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Foreword

Your plan for Middleton St George Parish!

The Middleton St George Neighbourhood Plan sets out a vision, stj@ftives and a range of
policies for our parish for the period to 2036. It has been shaped by community engagenient.
preparation ofour plan has been led by the Parish Council, with most of the work being undertaken
by a small steering group of Parish Councillors. The work on the plan has been supported by an
independent planning consultant, paid for by a grant from Locality, a GovermBuaty which helps

local communities to develop their plan addition, the Parish Council has received further technical
support to assist with important evidence base documents on housing need and design.

The plan will be useby Darlington Borough Countil decide whether to approve or refuse planning
applications in the neighbourhood areBor example, anyone wishing to build houses in the parish
will be expected to accord with the policies within it. It widahelp to protect our heritage and
natural assets.

The steering group have put in a huge amount of work to get to this point and on behalf of Middleton
St George Parish Council | would like to thank all those who have inputted to it.

ClirHazel Bullok
Chair, Middleton St George Parish Council
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1.1

1.2

1.3

1.4

15

1.6

1.7

Introduction

Background taneighbourhood planning

Neighbourhood planning is a right for communities introduced through the Localism Act 2011.
Neighbourhoodplans are communityed, prepared byown andparishcouncils Theyset out
guidance on how new development will be manage@ihey do this by creating land use
WLX I y Yy A Y TFPlans;zdn Ad€nk vBth @ wide range of issues like housing, employment,
heritage and transport.In some cases, they may only focus on one or two issues that are of
particular importance in a local areaPolicies withinneighbourhoodplans cannot block
development or support less than already committed in st@tutory developmenplan. What

they can do is shape where that development will go and what it will look like

Neighbourhoodblans can also a@r issues which are not related to the use and development

of land. They can provide a useful document in whictown or parish council can establish

priorities for action to improve theirareat KS&4S | N8B 2F 4GSy NI THINNB/RL Qide
However, he main purpose of aeighbourhoodplan is to set policies for the use and
development of land.

Once aneighbourhoodplan has been: examined by amdependentexaminer; agreed at the
NEFSNBYRdzy aidl 3S oe& (K S(brdughOintd legd rcey bpythloéal T | Y R
planningauthority, it becomes part of the statutory development plaRlanning law requires

that planning applications are determined in accordance with the development plan, unless
material planning considerationsdicate otherwise.

Planning context

As they are part of the development plan, neighbourhood planstbe prepared in line with

legal requirements. The way in which neighbourhood plans are prepared and the policies they
containaretested by an indepedent examiner who assessg K SG KSNJ 6§ KS LI Iy YSSi
O2yRAGA2YyaQ G2 SyadaNB (KSe panBust: SIFtfte O02YLIE A
Have regard to national planning policy and guidance;

Be in general conformity with the strategic policies of tleelopment plan;

Contribute to the achievement of sustainable development; and

Be compatible with European obligations.

= =4 —a A

National planning policy and guidance
National planning policy and guidance is set out inrthtonal planningpolicy framework and
national planningpracticeguidance respectively.

Developmentplan ¢ strategic policies

The strategic policies of the development plan for Darlington are dediwithin the Darlington
Local Plan 2018036 which was adopted in February 2022 (available at
https://microsites.darlington.gov.uk/locablan/).

The Middleton St GeorgéNeighbourhood P 0 Wi KS LJ | y QU Kdthitheo SSy A
adoptedDarlington Local Plan 20®36andassociatecevidence base.
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1.8

1.9

1.10

1.11

1.12

1.13

Sustainable development

The purpose of the planning system is to help achieve sustainable development as defined by

the national planningpolicy framework This specifies that the presumption in favour of
sustainable development should be the basis for every plan and every planning decision. In
ONARSTI Wadzaldl Ayl ofS RSOSt2LIYSYydQ Aa |o2dzi 3INE
sodal progress for this and future generations. The basic conditions statentleat,
accompanieshis plan, explaindiow the implementation of the plan is expected to contribute

to sustainable development.

Legalbbligations

Neighbourhood plans must be compatible wikkgal obligations, specificallghe strategic
environmental assessmemtegulations and habitats regulationsthrough an appropriate
assessment. Thstrategic environmental assessment procéssa way of ensuring that the
environmental implications of policies are taken into account befdem$ are brought into
force. Theappropriate assessmenirocess aims to ensure that the plan will not result in
significant damage to internationally important nature conservation sitBarlingtonBorough
Gouncilprovided a screening opinian whethera strategic environmental assessmearid/ or
appropriate assessmentas required for the plan The screening opinion is available on the
Darlington Borough Councivebsite. The conclusion was th#te neighbourhood plan is
unlikely to result in signifant environmental impacts and as such does not neatrategic
environmental assessmentn addition, that the neighbourhood plan will not have a significant
effect in relation to thehabitat regulations.

Background to theMiddleton St GeorgeNeighbourhood Plan

On 14 May 20D, the Middleton St George Neighbourhood Area was designhatelddnington
Borough CouncilThe plan area comprises the parish of Middleton St George, excluding land at
Teessiddnternational Airport, see figure 1 The process of preparing the plan begantire
springof 2019, when residents wereskedfor feedbackon adraft vision and objectives for the
plan. Tls wasinformed by earlier workindertaken by the former Middleton St George Parish
Council that existed poi to parish boundary changes in 2016

Earlyengagement informed the preparation afpresubmission draft plarwhich was subject
to consultationfrom Septembeto November 2020 The draft plamdentified:

9 The context in which the plan has been prepaceah overview oMiddleton St George
the opportunities and challengefor the plan to address;

1 Apositive visionfor the future of theMiddleton St Georg&leighbourhood Plan area;

1 How the vision of the plawill bedelivered through planning policiese. the policies that
will be used to determine planning applicationsithin the plan area- providing a
framework for sustainable development; and

1 How the vision of the plan will béelivered through communityactionsi.e. measures
which areintended to encourage action and influence decisioteken by relevant
bodies.

The period covered by the plan is2036 this alignsvith the DarlingtonLocal Plan. During this
period, the neighbourhood plan Wbe reviewed and updated wirerequired.

The plan wasmended to take account of the representations received on thespitemission
draft plan and submitted to Darlington Borough Council for examinatioA consultation
statement has been prepared, this sets out how engagement has informed the submission draft
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1.14

plan and is available on our websitdongside theother backgrounddocuments that hag
informed the preparation of thplan: http://middleton -st-george.org.uk/neighbourhoocglan/

In January 2022, Darlington Borough Council appointed an examiner to conduct the
examination of the plan. The examination concluded that the plan met all necessary &gal te
subject to some modifications being made. Those changes are incorporateahiatsion of

the plan, whichwassubject of a local referendurmon 11 August 2022 The majority of thas

who voted were in favour of making the neighbourhood plan. flae has been brought into
force legally and will be usediimaking decisions on planning applicati@mshe neighbourhood

area

ity ) S L =
3 Middleton St George
Neighbourhood Area Boundary

&y
.
|| 8 pagumgron
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2.1

2.2

2.3

24

2.5

The key issues for thliddleton St GeorgéNeighbourhood Plan

Backgroundo Middleton St George

The growth of theparish

Middleton St Georgés located apprrimately five miles to the east @farlington Town Centre
and 10 miles to the west of Stockton and Middlesbroudbhevelopment in the plan areis
largely a product of the ¥9century, although it has much earlier origindhe villageof
Middleton St Georgeleveloped following th@peningof the Stocktorand Darlington railway
the route of which liesd the nothern side of the villageTheStockton and Darlington Railway
was the first public steam railway in the woddd qened in 1825.Part of the route through
the plan area is a puigcl bridleway Middleton St George maintains its railway link with Dinsdale
Station on the branch line from Darlington, via Middlesbrough to Saltburn

Various phases ofhe development of the parish followed, includirthe creation of RAF
Middleton St Georgewhich wagbuilt to the east of the village during the Second World War
The RAF continued to use the base after the war but withdrew in .19%6was reopened as
Teesgle International Airport in 1968ater renamed Durham Tees Valley Airpartd now
renamed Teesside International Airpoitthe airport still operates and provides limited services
to Aberdeen andAmsterdam as well abeing the home for local flying cluband aviation
companies.

Middleton St George hasignificanthistorical interest The village has an industrial past with a
substantial foundry and several other factories having been situtttece. Over time, these
have disappeared and those employedDarlington and Teesside primarily inhabit the area.
Middleton St George is nhow predominantly residential.

Populationand housing

Until the mid-1990s the parish ofMiddleton § George was relatively small, with a population
of approximately 1,800.However, following the demise of industry and the availability of
brownfield sites, the population grew rapidl The population at the time of the 2011 census
was 4,337

The 2011 Census reveals thla¢ parishhasa higher proportion of people in the 4%5 and 85
and over age categories than bafrarlington and EnglandThe 6584 age group is roughly in
line with Darlington and England, but it is thel® and 1624 age groups where Middleton St
George has a lower populatighan those wider areasSqg while the parishpopulation may be
expected to age faster than thaorough, i chief demographic challengetise deficitin the
younger replacement population.

