
   

 

 

  
 

 
 

 
 

3rd November, 2020   
 

Application No: 19/00904/FUL 

Proposal: Construction of 158 dwellings, forming phase 1B of the development of 
the former St Georges Hospital site in Morpeth. (amended description) 

Site Address Land South Of Bluebell Court, East Cottingwood, Morpeth, 
Northumberland  

Applicant: Linden Limited/Homes And 
Communities Agency 
Cowley Business Park, 
Cowley , Uxbridge , 
Middlesex 
UB8 2AL 

Agent: Mr Dan Calverley 
The Studio , Candle House , 1 
Wharf Approach , Leeds 
West Yorkshire  
LS1 4GH 

Ward Morpeth North Parish Morpeth 

Valid Date: 4 April 2019 Expiry 
Date: 

4 June 2020 

Case Officer 
Details: 

Name:  Mrs Tamsin Wood 

Job Title:  Senior Planning Officer 

Tel No:  01670 625545 

Email: tamsin.wood@northumberland.gov.uk 

 
Recommendation: That this application be GRANTED permission subject to 
the applicant entering into a Section 106 Agreement which provides for 10% 
Affordable Housing, a Woodland Management scheme and contributions 
totalling £500,000 to fund the coastal mitigation measures of £47,400 and for 
flexibility to allow the Council to expend the remainder of the contribution on 
education, health and bus incentive measures in whatever proportions they so 
choose; and subject to conditions 
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1.          Introduction 
 
1.1 Given the size of the application and number of objections received this 

application needs to be determined at Strategic Planning committee. 
 

2.         Description of the Proposals 
 
2.1      Under planning application reference 14/02750/FUL a hybrid application was 

approved which sought  full planning permission for the demolition of the 
former hospital buildings at St Georges Hospital in Morpeth and 
redevelopment of part of the site with 119 dwellings (Use Class C3) including 
associated access works, landscaping, public open space, parking, 
infrastructure and engineering works (hereafter referred to as Phase A); and 
outline planning permission for the phased redevelopment of the remainder of 
the site with up to 256 dwellings (Use Class C3) including change of use of 
the former administration block to residential and assembly/ leisure uses (Use 
Classes C3 and D2) with associated public open space (hereafter referred to 
as Phases B & C). The full part of the permission for the 119 dwellings was 
built out however no reserved matters for the development of Phases B and C 
have been submitted. 

 
2.2       This application seeks full planning permission for the construction of 

158 dwellings on that land at St Georges hospital which was referred to as 
Phase B under the 14/02750/Ful permission. This current application 
proposes a mixture of semidetached, terraced and detached 2,3 and 4 



   

 

 

bedroomed properties to be constructed of brick and concrete slate roofs, to 
match that of Phase A site to the west which is already built. The dwelling mix 
would be as follows: 
 

 

House 
Type  

Number 

HA    2 bed semi    10 

HA    2 bed terrace 3 

302   3 bed detached 
 

1  

302    3 bed semi 14 

EV     3 bed semi 23 

MO    3 bed detached 16 

MO    3 bed semi 1 

1047  3 bed detached 26 

MY    4 bed detached 15 

GRA  4 bed detached 28 

Pem  4 bed detached  21 

 
2.3       Phase A represents the gateway to the overall development and is 

characterised by a mix of two, two and a half, and three storey properties with 
a semi-formal layout focussed around a central avenue running west - east 
through the development cluster. The application site would be accessed from 
this existing estate road which would be extended to run through an area of 
open space and lead to an internal estate road system with a number of 
turning heads, from which private drives would be accessed. The dwellings 
would have frontages onto the estate road although set back from its edge at 
various depths. Each dwelling would either have off road parking or off-road 
parking and a garage. They would all also have rear gardens. The layout also 
shows that an area of open space would be provided to the west of the estate 
on which there would be an area of informal play and suds basin. There would 
also be a further Suds basin in the middle of the site and 2 further swales. The 
area of open space which would lie between Phase A and this Phase B site 
encompasses  the area of a former Cricket pitch and rough grass land which 
would be retained in its present “parkland” form to provide a central green 
corridor running north west - south east through the whole site and open up 
views of the main former hospital buildings to be retained from Bluebell Wood 
to the south. 

 
2.4       Access to the proposed development would continue to utilise the 

southern 
approach road from the junction of the A197 / Dark Lane with no access to be 
provided from the north. The applicant has submitted a technical note , 
including full appendices alongside the application to address requirements in 
regards to the assessment of a signalised junction with the B1337 Dark Lane / 
St Georges Access Road. In addition to the above, the Stage 1 Road Safety 
Audit (RSA) process has  been completed in accordance with NCC RSA 
Protocols. A copy of the RSA has been included within the appendices of the 
revised Technical Note with a copy of the approved Designers Response to 
the RSA. This submission now includes design drawings for the interim and 



   

 

 

final signalisation arrangements at this junction.  The conclusions determine 
that the occupation of the 165th dwelling will be the trigger point for the 
implementation of the interim improvement measures and the 278th dwelling 
for full signalisation of this junction. This dwelling threshold includes the 
completion of Phase 1A (14/02750/FUL) but also needs to take into account 
the potential development of the Cushman and Wakefield and Phase 
1C(care) developments (18/03650/OUT and 19/00903/OUT respectively). As 
Phase 1A has permission for 119 dwellings, the two thresholds for the 
delivery of the highways works associated with this development will be 46 
dwellings for the interim priority junction improvements and the 159th dwelling 
for the full signalisation scheme. The traffic light scheme would not require the 
acquisition and disposal of current allotment land.   

 
2.5       Surface water drainage for the proposed development is proposed in 

the form of a number of swales and 2 SUDS basins on the site. Foul drainage 
from the development would be dealt with by connecting to the existing mains 
sewer system.  Under the previous proposal  a system was installed on the 
site with sufficient capacity to accommodate flows from any future 
development on the applicants land. 

 
2.6      The site is located approximately 1km north east of the town centre of 

Morpeth off the A197 / Dark Lane. There is currently no access to the 
application site from the north with all vehicular traffic entering from the south 
via the junction with the A197 / Dark Lane.  Whilst Phase A as referred to 
above was   considered to be mainly previously developed land comprising 
former hospital buildings and associated infrastructure, this site (Phase B) is 
greenfield land comprising rough grass land. Two buildings which were on this 
site have been demolished. The site comprises an area principally to the east 
and south east of the main former hospital buildings. The new St Georges 
Hospital itself is located immediately to the north east of the site. To the east 
the site is bound by Howburn Wood whilst to the south is Bluebell Wood 
beyond which lies the A197. To the west beyond the Phase A site is a further 
tree belt, residential properties, and King Edward VI School with its associated 
playing fields. 

 
2.7       A further application was  being considered alongside this application 

for the development of only part of the original  Phase C site. This application 
comprised an Outline application for the construction of an extra 
care/community well-being facility with up to 80 units of accommodation.  
As there was no affordable housing originally proposed as part of this Phase 
B residential scheme it was the intention that that this would be provided 
entirely within the extra care/community well-being facility proposed under this 
Phase C application (19/00903/out). Now, however the applicant is proposing 
affordable housing on this current site and as such the 19/00903/out 
application is not now being considered alongside this application.  

 
2.8       The reason  the Phase 1B residential proposals are now being pursued 

through a new application for fully detailed planning permission rather than 
through a reserved matters application pursuant to the original outline consent 
(ref: 14/02750FUL) is that the number of dwelling units now being proposed 
(158) exceeds those  indicated on the original outline masterplan layout (115) 



   

 

 

for this site and the proposed developable area of the Phase 1B part of the 
site also exceeds that previously identified at the outline stage. Condition 32 
of the previous outline permission was clear that the various phases of 
development should not be brought forward other than in accordance with the 
general principles set out in the accompanying Design & Access Statement 
which clearly specified that up to 115 dwellings would form the Phase 1B 
stage of the development within a specifically identified part of the site. The 
Phase 1B proposals now presented to the Council for its consideration 
proposes an additional 43  dwellings within this phase of the development on 
an extended part of the site and it is for these reasons that fully detailed 
planning permission is being sought rather than reserved matters approval. 

 
2.9       The application site lies is located within the settlement boundary of 
Morpeth. 
 

Background 
 
2.10    The applicant has submitted a number of reports in support of the   

application including a Sustainabilty Statement which is summarised below:  
 

-The site is located within the main town of Morpeth which is highly   
sustainable and offers a full range of services and facilities.  
- The scheme will deliver a fully shared ownership AH (10%) provision   on the 
site (aka Phase 1B) with Home Group as the delivery partners as shared 
ownership is underrepresented. 
- The site includes a range of open spaces across the site and other phases 
with natural open play space adjacent to the housing promoting health and 
wellbeing through play and recreation. 
- The site is well connected into the local woodland with connecting paths 
running through the development, encouraging residents to utilise local   
amenities for daily exercise, maintaining health and wellbeing.  
-A Woodland Management Plan incorporates further management measures  
to allow careful use of the woodland paths / clearings, plus maintain the     
ecological value of the woodland.  
-A payment is being made towards the coastal birds mitigation fund. 
- VP would utilise best sustainability practices throughout the construction of       
the development.  
-There is a local bus route which passes the entrance to the site and runs 
between the main bus station in central Morpeth and the NHS hospital 
adjacent to the proposals. It is funded by the developer, which promotes the 
ongoing and further use of public transport in line with local and national 
policy. 
 -The site under the Buildings for Life assessment guidelines obtains 9 out 11 
green rating with only 2 ambers.  
- Contributions will be made to education and healthcare provision locally   
and  secured through the legal agreement.  
- VISTRY  source half of all materials within the local council areas of the city  
region and the vast majority within the north east. VP invest in local SME’s to   
in the delivery of our projects and work with local social enterprise   networks.                    
-Vistry are Partner members of the Supply Chain Sustainability School   and 
play an active role in ensuring we our supply chain are members.  



   

 

 

-Vistry Group plc commitment to “take reasonable and appropriate measures 

to ensure that suppliers and subcontractors provide FSC / PEFC certified 

timber and / or timber products”.  
-Waste performance for Vistry Group, in terms of our defined waste KPIs, we 

are currently exceeding our diversion from landfill (including muckaway) 
94.2%.  
-Vistry disposes of waste wood via the NCWRP, which supports local social 
enterprise schemes to create furniture, planters and other wood-based 
products.  
-Social Values -Our social value strategy focuses on four key themes for 
which we have set long-term objectives: Social Cohesion, Economic 
Inclusion, Health and Wellbeing and Environmental Wellbeing. Our 
commitment to ensuring we are delivering and creating meaningful, long 
lasting positive social impact to all our developments can be seen across the 
business. Local People, Jobs and Training – on site skills academy 
Placemaking is a key for any of our developments, Vistry Partnerships has a 
strong track record of achieving exemplar community engagement, from 
engaging residents early on in scheme design through to providing on-site 
construction skills academies, encouraging local people to learn skills and 
enter employment. The pre-employment course allows learners, referred from 
local Job Centres and local referral partners, to work on a VP construction 
site, under supervision. Learners receive a complete overview of the 
development and undertake practical and theory tasks, together with 
employability sessions such as CV building and mock interviews. Learners 
complete workbooks which are assess the quality of their work. All learners 
have the opportunity to engage and network with our subcontractors and gain 
an insight into the construction industry as part of the ‘try before you buy’ 
element of the course, through work experience placements, site visits and 
careers advice.  Every onsite vacancy is notified to local agencies and the 
learners via the academy. This will be offered in Morpeth. 

 
3.         Planning History 
 

As explained above the last most relevant permission or the site is 
14/02750/FUL.  Phase 1 A has been developed under this permission 
and the outline permission for sites B and C were extant up until the 23rd 
June 2020, albeit the Business and Planning Act 2020 temporarily 
modifies the Town and Country Planning Act 1990 and the Planning 
(Listed Buildings and Conservation Areas) Act 1990 to enable certain 
planning permissions and listed building consents in England which 
have lapsed or are due to lapse during 2020 to be extended. 

This is in recognition of the effect coronavirus has had on the planning 
system and the construction sector and in particular the delays it has 
caused to the commencement of new development 
 
Reference Number: CM/99/D/597/DEM 
Description: DEMOLITION OF FORMER NORTHUMBERLAND 
HEALTH AUTHORITY HQ BUILDING 2 NO BRICK GARAGES 
REDUNDANT FARM BUILDINGS COTTAGE FARMHOUSE & 



   

 

 

SPORTS PAVILION  
Status: PER 
 
Reference Number: CM/06/D/073 
Description: Variation of condition 2 of approval 01/D/479 to extend the time 
period of the submission of reserved matters.  
Status: PER 
 
Reference Number: CM/01/D/479 
Description: Outline - residential and conversion of existing buildings to provide 
150 dwellings, offices enlarged playing field area and amenity space parking 
servicing and associated infrastructure  
Status: PER 
 
Reference Number: CM/99/D/597/DEM 
Description: DEMOLITION OF FORMER NORTHUMBERLAND HEALTH 
AUTHORITY HQ BUILDING 2 NO BRICK GARAGES REDUNDANT FARM 
BUILDINGS COTTAGE FARMHOUSE & SPORTS PAVILION  
Status: PER 
 
Reference Number: CM/06/D/073 
Description: Variation of condition 2 of approval 01/D/479 to extend the time 
period of the submission of reserved matters.  
Status: PER 
 
Reference Number: CM/01/D/479 
Description: Outline - residential and conversion of existing buildings to provide 
150 dwellings, offices enlarged playing field area and amenity space parking 
servicing and associated infrastructure  
Status: PER 
 
Reference Number: CM/99/D/597/DEM 
Description: DEMOLITION OF FORMER NORTHUMBERLAND HEALTH 
AUTHORITY HQ BUILDING 2 NO BRICK GARAGES REDUNDANT FARM 
BUILDINGS COTTAGE FARMHOUSE & SPORTS PAVILION  
Status: PER 
 
Reference Number: CM/06/D/073 
Description: Variation of condition 2 of approval 01/D/479 to extend the time 
period of the submission of reserved matters.  
Status: PER 
 
Reference Number: CM/01/D/479 
Description: Outline - residential and conversion of existing buildings to provide 
150 dwellings, offices enlarged playing field area and amenity space parking 
servicing and associated infrastructure  
Status: PER 
 
Reference Number: CM/99/D/597/DEM 
Description: DEMOLITION OF FORMER NORTHUMBERLAND HEALTH 
AUTHORITY HQ BUILDING 2 NO BRICK GARAGES REDUNDANT FARM 



   

 

 

BUILDINGS COTTAGE FARMHOUSE & SPORTS PAVILION  
Status: PER 
 
Reference Number: CM/06/D/073 
Description: Variation of condition 2 of approval 01/D/479 to extend the time 
period of the submission of reserved matters.  
Status: PER 
 
