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1. Introduction
1.1

This Consultation Statement has been prepared to fulfil the legal obligations set out in the
Neighbourhood Planning (General) Regulations 2012. Section 15(2) of the Regulations define
what a Consultation Statement must contain:
• Details of the persons and bodies who were consulted about the proposed
Neighbourhood Development Plan;
• An explanation of how the persons and bodies were consulted;
• A summary of the main issues and concerns raised by the persons consulted; and
• A description of how those issues and concerns have been considered and where relevant,
addressed in the proposed Neighbourhood Development Plan.

1.2

In order to meet the requirements of the Regulations, this Consultation Statement sets out:
• The background to the preparation of the Neighbourhood Plan for Low Coniscliffe and
Merrybent (‘the LCMNP’);
• A summary of the publicity, engagement and consultation that has helped to shape and
inform preparation of the LCMNP;
• Details of those consulted about the LCMNP at the various stages of plan preparation and
the extent to which efforts were made to ensure the LCMNP was prepared with support
and input from the local community; and
• A description of the changes made to the LCMNP in response to consultation, engagement
and independent review.

1.3

Low Coniscliffe and Merrybent Parish Council (LCMPC) consider that the extent of engagement
meets the obligations set out in the Regulations.

1.4

The Consultation Statement is intended to help the Independent Examiner review the process
of the preparation of the LCMNP and make any appropriate recommendations in relation to the
LCMNP, having regard to the extensive and iterative processes employed in preparing the
Submission Draft LCMNP.
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2. Background to the
Neighbourhood Plan

Low

Coniscliffe

and

Merrybent

2.1

On 26 May 2017, the Parish of Low Coniscliffe and Merrybent was designated as a
Neighbourhood Area for the purposes of Neighbourhood Planning. The Parish Council
established a Steering Group to lead the Plan preparation process and the Steering Group held
their first meeting in January 2017. The process of preparing the Plan began formally in May
2017 with a community launch event.

2.2

The Neighbourhood Plan Steering Group, made up of Parish Councillors and local volunteers,
have worked on behalf of the Parish Council to develop the Submission Draft Plan. During this
time, the Steering Group have been guided by Darlington Borough Council (DBC), the local
planning authority, as well as an Independent Planning Consultant. This support has sought to
ensure that the LCMNP reflects both the wishes of the local community but that it will also meet
the statutory ‘basic conditions’. Regular feedback on progress with the preparation of the Plan
was provided to the Parish Council at its meetings, including special meetings to discuss the
emerging Plan.

2.3

The preparation of the LCMNP has involved comprehensive and inclusive community
engagement, all of which will be discussed further in this document. In summary, there were
two rounds of early engagement to obtain the views of the local community and stakeholders
about the scope of the Plan:
• May 2017 – launch event and identification of issues and policy options for the Plan;
• August 2017 – engagement on the vision and objectives for the Plan – a leaflet was sent
to all households in the Parish and key stakeholders to ask for input to the draft vision and
objectives.

2.4

This early engagement informed the preparation of a Pre-Submission Draft Plan which was
subject to consultation during April and June 2018. The draft plan identified:
• The context in which the Plan has been prepared – an overview of Low Coniscliffe and
Merrybent Parish, the opportunities and challenges for the Plan to address;
• A positive vision and objectives for the future of the Neighbourhood Plan area;
• How the vision and objectives of the Plan will be delivered through planning policies i.e.
the policies that will be used to determine planning applications within the Plan area providing a framework for sustainable development; and
• How the vision and objectives of the Plan will be delivered through community actions
i.e. measures which are intended to encourage action and influence decisions taken by
relevant bodies.

2.5

The Submission Draft Neighbourhood Plan is a revised version of the Pre-Submission Draft Low
Coniscliffe and Merrybent Neighbourhood Plan (April 2018). It is supported by a strengthened
evidence base and has been modified to take into account the following:
• Representations received on the Pre-Submission Draft Plan; and
• Independent advice provided through the Pre-Submission health check provided as part
of the Government’s technical support programme.

2.6

The key stages in the preparation of the Plan can be summarised as:
May 2017
May 2017
June to August 2017

Designation of the Low Coniscliffe and Merrybent Neighbourhood Area
Community launch event and identification of key issues
Developing a draft vision and policy options
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August 2017
October 2017 to April
2018
21 April to 2 June 2018
June to July 2018
September 2018

Engagement on the draft vision and objectives for the Plan
Developing a Pre-Submission Draft Plan and evidence base
Pre-Submission Draft Plan engagement, including a drop-in event on 28
April 2018
Review of representations and preparation of Submission Draft Plan,
including independent health check.
Submission
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3. Early Engagement and awareness raising
3.1

In order to inform the preparation of the draft LCMNP there were two periods of early
engagement:
• Issues consultation: 20 May 2017 to 1 July 2017; and
• Vision and objectives consultation: 3 August to 25 August 2017.

3.2

The early engagement and awareness raising activities are described below.

Issues consultation
3.3

Awareness raising and engagement on the proposed LCM began formerly with informal public
drop-in event on Saturday 20 May 2017, which took place at St Edwin’s Church Hall from 11am
– 12.30pm. The event was facilitated by members of the LCMNP Steering Group and the
appointed planning consultant.

3.4

The local community, consultation bodies (appendix 1) and other interested parties were
informed of the event and the opportunity to input to the preparation of the LCMNP in the
following ways:
• A leaflet was distributed to all addresses in the Parish (appendix 2);
• Copies of the leaflet were posted in public locations across the Parish;
• Leaflets were sent to the consultation bodies identified in appendix 1; and
• Details were published on the LCMNP website.

3.5

At the event information about the Neighbourhood Planning process and how to get involved
was set out on display boards (appendix 3). Those attending the event were encouraged to
provide responses to the following questions, which were displayed on flip charts, to help
identify the scope of the LCMNP:
• What do you think is good or unique about living in the Parish?
• What kind of development do you think is needed in the Parish?
• What do you think is not so good about living in the Parish?
• What do you think needs to be supported or protected within the Parish?

3.6

Those attending the event were also asked to identify, on a large map of the Parish, any areas
of concern, or areas where opportunities exist for improvement.

3.7

Those attending were given a response form and encouraged to complete it either at the event
or return it after the event (appendix 4).

3.8

The event was attended by 42 people and 72 response forms were completed.

3.9

A report of the feedback received at and following the drop-in event was prepared and
published on the Neighbourhood Plan website. A review of the feedback was undertaken, in
summary this highlighted the following potential policy issues for the LCMNP to look to address:
• Importance of the rural location of the Parish, despite its close proximity to Darlington;
• Importance of good design and community identity;
• Conservation and enhancement of the natural environment;
• Tranquillity/ peacefulness;
• Local green space/ protection of open space;
• Community spirit;
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•
•
•

Location of new housing development;
Protecting and enhancing services and facilities;
Infrastructure.

3.10 This feedback was used to inform the preparation of a draft vision and objectives for the LCMNP.
3.11 In response to the leaflet that was sent to the consultation bodies only one response was
received from Historic England. At this stage, no specific issues were identified.
3.12 As part of the review of feedback discussions took place as to how to ensure all members of the
community were engaged in the Plan preparation process. Members of the Steering Group
agreed to raise awareness by making 1to1 contact with those who had not engaged in the
process to date.
Draft vision and objectives consultation
3.13 In advance of the preparation of the draft LCMNP, the Steering Group considered that it was
important to obtain feedback from the local community on a draft vision and objectives for the
plan, to ensure they reflected the comments received as part of the issues consultation.
3.14 A leaflet was prepared in order to obtain feedback (appendix 5), awareness of the consultation
was raised in the following ways:
• The leaflet was sent to all postal addresses in the Parish;
• Copies of the leaflet were posted in public locations across the Parish;
• The leaflet was sent to the consultation bodies identified in appendix 1; and
• Details of the consultation were published on the LCMNP website.
3.15 Responses to the consultation were received from:
• 42 residents – summary of responses included in appendix 6; and
• Historic England – no issues were raised at this stage.
3.16 The draft vision and objectives were amended following feedback and were used as the basis
for the preparation of the draft LCMNP.
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4. Pre-Submission Engagement
4.1

Consultation on the Pre-Submission Draft LCMNP took place between 21 April 2018 and 2 June
2018.

4.2

The local community, consultation bodies and other interested parties were informed of the
consultation on the Pre-Submission Draft LCMNP and the opportunity to comment on the plan
in the following ways:
• A public notice was posted online and on notice boards across the Parish (appendix 7);
• A letter was sent to the consultation bodies (appendix 8);
• A leaflet was distributed to all households and businesses in the Parish (appendix 9);
• Copies of the draft plan were available at:
o The Baydale Beck Inn;
o Low Coniscliffe Library and Book Exchange; and
o In the porch of 8 Low Coniscliffe.
• The draft plan was available online at
www.lowconiscliffeandmerrybentneighbourhoodplan.org.uk;
• A drop-in event was held on 28 April 2018 at St Edwin’s Church Hall, High Coniscliffe
between 11am and 1pm (appendix 10 contains copies of the display boards);
• A press notice in the local newspaper, the Northern Echo (appendix 11).

4.3

Response books were used in order to capture feedback on the draft LCMNP; 25 responses were
received at the drop-in event. In addition, written responses were received from:
• Consultation bodies: Natural England, Northumbrian Water, Coal Authority, National Grid,
Marine Management Organisation, Highways England, Darlington Borough Council,
Historic England, and Environment Agency;
• Landowners/ developers: Gladman, Messers Billy & Robert Ward and Taylor Wimpey;
• Residents: four additional responses; and
• Others written responses: Green Belt Group Ltd

4.4

Full details of all of the responses received and the response of the Steering Group are set out
in appendix 12.

4.5

Following engagement on the Pre-Submission Plan it was amended, where appropriate and a
health check was undertaken on the amended Plan. This health check also informed the
Submission Draft LCMNP, see appendix 13.
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5. Conclusions
5.1

The LCMNP Submission Plan is the outcome of continuous community engagement in various
forms since 2017. Throughout that time, guidance, input and support has been obtained from
various sources, all of which has been afforded due consideration in the preparation of the Plan.