0-15 16-24 25-44 45-64 65-84 85 and over

0.35

o
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o
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o
o
o o

mMiddleton St George Darlington England

Figure2: Age structure (201@ensus)
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2.6 With regard to householdomposition the parishdiffers from Darlington Borougtas there are

lower numbers of one person households and more families. However, the plan area has a
notably higher proportion of family households with abildren.

Tablel: Household composition (by household) 2011

2.7

Household composition 'é'::‘::;on St Darlington England
One person household Total 24 9% 32.4% 302%
Aged 65 and over 9.5% 13.1% 12.4%
Other 15.4% 19.2% 17 9%
One family only Total 70.9% 62.9% 61.8%
All aged 65 and over 8.8% 8.3% 8.1%
With no children 234% 18.5% 17 6%
With dependent children 291% 27 1% 26.5%
All children Non-Dependent 9.6% 91% 9.6%
Other household types Total 4 2% 47% 8.0%

In terms of dwelling type, the 2011 census shows that there were 1811 households in Middleton

St Georgeliving in 821 detached houses, 488nidetached 335 terraced houses and 153 flats.

The plan area is characterised by a proportion of detached houses that is almost twice as large

Fd 5FNIAy3IiG2yQa gAlGK &Ai 3yetaehedandteiraced honges S NJ LINE L.

Table2: accommodation type, 2011

2.8

2.9

2.10

- Middleton St "
Dwelling type George Darlington England
Whole house or bungalow Detached 60.2% 31.1% 22 4%
Semi-detached 22.8% 31.5% 31.2%
Terraced 12.9% 24 9% 24 5%
Flat, maisonette or Purpose-built block of flats or 21% 10.0% 16.4%
apartment tenement
Parts of a converted or shared 14% 139 38%
house
In commercial building 0.5% 0.9% 1.0%

Services, facilities and connadgty

Theplanareahas a number of shops. The primary one is a small Londis convenience store,
which also houses a post offic&here is also a second small convenience store, the Country
Harvest.Other shops include a small pet shop, a picture framer, a barber, two hairdressers and
a betting shop Other services and facilities includa: GP surgeryveterinary surgery
takeawaysthree public housesand a hotel

Schooling is provided fo4- to 11yearold OKA f RNBY |4 GKS { i DS2NBSC
Academy, which is a voluntary aided schodlhe school is relatively moderhaving been

construced on the site of the previous school, which was destroyed by fire in 2888ondary

education is available fotl- to 16-yearold children at Hurworth School which is located
approximately 4.6 miles from the villageutside the plan areagnd to whichchildren from the

village are transported by busSecondary education fatl- to 16-yearold children is also
F@FAtroftS aG {4 ! ARFYyQa |/ Kd@d Kutsiflefthe Plgindated)y R | OF
which is located approximately four miles from thilage

A range of leisure and amenity facilities are available in the plan area. There is a recreation
ANRPdzy R 6KAOK AYyO2NLIR NI GSa | Inaddtord, eByE@al LI | &
established cricket club and a community centre, which offers a range of leisure pursuits. The
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communitycentre is close to thevater park. Thewater park consists of three former reservoirs,
which have been decommissioned and are now usgdpursuits such as fishing and model
boating There is alsa multruse games areahich used to be one of the reservairs

2.11 Theplan areahas a number ofights of way including one which follows the route of the
original1825railway line (National @je Route 14) and runs through the Whinnies Local Nature
Reserve.The Teesdale Way lomtjstance footpath also follows the river close to Middleton
One Row.

Environment

2.12 Residents of the plan area benefit from easy access to a wealth of green sipacekng the
water park; thewhinniesNature Reserve;Haxby Roadnd Station Road play areas and sports
field; The Frontand three allotmentsites. There area number ofimportant environmental
designations within the plan area, includitige Whinnies tacal Nature Reserve woodland
priority habitatand land on the national forest inventoryThe Neasham Fen Site of Special
Scientific Interest lies just outside the plan aiie@ Neasham Parish.

2.13 Theplan areasits within two landscape character areas. The area surrounding Middleton St
DS2NHS FyR hl]1 ¢NBS A& OF{iS3I2NRaSR |a WaiRRT.
plateaunorth of the River Tees. To the southyrfr Middleton One Row, the area lies within
GKS w¢eSSa zIffSeqQ OKlndidedvaldyNdutinNgBthesRiver Xeisdh | R NJ
views over the flood plain and valley. Key landscape features across the plan area include
woodland the River Teeand its associated riverbanks.

2.14 Part of Middleton St George and Middleton One Row is a Conservation Area, the character is
provided by large gardens and open spaces which run down from The Front at Middleton One
Row to the banks of the River Teddiddleton Lane is also an important part of tepecial
character of the area The plan area contains 16 listed buildings, all of which are grade Il apart
from one, Low Middleton Halwhich is grade II*. Tower Hillmotte castle is a scheduled
monument, which includes well-preservedNorman motte situated in a prominent position
overlooking the River Teeslhere is also a deserted medieval villagfdNest Hartburn) north
of the A&, which is also a scheduled monent. A historic Roman Road links Tower Hill
9F NI Kg2N] & | vy i Middetay @né Roiv withMaiddefos St George

Key issues

2.15 Early engagementdentified that there were a number of importantissues for the
neighbourhood plan to look to addresacluding the
1 Importance ofthe naturaland builtenvironmentand the heritage of the area;
1 Impact of insensitive new housing development on the character of the area;
91 Lack of affordable housing;
1 Concern over the level of development coming forward dexck of infrastructure to
support it;
Traffic levelshighway safety
The need to protect important open spaces from developmang
1 Impact of the ageing population

=a =

2.16 Thefeedback from early engagemeimformed the preparation of the vision and objeas/for
the neighbourhood plan as well as the planning policies and community actions, which present
opportunities to tackle théssueddentified.
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3. Vision and objectives
Vision

3.1 The vision sets out what thdiddleton St Georg@&leighbourhood Plamtends to achieve over
the plan period to 2036, it inforsiall of the policies and community actions contained within
the plan.

Vision

By 2036 the Middleton St George Neighbourhood Plan Area will comprise a sustainakl
cohesive community. Improvements will hédeen made to the local environment and th
management of trafficwhich enhance the quality of life of residents

Middleton St George will provide accessible local facilities and its communities well-be
connected, via sustainable transport routes, to Darlington Town Centre and the wider
Valley area, whilst remaining visually distinct and separate from the conurbation.

The histori@nd natural environment of the area will have been maintairsd enhanced
for future generations by ensuring new development is of an appropriate scale and de

Objectives

3.2 To deliver the vision, four objectives have been developed. The objectives clearly relate to the
issues identified through early engagementhe planning policies and community actions
contained withinthe plan will deliver the objectives.

Objective 1- Quality of life
1 Ensuring new development: is sustainable and embeds sustainable constr
techniques and renewable energy; maintains and enhances local distinctiveneg
contributes positively to the built, historic and natural environment of the plan a

Objective 2- Community weltbeing
1 Building on the diverse needs of existing and future residents. Supportin
provision of different types of housing that people can afford and meet ident
needs and ensuring the local community have access to the sgnimdeastructure
and facilities they need.

Objective 3- Sustainable economy
1 Supporting the economy of the plan area, particularly srsedile enterprises.

Objective 4- Connectivity
I Ensuring that the environmental quality of the plan area is protedigctffectively
managing traffic as well as promotiagcess to sustainable modes of transport, wh
connect people effectively and efficiently to the social, economic, educati
recreational and cultural facilities which they require odag+to-daybasis.
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4.1

4.2

4.3

Quality of life

Background

Thequality of lifewithin the plan areas highly valuedy local residents, thig/asconfirmed
during early engagement on the planThe local communitywant to ensure that new
development contributes positively to thiauilt, historic and natural environment of the plan
area. As well as achieving a balance between development and protecting important green
spaces.This is recognised withjplanobjective 1.

Sustainable development

National planning policgxplains that the purpose of the planning system is to contributié¢o
achievement of sustainable developmerthighlighsthree overarching objectivggconomic,
socialand environmental)which areinterdependent and need to be pursued in mutually
supportive ways. National planning policyherefore includes a presumption in favour of
sustainable development Theneighbourhoodplan has an important role inupporting the
delivery of sustainable development. PolM$A requires all new development proposals to
be determined in accordance with the presumption in favour of sustainable developridtis
policywill support the delivery of all the objectives of the plan.