Reference Number: CM/01/D/479 
Description: Outline - residential and conversion of existing buildings to provide 
150 dwellings, offices enlarged playing field area and amenity space parking 
servicing and associated infrastructure  
Status: PER 
 
Reference Number: CM/74/D/295 
Description: Erection of Netherton Park Assessment Centre  
Status: PER 
 
Reference Number: 13/03903/SCREEN 
Description: Screening Opinion: Redevelopment of site for up to 375 dwellings  
Status: EIANR 
 
Reference Number: 14/02750/FUL 
Description: Hybrid planning application - Full planning permission sought for 
demolition of existing hospital buildings and development of 119no. dwellings 
(Use Class C3) with associated access, landscaping, public open space, 
parking, infrastructure and engineering works (Phase A). Outline planning 
permission sought for phased redevelopment of site for up to 256no. dwellings 
(Use Class C3) including change of use of administration block to residential and 
assembly and leisure use (Use Class C3 & D2) with associated public open 
space (Phase B & C).  
Status: PER 
 
Reference Number: 15/02479/DISCON 
Description: Discharge of conditions 5 and 8a relating to planning permission 
14/02750/FUL (Hybrid planning application - Full planning permission sought for 
demolition of existing hospital buildings and development of 119 no. dwellings 
(Use Class C3) with associated access, landscaping, public open space, 
parking, infrastructure and engineering works (Phase A). Outline planning 
permission sought for phased redevelopment of site for up to 256 no. dwellings 
(Use Class C3) including change of use of administration block to residential and 
assembly and leisure use (Use Class C3 & D2) with associated public open 
space (Phase B & C))  
Status: PER 
 
Reference Number: CM/02/D/782 
Description: DEMOLITION OF BUILDINGS AND ERECTION OF 
CONTINUING CARE ELEMENTS HOSPITAL  
Status: PER 
 
Reference Number: 15/03475/SCOPE 



   

 

 

Description: Scoping Opinion  
Status: APPRET 
 
Reference Number: 15/03821/DISCON 
Description: Discharge of conditions 7, 12 (traffic), 9 (gas membrane),10,11,16 
(drainage) 13 (archaeology), 14 (materials), 15 (site layout) 17 
(management/maintenance plan) of approved planning application 
14/02750/FUL Hybrid planning application 
 
 
Status: CONREF 
 
Reference Number: 17/03544/VARYCO 
Description: Variation of conditions 2 (approved plans) 14 (schedule of 
samples) 19 (landscape management plan) 20 (proposed roads and footpaths) 
and 24 (road standards) pursuant to planning permission 14/02750/FUL in order 
to substitute house types and minor layout amendments within phase 1A.  
Status: PER 
 
Reference Number: 19/00903/OUT 
Description: Outline application for the construction of an extra care/community 
well-being facility with up to 80 units of accomodation forming phase Phase 1C 
(all matters reserved).  
Status: PCO 
 
Reference Number: CM/06/D/073 
Description: Variation of condition 2 of approval 01/D/479 to extend the time 
period of the submission of reserved matters.  
Status: PER 
 
Reference Number: CM/01/D/479 
Description: Outline - residential and conversion of existing buildings to provide 
150 dwellings, offices enlarged playing field area and amenity space parking 
servicing and associated infrastructure  
Status: PER 

 
4.        Consultee Responses 
 

Morpeth 
Town Council  

13/5/19- This development goes against the spirit of the MNP 
and specifically comments about the 
character of development of the St Georges Hospital sites 
 40% increase in houses is an over development of the site 
 Loss of green space will have a detrimental effect on the 
current residents in the area which will 
have an impact on their health and wellbeing, contrary to the 
MNP comments on development of 
the site (MNP para 7.3.3,7.3.12,7.3.13 and the masterplan for 
the whole site produced in 
response to CAHou1) 
 5 year Housing supply has already been exceeded. 
 The green space was to act as a buffer to Bluebell Woods and 



   

 

 

Howburn Woods (which have 
Local Wildlife Site status) to protect the environment and 
wildlife in the area (MNP Env1, Env5) 
 Concerns regarding the potential for subsidence into the 
woodlands due to over development and 
the site profile 
 Homes Communities Agency identified that the provision of 
green spaces on the site was a key 
component to the mental health and wellbeing of those in St 
Georges Park Hospital local 
residents. 
 
17/4/20- Morpeth Town Council still strongly object to this 
application and refer to our original comments 
from May 2019: 
i) The redesigned layout and reduced green space is out of 
character with the original overall plan 
for the St Georges site as indicated in the hybrid planning 
approval, and the Neighbourhood Plan. 
This view is supported by current residents of Phase 1a of the 
development 
The introduction of a large green area to the west of the site 
introducing open space between 
Phases 1a and 1b goes some way to addressing this but the 
persistence of a requirement for 158 
houses on the site gives a very cramped feel out of character 
with the original proposal 
ii) The application represents a 40% increase over the 119 
houses approved in the hybrid 
permission which is disproportionate and inappropriate 
The amended application still requires 158 houses (reduction 
of one) so MTC objection to 40% 
increase remains 
iii) MTC objected to loss of green space 
The new green space is welcome but the site is very cramped 
and development goes right to the 
site boundaries in most places without apparent thought for the 
wider setting 
iv) MTC raised concerns about the buffer with ancient 
woodland 
The amended proposal allows the minimum required buffer of 
15m which drops away sharply to 
the northeast and north as the site boundary moves away from 
the ancient woodland boundary. 
Howburn Woods is also designated as a Local Wildlife Site: 
MNP policy (Env5 not referred to in 
the Planning Statement) states: 
Those areas identified on the Proposals Map shall be protected 
as designated Local Wildlife Sites. 
There is a presumption against development of or near these 
sites, which will harm or put at risk 



   

 

 

their effectiveness as a wildlife habitat or refuge, as described 
in their designation. Any 
development impacting on any of these sites must include 
mitigation measures that ensure that 
the sites maintain their function effectively. 
The developers have provided no evidence on the impact of 
the development on the functions of 
the LWS, let alone put forward any mitigation proposals and 
MTC believes that the minimum 15m 
buffer zone is inadequate in this case. 
v) MTC argued that the application does not meet original HCA 
commitments to develop the site 
using green space, trees and woodland to promote mental 
health. 
The amended application still does not address this. 
Additional points to note: 
The only MNP policies that the Planning Statement refers to 
are Hou1 and Hou2 which strictly 
speaking only refer to the remaining St Georges Hospital to the 
north and north west of the 
application site. The Planning Statement does not mention any 
of the relevant Env policies 
(including MNP Env1, Env5) 
Note that Pegswood Parish Council has raised concerns about 
the impact of the development 
during construction and after completion on the How Burn, 
Howburn Woods and Bluebell Woods 
and we support their views. 
 
April 2020 
Further objection from Morpeth Town Council 
It has been brought to our attention that, in a Technical Report 
as part of the Further Information package, the developer is 
backtracking on a standing agreement with NCC and the Town 
Council that the junction improvements onto Dark Lane should 
be a roundabout: 
“The capacity assessments are on the basis that Vistry’s 
preferred long-term improvement to the St Georges junction is 
a signal-controlled arrangement similar to that originally 
approved (See Appendix 1). This is preferred over the 
alternative roundabout arrangement, which is not considered 
ideal for pedestrians and cyclists, takes a significant amount of 
allotment land beyond the highway boundary and causes 
viability issues for the development due to the very high 
construction cost. The roundabout would, therefore, be a 
fallback option only to be considered if no other arrangement 
proves possible through this assessment.” 
Drawing on NCC Highways advice and our experience of traffic 
lights elsewhere in the town, MTC is fully convinced that the 
only suitable solution for this junction is a fullscale roundabout.  
Discussions on this matter go back over five years: issues of 



   

 

 

the loss of allotment land have been addressed to the point 
where MTC has received permission from the Secretary of 
State to release the land required for the roundabout, and has 
removed it from the allotments – and the developer has agreed 
to transfer land to replace those allotments, and planning 
permission has been received for the change of use of that 
land.    
NCC Highways have finalised draft designs for the roundabout 
which do include measures to address issues faced by 
pedestrians and cyclists, and this design was included 
documentation submitted by the applicant in August 2019.  
So – as far as MTC is concerned: 
i) Only a roundabout is appropriate for this junction, and 
traffic lights would certainly be inappropriate and probably 
hazardous at the foot of Whorral Bank 
ii) The issues of loss of land from the allotments, and the 
inconvenience to cyclists and pedestrians have been fully 
addressed 
The only remaining issue then is whether the cost of a 
roundabout rather than traffic lights would make the whole 
scheme non-viable. Given the massive unsuitability of the 
traffic lights option, we would suggest that the NCC request full 
“open book” costings of the whole development from the 
applicant to demonstrate this non-viability. 
We are also aware that the NHS Trust contributed funds 
towards the junction improvement when consent for the Health 
Centre was given, and that they are very impatient for the 
improvements to be made. We understand that they, too, have 
expressed an overwhelming preference for a roundabout at 
that junction.  

Pegswood 
Parish 
Council  

8/8/20-  No Objections, but wants to ensure that protection 
safeguards are present for the Howburn, Howburn Woods and 
Bluebell Woods, during and after the construction period. 
  

Countryside/ 
Rights Of 
Way  

27/4/20. No objection to the application on the condition that 
Public Footpath No.3 & No.45 are 
protected throughout. 
  

Fire & 
Rescue 
Service  

22/4/20- No objection. 
 
  

Highways  18/6/19- Require further information.  
11/5/20- Require further information. 
23/9/19 - Require further information. 
22/9/20- No objection subject to conditions/ sec 106 

West Tree 
And 
Woodland 
Officer  

 No response received.    

Environment 
Agency  

 No response received.    



   

 

 

Highways 
England  

5/7/19- No objection. 
24/4/20 – Refer to letter dated 5/7/19 

County 
Archaeologist  

 19/7/10- No objection subject to a condition.  
 
  

Open Spaces 
South East 
Area  

 No response received.    

North Trees 
And 
Woodland 
Officer  

 No response received.    

Affordable 
Housing  

27 Affordable Housing units required.    

Waste 
Management 
- South East  

No response received.    

Forestry 
Commission  

 30/4/19 and 14/4/20-  
We provide no opinion supporting or 
objecting to an application. Rather we are including information 
on the potential 
impact that the proposed development would have on the 
ancient woodland. 

The Coal 
Authority  

24/4/19- No objection subject to condition.  
18/9/19- No objection to the proposed development and no 
confition. 
14/4/20 - reiterate our comments of 18 September 2019.  

Northumbrian 
Water Ltd  

10/4/19-  no comments to make, as the submitted documents 
indicate that foul drainage from the development will drain in 
line with allowances made within Phase 1 as part of 
the wider site development 
14/4/20 –refer to comments dated 10/4/19 no additional 
comments to make. 

Northumbria 
Ambulance 
Service  

No response received.    

Fire & 
Rescue 
Service  

No objection in principle. 
22/4/19 same 
  

Architectural 
Liaison 
Officer - 
Police  

No ground to object.  
 
  

Education - 
Schools  

2/5/19 
A contribution of ££1,058,154 is required. The additional 
houses proposed under this development would have an 
impact on the local schools i.e. Morpeth First School, 
Newminster Middle Academy and KEVI. Furthermore, as set 
out in Section 3, it is anticipated that the development would 
impact on the number of children and young people requiring 
places in the County’s Special Schools and therefore a 



   

 

 

contribution for SEND is also included. 

Health Care 
CG  

1)A section 106 contribution of £106,800 will be required from 
the developer , based on 158 houses. 

Strategic 
Estates  

 No response received.    

Northumberla
nd Wildlife 
Trust  

 No response received.    

Public 
Protection  

4/10/19 In agreement subject to conditions.     

Active 
Northumberla
nd  

Discussed contribution towards outdoor sport but would not 
pass obligation tests .   

Natural 
England  

28/6/19- No objection subject to mitigation 
9/4/20- Natural England has previously commented on this 
proposal and made comments to 
the authority in our letter ref. 287202 dated 28 June 2019 
The advice provided in our previous response applies equally 
to this amendment.  

Lead Local 
Flood 
Authority 
(LLFA)  

 27/4/19- Object and require further information  
15/10/19- Object and require further information 
 8/7/20  - No objection subject to conditions  

County 
Ecologist  

30/5/19- Require further info. 
31/7/19- Same as above 
4/10/19- No objection subject to conditions and Coastal 
Mitigation 
29/5/20 Require further information for the Woodland 
Management Plan13/10/20 No objection subject to condiitons 
and section 106.  

Sport 
England  

22/5/20- Does not fall within either our statutory remit. 

 

 
5.         Public Responses 

Neighbour Notification 
 

Number of Neighbours 
Notified 

106 

Number of Objections 41 

Number of Support 0 

Number of General 
Comments 

1 

 
 

 
Notices 
General site notice,  4/7/20 
No Press Notice Required.  

  
Summary of Responses: 



   

 

 

 
Letters of objection have been received from 41 households and 1 of general 
comments, which in summary raise concerns/ comments regarding the 
following. 