5.2

This has resulted in a Submission LCMNP that reflects the community’s aspirations for the area
and the advice of stakeholders, whilst being in general conformity with local and national
planning policy and that meets the basic conditions.

5.3

This Consultation Statement demonstrates that the publicity, consultation and engagement on
the Plan has been meaningful, effective, proportionate and valuable in shaping the Plan, which
will benefit current and future communities in Low Coniscliffe and Merrybent Parish by
promoting sustainable development.
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Appendix 1:

Consultation Bodies

Consultation Body Organisation
Local Planning
Darlington
Authority
Borough Council

Contact
Dave Coates (Planning Development Manager)
DBC, Town Hall, Darlington –
dave.coates@darlington.gov.uk

The Coal Authority The Coal Authority Planning and Local Authority Liaison, The Coal Authority,
200 Lichfield Lane, Berry Lane, Mansfield, Nottinghamshire,
NG18 4RG.
Email: planningconsultation@coal.gov.uk
Homes England
Homes England Homes and Communities Agency, St George's House,
Kingsway, Team Valley, Gateshead, NE11 0NA.
enquiries@homesengland.gov.uk
Natural England
Natural England Consultation Service, Natural England, Hornbeam House,
Electra Way, Crewe Business Park, Crewe, CW1 6GJ.
Email: consultations@naturalengland.org.uk
The Environment
The Environment Planning Consultations, Environment Agency, Tyneside
Agency
Agency
House, Skinnerburn Road, Newcastle Business Park,
Newcastle upon Tyne, NE4 7AR.
Email: planning.nane@environment-agency.gov.uk
enquiries@environment-agency.gov.uk
Historic Buildings
Historic England Historic England, 41-44 Sandgate, Newcastle upon Tyne,
and Monuments
NE1 3JF.
Commission for
Email: e-neast@HistoricEngland.org.uk;
England
northeast@HistoricEngland.org.uk
Network Rail
Network Rail
Network Rail Infrastructure Limited, George Stephenson
Infrastructure
Infrastructure
House, Toft Hill, York, Y01 6JT.
Limited
Limited
Highways England Highways England Asset Development Team - Yorkshire and North East,
Highways Agency, Lateral, 8 City Walk, Leeds, LS11 9 AT.
Email: planningYNE@highways.gsi.gov.uk
The Marine
The Marine
Stakeholder & Networks Officer
Management
Management
Marine Management Organisation
Organisation
Organisation
PO Box 1275
Newcastle upon Tyne
NE99 5BN
consultations.mmo@marinemanagement.org.uk
Relevant Primary
County Durham & Sue Jacques, Chief Executive,
Care Trust
Darlington NHS
County Durham & Darlington NHS Foundation Trust
Foundation Trust Memorial Hospital
Hollyhurst Road
Darlington DL3 6HX
sue.jacques@nhs.net
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Consultation Body Organisation
Contact
Any person who
British
British Telecommunications Plc, Openreach Newsites PP
owns or controls
Telecommunicatio 4AB, 21-23 Carliol Square, Newcastle CTE, Newcastle upon
electronic
ns Plc.
Tyne, NE1 1BB.
communications
apparatus situated
in any part of the
area of the local
Virgin Media
Virgin Media Limited, St James Court, Great Park Road,
planning authority
Limited
Almondsbury Park, Bradley Stoke, Bristol, BS32 4QJ.
and any person to
whom the electronic
communications
code applies
Any person to
Northern
whom a licence has Powergrid
been granted
under section
National Grid
6(1)(b) and (c) of the
Electricity Act 1989.
Any a person to
Northern Gas
whom a licence has Networks
been granted
under section 7(2)
of the Gas Act 1986.

Northern Powergrid, Records and Information, Manor
House, Station Road, Penshaw, Houghton le Spring, County
Durham, DH4 7LA.
National Grid, National Grid House, Warwick, Warwickshire,
CV34 6DA.

Sewerage
undertaker

Northumbrian
Water Limited

Water undertaker

Northumbrian
Water Limited

Adjoining Parish
Councils

Archdeacon
Newton

Laura Kennedy
New Development Team (Planning), Northumbrian Water
Limited, Leat House, Pattinson Road, Washington, Tyne and
Wear, NE38 8LB.
laura.kennedy@nwl.co.uk
0191 419 6767
Laura Kennedy
New Development Team (Planning), Northumbrian Water
Limited, Leat House, Pattinson Road, Washington, Tyne and
Wear, NE38 8LB.
laura.kennedy@nwl.co.uk
0191 419 6767
Mrs R Tweddle
Garthorne Farm
Archdeacon Newton
Darlington
DL2 2YB
rosalindtweddle@plus.com
Mrs J. S. Mannion
Laburnum House
Denton
Darlington DL2 3TY

Denton

Northern Gas Networks, 1100 Century Way, Thorp Business
Park, Colton, Leeds, LS15 8TU.
validation@northerngas.co.uk
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Consultation Body Organisation
Killerby

Contact
Mrs Debbie Campbell
Nova Cottage
Killerby
Darlington
DL2 3UQ
debanne.campbell@aol.com
Summerhouse
Mrs P Taylor
The Old Post Office
Summerhouse
Darlington
DL2 3UD
pat.taylor4@nhs.net
Walworth
Mrs M Anderson
Quarry End
Walworth
Darlington
DL2 2LY
Cleasby
Mrs Kate Proudfood
Clerk to Stapleton & Cleasby Parish Council
Deneside
Front Street
Winston
DL2 3RJ
colin.kathryn.proudfoot@btinternet.com
Manfield & Cliffe Stephanie Nattrass
Parish Council
Clerk to Manfield with Cliffe Parish Council
Poppy Cottage
Bowling Green Lane
Manfield
Darlington
DL2 2RL
stephnattrass@sky.com
Piercebridge
Martin Clark
Parish Council
Clerk to Piercebridge Parish Council
66 Chestnut Court
Toft Hill
Bishop Auckland
DL14 0TQ
mclark2033@aol.com
Adjoining local
Richmondshire
Bart.milburn@richmondshire.gov.uk
planning authorities Council
Voluntary Bodies
CPRE
some or all of whose
activities benefit all
or any part of the

gillan_gibson@yahoo.co.uk
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Consultation Body Organisation
Contact
neighbourhood
Friends of the
darlingtonfoe.blogspot.com
area*
Earth
Kendra Ullyart
19 Woodvale Road
Darlington
DL3 8HA
Sustrans
Sustrans
2 Cathedral Square
College Green
Bristol
BS1 5DD
Darlington Brown E. Willans Secretary
34 Coatham
Trout
Crescent
Darlington
Ramblers

david.l.reed@btinternet.com

Durham Wildlife
Trust

mail@durhamwt.co.uk

Bodies which
St Edwin’s Church
represent the
interests of different
religious groups in
the neighbourhood
area

Mrs L Steel,
St Edwin's Church
c/o 23 Low Coniscliffe
Darlington
DL2 2JY

Bodies which
North East
info@neechamber.co.uk
represent the
England Chamber
interests of persons of Commerce
carrying on business National Farmers County Adviser: Samantha Davies
in the
Union
samantha.davies@nfu.org.uk
neighbourhood area
Pam Watkins
EIPublican Partnerships
3 Monkspath Hall Road
Solihull
West Midlands
B90 4SJ
Bodies which
Disability North reception@disabilitynorth.org.uk
represent the
The Dene Centre, Castle Farm Road, Newcastle Upon Tyne,
interests of disabled
Tyne and Wear, NE3 1PH
persons in the
neighbourhood area
Bodies who have
ELG
steven@elgplanning.co.uk
requested to be
notified of
neighbourhood plan

13 | P a g e
www.lowconiscliffeandmerrybentneighbourhoodplan.org.uk

Low Coniscliffe & Merrybent Neighbourhood Plan: Consultation Statement (July 2018)

Appendix 2:

Issues Consultation – notification leaflet (residents and other consultees)
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Appendix 3:

Issues Consultation – Drop-in Event, Display Boards
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Appendix 4:

Issues Consultation – Response Form
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Appendix 5:

Draft Vision and Objectives Consultation – Leaflet
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Appendix 6:

Summary of responses to Vision and Objectives

Completed by 42 individuals
Q1 - All supported the draft vision, additional comments:
Comment
Infill development – not larger scale
Village identity = very important
Importance of protecting the rural environment

Response
Ensure this is clear in the plan – define
Policies to reflect this
Amend vision

Q2 - All supported the draft objectives, additional comments:
Comment
Need to understand what the housing needs
are
Questions what the community services and
facilities are
Concerns over parking on the pavements and
obstructing access to Back Lane
Need to protect and sustain the historic
heritage of the Parish
Lack of community facilities – community
centre, poor pub

Response
AECOM work will provide evidence base
Key services/ facilities to be listed in the plan
Cannot be controlled through planning policies
– potential community action
Amend
Plan to support the provision of new services/
enhancement of existing

Q3 - All supported the draft planning policy themes, additional comments:
Comment
Movement and connectivity – should be
recognition that the Parish attracts visitors
from Darlington and beyond to enjoy: walking,
cycling, fishing, bird watching and nature –
should ensure a welcoming and accessible
experience
Green spaces should be preserved and
protected from development for future
generations
If any new development takes place west and
north of the Baydale Beck it should include GP,
pharmacy, shops and a transport system with
an increased number of affordable housing
Could consider protecting the rural identity by
identifying green belt breaks to prevent the
village from being subsumed into urban
development
Poor pedestrian access from the main road
Impact of poor planning decisions on the
character of Low Coniscliffe

Response
Policies to reflect this

Opportunity to allocate areas of Local Green
Space when the space meets defined criteria
Policies to reflect the need to provide
appropriate infrastructure and affordable
housing as part of new development
A Neighbourhood Plan cannot allocate new
Green Belt. Settlement boundaries would
provide similar protection.
Potential community action
Design policy to stress the importance of good
design.
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Need for improved signage to identify
established pathways, cycle routes, public
rights of way, bridleways etc

Potential community action

Q4 - Areas for development/ protection:
Comment
Rural views should be protected through an
extension of the community woodland –
Merrybent Drive to Baydale Beck pub.
No alteration to Coniscliffe - No access to
proposed Coniscliffe Park
Pre existing village boundaries should be
maintained along with rural landscape.
Most development should be around infill and
small individual developments on Parish
boundary
Would prefer no development at all.
Preservation of a green corridor alongside the
River Tees and the Baydale Beck for leisure use.
Need for smaller independent properties that
will allow local residents to downsize
Green space ought to be protected - fields to
east and west of village
Provided designated play area for children. No
specific site at the moment. Any additional
housing will make the need even greater.
Widen the Back Lane as it is very difficult to get
a car through at the moment.
Extra parking for visitors. Parking at the
moment is very difficult most of this will involve
land purchase and the goodwill of current
owners.
Near to Staindrop Rd
Unique identities of the villages should be
protected by retaining clear green belts which
surround the present developments.
It is important that the Parish Council make any
decisions on change to the villages, and not
Darlington Borough Council.
If development is required it would be much
better suited overlooking Cockerton Common
rather than joining Low Coniscliffe to
Darlington.
Any development should take into account the
total environmental impact before anything
else is considered.

