited to 
ephemeral wetland. 
 
3. Planning History 
 
There is no relevant planning history in respect of the potential development of the 
site for residential use however a pre-application enquiry was submitted to the Local 
Planning Authority for consideration on 10th March 2016. As part of this process, the 
applicants gave a presentation to the Planning Committee on 5th April 2016. A formal 
response to the enquiry was issued on 17th May 2016 and is included in the 
application documentation. 
 
4. Consultee Responses 
 

Choppington Parish 
Council  

No response received.    

Highways  Whilst initially objecting, the Highways Authority offers no 
objection now, subject to conditions, having reviewed the 
supporting information.  The internal layout of the development 
area has been suitably amended since submission of the 
application in order to address comments raised during the 
application process in respect of the adoptable estate road 
layout, parking and manoeuvring and suitable 
pedestrian/cyclist connectivity. The Transport Assessment (TA) 
has assessed the traffic impacts of the proposed development 
and the Highway Authority raises no objections to the proposal 
subject to recommended conditions. The Highway Authority 
considers that there is no evidence to justify the refusal for 
highway related reasons.    

Countryside/ Rights 
Of Way  

No objection to the proposed development on the condition 
that Public Footpath No 49 is protected throughout. 

County Archaeologist  No objection in principle. An update will be provided to 
members.  

County Ecologist  No objection subject to conditions maintaining the favourable 
status of protected species. 

SE Tree And 
Woodland Officer  

No response received.    

Public Protection  Whilst initially objecting, the Public Health Protection Unit has 



assessed the further information submitted with the application 
(including matters relating to noise, contaminated land and 
ground gases) and raises no objection subject to appropriate 
conditions. 

Education - Schools  No comment 

Lead Local Flood 
Authority (LLFA)  

Whilst initially objecting, the LLFA now offer no objection 
subject to the imposition of conditions to ensure a satisfactory 
scheme for the adoption and maintenance of SuDS features. 

Natural England  No objection.  

Northumbrian Water 
Ltd  

No objection subject to a condition to ensure implementation of 
the drainage scheme contained within the Flood Risk 
Assessment and Drainage Strategy.   

 
5. Public Responses 
 
Neighbour Notification 
 

Number of Neighbours Notified 257 

Number of Objections 14 

Number of Support 0 

Number of General Comments 2 

 
Notices 
 
Site notice - Departure & Public Right of Way (PRoW) 4th January 2017 
Press Notice - News Post Leader 13th January 2017 
 
Summary of Responses: 
 
Fourteen letters of objection and two letters of representation have been received, 
raising the following issues: 
 
Principle of Development  
 

 The site is in the Green Belt and should be preserved. 

 The development would bring about a loss of countryside. 

 The development is urban sprawl and effectively merges two settlements. 
 
Character & Appearance 
 

 The scheme does not respect local context and street pattern and is out of 
context with the local area. 

 
Residential Amenity 
 

 The development will lead to increased traffic on the A1068, thereby 
increasing noise and air quality impacts for local residents. 

 Loss of open aspect. 
 
Environment & Ecology 
 

 Potential loss of wildlife habitats. 

 The Wildlife Survey is not a true record of current wildlife in the area. 



 
 
Economy 
 

 It is queried where the residents will come from as there is significant 
unemployment locally. 

 
Current Infrastructure Capacity 
 

 Local schools are already oversubscribed. 

 The Local Health Centre is very busy and waiting times for appointments are 
longer than they should be. 

 
Transport & Highway 
 

 Existing volume on traffic on the A1068 is high and the development will 
exacerbate this. 

 Inadequate car parking exists in the local area. 
 
Design 
 

 No cycle lanes are incorporated within the internal site layout. 

 Object to the principle of the footpath that links two different settlements. 

 Consider that the site should be linked into existing developments by internal 
road – this could be achieved through the cul-de-sac in Zone D. 

 
Other Matters 
 

 The development will have a negative impact on property values in the 
surrounding area. 

 Potential subsidence in the local area. 

 Consider the Statement of Community Involvement to be inaccurate as some 
people did not sign the register and/or comments forms, therefore their 
presence and comments were not recorded. 

 
The above is a summary of the comments. The full written text is available on our 
website at: http://publicaccess.northumberland.gov.uk/online-
applications//applicationDetails.do?activeTab=summary&keyVal=OHG3TIQSLFM00 
 
6. Planning Policy 
 
6.1 National Planning Policy 
 
National Planning Policy Framework (2012) 
National Planning Practice Guidance (2014, as updated) 
 
6.2 Development Plan Policy 
 
Wansbeck District Local Plan (2007) 
 
GP1 Location of development  
GP4 Accessibility  
GP5 Landscape character  

http://publicaccess.northumberland.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=OHG3TIQSLFM00
http://publicaccess.northumberland.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=OHG3TIQSLFM00


GP6 Trees and Hedgerows  
GP13 Biodiversity and wildlife networks  
GP20 Protection of archaeological sites  
GP21 Evaluation of archaeological sites  
GP22 Flood risk and erosion  
GP22A Land Instability  
GP24 Development in proximity to sources of pollution 
GP26 Development exposed to noise  
GP29 Land contamination  
GP30 Visual impact of development  
GP31 Standards of urban design  
GP32 Standards of landscape treatment  
H3 Housing windfall sites  
H5 Design of new housing developments  
H6 Density of new housing developments  
H7 Affordable housing  
T2 Provision for buses  
T3 Provision for cyclists  
T4 Provision for walking  
T5 Access for people with reduced mobility  
T6 Traffic implications of new development  
REC1 Strategically important parks and open spaces  
 
CF6 Water supply and drainage  
CF7 Planning conditions and obligations  
 
6.3 Emerging Local Plan Policies 
 
Northumberland Local Plan Pre-Submission Draft Core Strategy 
Major Modifications (November 2016) 
 
Policy 1 - Sustainable Development 
Policy 2 - High Quality Sustainable Design 
Policy 3 - Spatial Distribution 
Policy 15 - Housing Provision - Scale and Distribution 
Policy 18 - Planning for Housing 
Policy 19 - Affordable Housing 
Policy 29 - Biodiversity and Geodiversity 
Policy 41 - Promoting Sustainable Connections 
Policy 43 - The Effects of Development on the Road Network 
 
6.4 Other Documents/Strategies 
 
Northumberland Consolidated Planning Policy Framework (2009) 
Northumberland County Council Five Year Housing Land Supply 2016 - 2021 
Northumberland Strategic Housing Market Assessment 2010 (SHMA) 
Northumberland County Wide Housing Needs Assessment 2012 
 