 
- The reduced amount of open space between Phase A and Phase B than 
originally shown on marketing material/ plans 
- Far too many houses for what was supposed to be an exclusive bespoke 
development .  
- Busy traffic on Palmerston Avenue  
-The central parkland is being moved into phase 1b as well which will mean 
we won't get it for years and years to come.  
- Don’t need more homes. 
- No renewable energy equipment built in to their designs,  
- Although the middle of Morpeth should have become less congested as a 
result of the relief road construction this has not happened, indeed cars 
coming from the St George Estate roadway typically turn right, not left. During 
normal times traffic regularly queues back to the NHS centre on Dark Lane. 
- Despite the large building programmes at every corner of the town the local 
infrastructure has not been developed at pace to keep up with the changing 
population with GP surgeries overloaded, children not being able to go to their 
local schools and those west of Morpeth facing longer journeys to less 
successful schools, some facing journeys to and from school much greater 
than the 10/15 miles they currently travel. 
-We were specifically told during the sales process that although the next 
phase of house building on the development would be at a later date, the 
parkland would be completed before then.  
- Flat green land with an underground SUDS system does not provide the 
useable flat area we were promised during the sales process. 
- Increased traffic congestion on lane to Dark Lane, makes matters worse. 
- Impact drainage system which already seems to struggle to cope with the 
existing loading. 
- The change in the access from a roundabout to traffic lights, will cause traffic 
congestion through the town and back up Worrell Bank.  
-The main access into the estate is via Palmerston Avenue - This access/ 
entrance road is not suitable for the additional 44 houses that have been 
outlined vs. the original outline planning. There are no traffic calming 
measures either where cars accelerate into the estate. 
-Its impact on amenity, green spaces, habitat and the environment though 
reducing the amount of parkland 
-Impact on residential amenity-privacy, outlook, air, sound, light.  
- Increase in housing from the original planning permission of almost 40% will 
impact on character and visual quality, tranquility or freedom from 
disturbance. 
-Contrary to emerging policy QOP 2 seeks to ensure that new development 
has a positive impact on amenity provide a high standard of amenity for 
existing and future users of the development itself and preserve the amenity 
of those living in, working in or visiting the local area.." Wellbeing should be at 
the forefront of the local authority's thinking…want to cram in even more 
houses at the expense of the wellbeing of current residents. Green spaces 



   

 

 

are widely accepted to be beneficial to people's wellbeing…the increase in 
density of housing from the original planning permission will be factor. 
- Linden Homes marketed the first phase of development 1a with a 
major focus on the environment in which it sits. Their marketing brochure 
claimed, " The sweeping driveway up to Saint George creates an impressive 
and dramatic entrance to an equally impressive development of tree lined 
avenues and green open spaces." This was reinforced in the homeowner's 
folder they provided to those who purchased the properties where they 
described Saint George as "an exclusive development... situated in an idyllic 
setting in the heart of Morpeth."..helped justify the significantly higher selling 
price of properties on this development.  
-Phase 1a, was marketed on the premise of the central parkland, to the east 
of the dwellings, and separating Phases 1a, and the proposed Phase 1b. The 
Phase 1a planning application was granted with this Central Parkland forming 
part of the application. There is  no revised application for Phase 1a which 
removes the central parkland and indeed moves the boundaries of Phase _ 
Will the parkland be provided?  LPA should take  enforcement action to 
ensure that the approved application of Phase 1a, is completed in its entirety. 
-Between the original Phase1a and the revised Phase 1b applications, the 
Central Parkland has reduced in area by approximately 8000sqm. 
-The change from a roundabout at the junction of Dark Lane to traffic lights is 
a positive change, should be implemented prior to any further building works.   
-The proposal has little regard for the nearby ancient woodlands and 
-Create a huge pressure on the infrastructure, including the drains for the area 
-Concerns raised over original consent conditions not adhered to. 

- CPRE- smaller plots and increase in density shows a much higher 
concentration of homes squeezed into the same area, reduction in the green 
space left for amenity use, a number of trees in Bluebell Wood should be cut 
down in the north east corner of the site, an environmental loss quite 
unjustified by any pressing economic or social concerns. Impact on the 
tranquillity of the ancient woodland severely impacted by this over-
development. Unreasonable layout leading to unacceptable environmental 
losses of amenity and impacts on the biodiversity of the surrounding 
woodland.  

    -  Those buses which currently come down Whorall Bank will instead use 
this 

route. This will only contribute further to the congestion at the bottom of the 
road onto Dark Lane to join the A197.  

 
- The additional vehicular traffic that will be generated by the above proposals. 
In particular, this is likely to exacerbate the problems at the already 
constrained and potentially dangerous junction with the main road  
-Increase the amount of traffic on the health centre access road, causing 
inconvenience and possible danger to patients visiting the health centre. 
-As noted in the TA, there have been four accidents at 
the above main junction in the recent past. Therefore the Society considers 
that no further development should be approved at St George’s until a further 
updated assessment of the traffic impact has been undertaken 
-Northumberland CCG Group have commented that a Section 106 payment   
of £101,100 has been calculated and requested for “surgery expansion”, 
which may be the reason why the medical group has not raised concerns?. 



   

 

 

-It would be both timely and justifiable to require that the mini roundabout, 
which has previously been envisaged to improve the accessibility and safety 
of the junction, should be fully implemented. 

 -The new housing will inevitably have a significant impact upon the flora 
and fauna of Bluebell and Howburn woods. A balance needs to be struck 
between perpetuating public enjoyment of this magnificent Morpeth asset, and 
preservation of the woodland and its role as a habitat. The application fails 
entirely to demonstrate how this can be achieved.  
-Pleasing to see  a buffer zone between most house plots and the wood has 
been included in the layout, there are two obvious shortfalls with this. First, 
the buffer zone is omitted adjacent to plots 32 and 42; second the boundary 
hedge to be added around the periphery of the site referred to in paragraph 
H3 (Page 35) of the Ecology Report, is omitted entirely from the planting and 
layout plans. 
-A longstanding attractive informal woodland footpath which we believe to be 
under the control/ management of the developer runs from the eastern       
side of the St Georges Drive loop to Bluebell Wood. The path is in need of 
maintenance and is a significant asset to existing and prospective residents.  
The Society requests that NCC consider attaching a condition to this 
application if eventually approved, that the said footpath be approved in a 
manner to be agreed in writing by the local planning authority. 
-Morpeth is at risk of completely losing its character and becoming another 
vast housing complex. 
-The access to the entire estate is not suitable to accommodate this additional 
traffic- for the additional 44 houses that have been outlined vs. the original 
outline planning. 
- More houses will reduce the soak away capacity of the site and lead to even 
more flooding along Dark Lane by the old mill buildings.  

 
The above is a summary of the comments. The full written text is available on    
our website at:   
http://publicaccess.northumberland.gov.uk/onlineapplications//applicationDeta
ils.do?activeTab=summary&keyVal=POEND6QS0J400   

 
 
6.        Planning Policy 
 
6.1       Development Plan Policy 
 
 Morpeth Neighbourhood Plan- Made 2011-2031 
 
 Policy Sus 1 – Sustainable Development Principles 
 Policy Des 1- Design Principles 
 Policy Set 1- Settlement Boundaries 
 Policy ENV1- Landscape and Wildlife Corridors 
 Policy ENV5- Local Wildlife Site 
 Policy HOU1- Housing Development 
 Policy HOU2- ST Georges Hospital, Morpeth 
 Policy HOU3- Housing Mix 
 Policy HOU4- Delivering Affordable Housing Mix 
 Policy HOU5- Infrastructure to serve new Housing Development 

http://publicaccess.northumberland.gov.uk/online


   

 

 

 Policy Tra 2- Traffic Congestion 
 Policy Tra 3- Transport Requirements for New Developments 
 Policy Tra 4- Development of Footpath and Cycleway Networks 
 Policy Inf1- Flooding and Sustainable Drainage 
 
 Castle Morpeth Local Plan 
 
 C1 Settlement boundaries 

H15 New housing developments 
H16 Housing in the countryside 
RE5 Surface water run-off and flood defences 
RE6 Service Infrastructure 
RE8 Contaminated Land 
RE9 Land Stability 
C11 Protected Species 
C15 Trees in the Countryside and Urban Areas 
C3 Areas of High Landscape Value 
C10 Sites of Local Conservation Interest 
H8 Affordable Housing 
H16 Housing in the Countryside 
R4 Childrens Play 
R8 Public Footpaths and Bridleways 
R10 Local Nature Reserves, Woodlands, Wildlife Habitats and Public Access 
MC1 Settlement Boundary 
MC2 Areas of High Landscape Value 
MH1 Housing: Land Supply 

 
6.2       National Planning Policy 
 

National Planning Policy Framework 2019 (NPPF) 
National Planning Practice Guidance (amended, 2019) 

 
6.3       Other Documents/Strategies 
 
 Northumberland Local Plan Publication Draft Plan (Regulation 19) 

Policy STP 1 Spatial strategy (Strategic Policy) 
Policy STP 2 Presumption in favour of sustainable development (Strategic 
Policy) 
Policy STP 3 Principles of sustainable development (Strategic Policy) 
Policy STP 6 Green Infrastructure 
Policy STP 7 Strategic approach to the Green Belt (Strategic Policy) 
Policy STP 8 Development in the Green Belt (Strategic Policy) 
Policy HOU 1 Making the best use of existing buildings (Strategic Policy) 
Policy HOU 2 Provision of new residential development (Strategic Policy) 
Policy HOU 3 Housing requirements for neighbourhood plan areas (Strategic 
Policy HOU4 Housing development site allocations  
Policy HOU 5 Housing types and mix 
Policy HOU 6 Affordable Housing provision 
Policy HOU 8 Residential Development in the open countryside 
Policy HOU 9 Residential development management 
Policy QOP 1 Design principles (Strategic Policy) 



   

 

 

Policy QOP 2 Good design and amenity 
Policy QOP 4 Landscaping and trees 
Policy QOP 5 Sustainable design and construction 
Policy QOP 6 Delivering well-designed places 
Policy TRA 1 Promoting sustainable connections (Strategic Policy) 
Policy TRA 2 The effects of development on the transport network 
Policy TRA 4 Parking provision in new development 
Policy ICT 2 New developments and infrastructure alignment 
Policy ENV 1 Approaches to assessing the impact of development on the 
natural, historic and built environment (Strategic Policy) 
Policy ENV 2 Biodiversity and geodiversity  
Policy ENV 3  Landscape 
Policy WAT 1 Water quality 
Policy WAT 2 Water supply and sewerage 
Policy WAT 3 Flooding 
Policy WAT 4 Sustainable Drainage Systems 
Policy POL 1 Unstable and contaminated land 
Policy POL 2 Pollution and air, soil and water quality 

 Policy INF1 Delivering development related infrastructure (Strategic Policy) 
 Policy INF6 Planning Obligations 
 
 
7.         Appraisal 
 
7.1       Section 38(6) of the Planning & Compulsory Purchase Act 2004 states 
that: 

If regard is to be had to the development plan for the purpose of any 
determination to be made under the planning Acts the determination must be 
made in accordance with the plan unless material considerations indicate 
otherwise. Therefore the starting point from a planning perspective in 
considering the acceptability or otherwise of the proposals is the development 
plan. The development plan in respect of the application site comprises the 
Morpeth Neighbourhood Plan and Castle Morpeth Local Plan. The NPPF 
advises at paragraph 213 that, in respect of Development Plans adopted prior 
to publication of the NPPF, local planning authorities (LPAs) should afford due 
weight to relevant Policies according to their degree of consistency with the 
NPPF (the closer the Policies in the Plan to the policies in the NPPF, the 
greater the weight that may be given). 
 

7.2     In accordance with paragraph 48 of the NPPF weight may also 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.The latest version of the NLP 
was submitted to the Secretary of State for examination in May 2019 and is 
currently at examination. Relevant policies in this document are a material 
consideration in determining this application and it is considered that such 
policies can be afforded some weight at this time. 

 
7.3       Paragraph 11 of the NPPF provides definitive guidance on how 
applications 

should be determined by stating: 



   

 

 

 
7.4       Plans and decisions should apply a presumption in favour of 
sustainable 

development. For decision-taking this means: 
approving development proposals that accord with an up-to-date development 
plan without delay; or where there are no relevant development plan policies, 
or the policies which are most important for determining the application are 
out-of-date, granting permission unless: 
i. the application of policies in this Framework that protect areas or assets of 
particular importance provides a clear reason for refusing the development 
proposed; or 
ii. 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. 

 
Housing Land Supply 

 
7.5       The NPPF seeks to implement the Government's growth agenda by 

significantly boosting the supply of housing. The NPPF requires Local 
Planning Authorities to provide a five-year supply of deliverable housing land 
and, where this cannot be demonstrated, relevant policies for the supply of 
housing should be considered out of date. 

 
7.6      In accordance with the NPPF, the Council is required to identify and update 

annually a supply of specific deliverable sites sufficient to provide five year's 
worth of housing against their housing requirement. The five-year housing 
land supply position, as well as the Housing Delivery Test, is pertinent to 
proposals for housing in that paragraph 11(d) and corresponding footnote 7 of 
the NPPF indicates that the presumption in favour of sustainable development 
applies where a Local Planning Authority cannot demonstrate a five-year 
supply of deliverable housing sites or where recent housing delivery is below 
a 75% threshold. This situation is the principal means (albeit not the only way) 
by which existing policies relevant to housing can be deemed 
out-of-date. 

 
7.7      As identified in the Northumberland Strategic Housing Land Availability 

Assessment (September 2019), the Council can demonstrate a plentiful five-
year housing land supply from ‘deliverable’ sites against the County’s 
minimum Local Housing Need figure.  Using the 2014-based household 
projections for the 2019-2029 period, together with the latest affordability 
ratio( March 2020 –ONS), this gives a minimum Local Housing Need of 651 
dwellings per annum. Allowing for the 5% buffer therefore means that the 
SHLAA’s identified ‘deliverable’ supply would equate to a 10.9 years housing 
land supply,  giving a percentage of 218% Northumberland’s identified supply 
of potentially ‘deliverable’ housing development sites is therefore evidenced to 
be significantly in excess of its current 5-year housing land supply 
requirement, by about three times the minimum requirement. Therefore, in the 
context of Footnote 7 of the NPPF, the presumption in favour of sustainable 
development would not apply. 

 
7.8      The main issues for consideration in the determination of this application are:  



   

 

 

  
Principle of the development and other considerations 
Planning Obligations/ Viability 
Design, layout and Impact on character of area 
Residential Amenity 
Trees and landscape 
Ecology 
Archaeology 
Drainage and Flooding 
Land contamination/ Stability 
Highway Safety/transportation 
Other 
 
Principle of Development 

 
7.9      The application site is located just in the Morpeth settlement boundary as 

shown on the Castle Morpeth Local Plan. Part of the site is also allocated 
under Policy MH1- as Housing Site A/M07 – St Georges Hospital (South) 
(Conversion/ redevelopment) identified for 150 dwelling units. The plan also 
shows  H8- Affordable Housing  covers this housing site which sets out an 
element of affordable housing is required as part of any development. The 
principle of the development would therefore accord with Local Plan Policies 
C1 which directs development within settlement boundaries and Policy MH1.  

 
7.10     Notwithstanding the above allocation, the Morpeth Neighbourhood Plan 

(MNP) (2016) is the most recent and up to date adopted plan and as such 
more weight should be given to this.  In terms of the MNP the site is clearly 
located within the settlement boundary of Morpeth as defined on the proposal 
map. In turn Policy Set1 ‘Settlement Boundaries’ states that Development 
proposals will be supported within settlement boundaries subject to being in 
accordance with other relevant policies in the Development Plan including the 
Neighbourhood Plan.’ Within the Morpeth Neighbourhood Plan the site is also 
allocated as a housing site where it is confirmed as a committed allocation for 
375 dwellings under Policy Hou1 ‘Housing Development’. This also takes into 
account  the wider site where houses have already been developed under 
Phase A (14/02750/FUL) . As such the principle of housing on this site is 
considered to be acceptable and complies with the Morpeth Neighbourhood 
Plan (MNP) (2016).  The adjacent woodland is also identified as a local 
wildlife and geological site.  

