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1. INTRODUCTION 

 

1.1 Outline planning consent (all matters reserved save for access 

from Durham Road) for residential development of up to 40 

dwellings on land north of Thorpe Thewles is sought on behalf of 

Simon Studholme & Sarah Hirst.  

 

1.2 This statement deals with issues of design and access. It clearly 

defines the parameters of the development proposals and 

demonstrates how they have evolved following a detailed 

analysis of the application site and the locality to establish 

constraints and opportunities. The statement, along with others, 

also sets out how the proposals will result in a high quality 

sustainable development that is acceptable in all respects having 

regard to the Development Plan in force for the area and all other 

material considerations (including the National Planning Policy 

Framework.  

 

 

 

  Accompanying Documentation  

 

1.3 This statement should be read in conjunction with the following 

information, which has also been submitted as part of the 

planning submission:  

 

• Planning Statement;  

• Landscape & Visual Appraisal;  

• Ecology Report;  

• Flood Risk Assessment;  

• Geophysical Survey;  

• Contamination Study;  

• Transport Statement; and  

• Tree Survey  

 

1.4 The structure and content of the statement has been informed by 

the Development Management Procedure Order 2010 and CABE 

document ‘Design & Access Statements: How to Write, Read & Use 
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Them.’ These documents provide guidance on the content of 

Design & Access Statements, which can be summarised as 

follows:  

 
i. Assessment – analysis of the physical, social and 

economic and planning policy context relating to the 
site;  

ii. Evaluation – analysis of the constraints and 
opportunities presented by the site to inform the overall 
design solution;  

iii. Design – analysis of the design solution in terms of Use 
& Amount, Layout, Scale, Landscaping, Appearance and 
Accessibility  

 
Structure of the Statement  
 

1.5 This Design and Access Statement is structured as follows:  

 

Section 2 outlines the relevant planning policy context in 

respect of design and access considerations.  

Section 3 analyses location and the built and natural 

context of the site and it surroundings.  

Section 4 Sets out the design and access considerations 

that have been taken into account and informed the 

design proposals for the site. This includes an 

assessment of the site’s constraints and opportunities, 

the evolution of the design, use & amount, layout, scale, 

appearance, landscaping, accessibility and matters of 

sustainable construction.  

         Section 5 draws conclusions on the overall findings of 

the statement.  
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2. PLANNING POLICY CONTEXT  

 
2.1 Section 38(6) of the Planning & Compulsory Purchase Act 2004 

states that the statutory Development Plan will continue to be the 

starting point in the consideration of planning applications for the 

development or use of land, unless material considerations 

indicate otherwise. 

 

2.2 The Development Plan therefore provides the essential 

framework for planning decisions.  When conflicts between Local 

Plan policies arise, decisions should be taken in the light of all 

material considerations, including local priorities and needs, 

guided by relevant national policy. 

 
2.3 In respect of the application/appeal site, the Development Plan 

comprises: 

 
• The Stockton on Tees Local Plan 1997 (Saved Policies); 

• The Stockton on Tees Local Plan Alteration Number One 

2006 (Saved Policies); and 

• The Stockton on Tees LDF Core Strategy DPD 2010. 

 

DEVELOPMENT PLAN 
 

2.4 This statement looks at each of these documents in relation to 

matters of design and access only. All other matters considered 

relevant to the determination of the application, including matters 

relating to the principle of development and housing land issues, 

are addressed within the supporting Planning Statement and 

other supporting documents.  

 

2.5 The following policies are considered relevant to the 

determination of the application in respect of issues of design and 

access:- 

• Policy CS3 – Sustainable Living and Climate Change; and  

• Policy CS8 – Housing Mix and Affordable Housing 

Provision  
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National Planning Policy  
 

National Planning Policy Framework (March 2012) 
 

2.6 The National Planning Policy Framework (NPPF) sets out Central 

Government’s planning polices for England & Wales. It makes 

clear that the purpose of the planning system is to contribute to 

the achievement of sustainable development.  

 

2.7 The NPPF advises at Paragraph 7 that there are 3 dimensions to 

sustainable development: economic, social and environmental. 

