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INTRODUCTION  

 George F. White (Planning, Architecture and Development) have been instructed by Avant 

Homes (the ‘Client’) to submit Hearing Statements on their behalf to the Matters, Issues 

and Questions for the Examination and Hearing Sessions of the Sunderland Core Strategy 

and Development Plan Examination, hereafter referred to as ‘the Plan’.  

 These comments have considered the Plan and supporting evidence and assessed 

compliance against the National Planning Policy Framework (February 2019) (‘NPPF’) 

specifically paragraph 35. The comments have regard to whether the Plan meets the ‘basic 

conditions’ and other matters as set out in paragraph 8 of Schedule 4B of the Town and 

Country Planning Act 1990, applied to Neighbourhood Plans by Section 38A of the 

Planning and Compulsory Purchase Act 2004.  

 Comments are provided in response to the questions of the MIQs in relation to the content 

of the Plan where these are relevant to the Client’s interests.  
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MIQs – Matter 2 Spatial Strategy and Related Policies, Issue 5, 

Question 5.1  

The Principle of ‘Settlement Breaks’ and the terms of Policy NE7  

5.1 Does the evidence base and, in particular SD.48, support the principle and 

general extent of the settlement breaks?  

 The evidence base, SD.48, does not support the principle or general extent of the proposed 

settlement breaks.  

 SD.48 acknowledges settlement breaks relate back to the 1965 Sunderland Periphery Town 

Map and were adopted as part of the 1998 Unitary Development Plan. The role of settlement 

breaks was a historic land safeguarding policy.  

 It is considered that other, more up-to-date policies in the plan, such as NE1 Green 

Infrastructure and NE8 Development in the Open Countryside policies would be more 

appropriate policies, which, could effectively ensure the principles behind proposed policy 

NE7 are considered in decision making.  

 The removal of 13 settlement breaks, adopted as part of the UDP, and the retention of only 

3 (with additional land included), causes concern over the relevance of settlement breaks in 

the Plan. The principles of the policy are to:  

 Prevent the merging of settlements;  

 Assist in the regeneration of the urban area; and  

 Maintain the Green Infrastructure Network  

 These principles could be more appropriately considered through more up-to-date policy and 

guidance, such as Local Green Space (consistent with NPPF 2019, paragraphs 99 – 100), 

which would ensure that open green space can be identified and protected. Proposed policies 

NE1 Green Infrastructure, NE8 Development in the Open Countryside and NE9 Landscape 

Character could provide a sufficient policy framework to ensure that the principles of 

proposed policy NE7 are suitably considered in decision making.  

 The principles of proposed policy NE7 can be effectively considered through other policies, 

and policy NE7 is not required to deliver the three principles behind settlement breaks.  
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 The general extent of the proposed settlement breaks as set out in the Plan is not supported, 

as there is not sufficient evidence to demonstrate that the current extent of the High Newport/ 

Elstob/ Tunstall Hills settlement break is justified or effective.  

 SD.48 sets out the assessment of settlement breaks and the role each perform. Settlement 

break 2 High Newport/ Elstob/ Tunstall Hills is split into 7 no. land parcels, of which our Client 

has an interest in the north extent of land parcels 5 and 6, as shown on the Site Location 

Plan at Appendix A. It is acknowledged this settlement break has been increased from that 

previously adopted to include land to the east to connect to the coastline.  

 Land parcel 7 to the north west of the settlement break is proposed for deletion. This land 

parcel is in the ownership of Sunderland City Council. In previous representations to 

Regulation 18 and 19 Consultation we have set out the position on the role of the land in our 

Client’s interest. There is no justification given in the Plan or SD.48 that the north extent of 

parcels 5 and 6 have a more fundamental role for the settlement break than land parcel 7. 

Many of the features and characteristics of both sites are similar, as demonstrated in SD.48, 

and our previous representations.  

 The following plan, taken from our Regulation 18 Consultation submission, is included to 

demonstrate the land parcels in question and the areas we propose should be removed, if 

settlement breaks are adopted:  
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Figure 1: Proposed Amendment to Settlement Break  

 

  Area of land suggested for removal from the Settlement Break as currently proposed  

 

 Figure 1 demonstrates the area of land we have made representations to be removed from 

the Settlement Break, and shows the relationship to parcel no. 7 which is currently proposed 

for removal from the designation.  