Policy MSG1: Sustainable development

A presumption in favour of sustainable development will be exercised in the determin
of planning applications In seeking to ensure that development is sustainable, it wil
necessary to demonstrate hogkevelopment, where appropriateyould:
a. Make efficient and effective use of land, by encouraging these of previously
developedland and buildings where gsible;
b. Minimise the impact and mitigate the likely effects of climate change;
c. Minimise any impact on amenity for new and existing residents, business and
land uses in the vicinity of the proposed development;
d. Protect or enhance the significancéheritage assets and their settings;
Support the health and webleing of the local community;
Ensure the quality of biodiversitgs well as thenatural and waterenvironment is
maintained and enhanced;
g. Address contamination or land instability issuaisd
h. Ensure that all infrastructure necessary to make the development acceptal
planning terms is either in place or can be provideidnning permission will only b
granted subject to suitable enforceable measures being secured for the provis
new or improved infrastructure in a timely manner, when it is required, in orde
serve the development.

a0}

Design

Good design is a kegpect of sustainable developmeiitcreates better places in which people
live and work. Its fundamental to what the planning and development process should deliver
and will ensure that new development contributes positively to the local environnserd
therefore enhances the quality of life dfie localcommunity.
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4.4 As part of the evidence base supporting the preparation of the plaaconsultancyAECOM
prepared a design guideo inform policy development. The desigunide explains the evolutio
of the settlement pattern of the parish, describ@sovementand streets, landscape and
heritage, neighbourhood structure as welligsbuilt form and character. The design guide also
includesdesign codes which armcorporated as annex 3 to this plan. The design vision
identified as part of the work on the design guide is set out below, as are the design aims.

Thedesignvision

The standard of all new housisghemes will improve significantigth thoughtfully
designed nevihomes thatcontribute to the overaltharacter and local distinctiveneskthe
parish. These homes will giell in their landscape, movemeand builtform contexts
adding tothe sense of place with modern lsénsitive designs based on lopetcedents.

Thelocalcommunity and theparish counciwill be engaged by developers and have the
ideas for how and where to develop the village listenedTiwelocalauthority will have this
clear evidence tmform their decisions on planning applications.

The villageand community will take significant strides towards being carbon neutral ang

welcome any exemplar schemes following on from the Waterside bungalows examp

diverse range of sustainability measures will be promoted by different developers and

houses should prove popular due to unique designs and low energy costs. Most meas
be on a home by home basis for new build rather than area wide solutions.

The village will continue to benefit from a great array of facilities and activitiesvillduge
will also display its identity and diverse history in several key focal spaces including th
community hub and the Square through public art, landscaping schemes and signa
Welcoming pedestrian and cycling environments and-itisance cyle connections will se
cyclists visit the Square and use the local cafes and pubs, using the more welcoming
seating space.

Development on the primary routes through the villages will improve and establish a
and diverse buildinfrontage that provides a good sense of enclosure to these main str
The three sulsettlements will remain separated by green gaps and hold on to their un

identity and different roles within the parish. The public realm will be reclaimed as a

for people not cars via key public realm projects.

Development on the edge of the village will respect its landscape context and retal
significant green corridors around public rights of way that allow for views outwards &
pleasant walking andycling leisure routes back into the village, creating a Afutictional
green network for recreation use.

Design aimg making Middleton St George Distinctive

1. A parish of historic character, not a villageburb to Darlington
2. 1 WIANBISIYI 3SQ SAGK | JFENASGeEe 2F INBSY
being carbomeutral, with an innovative outlook;

1 http://middleton -st-george.org.uk/neighbourhoocglan/
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4.5 The design vision, aims and codetate to all new development within the plan area. The

4.6

A parish of three sulsettlements: Middleton One Row, Middleton St George and
Tree;

A diverse parish community with higiuality affordable housing that meets loc
needs; and

An attractive, safe and characterful parish with a range of strong, distinctive iden

design codesek to ensure that the parish grows sensitivahd that it does so in consultation

with the local community The sensitive growth of the plan area, as a series of unique
settlements within the widemparish,will only be realised by a strong commitment to detail
design, sustainability and the focus to deliver developments that respond to the unique

character of the plan area and are not just aalil housing estates

PolicyMS@ therefore encourages high qualignd sustainable designit alsodefinesthe key
principles that should be addressed as part of proposals for new developmbifét seeking
to ensure the plan does not place unnecessary restrictions on new developrmbatpolicyis
cross cutting and will help to deliver all plan objectives.

Policy MSG2: Design

Development should conserve local distinctiveness by demonstrating high quality ¢
which both respectand responds to thexisting character of the are# shoud accord with
the requirements of the Middleton St George Design Code (aBnebevelopment will be
supported where it:

a.

b.
C.

Where a design and access statement is required as part adiraipg application, there
should be a clear demonstration of how the proposal has responded to the above prin
as well aghe design codesas an integral part of the design process.

Maintains and where possible enhances the character of the locality, paying part
attention to appearance, size, scale and density;

Uses materials which complement those of adjoining and surrounding buildings
Conservesind where possiblenhanceghe significance of heritage assets and th
setting;

Takes account of the topography and natural features of the site and conside
impact of the development when viewed from surrounding areas of countryside
Respects established building lines and creates boundaries and roof lines that
keeping with the street scene;

Demonstrates a commitment to sustainable design to minireisergy use;
Provides adequate refuse and recycling storage, which is incorporated int
scheme to minimise visual impact;

Adopts the principles of sustainable drainage, where appropriate;

Ensures the development will not prejudice the amenity oftitare occupiers or thai
of adjacent properties in terms of overshadowing, loss of light, dominance, Io
privacy, noise or general disturbance;

Ensures that lighting associated with the development will not have a signif
effect on residential am@ity or wildlife;

Would not result in unacceptable levels of noise, air or water pollution; and
Creates a safe, accessible and welhnected environment that meets the needs
its users.
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4.7

4.8

4.9

4.10

Embedding energy efficiency and renewable energy

The building regulations address the standard of energy efficienegvirbuildings. However,
neighbourhood plans can provide further guidance to seek to ensure that energy efficiency
considerations have guided the design proceBRis includes the coifgration of opportunities

to incorporate passive design measures, such as maximising the potential for solar gain and
natural ventilation through the siting, orientation and layout of development. Other key
considerations include the potential tncorporate renewable energy, water cycling and waste
reduction.

It is acknowledged that emy forms of renewable energyeneration can be installed on existing
properties under permitted development rightsuch as ground source heat pung solar
parels. Policy MSG3 provides a positive framework which supports new developrieits
maximise the ability to embed energy efficiency and renewable energy meadustsuld be

noted that the policy is not seeking tapply new technical standasd it identifies criteriaon

how new development can help reduce greenhouse gas emissions, in accordance with
paragraph 18 of the NPPFThisapproach should support the delivery of plan objectives 1 and

2.

Policy MSG3: Embedding energy efficiency aedewable energy

Developmens which embeda commitment to sustainable desigmd constructiorwill be
supported In order to assesthis commitmentwhere appropriateand viable consideration
should be given to how the development

a. Incorporates passive design measures to improve the efficiency of heating, cq

ventilation and lighting;

b. Includes measures to reduce waste generated during construction andesikare
is appropriate storage space and segregation facilities foyctable and non
recyclable waste;

Ensures that energy and water efficiency measures are incorporated,;

Aims to meetappropriate technical standargs

Incorporates orsite energy generation from renewable sources; and

Reduces energy demands of historicilthimgs, subject to compliance with othg
relevant policies on historic assets.

~o a0

Where a design and access statement is required as part of a planning application, ther
be a clear demonstration of how the proposal has responded t@bwe asan inegral part
of the design development process.

General location of new development

The adopted DarlingtonLocal Plan defireedevelopment limitsfor Middleton St Georgand
Middleton One Rowvhich include the Local Plan site allocation at Maxgate Farm and current
housing commitmentsThese are shown on map 1.

Development Limits are not defined in the Local Plan for Oak. Tireeal Plan Policy SH1 on

settlement hierarchy states that hy f @ (G K2a$S LX I O0Sa 6AGK RSTFAYS
classified as settlements for the purposes of this Poliait areas outside the Development
[AYAGAE INB G2 086 NBIFNRSR a wO2dzy iNBAARSQ dzy
(inclRAYy 3 t2f A0ASAE 9mMX 9H YR 900éd 5S@St2LIVSy
against the relevant policies on development in the countryside.
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4.11 The purposes of development limits are to manage the location of new development and
protect the countrysié from unsuitable development, preventing the merger of settlements
and maintaining their characterNational planning policy identifies that planning policies and

decisions should avoid the development of isolated homes in the countryside unless specific

criteria are met.

4.12 The Darlington Local Plan includes strategic Policies E4 on economic development in the
countryside and H7 on housing development in the countrysidiee development of new
community facilities will be considered againstriihgtonLocal Plan Policy IN10.

4.13

4.14

Map 1: Darlington Local Plan Development Limits

DARLINGTON LOCAL PLAN POLICIES ////
MIDDLETON ST GEORGE

I ; Development Limits (H3)
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Green infrastructure

Thenational planning policy framewortefines green infrastructure at!

ySis2N)

functional greerand bluespace and other natural featuresirban and rurg which is capable

of delivering a wide range of environmentaktonomic and health and wellbeing benefits for

nature, climate, local and wider communities and prosp€rityAs a network, green

infrastructure can include parks, open spaces, playing fields, woodlands, street trees,
allotments and private gardendt can also include: streams, canals and other water bodies and

features such as green roofs and wakss green infrastructure is close where people liveit
can play a key role in supporting the health of the local communiityalso supports wildlife,
climate change mitigation and adaptation, as well as helping to improve air quality.

