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| Introduction and Background

“A comprehensive masterplan including an infrastructure phasing plan shall be prepared in consultation with the community prior to
the submission of any planning application relating to this site, that informs the mix of uses, layout, scale, design, provision of local
and strategic infrastructure including social and community facilities and phasing of the proposed development. The masterplan
shall be led by the applicant(s) and should be based on the design approach and principles established in the Council’s Design Code,
a strong understanding of the characteristics of the site and its surrounds and incorporate the key principles for the development

as set out in points a to i below. To ensure that a cohesive development is delivered at Skerningham, the Council will only approve
planning applications that adhere with the comprehensive masterplan and the Council’s design code and deliver the necessary local
and strategic infrastructure including social and community facilities at the appropriate phase of the development identified in the
infrastructure phasing plan to support the coordinated provision of infrastructure and housing development.”

(Extract from Policy H 10, Darlington Local Plan, February 2022)

This Masterplan has been prepared by Lichfields The preparation of this Masterplan document follows the
on behalf Skerningham Estates Ltd and Banks finalisation of the Design Code. It has been prepared by the
Property. It provides a Comprehensive Masterplan lead site promoters Skerningham Estates Ltd and Banks
and Infrastructure Phasing Plan for the proposed Property.
development at Skerningham Garden Village
(Skerningham). A draft version of the Masterplan was made available for the

community to view and comment on (from 30 October 2023
Policy H 10 Skerningham — Site Allocation (Strategic to 30 November 2023). Participants will be able to provide
Policy), the policy most relevant to the allocation of the site, comments via the built-in survey and through questionnaire
makes clear that a Comprehensive Masterplan including surveys available at drop in events. : fadin N
an Infrastructure Phasing Plan should be prepared by — %n__
the applicant(s) prior to the submission of any planning A statement of community Involvement has been prepared 3
application relating to the site. It also states that the to detail the consultation undertaken and outline where
Comprehensive Masterplan should be based on the design changes have been made to the Masterplan.
approach and principles established in the Design Code
(which is prepared or led by Darlington Borough Council The delivery of Skerningham will extend beyond the current
(“the Council”)). Local Plan period (2036). Whilst the Masterplan has identified

the likely infrastructure requirements, given the nature and
The preparation of the Design Code, undertaken by timescales for the build of the development, it should be kept
independent consultants appointed by the Council, under review.
commenced in Spring 2022. It has been informed
through various workshops with the local community and The document is structured as follows:

stakeholders and was subject to consultation between 9

September 2022 to 17 October 2022; and 9 December 2022 Site Context

to 13 January 2023. The Design Code was adopted as a « Vision and Objectives
Supplementary Planning Document by the Council on 28 + Masterplan Framework
September 2023. Representatives from the lead developers . Design and Character
attended the Design Code workshops and the feedback « Infrastructure Requirements
gained also informed the preparation of the Comprehensive « Infrastructure Phasing Plan
Masterplan. « Conclusion
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2 | Site Context

The Skerningham allocation is a 487 hectare site located to
the north of Darlington. It will adjoin the existing communities
at Beaumont Hill, Whinfield and Great Burdon. Barmpton
Village is also located close to the north eastern edge of the
site.

The site is bordered by the River Skerne and Barmpton
Village to the north, the A167 to the west, Darlington’s urban
edge and the A66 to the south and agricultural land to the
east. The site is also bisected by the East Coast Mainline.

The A167 and A1150 are the nearest A Roads to the
development, which provide links to the town and wider
locality. Access will also be gained from Barmpton Lane

and Bishopton Lane. The development has been assessed
in terms of its potential impact on other nearby roads and
junctions, including Whinbush Way, Burtree Lane and
Thompson Street East. The A1(M) (Junction 59) and the A66
are the nearest sections of the Strategic Road Network and
have been assessed in consultation with National Highways.

The site is allocated for the delivery of up to 4,500 dwellings,
to be delivered with supporting infrastructure and facilities
(as detailed in Policy H 10 a to i). However, as a result of the
Golf Club’s decision to remain, the capacity of Skerningham
is around 3,700 new homes.

Banks Property is the lead developer for the land on the
western part of the allocation, which includes land adjacent
to the A167 and west of the East Coast Mainline. Policy H
10 identifies the delivery of 600 dwellings and local retail/
community facilities on this part of the allocation during the
plan period.

Skerningham Estates Ltd is the lead developer for the land

on the east of the East Coast Mainline. Policy H 10 identifies
1,050 dwellings to be delivered during the plan period with

initial phases located on land adjoining Barmpton Lane.

Paragraph 6.10.6 in the Local Plan makes clear that these
numbers are not regarded as the maximum number of homes
that the site could deliver during the plan period.

The site is also a designated Garden Village following the
announcement by the Government on 27 June 2019, with a
key objective being to boost the delivery of new homes.

In this context, the delivery of the site could be accelerated
during the plan period.

Burtree Lane

Figure 2.1 Site Location
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| Vision and Objectives

The Vision for Skerningham is: EDUCATION

HEALTHY EATING

“To create a highly liveable and sustainable
community that prioritises the people that
live there; their health and well-being and
overall quality of life.”

£y

ACTIVE TRAVEL PUBLIC
TRANSPORT
This vision is established in the Design Code which also —
sets out the three key objectives to achieve this vision for

Skerningham.

Objectives
GROCERIES

Healthy Living

A strong health and well-being focus, secured by nature led
design, and a 20 minute walkable neighbourhood design
philosophy in order to encourage walking and cycling.

This objective follows Darlington’s selection as an NHS HEALTHCARE i
England Healthy New Town — one of 10 sites in the country N OUTDOORS
chosen to take forward principles to improve health and ‘
wellbeing.

. Extract from Design Code - Figure 6
Innovation

Development will embrace the latest technologies in
relation to energy, climate change objectives and digital
communication. As the build out of the development will
take place over an extended period of time, it will continue
to adapt to the rapidly changing technology to meet this

objective.

Sense of Place

Skerningham will have a strong identity and sense of place.
Architecturally, the layout and appearance of development
should be distinctive to Darlington.

It is also recognised from the consultation process that the
local communities place high value on access to nature and
wildlife and spaces for social interaction. Existing Public
Rights of Way will be retained and enhanced along with the
provision of new routes towards the Community Woodland to
the north of the site.

lllustrative Visual of Open Space
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Partnership Working

Following the designation of the site as a Garden Village,
Homes England has retained a strong interest in the
development and have contributed to the preparation of this
document.

Prior to finalising the document, an updated version of the
Comprehensive Masterplan was shared with the Council,
Homes England and other members of the Skerningham
Garden Village Board.

The delivery of the site infrastructure has been discussed
with the relevant departments within the Council. Network
Rail has also been involved in relation to the proposed
crossing over the East Coast Mainline.

The lead developers for the site have worked proactively
with the Council, Homes England and the local community,
through various engagement events over the years, in order
to listen to and understand the concerns and suggestions
for the development. This has informed the vision and
objectives for the development at Skerningham.

sustainable
buildings

social

interaction

20min

hood

Image from Design Code - Figure 7
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4 | Masterplan Framework

The Local Plan includes an Illustrative Masterplan
Framework for the site which includes “key principles for the
development of the Skerningham site” and “broad locations
for land uses and facilities”.