 
7.11     Furthermore the Neighbourhood Plan Policy Sus1 ‘Principles of 

Sustainable Development’ sets out a presumption in favour of sustainable 
development will be exercised across the Plan Area. This states that 
proposals for new development will be supported at a scale and in locations 
that accord with policies contained elsewhere in the Neighbourhood Plan 
where they support the continued sustainability and viability of communities 
subject to criteria. It also sets out that proposals should contribute towards the 
sustainability of settlements and be accommodated within settlements 
boundaries other than those circumstances defined in SET1. This aligns with 
the principles and aims of the NPPF in supporting sustainable development.   
Given the sites location within the settlement boundary of Morpeth and in 



   

 

 

close proximity to services, it is considered the proposal would contribute 
towards the sustainability of the area, in accordance with Sus1 and the NPPF. 
The principle of the development would therefore accord with Local Plan 
Policies C1 and MH1 and neighbourhood plan policies Hou 2 and Sus1 and 
the NPPF.  

 
7.12     In terms of the emerging Northumberland Local Plan ‘spatial strategy’ 

(Policy STP 1) continues to regard Morpeth as a ‘Main Town’ (one of twelve) 
that will be ‘the main focus for employment, housing, retail and services’.  
STP1 also states that Sustainable development will be supported within the 
constraints of the Green Belt and settlement boundaries defined on the Local 
Plan policies map or in neighbourhood plans.’ The emerging Northumberland 
Local Plan also shows the site to have a Neighbourhood Plan Housing Site 
Allocation. Whilst limited weight can be given to the emerging local plan the  
proposal would accord with this. 

 
Planning Obligations 

 
7.13     When considering the use of planning obligations under Section 106 of 
the 

Town & Country Planning Act regard must be had to the tests set out in the 
Community Infrastructure Levy Regulations. By law, obligations can only 
constitute a reason for granting planning permission if they are necessary to 
make the development acceptable in planning terms; directly related to the 
development; and fairly and reasonably related in scale and kind to the 
development.  Para 56 of the NPPF states Planning obligations must only be 
sought where they meet all of the following  
a) necessary to make the development acceptable in planning terms; 
b) directly related to the development; and 
c) fairly and reasonably related in scale and kind to the development. 

 
7.14     Policy Hou5 of the Morpeth Neighbourhood Plan states that 
infrastructure to 

serve new housing development should, subject to viability testing in 
accordance with paragraph 173 of the Framework, make provision for, or 
contributions towards, the infrastructure and community requirements arising 
from the development including, as appropriate, children's play areas, playing 
pitches and open space, allotments, landscaping, habitat enhancement, 
sports and community facilities, schools, roads, pedestrian and cycling routes 
and facilities, water, sewerage, sewage treatment capacity and public 
transport. 

 
7.15     The NPPF Local planning authorities should consider whether 
otherwise 

unacceptable development could be made acceptable through the use of 
conditions or planning obligations. Planning obligations should only be used 
where it is not possible to address unacceptable impacts through a planning 
condition. 

 
7.16     Policy INF 6 of the Northumberland Local Plan - Publication Draft Plan 



   

 

 

(Regulation 19) equally seeks to secure planning obligations in relation to any 
physical, social, community and green infrastructure and/or any mitigation 
and/or compensatory measures reasonably necessary to make a 
development acceptable in planning terms. 

  
Affordable Housing 

 
7.17     Policy Hou3 of the Morpeth Neighbourhood Plan (MNP)states that 

housing development shall be designed to include arrange of property sizes, 
types and tenures including affordable housing and housing for younger and 
older people, so as to promote a balanced housing market. This proposal 
does provide for a range of sizes. 

 
7.18     Policy Hou4 of the MNP discusses that the delivery of affordable 
housing 

proposals for developments resulting in a net gain of ten dwellings or more 
will be expected to provide affordable housing on the site, in accordance with 
the Development Plan or an up-to-date housing needs assessment. In 
exceptional circumstances, where it can be justified, affordable housing           
will be accepted off-site; this must be on a site that is agreed as being in       a 
suitable location relative to the housing need to be met, ideally within the    
same town or village, or if this is not feasible, then within another village in the 
Neighbourhood Area. 

 
7.19     Policy  H8 of the Castle Morpeth District Local Plan seeks an element 

of affordable housing on this site and Policy H9 of the Castle Morpeth District 
Local Plan promotes the development of affordable housing to 
meet local needs, subject to all of the following criteria: 
i) the proposal accords with priorities identified in the Council’s housing 
needs study; 
ii) the housing provided is reserved for local needs, both initially and on 
subsequent change of occupant; 
iii) the development is appropriate in location, scale and design to the 
settlement; 
iv) the development is in keeping with local building styles and 
incorporates appropriate landscaping, and 
v) notwithstanding the requirement for local needs, housing developments 
shall comply with Policy H15 (new housing developments). 

 
7.20     The NPPF equally supports this objective in Chapter 5 stating that at 

least 10% of homes should be available for affordable home ownership on 
major 
Developments. It defines affordable housing  in Annex 2. In addition the NPPF 
paragraph 50 seeks to deliver a wide choice of high quality homes, widen 
opportunities for home ownership and create sustainable, inclusive and mixed 
communities. 

 
7.21    Given how long ago the former district Plan was prepared and adopted, in 

accordance with national policy it is now more appropriate to take account of 
more recent up-to-date evidence and emerging policies as material 
considerations in the assessment of planning applications. 



   

 

 

 
7.22    The emerging new Northumberland Local Plan (Regulation 19 publication 

draft, January 2019) is currently progressing through its examination stages, 
so has some weight in decision-making in accordance with NPPF paragraph 
48.  The Plan’s requirements could therefore change during the time that a 
planning application is being assessed and a decision made.  Draft Policies 
HOU5 (Housing types and mix) and HOU6 (Affordable housing provision) 
require that development proposals should be assessed in terms of how well 
they meet the housing needs and aspirations identified in the most up-to-date 
Strategic Housing Market Assessment (SHMA) or local housing needs 
assessment.   

 
7.23    The draft Local Plan notes at paragraph 7.35 that the latest SHMA Update 

(June 2018) identifies a countywide net affordable housing need shortfall of 
151 dwellings per annum over the period 2017-2022, which equates to a 
residual 17% affordable housing need in terms of the draft Plan’s overall 
average annual housing requirement for the plan period 2016-2036.  
However, it should be noted that, due to the ongoing independent 
examination, the draft Policy HOU6 approach to breaking down this affordable 
housing needs requirement according to viability value areas only has limited 
weight at this stage and is therefore not currently being applied for decision-
making purposes.  So pending adoption of the new Local Plan, the minimum 
affordable housing requirement being applied countywide is currently 17%. 

 
7.24    As regards the tenure split of the affordable housing to be provided, as noted 

at paragraph 7.38 of the draft Local Plan, the SHMA Update recommends a 
50:50 split between affordable/social rented and affordable home ownership 
products.  This takes into consideration the Government’s drive towards 
enabling home ownership.  However, given the NPPF paragraph 64 
requirement for at least 10% of the total number of dwellings on major 
development sites to be for affordable home ownership (subject to certain 
exceptions), a 50:50 split of the current 17% affordable housing ask is not 
possible, unless a scheme proposes 20% or more of the total dwellings to be 
affordable.  The guideline tenure breakdown in draft Policy HOU6 seeks to 
address this, but due to the limited weight able to be given to the viability 
value area provisions at this stage it is not currently being applied, so for the 
time-being the tenure split should be negotiated as appropriate taking the 
NPPF requirement into consideration.  

 
7.25     In terms of housing mix, types and sizes, paragraphs 7.28 and 7.39 of 

the draft Local Plan summarise the SHMA Update’s identified predominant 
overall and affordable housing needs respectively.   

 
Identifying Local Housing Needs and Demand 

 
7.26     The proposed housing development should seek to reflect the latest 

evidence-based needs for housing mix, tenure and affordable housing, which 
are material considerations in the assessment of planning applications.  The 
latest available information on local housing needs is informed by a 
combination of: 
-the Strategic Housing Market Assessment (SHMA); 



   

 

 

-relevant Local Housing Needs studies and assessments, including evidence 
papers prepared to inform the preparation of neighbourhood plans; 
-Northumberland Homefinder statistics (the Council’s choice-based lettings 
system); and 
-information from Registered Providers.  
 

7.27     In conclusion in order to meet the affordable housing identified in the 
SHMA, a minimum of 17% of homes on new permissions will be expected to 
be provided as affordable housing products. For this development of   158 
homes the AH requirement at 17% is 27 units. The standard ‘ask’ would have 
been 10% AH ownership options and 7% AH rent as described above, 
however in this instance given the number or AH rent delivered to date 
recently in Morpeth and more of the same due to be delivered on pending 
developments, the option to provide a fully shared ownership scheme is 
supported as this tenure is under represented in Morpeth. The proposed 
house types are suitable, and it is suggested that a combination of 2- and 3-
bedroom types are offered.  

 
Health 

 
7.28    The National Planning Practice Guidance sets out that the healthcare 

infrastructure implications of any relevant proposed local development can be 
considered in determining planning applications. 

 
7.29     The NHS Northumberland Clinical Commissioning Group has advised 
that 

due to the large numbers of new homes and the current capacity 
pressure on the GP practice, an expansion of infrastructure will be needed. 
In this case, a contribution of £106,800 is therefore requested to be secured 
via a S106 agreement.  
 
Children’s play/ sport/ open space 

 
7.30     Policy Hou5 of the Morpeth Neighbourhood Plan, in accordance with 

paragraph 92 of the NPPF, makes provision for or contributions towards 
children’s play areas. This is also supported by policy INF6 of the 
Northumberland Local Plan - Publication Draft Plan (Regulation 19). 

 
7.31    The Castle Morpeth Local Plan Policy H15 states that open spaces and 

children’s play area must be included in all residential of 10 or more dwellings. 
Local Plan Policy R4 also requires children's play areas to be developed on 
sites where the development area  is over 1 hectare in size.  

 
7.32    The applicant has agreed to provide a play park on site which would 

adequately address the shortfall from the pressure of this development. This 
will be comprised of natural play apparatus such as wooden stepping logs, 
play boulders, wooden balance beam, and totem forest. In addition whilst 
consultation was made for any contributions towards sports requirements in 
the area none was requested. 

 
Education 



   

 

 

 
7.33    Education have confirmed that the financial implications arising from the likely  

additional pupils to be generated by this development include the requirement 
for a contribution of £ £359,154 to mitigate against the impact of the proposal 
on Morpeth First School (7 pupils to be funded) , £336,000 
would be required to mitigate the impact of the proposed additional housing 
on Newminster Middle School and £264,000 would be required to mitigate the 
impact of the proposed additional housing on KEVI School. In addition an 
SEN contribution of £99,000 (Section 4) would be required in light of the 
impact of the additional places proposed on SEND provision in the county. 
 

7.34     In this case, the total contribution of £1,058,154 is therefore requested 
to be secured via a S106 agreement. 

 
Coastal Mitigation 

 
7.35     The site lies approx 7- 10km from the nearest point of the 

Northumberland Shore SSSI on the Blyth estuary to the east which is also 
included in the Northumberland Marine SPA with the Northumbria Coast 
SPA/Ramsar site on the open coast beyond that to the east.  

 
7.36     As this is a proposed residential development within 10km of the coast, 

consideration has been  given to the impact of increased recreational 
disturbance to bird species that are interesting features of the coastal SSSIs 
and European sites, and increased recreational pressure on dune grasslands 
which are similarly protected.  

 
7.37    When developers apply for planning permission for new residential 

development within the coastal zone of influence, the Local Planning Authority 
has to fulfil its obligations under the Wildlife and Countryside Act (for SSSIs) 
and the Conservation of Habitats and Species Regulations (for SPAs, SACs 
and Ramsar Sites), by ensuring that the development will not have adverse 
impacts on designated sites. The Council has introduced a scheme whereby 
developers can pay a contribution into a strategic mitigation service which will 
be used to fund coastal wardens who will provide the necessary mitigation. 

 
7.38    Contribution to the Coastal Mitigation Service (CMS) enables a conclusion of 

no adverse effect on site integrity to be reached when a planning application 
is subject to appropriate assessment, without the developer having to 
commission any survey or mitigation work. Similarly it enables a conclusion of 
no adverse effect on the interest features of coastal SSSIs. The contribution 
for major developments (10 or more units) is set at £600 per unit within 7km of 
the coast and £300 per unit for those between 7-10km of the coast. Minor 
developments of 9 units or less contribute £600 per unit within 7km of the 
coast but are exempt beyond that. This is secured by a S.106 agreement 
payable normally on first occupation, or by unilateral undertaking payable 
prior to commencement for schemes that do not otherwise have S.106 
agreements.  

 
7.39     The site lies within  7 to 10km distance from the relevant protected 

sites and as a result a contribution of £300 would only be required for those 



   

 

 

dwellings which fall within the 10km buffer.  The applicant has agreed to this  
contribution towards the Coastal Mitigation Service through a section 106 
agreement totalling £47,400. This will ensure that adequate mitigation will be 
provided to address increased recreational disturbance and damage within 
the coastal designated sites and so will enable  the Council to reach a 
conclusion that there will be no adverse effect on site integrity in respect of 
this issue when they undertake  the Habitats Regulations Assessment for this 
development which will need to be completed and signed by Natural England. 

 
 Woodland Management Plan 
 
7.40     A Woodland Management Plan for the adjoining woodlands has been 

drawn up and the section 106 is therefore required to secure the long-term 
management of Bluebell and Howburn Woods, which are within the 
developer’s ownership but outside the planning application boundary. 
 
Bus contribution 

 
7.41    The Highway Authority require a Bus Service Review of the T1 

Bus Service, or it's successor/replacement service between St George’s 
Hospital and Morpeth Town Centre, to determine the commercial operation of  
the service between the LA and the applicant. If is agreed the Bus Service is 
self-funding as a result of the revenue received by the Operator from 
facilitating the Bus Service then the Owner shall have no liability in respect of 
the Public Transport Contribution towards Bus Services in Morpeth serving 
the development. If not 2 contributions of £60,000 are required and then 
another bus review to determine if a third £60,000 is required.  

 
Viability 
 

7.42    Notwithstanding the above Section 106 requirements, following further 
discussion between officers and the applicant regarding the detailed Heads of 
Terms for the Section 106 Agreement, the applicant has advised that they 
would not be able to meet the cost of all of the requested Section 106 
contributions as to do so would render the proposed development unviable in 
economic terms. 

 
7.43    In support of their opinion, the applicant provided to officers a Viability 

Appraisal Report  which provided a more detailed breakdown of scheme 
costs.  In response to this, officers commissioned the County Valuer to 
scrutinise the applicant’s Viability Appraisal Report. 