 Land in our Client’s interest concerns the north extent of land parcels 5 and 6, as illustrated 

on the Site Location Plan at Appendix A. By removing this land from the settlement break it 

would create an opportunity to improve the edge of the settlement break in this location, and 

enhance landscape, ecology and drainage features on the site, creating a benefit for 

surrounding environments. Information is provided at Appendix B which demonstrates 

sensitive development of site, with clearly defined areas for built development, and areas of 

green, open space. This is demonstrated in Figure 2 below.  
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Figure 2: Proposed Development of the Site  

 

Taken from Landscape and Visual Analysis, Southern Green, Appendix B  

 The settlement break, as currently proposed, is amended from that allocated in the 1998 

UDP. This includes removal of land parcel no. 7 (as detailed in SD.48), and a significant 

amount of land has been included to the east, connecting the identified site to the coastline. 

The additional land provides a clear green and wildlife corridor, and ensures designated sites 

have further protection. The removal of land in our Client’s interest, would not affect the 

designated sites, or prevent the wildlife/ green corridor to the coastline. Information provided 

at Appendix B illustrates how the site could be sensitively developed, and include mitigation 

and enhancement measures, which would provide benefits for the surrounding landscape 

character and nearby ecology receptors.  

 Furthermore, the removal of these areas from the settlement break would not create the 

merging of settlements, it would not affect the regeneration of the urban area, and it would 

not affect the Green Infrastructure Network, therefore, not affecting the principles behind 

proposed policy NE7. The sites should be removed from the settlement break as currently 

proposed, to create an improved edge with landscape buffers, wildlife mitigation and an 

appropriate scale of development.  
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 Information to demonstrate how the site would be sensitively developed, is included at 

Appendix B from Southern Green, Landscape Architects. The information provided 

demonstrates how the sites in question could create a better edge to the settlement break, 

and facilitate much needed residential development.  
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MIQs – Matter 2 Spatial Strategy and Related Policies, Issue 5, 

Question 5.2   

The Principle of ‘Settlement Breaks’ and the terms of Policy NE7  

5.2 Are the provisions of Policy NE7 justified and consistent with national policy or 

are they too restrictive?   

 The provisions of Policy NE7 are too restrictive, and therefore the policy is not sound.  

 The 1998 UDP had 16 adopted settlement breaks, whereas only 3 are identified (with 

additional land) to be retained as part of the Plan. The omitted settlement breaks are 

suggested in SD.48 to have changed (i.e. development approved or identified for 

development in the Plan period) and therefore no longer perform the functions of a settlement 

break. The approved development of these sites previously adopted as settlement breaks is 

not consistent with policy CN6 of the 1998 UDP. It is considered that this is why the settlement 

breaks policy NE7 in the Plan is now overly restrictive.  

 The development of these omitted settlement break areas will create merging of settlements, 

against the principles set out for identified settlement breaks. The relevance of settlement 

breaks and the role they perform in the Plan area is therefore questioned, as a result of the 

omissions and approved/ identified development sites. It would appear that the settlement 

breaks are a way of preventing development of some green field sites in sustainable 

locations. The identification of important green spaces, open spaces and wildlife corridors 

can be identified and monitored through alternative policies.  

 Part 1 of the proposed policy could be monitored through alternative planning policies as 

addressed at Question 5.1 above. Therefore, Part 1 of the policy is not required. Part 2 of the 

policy is not positively prepared and as a result should not be adopted.  

 Part 2 of the policy precludes development of settlement break sites, unless it can be 

demonstrated that development is not contrary to the above functions (the 3 principles of 

settlement breaks) or if it is essential that development has to be located in one of these 

locations, but the public benefit must outweigh the potential impacts. The Plan should be able 

to be sufficiently flexible to respond to change. The policy as currently worded would not 

enable the Plan to respond to potential future change of circumstances, furthermore it is not 

positively prepared.  
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 The restrictive wording of Part 2 of this policy puts undue burden on developers. We have 

supplied sufficient information throughout the Plan consultation process to demonstrate why 

the land in our Client’s interest does not contribute to the 3 main functions/ principles of 

settlement breaks, however the site remains included. No guidance is given in the Plan or 