The ‘roles’ can be summarised as:-  

 

Economic – Contributing to building a strong, responsive 

and competitive economy, by ensuring sufficient land of 

the right type is available in the right places at the right 

time to support growth and innovation  

Social – Providing a supply of housing required to meet 

the needs of the present and future generations: and by 

creating a high quality built environment, with accessible 

local services that reflect the community’s needs and 

support its health, social and cultural well-being.  

Environmental – Contributing to protecting and 

enhancing our natural, built and historic environment.  

 
2.8 Paragraph 9 advises seeking to achieve sustainable design 

involves seeking positive improvements in the quality of the built, 

natural and historic environment and people’s quality of life. In 

practice this means, amongst other things – 

 

• Moving from a net loss of bio-diversity to achieving net 

gains for nature;  

• Replacing poor design with better design,  

• Widening the choice of high quality homes 

 
2.9 Paragraph 17 sets out the Government’s Core Planning Principles 

that should underpin ‘plan making’ and ‘decision taking’. In 

respect of matters of design and accessibility the following are 

relevant:-  
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• ‘Always seek to secure high quality design and a good standard 

of amenity for all existing and future occupants of land 

buildings’;  

• ‘Actively manage patters of growth to make the fullest possible 

use of public transport, walking and cycling, and focus 

significant development in locations which are or can be made 

sustainable;  

• ‘Take account of and support local strategies to improve health, 

social and cultural wellbeing for all, and deliver sufficient 

community and cultural facilities and services to meet local 

needs.’ 

 

2.10 Section 7 (Requiring Good Design) of the NPPF advises that the 

Government attaches great importance to the design of the built 

environment and that good design is indivisible from good 

planning and should make a positive contribution to making 

places better for people. It advises that planning policies and 

decisions should aim to ensure that developments:-  

 

• will function well and add to the overall quality of the area, not 

just for the short term but over the lifetime of the development; 

• establish a strong sense of place, using streetscapes and 

buildings to create attractive and comfortable places to live, 

work and visit; 

• optimise the potential of the site to accommodate 

development, create and sustain an appropriate mix of uses 

(including incorporation of green and other public space as part 

of developments) and support local facilities and transport 

networks; 

• respond to local character and history, and reflect the identity 

of local surroundings and materials, while not preventing or 

discouraging appropriate innovation; 

• create safe and accessible environments where crime and 

disorder, and the fear of crime, do not undermine quality of life 

or community cohesion; and 

• are visually attractive as a result of good architecture and 

appropriate landscaping. 
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3. UNDERSTANDING THE CONTEXT  

 

Site Location & Description  

 

3.1 This Greenfield site (outlined in red on the plan adjacent) is located 

to the north of the village of Thorpe Thewles between the A177 

(Durham Road) and the section of Durham Road running through 

the village.   

 

3.2 This 2.76 hectare (ha) irregular-shaped site is open grassland 

used for grazing, with no buildings or structures present.  Owing 

to the extensive tree coverage along its boundaries, it is a well-

contained and defined site. 

 

 

 

 

 

 

 

 

 

 

 

Site Location Plan 
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Appraising the Context  

 

3.3 The application site is located on the northern edge of Thorpe 

Thewles and is bound by existing housing along its southern and 

western boundaries.  

 

3.4 The village has a small historic core with village green but has 

seen a number of developments take place around the periphery 

of the settlement as outlined below. The historic centre of Thorpe 

Thewles consists of a mixture of terraced and semi-detached, and 

detached houses fronting directly onto the street or with small 

front gardens.  

 

3.5 St James Close is located to the south of the application and 

consists of the cul de sac of relatively modern houses constructed 

in the 1990s. These houses are typically detached with rear and 

front gardens, as well as drives and private garages for car parking. 

The houses are built with material such as red/buff brick and 

terracotta roof tiles. 

 
 

 

3.6 To the south west of the application site is a terraced row of 

houses constructed with a dark brown brick and these have no 

garages or private drives. 

 

3.7 North Close to the south of the application is a cul de sac which 

consists of inter-war houses and are a mix of semi-detached 

houses and bungalows constructed using red brick and roof tiles, 

and white UPVC windows and doors. 

