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Hawthorn Parish Council
Clerk to the Council: Lesley Swinbank MBA, FSLCC
Springwell House, Spring Lane, Sedgefield Co. Durham. TS21 2HS

Tel. 07950 944275
Email: clerk@hawthornparish.co.uk
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Attn Louisa Olivere (Case Officer)
Planning Dept.

DCC

County Hall

Durham
21st January 2025

Dear Ms. Olivere

Application Number: DM/24/03281/FPA 
Address: Land To the West of St Michaels Rise Hawthorn SR7 8BY 

Erection of 81 no. homes, a convenience store (use class E) and associated infrastructure & landscaping 

Background

The Parish Council has held two special meetings to discuss this application. 

The first was held on November 18th, 2024, when 61 residents (25%) attended. Unfortunately, Bellway were unable to attend this meeting.  
A second special meeting was held on Thursday 9th January 2025 when a similar number of residents came along and Bellway / Litchfields were present to give details of their proposals and answered all questions.
Both meetings allowed the public to give their views and comments and resulted in overwhelming objections to the application. 
(A list of the comments / objections to the application as made by residents at the first meeting is attached as Appendix 2, and other comments are attached as Appendix 3)
The Parish Council then discussed the application in detail at their January Monthly Meeting on Monday 20th January 2025, 
Objections and Reasoning 

Members appreciate that all planning applications are determined primarily by their compliance with both the National Planning Policy Framework (NPPF) and the Local Plan in their area. Both were considered when discussing this application. 
The Parish Council then voted, unanimously, to object to the proposed development for the reasons as shown below.
1. The National Planning Policy Framework (NPPF)

Whilst there are very recent key changes in the  (NPPF) including:-
· Increased housing targets: Areas with the greatest housing unaffordability and growth potential will see higher housing targets. Councils will be required to maintain and update local plans that suit their communities.

· Greenbelt development: While brownfield sites will remain the priority for development, there will be reviews of greenbelt land and the introduction of ‘golden rules’ for greenbelt developments. Some of this 
land could be reclassified as ‘grey belt land’ ( poor-quality wastelands and disused car parks that are in the greenbelt),  in order to be developed. 
The government have indicated  however that there will continue to be no  development on genuine nature spots and it will set tough conditions for releasing green belt land for house building so that new development  and protecting nature go hand-in-hand. 
Hawthorn Parish Council accepts the need for more housing over the county but would suggest that all new development in the county should in the first instance be in those areas as identified in the existing Durham Local Plan whilst Durham County Council reviews and updates the existing Plan to meet the new requirements of the NPPF.  
In addition, this proposed development can in no way be seen as either ‘brownfield’ or ‘grey belt’ sites.
2. The DCC Local Plan

The Durham County Local Plan was approved in 2020 and  is a crucial framework for guiding development in the County. The purpose of the Plan is to promote  sustainable growth over the region whilst  protecting our natural resources and green spaces. The Plan identifies a variety of local possible development sites – Hawthorn Village is not one of these identified areas for development – this application is contrary to fundamental principles  of the Durham Local Plan.
The specific points/ contradictions to the  Local Plan are shown as Appendix 1.
3. SHLAA for the site

The SHLAA for this site states this is ‘Substantial incursion into attractive open countryside characterised by a strong early post-medieval field system with relic rig and furrow important to the setting of the historic village of Hawthorn. Development would be likely to have significant landscape and visual effects.’ 

This is undoubtedly the case with this proposed development – such a comparatively large-scale development would significantly harm the character and appearance of the local countryside and is contrary to the SHLAA which seeks to protect and enhance the intrinsic character and beauty of the countryside to ensure it may be enjoyed by all. 
While some mitigation measures have been incorporated into the submission it is considered that the proposals would be a significant visual intrusion into the open countryside, would adversely affect the character and appearance of the area generally, and would lead to the loss of the openness that contributes directly to the setting of the Village.

4. Green Spaces

Green field sites are valuable assets that support biodiversity, provide recreational opportunities, and contribute to the character and quality of our rural landscape. 

The proposed site is located on a green field site outside the development limit of Hawthorn on an area of land which has never been previously developed. It has been used for generations as agricultural land. 

This is a direct incursion into the open countryside beyond the existing settlement edge and any development here will have a detrimental ecological impact on wildlife, flora and fauna. 
In addition, the proposal would create an undesirable precedent which would make it difficult to refuse further similar applications on the green fields surrounding the existing village - including land to the west of the B1432 which does not have any natural boundaries / roads.
5. Unallocated Site as identified in the Local Plan

This proposal is contrary to Policy 6 of the Local Plan – i.e. development on an unallocated site.