PolicyMSGI! therefore seeks to protect and where practical improve tireen infrastructure
network of the plan areasupporting the delivery of plasbjectives 1 and 2 The identification

Middleton-st-georgeorg.uk
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has been informed bgllocations within thedevelopment plan, including thBarlington Green
Infrastructure Strateg’.

4.15 Thegreen infrastructure identified on the policies mgmnex 1)ncludes: wildlife networks and
corridors,green wedgs,open spacescluding parkand informal open spaces, playing pitches,
allotments public rights of waytransport corridors inluding railway routes (both active and
abandoned)trees and woodlandsprivate gardensand linkages to the wider countrysidéhe
green infrastructure network has a strong link with the public rights of way network and
therefore providesvital linkages from the buitip area to the countrysideThe key elements
of the green infrastructure network includ&@he Whinnies,the water park the route of the
former Stockton and Darlington Railwamora HallTheFront, Teesdale Wagndthe banks
of the River Tees.

Policy MS@: Green Infrastructure

New development should seek to protect and where practical, improveeateind green
infrastructure. The following green infrastructure is identified in the Darlington Local Pla
1 The rural gaps between Middleton St George and Middleton One Row, Middlet
George and Oak Tree;
9 The green corridors along the River Tees and the A67;
9 The historic route of the Stockton Darlington railway; and
9 The rural parkland of Middleton Hall.

The Policies Map in the MSG Neighbourhood Réamex 1)defines other locally importan
green infrastructure.

Development affecting green infrastructure will be assessed against policies in the Dar
Local Plan, in particular Policies ENV3 and ENV4

Rural Gaps

4.16 The Darlington Local Plan defines Rural Gaps between Middleton St George and Middleton One

Row and secondly between Middleton St George and Oak Tree (see MBEpeyillages in the

plan area have developed separately over time #meke gaps remain important to the rural

settlement pattern, to the character of the rural area and to its reside®arlington Local Plan

Policy ENV3 together with Policy H7 and Policy E4, will protect the rural gaps, conserving the

character, opennesand links to the wider landscape in order to maintain the attractiveness of

0KS . 2NRdzZZ3KQa aSidtSySyda IyR GKSANI aStdidAay3ao
4.17 The Middleton St GeorgPesign Code recognises the importance of the gaps between the

settlements to maintaining their separatedditities.

4.18 The Middleton One Row Conservation Area Character Appraisal (2010) highlights the
importance of the open green area along Middleton Lane to the character of the Conservation
Area.

4.19 Darlington Local Plan Policy ENV1 seeks to safeguard theaog@hwithin conservation areas
FYR adliSa a5S5S0St2LISyid Attt y2i4 6S LISNX¥AGGSR

2 https://microsites.darlington.gov.uk/locgblan/documentlibrary/darlingtonsgreeninfrastructurestrategy/
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open spaces within or adjacent to conservation areas where the existing openness makes a
positive contribution to the characteor appearance of the area or its setting, including
landscape and townscape and views into or from the area, unless the public benefit
RSY2Yy&aGN)Iofe 2dz2igSAITIKEA GKS KI NYPE

Map 2: Darlington Local Plan Rural Gaps
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Biodiversity

4.20 The plan areancludes a wide range of species and haisftincluding: The Whinnies Local
Nature Reserve, woodland priority habitand land on the national forest inventoryThe
Whinnies can be seen on Map 3 below (extract from the Darlington Local Plan Policies Map)
which is also a designated Local Wildlife Shigere are alsanany siteswithin the plan area
whichprovide important habitats, such aSheWaterpark,the former Stockton and Darlington
Railway route trackbedhe Fronithe three allotmentsitesandthe field at Almora HallThere
have been a number diird, flora and fauna surveys undertakenTaie Front, whichidentify
that there is a plethora ofauna and floraand the site is visited by a number of birds.

4.21 PolicyMS@ therefore seeks to protect and enhanb@diversity across the plan aread will
support the delivery of plan objective 1

3 Informationobtained from: Natural England (Magic Map)
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4.22

4.23

Map 3: Darlington Local Plan Local Nature Reserve & Locéifé\Slide

DARLINGTON LOCAL PLAN POLICIES
MIDDLETON ST GEORGE

Local Nature Reserve (ENVT7)
E=]  Local Widitte Sites (ENVT)
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Policy MSG: Biodiversity

Development should protect and enhance biodiversiBroposals should demonstrate how
minimum of 10% biodiversity net gains will be achiev&tiere should beo loss or significan
harm to biodiversity sites, protected species or their habitats. Where development w
result in the loss or significant harm to biodiversity, applicants will be required to demons
that the adverse impacts will be adequatejtigated, or as a last resort compensated for

Development proposals will be assessed against Darlington Local Plan Policies EN
ENVS.

Local green space

Green spaces are a vital patfta vibrant and healyhcommunity and are of great importance
to the character and idertly of a place. They are vadfor a wide range of reasons including:
visual amenityhistoric significance; recreational value; tranquillity; and richness of wildlife.
Uncontrolled changes to green spaces aaevocably alte their special character or intrinsic
value.

National planningpolicy enablesieighbourhoodplansto designate areas of local green space
for special protection, thereby preventing development on these sites other than in very special
circumstances.These spaces do not need to be publicly accessible but mustreasonably
close proximity to the ammunity they serve as well as beirdpmonstrably special to thwe,
holding a particular local significanc&he designation cannot be applied to an extensive trac
of land.
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4.24 The sites listed in polidS@ and shown on the policies mgpnnex 1)are designated as local
green space as they meet the criteria set out within national policy and guidance. A background
paper has been prepared to outline the reasons why the sites are of particular importance to
the local community and to explain the process that led to their desigrtatibne designation
of the sites assistwith the delivery of plan objectivel and 2.

4.25 The following sites shown on Map 4 have also been designated as Local Green Space in the
Dailington Local Plan: a. Water Park, Station Road b. Station Road Playing Field and Playground
c. Land off Middleton Lane, after Pine Tree Grove d. Almora Hall field, off Middleton Lane.

Map 4: Darlington Local Plan Local Green Space

DARLINGTON LOCAL PLAN POLICIES
MIDDLETON ST GEORGE

»;__: Local Green Space (ENV6)

§ o

Policy MS@: Local Geen Space

The following areas, as defined on the policies rteamex 1) are designated as local gres
spacewhichwill be protected from developmerit a manner consistent with the protectio
of land within the Green Belt

LG®1 TheWhinnies

LG®2 Former Stockton and Darlington Railway Route and Trackbed in MSG

LG®3 Haxby Road Play Area and former cornmill site

LG®4 Tower Hill to The Front, Middleton One Row

LG®5 The War Memorial and Garden

LG®6 The FrontMiddleton One Row

LGS7 { i DS2NHBSQa / KdzZNOK | YR DNRdzyRa

LG®88 Belle Vue Allotments, Belle Vue Terrace

LGH9 Killinghall Row Allotments, Killinghall Row

4 http://middleton -st-george.org.uk/neighbourhooglan/
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4.26

4.27

4.28

LGSQ Sadberge Road Allotments

Management of any development within these local green spaces brigonsistent with
national policy on Green Belts. eelopmentof the land will not be permittedother than
where very special circumstances can be demonstratéery special circumstances will n
exist unless the potential harm to the loagleen space by reason of inappropriateness

other harm is clearly outweighed by other considerations.

Protected open space

There are many areas of open space which are valued for their local amenity aradl for
formal and informalecreational purposes, but which do not meet the criteria for designation
as local green space.

The sites listed in polidylSG and shown on the policies mgannex l)are proposed to be

protected as theyare important to the local community A backgrond paper has been
prepared to outline the reasons why the sites are impottand to explain the process that led
to their designatioh The designation of the sites assisith the delivery of plan objectives 1
and 2.

The policy sets out how open smashould be provided as part of new development in
accordance with standards set out in Darlington Local Plan Policy BNi¢3.ocal Plan policy
requires that developments of 20 dwellings (or 0.2 hectares) or more, orresidential
developments of 1,000m gross floorspace or more will be expected to deliver new green
infrastructure to meet the additional need generated byetbevelopment This is subject to

the quantity, quality and accessibility of existing provision and based on a calculation which has
regard to the standards and costs contained in the adopted Planning Obligations Supplementary
Planning Document, or its placement For smaller development schemes, in areas of open
space deficiency, financial contributions will be sought towardsitherovement of green
infrastructure in the local areaThe policy and supporting tegrovide further guidance and a
standad formula to calculate the contribution required.

Policy MS@: Protected open space

The following areas of open space, as defined on the policies (avapex 1) have been
identified as contributing to local amenity and character and will be protected f
development:

POS Thegreen at the Greenway

POSQ Thegreen at Grendon Gardens

POS Thegreen atHunters Green

PO94 Thegreen at Woolsington Drive

POS Thegreen at Ropner Gardens

POS$ TheCricket Field anBowling Green

POS OakKTree Estate

POBSIDS2NESAaQ / 2F 9 ! OFRSY@ LXtFreAay3a ¥F)

POSNorth of Alexandria Drive, Virginia Estate

5 http://middle ton-st-george.org.uk/neighbourhooglan/
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Development thatvouldresult in the loss of protected open spaaill be considered againg
Darlington Local Plan Policy ENV4g.