Response
Potential community action

Noted
Could include settlement boundaries in the
Neighbourhood Plan.
Policies to reflect this and include clear
definitions
The NP cannot prevent all development
Potential active travel route or Local Green
Space (where it meets the defined criteria)
Housing policy – development to meet local
needs
Potential to designate as Local Green Space –
where they meet the defined criteria
Could include a policy to ensure the required
infrastructure is provided alongside
development. Also, potential community
action
Potential community action
Potential community action

??
A Neighbourhood Plan cannot allocate new
Green Belt. Settlement boundaries would
provide similar protection.
The plan is prepared by the Parish Council but
DBC are required to adopt it, following support
at a referendum.
The plan can identify sites for housing
development.

The plan can include environmental policies
against which new development proposals
would be assessed.
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Comment
Green space between Darlington and the
villages should be protected to maintain the
villages own identities.
I believe that any new dwellings should be
concentrated to the North of the parish
boundary.
Protect green space/gaps to prevent
urbanization.
'some' development to the 'North' of the Parish
only with improved infrastructure.
No spine road exit onto the A67 (Coniscliffe rd).
Extend community forest from East to West to
act as green barrier.
Possible in-fill.
Consider housing needs of the elderly.
All existing green spaces around the current
housing should be protected where possible.
All green areas should be preserved there is no
need to build housing estates here.
The River Walk, which is a very valuable asset
and not likely to be affected by new
development.
Maintain as much greenbelt as practical to
preserve this established community
We have to keep the 1520 North of Coniscliffe
Road towards Staindrop Road
Maintain community woodland from existing
Coniscliffe road to the Baydale Beck
Protect green space.
Parks and play space for children.

Low Coniscliffe should remain tranquil with
development within its current boundaries.
Why not exit the 37 houses onto the A67

Should apply for Green Belt status

Response
The plan could define settlement boundaries.

The plan could define settlement boundaries

The plan can define Local Green Space where it
meets defined criteria. It could also identify
settlement boundaries to prevent urbanisation.
The plan can allocate sites for development.
The plan cannot address strategic matters –
potential for a community action
Potential community action.
The plan could define what is meant by infill
development.
The plan could include a policy on the provision
of housing for older people.
The plan can define Local Green Space where it
meets defined criteria. It could also identify
settlement boundaries to prevent urbanisation.
The plan can define Local Green Space where it
meets defined criteria. It could also identify
settlement boundaries.
If it is important to the local community, it
should be considered for designation as Local
Green Space.
A Neighbourhood Plan cannot allocate new
Green Belt. Settlement boundaries would
provide similar protection.
??
Potential community action
The plan can define Local Green Space where it
meets defined criteria
Could include a policy to ensure the required
infrastructure is provided alongside
development. Also, potential community
action
The plan could define settlement boundaries
which would restrict new development outside.
The plan can also allocate development sites
and include criteria to guide their future
development, including issues such as access.
A Neighbourhood Plan cannot allocate new
Green Belt. Settlement boundaries would
provide similar protection.
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Comment
Suggestion for settlement boundary and
development site
Suggestion for settlement boundary and
development site
Yes to identifying areas for development and
protection to preserve rural environment and
heritage. Need to preserve the river valley,
woodland and wildlife. Infill and modest
expansion is acceptable provided the above are
preserved and development is sympathetic to
the historical character of Low Coniscliffe.
Protect the scenic road entrance into Low
Coniscliffe. Proposed housing should not
impact on the character of Low Coniscliffe or
impact on wildlife. Small scape development
which is in keeping.
Important to preserve the rural surroundings.

Response
To be considered as part of the preparation of
the plan.
To be considered as part of the preparation of
the plan.
The purpose of settlement boundaries is to
protect the countryside from inappropriate
encroachment. The plan could contain policies
to protect the natural and historic environment
as well as a policy on design.

The plan could contain policies to protect the
natural and historic environment as well as a
policy on design.

The purpose of settlement boundaries is to
protect the countryside from inappropriate
encroachment.

Q5 – other issues:
Comment
Need to address community and visitor parking,
particularly within and at the periphery of any
approvals for Coniscliffe Park development.
Parish Hall? Is there a need and support?

Community services are either stretched or
non-existent at present
Traffic is already a problem in the village so
increased housing will make the problem even
worse.
Provided designated play area for children. No
specific site at the moment. Any additional
housing will make the need even greater.
Widen the Back Lane as it is very difficult to get
a car through at the moment.
Extra parking for visitors.

The Local Authority should engage with those
who are preparing this Neighbourhood Plan to
insure it is incorporated into any future
development plan the Local Authority is
preparing.

Response
The plan can include policies to support the
provision of new parking however parking
standards are defined by the Council.
The plan can include a policy to support the
provision of new community facilities. Also,
potential for a community action.
The plan can include a policy to support the
provision of new community services and
facilities.
The plan can include a policy to seek to manage
the impact of new development on the
highway network. Could consider traffic
calming measures as a community action.
The plan can include a policy to support the
provision of new community facilities. Also,
potential for a community action.
Potential community action.
The plan can include policies to support the
provision of new parking however parking
standards are defined by the Council.
The LPA has a duty to support the preparation
of Neighbourhood Plans. Once a plan is
adopted it becomes part of the development
plan. There is not a requirement for the LPA to
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Comment

The historic heritage and individual identity
should be fundamentally referenced as an item
for protection
There is no place for communities to meet.

Fishermen have complained about the
management of the river thro' the barrage at
Stockton; there are fewer ???of fish
What are the long term objectives for the
neighbourhood? What is the current age
demographic? How will it change with or
without development ? Traffic congestion is a
major issue that must be considered for any
development
We bought this house because it was in a
village. We do not want to be swallowed up by
Darlington town.
Farmland heritage, all Grade II land.
Employment in creates and future generations
needs. Protection of hedgerows & trees.
Protect public right of ways. Conservation
status. Protection of wildlife (Flora/Flora)

Need for a wider road to accommodate traffic
from the proposed 37 dwellings and link to
proposed roundabout on A67 near Baydale
Beck pub.
Concern for current development proposals.
Importance of low rise and low density
development to the character of the area.
Ensure that land/property owned by non
residents is properly maintained e.g. Northern
Powergrid land housing the substation in
Merrybent.
Not additional but traffic is a concern with
potential developments.
Do we yet have any indication how the
widening of the A1 will affect Low Coniscliffe?
To keep all bridleways and footpaths where
they are situated.
Protection of all hedgerows and trees.

Response
include elements of the Neighbourhood Plan
into their Local Plan.
The plan can include policies on the historic
environment.
The plan can include a policy to support the
provision of new community services and
facilities.
Potential community action

The long term vision and objectives will be
defined within the plan as will a profile of the
community. The plan cannot prevent all
development. The plan can include policies to
ensure traffic related to new development is
effectively managed.
The plan could define settlement boundaries
which would restrict new development outside.
The plan could include policies to support the
protection of high quality agricultural land,
hedgerows and trees, as well as the natural and
built environment. Public Rights of Way are
protected through other legislation but the
plan could identify active travel routes which
could include PRoW.
This matter will be dealt with through the
consideration of the planning application.
However, priorities for access could be included
within the proposed plan.
This matter will be dealt with through the
consideration of the planning applications.
The plan can include design policies.
Potential community action

Could consider traffic calming measures as a
community action.
The plan can not influence the A1 widening as
this is a strategic matter.
PRoWs are protected through other legislation
but the plan could identify active travel routes
which could include PRoW.
Could be included in a planning policy.

32 | P a g e
www.lowconiscliffeandmerrybentneighbourhoodplan.org.uk

Low Coniscliffe & Merrybent Neighbourhood Plan: Consultation Statement (July 2018)

Comment
Look into allocating land for car parking for
walkers.
Safety for the community if increased housing.
Stress the importance of green space, no
matter how small for the wellbeing of the
community
Large scale development of 10 units and above
should be restricted to the North Eastern areas
of the Parish.
Preservation of argricultural land as a major
contributor to the local economy.
Preservation of the Teesdale Way, bridleways
community forest and public footpaths as they
currently exist - natural landscape views and
environment.
That it is kept to the Northern side and the
wildlife is protected
A 20 m.p.h. limit should be put in place in Low
Coniscliffe.