There are two versions of the lllustrative Masterplan
Framework at Figures 4.1 and 4.2 which account for scenarios
where Darlington Golf Club is relocated within the site and
where it remains in its current location.

In January 2023 Darlington Golf Club announced that the
Golf Club will remain in its current location. Accordingly, the
Masterplan Framework in Figure 4.2 is the likely scenario
moving forward and the Masterplan for the development has
progressed on this basis. This has an impact on the capacity
of the site which would mean a total development in the
region of 3,700 dwellings. This is noted at paragraph 128 of
the Inspector’s Report on the examination of the Darlington
Borough Local Plan. However, there are some land parcels
not used by the Golf Club, which may be available for
development.

Development parcels are shown in the south east area

of the allocation on both options of the Masterplan
Framework, between the River Skerne and the A1150. During
the promotion of the site through the Local Plan making
process, employment uses were shown on these parcels, as A L B :
recognised in paragraph 6.10.9 of the Local Plan. The Design Figure 4.1 Skerningham Masterplan Framework Figure 4.2 Skerningham Masterplan Fra

mework with Darlington Golf Club Remaining insitu

s 3010

Code makes provisions for either employment uses or (Extract from Adopted Darlington Local Plan February 2022 Figure 6.1) (Extract from Adopted Darlington Local Plan February 2022 Figure 6.2)
residential development, to be assessed as part of a review - -

of the Local Plan. In the event that the Local Plan review mume Masterplan Framework Boundary Sume Masterplan Framework Boundary

identifie§ residential deyelopment on 'Fhese parcels, the Local  mmumi Potential Local Distributor Road Route miim! Potential Local Distributor Road Route

Plan review would consider the capacity of the south east IndieativeiZevel -

area, taking into account existing and planned infrastructure. ndicative bevelopment Area |:| Indicative Development Area

Indicative Strategic Green Infrastructure - Indicative Strategic Green Infrastructure

- Indicative Local Green Infrastructure
- Potential Neighbourhood Centre

[ ]
Both Masterplan Framework options show the broad - Indicative Local Green Infrastructure
locations for development parcels, the route of the Local
Distributor Road, areas of green infrastructure and the [0 Potential Neighbourhood Centre
location of the Neighbourhood Centre, schools and other A
A

. _— Potential Secondary School Location
community facilities.

A Potential Secondary School Location

. Potential Primary School Location
The Masterplan (Figure 4.3 on page 9) presents the

Comprehensive Masterplan for the site and the remaining
pages in this section present the key parameters for the

A Potential Primary School Location
Potential Location of Community Facilities

’ Potential Location of Community Facilities

development. Existing Public Access
= = = = Proposed Pedestrian Routes Existing Public Access
o . = === Proposed Pedestrian/Cycle Routes
Indicative Golf Club Location
s Rivers
e Rivers
) mmmmm  Railways
mmmmm  Railways
© Crown copyright and database rights 2021
© Crown copyright and database rights 2021 Ordn_ance Survey.01 00923728' ‘_(ou_ Sleinot
Ordnance Survey 0100023728. You are not permltle(_i to copy, su_b—llcen_se, _d'St"bUte or sell N
permitted to copy, sub-license, distribute or sell any of this data to third parties in any form.

any of this data to third parties in any form. N
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Comprehensive Masterplan
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Figure 4.3 Comprehensive Masterplan
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4 | Masterplan Framework

Green and Blue Infrastructure

Green Infrastructure

The development at Skerningham will be genuinely
landscape-led, and it will adopt an approach that respects
the topography, views and the potential for the enhancement
to green and blue infrastructure (see Figure 4.4).

Around 55% of the site area will be retained and enhanced
as accessible green infrastructure, managed agricultural
land and the existing Golf Club (consistent with Local Plan
paragraph 6.10.12). As the Golf Club will remain in its current
location, Skerningham Woods to the north of the site will
remain as it is and an asset for wildlife and the community.
Whilst some tree removal will be necessary in order to
deliver the Local Distributor Road, its route is broadly
consistent with the one shown in the Masterplan Frameworks
in Figures 6.1 and 6.2 (shown on page 6 of this document)
of the adopted Local Plan tested through an independent
Examination in Public. The Green Infrastructure strategy will
also ensure a net increase in the tree planting on the site.

Skerningham Woods to the north of the site will be retained
and enhanced. The feedback from the local community
demonstrates that it is an important local asset and the
development will therefore focus on the enhancement of this
area with further planting and creation of new public routes.
As shown opposite, other Green Infrastructure will include
existing and new areas of natural/semi-natural open space,
managed areas of green space, playing fields (associated
with schools and potentially community use agreements) and
public areas of open space. Other areas will also be retained
for agricultural use.

Existing public rights of way will be retained and enhanced,
where practicable, which provide connections towards the
retained areas of Green Infrastructure in the northern part
of the site. These routes will be complemented with new
active travel routes to provide connectivity between new
homes and social infrastructure green spaces and other
destinations.

Using existing routes and, through the creation of additional
proposed paths and walkways, the Masterplan includes
circular routes of varying distances. These routes are
illustratively shown in Figure 4.5, with the longest route
shown providing a loop from the southern boundary of

the site up to Skerningham Woods (to the north) and via
Barmpton Village to the east. Figure 6.9 shows illustrative
routes associated with the play space strategy.

10 Skerningham | Comprehensive Masterplan (November 2024)
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Blue Infrastructure

The River Skerne runs along the northern boundary and
through the eastern area of the site. It forms a key asset for
nature and wildlife and also the drainage strategy for the
development.

A range of multifunctional Sustainable Urban Drainage
Systems (SuDS) will be integrated into the development,
providing stormwater filtering and attenuation, reduction of
flood risk, improvements to water quality and increase to
biodiversity.

Management and Maintenance

The development will include various typologies of open
space and the approach to managing and maintaining this
space will vary accordingly, based on defined requirements.

Skerningham will include areas where formal management
of the site is required, including the areas relating to the
drainage infrastructure, dedicated areas for biodiversity

net gain and the managed areas identified for public use.

In these areas, it is envisaged that the green and blue
infrastructure will be maintained by a management company.

This will be a formal agreement with the lead developers and

will be funded via a service charge to the occupiers on the
site.

There are other more informal areas of green space within
the site such as Skerningham Woods to the north of the
site. There is an opportunity for a longer-term stewardship
scheme. Under this arrangement, it is proposed that the lead
developers would be responsible for the delivery of initial
works including the landscaping; thereafter Skerningham
management companies would be established to guide the
stewardship and maintenance of the Skerningham site. As
part of such arrangements, residents and local community
groups would input into the longer-term management and
care regime.

It is recognised that there are human graves located within
Skerningham Woods, which will continue to be respected.

As part of initiatives to support local food growth, the
development is anticipated to provide opportunities in the
form of allotments and/or other schemes which follow the
Incredible Edible Model, such as community orchards and
community grow zones. These provide other opportunities
for community management initiatives.