7. Appraisal 
 
7.1 Having regard to the requirements of Section 38(06) of the Planning & 
Compulsory Purchase Act 2004, the relevant development plan policies, relevant 



guidance and all other material considerations (including representations received), 
the main planning considerations are: 
 

 Preamble 

 Principle of the Development - Location and Sustainability 

 Affordable Housing 

 Siting and Design 

 Impact on Residential Amenity 

 Drainage/Flood Risk 

 Ecology 

 Archaeology 

 Contaminated Land/Ground Gas 

 Noise 

 Highway Safety 

 Public Comments 
 
Preamble 
 
7.2 It is necessary to consider whether the principle of development is acceptable 
having regard to the weight that may be given to the policies contained in the 
Wansbeck District Local Plan and the emerging Northumberland Core Strategy, and 
in the context of the National Planning Policy Framework (NPPF). The application 
also raises a number of detailed and technical material planning considerations 
which will be considered later in the report. The NPPF was published in March 2012 
and set out the Government's planning policies for England and how these are 
expected to be applied by Local Planning Authorities. The Ministerial Foreword to the 
NPPF states that: "development that is sustainable should go ahead, without delay - 
a presumption in favour of sustainable development that is the basis for every plan 
and every decision." 
 
7.3 The NPPF has not changed planning law insofar as the starting point for 
considering development proposals remains the development plan. However, it is a 
significant material consideration in the determination of planning applications.  
 
7.4 The statutory development plan for the area within which the application site is 
located comprises the saved policies of the Wansbeck District Local Plan (2007).  
The Local Plan covers the period up to 2016 and sets out the Council’s policies and 
proposals for the development and use of land within the former Wansbeck District. 
A number of policies from the Local plan were saved for continued use in April 2010 
and therefore remain part of the Development Plan against which applications must 
be determined.  
 
7.5 The degree of weight to be applied to the saved policies of the Local Plan needs 
to be considered against their consistency with the NPPF. Officers have also been 
giving consideration to the policies of the emerging Northumberland Local Plan Core 
Strategy (Pre Submission draft October 2015, Major Modifications November 2016). 
 
7.6 In accordance with paragraph 216 of the NPPF weight may be given to the 
policies in emerging plans, depending on: the stage of preparation of the plan, the 
extent to which emerging policy aligns with the NPPF: and the extent of unresolved 
objections to the emerging plan. Therefore it is considered that weight can be given 
to the policies in the emerging Core Strategy, which comprise material 
considerations in the determination of applications. However, the weight that can be 



given may vary, depending on how much consultation has been undertaken on the 
policies, the nature of the unresolved objections and how consistent the policies are 
with the NPPF. In addition, the evidence base for the Core Strategy can also be 
used to inform the assessment of the issues associated with this application. 
 
Principle of Development 
 
Location  
 
7.7 The application site is located to the south of Guidepost and extends to 18.8 
hectares. The site wraps around Whinney Hill Farm to the west and is bound by 
agricultural fields to the north and east, existing residential development to the south 
on Eastgate and Eastgreen, Scotland Gate, Choppington and the A1068 to the west. 
There are a number of facilities in immediate proximity to the site, including 
Guidepost Medical Group, a Post Office, Library, the Co-operative Food store and 
Choppington County First School. 
 
7.8 Policy GP1 (Location of Development) sets out the locational strategy for the 
former district which includes the use of settlement limits and helps to promote a 
sequential approach to development that gives priority to the re-use of previously 
developed land and buildings and development in existing urban areas. 
 
7.9 It is recognised that the development site sits outside, but directly adjacent to, 
the settlement limits of Choppington and Guidepost. As such, the development 
proposal is contrary to Policy GP1. However, set against this, the NPPF (at 
paragraph 52) promotes a more flexible approach to settlement growth and 
development. In addition, the NPPF does not specifically recognise settlement 
boundaries and there is no preclusion of the development of edge of settlement 
Greenfield sites where it is considered appropriate.  
 
7.10 Further to the above, Policy GP1 states that development in the countryside 
and sites beyond settlement limits will only be permitted in the case of Greenfield 
development where it can be demonstrated that there are no suitable alternative 
previously developed sites available. This effectively introduces a brownfield first 
policy that is inconsistent with the NPPF which seeks only to encourage, rather than 
prioritise, the effective use of previously developed land. Therefore, it is considered 
that Policy GP1 is inconsistent with the Framework in this respect. As such, only 
limited weight can be given to this policy in the determination of the proposals on this 
site. 
 
7.11 Policy H3 (Housing windfall sites) sets out a number of criteria that are required 
to be met in respect of windfall housing sites. However, Policy H3 is not considered 
to be compliant with the NPPF as part (a) sets out a clear Brownfield first policy that 
is inconsistent with the NPPF. In addition, part (d) refers to settlement limits. As 
such, Policy H3 cannot be considered to be NPPF compliant and should only be 
afforded limited weight in the consideration of this application. 
 
7.12 Policy GP4 (Accessibility) of the Local Plan confirms that new development 
should be located in order to reduce the need to travel and to minimise journey 
length and that development should be accessible to all users by a choice of means 
of transport. Policy T2 (Provision for Buses) states that proposals that are likely to 
generate a significant number of journeys will not be permitted unless proposals 



include new or improved access by bus to the development, including the provision 
of appropriate infrastructure and/or financial support for services.  
 
7.13 Policy T3 (Provision for Cyclists) requires that cyclists are catered for by 
developers as part of new development. Provision should include the development of 
safe and convenient routes and cycle parking facilities. Policy T4 (Provision for 
Walking) requires that developers provide safe, convenient and pleasant routes for 
pedestrians. Where applicable, proposals to extinguish or divert Public Rights of 
Way (PRoW) will only be supported where the diversion or creation of an alternative 
PRoW is no less convenient to the public or there is an equally convenient 
alternative route. Policy T5 (Access for People with Reduced Mobility) requires that 
developers make appropriate provision for those with reduced mobility as part of the 
development. 
 
7.14 The nearest existing bus stops to the site are located on the A1068 on the 
western boundary of the site and are approximately 120m to the south of the 
proposed site access. The stops are served by bus services 2, 57 and X22, which 
provide regular services to local and regional destinations. In addition there are 
school buses that also use these bus stops. Pedestrian access to the proposed 
development would be available from the main site access roundabout by the 
provision of footways to both sides of the main access road. In addition, a pedestrian 
access would be provided to the existing footway on the A1068 to the north of 
Whinney Hill Farm. The proposals are considered to be consistent with these policy 
approaches. 
 