Response
The plan can include policies to support the
provision of new parking. Potential community
action.
The plan can include policies that cover matters
such as designing out crime.
The plan can allocate land as Local Green Space
provided it meets defined criteria.
The plan can allocate areas for new
development.
The plan can include policies on agriculture and
the economy.
PRoWs are protected through other legislation
but the plan could identify active travel routes
which could include PRoW. The plan can
include policies on the natural environment.
The plan can allocate areas for new
development and include policies on the
natural environment.
Potential community action.
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Appendix 7:

Pre-Submission Engagement – Statutory Notice

The Low Coniscliffe and Merrybent Parish Neighbourhood Plan
The Neighbourhood Planning (General) Regulations 2012 (Regulation 14)
NOTICE OF PUBLICITY OF A NEIGHBOURHOOD PLAN PROPOSAL
Low Coniscliffe and Merrybent Parish Council has prepared a Draft Neighbourhood
Development Plan for the Low Coniscliffe and Merrybent Neighbourhood Area. The
Plan proposes a number of planning policies which, once adopted, must be used in
the determination of planning applications within the Parish.
In accordance with the Regulations, the Parish Council is required to publicise
the Draft Plan and invite comments. Copies of the Plan will be available for
public inspection for at least six weeks commencing on 21stApril 2018 and
ending at 12 noon on 2nd June 2018.
The Draft Plan will be available for inspection at the following locations:
• Baydale Beck Inn – between the hours of 11 a.m. to 10 p.m. – Monday to
Saturday and 12 noon to 9.30 p.m. – Sunday.
• Low Coniscliffe Library and Book Exchange – 24 hours per day.
• 8 Low Coniscliffe (in the porch) between 9 a.m. and 9 p.m.
Representations may be made in the following ways:
• By attending the consultation event on:
Saturday 28th April 2018, between 11 a.m. and 1 p.m. at St Edwin’s Church
Hall, High Coniscliffe, Darlington DL2 2NQ
• By email to: lcmneighbourhoodplan@outlook.com
• By letter to: The Parish Clerk, Low Coniscliffe and Merrybent Parish Council,
9 Woodcrest Road, Darlington DL3 8EF
Any person or organisation may comment on the Plan.
All representations must be received by the Parish Council no later than 12 noon on
2nd June 2018. All representations will be publicly available and will be considered by
the Parish Council in producing the final Plan which will then be submitted to Darlington
Borough Council for Independent Examination.
Margaret Ellerton
Chair of Low Coniscliffe and Merrybent Parish Council
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Appendix 8:

Pre-Submission Engagement – Notification Letters

Letter to consultees
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Appendix 9: Leaflet distributed to all addresses in the plan area
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Appendix 10:

Pre-Submission Engagement – Drop-in Event
Display Boards
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Appendix 11:

Pre-Submission Engagement – Press Notice
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Appendix 12:

Pre-Submission Engagement – Summary of Comments and Response

Written responses to Pre-Submission Draft Plan
Consultee
Natural England
(Michael Miller)

Policy/ Para
General

Northumbrian Water
(Carrie Taylor)

General

Coal Authority
(Christopher Telford)
National Grid
(Wood – Hannah Bevins)

General

Marine Management
Organisation
Highways England
Mark Armstrong
8 Low Coniscliffe

General

General

General
General

Comment summary
Welcome the general strategic approach. The Neighbourhood
Plan has been written with Environmental Sustainability and
the Conservation and Enhancement of the Natural
Environment as a ‘golden thread’ running through the policy
context.
Congratulate the Parish Council on the production of policies
that promote sustainable development in the Low Coniscliffe
and Merrybent Parish Neighbourhood Plan area.
No comments.

Response/ proposed change
Support welcomed, no amendments
required.

An assessment has been carried out with respect to National
Grid’s electricity and gas transmission apparatus which
includes high voltage electricity assets and high pressure gas
pipelines, and also National Grid Gas Distribution’s
Intermediate and High Pressure apparatus. National Grid has
identified that it has no record of such apparatus within the
Neighbourhood Plan area.
No specific comments.

Noted, no amendments required.

No specific comments.
This Neighbourhood Plan is by the people for the people and
works for me. The plan has understood and listened to the
needs of the residents. The plan allows development which is
sensitively located and is of a scale which retains the character
and rural landscape of Merrybent and Low Coniscliffe. The
preservation of proposed green spaces is especially important
for the wellbeing of the community, alongside the

Noted, no amendments required.
Support welcomed, no amendments
required.

Support welcomed, no amendments
required.
Noted, no amendments required.

Noted, no amendments required.
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Consultee

Policy/ Para

Betty Armstrong
10 Low Coniscliffe

General

Gladman

General

Darlington Borough
Council (Fiona McCall)

General

Darlington Borough
Council (Fiona McCall)

General

Comment summary
preservation of the agricultural land and views of outstanding
natural beauty which is enjoyed by all who live and visit our
parish.
I have lived in this village for four years and enjoy the
wonderful peaceful surroundings. The plan I fully approve, as
it is in keeping with the existing character and rural landscape,
seeking to preserve everything which is good about our
beautiful parish.
Land at Coniscliffe Park North is proposed as a draft allocation
in the emerging Darlington Local Plan and this has been
ignored in the Neighbourhood Plan.

There is a substantial amount of repetition of national
planning policy and guidance. A number of the principles
within the policies are also set out in Darlington’s existing
development plan and emerging Local Plan.
It is acknowledged that the neighbourhood plan is being
prepared to be in general conformity with the strategic

Response/ proposed change

Support welcomed, no amendments
required.

No change. The Neighbourhood Plan
Housing Needs Assessment estimated the
quantity of housing needed across the
Plan area over the Plan period. This
identified a range of housing need from
19 to 76 dwellings. As a result of the
consideration of the role, nature and
capacity of the settlements within the
Plan area, the draft Plan identified four
sites to support the delivery of around 24
dwellings.
The HNA does not identify a need for the
scale of development proposed at
Coniscliffe Park North and there is no
requirement for the Neighbourhood Plan
to comply with the strategic policies of
the emerging Darlington Local Plan.
Noted, no amendments required. The
Steering Group feel it is important to set
the context for the policies proposed
within the Plan.
Noted, amend where required. The draft
local plan was not available when the
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Consultee

Policy/ Para

Comment summary
policies of the existing Local Plan (Darlington Core Strategy
2011 and saved policies of the Local Plan 1997) however I
would encourage the group to be mindful of the emerging
Local Plan and guidance within para 009 of the National
Planning Practice Guidance

Gladman

1.20

Gladman

2.19

Gladman are concerned that the Parish Council are being
overly ambitious in terms of the proposed timetable for plan
preparation as set out in paragraph 1.20 of the LC&MNP. The
period for consideration of representations received following
this consultation is extremely short and allows for very little
flexibility should any issues arise which need to be addressed
before the Neighbourhood Plan is submitted. It is considered
that a certain amount of contingency should be built into this
timetable to ensure that all representations that are received
are properly considered.
As part of the early engagement on the Neighbourhood Plan,
the Parish Council asked the local community to identify what
kinds of development they felt the Parish needed. The list,
which is contained in Paragraph 2.19 of the LC&MNP included
housing to meet the needs of older and younger generations,
a village shop, a village hall and more facilities for children.
Gladman would wish to highlight that all of these needs will be
met with facilities provided within our site at Coniscliffe Park
North.

Response/ proposed change
Neighbourhood Plan was being prepared,
therefore it was not possible to take any
account of it. The Steering Group are
mindful that there are a number of
proposals within the draft local plan that
impact significantly on the parish where
there will be unresolved objections. Also,
given the nature of the proposal within
the local plan, many of the matters are
strategic in nature and therefore not for
the Neighbourhood Plan to address.
No change. There is flexibility in the
timetable for the preparation of the Plan
which could be easily amended if
additional work was required. Paragraph
1.20 of the draft Plan merely set out the
current timetable to allow stakeholders to
understand the next steps.

Noted, no amendments required. It is
not the role of a Neighbourhood Plan to
discuss the merits, or otherwise, of
current planning applications.
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Consultee
Historic England
(Jules Brown)

Policy/ Para
Vision and
Objectives

Gladman

Vision and
Objectives

Historic England
(Jules Brown)

Objective 2

Gladman

LCM 1:
Landscape

Comment summary
Welcome the vision and objectives set out in the draft plan.
The evidence gathered for the historic environment is good
and the plan contains a positive strategy for addressing it.
Gladman support the Vision in that Low Coniscliffe and
Merrybent retain their identities as sustainable and thriving
communities at the gateway to Darlington and that they
remain visually distinct and separate from the conurbation.
We would inform the Parish that the sites identified in the
emerging Local Plan do ensure that a significant gap is
maintained between these proposed allocations and the
existing settlements of Low Coniscliffe and Merrybent.

Using the word style could be problematic as the NPPF says in
para 60 that planning policies should not impose architectural
styles. As that paragraph suggests, it might be better to use
the word distinctiveness or character instead.
Gladman consider that Policy LCM 1 should be slightly
reworded in order to be fully compliant with the Framework.
Impact on the landscape is one factor that should be
considered by the decision maker when determining any

Response/ proposed change
Support welcomed, no amendments
required.
Support welcomed, and comments
noted, no amendments required. It is
not the role of a Neighbourhood Plan to
discuss the merits, or otherwise, of
current planning applications. The
Neighbourhood Plan Housing Needs
Assessment estimated the quantity of
housing needed across the Plan area over
the Plan period. This identified a range of
housing need from 19 to 76 dwellings. As
a result of the consideration of the role,
nature and capacity of the settlements
within the Plan area, the draft Plan
identified four sites to support the
delivery of around 24 dwellings.
The HNA does not identify a need for the
scale of development proposed at
Coniscliffe Park North and there is no
requirement for the Neighbourhood Plan
to comply with the strategic policies of
the emerging Darlington Local Plan.
Amend.

No change. The policies within the
Development Plan should be read as a
whole. Policy LCM1 does not state that
planning permission would be refused, it
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Consultee

Policy/ Para

Comment summary
planning proposal and ultimately it is a balance of the harm of
development against the benefits. It is only where the harm
significantly and demonstrably outweighs the benefits should
planning permission be refused.