SD.48 concerning how a developer would need to demonstrate a development is not contrary 

to the functions/ principles of a settlement break, and if this policy is adopted as currently 

worded further information should be provided so that the policy is effective.  
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12. RYHoPE GRANGE FARMHouSE, iNCLuDiNG BARN ADjACENT To WEST, GRADE ii
13.  PiGEoN CREE AT SToREFiELD BELoNGiNG To MR M SuRTEES, GRADE ii
14.  CHuRCH oF ST PAuL, GRADE ii
        THE CHESTNuTS THE WiLDERNESS, GRADE ii
       RYHoPE, GRADE ii
       RENT oFFiCE, FoRMER CHAPEL, GRADE ii
       WALL, GATES AND RAiLiNGS ARouND FoRMER GRAvEYARD AND CHAPEL 
       (NoW RENT oFFiCE), GRADE ii
       9 & 10 RYHoPE viLLAGE, GRADE ii
       WAR MEMoRiAL AT WEST END, GRADE ii
       CoquEDA HALL. GRADE ii
       THE RAiLWAY iNN, GRADE ii
15. FoRMER WoRKERS CoTTAGES AND STABLES/CoACH HouSE oF RYHoPE PuMPiNG STATioN, 
     GRADE ii
      SuPERiNTENDENTS HouSE SouTH WEST oF RYHoPE PuMPiNG STATioN, GRADE ii
      WALLS, PiERS, GATES AND RAiLiNGS SouTH oF RYHoPE PuMPiNG STATioN, GRADE ii
17. TuNSTALL LoDGE, GRADE ii
18. BuRDoN HALL, GRADE ii
19. SiLKSWoRTH CoTTAGE, GRADE ii
       GARDEN WALL To EAST oF SiLKSWoRTH CoTTAGE, GRADE ii
       DoxFoRD HouSE WiTH CoNSERvAToRY, GRADE ii
       GARDEN WALL AND PiERS To EAST oF DoxFoRD HouSE, GRADE ii
       LAMP STANDARD, SWARF PiERS AND CHAiNS iN FRoNT oF DoxFoRD HouSE, GRADE ii
       SiLKSWoRTH HALL, GRADE ii
21. BoLAM ToMB 200 METRES WEST oF SouTH EAST LoDGE AT BiSHoPWEARMouTH CEMETERY
      SouTH EAST LoDGE BiSHoPWEARMouTH CEMETERY, GRADE ii
      vAux ToMB 196 METRES WEST oF SouTH EAST LoDGE AT BiSHoPWEARMouTH CEMETERY,
      WEBSTER ToMB 210 METRES WEST oF SouTH EAST LoDGE BiSHoPWEARMouTH CEMETERY, 

GRADE ii
      CENTRAL CHAPEL BiSHoPWEARMouTH CEMETERY, GRADE ii
      SouTH CHAPEL BiSHoPWEARMouTH CEMETERY, GRADE ii
      SouTH ENTRANCE iNCLuDiNG GATES, PiERS AND RAiLiNGS To BiSHoPWEARMouTH CEM-

ETERY, GRADE ii
      TAYLoR ToMB 210 METRES WEST oF SouTH EAST LoDGE AT BiSHoPWEARMouTH CEMETERY, 

GRADE ii
      viCToRiA HALL DiSASTER MEMoRiAL 180 METRES NoRTH oF SouTH EAST LoDGE AT 