7.15 Paragraph 14 of the NPPF establishes a presumption in favour of sustainable 
development. For decision taking this means (unless material considerations indicate 
otherwise) approving development proposals that accord with the development plan 
without delay and where the development plan is absent, silent or relevant policies 
are out of date, granting permission unless any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against the 
policies in this Framework taken as a whole or specific policies in this Framework 
indicate development should be restricted.  
 
7.16 NPPF Paragraph 6 advises that the policies set out in paragraphs 18 to 219 of 
the document, taken as a whole, constitute the Government's view on what 
sustainable development in England means in practice for the planning system. 
Paragraph 7 provides the key starting point against which the sustainability of a 
development proposal should be assessed. This identifies three dimensions to 
sustainable development, an economic role, a social role and an environmental role. 
Paragraph 8 goes on to advise how the three roles of sustainable development are 
mutually dependant and should not be undertaken in isolation. It makes clear that to 
achieve sustainable development economic, social and environmental gains should 
be sought jointly and simultaneously through the planning system. It should therefore 
be considered whether the proposed development of the site would be sustainable in 
terms of its economic, social and environmental roles.  
 
7.17 Paragraph 49 of the NPPF advises that housing applications should be 
considered in the context of the presumption in favour of sustainable development.  
Paragraph 47 requires Local Planning Authorities to boost significantly the supply of 
housing. In terms of up to date local policy regard must also be had to the latest 
figures published in the Northumberland Five Year Housing Land Supply (2016-



2021) (December 2015). This identifies that in South East Northumberland there is 
currently a 5 year housing land supply.  
 
7.18 For the County as a whole the emerging Core Strategy proposes to create 
10,000 additional jobs to 2031. To facilitate this, and to meet identified housing need, 
the development of at least 24,320 new homes is proposed to be supported. The 
proposed housing number is based on consideration of a number of population and 
economic growth scenarios and represents a positive policy intervention to address 
an existing imbalance in the County's working age population. This figure should be 
used to assess the 'objectively assessed need' for housing. 
 
7.19 Notwithstanding the above, the application site is located immediately adjacent 
to established housing therefore the principle of residential development in this 
location has been established. Overall, the principle of development on the site is 
therefore considered to be acceptable and the site would be a suitable location for 
new development, subject to other elements of the development being acceptable to 
be discussed later in the report. 
 
Sustainability 
 
7.20 In terms of sustainability, the definition of sustainable development, as set out in 
the NPPF, exceeds a simple assessment of the sustainability of a proposal and must 
be considered in terms of the economic, social and environmental components of 
sustainability.  
 
7.21 In economic terms, the proposed development would support economic growth. 
The future occupants of the site would assist in enhancing, maintaining and 
supporting the viability and vitality of local services and shops in the vicinity of the 
site. Further, regarding the likely economic benefits from housing development, the 
Home Builders Federation (HBF) has prepared a housing calculator that sets out the 
benefits of house building in general. In respect of a development of 327 dwellings 
on this site, it is estimated that the proposals could support the employment of up to 
1,406 people, provide 13 apprentices, graduates or trainees and generate 
approximately £3,270,000 in tax revenue, including £420,522 in Council Tax 
revenue. In addition, based on an industry average of 1.5 direct full time jobs per 
dwelling, a development of 327 units would be expected to generate in the order of 
490 full time equivalent jobs over the construction period. 
 
7.22 Section 143 of the Localism Act (2011) confirms that local finance 
considerations are a material consideration in the determination of planning 
applications. The considerations arising from the proposed development would be 
the increase in Council Tax receipts to the Local Authority, including the uplift 
derived from the New Homes Bonus (NHB). The NHB is a Government initiative 
which allows authorities to secure funding equal to the value of Council Tax receipts 
from each new residential property for a period of six years. 
 
7.23 Based on the annual Council Tax revenue of £420,522 predicted by the HBF for 
a development of 327 dwellings, the proposed development could yield in the order 
of approximately £5m in capital receipt to the Council from Council Tax receipts and 
the NHB over the six years of the NHB. This results in significant local finance 
consideration in support of the proposed development and demonstrates clear 
economic benefits with the proposed development. 
 



7.24 In terms of the proposed development's social significance it is recognised that 
the scheme would provide compatible dwellings for the area. In addition, it is 
recognised that good quality housing can help reduce social problems and that, by 
investing in better quality housing with more features, a better environment can be 
created which helps to improve social welfare and strengthen local communities. As 
well as boosting the overall supply of housing, it is acknowledged that future 
occupants of the site would benefit from good access to local services and facilities.  
 
7.25 In terms of the environmental component of sustainability, the proposed 
development would be capable of adequately protecting and indeed enhancing the 
natural environment, not least through design and layout. The Landscape 
Masterplan submitted with the application demonstrates the intention to retain 
existing mature trees where possible, with substantial additional planting proposed 
on site including the creation of tree lined avenues throughout the site that would 
connect public open green spaces and form green linkages across the estate. As 
such, the development of 327 units can be achieved without the loss of any 
landscape features and effectively integrated into the existing environment. More 
generally, the grant of planning permission would not undermine the core planning 
principles of the NPPF. 
 
Affordable Housing 
 
7.26 Paragraph 50 of the NPPF advises that to deliver a wide choice of high quality 
homes Local Planning Authorities should plan for a mix of housing based on current 
and future demographic trends, market trends and the needs of different groups in 
the community. It goes on to state that Local Planning Authorities (LPA) should 
identify the range of tenure and range of housing that is required and provide 
affordable housing in accordance with need. Likewise, Local Plan Policy H7 
(Affordable Housing) confirms that on developments of more than 15 dwellings, the 
LPA will seek that a minimum of 30% of the total dwellings be provided in the form of 
affordable housing. 
 
7.27 Emerging Core Strategy Policy 19 sets a plan target for 30% of new homes 
across Northumberland to be affordable. The Strategic Housing Market Availability 
(SHMA) identifies the affordable housing need requirement over a five year period. 
Given the number of affordable housing units forecast to be delivered over the five 
year period (as evidenced in the Council's Five Year Supply of Deliverable Sites 
report), Policy 19 requires all new proposals for housing to deliver 15% of homes as 
affordable units (subject to local need and viability). If there is evidence of local need 
to support a higher proportion of affordable homes, the policy is flexible to require in 
excess of the 15% required at the County level. 
 