New open space should be provided as part of new development in accordance wit
Green Infrastructure Standards set out in Darlington Local Plan Policy ENV5

Heritage assets

4.29 Heritage assetsan either be designated or nadesignated. Designateabsets have statutory
status within the plan area and includehedded monumentslisted buildingsand conservation
areas. A noflesignated asset is a building, monument, site, place, area or landbeajpey a
degreeof heritage significance meriting consideration in planning decisions, but which do not
meet the criteria for designated heritage asset

4.30 The glossary of theational planning policframework definesa heritage asset as
Wl 0dzZAf RAY3AX Y2ydzYSyids aaasSz LXIFOSTI I NBI 2 N
significance meriting consideration in planning decisions, because of itsgeenitzrest. It
includes designated heritage assets and assets identified by the local planning authority
OAYy Ot dzZRAY3 20t fAAGAY3I0DPQ

4.31 National planning policy highlighthat heritage assets re an irreplaceable resourcand
requires them to beonserved in a manner appropriate to their significan&kso, that planning
decisiors affecting a heritage asset are required to be based on a sound understanding of the
significance of the asset and the impact of the proposatheai significance.

4.32 Middleton St Georgénas a diverse heritaganost notably its links with the Stockton and
Darlington Railwagnd Roman occupation, as well tee RAF baséd.ocal heritage is important
to the local communitynot only its designated hedte assetsThe early origins of the village
have resulted in the parish containing fascinating archaegiagiudingthe scheduled Norma
motte andbaileycastleat Middleton One Row There is also the deserted medieval village of
WestHartburn, north of the A67, which is also a scheduled monumésta resli, there is a
high potential for important archaeological remainssiarvive in the parishparticularlyaround
the scheduled moumenssk YR G KS | NBI (2 GKS i8BRmegkandies | NR &
Roman Road, Rikenild Street.

4.33 Middleton One Rowis designated as a conservation area and the plan area cortéilisted
buildings,all of which are grade Il apart from orleow Mddleton Hall, which is grade II*The
Middleton One RovConservation Area Character Apprais&i1() provides an overview of the
historical development of the area, spatial and character anafgsigell as information of loss,
intrusion and damage to #h conservation area.The character appraisal explains that the
landscape setting of the area has a major impact on its charadtetescribes the impact of
Roman occupatioand links with the Normans and Saxorisalsohighlights that there is high
potential for archaeological remainparticularly within the conservation area.

4.34 The parish councisupports the objectives and delivery programme of tB&ckton and
Darlington Railwayderitage Actiorzoneand is seeking we in which the local community can
be involved As part of the heritage action zone, a pilot conservation area is lm@ingidered
based on the track bed between the A66 Darlington Bypass and Mill Ldneaddition the
parish council established thdiddleton St George Stockton and Darlington Heritage Steering
Groupwith the assistance of the Friends of Stockton and Darlingaiway. The groupis
assembling a package of enhancement projects around the former station which will collectively
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create he Fighting Cocks Rail Heritageib. It is hoped that all of the work witielp to
rejuvenate and restore the route of the historic railway and to help redtseotential to
become a major heritage attraction and visitor destination in the build upt$02D25
bicentenary. Theheritage assets of the Stockton and Darlington Railway are described in the
2016historic environment audit Appendix 5 of the audit describes the route within the parish
and makes recommendations for the protection and managetf its assets

4.35 Early engagement on th@an identified strong support for the protection and enhancement of
heritage assets across the plan ard2olicyMSG8 therefore seeks to ensure that appropriate
weight is given to thémpact of a developmentnpposal on the significance of a heritage asset
supporting the delivery of plan objective 1.

Policy MS@: Heritage assets

Where a development may impact on a heritage asset, applicants should provide inforr]

that describes thesignificance of any heritage assets affected by the proposed developr,

including any contribution made by their setting. In the determination of developn

proposals:

a. Great weight will be given to the conservation of a designated heritage asset &r|

harm or loss to its significance will require clear and convincing justificatiq
accordance with national policy; and

b. A balanced judgment will be required to fully consider the effects of any develop

proposals affecting a nedesignated heritagasset, having regard to the scale of g

harm or loss and the significance of the heritage asset.

Development proposals that affect a designated or non designated heritage asset v
considered against Darlington Local Plan Policy ENV1.
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5.1

5.2

53

54

Community weltbeing

Background

National planning polichighlights thatthe planning system has an important role to play in
creating healthy, inclusiveommunities. A healthy communityis definedas a good place to
grow up and grow old ina community which supports healthy behaviours and supports
reductions in health inequalities.

Plan objective 2 seeks to bdibn the strong sense of community across the plan avndalst
recognising the diverse needs of existing and future residdthtcknowledges that supporting
the provision of different types of housirtgat people can afford, as well as that which meets
identified needscan support community welbeing. In addition, objective 2 seeks to ensure
that the local community has acsgto the services and facilitidneeds.

Housing mixincluding affordable housing

National planning policyequires neighbourhoodlansto positively support the strategic
policies for the area and should not promote less development than is required by the local
plan. Akey role for the plan is to provide a policy framework to support the provision of a mix
of homes to meet local need#n order to inform the preparation of the plan, the parish council
commissioned a housing needssessmentprepared by AECORbnsultants,as part of the
IJ2PSNYYSyiQa GSOKYyROFf &adzZIll2 NI LINRPAINF YYS

The housing needs assessment was prepared prior todbptaon of the Darlington Local Plan.
The element of the assessment that considered the level of housing needed in the area has
been supersededly Darlington_ocal Plan Policy H1, which sets a neighbourhood area housing
requirement of 860 dwellings for Mdleton St George. The requirement is based on the
number of dwellings that are expected to be built on housing allocations and commitments in
the neighbourhood plan area between 2021 and 2086ncludes one housing allocation and
five housing commitmeets (sites with existing planning permissionKey issues from the
housing needs assessment were:

1 The plan areas characterised by an unusually high proportion of home ownership, as
opposed to private and social renting

1 The annual income required fomaarket sale home, in terms of mortgage availability and
not including the cost of the deposits 77% higher than the average net household
income locally

1 The rate of private renting in Middleton St George increased by 250% in the decade
between 2001 an@011;

1 The social rented sector in thgtan areas small. Asthis is the only secure tenure within
reach of singleearning households on lower quartile incomes the number of social or
affordable rented homes should be increased wherever possalpie

1 There is aneed to improve affordability ithe plan areaacross all tenures Therefore,
newresidential development should ensure a substantial proportion of smaller dwellings.
Increasing the proportion of smaller homes and more affordable types shaifulth
rebalance the housing stock in favour of options that are both suitable to the population
profile as it evolves over time and that will combat growing affordability challenges

6 http://middleton -st-george.org.uk/neighbourhooglan/
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55

5.6

5.7

5.8

5.9

5.10

Toseek toensure that a range and choice of housing is availablex@htiouse sizes, types and
tenures will be required to be providedrough new development The plan does not propose
specific requirementsor different housing typestenuresand sizess it is acknowledged that
the need forthis can change over time-However, it is noted that Middleton Hall Retirement
Villageis an important facilitywhich provides accommodation for the older populatioAn
important element of the assessment of current housing needs is set out withiNlitiéleton

St George Housinlleeds Assessment (200 and the DarlingtorStrategic Housing Market
Assessment 2020. These documents should be used to guide decisions on planning
applications. PolicyMS@ requires consideration of the need for particular heugpesand
tenures in @cordance with Darlington Local Plan Policies H4 anasHfart of theassessment
of development proposajselping to deliver plan objective 2.

National planning policy requires that affordable housing provision should not be sought on
residential developments that are not major (less than 10 dwellings). However, where major
development is proposed there is the expectation that at least 10% ehtimes should be
available for affordable home ownership, unless this would exceed the level of affordable
housing required in the area or significantly prejudice the ability to meet the identified
affordable housing needs of specific groups.

The information contained within the housing needs assessment identifies the significant
affordability issues across the plan area. The provision of affordable housing is considered to
be vital to allow young people and young families to get on the hguisidder and stay within

the local community. Affordable housing could be available to buy or for rent.

Darlington Local Plan Policy H5 will be used to advise on the requirements for affordable
housing in the plan arearhis will support the delivery @lan objective 2.

Policy MS@®: Housing mix

Proposals for housing development will be encouraged to provide an appropriate n
housing types, sizes and tenures which have regard to local needs as identified with
most up to date Middleton SEeorge Housing Needs Assessment and the Darlington Strg
Housing Market Assessment or other relevant evidence, in accordance with Darlingtor
Plan Policy H4.

In order to meet the needs of people who are not able to access the general housiket
the provision of affordable housing will be expected in residential development schen
10 or more dwellings in accordance with Darlington Local Plan Policy H5. Within the pla
20% of housing development should be affordable housing whichlghze provided within
the development site in order to support the needs of the community and to suppori
development of a balanced community.