BiSHoPWEAR       
      MouTH CEMETERY, GRADE ii
22. SuNDERLAND CoRPoRATioN WEST BRANCH LiBRARY, GRADE ii
       CHuRCH oF ST GABRiEL, GRADE ii
23. CHuRCH oF ST MARK, GRADE ii
24. MouNTAiN DAiSY PuBLiC HouSE, GRADE ii*
25. CHuRCH oF ST joSEPH, GRADE ii
26. CHuRCH oF ST LuKE, GRADE ii
27. FoRMER SiMPSoN STREET SECoNDARY SCHooL, GRADE ii
28. THE KiNG’S ARMS PuBLiC HouSE , GRADE ii
29. CoAL STAiTHE AT WEARMouTH CoLLERY, GRADE ii
30. FoRMER NoRTH EASTERN RAiLWAY STABLES, GRADE ii
31. BARCLAY LoDGE, GRADE ii
      WALL ATTACHED To NoRTH WEST, GRADE ii
      MoNKWEARMouTH MuSEuM oF LAND TRANSPoRT WiTH WALLS, FooTBRiDGE, WAiTiNG 
RooM, GRADE ii*
      WHEATSHEAF HoTEL PuBLiC HouSE, GRADE ii
      6, BACK NoRTH BRiDGE STREET, GRADE ii
      HEBRoN CHuRCH WiTH ATTACHED GATES, GRADE ii
32. DRiNKiNG FouNTAiN To WEST oF SALTGRASS PuBLiC HouSE, GRADE ii
33. WEBSTERS RoPERY, GRADE ii
       WEBSTERS PuBLiC HouSE, GRADE ii
34. quEEN ALExANDRA BRiDGE, GRADE ii

1. MoNKWEARMouTH ANGLo-SAxoN MoNASTERY AND MEDiEvAL PRioRY
2. DEFENDED SETTLEMENT oN HuMBLEDoN HiLL
3. HASTiNG HiLL CuRSuS AND CAuSEWAYED ENCLoSuRE, 600M SouTH oF HASTiNG HiLL FARM
4. RYHoPE PuMPiNG ENGiNES

Scheduled Monuments

Listed Buildings

RYHoPE viLLAGE
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Aerial Plan - Not to Scale

Local Authority Boundary

Wildlife Corridor

Great North Forest

SNCi

Green Belt

SSSi

Local Nature Reserve

important Settlement Breaks and Green Wedges

Ramsar and SPA - Northumbria Coast
SCA - Durham Coast

School Playing Field

New and upgraded open Space

Existing open Space

Ancient Woodland

Figure 4
Landscape and Planning Designations
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Aerial Plan - Not to Scale

Local Authority Boundary

NCA 15: Durham Magnesian Limestone Plateau

Figure 5
National Landscape Character Areas
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Aerial Plan - Not to Scale

Figure 6
Local Landscape Character Areas and Types

1km
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3km

3.5km

Local Authority Boundary

7a. Warden Law and Eppleton Moor
(LCT 7: Clay Plateau)

8b. Tunstall Hills
(LCT 8: Coastal Limestone Plateau)

8c. Burdon to Ryhope
(LCT 8: Coastal Limestone Plateau)

10a. River Wear Gorge
(LCT 10: urban Limestone Gorge)

11b. Sunderland Harbour and Docks
(LCT 11: Limestone Coast)

11c. South Sunderland Coast
(LCT 11: Limestone Coast

urban
(LCT 9: urban Limestone Plateau)

Coastal Limestone Plateau

Sunderland Character Areas

Durham Broad Landscape Types
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Aerial Plan - Not to Scale

Figure 7a
Zone of Theoretical visibility (ZTv) Plan - Bare Land

Local Authority Boundary

Area where the Proposed Development Site may be 
visible
(using terrain data only, affects of visual barriers not 
shown)

1km

2km

3km

3.5km

This figure has been based on the following parameters :
1. ZTv Resolution             : 20.0m 
2. viewer’s eyes height     : 2.0m
3. An average height of 8m (assumed) for proposed 
housing within the development site 
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This figure has been based on the following parameters :
1. ZTv Resolution             : 20.0m 
2. viewer’s eyes height     : 2.0m
3. The ZTv was generated based on development hous-
ing height of 8m (assumed) and an average height 
of 8m (assumed) for settlements and woodland cover in 
the surrounding landscape.