7.28 In terms of affordable housing, the applicant has demonstrated through a robust 
viability appraisal that has been independently scrutinised, at the request of the LPA, 
by third party surveyors and it has been confirmed that the provision of any 
contributions towards affordable housing on this site would make the proposals 
unviable. The LPA are therefore not seeking any affordable housing contributions on 
this site.  
 
Siting and Design 
 
7.29 The Government attaches great importance to the design of the built 
environment and, through the NPPF, recognises that good design is a key aspect of 



sustainable development that is indivisible from good planning and should contribute 
positively to making places better for people. Paragraph 57 of the NPPF stresses the 
importance of planning positively for the achievement of high quality and inclusive 
design for all development, including individual buildings, public and private spaces 
and wider area development schemes. Paragraph 60 continues by stating that 
planning policies and decisions should not attempt to impose architectural styles or 
particular tastes and they should not stifle innovation, originality or initiative through 
unsubstantiated requirements to conform to certain development forms or styles. It is 
recognised however that it is proper to seek to promote and reinforce local 
distinctiveness. 
 
7.30 At the local level, and in specific relation to new housing development, Policy 
H5 (Design of New Housing Developments) set out a number of criteria that are to 
be met in order to ensure that new housing developments are well-designed. Policy 
H6 (Density of New Housing Development) states a preference that new housing 
developments will not have an average net density of less than 30 dwellings per 
hectare (dph) unless it can be demonstrated that site characteristics prevent higher 
densities from being achieved or development at higher densities would have a 
significant adverse effect on the character of the surrounding area. 
 
7.31 Despite significantly pre-dating the NPPF, these policies firmly align with the 
design objectives of the NPPF by setting out a number of criteria for new residential 
developments to satisfy in the interests of achieving high quality living environments. 
This being the case it is considered that significant weight can be given to the 
requirements of Policies H5 and H6 of the Local Plan in determining the application. 
 
7.32 The proposals comprise of the construction of 327 residential dwellings.  
The site would have a net developable area of 10.6 hectares with an average net 
density of 30.7 dph. The development site is broken into a series of smaller housing 
clusters separated by continuous elements of public green space. A series of small 
play spaces are shown throughout the development at strategic points within the 
open space. These areas differ in shape, form and provision between each space 
and provide links throughout the development between informal green spaces. In 
addition, the layout incorporates an informal play area and an informal kick about 
area. 
 
7.33 The site layout shows a network of internal roads and footpaths which would 
provide connectivity to the existing shops and services at Guidepost and also the 
public transport network to the surrounding areas. Vehicular access in and out of the 
site is proposed from a new roundabout on the A1068 to the west. A Transport 
Assessment has been undertaken and is submitted as part of this application. 
 
7.34 The dwellings would comprise 2, 3, and 4 bedroom houses in terraced, semi-
detached, and detached format, and generally of 2 storeys with a number of 2 storey 
‘room-in-roof’ and 3 storey properties, and a range of 2, 3, and 4 bedroom 
Bungalows. There would be a range of parking options provided incorporating 
parking bays and courtyards, integral garages, and detached garage provision. 
 
7.35 With regard to materials, roofs would have interlocking roof tiles in various 
finishes and styles and walls would comprise of a mix of red and yellow multi facing 
brick, prefabricated composite panels, and render with artstone and detail brickwork 
window/door heads and cills. External boundary treatments would consist of a 
mixture of brick walling, low timber railings, timber fencing, hedgerows and low shrub 



planting in a variety of heights and combinations. Hard landscape materials would 
include a variety of paving materials, such as tarmacadam, brick/block paviours and 
flagstones. 
 
7.36 All the properties would have gardens and front gardens would be left open with 
a mix of ornamental planting, street trees and grass verges. Areas of public open 
space would be distributed across the site and linked by green corridors and 
footpaths. Landscape mounds would be seeded in some areas with native 
wildflowers. A large open space and habitat creation area would be developed to the 
south east around the SUDS retention ponds. Mown grass areas for recreation and 
informal ‘kick about’ would be surrounded by native woodland planting, species rich 
native grassland and wildflower seeding. The margins of the ponds would be planted 
with native wetland species and the swales seeded with native species suited to 
ephemeral wetland. 
 
7.37 The proposals are therefore found to be in accordance with Local Plan Policies 
H5 and H6 and Part 7 of the NPPF and emerging Northumberland Local Plan Pre-
Submission Draft Core Strategy policy 2 regarding design, layout and amenity. 
 
Impact on Residential Amenity 
 
7.38 The layout of the proposed dwellings has been carefully considered in order to 
provide a positive spatial relationship with the existing built form to the north, south 
and west of the site. The combination of providing corresponding massing and 
spacing standards would ensure the protection of visual amenity of the existing 
residential properties. The proposals demonstrate the spatial relationship established 
between the existing dwellings and those under the development proposals.  
 
7.39 A minimum distance of 20m would be maintained between the existing 
properties to the north, south and west and the proposed properties. The proposals 
are therefore found to be in accordance with Local Plan Policies H5 and H6 and 
Chapter 7 of the NPPF and emerging Northumberland Local Plan Pre-Submission 
Draft Core Strategy Policy 2 regarding design, layout and amenity. 
 
Drainage/Flood Risk 
 
7.40 A Flood Risk Assessment for the site has been undertaken. The site is located 
within Flood Zone 1, therefore indicating a less than 1 in 1000 annual probability in 
river or sea flooding (less than 0.1%). The assessment confirmed there to be no 
records of any flooding events associated with the site and no known existing 
structures which may affect flooding of the application site. 
 
7.41 With regard to other potential sources of flood risk, the assessment 
demonstrates the site to be at low risk of flooding from fluvial, ground water, 
reservoirs/water bodies, sewers, and development drainage sources. Isolated areas 
of the site are, however, at medium to low risk of surface water flooding and the 
assessment proposes to reduce this risk through the introduction of positive drainage 
and ensuring that levels are designed to direct any surface water that gathers on 
undrained areas towards the soft landscape areas within the east of the site, where a 
new pond is to be located, and onto lower land. 
 
7.42 With regard to surface water, it is considered preferable to discharge to the 
Sleek Burn which is located to the east of the development. The assessment 



provides further information in respect of this option and demonstrates why this 
represents the most reasonably practicable solution in this instance.  
 