For the areas of the site that are to remain in agricultural
use (either during the phased build of the development or
in the longer term), they will remain in private ownership
(notwithstanding any relevant Public Rights of Way) and will
be privately managed.

lllustrative Visual of Open Space

Figure 4.5 Circular Routes Plan

~. KEY
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4 | Masterplan Framework

Access and Movement

Sustainable Travel

The development will prioritise sustainable travel as a means
of movement through the site. Through the designation of
the site as a Garden Village, it has been demonstrated that
the site will achieve a sense of place making through the
provision of supporting infrastructure alongside the delivery
of new homes.

To achieve this, the starting point has been to retain and
enhance the existing Public Rights of Way as assets through
the site. As well as providing links to the woodland and
other green spaces in the northern part of the site (which
will remain as a destination for new and existing members
of the local community), there is an opportunity to locate the
supporting social infrastructure along these routes.

The Design Code builds on this principle further by
introducing the concept of 20 Minute Neighbourhoods. Due
to the size and shape of the site, it is not possible to deliver
all new homes within a 20 minute round trip walking distance
from the centrally located neighbourhood centre. However,
there is an opportunity to provide local community facilities,
such as the provision of convenience store, in other areas of
the site.

The development will also maximise opportunities for
cycling. Active Travel Corridors are identified which will
include segregated footpaths and cycle paths which have
been routed to follow the desire lines towards the key
destinations within the site. The development will also follow
the principles established in the Design Code, which details
the specification of paths to be incorporated as part of the
road hierarchy. These routes will be designed cognisant of
LTN 1/20 guidance.

The site benefits from existing public transport services.
Development in the early phases will be accessible to
existing services on the A167 (to the west) and on Whinbush
Way (to the east) which provide frequent links to Darlington.
During the later phases there is an opportunity to either
divert or introduce new services into the site and the road
infrastructure will be designed to facilitate this.

The development should also look at other initiatives such as
the inclusion of Mobility Hubs to support sustainable travel.
A Mobility Hub could include a car club, cycle storage and
repair hub and/or smart lockers.

12 Skerningham | Comprehensive Masterplan (November 2024)

Figure 4.6 Sustainable Travel Plan
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Access e e
The plan opposite shows the principal access points from ¢ Access from {
. . . ™ S, ™, Site Bound:
A167, A1150 and Barmpton Lane (consistent with Policy H 10 £ A167 e N (L, SifesBoonde
4 R P
part f)' i » ™ e \\ Spine Road including dedicated foot-
\‘\ &1 ” \\ ;‘/ \\\ | pgths and cycleway% (Bus Route)
It also shows the key pedestrian and cycle connection points 3 . /) IBNND Village Main Street
between the site and existing routes. .@ N PR ¢ .
\\_ P e \ : === Secondary Village Streets
. . “.‘ . - \\ }
Local Distributor Road / \ .'/ \\\ /r’ === Existing Public Right of Way
. . R . \ ! s A
The illustrative route of the Local Distributor Road is shown i i Y
. . 5 i & — Active Travel Corridor
opposite. It follows the assessment to determine the most ; ] / e (Indicative, within 20m)
suitable point for the crossing of the East Coast Mainline and E L ! il
. . . | s _,.'i--"" Crossing Point (Indicative within
it also responds to other constraints across the site. I e 20m)
\‘. //v/' ol r,/’ D %gg‘r;ection Point (Indicative within
! /
y

It also clarifies the locations of the proposed junctions,
including those with Barmpton Lane, Bishopton Lane and

other access points to the development cells, following
discussions with the Council’s Highways team.

The Local Distributor Road will provide a connection
between the A167 (to the west) and the A1150 (to the east)

and will include a crossing of the East Coast Mainline and a
new junction on to the A1150. Policy H 10 (part g) states that it

will be achieved through the following: "

Bus Stop (Existing)
Q Proposed Bus Stop (Indicative
Location)
Neighbourhood Centre or Local

Community Facilities

e &) School

o S
LD
\
\
\,
\
\
\
\
\
1
\
\
\
P

The section of the road between the A167 and the
primary development access point shall be delivered
prior to the occupation of the first dwelling on land on
the western part of the allocation.
The remaining section of the road to the East Coast
Mainline shall be delivered prior to the completion of the
development on the western part of the allocation.
The section of the road between Barmpton Lane and :
Bishopton Lane shall be delivered prior to the occupation By !
of between the 200th and 450th dwelling on the eastern ] ’_"‘___--.—" Access from
part of the allocation. : / o Barmpton Lane
The road shall be completed in its entirety (including the i
bridge crossing of the East Coast Mainline) prior to the i
occupation of between the 900th and 1500th dwelling. 1
Precise details of the route of the Local Distributor Road
will be determined at the planning application stage and
a Development Consent Order as applicable. ;

Bishopton Lane

Access from
A1150

Figure 4.7 lllustrative Access and Road Hierarchy Plan
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4 | Masterplan Framework

Land Uses - KEY

The plan across presents the proposed development parcels

I z [] site Boundary
and land uses. \ T s o NS NP [ Residential
' ‘ - Mixed Use Development: Includes Resi-
Residential . dential, Neighbourhood Centre and
X . x Primary School
The development parcels shown provide the locations for .

residential dwellings (Use Class C3). Where appropriate,
apartments and /or retirement properties could be provided
(Use Class C2/C3). 2

Land use to be assessed as part of a
review of the Local Plan

Education: Secondary School &
Primary School land incorporating
playing pitches (subject to

e pauqenrEl= w

Neighbourhood Centre and Local Community

: o requirements)

FaCi“tieS % ° ‘ Community Facilities

The development will include a centrally located and well 3 l: [ Golf Course

connected Neighbourhood Centre providing facilities i % ' wlB  Existing and Proposed Trees/Woodland
which could include a health care facilities (GPs /Dentists), t

education, retail, food and drink facilities, consistent with H

Policy H 10 (part b). It is also anticipated that there will be ) | Ll g . !
employment opportunities at the Neighbourhood Centre. \ T :

To deliver a sense of place making, and timely delivery

of social infrastructure in the Neighbourhood Centre, it is
important that the phasing of the development on land to
the east of the East Coast Mainline should progress from the
parcels adjacent to Barmpton Lane west towards the central
area of the allocation.

The Masterplan also includes the proposed locations for | s A — ‘
other Local Community Facilities across the site consistent
with Policy H 10 (part c). This also responds to the principle
in the Design Code which identifies the objective to achieve
20 minute neighbourhoods. Consistent with Figure 6.2 in
the Local Plan, this includes a location to the west of the East
Coast Mainline, and in the development cell to the east of
Barmpton Lane.

s
School(s) ng..;
The Masterplan provides a location for the potential delivery 5:'5 g "
of a primary school and a reserved space for a secondary j--.'. i
school (5 hectares), consistent with Policy H 10 (part d). The =Y

need for schools on the site will be kept under review.

Land East of River Skerne

The Masterplan does not define the proposed land use of
the land east of the Skerne. Consistent with paragraph 6.10.9
of the Local Plan, and page 111 of the adopted Design Code,
employment uses may be suitable, which will be assessed

as part of a review of the Local Plan. As detailed in Section

7 of this document, this area of Skerningham is identified as ’

a later phase of the development, which coincides with the Figure 4.8 Land Use Plan
requirement for the completion of the Local Distributor Road

in accordance with Policy H 10 of the Local Plan.