Community facilities

Community facilities are identified in theational planning policy frameworks: local shops,
meeting places, sports venues, open space, cultural buildipgllic housesand places of
worship. These facilities enhance the sustainability of local communities and residential
environments

There are a variety of community facilities across the plan area, incluhings; &GP surgery;
primary school; veterinarysurgery; hree public houses; a hotea recreation groundwith
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football pitch and play areacricket club community centre anda multruse games aredn
addition, there are a large number of community grougsibsand societieshat operate across
the plan areaincludingiocal history group; walking group; VElicket club; fishing clubmodel
boats clubpaby groupsas well ascouts and guides

5.11 Theavailability of the current level décilitieswithin the plan areare essential to support the
strong seise of community that existsPolicyMSGD therefore supports the provision of new
and enhancement of existing community facilities, as agdkeeking to resist the loss of existing
facilities this will assist witlthe delivery of plan objective Poliges MS® and MSQG support
the safeguarding of open spaces and will be used to consider any development proposals
affecting them.

Policy MSGQ: Community facilities

Development proposals to enhance the provision of community facilities wallipportedin
accordance with Darlington Local Plan Policy IN10Gualbjgct to the following criteria:
a. The proposal will not generate unacceptable noise, fumes, smell or other disturl
to adjoining properties;
b. The proposal will not have an adverse eapon highway safety; and
c. Access arrangements and sufficient-sfifeet parking can be satisfactorily provid
where practical without negatively impacting on adjoining uses.

Proposals that result in the loss @fcommunity facility will be consideredjainst Darlingtor|
Local Plan Policy IN10B and subject to points d, e and f.
d. The facility is no longer needed in its current form;
e. A replacement facility of sufficient size, layout and quality is to be provided g
alternative suitable location; or
f. It would not be economically viable or feasible to retain the facility and there i
reasonable prospect of securing an alternative community use of the land or bui

Allotments

5.12 There arghree allotmentsitesin the plan areat Belle Vue, Killinghall Ramd Sadberge Road
all are located within accessible locations in the heart of the local commuifitye allotments
are valued bwllotment holdersand their families The range andiekrsity of allotment holders
has improved ginificantly in recent yearsAllotmentsprovide significant physical and mental
health benefits as @l as the provision oflowers, fruit and vegetables. Allotments are also
part of the green infrastructure of the areaPolicy MSGI seeks to ensure thaexisting
allotments are protected, which will assist with the delivery of plan objedtiaed 2.

Policy MSG1: Allotments

The following allotment sites, as defined on the policies if@mex 1) will be protected from
development:

Al BelleVue;

A2 KillinghalRow; and

A3 Sadberg&oad.
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Development resulting in the loss of any of the allotment sites identified would onl
supported where:
a. The development provides significant social and, or economic benefits \
outweigh the importance bretaining the allotment; and
b. A replacement allotment of at least equivalent quality and quantity, in a conver
location for the users, is provided fit for use, prior to the loss of the allotment lar]
any part of it.

The provision of new allotmes will be supported to meet locally identified demand.

Infrastructure

5.13 The infrastructure requirements of new development will vary depending otyibe, scaleand
nature of the proposals. It could includbe provision of open spacepublic transport,
education leisure and medical facilitiesThe parish council has particular concern over the
impact of traffic within the areavhich is causing highway safe$gues and congestionThis is
most notably as a result of theidth of the roads and thie ability to cope with increasing traffic
levels this is made worse as a result of inappropriate parkifige community have expressed
concern over the access tbhe GP surgery since it moved from its previaestral location,
however it is still a valuable locasource

5.14 PolicyMSGZ2 therefore seeks to ensure that redgnificant adverse infrastructure impacts arise
as a result of new developments, supporting the deliversliodf the plan objectives.

Policy MSG2: Infrastructure

New developments will be required to provide or contribute to the infrastruct
requirements that are related to them. The necessary infrastructure, including improve
to existing infrastructure, should be made available to serve the development with
agreed timescale
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6.1

6.2

6.3

6.4

6.5

Sustainabledcal economy

Background

National policy requiresignificant weight to be placed on the need to support economic growth
and productivity Plan objective 3 seeks support the economy of the plan aregarticularly
smallscale enterprises.

Employmentand economic growth

The economy of the plan area grew around its links tortievay and theronworks There
were a number offactories, which have nogone. As a resultmost residents have ttravel
elsewhere to access employmenthe 2011 census identifies that most residents were
employed in human health and social work activiti@5%), followed by wholesale and retail
trade (L4%), educatiofl0%), manufacturinfl0%) and public administian (9%). In addition,
those living in the parishre highly qualified, with 34% having level 4 qualifications and above
Thereis also a high level of seifnployment in the parisfil3%).

Sustainable economic growth will be encouraged smgported in the plan area in accordance
with Darlington Local Plan Policies on the economy, built and natural environment and
residential amenity.

Tourism and leisure

Despite the historic and natural assets of the plan area, there is little tourisralajawment
However, the parish council are keen to suppappropriate facilities to develop the tourism
and leisure industry The parish council, as part of their involvement in the ¢ckton and
Darlington Railway Heritage Action Zone working group,i@adrly supporttourism and
leisure proposals linked to thmiilway to help realise its potential to become a major heritage
attraction and visitor destination.

Policy MSA3 therefore support proposaldor tourism and leisure developmentwvhilst
balancig this against the need to protect and enhance théinlisive and valued environment
supporting the delivery of plan objective 3.

Policy MSG2: Tourism and leisure

The development of new visitor attractions and leisure facilities, including the expans
existing burism and leisure businesseshould accord with Darlington Local Plan Policy
andshould be focused in théevelopment limitsof Middleton St GeorgandMiddleton One
Row Such developmentill be supported where:

a. The siting, scale, materials and design respect the character of the surroundin
and conserve and where possible enhance heritage assetsheir setting as well
asany naturalasses;

b. The proposal does not have an unacceptable adverse impact on amenity of ad
uses; and

c. The proposal is acceptable in terms of highway safety.

In the open countryside tourist attractions and leisure facilities will be supported where
be demorstrated that the proposed location is required to meet the needs of the busine
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Tourism development proposed as part of a farm diversification scheme should ensur
the primary agricultural function of the farm is retained.
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7.1

7.2

7.3

7.4

7.5

Connectivity

Background

National planning policgncourages a reduction in congestion and greenhouse gas emissions
through the introduction of measures which promotedacreasein the number of journeys
made by car Whilst the preparation of transport policy at a local level is primarily a matter for
the local planning authority, there are a wide range of areas wherghbourhoodplans can
influenceaccessibility includingsupporting the protection and enhancement aftive travel
routesand accessibility in new development

Plan objective 4 therefer seeks to promote sustainable modes of transport, to connect local
communities to the services and facilities they require, whilst ensuring the environmental
guality of the plan area is protected by effectively managing traffic.

Transport and new develoment

National planning policidentifies that planning policies should support a range of transport
modes, with priority given to walking, cycling and public transport as well as consideration of
disabled access. Policy M3Gherefore identifies the key considerations for developrhen
proposals across the plan area which will assist in the delivery of plan objective 4.

Policy MSG4: Transport and new development

Developmentwill be supported where it can be demonstrated tlitat
a. Will provide safe vehicular, cyclist angedestrian accessand which, where
appropriate connects to thevider walking and cycling netwark
b. Will not significantly impact on traffic flows on the highway network or t
appropriate mitigation measures can be secured and are undertaken; and
c. Makes stisfactory offroad parking provision.

Rights of Way

The walking and cyclingetworkincludethose routes that are used by pedestrians, cyclists and
horseriders. Theyprovide recreation and leisure opportunities aaldo promote healthy living.
Routescan includepublic footpaths, cycle routes and public bridleways

PolicyMSGB5 seeks to support proposals to improve or extend thekivegj and cycling network
within the plan area, as well as protecting existing routdhissupports the delivery of plan
objective4.

Policy MSGa: Rights of Way

Proposals tareate,improve or extend theights of waynetwork within the plan area will b¢
supported Thenetwork, asidentified on the policies magannex 1)will be protected from
development, unless:

a. There is a clear and demonstrable justification for the lodh@foute; and

b. A suitable alternative route will be provided within an agreed timescale

29| Page
Middleton-st-georgeorg.uk



Middleton St George Neighbourhood P(@9222036)

Annex1. Policies Maps
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Annex2: Community actions

As part of the process of developing theighbourhoodplan, some areas of community concerns

were identified that cannot be addressed through the planning systetowever, as part of the
neighbourhoodpt | YY Ay 3 LINE OS & dcomimkirfhydaO iDA 3y HFBO2 & A K | NB 2
Middleton St George Pari€bound. These proposals can be delivered in conjunction with other local
organisations.

Quality of life:

Community actionl: Wildflower meadow

The parish council will explore options to create wildflower areas, such as along Sadbergg
next to the allotments, along Yarm Road towards the airport and on other roadside edges.