Gladman

LCM 2:
Tranquillity

Taylor Wimpey
(England Lyle Good)

LCM 2:
Tranquillity

Gladman raise concern with Policy LCM 2 in relation to the
reference to tranquillity of the countryside. Whilst Gladman
accept that ‘tranquillity’ is referred to in the Framework
(paragraph 123), Policy LCM 2 provides no clarity on how the
tranquillity of the settlements will be defined and how this
policy will be applied in a consistent manner through the
development management process. Opinions on tranquillity of
the countryside are highly subjective, therefore, without
further clarity, this policy is likely to lead to inconsistencies in
the decision-making process.
Whilst we acknowledge the intention of this policy, it is not
considered to be necessary. The matters listed in the draft
policy are issues that need to be considered as part of any
major planning application with a judgement made in the
‘planning balance’ over how such impacts are dealt with. The
eastern extent of the neighbourhood plan area is adjacent to
the main urban area of Darlington with the A67 to the south
and the A1(m) to the west. It is therefore considered that the
area subject to the abovementioned planning applications is
not tranquil countryside but urban fringe significantly affected
by road noise from the A1(M) and Coniscliffe Road.
Therefore it is not considered that the western extent of the
neighbourhood plan area meets the guidance outlined at
paragraph 123 of NPPF which states, amongst other things,
that planning policies should aim to; “identify and protect
areas of tranquillity which have remained relatively

Response/ proposed change
identifies that development proposals
should maintain and where appropriate
enhance positive elements of landscape
character. It also sets out the key
elements that will be considered through
the development management process.
No change. Policy LCM 2 clearly sets out
that the key elements of tranquillity that
are relevant to the Plan area are noise,
traffic and light levels. These are matters
that can be considered through the
development management process.

No change. The tranquillity of the Plan
area was identified by the local
community as an important characteristic.
Therefore, it is important that this is
effectively considered and managed
through the development management
process. It is considered that this policy
highlights the importance of tranquillity
and will ensure this matter is fully
considered.
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Consultee

Policy/ Para

Messers Billy & Robert
Ward (England Lyle Good)

LCM 2:
Tranquillity

Natural England
(Michael Miller)
Environment Agency
(Marion Williams)
Northumbrian Water
(Carrie Taylor)

LCM 3: Green
Infrastructure
LCM 3: Green
Infrastructure
LCM 3: Green
Infrastructure

Taylor Wimpey
(England Lyle Good)

LCM 3: Green
Infrastructure

Comment summary
undisturbed by noise and are prized for their recreational and
amenity value for this reason”.
No specific objection as any development of the site could be
achieved within the scope of the provision of the policy. The
policy should not be used as a tool to preclude any form of
development coming forward but should be used to ensure
forthcoming developments seek to protect the character of
Gate Lane and wider Low Coniscliffe.

Support the identification of the importance of Green
Infrastructure.
Support.
Support for the policy. We particularly support Part D of this
policy, which highlights the link between Green Infrastructure
and Sustainable Drainage Systems. Such systems can provide
multiple benefits in addition to their primary role in flood risk
management. Additional benefits include the potential for
improvements to water quality, amenity and biodiversity in
the local area
Taylor Wimpey have no specific comments to make on this
policy other than to reiterate that their development on land
north of Coniscliffe Road will maintain the existing Public

Response/ proposed change

Noted, no amendments required. There
is no suggestion that the policy would be
used to preclude any form of
development coming forward, where it
meets the requirements of the policies
within the Plan. The tranquillity of the
Plan area was identified by the local
community as an important characteristic.
Therefore, it is important that this is
effectively considered and managed
through the development management
process. It is considered that this policy
highlights the importance of tranquillity
and will ensure this matter is fully
considered.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.

Noted, no amendments required. It is not
the role of a Neighbourhood Plan to
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Consultee

Policy/ Para

Messers Billy & Robert
Ward (England Lyle Good)

LCM 3: Green
Infrastructure

Messers Billy & Robert
Ward (England Lyle Good)

LCM 4: Green
Approach

Comment summary
Rights of Way through the site and subject to detailed design
at reserved matters stage will provide opportunities to create
additional footpath connections through the site as shown on
the Development Framework Plan appended to this letter. The
Coniscliffe Park proposals also provide the opportunity to
deliver a significant amount of publicly accessible new green
infrastructure.
No specific objection as any development of the site could be
achieved within the scope of the provision of the policy. The
policy should not be used as a tool to preclude any form of
development coming forward but should be used to ensure
forthcoming developments seek to protect the character of
Gate Lane and wider Low Coniscliffe.
Although our client recognises the importance and value of
the existing green approach into Low Coniscliffe, this should
not prevent the creation of a new access from Gate Lane to
serve the site to which the current outline application relates.
Within this submission pending with the Council, it is
proposed to introduce a new access from Gate Lane.
Although this will necessitate the removal of a small section of
hedgerow, the remaining trees and majority of existing
hedgerow will remain in situ to protect the attractive
approach into the village.
Officers of the Council have previously approved the creation
of a new access on the eastern side of Gate Lane, agreeing
that such would not wholly or materially change the unique
character of the approach, and it therefore follows that the
creation of one additional access, similar in nature, would
likewise result in no significant adverse impact. Our clients
would have significant concerns if this draft policy would
preclude such, and would object to the policy if this is the
Parish Council’s intention.

Response/ proposed change
discuss the merits, or otherwise, of
current planning applications.

Noted, no amendments required. There
is no suggestion that the policy would be
used to preclude any form of
development coming forward, where it
meets the requirements of the policies
within the Plan.
Noted, no amendments required. It is
not the role of a Neighbourhood Plan to
discuss the merits, or otherwise, of
current planning applications. Policy LCM
4 seeks to protect the character of the
important green approach to Low
Coniscliffe.
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Consultee
Natural England
(Michael Miller)
Environment Agency
(Marion Williams)
Environment Agency
(Marion Williams)
Gladman

Policy/ Para
LCM 5:
Biodiversity
LCM 5:
Biodiversity
LCM 6:
Biodiversity
LCM 6: Wildlife
Corridors

Taylor Wimpey
(England Lyle Good)

LCM 6: Wildlife
Corridors &
Policies Map

Messers Billy & Robert
Ward (England Lyle Good)

LCM 6: Wildlife
Corridors

Comment summary
Support the identification of the importance of Biodiversity.
Support.
Support.
Gladman support the principle of Policy LCM 6 but suggest
that as currently worded it is too onerous. There may be
occasions when, in order to provide a deliverable site, a
wildlife corridor may be affected but the key is to ensure that
this impact is both minimised and mitigated. It is therefore
suggested that the word ‘must’ be deleted from the Policy and
the words ‘wherever possible’ be included to ensure that the
policy is both flexible and effective.
Taylor Wimpey acknowledge the importance of wildlife
corridors and have incorporated a significant buffer within the
Coniscliffe Park proposals along Baydale Beck as shown on the
Development Framework Plan.
Taylor Wimpey suggest that the policy and related
annotations on the policies map should be amended to reflect
the need to provide pedestrian and vehicular access from
Coniscliffe Road through the draft Wildlife Corridor. In
addition, there are other draft Wildlife Corridors within
Coniscliffe Park where pedestrian and vehicular access will be
required. This can however be achieved without significantly
impacting upon the integrity of the corridor and there is also
scope within the development proposal to improve the
biodiversity value of the site through landscape planting and
the provision of SUDs ponds.
No specific objection as any development of the site could be
achieved within the scope of the provision of the policy. The

Response/ proposed change
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, and comments
noted, amend.

Noted, no amendments required. It is
not the role of a Neighbourhood Plan to
discuss the merits, or otherwise, of
current planning applications. The
proposed wildlife corridors reflect the
current position.

Noted, no amendments required. There
is no suggestion that the policy would be
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Consultee

Policy/ Para

Darlington Borough
Council (Fiona McCall)
Francine Shield
62 Low Coniscliffe

LCM 6: Wildlife
Corridors
LCM 7: Local
Green Space &
Policies Map

Green Belt Group Ltd
(Nicholas Ball)

LCM 7: Local
Green Space &
Policies Map

Comment summary
policy should not be used as a tool to preclude any form of
development coming forward but should be used to ensure
forthcoming developments seek to protect the character of
Gate Lane and wider Low Coniscliffe.
I would advise preparing a statement which outlines
supporting evidence for the wildlife corridor designations.
I am just wondering why private land/gardens would be viable
to strengthen the neighbourhood plan to protect green
spaces. Can't see why this would benefit any more than
marking back gardens and allotments as green space! Is this a
misunderstanding, do the steering group not realize the grass
in front of our home is our private land and shows up on the
deeds of all adjoining neighbours. This may be the case as lots
of people feel they can exercise their dogs on our front
garden, however it is not the village green.
The areas identified on the
plan are designated as public
open space. It is our intention
to manage the identified
sections of land in perpetuity
and we must ensure that they
continue to adhere to the
designation and specification
shown on the official
landscape plans or we could
be issued with a planning
enforcement by the Planning
Department.

Response/ proposed change
used to preclude any form of
development coming forward, where it
meets the requirements of the policies
within the Plan.
Amend.
Noted, no amendments required.
Following receipt of the representation,
members of the Steering Group discussed
the issue discussed the matter with the
consultee and they are happy with the
proposed designation.

Noted, no amendments required. The
proposed allocation as Local Green Space
will seek to ensure that the site is
protected from development.

51 | P a g e
www.lowconiscliffeandmerrybentneighbourhoodplan.org.uk

Low Coniscliffe & Merrybent Neighbourhood Plan: Consultation Statement (July 2018)

Consultee
Brian & Doreen Humble
54 Low Coniscliffe

Policy/ Para
LCM 7: Local
Green Space &
Policies Map

Comment summary
Although we are not directly involved we find that as this is
land privately owned by each resident we cannot see how it
needs to be involved in the neighbourhood plan. This green
space is kept immaculate by the homeowners involved and we
would be greatly disturbed if this was to alter.