14 Skerningham | Comprehensive Masterplan (November 2024)



Density / Building Heights

Density

The density of development will vary across the site and
respond to constraints and opportunities. Higher densities
will be delivered in close proximity to the Neighbourhood
Centre and other Local Community Facilities; and around
other key sustainable transport infrastructure. Development
will be of a lower density around the edges and more
sensitive areas of the development.

The plan opposite does not show detailed density
parameters for the area to the east of the Skerne. The Local
Plan Review/review of the Masterplan will consider the
appropriate densities.

Building Heights

The building heights across the site will broadly follow
the approach to density. Building heights will increase
above 2 storeys in locations where the density across the
development increases.

This will in part respond the character area principles and

respond to locations where a stronger urban form is defined.

Parcel Codes

Parcel codes should be prepared for each development
parcel, or phase, which demonstrate how the vision and
objectives, and other principles in the Design Code, can
be achieved. This should be demonstrated through the
submission of a Compliance Statement with each planning
application.

\ KEY

4[] site Boundary

Education: Secondary School &
Primary School land incorporating
playing pitches

Height: 2-3.5 Storeys

Residential High Density

- Density: 45+ Dwellings / Hectare
Height: 2-3.5 Storeys
L] = 7 N ~
. z /) o Residential Medium Density
A S - Density: 35 - 45 Dwellings / Hectare
S

Height: 2-3 Storeys

B

— b ¥ b ‘ -
E & & 4 > &
’ % : v 4 Residential Low Density

Density: 25 - 35 Dwellings / Hectare
Height: 2-2.5 Storeys

i cmmpanane! pygqpunai= =]

e pife mm e mesH FLSSREN

Appropriate density to be considered
during Local Plan Review/Review of
Masterplan
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Figure 4.9 Density Plan
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5 | Design and Character

Character Areas

This section of the Masterplan provides an overview of the
approach to the design of the proposed development and
how it will follow the principles set out in the Design Code.

The Design Code identifies ten Character Areas across the
Skerningham site as shown opposite.

The Beaumont Hill Character Area (1) is located to the west of
the East Coast Mainline. The remaining nine character areas
are located to the east of the East Coast Mainline.

The Design Code describes how only 45%-55% of the site
is likely to be developed and four of the identified character
areas relate to the areas to the north of the site which will
be retained and enhanced as green space. These character
areas include Skerningham Woods (2), Manor House View
(5), Quarry Woods (7) and Barmpton Forest (8).

The Masterplan recognises the need to retain and enhance
existing Public Rights of Way to ensure public access is
maintained. There is also a need for an appropriate design
response to nearby heritage assets (including Skerningham
Manor) and to retain openness and separation between the
development and Barmpton Village. These areas are also
likely to support the strategies relating to the management
of surface water, biodiversity net gain and nutrient neutrality.
The Design Code also recognises that some of these areas
will continue to be used for productive agricultural use.

The existing Golf Club is also identified as a character area
(The Fairways (6)). As noted earlier in the Masterplan, the
Golf Club is to remain in situ and the golf club will therefore
be removed from the planning application boundaries.
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Design and Appearance of the Development

The remaining Character Areas — Beaumont Hill (1),
Skerningham Lane West (3), Skerningham Lane East (6),
Barmpton Lane (9) and Bishopton Lane (10) — are generally
located in the southern part of the site and will therefore
be the focus for the built elements of the proposed
development.

Following the principles set out in the Design Code, the
majority of development will be located to the south of the
Local Distributor Road (LDR). There are a few exceptions
and such areas will be connected by appropriate crossing
facilities. The LDR is a key part of the infrastructure and it
has been informed through discussions with Network Rail
in relation to the proposed location of the crossing over the
East Coast Mainline. Its route has also been informed by a
review of constraints.

A limited number of development parcels have been
identified in the Masterplan to be located to the north of the
LDR, including the development cells in the Beaumont Hill
Character Area. Amendments since the consultation draft
has resulted in a reconfiguration of the road where parcels
were previously shown to the north in the Skerningham Lane
East and Barmpton Lane Character Areas.

The Design Code is clear that the development at
Skerningham will avoid “becoming a monoculture in terms of
architectural style or planting character”. It goes on to state
that there is an “opportunity for the overall development to
have a cohesive character but for a distinct identity of the
individual hamlets to be defined and designed”.

One of the key objectives, in order to deliver the vision, is to
create a sense of place with a strong identity, but one that
architecturally is distinctive to Darlington. The Design Code
states (on page 74):

“Building designs should be based on compact, simple

forms which draw from the Darlington vernacular and are a
contemporary interpretation of the historic designs. The form,
scale and layout are to contribute to the sense of place and
help create a community feel...”

Parcel Codes will be prepared for each development parcel
and/or block of development and submitted as part of future
planning applications. The Parcel Codes will translate the
key principles that have been established in both the Design
Code and this Masterplan.

simple forms
reflective of local
vernacular

Image from Design Code - page 74

traditional materials
applied with
contemporary detailing
(avoiding unnecessary
ornamentation)
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6 | Infrastructure Requirements

Transport

Accessibility

The Design Code for the site encourages the creation of

20 Minute Neighbourhoods. The development includes the
provision of a centrally located neighbourhood centre to
support new development. It will also include the provision of
new school(s), health hub and smaller retail/local community
facilities, subject to needs.

Alongside the provision of facilities, access routes have been
considered to maximise walking, cycling and public transport
links. Active Travel Corridors are identified which will include
segregated footpaths and cycle paths (traffic-free routes)
which have been routed to follow the desire lines towards
the key destinations within the site. The development will
also follow the principles established in the Design Code,
which details the specification of paths to be incorporated
as part of the road hierarchy. These routes will be designed
cognisant of the LTN 1/20 guidance.
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Figure 6.1 Indicative 20 Minute Neighbourhood Plan
Extract from Design Code - Figure 36

Once complete, the development will be largely self-serving,
albeit with connections to the existing services and facilities

of Darlington town centre. In the short term, the early phases
of the development will provide connections to the services

and public transport infrastructure.

In addition to the provision and/or improvements to footpaths
and cycleways both within and immediately close to the site,
where required the development will provide contributions
to sustainable transport measures. This will be in the form

of financial contributions paid to the Council to deliver wider
improvements to the pedestrian and cycle infrastructure in
the local area.
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Figure 6.2 Public Transport Catchment Plan (Existing Bus Services)
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The site benefits from existing public transport services.
Development in the early phases will be accessible to
existing services on the A167 (to the west) and on Whinbush
Way (to the east) which provide frequent links to Darlington.
Development in Phase 1 (to the east of the allocation)

will consider an extension of the existing service (No.10)

to Barmpton Lane. The No.10 Service can be extended
further in subsequent phases to serve the centrally located
neighbourhood centre.

During the later phases there is an opportunity to either
divert or introduce new services into the site, which would
serve the neighbourhood centre and schools in the site.
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Figure 6.3 Potential Bus Extension from Barmpton Lane



Indicative Crossing Points

Feedback from the consultation on the Masterplan included
queries regarding how the proposed walking routes will
intersect with the LDR.