Community action2: Stockton and Darlington Railway

The parish council will contribute to the delivery of the Heritage Action Zone programme to fy
improve the route of the former Stockton and Darlington Railway. This includes green corrid
access improvements. The parish council will also woatto work to deliver the Fighting Coc
Heritage Hub project and has set up the Middleton St George Stockton and Darlington H
Steering Group to progress thislthough separate from the Heritage Hub project, Platform 1

(formerly the Fighting €ks), has been included because of the pub's strong railway heritag
has been listed as a Community Asset (Asset of Community Value) under the Localism Aq
Community Group has been set up to help secure its future as suchpafiblecouncilwill, where
possible, continue to support theommunity group together with the Friends of Stocktand

Darlington Railway as part of the overall Fighting Cocks Heritage Hub project

Community action3: Interpretation boards

The parish council wikxplore options to install information boards at key parts of the par
including: The Water Park; The Front at Middleton One Row; and along the route of the f
Stockton and Darlington Railway line.

Community actiord: Dog fouling

Work with Darlington Borough Council to better control dog fouling across the plan area, inc
awareness raising, increasing bin provision and increasing patrols.

Community actionb: Overhead cables

Work with Darlington Borough Council tee the removal of overhead cables throughout f{
village.
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The parish council will work with Middle Oak Management Ltd to identify commuviltlife
projects which will be delivered in partnership.

The parish council will work wittey stakeholdersncluding community groupso seek to achiev
a net zero carbon future for the parish.

Community weltbeing:

To explore options for improvements to the current play area, including installation of equip
that can be used bgeople with disabilities, new seating, surface improvements and new ligh
cameras.

The parish council will explore options to: make improvements to street lighting (to provide lig
as far asthe boating club building); clear undergrowth on the reservoir banks, following
structural survey of the three ponds; extend and improve the trails; working with the comm
centre committee to improve both the access to and the increase in siteafar park that is use
by many waterpark and community centre users; and improve external security/ lighting fq
parish council building.

The parish council will explore options to provide méaeilities for young people, including t
creation of a bike track/ trail.

The parish council will explore options to provide more facilities for older people.

The parish council will explore options to make improvements to the ros#i games are
including installation of sensitive lighting and security measures. Hold discussions with Mi
Rangers Junidfootball Club, Darlington Borough Council and Durham Football Association.
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The parish council will explore options to create a community garden for all residents to enjo
could include growingreas.

Work with Darlington Borough Council and the policy to tackle issues of antisocial behaviou
effectively.

Connectivity:

Towork with Darlington Borough Council to implement measures which improve the sxfdig
highway network across the plan areaParticularly openingup the threeway junction and
improved lighting at High Scroggs Farm and railway bridge at Yarm Raddasdniinked to recen
planning approvalsin addition ensuring action is takegainst the parking of vehicles on doul
yellow lines andoadside footways In order to monitor the highway network in the future t
parish council will seek to purchasa& additional traffic monitorand explore options for thg
installation of speed cameras

To work with Darlington Borough Council, transport providers and other stakeholders sAge
UK, to seek to develop innovative schemes which improve accessibility to key services and f
Particularly, increangthe frequency of bus services to key locations, such as the GP surge

Work with Darlington Borough Council teliver improvements to paths at Sadberge Road
Belle Vue allotmentand also the creation of a new lit path from thatrance to theairporton the
A67, parallel to The Whinnies Nature Reserve.

The parish council will explore options to make improvements to the unadopted road lead
the cricket club from Station Road

The parish councilhrough input to the development management process, will seek to ensur
development provides appropriate path and cwedy links from estate roads to the existi
footpath and cycleway network.
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Annex3: Design Codes

MIDDLETON ST GEORGE DESIGN GUIDE |

5.0 DESIGN CODES

5.1. Introduction

The distinguishing features of design codes in this report

can be described as follows. (adapted from Preparing

Design Codes, CABE 2016):

+ They are set of graphic, and to a lesser extent, written,
rules that are technical in nature;

+ They establish with precision the design considerations
of a development or area;

* Theyare based on a design vision such as a masterplan
or other form of design framework for a site or area;

+ They are three dimensional in scope, and focus
primarily on urban design considerations;

* They focus on the essential and mandatory design
characteristics of a particular development; and

+ They can also include provisions which are advisory or
optional.

Due to the non-site specific nature of these codes, a general
vritten code form that can be applied to existing and new
development is highly appropriate for this circumstance.

5.2 The National Design Guide

The National Design Guide is now available and together
with Building For Life 12 provides an excellent set of tools to
guide projects from the strategic through to the detail. The
topics in this Design Code are mapped against it below and
further detail to refer to is available here.

The Rules of Assembly and Character Response
Across the whole village area we have determined some
key ‘rules of assembly’ for how to build in context and also
positive and negative spatial characteristics that will be
helpful in generating locally distinctive and contextually
sensitive development.

As such the Codes propose how development must
integrate generally in both spatial terms but also in character
terms, focussing on the sense of place in the three sub-
settlements. As such the codes are not site specific and they
refer to a variety of different situations, including potential
infill and extensions to the village areas.

The Design Codes (DC)

DC1 All of the following codes must be taken into
consideration in the development of design proposals. The
codes are not intended to stifie designers’ creativity and
cannot cover all circumstances and potential responses
and therefore departures or exceptions will be required to
be justified in line with the spirit of the code and resolved via
consultation.

Community Consultation (CC)

CCA1 Consultation with the community and regular
communication and liaison with community groups must
form a key part of the design process from an early stage
through to submissions.

Building for Life 12 and National Design Guide Statement
SS1 Major Developments must provide both an ongoing/
updated Building for Life 12 Assessment and a statement to
show how each of the National Design Guide topics has or

vill been taken into account within the design process.

Middleton-st-georgeorg.uk
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| MIDDLETON ST GEORGE DESIGN GUIDE

Distinctly Darlington (2009)
Characterisation Criteria

National Design Guide
topics

CONTEXT CONTEXT

LANDSCAPE NATURE

SPACE + MOVEMENT MOVEMENT /PUBLIC
SPACES

GRAIN + DENSITY BUILT FORM

HEIGHT + SKYLINE BUILT FORM

MASSING + ROOFSCAPE BUILT FORM

MATERIALS HOMES AND
BUILDINGS

DETAILS HOMES AND
BUILDINGS

» See National Design Guide | USES

« See National Design Guide | LIFESPAN

« See National Design Guide | RESOURCES

IDENTITY

Figure 15: Table comparing Distinctly Dariington (2009)
characterisation criteria to the National Design Guide (2018)

topics

Character Area 1
(=
2 Character Area 2

[ ="}
L_,Chumws

S Gunew

Figure 16: Character areas plan

| PAGE31

Middleton-st-georgeorg.uk

36| Page



Middleton St George Neighbourhood Pl@20222036)

MIDDLETON ST GEORGE DESIGN GUIDE |

CONTEXT (C)

CA Mitigate Air Quality and Noise issues

Mitigate the potential negative issues associated with
bypass traffic, including noise and air guality to the north
through building frontage, garden orientation and envelope
design.

c2 Retain Green Gap 1

Maintain a Green Gap between Middleton St. George and
Oak Tree to the east in order to preserve the distinct identity
and sense of place whilst integrating them through ease of
movement and connectivity in all of its many senses.

Cc.3 Retain Green Gap 2

c4 Response to Landscape Character

Respond to the landscape character adjacent to the villages,
which is predominantly Middleton Farmland on most sides
which can be used as a design cue for facing development.
Likewise at One Row then the southern edge must be
informed by the River Tees Valley landscape (see 2.2.1).

C5 Operational safety of Tees Valley Airport
Development must not affect the operation and safety of the
Tees Valley airport through reflectivity, lighting, protrusion or
any other material way.

ce Reference Parish history

Maintain a Green Gap between Middleton St. George and Enhance the appreciation and understanding of local c1 Mitigate potential air quality and noise issues
Middleton One Row to the south for the same reasons as history, strengthening and opening up further opportunities

the above but with the added imperative of protecting and to create and display local identity by design. Public art,

enhancing the significance of the conservation area. signage and interpretative material must all be explored.

c2 Green Gaps between settlements C3 Green Gaps between settlements Ce Insignia: Reference Parish history

PAGE32 | ]
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| MIDDLETON ST GEORGE DESIGN GUIDE

LANDSCAPE (L)

L1 Landscape structure

Development must respond to the pattern of field enclosure,
hedgerow and other landscape features adjacent to the
village. Often this will tie in with the drainage patterns,
topography and public rights of way which can structure
development and provide green breaks leading into and
around the village.

L2 Views and vistas

Development must retain identified views and vistas to
the surrounding landscape (see Figure 4 and also the
Conservation Area Character Appraisal). These may be
modified to extend streets but the principle should be to
retain a view at the end of a street that already has one
or keep a close sense of connection to the countryside.
If development covers a green field site then a clear and
legible green route (see also L5) should be provided out.

L3 Topography

Development must respond to the natural form of
topography. For example, streets and buildings must be
oriented to run either with the contours (along the siope) or
against the slope, i.e. uphill (give or take 30" each way).

L4 Access to the countryside

Access to the countryside must be maintained and legible
via green and pleasant routes where it exists currently or
where there is opportunity to create one (see also L2). Green
routes should be a minimum of 6-12m landscape corridor
not including built development except multi-paths.