 

3.8 Moving around to the eastern part of the site around St James 

Church, there is a more modern development of large, executive 

detached houses in Wynyard Court. This part of the village 

consists of entirely large detached properties set on generous 

plots. The colour of brick and materials used again is different to 

those experiences in St James Close. 
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3.9 The character of Thorpe Thewles is therefore mixed as it has been 

subject to a number of relatively modern developments around 

the periphery of the settlement over the last 20 years or so.  

 

 

 
 

Application Site & Nearby Houses 
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Constraints & Opportunities 

 

3.10 The applicant and their consultants have:  

• Researched local needs and issues; 

• Reviewed the provisions and requirements of the 

adopted Development Plan and National Planning 

Guidance; 

• Analysed the context within which the site is located; 

• Undertaken community consultation; and 

• Analysed the constraints and opportunities of the site for 

residential development.  

 

3.11 This assessment and consideration of constraints and 

opportunities established the following design objectives/brief 

for the site along with the preparation of the adjacent Constraints 

& Opportunities Plan.  

• Provide a mixture of terrace, semi-detached and 

detached dwellings as well as potentially considering the 

provision of a limited number of bungalows;  

 

 

 

 

• To improve the amenity, recreation and wildlife value of 

the site;  

• Provide a significant area of multi-functional green 

infrastructure; 

• Incorporate a variety of simple design detailing in keeping 

with other developments in the village;  

• Provide safe vehicular and pedestrian access from 

Durham Road; 

• Maintain the setting of the Grade II Listed St James 

Church; 

• Retain exiting vegetation (expect for when it needs to be 

removed for the creation of access and associated 

visibility splays); 

• Retain and improve the existing PRoW which crosses the 

site; and 

• Retain the existing plantation woodland.  
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Constraints & Opportunities Plans 
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4. DESIGN & ACCESS CONSIDERATIONS  

 

4.1 This section of the statement provides a detailed analysis of the 

overall design solution for the application site taking into 

consideration the site’s context, relevant planning policies and 

design guidance. This Design & Access Statement assesses the 

proposed development in respect of amount, scale, layout, 

landscaping, appearance and access as advocated by guidance 

contained within the Town & Country Planning (Development 

Management Procedure) (England) Order 2015. 

 

Use & Amount  

 

4.2 The principle of the use of the site for residential development is 

justified in the accompanying Planning Statement prepared by 

ELG Planning.  

 

 

 

 

 

4.3 The application seeks outline planning approval (all matters 

reserved save for access from Durham Road) for residential 

development of up to 40 dwellings.   

 

4.4 It is envisaged that the development will predominately consist of 

a mix 2, 3, 4 and potentially 5 bedroom terraced, semi-detached 

& detached dwellings. The applicant is also potentially prepared 

to consider the provision of a limited number of bungalows as part 

of any subsequent reserved matters submission. 

Notwithstanding the above, detailed matters relating to the final 

design and layout of the scheme are reserved for future 

consideration.  

Layout  

4.5 Layout is a reserved matter and therefore reserved for future 

consideration. Notwithstanding this, a Development Framework 

Plan has been prepared in line with the constraints and 

opportunities to demonstrate how the site could be develo 
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Development Framework Plan 
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4.6 The Development Framework Plan has been informed by the 

following key parameters and broadly shows where development 

cells could be located but as previously mentioned consideration 

of layout is reserved for future consideration.  

 

4.7 The Grade II Listed St James Church lies to the very west of the 

proposed development, just off Wynyard Road. A large part of site 

immediately next to the church will be retained as multi-

functional green infrastructure to protect the setting of the church 

as set out in the accompanying Planning Statement.   

 

4.8 As shown in the Development Framework, the existing trees 

along the south boundary will be retained to provide an 

appropriate buffer to the properties along the southern boundary. 

The existing plantation woodland that surrounds the west and 

northern perimeters will also be retained. 

 

 

 

 

4.9 In order to provide pedestrian links to the centre of the village 

where the bus stops and public houses are located new footpath 

links are proposed between the new development and the 

existing Public Right of Way (ProW) that runs from North Close 

through to an underpass which links to the Castle Eden Walkway.  