The development will provide crossing points along the LDR
which are convenient to pedestrians and cyclists at road
level.

The image opposite shows the preferred format of the
crossings. This example shows an unsignalled crossing,
although it could also work as a controlled crossing point.

The precise format will be considered at the detailed design
stage in collaboration with the Council’s highways team.

Indicative Crossing Design

Skerningham | Comprehensive Masterplan (November 2024)
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6 | Infrastructure Requirements

Access

There are three primary access points into the site from
A167, Barmpton Lane and A1150. A Local Distributor Road will
connect the A167 to the A1150 and will include a bridge over
the East Coast Mainline and a bridge over the River Skerne.

Local Distributor Road
The Local Distributor Road (LDR) will be delivered in the
following phases:

1. The section between the A167 and the primary
development access point (prior to occupation of 1st
dwelling on land west of the ECML)

2. The remaining section between the A167 and the East
Coast Mainline (prior to completion of land west of the
ECML)

3. The section between Barmpton Lane and Bishopton
Lane (prior to occupation of 450th dwelling on land east
of the ECML)

4. Completion of road in its entirety (including bridge over
the ECML) (prior to occupation of 1,500th dwelling)

The proposed trigger points for the various stages of the
delivery of the LDR have been refined following further
highway modelling work since the Local Plan was adopted.
The phased delivery of the LDR is shown on the phasing
plans in Section 7 of the document.

Appropriate measures will be put in place as part of any
planning permission to ensure Local Distributor Road and
bridge over the ECML are delivered, as well as confirming
the final routing.

In addition to the junctions with the A167 and A1150, there are
likely to be junctions along the route of the LDR, including:

- Aroundabout on the section between the A167 and the
ECML

- Aroundabout on Barmpton Lane

- Aroundabout (or other form of junction) on Bishopton
Lane

- Aroundabout (or other form of junction) in the vicinity of
the Neighbourhood Centre

- Aroundabout (or other form of junction) between the
ECML and the Neighbourhood Centre, to serve the
development parcels and additional schools.
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Discussions are ongoing with Darlington Borough Council
and Network Rail in relation to the proposed crossing of the
East Coast Mainline. The route of the LDR shown remains
illustrative but includes the location of the bridge that has
been identified following the technical work undertaken

to date. Network Rail has been consulted on the preferred
location and advised that the next stage is to gain approval
in principle in relation to construction of the bridge. This
should be secured as part of the development phase east of
the A167.

As the allocation spans across multiple land ownerships,
the completion of the LDR in its entirety will require all
developers/landowners to directly deliver the sections that
run through their land parcels where applicable along its
route.

Planning applications for each phase of the development
shall demonstrate that development will not prejudice

the delivery of remaining phases. For example, restrictive
planning conditions should be used to secure the delivery
of road sections to an operational standard to the site
boundaries, or the dedication of land to the Council, in order
to avoid ransom scenarios. Furthermore, each application
should also contribute proportionately to common
infrastructure, where justified.

Highway Improvements
The development will deliver wider improvements to the
local highway network, including the following.

- A66/Little Burdon Circulatory Upgrade

«  A150/ Thompson Street East Roundabout Improvements

«  A167/Burtree Lane Junction Improvements

- Barmpton Lane upgrade works including its junction with
Whinbush Way

Discussions are also taking place with National Highways

in relation to the impact of the various phases of the
development on the strategic highway network. Any physical
mitigation or S106 contribution will be agreed as part of the
planning application process.

Darlington Northern Relief Road

On 26 January 2024, Tees Valley Combined Authority
(TVCA) approved a transport programme of £1 billion, which
includes £250 million to fund the delivery of Darlington
Northern Relief Road (DNRR).

The progress of the DNRR project will be kept under review
to ensure that the delivery of Skerningham would not
prejudice the delivery of the DNRR and vice versa.
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6 | Infrastructure Requirements

Drainage

Key principles for surface water management at the site have
been established and the development should:

« Restrict surface water run off to existing green field rates.
« Allow for climate change and urban creep, resulting
in future proofing against flood risk for the life of the
development.
« Include SUDS and attenuation features.

Initial assessments indicate that infiltration will not be
possible. Using existing topography, the development has
been zoned into catchments to follow the existing directions
of fall. Each zone has then been modelled to estimate the run
off rate, storage requirement, and likely storage location.

A range of multifunctional Sustainable Urban Drainage
Systems (SuDS) will be integrated into the development,
providing stormwater filtering and attenuation, reduction of
flood risk, improvements to water quality and increase to
biodiversity.

In terms of foul water, Northumbrian Water Ltd (NWL) has
identified two outfall locations for foul run off from the
development:

- Flows from development to the west of the ECML should
discharge into the existing public sewer at Harrowgate
Village.

- Flows from development to the east of the ECML should
discharge into the existing public sewer on site to the
west of Great Burdon.

Appropriate connections to the existing drainage
infrastructure network can be achieved. NWL will carry out
any upgrading works required to their network to facilitate
the development which will be informed by a projected build
rate from the development to aid future planning of any
upgrades.

As the site is located within the Tees catchment, it is affected
by Nutrient Neutrality. This is as a result of Natural England
identifying the Teesmouth and Cleveland Coast Special
Protection Area (SPA) to be in an unfavourable condition. By
2030, there is a requirement for water companies to upgrade
sewage treatment works to reduce harmful nutrients from
treated waste water. Until this time, there is a requirement
for developments to mitigate these impacts. For the early
phases of the development, this will be considered at the
planning application stage.
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Figure 6.5 Drainage Plan
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Neighbourhood Centre and Local Community
Facilities

The development will include a centrally located
Neighbourhood Centre to be located in the ‘Skerningham
Lane East’ Character Area forming a ‘heart’ and focal point
within the development.

The centrally located Neighbourhood Centre, as required
by Policy H 10 (b), is a vital part of achieving placemaking at
Skerningham, and its priority for delivery has influenced the
phasing of the development.

There are two other locations within the site where local
community facilities will be provided. These are identified to
be located in the ‘Beaumont Hill' Character Area (to the west
of the East Coast Mainline) and the second will be located
east of Barmpton Lane in the ‘Barmpton Lane’ Character
Area. The local community facilities are located in the initial
phases of the development to support the early delivery of
new homes on the site.

The phasing of development (in Section 7) recognises

the importance of place making and the role of delivering
social infrastructure to support the new communities at
Skerningham. As such, from the initial phases adjacent to
Barmpton Lane, the direction of development in the plan
period moves west to deliver the Neighbourhood Centre in
the central area of the allocation.

The provision of retail space on the site should be of a

scale to complement and not conflict with existing district
centres. Where local community facilities area identified,
these are likely to comprise local convenience shops of circa
200-400sgm in size. On the eastern side of the allocation,
consideration should be given to the inclusion of a public
house.

The design and appearance of the local centre should be
distinctive to Darlington in its use of architectural style and
materials. Scale and massing will help to create a defined
centre (or heart) for Skerningham.

Green space and public realm should also be incorporated
to help create a sense of place. There is also an opportunity
to include formal play space and allotments as part of the
neighbourhood centre.

At upper floor levels, there is an opportunity to include
apartments and/or space for business/employment uses.