 
7.44    The County Valuer has now advised that she can accept the inputs the 

applicant has presented but with the possible exception of the build costs, as 
these seem to be higher than would be expected for a volume housebuilder. 
However, based on her appraisal of build costs and the applicants she has 
determined that neither appraisal is viable, so there will need to be reductions 
to the planning ask to produce a viable scheme. Based on the applicants offer 
of 10% affordable homes, s.278 traffic light solution and reduced s.106 
contributions of £430,000, she states the scheme remains unviable, and if the 
lower build costs are adopted, the scheme is viable with the following - 10% 



   

 

 

Affordable Housing, s.278 traffic light solution and £800,000 s.106 
contribution leaving a difference of £370,000 between the two valuations. 

 

7.45    In light of all the above and having considered the various reports 
commissioned by officers referred to above the applicant has now advised 
that they would be willing to agree to the following Section 106 contributions: 
a) 10% affordable housing- fully shared ownership (16 units) and  b) A further 
contribution of £500,000 in respect of the other Section 106 contributions.  

 
7.46   The Council’s ecologist has advised that it would be unlawful for the Council to 

grant planning permission if the coastal mitigation contribution were not 
provided for as they would be required to undertake an Appropriate 
Assessment under the Habitats Regulations and this would conclude that an 
adverse effect would arise. They further advise that paragraph 177 of the 
NPPF states that the presumption in favour of sustainable development does 
not apply where development requiring appropriate assessment under the 
Birds or Habitats Directives is being considered, planned or determined.  

 
7.47    As such from the £500,000 offered by the applicant, £47,400 would be 

required towards Coastal Mitigation. £60,000 may be required for the bus 
service and subsequent payments totalling £180,000 however, this depends 
on a review of the existing service. This would leave £272,600 for the 
education and healthcare contributions, which amounts to a shortfall of 
£892,354 from the contribution levels sought by officers. Albeit depending on 
the bus review a further £180,000 could be allocated towards Education and/ 
or Healthcare. As the County Surveyor has advised that the development 
would be unviable however, the shortfall would be by £300,000, on the basis 
her suggested lower build costs were adopted. Whilst it is possible to go to an 
independent surveyor  for an independent cost review, who may agree with 
the Councils valuation, it is also possible that they may determine that less 
contributions should be sought than that currently offered by the applicant.   

 
7.48    In terms of decision making the NPPF paragraph 57 states that the weight to 

be given to a viability assessment is a matter for the decision maker, having 
regard to all the circumstances in the case, including whether the plan and the 
viability evidence underpinning it is up to date, and any change in site 
circumstances since the plan was brought into force.   Overall it is considered 
appropriate that this site is brought forward for development as it has been 
part allocated for housing development in the Castle Morpeth Local Plan and 
it is all allocated as part of a wider fully committed housing site for 375 units  
in the Morpeth Neighbourhood Plan. Both the site lies within the settlement 
boundary of Morpeth.  

 
7.49   Whilst there is disagreement between the applicant and the Council’s 

Chartered Surveyors appraisal regarding the site’s Benchmark Land Value 
(BLV) and build costs,  being a difference of £300,000 both are still however 
in agreement that the scheme would be unviable and thus should be subject 
to reduced Section 106 contributions. In this instance it is therefore 
considered that given the sites allocation in the local plan for housing, that 
viability matters are giving rise to delay in bringing this site forward in this 
sustainable location.  Furthermore under the previously approved application 



   

 

 

for this site, which could still be extant, (albeit bearing in mind that the current 
scheme is for 43 more dwellings), no contributions were sought for Coastal 
Mitigation, Education or Health.  There was only agreement for 30% 
affordable housing.  In order to help bring this sustainable site forward for 
development, on balance, the applicants offer of 10% on site affordable 
housing and £500,000 towards section 106 contributions, would be 
acceptable.  The Council could then allocate such monies as it wished to the 
various areas of spend highlighted above subject to the full cost of the 
ecology mitigation contributions being met for the reasons highlighted earlier.  
Design, layout and Impact on character of area 

 
7.50     Policy Des1 – Design Principles of the Morpeth Neighbourhood Plan 
states 

that development will be permitted where it accords with site allocations and 
designations in the Neighbourhood Plan and the Northumberland Local Plan. 
Development proposals should make a positive contribution to their 
surroundings in terms of ensuring that the development does not cause an 
unacceptable adverse impact on the amenities of occupiers of existing or 
proposed nearby properties. 

 
7.51     Policy H15 of the Castle Morpeth District Local Plan seeks to ensure 

that all new housing development achieves a high standard of design which 
reflects local character and distinctiveness with proposals taking full account 
of the need to protect and enhance the local environment having regard to 
their layout, scale, appearance, access and landscaping. It also seeks to 
protect the amenity of residents. 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 which is indivisible 
from good planning and should contribute positively to making places better 
for people. As well as local plan policies the Government attaches great 
importance to the design of the built environment and, through the NPPF, 
recognises that the creation of high-quality buildings and places is 
fundamental to what the planning and development process should achieve. 
Good design is a key aspect of sustainable development, creates better 
places in which to live and work and helps make development acceptable to 
communities. Para 127 of the NPPF states; 
Planning policies and decisions should ensure that developments:  
a) will function well and add to the overall quality of the area, not just for the 
short term but over the lifetime of the development; 
 b) are visually attractive as a result of good architecture, layout and 
appropriate and effective landscaping;  
c) are sympathetic to local character and history, including the surrounding 
built environment and landscape setting, while not preventing or discouraging 
appropriate innovation or change (such as increased densities);  
d) establish or maintain a strong sense of place, using the arrangement of 
streets, spaces, building types and materials to create attractive, welcoming 
and distinctive places to live, work and visit;  
e) optimise the potential of the site to accommodate and sustain an 
appropriate amount and mix of development (including green and other public 
space) and support local facilities and transport networks; and 



   

 

 

f) create places that are safe, inclusive and accessible and which promote 
health and well-being, with a high standard of amenity for existing and future 
users and where crime and disorder, and the fear of crime, do not undermine 
the quality of life or community cohesion and resilience. Emerging Local Plan 
Policies QOP1, 2, 4 and 6 reflect the above design objectives. 

 
7.52     Whilst concern has been raised that the current proposals for the 

Phase 1B residential element represent an increase in the number of 
dwellings originally envisaged for this part of the site from 115 to 158 and 
increases the density, the key design principles are largely reflective of those 
already used in the construction of the Phase 1A development to the west and  
indeed, the additional dwelling numbers is realised primarily through revisions 
to the previously envisaged house type mix to better reflect current 
intelligence on local housing market conditions in Morpeth and thus more 
accurately address local housing need rather than simply providing more of 
the same. Specifically, this would involve the construction of a much higher 
proportion of smaller dwelling units than previously envisaged with 94 of the 
158 dwellings proposed being two- and three-bed properties accounting for 
60% of the total Phase 1B units. The applicant has confirmed this is a direct 
response to the local housing market which is otherwise saturated with larger 
family homes that are being provided on a number of other development sites 
elsewhere across the town. The current proposals would offer a housing mix 
that would appeal to a different element of the local housing market and 
ensure that a more diverse range of quality housing that is accessible to first-
time buyers and younger families is provided. The development would 
continue to reflect the overall vision for the former St Georges Hospital site as 
set out in the Morpeth Neighbourhood Plan (MNP which is the most up-to-
date policy document against which the proposals fall to be assessed.) The 
proposals align firmly with Policies HOU02 and HOU03 of the MNP which 
specifically state that housing development should be designed to include a 
range of property sizes, types and tenures so as to promote a balanced 
housing market. It is considered the proposal mix would conform with this.  

 
7.53    Concern has also been raised that the developable area of the site as now 

proposed for Phase 1B is larger than the area which was granted permission 
under the original application and that this encroaches into the area identified  
as open space on the previous application which is between this site and the 
Phase A site.  This is true. The built area does extend further to the west than 
as identified previously making a reduction in that open space area, however 
it is not considered this is significant from that previously indicated at the 
outline stage. The applicant has confirmed also that In seeking to provide a 
mix of smaller house types within Phase 1B to achieve a more balanced local 
housing market, there is clearly a knock-on implication in terms of the viability 
of the scheme overall  when compared to that originally envisaged at the 
outline stage and this is the reason why additional unit numbers are required 
to ensure that delivery of the overall St Georges Hospital redevelopment is 
not compromised.  This has ultimately meant development of a larger area. 
Smaller dwellings, whilst undoubtedly required by the local housing market, 
inevitably have much lower sales values than larger family housing and 
therefore the Phase 1B residential proposals now before the Council 



   

 

 

represent the optimum dwelling numbers in terms of scheme viability coupled 
with ensuring that a high-quality living environment within the site is 
maintained. The applicant has confirmed that the additional dwelling numbers 
are essential in ensuring that this key strategic housing site is fully delivered 
and, moreover, the provision of additional housing on an allocated site, would 
ensure the most efficient use of the land available in this instance and align 
wholly with the objectives of the NPPF in this respect. 

 
7.54     In connection with the above, the comments of Morpeth Town Council 

(MTC) on this application have been noted and these make reference to the 
Council’s five-year housing land supply requirements having already been 
exceeded. This is not disputed and it is acknowledged that the Council is able 
to demonstrate in excess of a five-year supply of deliverable housing land at 
the present time. However, housing requirements are a minimum target and 
Government policy is clear that they should not be used as a cap or ceiling in 
order to restrict future development proposals from coming forward. The 
proposed increase in the number of dwellings within Phase 1B, as explained 
above, would represent a more efficient use of the land available in this 
instance, would respond positively to local housing market conditions. 

 
7.55    With further regard to the concerns over the perceived loss of green space 

within the site as a result of the proposals for Phase 1B, the additional 
dwelling numbers would be realised primarily through revisions to the 
previously envisaged house type mix rather than extending significantly into 
the areas of open space envisaged at the outline stage. Whilst there would 
be a reduction in the width of the central green corridor running north-south 
through the site as a result of the current Phase 1B proposals, a substantial 
corridor would still be retained between the Phase 1A and Phase 1B 
development areas, measuring approximately 50 m wide, still offering 
generous open space provision for both residents of the site and the wider 
local community. Contrary to some comments made too, 15m wide buffer 
areas to the adjacent Bluebell Woods and Howburn Woods would also be 
retained ensuring green/soft edges to the proposed development cells whilst 
also providing additional opportunities for ecological enhancements. As a 
result of this also, as this was not shown at the original outline application, this 
means that whilst there has been a reduction in the central open space area,  
through the introduction of the 15m open space buffer proposed around the 
southern and eastern boundary within the developable area itself this would 
also help to mitigate against the central area loss. In addition this site also 
now shows the SUDS basin within the developable area itself, which was not 
shown on the developable area under the original outline for this site. Given 
the above it is considered that the change in the developable area from the 
previously approved outline permission to that now shown is acceptable.  

 
7.56     As already set out the applicant is to incorporate areas of naturalistic 

play space within the central green corridor that would serve residents living in 
both Phases 1A and 1B.  Given the large expanses of green/open space 
within and surrounding the site and adjacent woodlands it is considered this 
type of play area would be well matched to its surroundings and it would help 
to assimilate into the landscape. It is also the Councils Ecologists opinion that 
interaction between play/recreational space and wildlife habitats is 



   

 

 

encouraged and in this particular area of open space there will be species rich 
planting.  

 
7.57     Having regard to the proposed layout of the estate and Castle Morpeth 

Local Plan, it is considered that adequate privacy distances are achieved 
between properties and adequate garden depths achieved which would 
ensure a good amount of amenity space. The layout also would also ensure 
that the adjacent ancient woodland is protected from the development, given 
the15m buffer zone and conditions can be attached to ensure this is protected 
from development. In terms of design a few house types are proposed of 
different designs and sizes, although all 2 storey and all to be constructed of 
brick and grey slate coloured titled roofs. These include house types the 
Grainger, 1047, Mylne, Mountford, Harcourt, Eveleigh, 304 and the 
Pembroke. They have different architectural features of interest, including 
canopies, bay windows, small pitched roof details above first floor windows 
and front projections. All the windows have a similar vertical emphasis or 
divided into split vertical panels, giving the houses and similar design feature.  
The applicant has also submitted a Building for Life 12 Assessment with the 
application which is a standard assessment procedure which has been 
endorsed by the government, intended to promote well designed homes and 
neighbourhoods. The applicant scores 10 Greens out of 12 making them 
eligible to apply for a ‘Built for Life’ quality mark. Overall the design and layout  
of the dwellings is considered to be acceptable and it is considered through 
the use of similar design details and materials as those on the Phase A site, 
the proposal would be in keeping with the wider character of the area. As 
such the proposal would in these respects be in accordance with MNP 
Policies Des 1, HOU2 and HOU3 of the MNP Castle Morpeth District Local 
Plan Policy H15, the NPPF, the Council’s emerging Local Plan. Subject to 
conditions regarding noise dust and floodlighting proposed by Public 
Protection, the proposal would not impact upon existing residential amenity 
either, in accordance with the NPPF, the Castle Morpeth District Local Plan, 
and the Council’s emerging Local Plan.  

 
Trees and landscape  
 

7.58     The edge of wood land at How Burn forms the eastern boundary site 
and Blue Bell Wood the southern boundary. There is an overgrown hedgerow 
through the site and some further trees to the north of the site. The rest of the 
site appears to be vacant fallow agricultural land. The plan shows the How 
Burn Woodland and Blue Bell wood would be protected from development 
with a 15m buffer between them and the development., which is in line with 
Forestry Commission advice.  Whilst 77 trees and 220m of hedgerow  are 
proposed to be removed from within the site the trees which are mainly to the 
north of the site, these are relatively young woodland that is encroaching into 
the former gardens of 2 now demolished residential properties,  which  are 
mainly scrubby overgrown  young trees. A new dense thorny hedge would be 
provided within the woodland buffer zone too which will help to mitigate 
against the loss of the hedge.  In addition a landscaping scheme is proposed 
which would ensure areas are planted rich in species, and there is new tree 
planting to further help mitigate against the loss of any habitat. As such whilst 
concern has been raised, the existing ancient wooded areas would be 



   

 

 

maintained and not impacted upon. Given this and that the loss of trees would 
be mitigated against, with further planting this would ensure the area still has 
a very sylvan character whilst there would be new urban forms of 
development on the site.  Existing trees would also be protected during 
development. It is therefore considered that the impact on the trees and 
landscape is acceptable and in accordance with Local Plan Policy C15. The 
trees are not covered by any constraints either.  
 