L3 Topography L4

Access to the countryside - Thorntree Gardens

‘I Middleton
| One Row
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MIDDLETON ST GEORGE DESIGN GUIDE | |

L5 Multi-functional green network

Green spaces, landscape features and planting must be
linked to form multi-functional green network for ecological
connectivity and recreation. Links can be delivered ina
variety of forms and at a variety of scales but must connect
in order to serve any ecological needs such as bat and
mouse foraging routes.

L6 Community Forest

Locate opportunities to plant new woodland within major
development based on the non-statutory land based
designation of Community Forest. This can help to return the
area to a pre-agrarian level of tree cover and biodiversity.

Communiy Forest

L7 Landscape Character design response

Transform an understanding of landscape character into
locally distinctive design. For example, woodland can inform
the character of development both in a relational sense (the
setting) or by designing a local woodland-housing typology.

L8 Trees a Focal Points

Trees should be planted as a way to generate a sense of
place in new development over the longer term, for example
a single mature tree, not overpowered by an over-engineered
road layout can form a key focal point.

L7 Landscape Character design response L8 Trees a Focal Points
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| MIDDLETON ST GEORGE DESIGN GUIDE

SPACE + MOVEMEN

S1. Main streets / main frontage enclosure

The main frontages follow the main village streets (see
diagrams) and have the most bearing on perceived
character of the village to people moving within or through.
Development sites which include a main frontage must
provide an attractive built-frontage to give enclosure

to streets as is typically found, ie. close to the back of
pavement. Where buildings are set back further (max. 10m)
boundary treatments will be critical to maintaining a joined-
up front.

Negative examples:

« Garages or parking courts must not form the frontage
along main streets; parking to the front of homes is
prohibited on these streets unless within a walled
courtyard with gates / piers or already existing;

« Single-storey dwellings must not be positioned along
these streets as these do not provide sufficient
enclosure (over the longer term single storey dwellings
along main streets should be development options);

* Rear plot boundaries must not face onto these streets
and if they do so boundaries must not be simply closed
board timber fence or any type of security fencing.
Extensive blank facades will not be allowed.

. i XN
S.1 Main streets/ frontages - see page 11 for full diagram

"“%“Poor built-form frontage: single storey
dwellings facing main street (Yarm Road)

Poor enclosure - parking eourt facing Station
Road (main street) with single storey.dwellings

Traditional low brick boundary wall with main
entrances defined by piers along Stgtion Road
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Middleton-st-georgeorg.uk

40| Page



Middleton St George Neighbourhood Pl@20222036)

MIDDLETON ST GEORGE DESIGN GUIDE | |

Positive examples:

* Two and occasional three-storey buildings must face
the main streets to provide proper enclosure and a
Jjoined up built form is also required;

« Terraced, semi-detached and detached buildings must
face these streets and furthermore be attached via
walis or built boundaries;

* Buildings must create a rhythm to the street front that
is human in scale and wider buildings broken down into
segments to add interest.

'Marker building on the main frontage along
The Front (One Row)

* Buildings must be set close to the back of pavement or
with small front gardens (max. 10m) and where set back
include boundary treatments.

ust create a rhythm to the Car parking dominates frontage,"small front

Buildings m
istreetfrontthatisshuman in scale gardens with low front boundary walls needed

PAGE 36 ]

41| Page
Middleton-st-georgeorg.uk



Middleton St George Neighbourhood Pl@20222036)

S2. Key Nodes and Minor Nodes

Nodes are spaces where main routes come together and p
have significance, above simple a junction. They are a major -
focus for identity within the village, often attracting the main
local services and extra expenditure on the public realm.

Development on the main nodes should aim to reinforce
the identity of the village through the design of the public
realm and possibly public art. They are important points for
wayfinding and legibility also, aswell as meeting places and
resting places. They should attract and advertise the village
to those passing through and serve the needs of residents.

The Square - highways dominated space, an
unattractive pedestrian space = less successful

Negative examples:

* Highways infrastructure and associated signage /
street furniture must not dominate these spaces, a
comfortable and attractive place identity is key in these
spaces which must be a focus for village life / services;

* Turning circles and vehicle tracking must be
demonstrated to reduce space allocated to vehicles
and so reduce traffic speeds alongside;

* Shared space design must notimpair the ability of guide
dogs to navigate sarely around the public realm (60mm
kerb minimum).

public realm design.en-
vity.and calms traffic

S2. - Key ode and Minor Nodes - Poynton precedent

MIDDLETON ST GEORGE DESIGN GUIDE
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MIDDLETON ST GEORGE DESIGN GUIDE | |

Positive examples:

* Public space should be rebalanced for pedestrian/
wheelchair users and comfortable bicycle/mobility
scooter movement over vehicles;

« Street design should produce informal, intimate village
spaces for all, where people can rest, interact and enjoy
watching the world go by.

* Provide spill out space (for cafes and shops) and street
furniture for rest to enable a range of social activity to
occur in the public realm.

M1. Levelaccess

All streets must be improved for pedestrians/ wheelchair
users and for comfortable bicycle/ mobility scooter
movement alongside vehicles and particularly at junctions
and crossings where raised tables are beneficial.

M2. Public Rights of Way in new development
Where new development runs alongside a Public Right
of Way then it must be incorporated within a generous
landscape corridor to maintain legible links to the
countryside and retain the amenity and enjoyment of the
existing PRoOW.

M3. Street type and hierarchy RS
New street design must integrate with the existing hierarchy \ %
and will generally provide lower order, intimate streets for the M)l E )‘ E
purposes of residential access. Kgﬂ 7 '6 ® 3w e R =
M2. Public Rights of Way incorporated in Green Corridor M3. Extract of route hierarchy - see page 11 for full diagram
PAGE38 | |
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GRAIN +D G/D)

G Variety in plot sizes

Plotand garden sizes should vary with building sizes.
Likewise gaps between buildings should vary depending on
building type and size. This is a very basic lesson of setting
out residential areas with character and ‘not just another
estate’, too often perceived as cramming housing on a site
with no appreciation for the setting. Putting houses close
together or joining them is not a bad thing initself but it is
more complex than that to make a street with character.

Positive examples:

* The villa types typically found in Oak Tree have a plot [ : £
that is larger and this allows the landscape to show = -
through, providing a setting to the building and a
character context to the neighbourhood based on it;

* The narrow plots of the joined-up terraces along the
main streets in Middleton St. George give a strong level
of definition to the street and therefore a more enclosed
village setting that has its own character;

* The Virginia estate has relatively wide plots with front
gardens and verges which alter the setting, providing ‘ E - ;
green, spacious streets but can be car dominated. Glenclos fa Close set detached houses appear crammed

L
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MIDDLETON ST GEORGE DESIGN GUIDE |

G2 Variety in Building Types

Terraces, semi-detached and detached houses should be
used in carefully considered combinations and places to
create a considered, joined-up street scene and reinforce
character without creating mono-cuitures of single types.
For example; detached houses make good header buildings
that terminate a street vista; pairs of semi- detached can
create a more formal rnythmand a terraced row can help
create a more enclosed intimate street or courtyard.

G.3 Building footprints

Building footprints must typically be residential in scale but
varied in size to help create diverse new developments that
serve a range of housing needs.

D1. Density ranges
The density of any major development must respond to the
existing ranges identified for each of the sub-settiements,
compliant with policy minimum;

* Middleton St. George: up to 40 Dwellings per Hectare;

* Oak Tree: up to 25 Dwellings per Hectare;

* One Row; Up to 25 Dwellings per Hectare;

D2. Density Setting

The density of development must consider the adjacent
development that it shares boundaries and/ or frontage onto
the public realm with so as not to overwhelm or underwhelm,
whilst also complementing the street scene.

-

. ddleton St

. George
; > “‘I.

G.2 Building types variety

»~  Middleton = |
¥~ -, _.4One Row |
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| | MIDDLETON ST GEORGE DESIGN GUIDE

HEIGHT + SKYLINE (H/S)

HA Storey Heights
Storey heights should be between 1.5 - 2.5 storeys where
half-storeys must be in the roofspace . ‘Single-storey’

dwellings must either have rooms in the roofspace or ; 2 ‘) 5 4.5410¢6) Hovne
potential for conversion. 3 storey buildings will be exceptions

-~

for example in the local centre where there may be e
alternative ground floor uses. %0 I&Y o =
Sl Breaking the Skyline PeAMNG +

Only special buildings (ie. community, institutional or
other distinct uses for the benefit of the wider community) % \ S \\§
should penetrate the typical skyline and be of sufficient &_ :_‘\_"_;S_-:' AR R RN R R R R

architectural merit to warrant the exceptional circumstance.

HA Storey Heights

S2. Heights Variation

Adjacent buildings should not vary in height by more
than a half storey (max. 2m between eves heights) in new
development, also where development continues from
existing buildings.

S3 Vistas and horizons

Views to the countryside from from development streets
should not be closed off but retained to keep the sense of
connection. Retaining paddocks for this purpose can help
create a semi-rural feel. Where new development extends
it should aim to keep these view corridors or meet existing
homes with an open green space to reduce loss of amenity.

S.2 Heights variation S.3 Vistas and horizons - Chapel Street viéw outtoa
site that has planning permission for 330 houses
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