7.43 Foul water is to be discharged into a combined Northumbrian Water (NWL) 
sewer within Eastgreen Road and the run-off rate has been agreed with NWL 
through the submission of a pre-development enquiry. The assessment concludes 
that, with regard to flood risk and drainage, the proposed development is considered 
appropriate. 
 
7.44 The proposals are considered to comply with the NPPF (Paragraph 100) as the 
site is in an area at low risk of flooding and would not increase flood risk elsewhere. 
The application has considered the risk to the development from flooding and any 
possible effects of the development on flood risk elsewhere. This is demonstrated 
within the submitted Flood Risk Assessment.  
 
7.45 The Flood Risk Assessment and Drainage Strategy have demonstrated that 
appropriate connections can be made to the existing network with regard to surface 
water (which is proposed to discharge into Sleek Burn) and foul drainage (which is 
proposed to discharge into a combined sewer at Eastgreen Road).  
 
7.46 The proposals have demonstrated that the site is at low risk of flooding and 
sustainable drainage features can be incorporated into the proposal in the form of 
SuDS ponds and swales that are located within various parts of the submitted layout. 
The proposals are therefore considered to be in compliance with Local Plan Policies 
GP22 and CF6 Emerging Core Strategy policies 37 and 38. 
 
7.47 Whilst the Lead Local Flood Authority (LLFA) has not objected in principle, 
additional details have been sought regarding overland flows, inclusion of swales 
and other SuDS features on plans, finalised flood risk calculations and a health and 
safety assessment of the SuDS features. At the time of writing the report, final 
comments have not been received from the LLFA on the revised details therefore an 
update will be provided to members of the Planning Committee. 
 
Ecology 
 
7.48 Local Plan Policy GP 13 requires that supporting information submitted with 
development proposals considers the value of the site in respect of biodiversity. The 
NPPF at paragraph 109 seeks to ensure that proposals seek to minimise impacts on 
biodiversity and propose appropriate mitigation measures where these are 
considered necessary.  
 
7.49 Natural England has been consulted on the proposals and raises no objection 
with regard to the effects on designated sites. The development is within a Site of 
Special Scientific Interest (SSSI) Impact Risk Zone (IRZ) for both the 
Northumberland Shore SSSI and Willowburn Pasture SSSI.  
 
7.50 The Northumbria Coast Special Protection Area (SPA) is, in this part of 
Northumberland, divided into relatively distinct parcels. Two parcels lie within 6km of 
the proposed development site: Rocky foreshore and platforms associated with 
Spital Point to the south of Newbiggin-by-the-sea (4.6km to the east) and sandy 
beach/rocky shore and the pier and associated rocky platforms at North Blyth (5.2km 
to the south east.)  
 



7.51 The SPA includes much of the coastline between the Tweed and Tees 
Estuaries. The Northumberland Shore SSSI includes most of the coastline between 
the Scottish Border and the Tyne Estuary. The Northumberland Marine proposed 
SPA is proposed to protect important areas for breeding seabirds and species when 
they are foraging or performing maintenance behaviours (such as preening, bathing 
and sleeping) in the marine waters around the existing terrestrial SPAs: Coquet 
Island, Farne Islands, Lindisfarne and the Northumbria Coast.  
 
7.52 Due to the proximity and potential impact to internationally important sites the 
LPA, as a competent authority, are required to undertake a habitat regulations 
assessment of the development, to assess if the development is likely to have a 
significant effect on the conservation objectives of those sites. If the development is 
found to have a likely significant effect an appropriate assessment of the 
development is required in order to ascertain if the development adversely affects 
the integrity of the European site.  
 
7.53 The Habitat Regulations Assessment Screening Opinion concludes that 
significant effects on the coastal SPA are unlikely, not least of which because of 
good green space provision on site and nearby recreational opportunities. The Local 
Nature Reserve at Choppington Community Woods to the west of the site offers 
good opportunities for dog walking. Road links to the coast from these sites are quite 
long and/or congested and tend to draw people to non-SPA sandy beaches rather 
than rocky shore SPA. These sandy beaches are within the SSSI designation but are 
already heavily used and does not support the numbers of overwintering birds 
associated with tidal mudflats and rocky shore areas.  
 
7.54 In order to direct recreation away from the coast (particularly for dog walkers) 
the report recommends that a leaflet is provided to new house holders, highlighting 
the importance of the Northumbria Coast SPA and locations and links to existing 
green infrastructure, such as that found at Choppington Woods Local Nature 
Reserve, the Queen Elizabeth II Country Park and Bedlington Country Park.  
 
7.55 Willowburn Pasture SSSI is inaccessible and grazed for management purposes 
and so is not considered further. The nature of Choppington Woods LNR (ex-
reclamation largely non-native conifer plantation) would support additional 
recreation, with its main value being its red squirrel population. The site has a 
network of footpaths but also undisturbed areas of very dense conifer woodland 
‘refuges’. Natural England concludes, and the County Ecologist concurs, that there 
would be no significant effects on the coastal SPA, Ramsar (Convention on wetlands 
of international importance especially as waterfowl habitat) or Marine SPA Habitats. 
The ecological interest features are largely confined to edge habitats and 
boundaries. The only exception is breeding pairs of grey partridge and skylark within 
the fields themselves.  
 
7.56 The landscape masterplan includes green corridors and pockets of green space 
within the development which would retain or enhance the wildlife corridors already 
present. Trees and Hedges are being retained though a Tree Protection Plan will be 
required by condition.  
 
7.57 Eight (manned) transect surveys were undertaken during 2014 and 2015 with 
regard to Bats. The automated monitoring surveys were limited by equipment being 
stolen but the manned transects and the data from the retained detectors would be 
sufficient to build an accurate picture of bats use of the site given the habitat types 



present (and the linkages which are being retained). The stolen equipment was 
taken from a location close to the farm, which is assumed to have importance for 
bats and has a mitigation plan to maintain the habitat linkages.  
 
7.58 The bat surveys showed most activity centred on the edges of the development 
with a concentration of activity in the middle section away from the farm buildings 
(these are thought to support bats but will not be directly affected by the 
development). This central section is to be retained as footpath and green corridor.  
 
7.59 Overall, with the landscaping plan and mitigation proposed it is likely that bats 
would have more foraging opportunities in gardens and green spaces associated 
with the development. In-built roost provision in new properties would be required by 
condition and trees which have roost potential are to be retained.  
 