DCC have allocated several sites for development in the county - Hawthorn Village is not one of these. 
Currently the village has 230 houses with a population of around 420. There are already a large new development of 1500 dwellings at the nearby Seaham Garden Village, which is also within the Hawthorn Parish.
In addition, there is also a current planning application for an additional 149 houses on land adjacent to the Garden Village – again on a green field, unallocated site.  

6. Over development of this very small rural village.

This application in Hawthorn Village would result in a 35% increase in the number of houses and a minimum 38% increase in the overall population. This is without additional housing -if approved- on the current application for the additional 149 houses on land adjacent to the garden Village. 

Both are very significant increases and very inappropriate in terms of the scale and size of the development for an existing very small rural village.

7. The Hawthorn Conservation Area

The greenfield application site together with other areas of land and fields around Hawthorn contribute  significantly not only to the setting of the village in general but also to the setting of the Conservation Area in particular. Indeed the open nature of the application site makes a crucial contribution to the overall character and appearance of the area. 
The village has retained its small scale through the development of mining and related industries over many, many years.  Both DCC and the old Easington District Councils   have  since protected the village and its Conservation Area from development that would have adversely impacted on their character and appearance and that of their setting.
8. Prejudicial to highway safety on the B1432 : Stockton Road

This road has a speed limit of 60mph. The Parish Council, together with local residents have campaigned over many years to have this speed limit reduced. 
The SHLAA states “Development of this site should be in conjunction with the creation of a 30mph zone from south of the B1432/C14 existing crossroads up to north of the existing dwellings on the western side of the B1432. A40mph buffer zone will need to be created on the B1432 north of the 30pmh zone to beyond the junction of the northern access into the eastern part of the Hawthorn settlement. An additional 40mph buffer zone will need to be created from the B1432 junction of the northern access into the eastern part of the Hawthorn settlement down to the existing 30mph zone.’

Whilst these highway changes would be extremely welcome, the parish council feel there is no guarantee that they would be implemented if the development is approved, and the concerns arise as to the development access simply being changed to the northern entrance road into the village.
9. Flooding

The existing drainage systems are often unable to handle the volume of water discharged over the adjacent roads and farmland resulting in severe flooding at the northeastern  edge of the village. 

Moreover, the village has a single combined sewer running throughout and is inadequate to cope with existing conditions.

Additional development and subsequent concrete /   impermeable surfaces prevent rain from soaking into the ground thereby increasing the volume and rate of surface run-off  which will further exacerbate the existing flooding problems.

Summary

We would be grateful if the council would take our objections into consideration when deciding this application. 
We feel that this application is not in accordance with either the NPPF or the Durham Local Plan and will exacerbate existing flooding and highway problems.
Moreover , the loss of this important area of open countryside and the harm it will cause to the setting of the village and the Conservation Area is so detrimental to the area that should the availability of adequate housing land be an issue it would be premature to consider this site outside a full review of housing land availability within the County. 
Indeed, the Parish would further argue that in such a review sites which are less sensitive and would cause lesser harm in terms of landscape and impact on heritage assets ought to be considered first.
We urge DCC to turn this application down.
Yours sincerely

Lesley K Swinbank
Lesley Swinbank

Parish Clerk

Appendix 1 : Contradictions to the Local Plan

Policy 4 of the County Durham Plan allocates appropriate sites for development to ensure and effective supply of housing land. The application site is not an allocated site in the Development Plan. As such the proposals are contrary to Policy 4 of the Development.

The site was considered in the Strategic Housing Land Availability Assessment (SHLAA) as part of the preparation of the County Development Plan It is understood that the assessment concluded that:

 ‘This substantial site extends northwards from Hawthorn into open countryside. This area is characterised by a strong early post-medieval field system with relic ridge and furrow important to the setting of the historic village of Hawthorn, Development of this site would significantly detract from the landscape and from Hawthorn Conservation Area’

Policy 6 of the County Durham Plan sets out planning policy for unallocated sites. It states that unallocated sites will be permitted where they are well related to a settlement will be permitted so long as the proposals accord with all other policies and complies with certain criteria.
 The criteria in the policy include:

· The development does not result in the loss of open land that has recreational, ecological or heritage value or contributes to the character of the locality which cannot be adequately mitigated or compensated for, 

· The development is appropriate in terms of scale, design, layout, and location to the character function, form and setting of the settlement and,

· where relevant, makes as much use as possible of previously developed land.