Ecology 

 
7.59     Morpeth Neighbourhood Plan Policies   ENV1- and ENV5- seek to 

protect and enhance Landscape and Wildlife Corridors and Local Wildlife 
Sites. Policy C10 of the Castle Morpeth District Local Plan states that the 
Council will not permit development which would affect the integrity of sites of 
local conservation interest unless it can be demonstrated that the benefits 
from the proposed development outweigh the need to safeguard the intrinsic 
nature conservation value of the site. Policy C11 further states that the 
Council will not permit development which would adversely affect protected 
species or their habitats unless it can be demonstrated that the reasons for 
the proposed development outweigh any adverse effect on the species or 
their habitat. Policy R10 also seeks to protect Local Nature Reserves, 
Woodlands, Wildlife Habitats and Public Access. The NPPF seeks to 
conserve and enhance biodiversity and sets out that assessment of potential 
impacts from development should be undertaken. It states that the 
presumption in favour of sustainable development does not apply where 
development requiring Appropriate Assessment under the Birds or Habitats 
Directives is being considered, planned or determined. Emerging Local Plan 
Policies ENV1 and ENV2 reflect these objectives. The NPPF requires that 
planning decisions enhance the natural environment and provide net gains for 
biodiversity (para. 170) and that LPAs encourage opportunities for 
incorporating biodiversity 
improvements in and around developments (para. 175), and so it is important 
that the scheme is  re-designed to secure biodiversity enhancements. 

 
7.60     Various ecological assessments and plans showing the impact of the 

proposal on biodiversity and how this would be mitigated against, have been 
submitted as part of the proposal and amendments/ clarification sought and 
obtained. Landscaping plans have also been submitted which show tree, 
hedge and species rich planting and a 15m buffer zone with the ancient 
woodlands. Subject to conditions regarding mitigation for protected species 
and landscaping, the Council’s ecologist now raises no objection to the 
development proposals themselves in respect of their ecological impact on 
the site and adjacent wooded areas/ wildlife sites. Overall, the proposals will 
provide for satisfactory mitigation on site and subject to the suggested 
conditions of the County Ecologist and that the S.106 Agreement includes 
provisions to secure the long term management of Bluebell and Howburn 
Wood through the agreed Woodland Management  Plan,  the proposal would 
accord with Local Plan Policy C11. 

 
7.61     The applicant has also agreed to provide, through the Section 106 

Agreement, a  contribution of £300 per unit to the Council’s coastal mitigation 



   

 

 

scheme to mitigate the impacts of the development on the nearby coastal 
zone, should 10 or more dwellings approved at reserved matters stage fall 
within the 10km buffer zone.  As such the proposals are considered 
acceptable in this regard and would not have a significant harmful adverse 
effect on the nationally and internationally designated sites at the coast.      

 
7.62     As such the proposals are considered overall to be acceptable in 

ecology terms and in accordance with relevant policies in the Morpeth 
Neighbourhood Plan, Castle Morpeth District Local Plan, the NPPF and the 
Council’s emerging Local Plan. 

 
Archaeology 

 
7.64    The proposed development site is located in a wider archaeological 

landscape containing known site from the prehistoric period onwards as such 
the County Archaeologist has been consulted. She has confirmed the western 
part of the phase 1B proposed development has an archaeological mitigation 
requirement which formed part of a programme of archaeological mitigation 
which was attached to conditions 13 and 39 of planning applications 
14/02750/FUL , condition 13 of planning application 15/03821/DISCON and 
condition 7 of planning application 17/01368/VARYCO. A written scheme of 
investigation (WSI) dated July 2015 was approved which 
included both the excavation area in Phase 1A and the strip, map and record 
areas in Phase 1B. A programme of Strip, Map and Record is still required in 
the Phase 1B area, in line with paragraph 199 of the NPPF and therefore it 
will therefore be necessary for the developer to commission a professional 
archaeologist to undertake a programme of Strip, Map and Record prior to 
development work commencing on site, in line with NCC 
Conservation Team brief (NC ref CM16/20: 21797 (1) dated 16/03/15) and the 
approved written scheme of investigation (Archaeological Research Services, 
July 2015. St George’s Hospital, Morpeth, Northumberland. Written Scheme 
of Investigation for an Archaeological Strip, Map and Sample Excavation and 
Trenching). As such subject to a condition requiring this the proposal is 
therefore considered to be acceptable in terms of impact upon archaeological 
remains, in accordance with the NPPF. 

 
Drainage and Flooding  

 
7.64     Morpeth Neighbourhood Plan Policy Inf1-deals with  Flooding and 

Sustainable Drainage.  Castle Morpeth District Local Plan Policies RE5 and  
RE6 states that the Council will consider the implications of granting planning 
permission for new developments as they affect t land drainage, water supply 
and sewerage. Where development is likely to require the improvement or 
provision of additional services, consideration will be given to the need to 
impose planning conditions or seek legal agreements as appropriate. 

 
7.65     The NPPF advises that development should be directed towards areas 

at lowest risk from flooding and that Local Planning Authorities should ensure 
that development does not increase flood risk elsewhere.  

 



   

 

 

7.66    Policies WAT3 and WAT4 of the emerging Local Plan likewise seek to ensure 
that developments are acceptable on drainage and flood risk grounds and 
incorporate sustainable drainage infrastructure where possible. 

 
7.67     The site lies within Flood Zone 1 and in order to address flood risk 

given the size of the site, the applicant has submitted a Flood Risk 
Assessment (FRA). 

 
7.68     Surface water drainage for the proposed development is proposed in 

the form of a number of swales and 2 SUDS basins on the site. Foul drainage 
from the development would be dealt with by connecting to the existing mains 
sewer system.  Whilst concern has been raised with regard to capacity under 
the previous proposal a system was installed on the site with sufficient 
capacity to accommodate flows from any future development on the 
applicants' land. After reviewing the submitted information and requesting 
additional information the LLFA raises no objections subject to conditions. 
Northumbrian Water have not made any objection to the proposal either as 
the mains drainage will be used.  As such subject to the suggested conditions, 
it is considered that the proposal is acceptable in relation to drainage, flood 
risk and foul sewage, in accordance with the Castle Morpeth District Local 
Plan and the NPPF. 

 
 Land Contamination and Stability 
 
7.69     Policy RE8 of the Castle Morpeth District Local Plan states that the 

Council will require proposals for the development of all land identified as 
being, or potentially being contaminated by previous developments or mineral 
workings to be accompanied by a statement of site investigation outlining the 
tests undertaken and the evaluation of results, in order that the Council may 
assess any direct threat to health, safety or the environment. Policy RE9 
states that the Council will require proposals for development which is on 
unstable or potentially unstable land to be accompanied by a statement on 
ground stability, together with details of measures proposed to deal with any 
instability. 

 
7.70     The site lies in an area at high risk from previous mining activities as 

such the Coal Authority have been consulted. The Coal Mining Risk 
Assessment Report (20 December 2018, prepared by GEO Environmental 
Engineering Ltd) submitted in support of this planning application confirm that 
coal mining legacy poses a risk to the proposed development. Consequently, 
however the The Coal Authority considers that the content and conclusions of 
the Supplementary Coal Mining Risk Assessment Report (14 August 2019, 
prepared by 3e Consulting EngineersLtd) meets the requirements of the 
planning system in demonstrating that the application site is safe and stable 
for the proposed development. The Coal Authority therefore has no objection 
to the proposed development and no condition proposed. In terms of land 
stability the proposal is therefore in accordance with Local Plan Policy RE9. 

 
7.71     A number of contaminated land reports have been submitted.  Public 

Protection have been consulted and concur with the Desk Study and Ground 
Investigation Report, Dated Aug 2014 Ref: J13232, Issue No 5, which 



   

 

 

recommends some forms of remediation is likely to be required with 
confirmatory contamination testing is likely to be required. This is to ensure 
that any contaminants within the site are dealt with in an appropriate manner 
to afford protection to the end user. They also recommend that mine gas 
protection be installed to the proposed dwellings. They have raised concerns 
that applicant has not submitted any information that indicates that the 
boreholes have been decommissioned correctly to prevent preferential 
pathways for contaminant movement. Overall however Public Protection are 
in agreement with the proposal providing conditions regarding contaminated 
land and ground gas protection are added to the decision which would over 
come any concerns. Thus subject to these conditions it is considered that the 
proposal will be acceptable in terms of impact from contamination and land 
stability, in accordance with Local Plan Policies RE8 and RE9.  

 
 Highway Safety/transportation 
 
7.72     Morpeth Neighbourhood Plan Policy   Tra 3 deals with Transport 

Requirements for New Developments and Policy Tra 4 deals with 
Development of Footpath and Cycleway Networks. Castle Morpeth District 
Local Plan Policy H15 in respect of new housing developments refers to the 
need for adequate off-street parking, for pedestrians and cyclists to be given 
priority through layouts that are not highways dominated and for traffic 
calming measures to be designed into layouts. NPPF paragraph 109 advises 
that development should only be prevented or refused on highways grounds if 
there would be an unacceptable impact on highway safety or the residual 
cumulative impacts on the road network would be severe.  Policies TRA1 and 
TRA2 of the emerging Local Plan reflect the above planning policy. 

 
7.73    The application is accompanied by layouts and Transport Statement and 

technical notes. The document appraises the impact of the proposed 
development and includes an assessment of matters such as the accessibility 
of the development; trip generation; highway safety; and highways works 
necessary to facilitate the development. 

 
7.74    The Highway Authority have been consulted and have assessed the 

submitted documentation and plans. This includes an assessment of matters 
such as the accessibility of the development; trip generation; highway safety;  
highways works necessary to facilitate the development ; parking; and if the 
proposed development will be satisfactorily accommodated on the local 
highway network without resulting in any severe impacts on the free flow of 
traffic. There have been a number of concerns submitted in regard to impact 
of the proposal on the existing highway network including concern regarding 
parking down Dark Land and the exit onto the A197 below. In particular the 
Town Council and others have raised concerns that traffic lights are now 
proposed rather than a roundabout. The Highway Authority have indeed 
confirmed that traffic lights are proposed at the junction of the B1337 Dark 
Lane / St Georges Access Road and that interim improvements to the existing 
priority junction are first proposed before the full signalisation, based on 
occupation thresholds. Both would operate in capacity.  While a roundabout 
was indeed looked at under a previous application it was never properly 
designed or the principle of this finalised. The latest technical assessments 



   

 

 

which are based on more up to date surveys which were also carried out 
before Covid show that traffic lights are acceptable. Whilst concern has also 
been raised regarding traffic on the road which leads down to this junction 
from the site, under the previous application this road will be adopted to 
include widening and footpath works. This does not form any part of this 
application.  
 

7.75     Notwithstanding the concerns raised, the Highway Authority have 
however confirmed now after a number of revisions and submission of further  
technical notes that they have no objection to the proposed layout, subject to 
conditions  regarding  parking, maintenance, access, traffic lights, adoptable 
streets, cycle parking, surface water, pd rights, refuse details and  
construction method statement etc and the Section 106 includes the 
requirement for a contribution to secure continued bus services to the 
development providing access to Morpeth Town Centre subject to a bus 
service review. Therefore overall and subject to these  conditions it is 
therefore  considered the proposal is acceptable in terms of proposed access 
and other highways matters, in accordance with Local Plan Policies  H15 and 
Morpeth Neighbourhood Plan Policies   Tra 3- Transport Requirements for 
New Developments and Policy Tra 4- Development of Footpath and Cycleway 
Networks. Whilst only limited weight can be given to the emerging plan the 
proposal would also accord with Policies TRA1 and TRA2. 

 
Other 

 
7.76   Whilst not individually identified in the report, all the representations received 

have been considered in the consideration of the application.  For the   above 
reasons however it is considered the application should be granted 
permission. 
 

 
Equality Duty 

  
The County Council has a duty to have regard to the impact of any proposal 
on those people with characteristics protected by the Equality Act. Officers 
have had due regard to Sec 149(1) (a) and (b) of the Equality Act 2010 and 
considered the information provided by the applicant, together with the 
responses from consultees and other parties, and determined that the 
proposal would have no material impact on individuals or identifiable groups 
with protected characteristics. Accordingly, no changes to the proposal were 
required to make it acceptable in this regard. 
  
Crime and Disorder Act Implications 
 
These proposals have no implications in relation to crime and disorder. 
  
Human Rights Act Implications 
 
The Human Rights Act requires the County Council to take into account the 
rights of the public under the European Convention on Human Rights and 
prevents the Council from acting in a manner which is incompatible with those 



   

 

 

rights. Article 8 of the Convention provides that there shall be respect for an 
individual's private life and home save for that interference which is in 
accordance with the law and necessary in a democratic society in the 
interests of (inter alia) public safety and the economic wellbeing of the 
country. Article 1 of protocol 1 provides that an individual's peaceful 
enjoyment of their property shall not be interfered with save as is necessary in 
the public interest. 
 
For an interference with these rights to be justifiable the interference (and the 
means employed) needs to be proportionate to the aims sought to be 
realised. The main body of this report identifies the extent to which there is 
any identifiable interference with these rights. The Planning Considerations 
identified are also relevant in deciding whether any interference is 
proportionate. Case law has been decided which indicates that certain 
development does interfere with an individual's rights under Human Rights 
legislation. This application has been considered in the light of statute and 
case law and the interference is not considered to be disproportionate. 
 
Officers are also aware of Article 6, the focus of which (for the purpose of this 
decision) is the determination of an individual's civil rights and obligations. 
Article 6 provides that in the determination of these rights, an individual is 
entitled to a fair and public hearing within a reasonable time by an 
independent and impartial tribunal. Article 6 has been subject to a great deal 
of case law. It has been decided that for planning matters the decision making 
process as a whole, which includes the right of review by the High Court, 
complied with Article 6. 

 
8.         Recommendation 
 

That this application be GRANTED permission subject to the applicant 
entering into a Section 106 Agreement which provides for 10% Affordable 
Housing, a Woodland Management scheme and contributions totalling 
£500,000 to fund the coastal mitigation measures of £47,400 and for flexibility 
to allow the Council to expend the remainder of the contribution on education, 
health and bus incentive measures in whatever proportions they so choose; 
and subject to conditions 
 

 
Conditions/Reason 

 
1)        The development hereby permitted shall be begun before the expiration of 

three years from the date of this permission. 
 

Reason: To comply with Section 91 of the Town and Country Planning Act 
1990 (as amended) 

 
2)         The development hereby approved shall be carried out in complete 

accordance with the approved plans. These plans are: 
  

Flood Risk Assessment and Drainage Strategy Revision C (30 June 2020) - 
CK21; 



   

 

 

Drawing ‘SuDS Details - Sheet 1’ number - 19032-CK-XX-XX-DR-C-(52)-104 
Rev P2; 
Drawing ‘SuDS Details - Sheet 2’ number - 19032-CK-XX-XX-DR-C-(52)-105 
Rev P1; 
Drawing ‘SuDS Details - Sheet 3’ number - 19032-CK-XX-XX-DR-C-(52)-106 
Rev P1; 
Drawing ‘Engineering Layout - Sheet 1’ number - 19032-CK-XX-XX-DR-C-52-
001 Rev P4; 
and 
Drawing ‘Engineering Layout - Sheet 2’ number - 19032-CK-XX-XX-DR-C-52-
002 Rev P4. 
 