7.60 With regard to nesting birds, the site does have a good assemblage of farmland 
birds, some of which are of conservation concern. These are largely limited to the 
boundaries and green corridors which are being retained or enhanced as part of the 
landscape plan. The surrounding countryside is very similar, with large arable and 
pasture fields bounded by species poor hedgerows. The loss of territory for several 
pairs of nesting skylark and grey partridge is regrettable but suitable habitat is 
abundant close by and those species are not as rare in Northumberland as they are 
in other parts of the country.  
 
7.61 The applicant has proposed mitigation which is largely reflected in the 
Landscape Masterplan. The site design has ensured the retention and enhancement 
of the majority of the existing hedgerow network and includes creation/enhancement 
of green corridors around the site margins and through the body of the site. An 
extensive area of habitat creation is proposed to the south east of the site, including 
wetland, grassland and tree planting.   
 
7.62 A footpath network has been designed to link into footpaths within the wider 
area and to manage recreational activity within the site. Appropriate measures would 
be implemented to ensure protection of retained features including trees and 
hedgerows. Nesting and roosting opportunities would be provided within the scheme 
for a range of bird and bat species and a habitat management and maintenance plan 
for all retained and created habitats would be produced and agreed with the LPA. In 
addition to this mitigation the County Ecologist has requested a Biodiversity 
Enhancement Plan including interpretation and information for householders, in-built 
nesting and roosting provision for birds and bats, and detailed planting schemes 
including native trees and shrubs and garden/ornamental planting for pollinators.  
 
7.63 A Construction Environmental Management Plan would also be required by 
condition, to include any construction phase mitigation for protected species, 
pollution control measures and tree protection measures during construction. 
 
7.64 Therefore, with regard to ecology, the proposal is considered to be compliant 
with paragraph 109 of the NPPF as the proposals have sought to minimise impacts 
on biodiversity and proposes appropriate mitigation measures where these are 
considered necessary. The supporting information submitted with the application has 
considered the value of the site in respect of biodiversity and concluded that the 
proposed development is appropriate subject to the identified mitigation measures 
being put in place. The proposals are therefore in accordance with Local Plan Policy 
GP 13. 



 
 
 
 
Archaeology 
 
7.65 The evaluation trenching so far has identified large areas without significant 
archaeological features. In some cases possible features identified via geophysical 
survey have proven not be of archaeological origin. In other instances archaeological 
features not identified via geophysics have been identified.  
 
7.66 So far, the evaluation work has identified a number of groupings of 
archaeological features of prehistoric date in clusters towards the eastern half of the 
site. These features comprised the remains of a number of 'roundhouse' type 
structures, gulleys/ditches (landscape boundaries), pits containing prehistoric pottery 
and an area showing signs of burning. These features will require archaeological 
mitigation, most likely in the form of a targeted area of 'strip, map and record'. 
 
7.67 One other feature of interest was interpreted as the remains of a WWII 
searchlight battery, identified by a circular ring ditch. This feature is also of 
archaeological interest, not least as the archaeological footprints of these one-
common features are rarely investigated. This feature should also be subject to 
targeted mitigation. 
 
7.68 The remaining area includes a number of geophysical anomalies of possible 
archaeological origin. It is likely that this area will also require some mitigation, 
subject to the results of the remaining trenching. At the time of writing the report the 
archaeologists were still exploring the site. Once the outstanding work is completed, 
the County Archaeologist will be able to provide a brief setting out the scope of work 
required at mitigation stage. Once the final trenches are completed and the revised 
report issued any further work could be secured by condition. Members will be 
provided with an update at committee. 
 
Contaminated Land/Ground Gas 
 
7.69 Ground gas monitoring has found elevated levels of methane, purportedly from 
waste which was historically tipped in a location just south of Whinney Hill Farm. The 
levels detected were above the lower and upper explosive or flammable limit for this 
gas. It has been suggested that required gas protection measures in the vicinity may 
be possible to reduce this classification subject to removal of the gas source, 
believed to be a localised area of tipped waste. 
 
7.70 Carbon dioxide has been detected over the site. However, depleted oxygen 
below 19 per cent was consistently detected across the site. Given the potential risk 
from known shallow workings across parts of the site, the nearby former 
Choppington A (or Anne) colliery site, the details in the coal mining risk assessment 
and the gas monitoring results it would be the Public Health Protection Unit’s (PHPU) 
recommendation to the LPA that gas protection measures are incorporated in the 
design and build of the proposed dwellings. 
 
7.71 With regard to legacy coal mining, the Phase II report has recommended that a 
number of the proposed dwellings in the south-east corner of the site may be 
impacted such that grouting may be required, however this is to be confirmed by 



further investigations. No further information is required in respect of this issue. 
 
7.72 In terms of land contamination, the Phase 2 investigation has identified limited 
contamination at two locations. Interim remediation has been proposed. These 
options are acceptable to the PHPU though full details of the works carried out 
should be provided in any subsequent verification (closure) report. No further 
information is required at this stage and standard conditions would require a 
verification report. 
 
7.73 At the time of writing this report, specific land contamination conditions were still 
being drafted and are therefore not attached. Either an addendum report and/or an 
update will be provided to members of the committee once these are available. 
 
Noise 
 
7.74 The noise assessment has shown that daytime façade noise levels would meet 
guideline levels. Where the façade of proposed dwellings are impacted by a night-
time LAEq of 45dB and/or an LAMax of 60dB, the PHPU would look for protection of 
bedrooms to minimise the impact upon any future residents of the dwellings. Placing 
the main bedroom(s) on the façade away from the noise source would go some way 
to mitigating any such impact.  
 
7.75 Clarification has been provided on the measured short-term daytime and 
calculated 16 hour daytime results attenuated to 35 metres distance. Also, the 
applicant has provided supporting information which indicates why a 5-10dB LAeq 
deduction from daytime levels should be accepted.  
 
7.76 At the time of writing the report the final comments were still awaited from the 
PHPU. Specific conditions relating to noise were still being drafted and are therefore 
not attached. Either an addendum report and/or an update will be provided to 
members of the committee once these are available. 
 
Highway Safety 
 
7.77 The NPPF (Part 4), in the general spirit of securing the delivery of sustainable 
forms of development, seeks to promote sustainable transport, with paragraph 32 in 
particular making clear that development should only be prevented or refused on 
transport grounds where the residual cumulative impact impacts of development 
would be severe. 
 