Darlington Borough
Council (Fiona McCall)

LCM 7: Local
Green Space &
Policies Map

A) Merrybent Community Forest
The area has been submitted for consideration via the Local
Plan process and has been proposed for designation in the
Draft Local Plan. It is noted that the area proposed in the
neighbourhood plan differs to the site area submitted for
consideration in the Local Plan. There are concerns that the
additional area to the south west of the site would not meet
the criteria for designation and as such it is advised that the
boundary is altered to be in line with the Local Plan
submission.
B) Medieval Manor, Dovecot and Tower, Low Coniscliffe
Suggested that further evidence is submitted with regards to
the community use.
C) Bronze Age Site, Low Coniscliffe
Site is subject to a planning permission and the proposed area
could not be incorporated into the site layout. Consequently
this site cannot be considered for designation.
D) Teesdale Way, East of Low Coniscliffe
Site is subject to a planning permission. Local green space
could potentially be incorporated into site layout, however
there are concerns that it would not meet the criteria. The
area is a public right of way and would therefore be protected
under separate legislation.
E) Merrybent Drive Green
Not considered to be demonstrably special or significant in
terms of beauty or recreational value.

Response/ proposed change
Noted, no amendments required.
Following receipt of the representation,
members of the Steering Group discussed
the issue discussed the matter with the
consultee and they are happy with the
proposed designation.
A) Amend
B) The LGS background paper clearly sets
out that the site is important as a result of
its historic significance and recreation
value – it is unclear what additional
information is required. No change
C) The site did not have planning
permission when the draft Plan was
prepared. As permission has now been
granted this will require removal from the
Plan. Amend
D) The site did not have planning
permission when the draft Plan was
prepared. As permission has now been
granted this will require removal from the
Plan. Amend
E) & F) Noted, however they are well used
and important to the local community,
therefore they meet the criteria. No
change.
G) There is historical information to
illustrate that the site formed an ancient
village green. It is also important to the
local community. No change.
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Consultee

Policy/ Para

Historic England
(Jules Brown)

LCM 8: Design

Northumbrian Water
(Carrie Taylor)

LCM 8: Design

Darlington Borough
Council (Fiona McCall)

LCM 9: Small
Scale
Renewable
Energy
Generation
LCM 10 (b):
Heritage Assets

Historic England
(Jules Brown)

Comment summary
F) Merrybent Green
Not considered to be demonstrably special or significant in
terms of beauty or recreational value
G) Low Coniscliffe Green Space
Not considered to be demonstrably special or significant in
terms of beauty or recreational value. Further evidence would
be required in terms of its historical significance.
You correctly use the word conserve (instead of preserve) in
clause (c), but the word preserve is nonetheless used in the
policy’s first sentence. This could be problematic as
preservation tends to imply preventing any change, which is
not in the spirit of the NPPF. Conservation is instead about
managing change, and that word is defined in the NPPF, so its
use would bring greater certainty to your policy.
We are pleased to note that the Neighbourhood Plan
encourages the use of sustainable drainage on new
development sites throughout the document, such as in Policy
LCM 8 – High Quality Design, particularly Part H which states
new development shall adopt the principles of sustainable
drainage. We consider that this will promote sustainable
water management in the neighbourhood plan area.
Suggested additional text – “Small scale renewable energy
generation proposals, which require planning permission, will
be supported…”

Response/ proposed change

It would be better to say “affecting a non-designated heritage
asset or its setting” rather than “on or close to a nondesignated heritage asset” because development does not
necessarily need to be close to a heritage asset to affect its
setting. This is particularly true of assets whose setting

Amend.

Amend.

Support welcomed, no amendments
required.

Amend.
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Consultee

Policy/ Para

Environment Agency
(Marion Williams)

LCM 11:
General
location of new
development

Gladman

LCM 11:
General
location of new
development

Taylor Wimpey
(England Lyle Good)

LCM 11:
General
location of new
development

Comment summary
includes stretches of open land. Each asset’s setting will be
different, with some being geographically larger than others. It
would add extra depth to this policy if any general aspects
which tend to help define the settings of non-designated
heritage assets in your plan area could be identified, such as
views, landscape openness, orientation, aspect, boundaries,
historical relationships with each other, etc.
Suggest adding that new development should avoid Flood
Zones as defined by the Environment Agency’s Flood Map
https://flood-map-for-planning.service.gov.uk/

Gladman generally support Policy LCM 11 but suggest that the
Policy be reworded to reflect and support the emerging
Darlington Local Plan and to indicate to the local community,
the potential full scale of development that may take place in
the Parish. It is suggested that the first sentence of the Policy
be reworded to state: ‘To promote sustainable development,
the majority of development across the Parish will take place
within the villages of Low Coniscliffe and Merrybent as defined
on the proposals maps and in any strategic locations identified
in the Darlington Local Plan’
Taylor Wimpey object to the wording of policy LCM11 as it
does not take account of pending outline planning application
(ref: 17/00632/OUT) on Land North of Coniscliffe Road which
is also identified in the emerging Darlington Borough Local

Response/ proposed change

Noted, no amendments required. The
purpose of policy LCM 11 is to focus new
development within settlement
boundaries. As a result of feedback from
the local community, flooding was not
considered to be a major issue for the
Plan to address. Where there are flood
risk issues these will be managed by other
policies within the Development Plan and
national policy.
Support welcomed, and comments
noted, no amendments required. There
is no requirement for the Neighbourhood
Plan to comply with the strategic policies
of the emerging Darlington Local Plan.

Noted, no amendments required. It is
not the role of a Neighbourhood Plan to
discuss the merits, or otherwise, of
current planning applications, nor is there
a requirement for it to comply with the
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Consultee

Policy/ Para

Messers Billy & Robert
Ward (England Lyle Good)

LCM 11:
General
location of new
development

Comment summary
Plan (2016 – 2036) as a housing allocation for 535 dwellings
(South Coniscliffe Park).
It is clear that the policy and settlement boundaries in the
Neighbourhood Plan are intended to support the sustainable
growth of Low Coniscliffe and Merrybent (as outlined at para.
4.47 of the Neighbourhood Plan) and should therefore not
prevent sustainable development on the urban fringe of
Darlington which is in line with Darlington Borough Council’s
emerging Local Plan; required to ensure that the Council can
meets its housing requirement over the plan period and also
maintain a 5 year supply of deliverable housing sites.
Taylor Wimpey request that Policy LCM11 is amended to
ensure that the policy is sufficiently flexible to support the
delivery of the housing allocations in the emerging Darlington
Local Plan at Coniscliffe Park (sites 41 – South Coniscliffe Park
and 249 – Coniscliffe Park – North).
“To promote sustainable development, the majority of
development across the Parish will take place within the
villages of Low Coniscliffe and Merrybent as defined on the
proposals maps and in any strategic locations identified in the
Darlington Local Plan’”
If such an approach is not adopted then the Neighbourhood
Plan will quickly become out of date and will need to
be revised when the Darlington Local Plan is adopted.
This policy would preclude the development of a housing site
which remains sustainable in line with the requirements of the
NPPF. Although the emergence and eventual adoption of the
Local Plan will affect the matter in which planning applications
for development of this nature are determined, the fact
remains that the site is located within an area that officers
believe to be sustainable, by virtue of the recent approval of
application ref:16/01231/FUL.

Response/ proposed change
strategic policies of the emerging
Darlington Local Plan. The Housing Needs
Assessment did not identify a need for the
allocation of land at Coniscliffe Park.

Noted, no amendments required. It is
not the role of a Neighbourhood Plan to
discuss the merits, or otherwise, of
current planning applications nor is there
a requirement for it to comply with the
strategic policies of the emerging
Darlington Local Plan.
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Consultee

Policy/ Para

Comment summary
While the purpose of policy LCM11 is recognised (i.e. to
preclude the development of isolated homes in the
countryside), the site to which the current outline application
relates cannot be considered isolated, by virtue of its
proximity to a myriad of existing and forthcoming
development. Therefore, the policy in its current form is
flawed as it would preclude sustainable residential
development.
In addition, policy LCM11 is intended to prevent unwelcome
incursions into the countryside, as defined by the draft
settlement boundaries. Within para. 4.47 of the plan, it is
noted that the settlement boundaries as drawn on the Policies
Map have been drawn to support the sustainable growth of
Low Coniscliffe and Merrybent, and take into account extent
planning permissions and established a logical shape to the
village. It further states that irregular excursions into the open
countryside have been avoided.
The site to the west of Gate Lane would represent a logical
and natural extension to the village, especially in the context
of the extant permission for 37 units to the immediate east of
Gate Lane (LPA ref:16/01231/FUL), which infills the area of
land from Low Coniscliffe up to Coniscliffe Road to the
northeast of the village. Implementation of this permission
would result in our client’s site being bound by residential
development to the east, south and immediately northwest.
Development of the site would not represent an excursion
into the open countryside as such, but would more represent
the infill of a vacant plot.
While our client has not specific comments with respect to the
number of houses the plan make provision for, it should be
recognised that the approach advocated in the framework
seeks to facilitate a means to delivering the necessary housing

Response/ proposed change
The Neighbourhood Plan Housing Needs
Assessment estimated the quantity of
housing needed across the Plan area over
the Plan period. This identified a range of
housing need from 19 to 76 dwellings. As
a result of the consideration of the role,
nature and capacity of the settlements
within the Plan area, the draft Plan
identified four sites to support the
delivery of around 24 dwellings.
The site referred to in the representation
was assessed through the preparation of
the Plan and it was considered to be
unsuitable.
Whilst it is noted that the site covered by
application 16/01231/FUL has planning
permission, the overriding justification for
this was the lack of a five-year housing
land supply. The permission has not yet
been implemented. It would therefore be
inappropriate to seek to justify an
additional site/ amendment to the
settlement boundary in this location on
this basis as there are more appropriate
alternative sites available.
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Consultee

Policy/ Para

Darlington Borough
Council (Fiona McCall)

LCM11:
General
location of new
development

Comment summary
supply as a minimum. It should not preclude the development
of unallocated sites that are otherwise sustainable and
capable of contribution to the wider housing supply. As
outlined above, the Council were able to support an
application for the development of the adjacent site. The fact
that the Council have identified a five-year housing supply
(albeit yet to be comprehensively tested at examination) does
not make a site that previously was recognised as falling
within a sustainable location, unsustainable. This point will be
made to the borough council as part of the next stage of
consultation.
A further requirement of section 6 of the NPPF is that local
planning authorities must be able to deliver a wide and
diverse choice of high quality homes, the nature of the current
application (outline with all matters reserved), allows a
significant amount of flexibility to deliver a wide range of
housing which responds to identified shortfall. Indeed, draft
policy H3 of the Darlington Borough Draft Local Plan 20162036 Consultation Draft June 2018 states that there is a clear
desire to promote the delivery of self-build homes, which
could be readily achieved on our client’s site.
The neighbourhood plan must nevertheless remain consistent
with the provision of the emerging Local Plan.
I would advise reviewing the settlement limits proposed for
Low Coniscliffe & Merrybent in the Draft Local Plan as there
are some differences (in comparison to the neighbourhood
plan boundaries). The Draft Local Plan does not incorporate
Merrybent Drive or site LCM12(3). Additional land also
appears to have been incorporated at Low Consicliffe to the
northern end of the village. Is the intention that development
could occur in this area.