 
EXTERNAL WORKS ARRANGEMENT SHEET 2  19032-CK-XX-XX-DR-C-
90-002 P1   
EXTERNAL WORKS ARRANGEMENT SHEET 1, 19032-CK-XX-XX-DR-C-
90-001 P1 
 
PROPOSED GARAGE – SINGLE, SGM 519 G1 XX DR A 2020, Rev F 
PROPOSED GARAGE – DOUBLE, Feb 2019- SGM 519 G2 XX DR A 2021- 
Rev G  
PROPOSED GARAGE - EXTENDED DOUBLE, SGM 519 G4 XX DR A 2023 
SITE LOCATION PLAN- SGM 519 S XX DR A 0101 
PROPOSED SITE PLAN – FINISHES, SGM - 519 - S - XX - D - A – 2002, 
Rev E 
PROPOSED SITE LAYOUT- SGM - 519 - S - XX - D - A – 2001, Rev N 
PROPOSED SITE SECTION, SGM 519 S XX D A 2101, Rev F 
Illustrative layout – Playarea, ONE-Z1-XX-DR-L-0801, Po1 
 
PROPOSED HOUSE TYPE GRAINGER, SGM 519 HT10 XX DR A 2019, 
Rev J 
PROPOSED HOUSE TYPE 1001, SGM 519 HT6 XX DR A 2015, Rev J 
PROPOSED HOUSE TYPE MYLNE, SGM 519 HT8 XX DR A 2017, Rev K 
PROPOSED HOUSE TYPE MOUNTFORD, SGM 519 HT5 XX DR A 201, 
Rev I 
PROPOSED HOUSE TYPE HARCOURT, SGM 519 HT1 XX DR A 2010, Rev 
E 
PROPOSED HOUSE TYPE EVELEIGH, SGM 519 HT3 XX DR A 2012, Rev 
F 
PROPOSED HOUSE TYPE 304, SGM 519 HT4 XX DR A 2013, Rev E 
PROPOSED HOUSE TYPE PEMBROKE, SGM 519 HT9 XX DR A 2018, Rev 
I 
 
Proposed Planting Plan Sheet 1 of 5, N788-ONE-ZZ-XX-DR-L-0201 P12 
 
Proposed Planting Plan Sheet 2 of 5, N788-ONE-ZZ-XX-DR-L-0202 P12 
 
Proposed Planting Plan Sheet 3 of 5, N788-ONE-ZZ-XX-DR-L-0203 P12 
Planting Plan Sheet 4 of 5, N788-ONE-ZZ-XX-DR-L-0204 P12 
Proposed Planting Plan Sheet 5 of 5, N788-ONE-ZZ-XX-DR-L-0205 P09 



   

 

 

Proposed Softworks Plan Overview PRELIMINARY N788-ONE-ZZ-XX-DR-L-
0200 P11 
 
Site Internal Visibility Splays- View 1, 20-056/015 Rev A 
Site Internal Visibility Splays- View 2, 20-056/016 Rev A 
Site Internal Visibility Splays- View 3,4,5, 20-056/017 Rev A 
 
Swept Path of a 11.6m Refuse Vehicle, 20-056/TK02, Rev C 
Swept Path of a 11.6m Refuse Vehicle, 20-056/TK03, Rev C 
Swept Path of a 11.6m Refuse Vehicle, 20-056/TK01, Rev C 
 
CONSTRUCTION METHOD STATEMENT & PLAN, M102-XX-XX-X-X-DR-C-
XX-01 
 
-Transport Statement 
-Road Safety Audit Response Report 
- UPDATE ECOLOGICAL APPRAISAL, June 2020 
- Bluebell Wood and Howburn Wood, 10 Year Woodland Management Plan, 
April 2020, Version 3.0 

 
ARBORICULTURAL IMPACT ASSESSMENT, 25/06/20 
ARBORICULTURAL IMPACT ASSESSMENT JUNE 2020 
LANDSCAPE MANAGEMENT PLAN 
GENERAL MAINTENANCE SCHEDULE SHEET  1 and 2 
Dust Management Plan May 2019 
Site Management Methodology May 2019 
Air Quality Assessment 
 
 
Reason: In the interests of proper planning, and for the avoidance of doubt. 

 
3)        Notwithstanding any description of the materials in the application, before any 

building works are carried out above damp proof course level,  no 
development shall be commenced until precise details of the materials to be 
used in the construction of the external walls and / or roof(s) of the building(s) 
have been submitted to, and approved in writing by, the Local Planning 
Authority.  All roofing and / or external facing materials used in the 
construction of the development shall conform to the materials thereby 
approved. 

 
Reason: To retain control over the external appearance of the development 
from the outset in the interests of amenity and in accordance with the 
provisions of in accordance with the provisions of Local Plan Policy H15. 

 
4)        Prior to the commencement of any development, full details of existing and 

proposed ground levels, including spot heights, within the whole of application 
site and proposed internal finished ground floor levels, shall be submitted to, 
and agreed in writing by, the Local Planning Authority, and thereafter the 
development shall be carried out in complete accordance with the approved 
details unless otherwise agreed in writing with the Local Planning Authority. 

 



   

 

 

Reason: In the interests of visual amenity and residential amenity, in 
accordance with Local Plan Policy H15. 

 
5)        No trees or hedges shall be removed outside the application site boundary. 
 

Reason: To ensure the protection of existing trees and hedges in the interests 
of visual amenity in accordance with Local Plan Policy C15. 

 
6)        All remaining trees, bushes and hedges within, and to the boundaries of the 

site and trees which fall outside the site but have roots that fall within the 
application site,  shall be protected throughout the course of development in 
accordance BS5837:2012 Trees in Relation to Design, Demolition and 
Development: Recommendations, British Standards Institution, 2012 and the 
Arboricultural Impact Assessment Report.  

 
Reason: To ensure the protection of existing trees and hedges in the interests 
of visual amenity in accordance with Local Plan Policy C15. 

 
7)         In this condition "retained tree" means an existing tree which is to be 

retained in accordance with the approved plans and particulars;  
 
(a)       No retained tree shall be cut down, uprooted or destroyed, nor shall any 

retained tree be topped or lopped other than in accordance with the approved 
plans and particulars, without the written approval of the Local Planning 
Authority.  Any topping or lopping approved shall be carried out in accordance 
with British Standard 3998 (Tree Work). 

 
(b) If any retained tree is removed, uprooted or destroyed or dies, another tree 
shall be planted at the same place and that tree shall be of the same  species. 

 
Reason: To ensure the protection of existing trees and hedges in the interests 
of visual amenity in accordance with Local Plan Policy C15. 

 
8)        All development shall be undertaken in full accordance with the Avoidance 

and Mitigation Strategy and Compensation Strategy set out in section H 
Recommendations of the report entitled Update Ecological Appraisal: Phase 
B, St Georges Hospital, Morpeth (E3 Ecology Ltd, Version 
RO6 Final, June 2020), including but not restricted to: 
● The provision of a buffer zone of at least 15m width between the 
development site and the ancient woodland adjacent to it. This shall be 
fenced off prior to development commencing and protected from any damage 
or disturbance thereafter, and planted with a hedge comprising native thorny 
species as shown on drawing number N788-ONE-ZZXX-DR-L-0200 Revision 
P11 Proposed Softworks Plan – Overview 
● Measures to secure the protection of species protected by law. 
● Restrictions on external lighting to avoid light spill on woodland edges or the 
woodlandbuffer zone. 
● The provision of 13cm x 13cm hedgehog gaps in all garden fencing. 
 



   

 

 

Reason: To secure the protection of habitats and species of principal 
importance in accordance with paragraph 175 of the NPPF and in  
accordance with Local Plan Policy C11. 

 
9)        Prior to first development reaching damp-proof course level a plan shall be 

submitted showing the location and type of built-in bird nesting and bat 
roosting features (eg bat bricks and swift bricks), to be installed in suitable 
locations on houses at a ratio of one per house. At least 50% of 
these shall comprise swift bricks, installed in groups of 4 to 6 in suitable 
locations such as high in gable ends of houses that have unrestricted flight 
paths and are not south-facing. The plan shall be fully implemented as 
approved. 
 
Reason: To secure ecological enhancement, as required by paragraphs 170 
and 175 of the NPPF. In accordance with Local Plan Policy C11. 

 
10)       The play area to be provided in the open space  shall be implemented 

in full accordance with the approved plans before the occupation of the 30th 
house and thereafter such play area  provision shall be maintained. 

 
Reason: To achieve a satisfactory form of development and to secure 
appropriate provision for on-site play provision in accordance with Policy R4 
of the Castle Morpeth Local Plan. 

 
11)       No removal of vegetation or felling of trees shall be undertaken between 1 

March and 31 August unless a suitably qualified ecologist has first confirmed 
that no birds nests that are being built or are in use, eggs or dependent young 
will be damaged or destroyed. 

 
Reason: To protect nesting birds, all species of which are protected by law. In 
accordance with Local Plan Policy C11. 

 
12)     All garden boundary fences or walls will include a gap at the base measuring 

a minimum 13cm x 13cm to allow continued access through the site for 
hedgehog. 

 
Reason: To maintain the population of a priority species. In accordance with 
Local Plan Policy C11. 

 
13)      The approved landscaping scheme shall  be fully implemented during the first 

full planting season (November March inclusive) following the commencement 
of development or within another time scale agreed in writing with the LPA.  

 
Reason: To maintain and protect the landscape value of the area and to 
enhance the biodiversity value of the site. In accordance with Local Plan 
Policy C11. 

 
14)      No dwelling in a phase hereby approved shall be occupied unless and until a 

detailed Open Space Management and Maintenance Scheme for the 
maintenance and management of all areas of open space (excluding private 
gardens) within that phase has been submitted to and approved in writing by 



   

 

 

the Local Planning Authority. The approved scheme shall be implemented in 
full upon the substantial completion of the landscaping works approved under 
Condition 1 in respect of this phase. Details to be submitted shall include; 

 
i)       Details of landscape management and maintenance plans 
ii)      Details of planting, grass cutting, weeding and pruning 
iii)     Inspection, repair and maintenance of all hard landscaping and 
structures 
iv)     Management, monitoring and operational restrictions 
v)      Maintenance and planting replacement programme for the 
establishment period of landscaping 
vi)     Establish a procedure that would be implemented in the event of any 
tree (or item of soft landscaping) being removed, uprooted/ destroyed or dying 
which shall ensure that any soft landscaping removed, dying or becoming 
seriously damaged, defective or diseased within 5 years from the substantial 
completion of development in that phase shall be replaced within the next 
planting season with soft landscaping of a similar size and species to that 
which it is replacing. 

 
The open space areas provided shall be retained for their intended purpose at 
all times thereafter unless otherwise is approved in writing by the Local 
Planning Authority. 

 
Reason: To ensure appropriate maintenance and management of open space 
having regard to the National Planning Policy Framework. In accordance with 
Local Plan Policy C11. 

 
15)      A programme of archaeological work is required in accordance with the brief 

provided by Northumberland Conservation (NC ref CM16/20: 21797 (1) dated 
16/03/15) and the approved written scheme of investigation (Archaeological 
Research Services, July 2015). The archaeological scheme shall comprise 
two further stages of work. Each stage shall be completed and approved in 
writing by the Local Planning Authority before it can be discharged. 
a) The archaeological recording scheme required by the brief must be 
completed in accordance with the approved written scheme of investigation. 
b) The programme of analysis, reporting, publication and archiving if required 
by the brief must be completed in accordance with the approved written 
scheme of investigation. 
 
Reason: The site is of archaeological interest in accordance with the NPPF. 

 
16)      Prior to commencement of development full details of all permeable paving 

within the development shall be submitted to and agreed with the local 
planning authority. The development shall thereafter be carried out in 
accordance with the approved details 

 
Reason: To ensure that the scheme to dispose of surface water effectively 
disposes of surface water without increasing the risk of flooding elsewhere. In 
accordance with Morpeth Neighbourhood Plan Policy Inf1-deals with  
Flooding and Sustainable Drainage and  Castle Morpeth District Local Plan 
Policy RE5. 



   

 

 

 
17)      Prior to first occupation details of the adoption and maintenance of all SuDS 

features shall be submitted to and agreed by the Local Planning Authority. A 
maintenance schedule and log, which includes details for all SuDS features 
and the receiving watercourse in Blue Bell Wood, for the lifetime of 
development shall be composed within and be implemented forthwith in 
perpetuity. 

 
Reason: To ensure that the scheme to dispose of surface water operates at 
its full potential throughout the development’s lifetime. In accordance with 
Morpeth Neighbourhood Plan Policy Inf1-deals with  Flooding and Sustainable 
Drainage and  Castle Morpeth District Local Plan Policy RE5. 

 
18)      Details of the disposal of surface water from the development through the 

construction phase shall be submitted to and agreed with the Local Planning 
Authority. 

 
Reason: To ensure the risk of flooding does not increase during this phase 
and to limit the siltation of any on site surface water features. In accordance 
with Morpeth Neighbourhood Plan Policy Inf1-deals with  Flooding and 
Sustainable Drainage and  Castle Morpeth District Local Plan Policy RE5. 

 
19)      Prior to the first occupation of the development, a verification report carried 

out by  a qualified drainage engineer must be submitted to and approved by 
the Local Planning Authority, to demonstrate that all sustainable drainage 
systems have been constructed as per the agreed scheme. This verification 
report shall include: 
* As built drawings for all SuDS components - including dimensions (base 
levels, 
inlet/outlet elevations, areas, depths, lengths, diameters, gradients etc); 
* Construction details (component drawings, materials, vegetation); 
* Health and Safety file; 
* Details of ownership organisation/adoption details. 

 
Reason: To ensure that all sustainable drainage systems are designed to the 
DEFRA non technical standards. In accordance with Morpeth Neighbourhood 
Plan Policy Inf1-deals with  Flooding and Sustainable Drainage and  Castle 
Morpeth District Local Plan Policy RE5. 

 
20)      During the construction periods, there should be no noisy activity, i.e. audible 

at the site boundary, on Sundays or Bank Holidays or outside the hours: 
Monday - Friday - 0800 - 1800, Saturday 0800-1300. Any repeatedly noisy 
activity at any time may render the developer liable to complaints which could 
result in an investigation as to whether a statutory nuisance is being caused 
 
Reason: To safeguard the amenity of neighbouring residential properties. In 
accordance with Local Plan Policy H15. 