7.78 The Wansbeck District Local Plan Policy T6 (Traffic Implications of New 
Development) sets out a number of criteria that new developments will be required to 
meet. These include the provision of a safe access point and the requirement that a 
Transport Assessment is necessary for developments of a certain scale.  In addition, 
Policies T2 (Provision for Buses), T3 (Provision for Cyclists) and T4 (Provision for 
Walking) seek to ensure that new developments cater for the full spectrum of 
sustainable travel options.   
 
7.79 Policy 41 of the emerging Northumberland Local Plan Core Strategy seeks to 
reduce the need to travel and supports a range of transport modes, whilst emerging 
Policy 43 requires provision of an effective and safe access and egress to the 
existing road network and appropriate measures to mitigate its adverse impacts on 
the road network.  



 
7.80 The Transport Assessment (TA) submitted with the application identified that 
the site is sustainably located, with good pedestrian access to nearby facilities and 
amenities and the public transport network. In addition, the TA examined the 
predicted trip generation of the proposed development and demonstrated that it will 
generate 232 passenger car unit movements in the AM peak hour and 309 
passenger car movements in the PM peak hour.  
 
7.81 The TA also confirms that the proposed roundabout will effectively act as a 
traffic calming measure on the A1068 as traffic will be required to slow down upon 
approach to the roundabout. As such, the development has the potential to reduce 
traffic speeds on the adjacent A1068 and this will represent a betterment to all users 
of this key route and address local concerns regarding traffic speeds along this road.  
 
7.82 The TA therefore confirms that there are no accessibility, road safety or 
operational highways/transport related issues that would result in a severe impact on 
the local road network and therefore prevent the implementation of the proposed 
development.   
     
7.83 The Highway Authority raises no objections to the granting of any planning 
permission, subject to recommended conditions to ensure highway safety is 
maintained and enhanced. The Highways Authority consider that there is no 
evidence to justify the refusal of planning permission for highway related reasons 
and it is not considered that any highways related reason for refusal could be 
robustly justified at any subsequent appeal. 
 
7.84 Following assessment of the submitted application documents and plans by the 
Highways Authority, it is considered that, subject to the imposition of appropriate 
conditions, the proposal would meet the aspirations of Part 4 of the NPPF, Policies 
41 and 43 of the emerging Core Strategy and Local Plan Policies T2, T3, T4 and T6, 
and would not disclose any objectionable, severe impact in highways terms in the 
context of NPPF Part 4 (paragraph 32).  
 
7.85 At the time of writing this report, specific highways conditions were still being 
drafted and are therefore not attached. Either an addendum report and/or an update 
will be provided to members of the committee once these are available. 
 
Public Comments 
 
7.86 As mentioned at chapter 5 of the report, fourteen letters of objection have been 
received raising issues on the principle of development, character & appearance, 
residential amenity, the environment & ecology, economy, current infrastructure 
capacity, transport & highway safety and design. It is considered that all of these 
matters have been addressed in detail within the report at chapter 7. Where matters 
raised have not been addressed, this is because they have not been considered to 
be material planning reasons.  
 
7.87 With regard to school capacity, the council’s education department have been 
consulted on the proposals and have not responded. Given the lack of response it 
can be assumed that had there been an identified capacity issue the education 
department would have responded with concerns/comments. 
 



7.88 In terms of the capacity of local General Practitioners (GP), comments have 
been received from members of the public that appointments are difficult to book. 
Whilst this statement cannot be quantified, Officers note that the nearest GP surgery 
which would cover the future residents of the application site is the Guidepost 
Medical Group in Choppington. This GP practice currently has 8 doctors serving 
approximately 8300 patients. The practice still welcomes registrations from patients 
within their practice boundary. There is no evidence that this practice cannot 
accommodate the needs of future occupiers of this scheme nor have an adverse 
impact on the current users of the practice. 
 
8. Conclusion 
 
8.1 The principle of the scheme in this location is acceptable. In addition, the 
applicant has demonstrated that the scheme would have benefits in terms of the 
appropriate use and enhancement of the appearance of the site and that the 
proposals would help to satisfy the principles of sustainable development. 
 
8.2 The design of the scheme is considered to be in keeping with the form and style 
of the adjacent dwellings and would be sympathetic to the surrounding area and 
would not have a detrimental impact on neighbouring amenity.  
 
8.3 In terms of flooding/drainage, the LLFA are satisfied with the submitted 
information and with the development in relation to overland surface water flows, 
flooding and drainage. The proposals would not have an adverse impact on surface 
water flooding and should in fact, alleviate this issue to some degree. 
 
8.4 With regard to highway safety, NCC Highways are satisfied that the proposals 
will not exacerbate highway safety issues and there are no outstanding concerns in 
that respect.   
 
8.5 The proposal is considered to result in an acceptable and sustainable form of 
development in a suitable location that would deliver an appropriate mix of 
accommodation, well related to existing development in the locality. The proposed 
development is not considered to result in any significant or unacceptable impacts 
upon the character and appearance of the site, immediate locality or the wider 
environment or the amenity of adjoining residents and land uses.  
 
9. Recommendation 
 
9.1 That this application be GRANTED permission subject to resolving highway, 
noise, contaminated land, archaeology and drainage issues (i.e. agreeing specific 
conditions) and the following: 
 
Conditions/Reason 
 
01. The development hereby permitted must be commenced within three years 
from the date of this permission. 
 
Reason: To ensure that the development is commenced within a reasonable period 
of time from the date of this permission and to comply with Section 91 of the Town 
and Country Planning Act 1990 (as amended). 
 