Response/ proposed change

Noted, no amendments required. The
sites have been identified with support
from the local community, to allow
development of a level and type that is
appropriate. It is appropriate for a
Neighbourhood Plan to make
amendments to settlement boundaries.
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Consultee
Darlington Borough
Council (Fiona McCall)

Policy/ Para
Para 4.51

Darlington Borough
Council (Fiona McCall)

Para 4.56

Northumbrian Water
(Carrie Taylor)

LCM 12:
Housing &
Policies Map

Comment summary
It is noted that the 2015 SHMA has been utilised for the
housing needs assessment. An update to the SHMA was
undertaken last year for the emerging Local Plan period 2016
– 2036 and to take account of 2014 based household
projections. The document is available on our website in the
document library https://microsites.darlington.gov.uk/localplan/document-library/ It is anticipated that a further update
will be undertaken later in the year to account for 2016 based
household projections. The most recent SHMA (2017) outlines
an OAN figure of 422 dwellings per annum (8,440 dwellings
over the plan period) and a housing requirement of 492
dwellings per annum (9,840 dwellings over the plan period). In
accordance with the guidance the most recent available
evidence should be utilised for the Housing Needs
Assessment.
It is understood that the neighbourhood plan group is
planning for a notional ‘fair share’ of housing development
within the wider housing market area. It is important to
appreciate however that this does not take into account the
Council’s locational strategy for allocating new sites to meet
the housing need of the Darlington housing market area. The
Council’s approach is to select the most suitable sites for
allocation across the borough, rather than proportioning the
requirement across sub areas and then selecting sites to meet
these needs.
We would welcome early consultation on proposed
development sites, especially those mentioned in Policy LCM
12 - Housing, to ensure water and wastewater infrastructure is
in place to support new development. These early
consultations should take place with our point of connection
team, full details and guidance can be found at

Response/ proposed change
Noted, no amendments required. The
2015 SHMA was all that was available
when the HNA was being prepared, it was
therefore appropriate for it to be utilised.
The HNA takes full account of the 2014
based household projections.

Noted, no amendments required. There
remains significant unresolved objection
to the locational strategy set out within
the emerging local plan. This matter can
only be addressed through the
examination of the plan. The proposed
strategy of the Neighbourhood Plan is
considered to be appropriate given the
current position.
Noted, no amendments required. The
Neighbourhood Plan cannot require
developers to engage with Northumbrian
Water in advance of the submission of a
planning application.
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Consultee

Policy/ Para

Gladman

LCM 12:
Housing

Taylor Wimpey
(England Lyle Good)

LCM 12:
Housing

Darlington Borough
Council (Fiona McCall)

LCM12:
Housing

Comment summary
https://www.nwl.co.uk/developers/predevelopmentenquiries.
aspx or telephone 0191 419 6646.
Similar to comments made to Policy LCM 11 above, Policy LCM
12 will need rewording to fully reflect the scale of
development which may take place in the Parish as identified
through the emerging Darlington Local Plan. A similar form or
wording to that suggested above would therefore be
appropriate for Policy LCM 12.
The wording of Policy LCM12 should be amended to reflect
the suggested changes to Policy LCM11 to reference the full
extent of development that will take place in the Parish as
identified in the emerging Darlington Local Plan.
In addition to the Land North of Coniscliffe Road, Taylor
Wimpey also have an interest in Land South of Coniscliffe
Road (HELAA site ref: 85) and have been promoting the site
through the emerging Local Plan as housing allocation. Taylor
Wimpey are of the view that the site represents a deliverable
proposition and a scheme could be delivered of an
appropriate scale which not be detrimental to the historical
character and valued landscape surrounding Low Coniscliffe
and therefore address the reasons for rejection in the Housing
Background Paper.
Taylor Wimpey would therefore request that the Parish
Council consider the allocation of land South of Coniscliffe
Road (site 85) in the Neighbourhood Plan. Taylor Wimpey
would be willing to work with the Pariah Council to develop an
appropriate scheme for the site.
With regards to the housing allocations proposed there are no
concerns with the principle of development on site ref
LCM12(4) as the site is located within existing settlement
limits of Low Coniscliffe. Site LCM12(3) has an implemented

Response/ proposed change

Noted, no amendments required. There
is no requirement for the Neighbourhood
Plan to comply with the strategic policies
of the emerging Darlington Local Plan.

Noted, no amendments required. There
is no requirement for the Neighbourhood
Plan to comply with the strategic policies
of the emerging Darlington Local Plan.

Noted, no amendments required. The
Housing Sites Assessment Background
Paper illustrates that site LCM 12(1) is
available, suitable and achievable. Whilst
the landowner has not submitted this site
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Consultee

Policy/ Para

Darlington Borough
Council (Fiona McCall)

Para 4.59

Darlington Borough
Council (Fiona McCall)

LCM 19: Active
Travel Routes
& Policies Map.

Darlington Borough
Council (Fiona McCall)

Community
Action 1

Comment summary
planning permission and consequently there are no issues
with this site either.
With regards to site LCM12(1) this is not a site which has been
put forward to the Council for consideration in the emerging
Local Plan and therefore raises a question of availability,
suitability and achievability.
Sites LCM12(1) and LCM12(2) would also be contrary to the
Council’s locational strategy in the emerging Local Plan and
existing development plan. This approach consists of directing
residential development to the main urban area (sites within
and as urban extensions) and to the service villages of
Heighington, Hurworth and Middleton St George.
Consequently there are concerns with both of these proposed
allocations; LCM12(1) and LCM12(2).
Overall, there appears to be conflict between policy LCM 11:
General location of new development in the neighbourhood
plan and proposed policies / allocations in the Draft Local Plan.
Para 4.59 - final sentence does not appear to be correct;
consider removing. “In accordance with NPPG, in addition to
traditional methods of housing delivery, self-build, custom
build and community led projects will be supported through
rural exception sites”
I would advise preparing a statement which outlines
supporting evidence for the active travel routes. It appears
that some of the travel routes do not follow existing public
rights of way and are proposals. New routes would require
access rights from landowners. Detail needed on how this
would be achieved / work in practice.
I would suggest removing community action 1 regarding the
local nature reserve, following previous advice from the
Council.

Response/ proposed change
to the council, it is appropriate for the
Neighbourhood Plan to consider it when
local information demonstrates that it is
available.
Sites LCM 12(1) and (2) are small sites
which have been identified with support
from the local community, to allow
development of a level and type that is
appropriate. It is appropriate for a
Neighbourhood Plan to make
amendments to settlement boundaries to
support sustainable growth.

Amend.

Amend. Policies map to reflect the
existing public rights of way network, it
was not the intention for the plan to
identify new routes.

Noted, no amendments required.
Community actions are aims/ aspirations
identified by the local community. Whilst
it is noted that there are currently barriers
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Consultee

Policy/ Para

Comment summary

Darlington Borough
Council (Fiona McCall)

Housing Sites
Background
Paper

It is noted in the Housing Sites Background Paper that sites 41
Coniscliffe Park South and site 249 Coniscliffe Park North are
not considered to be sustainable locations for housing
development. These sites have also been discounted in the
Settlement Boundary Background Paper due to their distances
from the villages. The Council has a different view and these
sites are proposed as a strategic location for housing
development in the emerging Local Plan as an urban extension
(rather than linking to LC village as suggested). Assessment of
these sites has been undertaken via the Housing and
Employment Land Availability Assessment (HELAA) and
Sustainability Appraisal (SA). You will be able to comment on
these documents during the consultation period for the Draft
Local Plan. The area was also identified as a strategic
development site in the Council’s Issues and Scoping
Document (2016) which is also available on our website. It is
important to note that these sites also contribute to the
Council’s five year land supply. A five year supply statement is
available on our website.
There is a duplicate assessment for site 249.