Figure 7b
Zone of Theoretical visibility (ZTv) Plan - visual Barriers 
with Potential visual Receptor Locations

Local Authority Boundary

Area where the Proposed Development Site may be 
visible
(using terrain data only, affects of visual barriers not 
shown)

Area where the Proposed Development Site may be 
visible
(using terrain data and visual barriers information.  
Existing buildings and woodland blocks set at 8m 
high)
Representative viewpoint Locations

1. view west from bridleway to south of Maiden Paps
2. view west from Maiden Paps (Tunstall Hills Local Nature Reserve)
3. view north east from Tunstall Road
4. view east from Hillside Lodge (on the site boundary)
5. view north from Tunstall road (at entrance to Tunstall Hope 
Lodge)
6. view north from footpath at High Newport
7. view north from footpath on Paddock Lane
8. view north east from Cycle Route 1 at Silksworth Sports Complex
9. view south west from Backhouse Park
10.view east from footpath at Hastings Hill
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Figure 8
Photographic viewpoints 1 and 2

Viewpoint 2 - view west from Maiden Paps (Tunstall Hills Local Nature Reserve)

Viewpoint 1 - view west from bridleway to south of Maiden Paps
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Figure 9
Photographic viewpoints 3 and 4

Viewpoint 3 - view north east from Tunstall Road

Viewpoint 4 - view east from Hillside Lodge (on the site boundary)
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Figure 10
Photographic viewpoints 5 and 6

Viewpoint 5 - view north from Tunstall Road (at entrance to Tunstall Hope Lodge)

Viewpoint 6 - view north from footpath at High Newport 
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Figure 11
Photographic viewpoints 7 and 8

Viewpoint 7 - view north from footpath on Paddock Lane

Viewpoint 8 - view north east from Cycle Route 1 at Silksworth Sports Complex 

indicative extents of site
(behind trees and buildings)
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Figure 12
Photographic viewpoints 9 and 10

Viewpoint 9 - view south west from Backhouse Park

Viewpoint 10 - view east from footpath at Hastings Hill

indicative location of site 
(behind trees and buildings)

indicative location of Site 
(behind trees and buildings)
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Proposed built form to be set 
back from west boundary to 
allow a  buffer to be created 
along this edge, and also to 
leave sufficient space for the 
Root Protection Area of the 
TPO’d trees along this edge

Figure 13
Mitigation and Recommendations

Existing Woodland to be Retained

Existing Bridleway/ Pedestrian Links

Proposed Landscape Buffers/ Woodland Planting

indicative Tree Planting within Development

indicative open Spaces/ No Development Areas

Existing Hedgerows to be Retained and improved

Recommendations for Limits of Built Form

Housing units to be set 
back from Tunstall Road to 
a similar extent as existing 
houses along the route.   
Houses to front onto this 
road.

Open space and houses to be 
further set back at crest and 
change of angle of Tunstall 
Road - considered approach to 
the urban area along the route.

Units to front onto this edge 
where practical.  Hedgerow 
and hedgerow trees/ structure 
planting to be established 
along this edge to soften 
proposed built form

Establishment of trees in open 
spaces and front gardens/ 
streets including some forest 
scale species where appropriate

Houses to front onto southern 
boundary.  Hedgerow to be 
retained and improved, including 
the establishment of hedgerow 
trees to filter views of built form

Considerate layout required 
adjacent to existing vegetation 
and designated sites.  Leave 
sufficient space for root 
protection areas  and new path 
links

Existing hedgerows to be 
improved and enhanced - 
including the establishment 
of hedgerow trees

Due to the topography and aspect of this parcel of the site it is the 
most visible from surrounding receptors  and would be difficult to 
mitigate - effects may be reduced if only the lower western edge of 
the parcel is considered but large areas of structure planting would 
likely be required within or adjacent to the red line boundary.

There may also be a requirement for this area to be left undeveloped 
due to flood risk and mitigation required for ecology/ SANGS.

Landscaping within this area proposed to compliment the typologies 
existing on and around Tunstall Hill and help to create a defensible 
settlement edge

Establishment of a landscape buffer along 
site boundary, similar in size to that existing 
to the south, but less dense in nature  

A constant hedgerow should be 
established along boundaries with 
Tunstall Road which will involve 
infill planting between existing 
hedgerow sections and the 
establishment of hedgerow trees
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Figure 14
indicative Site Layout

Existing Woodland to be Retained

Existing Bridleway/ Pedestrian Links

indicative Tree Planting within Development Cells

indicative open Spaces/ No Development Areas
Detail of areas to be developed with ecology and 
drainage input but expected to include grassland, 
woodland planting, wetland features and informal 
paths/ routes

Existing Hedgerows to be Retained and improved

Recommendations for Limits of Built Form/ units 
within Development Cells

Potential Development Cells
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