02. The development hereby permitted shall not be carried out otherwise than in 
complete accordance with the plans and reports reference:  
 
Combined Location Plan and Red Line Boundary – P20  
Proposed Site Layout Sheet 1 – P21 (Rev A)  
Proposed Site Layout Sheet 2 – P22 (Rev A)  
Proposed Site Layout Sheet 3 – P23 (Rev B)  
Combined Site Plan and Red Line Boundary – P24 (Rev A)  
Engineering Layout Detailed Surface Water Sheet 1 – N16055-200 (Rev P1) 
Engineering Layout Detailed Surface Water Sheet 2 – N16055-201 (Rev P1) 
Engineering Layout Detailed Surface Water Sheet 3 – N16055-202 (Rev P1) 
Engineering Layout Detailed Surface Water Sheet 4 – N16055-203 (Rev P1) 
Engineering Layout Detailed Surface Water Sheet 5 – N16055-204 (Rev P1) 
Engineering Layout Detailed Surface Water Sheet 6 – N16055-205 (Rev P1) 
Drainage Details 1 – N16055-290 (Rev P1) 
Drainage Details 2 – N16055-291 (Rev P1) 
Drainage Details 3 SuDS Basins – N16055-292 (Rev P1) 
Drainage Details 4 SuDS Basins – N16055-293 (Rev P1) 
Proposed Surface Water  
Landscape Masterplan – 059_WB_02RevA  
Swept Path Analysis Refuse Vehicle – JN0730-Dwg-0015 
Typical House Types Sheet 1 of 7 – P25 
Typical House Types Sheet 2 of 7 – P26 
Typical House Types Sheet 3 of 7 – P27 
Typical House Types Sheet 4 of 7 – P28 
Typical House Types Sheet 5 of 7 – P29 
Typical House Types Sheet 6 of 7 – P30 
Typical House Types Sheet 7 of 7 – P31 
Willow Burn Green Links Image 
Willow Burn Open Space Image 
Willow Burn Site Entrance Image 
 
Documents/Reports 
 
Planning Statement (November 2016) 
Affordable Housing Statement (November 2016) 
Statement of Community Involvement (November 2016) 
Design and Access Statement including Sustainability Statement 
Transport Assessment (November 2016) 
Travel Plan (November 2016) 
Flood Risk Assessment & Drainage Strategy (N16055 – Revision 3, April 2016) 
Noise Assessment (N16055 – Revision 2, August 2016) 
Noise Assessment Memo (January 31, 2017) 
Arboricultural Impact Assessment (AE/ARB/1011, November 2016) 
Pre-development Tree Survey (ARB/AE/1011) 
Archaeological Geophysical Survey (April 2016) 
Archaeological Geophysical Survey Additional Areas (January 2017) 
Archaeological Evaluation (February 2017) 
Rapid Desk-Based Assessment (April 2016) 
Habitat Regulations Assessment Screening Opinion Report (November 2016) 
Bat Survey (November 2016) 
Ecological Impact Assessment (November 2016) 
An Ornithological Assessment of Land at Whinney Hill, Guide Post (November 2016) 



Hazardous Gas Assessment (25th October 2016) 
Phase I Geoenvironmental Desk Study and Coal Mining Risk Assessment (March 
2016) 
Phase II Site Appraisal (July 2016) 
Rotary Drilling Works (30th June 2015) 
Rotary Drilling Works Supplementary A (12th October 2016) 
Rotary Drilling Works Supplementary B (20th October 2016) 
Topographical Survey (Sheet 1 of 5, Sheet 2 of 5, Sheet 3 of 5, Sheet 4 of 5 and 
Sheet 5 of 5) 
Utilities Assessment (N16055 – Revision 2, February 2017) 
 
Reason: To ensure the development is carried out in accordance with the approved 
plans. 
 
03. No development will take place unless in accordance with the mitigation 
proposals contained within the reports Habitat Regulations Assessment Screening 
Opinion Report Development Of Land At Whinney Hill November 2016 Final and 
Ecological Impact Assessment Willow Burn, Guidepost November 2016 Final by E3 
Ecology  including: 
 

 Site design has ensured the retention and enhancement of the majority of the 
existing hedgerow network and includes creation/enhancement of green 
corridors around the site margins and through the body of the site. 

 An extensive area of habitat creation is proposed to the south east of the site, 
including wetland, grassland and tree planting.  

 Landscaping includes native hedgerow planting, native shrub and tree 
planting, species rich grassland creation and SUDs, including swales 

 Lighting design will be agreed with the local authority 

 A footpath network has been designed to link into footpaths within the wider 
area and to manage recreational activity within the site 

 Pre-site clearance/construction works checking surveys will be undertaken for 
nesting birds and badger  

 Works will be undertaken to precautionary method statements in relation to 
badger and reptiles 

 Appropriate measures will be implemented to ensure protection of retained 
features including trees and hedgerows. 

 Nesting and roosting opportunities will be provided within the scheme for a 
range of bird and bat species 

 A habitat management and maintenance plan for all retained and created 
habitats will be produced and agreed with the local authority. 

 
Reason: To maintain and enhance the biodiversity value of the site and safeguard 
the habitats of protected species in accordance with the National Planning Policy 
Framework. 
 
04. No development will commence until a Construction Environmental 
Management Plan and Biodiversity Enhancement Plan for the site have been 
submitted to, and approved in writing by, the Local Planning Authority, to include 
detailed: 
 

 Pollution control measures 

 Detailed landscaping proposals including planting of locally native trees and 
shrubs/ornamental planting to encourage pollinators 



 In-built provision for bats and birds in the new dwellings including swift and 
bat bricks 

 Lighting design 

 Habitat management plan details 

 Construction phase protection measures for protected species 

 Construction phase protection measures for trees and hedges on site in 
accordance with BS 5837:2012 Trees in relation to design, demolition and 
construction 

 Design of a leaflet to new house holders, highlighting the importance of the 
Northumbria Coast SPA and locations and links to existing green 
infrastructure, such as that found at Choppington Woods Local Nature 
Reserve, the Queen Elizabeth II Country Park and Bedlington Country Park. 

 
Reason: To maintain the biodiversity value of the site to protected species and 
habitats including bats and coastal designated sites in accordance with the National 
Planning Policy Framework. 
 
05. Public Footpath No. 49 shall be protected throughout and no action shall be 
taken to disturb the path surface, obstruct the path or in any way prevent or deter 
public use without the necessary temporary closure or Diversion Order having been 
made, confirmed and an acceptable alternative route provided without prior consent 
from the Highway Authority. 
 
Reason: To ensure the Public Right of Way remains accessible to the public in the 
interests of public amenity. 
 
06. The development shall be implemented in line with the drainage scheme 
contained within the submitted document entitled "Flood Risk Assessment and 
Drainage Strategy" dated April 2016. The drainage scheme shall ensure that foul 
flows discharge to the combined sewer at manhole 8402, whilst ensuring that 
surface water discharges directly to the watercourse.  
 
Reason: To prevent the increased risk of flooding from any sources in accordance 
with the National Planning Policy Framework. 
 
07. NCC Highways Conditions to be added. 
 
08. LLFA Drainage Conditions to be added. 
 
09. Public Health Protection Unit Noise Conditions to be added. 
 
10. Public Health Protection Unit Contaminated Land Conditions to be added. 
 
11. NCC Archaeology Conditions to be added. 