Health Hub

The Neighbourhood Centre will include a Health Hub to
accommodate GPs and Dentists.

In advance of the delivery of the Neighbourhood Centre
(which will include a Health Hub), the development will be
supported by existing services in Darlington. The nearest
existing Medical Practice / GP Surgery to the site is Whinfield
Medical Practice. The catchment area for Whinfield Medical
Practice includes a partial area of the site (including the initial
phases of land to the east of the East Coast Mainline) and is
currently accepting new patients.

The Health Hub comprises common social infrastructure for
the wider Skerningham development and therefore planning
obligations should be used where appropriate to secure
proportionate financial contributions towards its delivery.

Extract from Design Code - Figure 45
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6 | Infrastructure Requirements

Education

The Council’s assumed pupil yields are 20 primary aged
children and 12 secondary school aged children per 100
dwellings respectively.

A development of up to 3,700 dwellings overall equates to
a need for 740 primary school places and 444 secondary
school places. As the development will take around 25
years to complete, there is a need to keep the education
requirement from the development under review.

Within the current plan period, 1,450 dwellings are projected
to be delivered in the period to 2036. This equates to a need
for 290 primary school places and 174 secondary school
places.

Policy H10 (d) requires the delivery of the first primary school
before occupation of the 450th dwelling — subject to the
available capacity within existing or other local schools. It
requires that the timescales for the delivery of the additional
primary school and secondary school would be identified

in the infrastructure phasing plan and/or through the review
of the infrastructure requirements prior to the occupation of
the 1,450th dwelling where the education requirements and
capacity levels will be considered.

The Masterplan has been prepared in consultation with the
Council’s Head of Skills and Employability who is responsible
for managing the provision of school places. It has been
confirmed the latest pupil projections data indicates that
there are sufficient surplus places at both primary and
secondary school levels to accommodate pupils that would
be generated by the delivery of 1,450 dwellings in the plan
period.

The Council’s preference is to utilise the surplus of pupil
places in the nearby existing schools before commencing
construction of a new school.

Therefore, the need for the first primary school is not
required before the occupation of the 450th dwellings and
the educational need arising from the development will be
kept under review. The Masterplan includes land reserved
for the provision of a primary school and secondary school
which would come forward subject to further review.
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Educational Need to 2036

The education need associated with the delivery of Phases
1, 2 and 3 of the development (up to 2036) will be met by
existing schools. The nearest primary school to the land to
the west of the East Coast Mainline is Harrowgate Primary
School and the nearest secondary school is Longfield
Academy. The nearest primary school to the early phases of
development on land to the east of the East Coast Mainline is
Whinfield Primary School and the nearest secondary school
is Haughton Academy. It is likely that the surplus capacity

in these schools alone will be able to meet the educational
need of the development to be delivered in the plan period.

The accessibility of these schools has been considered and
the plans in Figures 5.6 and 5.7 include the likely walking
routes. To the west of the site, the existing infrastructure
along the A167 is good and there are existing crossing points
to allow ease of crossing to Longfield Road.

To the east of the site, the development will deliver
improvements to Barmpton Lane and its junction with
Whinbush Way. Existing routes along Whinbush Way and
Whinfield Road (A1150) are considered to be a very good
standard.

Initial Phases
Key:

Walking Route

River Skerne
Haughton Academy

Whinfield Primary
School

Figure 6.7 Walking routes to nearest existing schools from land to the east of the allocation

The need and timing for the provision of schools on the site
beyond the plan period (2036) will be kept under review and
the strategy for the later phases of the development will be
considered prior to the occupation of 1,450 dwellings on the
site.

In the event that the review identifies a need for a primary
and/or secondary school on the reserve land, planning
obligations should be used where appropriate to secure
proportionate financial contributions towards its delivery.

B

Figure 6.8 Walking routes to nearest existing schools from land to the west of the allocation

In the event that more than 1,450 dwellings are projected to
be delivered within the current plan period, this will require
a further review of the capacity available within existing
schools. This may also trigger the need for a review to
understand if there is a need to release the reserve land on
the site for the primary school and/or secondary school.
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6 | Infrastructure Requirements

Open Space, Sports and Recreation

Around 55% of the allocated area of Skerningham is likely
to comprise green and/or open space. This will include the
area located north of the proposed Local Distributor Road,
to the east of the East Coast Mainline and green spaces and
linkages within the development to the south of the road.

It is recognised that Skerningham Woods is enjoyed by the
local community and the wider area adjacent to the River
Skerne will be enhanced. This will be a ‘Destination Area’

of open/green space in the site. The development will also
include new areas of natural/semi-natural open space,
managed areas of green space, playing fields (associated
with schools and potentially community use agreements) and
public areas of open space. Arable land will also be retained
in some locations.

A key objective of the development is to promote healthy
living and support the NHS Healthy New Towns initiative and
this has shaped the open space and play strategy and also
the opportunities that will be provided for local food growth.

The Open Space and Play Strategy includes a centrally
located facility as part of the Neighbourhood Centre. Each
development cell is likely to include Local Areas for Play
(LAPs) with ‘play on the way’ provision along key connections
towards the Neighbourhood Centre. The development

could also include informal play features in the Skerningham
Woods area to the north of the LDR.

To support local food growth, the development is anticipated
to provide opportunities in the form of allotments and/or
other schemes which follow the Incredible Edible Model,
such as community orchards and community grow zones.
Indicative areas for this provision are shown on the plan
opposite.

Whilst the majority of these areas of the site are likely

to be maintained via a management company, there are
opportunities for local community groups or trusts to take
responsibility for the longer-term management and care of
the food growth areas and the Skerningham Woods area.
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Country Park

The Design Code introduces the possibility of creating a
country park in the northern part of the site, which would
further establish the existing routes that are available.

This has been considered further by the lead developers
during the preparation of the Masterplan. It is proposed that
the development will reflect the aspirations for a country
park feel in this part of the site, although it is intended to
keep it informal for existing and new residents to enjoy.

Accordingly, the Masterplan does not make provision

for a separate visitor centre, but instead focuses on the
Neighbourhood Centre as a focal point, and the availability
of parking, routes and crossing points from this location.

Existing routes will be enhanced with information panels
and signage, along with improvements to surfaces where
appropriate.

The plan opposite includes indicative locations for hideaways

or such features (subject to detailed design) that could be
included in this area.

Skerningham | Comprehensive Masterplan (November 2024)
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6 | Infrastructure Requirements

Biodiversity Net Gain

The development will achieve a net gain for biodiversity
consistent with the requirements of Policy ENV 8 of the Local
Plan and the Design Code. This will be delivered on a phased
basis and each planning application should demonstrate how
this will be achieved. In some instances, it may be possible

to deliver biodiversity net gain early in the development that
will mitigate the impact of development of later phases.

On land to the west of the ECML, land to the north of the
site (close to the River Skerne) would be dedicated for
Biodiversity Net Gain (BNG). There could also be further
areas available adjacent to the ECML, as part of the SuDS
and in other green linkages between the development cells.

On land to the east of the ECML, there is a significant area
of land to the north of the Local Distributor Road that will
remain as ‘green’ space. To support the early phases of the
development, land close to Skerningham Manor will be used
to deliver BNG. This area of land lies close to Skerningham
Woods and is therefore a logical space to introduce further
new planting and areas dedicated to nature. It is also located
a distance from the early phases of development on the
eastern side of the ECML, meaning it will be less likely to be
subject to disturbance.