 
4.10 As part of the application, the applicant would propose to make 

improvements to the PRoW (surfacing and low level lighting) and 

would be happy to discuss the nature with the Council during the 

course of the application.  

 
Scale 

 

4.11 It is anticipated that the development proposals will comprise of 

2 – 2 ½ storey dwellings, with a mix of 2, 3, 4 and potentially 5 

bedroom terraced, semi-detached & detached dwellings although 

detailed matters relating to the final design and layout of the 

scheme are reserved for future consideration. 
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4.12 The scale of the dwellings will respect and reflect the local 

character and design of the surrounding area, whilst giving a good 

area of private amenity space. 

 

Landscaping 

 

4.13 Details of landscaping are reserved for future consideration. 

Notwithstanding this, the Development Framework Plan shows 

that the existing plantation woodland around the boundaries of 

the site will be retained as will the existing trees along the 

southern boundary.  

 

4.14 To enable a suitable access to be achieved from Durham Road the 

existing trees along the site frontage will need to be removed. 

However, as shown on the Development Framework Plan there is 

significant scope within the site and multi-functional open space 

for replacement planting.  

 

 

 

 

 

 

Proposed Multi-Functional Open Space  
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Appearance 

 

4.15 Whilst appearance is reserved for future consideration, it in 

envisaged that the proposed dwelling are likely to be finished in 

brick with roof tiles to ensure it sits well within the character of its 

surroundings.   

 

Access 

 

Vehicular Access to the Site 

 

4.16 Detailed planning permission is sought for access and an Access 

Plan prepared by TPS Transport Consultants has been submitted.  

 

4.17  A simple priority T junction is proposed as set out in the 

accompanying Transport Statement alongside all the technical 

requirements.   

 

 

 

Pedestrian Access to the Site 

 

4.18 As previously outlined, pedestrian access to the site will be taken 

via the existing PRoW from North Close.  

 

Vehicular & Sustainable Transport Links 

 

4.19 Two bus services per hour (two of the three more sustainable 

villages in the Village Study only have one 

 

4.20 Bus services running to a wider range of destinations than all 

other villages (including the more sustainable villages); 

 

4.21 Bus services to both primary and secondary schools in the urban 

area. 
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4.22 Easy access to a wide range of facilities via public transport, with 

North Tees Hospital, Sedgefield and Tesco (Durham Road) within 

a 10 minute bus ride, and Stockton town centre reachable in just 

over 15 minutes 

 
4.23  There is the availability of pedestrian/cycle links to the main 

urban area via Castle Eden Walkway nearby, which is a mixture of 

National Cycle Network, permissive footpath and Advisory Cycle 

Route.   

 
4.24 It is clear that Thorpe Thewles is a sustainable settlement and is 

served by a range of services enabling residents to undertake day 

to day activities without relying on private motor vehicles.  
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5. CONCLUSIONS  

 

5.1 Outline planning permission (all matters reserved save for access 

from Durham Road) is sought of residential development of up to 

40 dwellings on Land at Thorpe Thewles.  

 

5.2 This statement deals with matters of design and access only. It 

should be read in conjunction with the entire suite of supporting 

reports that accompany the planning application and 

demonstrate that there are no planning policy, environmental or 

technical reasons why the proposed development should not be 

granted planning consent.  

 
5.3 The proposals will amount to an efficient and effective use of land 

on a sustainable site and the Development Framework Plan 

demonstrates how the site can deliver the right mix of housing 

and public open space to create a high quality distinctive 

development that has a sense of place. The development will sit  

 
 

 

 
comfortably within its built and natural context in terms of design, 

landscape and ecological impact.  

 

5.4 The proposed amount of development and the vehicular and 

pedestrian access arrangements will ensure that that the safety 

and capacity of the Local Highway Network is not unduly affected.  

 
5.5 It is for the reasons set out within this and the accompanying 

reports that this proposal is acceptable in all respects and should 

be granted planning permission at the earliest opportunity.  

 

 

 

 

 