 
21)      No development shall take place until an emergency contact telephone 

numbers in the event of a dust complaint being received and a scheme 
specifying (Dust Management Plan) the provision to control/mitigate dust 



   

 

 

emanating from the site, shall be submitted to the Local Planning Authority. 
The agreed scheme shall be implemented in full and maintained until the 
construction process has been completed. 
(Guidance on the assessment of dust from demolition and construction                      

can                be 
found at the following: www.iaqm.co.uk). 
 
Reason: To Safeguard the amenity of neighbouring residential properties. In 
accordance with Local Plan Policy H15. 

 
22)      No flood lighting shall be installed unless details have first been submitted to 

and approved in writing by the Local Planning Authority. The floodlighting 
shall thereafter be installed and operated fully in accordance with the 
approved scheme. 
 
Reason: To retain control over floodlighting in the interests of visual amenity. 
In accordance with Local Plan Policy H15. 

 
23)      The development hereby permitted shall not be commenced until a method 

statement detailing the remediation requirements to deal with any 
contamination of land or pollution of controlled waters has been submitted to 
and approved in writing by the Local Planning Authority and until the 
measures approved in that scheme have been implemented. The scheme 
shall include all of the following measures unless the     Local                                    

Planning   Authority dispenses with any such requirement in writing: 
a) a written method statement detailing the remediation requirements for the 
land contamination and/ or pollution of controlled waters affecting the site 
shall be submitted and approved by the Local Planning Authority, and all 
requirements shall be implemented and completed to the satisfaction of the 
Local Planning Authority. No deviation shall be made from this scheme 
without express written agreement of the Local Planning Authority. 
b) Two full copies of a full closure report shall be submitted to and approved 
by the Local Planning Authority. The report shall provide verification that the 
required works regarding contamination have been carried out in accordance 
with the approved Method Statement(s). Post remediation sampling and 
monitoring results shall be included in the closure report to demonstrate that 
the required remediation has been fully met. 

 
Reason: To ensure that any contaminants within the site are dealt with in 
an appropriate manner to afford protection to the public, the buildings and the 
environment. In accordance with Local Plan Policy RE8. 
 

24)       If during development, contamination not previously considered is 
identified, 

then an additional method statement regarding this material shall be 
submitted to and approved in writing by the Local Planning Authority. No 
building shall be occupied until the method statement has been submitted to 
and approved in writing by the Local Planning Authority, and measures 
proposed to deal with the contamination have been carried out. 
[Should no contamination be found during development then the 
applicant shall submit a signed statement indicating this to discharge 



   

 

 

this condition]. 
 

Reason: To ensure that any contaminants not previously considered within 
the site are dealt with in an appropriate manner to afford protection to the end 
user. In accordance with Local Plan Policy RE8. 

 
25)     No buildings shall be constructed until a report detailing the protective 

measures to prevent the ingress of ground gases, including depleted Oxygen 
(<19%), to the CS2 standard specified in BS8485:2015 (Code of Practice for 
the design of protective measures for Methane and Carbon Dioxide ground 
gases for new buildings), have been submitted to and approved in writing by 
the Local Planning Authority. 
The report shall contain full details of the validation and verification 
assessment to be undertaken on the installed ground gas protection, as 
detailed in CIRIA C735 (Good practice on the testing and verification of 
protection systems for buildings against hazardous ground gases) 
 
Reason: In order to prevent any accumulation of ground gas, which may 
potentially be prejudicial to the health & amenity of the occupants of the 
respective properties. In accordance with Local Plan Policy RE8. 

 
26)     The development shall not be brought into use until the applicant has 

submitted a validation and verification report to the approved methodology in 
Condition 25, which has been approved in writing by the LPA. 
 
Reason: In order to prevent any accumulation of ground gases, which may 
potentially be prejudicial to the health of future occupiers. In accordance with 
Local Plan Policy RE8. 
 

27)      No development shall be commenced until a verification report detailing the 
position of all boreholes installed for the investigation of soils, ground gases, 
groundwater or geotechnical purposes (including grouting), shall be   
submitted to the Local planning authority. The verification report shall detail   
on how redundant boreholes have been decommissioned and how any     
borehole that needs to be retained, post-development, for monitoring  
purposes will be secured, protected and inspected. 
 
Reason: To ensure that redundant boreholes are safe and secure, and they 
do not cause preferential pathways for contaminant movement. In accordance 
with Local Plan Policy RE8. 

 
28)      Notwithstanding the details provided, prior to the occupation of the 

development, details of the Interim Priority Junction arrangement with the 
B1337 Dark Lane / St George’s Access Road, in broad accordance with 
Figure 1 of the approved Technical Note (Reference Technical Note 3, 
September 2020), together with details of carriageway and footway and 
footway/cycleway construction works, kerbs, traffic signage, road markings, 
street lighting, traffic signal works, drainage and utilities and associated 
works, shall be submitted to and approved in writing by the Local Planning 
Authority. Thereafter, no more than 46 dwellings, when counted cumulatively 
within the developments approved under this application, that approved under 



   

 

 

19/00903/OUT and that approved under 18/03650/OUT, shall be occupied 
until these works have been constructed in accordance with the approved 
plans. 

 
Reasons: In the interests of pedestrian and highways safety, amenity and 
encouraging sustainable travel modes, in accordance with the National 
Planning Policy Framework. 

 
29)       Notwithstanding the details provided, prior to the occupation of the 

130th dwelling when counted cumulatively within the developments approved 
under this application, that approved under 19/00903/OUT and that approved 
under 18/03650/OUT, details of the Full Signalisation Junction arrangement 
with the B1337 Dark Lane / St George’s Acess Road, in broad accordance 
with Figure 2 of the approved Technical Note (Reference Technical Note 3, 
September 2020), together with details of  carriageway and footway and 
footway/cycleway construction works, kerbs, traffic signage, road markings, 
street lighting, traffic signal works, drainage and utilities and associated 
works, shall be submitted to and approved in writing by the Local Planning 
Authority. Thereafter, no more than 159 dwellings, when counted cumulatively 
within the developments approved under this application, that approved under 
19/00903/OUT and that approved under 18/03650/OUT, shall be occupied 
until these works have been constructed in accordance with the approved 
plans. 

 
Reasons: In the interests of pedestrian and highways safety, amenity and  
encouraging sustainable travel modes, in accordance with the National 
Planning Policy Framework. 

 
30)     No dwelling shall be occupied until the improvements to the St Georges 

Access Road between the B1337 Dark Lane junction and its junction with 
Palmerston Avenue (Phase 1A Access Road) have been constructed in 
accordance with the details submitted and approved under Condition 6 of 
Planning Approval 17/03544/VARYCO. 

 
Reasons: In the interests of pedestrian and highways safety, amenity and 
encouraging sustainable travel modes, in accordance with the National 
Planning Policy Framework. 

 
31)      The development shall not be occupied until details of the external lighting of 

the building(s) and external area(s) have been submitted to and approved in 
writing by the Local Planning Authority. The approved details shall be 
implemented before the development is occupied and retained as such 
thereafter. 

 
Reason: In the interests of amenity and highway safety, in accordance with 
the National Planning Policy Framework. 

 
32)      The development shall not be occupied until the car parking area indicated on  

the approved plans, has been implemented in accordance with the approved 
plans. Thereafter, the car parking area shall be retained in accordance with 



   

 

 

the approved plans and shall not be used for any purpose other than the 
parking of vehicles associated with the development. 

 
Reason: In the interests of highway safety, in accordance with the National 
Planning Policy Framework. 

 
33)      No development shall commence until an Estate Street Phasing and 

Completion Plan has been submitted to and approved in writing by the Local 
Planning Authority. The Estate Street Phasing and Completion Plan shall set 
out the development phases, completion sequence and construction 
standards that estate streets serving each phase of the development will be 
completed. The development shall then be carried out in accordance with the 
approved Estate Street Phasing and Completion Plan. 

 
Reason: To ensure estate streets serving the development are completed in 
the interests of residential amenity and highway safety, in accordance with the 
National Planning Policy Framework. 

 
34)      No development shall commence until details of proposed arrangements for 

future management and maintenance of the proposed streets within the site 
have bee submitted to and approved in writing by the Local Planning 
Authority. Following occupation of the first dwelling on the site, the streets 
shall be maintained in accordance with the approved management and 
maintenance details. 

 
Reasons: To ensure estate streets serving the development are completed in 
the interests of residential amenity and highway safety, in accordance with the 
National Planning Policy Framework. 

 
35)      No development shall commence until full engineering, drainage, street 

lighting and constructional details of the streets proposed for adoption have 
been submitted to and approved in writing by the Local Planning Authority. 
Thereafter, the development shall be constructed in accordance with the 
approved details, unless otherwise agreed in writing with the Local Planning 
Authority. 

 
Reason: In the interests of highway safety; to ensure a satisfactory 
appearance to the highways infrastructure serving the approved development; 
and to safeguard the amenities of the locality and users of the highway in 
accordance with the National Planning Policy Framework. 

 
36)      The development shall not be occupied until cycle parking shown on the 

approved plans has been implemented. Thereafter, the cycle parking shall be 
retained in accordance with the approved plans and shall be kept available for 
the parking of cycles at all times. 

 
Reason: In the interests of highway safety, residential amenity and 
sustainable development, in accordance with the National Planning Policy 
Framework. 

 



   

 

 

37)      Prior to occupation, details of surface water drainage to manage run off from 
private land have been submitted to and approved by the Local Planning 
Authority. The approved surface water drainage scheme shall be 
implemented in accordance with the approved details before the development 
is occupied and thereafter maintained in accordance with the approved 
details. 

 
Reason: In order to prevent surface water run off in the interests of the 
amenity of the area and to ensure suitable drainage has been investigated for 
the development and implemented, in accordance with the National Planning 
Policy Framework. 

 
38)      Twelve months after first occupation of the development details of a Full 

Travel Plan shall be submitted to and approved in writing by the Local 
Planning Authority. At all times thereafter the approved Full Travel Plan shall 
be implemented in accordance with the approved details. This Full Travel 
Plan must include: 
i details of and results from an initial staff travel to work survey; 
ii clearly specified ongoing targets for staff travel mode shares; 
iii a plan for monitoring and reviewing the effectiveness of the Full Travel Plan; 
and 
iv a scheme providing for a biennial monitoring report to be submitted to the 
Local Planning Authority regarding the implementation of the Full Travel     
Plan. 

 
Reason: In the interests of Sustainable Development, in accordance with the 
National Planning Policy Framework. 

 
39)       No external refuse or refuse containers shall be stored outside of the 

approved refuse storage area except on the day of refuse collection. 
 

Reason: In the interests of the amenity of the surrounding area and highway 
safety, in accordance with the National Planning Policy Framework and saved 
Policies. 

 
40)      The approved Construction Method Statement, and accompanying plan(s) 

shall be adhered to throughout the Construction period. 
 

Reason: To prevent nuisance in the interests of residential amenity and 
highway safety, in accordance with the National Planning Policy Framework. 

 
Informatives 

 
          1)Highways 
 

1)INFO25 - Section 38 Agreement and adoption of highways 
You are advised to contact the Council’s Highway Development Management 
team at highwaysplanning@northumberland.gov.uk concerning the need for a 
Section 38 Agreement of the Highway Act 1980 relating to the adoption of new 
highways. 
 



   

 

 

2)INFO28 - Section 278 Agreement and works in adopted highway 
You are advised that off site highway works required in connection with this 
permission are under the control of the Council’s Technical Services Division 
and will require an agreement under section 278 of the Highway Act 1980. 
These works should be carried out before first occupation of the development. 
All such works will be undertaken by the Council at the applicant’s expense. 
You should contact Highway Development Management at 
highwaysplanning@northumberland.gov.uk to progress this matter. 
 
3)INFO29 - Highway condition survey 
You should note that a highway condition survey should be carried out before 
the commencement of demolition and construction vehicle movements from 
this site. To arrange a survey contact Highway Development Management at 
highwaysplanning@northumberland.gov.uk. 
 
4)INFO33 - Reminder to not store building material or equipment on the 
highway 
Building materials or equipment shall not be stored on the highway unless 
otherwise agreed. You are advised to contact the Streetworks team on 0345 
600 6400 for Skips and Containers licences. 
 
5)INFO34 - Technical Approval of Highway Structures 
You should note that Technical Approval of Highways Structures is required. 
You should contact Highway Development Management at 
highwaysplanning@northumberland.gov.uk 
 
6)INFO35 - Contact Lighting Section 
You are advised to contact the Council’s Lighting Section on 
HighwaysStreetLighting@northumberland.gov.uk before and during the 
construction period with respect of street lighting to ensure sufficient 
illumination levels of the public highway. 
 
7)INFO36 - Contact Local Highway Authority - Estate Street Phasing and 
Completion Plan 
The applicant is advised to obtain the written approval of the Local Highway 
Authority for the details required under condition 33, prior to the submission of 
such details to the Local Planning Authority in seeking to discharge the said 
condition. Such details, as may be submitted to the Local Highway Authority, 
could be subject to technical and safety assessments / audits, which may result 
in changes to the layouts and alignments as shown on any indicative layout(s) 
approved by virtue of the planning permission. The applicant is advised that the 
Local Planning Authority may reject details submitted to them for the discharge 
of the condition without evidence of technical approval from the Local Highway  
Authority. You can contact the Highway Development Management at 
highwaysplanning@northumberland.gov.uk. 
 
8)INFO37 - Contact Local Highway Authority - Management and Maintenance 
of Estate Streets 
The applicant is advised that to discharge condition [HWD11] the Local 
Planning Authority requires a copy of a completed agreement between the 
applicant and the Local Highway Authority under Section 38 of the Highways 
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Act 1980 or the constitution and details of a Private Management and 
Maintenance Company confirming funding, management and maintenance 
regimes. You can contact Highway Development Management at 
highwaysplanning@northumberland.gov.uk. 
 
9)INFO38 - Contact Local Highway Authority - Submission of details of 
adoptable streets 
The applicant is advised to obtain a technical approval for all estate street 
details from the Local Highway Authority prior to the submission of such 
approved details to the Local Planning Authority to discharge condition 
[HWD12] of this permission. You can contact the Highway Development 
Management at highwaysplanning@northumberland.gov.uk. 
 
10)INFO40 - Reminder to not deposit mud/ debris/rubbish on the highway 
In accordance with the Highways Act 1980 mud, debris or rubbish shall not be 
deposited on the highway. 
 
11)INFO41 - Road Safety Audits 
You should note that Road Safety Audits are required to be undertaken. 
Northumberland County Council offers this service. You should contact 
highwaysplanning@northumberland.gov.uk or 01670 622979 
 
2) Public Footpath No.3 & No.45 shall be protected throughout development. 
No action should be taken to disturb the path surface, without prior consent 
from ourselves as Highway Authority, 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. 
 

 
Date of Report:  
 
Authorised by: 
 
Date: 
 
Background Papers: Planning application file(s) 19/00904/FUL 
  
 
 