It is not considered that the proposals comply with the tests in this policy in that:

· the proposals are not related well to the settlement of Hawthorn in terms of either location, scale and impact,

· the proposals would lead to the loss of the application site when the open nature of the site contributes to the heritage value of the setting of the Village, the Conservation Area and the character of the locality in general which cannot be mitigated or compensated for,

· the proposals are not appropriate in terms of scale and location, and

· the site is wholly a Greenfield site. 

In such circumstances it is considered that the proposals do not accord with policy 6 of the County Durham Plan.

Policy 10 of the County Durham Plan relates to development in the countryside. It has a key principle of seeking to direct new development to sites within built up areas, those well related to a settlement or those specifically allocated for development. It is considered that the proposals is clearly development in the countryside, is not well related to the settlement of Hawthorn in terms of its scale, location and impact and not only has the application site not been allocated for development in the Development plan it has been rejected on the basis of the harm it would cause to the locality. In terms of the written policy the proposals:

· would give rise to unacceptable harm to the heritage of the area, i.e. the setting of the Conservation Area which cannot be adequately compensated for or mitigated against,

· would adversely impact the setting of Hawthorn Village which cannot be adequately mitigated for or compensated against, and

· would impact detrimentally on the general amenity of the area in view of the loss of this important open area. 

In such circumstances it is considered that the proposed development is contrary to Policy 10 of the County Durham Plan.

Policy 11 of the up to date, adopted development plan, allows for rural housing in circumstances where affordable and specialist housing and employment related development. The proposals are general housing market related rather than any specific rural based need. The application proposals are not therefore subject to the consideration under this policy.

Policy 44 of the County Development Plan is based on the principle that heritage assets, designated and non designated, are irreplaceable and that any harm or loss will require clear and convincing justification. 
The aim is to preserve and enhance the county’s heritage assets and they continue to make an important contribution to the environment, economy, quality of life and lifelong learning for this and future generations. 
There are just over 90 designated Conservation Areas in the whole of the County including Hawthorn Conservation Area. The policy wording requires that development will be expected to sustain the significance of designated and non designated heritage assets including any contributions made by their setting. In respect of Conservation Areas the policy expects that in making decisions particular regard will be given to, amongst other things, the demonstration of the understanding of the significance, character and appearance of the Conservation Area, and how this has informed proposals to achieve high quality sustainable development which is respectful of historical interest, local distinctiveness and the conservation or enhancement of the asset. 

Appendix 2 : Notes taken at the meeting with residents

· The proposed development is not in keeping with the village  

· There will be further use of vehicles onto the 60mph road, increased traffic 

· Detrimental to Stockton Road and the Letch  from the increased traffic, noise and difficulty  in crossing  the road  safely from one side of the village to the other. also difficulty in vehicles exiting and entering  the village at the junctions due to increased traffic, bearing in mind the current speed  limit. The new housing development at Easington Greyhound track has already added to traffic and delays at junctions .

· The proposed  shop would be counterproductive to the use of the road, likely to be more accidents and create more litter Doctors, dentists, schools etc. more school runs will create more traffic

· the village doesn't have the infrastructure to support more houses 

· Noise and light pollution causing a further detrimental effect on wildlife

· Water / sewerage  drainage, flooding and risk of  sewers overloading worse than it already is,  i.e.. the drains wont cope

· the beck has already been rerouted in parts (illegally() and the person who did this was fined.

· Detrimental to the character of the buildings already in Hawthorn

· The ancient village- dating back to the Saxons would completely erode the history of this unique village and its heritage and way of life. This is an ancient farming community.. There are conservation areas within it.

· The loss of trees and hedgerows, again detrimental to wildlife. some trees and hedgerows are very old, potentially ancient

· Destruction of wildlife. There are hedgehogs, voles, bats, black wild rabbits and other wildlife  in the area designated, 

· There are currently 1500 new homes being built in our catchment which takes us way over the percentage area for our allocation. (according to the County Durham Plan which  lasts up to 2035.. The developers are struggling to fill those homes. there is also a relatively new small build where the Pemberton arms used to be, which has taken years to  sell.

· If the quarry ever reopens this will add to the noise and traffic volume to the same road on which  the development is proposed.
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