Other key areas where BNG opportunities have been
identified include the areas adjacent to the River Skerne and
ECML. Sustainable drainage infrastructure will be designed
to provide ecological opportunities. For example, attenuation
ponds, should be designed where appropriate to include at
least a low level of permanent water. Public Rights of Way will
also be retained as green corridors through the site which
could provide further opportunities for enhancement in
biodiversity value.
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Digital Connectivity

Access to high-speed broadband has been identified as
an objective in the Design Code. Accordingly, this is an
infrastructure requirement for all development on the site.

A utilities assessment has been undertaken which confirms
that there is superfast broadband capability in the local area.
This provides the opportunity to install a super fast service to
the development.

Given the length of the build of the development, it should
also react to the technological advances that may take place
over this time to ensure that residents can benefit from the
latest technology available.

Working from home is a trend which is anticipated to
continue and the provision of this technology will contribute
to encouraging and promoting a healthy work/life balance.

In addition to ensuring that all new homes are provided with
high-speed broadband, social spaces (such as those in the
Neighbourhood Centre) should also provide the latest digital
and communication technology to support social interaction
and businesses.

Green Technology

The incorporation of a low carbon energy strategy for the
development was identified as an objective in the Design
Code. The development should embrace the whole life
cycle approach to minimising carbon emissions during the
construction and occupational phases of the development.

As a starting point, the demand for energy will be minimised
by measures, including:

« Designing layouts to maximise sustainable travel and
movement

- Providing supporting land uses and infrastructure within
walking and cycling distance from homes

- Promoting connectivity to wider sustainable transport,
including public transport and car clubs

- Orientating buildings and internal layouts to maximise
opportunities for solar gains

« Incorporating a fabric-first approach to the selection of
materials and products

«  Encouraging the use of low-carbon technologies for
energy requirements

To ensure low carbon objectives are incorporated during
the construction of the development, planning conditions
should be used to secure the submission and approval of a
Construction Management Plan.

The changes to Building Regulations will be key to driving

a reduction in carbon emissions, with a move towards the
Future Homes Standard and Future Buildings Standard.
Incorporation of technologies including PV panels, air source
heat pumps and ground source heat pumps provide some
options for meeting these standards. However, it is likely that
other options will emerge that could be included as part of
the energy strategy. Given the timescale for the build out of
Skerningham, it is important that the development retains
flexibility to adapt to the latest technology that is available.
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/ | Infrastructure Phasing Plan

Introduction

This section of the Masterplan presents how the
development of Skerningham is anticipated to come

forward over six phases. Phases 1to 3 detail the phasing of
the development parcels and infrastructure that will come
forward within the current Local Plan period to 2036. Phases
4 1o 6 show the development that is expected to come
forward post 2036.

The phasing of the development has been informed by a
range influencing factors, including:

- The detailed requirements of Policy H 10, which
prescribes where the initial phases of the development
should be located

- The phased delivery of the Local Distributor Road, to
ensure consistency with Policy H 10 (g)

«  Supporting the delivery a new community, and the
objectives of the both the Strategic Allocation and
Garden Village, by delivering the centrally located
Neighbourhood Centre (as required by Policy H 10 (b)) at
the earliest opportunity.

The phasing has been defined by the milestone delivery of
the key infrastructure. Therefore, some phases are shorter
than others. Within the plan period to 2036, Phase 1 follows
the requirement within the first paragraph of Policy H 10 to
locate initial phases of the development on land adjacent to
the A167 and on land adjoining Barmpton Lane. Phase 1 also
includes the early delivery of environmental improvements in
the area around Skerningham Manor, Low Skerningham and
Skerningham Woods to allow establishment of planting.

Phase 2 coincides with when the section of the Local
Distributor Road between Barmpton Lane and Bishopton
Lane is required. The end of Phase 2 is also defined by the

completion of the development on land in the western part of

the allocation.

Phase 3 is defined by the end of the plan period (2036).
The development of Phase 3 prioritises the delivery of

the centrally located Neighbourhood Centre which will be
achieved by directing development to the west. Due to

the slippage in development starting on the site, it is now
expected that 1,450 dwellings will come forward in the plan
period.
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As a result of this, the completion of the Local Distributor
Road, prior to the occupation of the 1,500th dwelling, would
then align with the quantity of development achieved during
Phase 4. Phases 4, 5 and 6 include the delivery of the
remaining development parcels post 2036.

As stated in Section 6 of the document, each planning
application must demonstrate that it will not prejudice the
delivery the remaining phases of the development. As part
of this, each application should contribute proportionately to
common infrastructure, where justified.

The common infrastructure includes:

» Local Distributor Road, including the bridge over the
ECML and the bridge over the River Skerne

«  Neighbourhood Centre, including Health Hub

«  Primary School and Secondary School (subject to a
review of capacity)

«  Provision of Sports Pitches and associated facilities

«  Open Space Strategy, including allotments/food growing
opportunities

The provision of other development requirements, such as
drainage infrastructure and delivery of biodiversity net gain,
is expected to be met on a site-by-site / phase-by-phase
basis.

As the build out of Skerningham is expected to take until
2050 to complete, it is not appropriate for this Masterplan

to define the precise costs associated with the the common
allocation infrastructure, given that costs are likely to change
over this time. Each applicant should instead discuss, where
justified, appropriate and proportionate contributions,

and also delivery mechanisms, for the delivery of shared
infrastructure.

Phase 1 (2025 - 2031)

Residential

« Land to the west of the East Coast Mainline (‘Beaumont
Hill”’ Character Area): 450 dwellings

+ Land to the east of the East Coast Mainline
(‘Barmpton Lane and Skerningham Lane East’ Character
Area): 450 dwellings

« Total: 900 dwellings

Other Land Uses

« Local convenience store on land west of the East Coast
Mainline (up to 400 square metres) (prior to occupation
of 450th dwelling)

«  Local community facilities on land east of the East Coast
Mainline (circa 600 square metres) (prior to occupation of
450th dwelling)

Environmental

« Enhancements to the ‘Manor House View’, ‘Skerningham
Woods’ and ‘Skerningham Lane West’ Character
Areas (including increasing public accessibility and
landscaping)

- Biodiversity Net Gain, to be focused on land to the north
of the site

«  Public Open Space, within the development cells, with
potential for Allotments / Community Orchards on part of
the land in the Manor House View Character Area

«  Sport and Recreational provision

- Mitigation for Nutrient Neutrality

« Incorporation of low carbon technology into the Energy
Strategy

Transport

Land west of the East Coast Mainline:

«  Primary access (roundabout) from A167

«  Section of Local Distributor Road between A167 and East
Coast Mainline

- Pedestrian/cycle connection to A167

«  Proportionate financial contribution towards A66 Little
Burdon Roundabout

- Financial contribution for sustainable transport measures
within vicinity of site

- Financial contribution towards A167/Burtree Lane
Junction improvements

- Financial contribution towards A1150/Thompson Street
East Roundabout Improvements

Land east of the East Coast Mainline:

«  Vehicular access points from Barmpton Lane

« Localised improvements to Barmpton Lane and its
junction with Whinbush Way

«  Pedestrian/cycle connection to Barmpton Lane

«  Proportionate financial contribution towards A66 Little
Burdon Roundabout

- Financial contribution for sustainable transport measures
within vicinity of site

- Financial contribution towards A1150 / Thompson Street
East Roundabout Improvements (if required)

+  Explore extension to Bus Service No.10 into Phase 1



Figure 7.1 Phase 1 Plan
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Phase 2 (2031 - 2033)

Residential

Land to the west of the East Coast Mainline (‘Beaumont
Hill’ Character Area): 150 dwellings (Now complete)
« Land to the east of the East Coast Mainline

(‘Skerningham Lane East’ Character Area): 150 dwellings
«  Overall Total: 1,200 dwellings

Transport
Land west of the East Coast Mainline:

A167/Burtree Lane Junction Improvements delivered by
DBC, following payment of contribution
Environmental

Financial contribution for sustainable transport measures
within vicinity of site (relating to the remaining 150

dwellings on land west of the East Coast Mainline)
Enhancements to the ‘Quarry Woods’ Character

Area (including increasing public accessibility and
landscaping)

Land east of the East Coast Mainline: \
« Delivery of section of LDR between Barmpton Lane and r
Bishopton Lane .‘ 3
. Biodiversity Net Gain - Financial contribution for sustainable transport measures r,
- Public Open Space within vicinity of site
«  Sport and Recreational provision
32
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Figure 7.2 Phase 2 Plan
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Phase 3 (2033 - 2036)

Residential

Environmental
Land to the east of the East Coast Mainline
(‘Skerningham Lane East’ Character Area): 250 dwellings

- Enhancements to the ‘Barmpton Forest’ Character Area
Overall Total: 1,450 dwellings

(including increasing public accessibility and landscaping)
Biodiversity Net Gain
Other Land Uses

Neighbourhood Centre (prior to occupation of 750th

Public Open Space (including Allotments and Playing Pitches in
the Neighbourhood Centre)
dwelling on east of the East Coast Mainline)

Sport and Recreational provision
Review requirement for Primary School(s) and Secondary ~ Transport
School (review to take place prior to occupation of
1,450th dwelling)

N
«  DBC commence delivery of local road network improvements,
following payment of contribution(s)

i -
Extension to existing bus route to serve Neighbourhood Centre .
Assess impact of the development at the A1 (M) Junction 59

Figure 7.3 Phase 3 Plan
Skerningham | Comprehensive Masterplan (November 2024)
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Phase 4 (2036 - 2041)

Residential

Land to the east of the East Coast Mainline

(‘Skerningham Lane East’ and ‘Skerningham Lane West’
and Character Areas): 850 dwellings

Overall Total: 2,300 dwellings

Environmental

Biodiversity Net Gain
Other Land Uses

=
«  Public Open Space
«  Sport and Recreational provision
«  Delivery of Primary School and/or Secondary School Transport
(pending review) .
« Release of employment land subject to demonstrable
need and/or Local Plan Review

.

Bridge over the East Coast Mainline

Completion of Local Distributor Road in its entirety (prior
to occupation of 1,500th dwelling)

A66/Little Burdon Circulatory (to be delivered by DBC/
National Highways)

/!

Pedestrian/cycle connections to social infrastructure and !
green infrastructure north of the LDR
34
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Figure 7.4 Phase 4 Plan
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Phase 5 (2041 - 2045)

Residential

Land to the east of the East Coast Mainline

(‘Skerningham Lane West’ and Character Area): 750
Overall Total: 3,050 dwellings

Environmental

Biodiversity Net Gain
Public Open Space

Sport and Recreational provision

! L ]
Transport

/
Vehicular access via secondary roads, connecting to
primary roads delivered through earlier phases

Pedestrian/cycle connections to social infrastructure and
green infrastructure north of the LDR

Figure 7.5 Phase 5 Plan
Skerningham | Comprehensive Masterplan (November 2024)
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Phase 6 (2045 - 2050)

v : .
N —i_ &\ ;
Residential
Land to the east of the East Coast Mainline
(‘Skerningham Lane West’ and Character Area): 650
dwellings
Overall Total: 3,700 dwellings

Environmental

Enhancements to the ‘Skerningham Woods’ Character
Area (including increasing public accessibility and
landscaping)
Biodiversity Net Gain
Public Open Space

Sport and Recreational provision

Transport

Vehicular access via secondary roads, connecting to

primary roads delivered through earlier phases
Pedestrian/cycle connections

=0
[

Figure 7.6 Phase 6 Plan



8 | Conclusion

The Masterplan (including infrastructure phasing plan)
addresses the requirements of Policy H 10 of the Darlington
Local Plan — it informs the mix of uses, layout, scale, design,
provision of local and strategic infrastructure including
social and community facilities and phasing of the proposed
development.

It also demonstrates how the development will achieve the
vision and objectives identified for Skerningham.

The Masterplan has been shaped by joint working

between Darlington Borough Council, Banks Property and
Skerningham Estates Ltd, with the latter two being the lead
developers of the development. It has also been prepared in
consultation with the community and other stakeholders.

The Masterplan sets out a framework for the delivery

of Skerningham and forms part of a suite of documents
(including the adopted Local Plan and Design Code) which
will ensure a high quality of development is achieved in line
with the Garden City Principles.

The community infrastructure identified will be secured via
Section 106 Legal Agreement and planning conditions as
appropriate as part of the planning application process.

The delivery of the site is anticipated to be around 25
years and it will therefore exceed the current Local Plan
period (which runs to 2036). Key infrastructure has been
identified and is programmed within the various phases of
development. Any further infrastructure required will be
secured through the planning application process.

As the delivery of the site extends beyond the plan period
(2036), it is appropriate to review the policy requirements
and infrastructure requirements as part of any review of the
Local Plan. A review of the Local Plan should also assess
the need for the employment uses on land to the south east
corner of the allocation.

The chart opposite provides a summary illustration of when
the identified infrastructure will be delivered against the
housing delivery and timeline of the development.

Given the timescales involved in building out the site,
the Masterplan will be reviewed from time to time as
circumstances necessitate.

4,000

3,500

3,000

2,500

2,000

1,500 1,200

900

Number of units delivered

1,000

500

Phase 1 Phase 2
(2025 - 2031) (2031-2033)

Site Preparation (including creation of access points
from A167 and Barmpton Lane)

Completion of section of Local Distributor Road
between A167 and the East Coast Mainline; and

Delivery of Local Community Facilities

Completion of section of Local Distributor Road
between Barmpton Lane and Bishopton Lane

Figure 8.1: Delivery Trajectory

2,300
1,450
Phase 3 Phase 4
(2033 - 2036) (2036 - 2041)

Neighbourhood Centre Implemented

Completion of Phase 3 (including review of need for
primary school(s), secondary school, and for strategic
employment land release)

Completion of Local Distributor Road (including bridge
over East Coast Mainline)

3,700
3,050
Phase 5 Phase 6
(2041 - 2045) (2045 - 2050)

. Delivery in western part of allocation

. Delivery in eastern part of allocation
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