Response/ proposed change
to the implementation of this action, it
remains a long-term aspiration of the
Parish Council, therefore it is important
that it is retained within the Plan.
Noted, no amendments required. There
is no requirement for the Neighbourhood
Plan to comply with the strategic policies
of the emerging Darlington Local Plan.
There remain unresolved objections to
the proposed strategic allocations.
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Comments received during drop in event
Consultee
Ron Lees
69 Low Coniscliffe
Joyce Spanswick
29 Low Coniscliffe

Policy/ Para
General

Comment summary
A superb Neighbourhood Plan

General

An excellent plan which I fully support
I fully support the plan green spaces are so important
Excellent work, well done the committee. I am still unsure of
the level of new housing for the village

P West
36 Baydale Road Dton
Ken Greenfield
20 Pentland Grove
Liz Steel
23 Low Coniscliffe
John Snaith
24 A The Green, High
Coniscliffe
Ralph Manners
Coniscliffe Grange
Paul Crudass
81 Merrybent

General
General

A very comprehensive and well thought out plan It should
receive full support from the community and local authority
Impressive local community action

General

An excellent plan well done

General

Was very impressed by all the detail

General

A lot of constructive effort has gone into this plan

General

Fantastic effort
Development shown on the neighbourhood plans offer a
proportionate offer for the area which will preserve the local
environment well. Possible riverside cycle route towards High

Response/ proposed change
Support welcomed, no amendments
required.
Support welcomed, no amendments
required. The Neighbourhood Plan
Housing Needs Assessment estimated the
quantity of housing needed across the
Plan area over the Plan period. This
identified a range of housing need from
19 to 76 dwellings. As a result of the
consideration of the role, nature and
capacity of the settlements within the
Plan area, the draft Plan identified four
sites to support the delivery of around 24
dwellings.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
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Consultee

Policy/ Para

Response/ proposed change

General

Comment summary
Coniscliffe would be a good improvement to the amenity
value of the Parish to local people and visitors as well. Great
effort to produce such a professional plan.
Huge amount of commitment and work

Linda Steel
2 St Edwins Close High
Coniscliffe
Hilda Armstrong
66A Merrybent
Mary Waine
67 Merrybent
Alison Weatherburn
45 Low Coniscliffe
John Weatherburn
45 Low Coniscliffe
Betty Armstrong
10 Low Coniscliffe
Gill and Charlie Eshelby
Lark House Farm
Merrybent
Mark Mc Adam
55 Merrybent Drive

General

Marvellous effort by all- fully support

General

Well thought out plan

General
General

Congratulations and thanks to everyone who has helped put
this excellent proposal together
Well done very detailed with a lot of hard work involved

General

Good ideas and I am in full agreement

General

Fully Support the plan. Thanks to all who have worked
incredibly hard to produce a comprehensive vision in keeping
with the local area
Fully support the plan. We need a plan that retains the many
features both natural and human that create /enhance
community. A sustainable approach. Thanks to all involved.
I consider this neighbourhood plan to be very well constructed
with a clear and rational vision for the future of the area. The
key objectives are clear and exceptionally well focused.
However, the devil is in the detail and I consider this plan to
be very balanced and presents substantial detail which aims to
maintain the semi rural nature and distinct separation from
neighbouring town and development. Consequently I believe
this is and excellent plan providing a foundation which is

Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.

Peter Clark
Durmast Low Coniscliffe

General

General

Support welcomed, no amendments
required.

Support welcomed, no amendments
required.
Support welcomed, no amendments
required.
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Consultee

Policy/ Para

Peter Ellerton
93 Low Coniscliffe

General

Mr and Mrs I.K Scott

General

Christine Mc Clay
The Schools House Low
Coniscliffe

General & LCM
7

Sue Clark
17 Low Coniscliffe

LCM 7 & LCM
10

Comment summary
reflective of the desires of the local community and I totally
endorse its adoption.
The plan has been thoughtfully put together and successfully
reflects the vision for the future of the area. However,
concerns remain for future development in the area in respect
of significant increases in traffic, emissions and noise.

A tremendous amount of work has been put into this. Loved
reading about the history of the village Thank You.
An excellent Neighbourhood Plan. The plan retains the
essence of the area which is enjoyed by many and not only
residents . It is reassuring that the plan will hopefully protect
Green Space for the benefit of everyone and importantly
wildlife. The area has an important history and this should be
preserved. The plan provides for this. It is a shame that the
conservation status was not supported. Development included
in the plan is appropriate to the area and very well thought
out. Well done everyone for all your hard work.
LGS - I am impressed with the thought that has gone into
allocating the areas of green space and totally support their
inclusion in the plan. These are important areas to the local
community and need to be retained for generations to come.
Heritage - This document has incurred considerable research
and is a good reflection of the heritage of the Parish.

Response/ proposed change

Support welcomed, no amendments
required. Policy LCM 15 requires new
development to provide or contribute to
the infrastructure requirements that are
related to them and policy LCM 18
requires new developments to provide
safe vehicular, cyclist and pedestrian
access. In addition, that the impact on
traffic flows in the highway network will
not be severe or that appropriate
mitigation measures can be secured.
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.

Support welcomed, no amendments
required.
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Consultee
Barbara Armstrong
8 Low Coniscliffe

Policy/ Para
LCM 7 & LCM
11

K Marshallsay
34 Low Coniscliffe

General, LCM 7
&LCM 12

Clive Bennet
67 Merrybent

LCM 11 & LCM
12

Margaret Ellerton
93 Low Coniscliffe

LCM 12

Comment summary
Well done very detailed plans for development. Please adhere
to them not building outside boundaries and keep same green
space.
Full support proposals for local green spaces in particular
applications to DBC to incorporate with their local plan. The
Community Forest. It would be wonderful if this wooded area
could be expanded.
A disappointment that conservation status was rejected
A comprehensive and well constructed Plan - deserves full
support for inclusion within DBCs Development Plan. Housing
needs to 2036 amply covered by 24 new homes. It was a great
disappointment that 34 homes East of Gate Lane was rushed
through by DBC which will create unnecessary blot on the
landscape
Pleased not building behind Merrybent

The plan has identified 24 houses sites, which reflect the
character and scale of the Plan Area. I feel that these sites
have been carefully thought out, supporting the sustainable
growth of Low Coniscliffe and Merrybent. Overall an excellent
plan which I fully support.

Response/ proposed change
Support welcomed, no amendments
required.
Support welcomed, no amendments
required.

Noted, no amendments. There are no
proposals within the Plan to allocate land
for housing behind Merrybent.
Support welcomed, no amendments
required.
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Appendix 13:

Health Check – Summary of Comments and Response

Part 1 - Process
Section/ Policy
Have the necessary
statutory requirements
been met in terms of the
designation of the
neighbourhood area?

If the area does not have
a parish council, have the
necessary statutory
requirements been met in
terms of the designation
of the neighbourhood
forum?
Has the plan been the
subject of appropriate
pre-submission
consultation and publicity,
as set out in the
legislation, or is this
underway?
Has there been a
programme of community
engagement
proportionate to the scale

Health Check Response/ Comment
Yes. The Parish, which is a QB, applied for the designation of
the Neighbourhood Plan Area (NPA) in a document received
by DBC on 7 February 2017. The Low Coniscliffe & Merrybent
NPA was approved by DBC on 26 May 2017. The map on
page 7 of the LCMNP shows the extent of the area that is the
subject of the LCMNP and its policies.
The development and preparation of the LCMNP has been
undertaken by a Steering Group comprised of local volunteers
working on behalf of the Parish Council.
The Plan has been prepared by Low Coniscliffe & Merrybent
Parish Council.

Response/ proposed change
Noted, no change required.

Yes. The Regulation 14 Consultation on the Pre-Submission
Draft LCMNP took place between 21 April 2018 and 2 June
2018.

Noted, no change required.

Yes. In combination, the CS and the LCMNP describe an
extensive range of engagement with the community and
stakeholders, commencing with the inaugural meeting of the
Steering Group in January 2017 through to the above
mentioned Regulation 14 consultation. It is clear that the

Noted, no change required.

Noted, no change required.
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Section/ Policy
and complexity of the
plan?

Are arrangements in place
for an independent
examiner to be
appointed?

Are discussions taking
place with the electoral
services team on holding
the referendum?
Is there a clear project
plan for bringing the plan
into force and does it take
account of local authority
committee cycles?

Health Check Response/ Comment
information garnered by the Steering Group as a result of the
consultations/engagement on the LCMNP has been
appropriately assessed and considered.
The CS contains extensive detail in its appendices which
demonstrate that the community has been engaged in a
proportionate manner, having regard to the advice in the PPG
on plan preparation and engagement.
There is no information provided on this. Whilst the QB has
not yet reached submission of the Plan to DBC under
Regulation 15 of the 2012 Regulations, it is advised that the
QB begin discussing what the process will be for identifying a
suitable independent examiner with DBC.
Whilst the general approach is to assess the resumes/CVs
provided by prospective examiners, the QB might also find it
helpful in coming to a decision by reading examples of
examiners’ reports on other neighbourhood plans.
There is no information provided on this. The QB should
engage with DBC in due course to discuss the matter.

No significant evidence seen regarding this matter. The Plan
does not contain a section dealing with Monitoring and
Review (or Implementation), which we consider to be a key
omission.

Response/ proposed change

No change. It is not the role of LC&M PC to appoint an
independent examiner, this is the role of DBC.

No change. LC&M PC do not have a role in this process.

No change. Bringing the plan into force is the role of DBC.

The Plan should contain a section to set out how the Parish
Council, together with DBC and other partners, will be
expected to take a lead in securing the implementation – and
in what period – of the Plan’s proposals.
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Section/ Policy
Has an SEA screening
been carried out by the
LPA?
Has an HRA screening
been carried out by the
LPA?

Health Check Response/ Comment
Yes. DBC produced a Strategic Environmental Assessment
(SEA) Screening Report which determined that SEA was not
required. The Assessment was sent to the Statutory
Consultees who agreed with that conclusion.
Yes. DBC produced a Strategic Environmental Assessment
(SEA) Screening Report which also determined that HRA was
not required. The Assessment was sent to the Statutory
Consultees who agreed with that conclusion.

Response/ proposed change
Noted, no change required.

Health Check Response/ Comment
Not in every instance, see comments on individual policies
below.
There is also a degree of repetition of both national planning
policy and guidance. We feel that in some instances this
results in policies that do not substantively add to existing
policies and therefore, they perhaps do not take the
opportunity to provide a more local dimension to the LCMNP
policies. However, the policies appear predominantly
reasonable, justified and generally reflective of the
community’s wishes.
Yes. Annex 1 of the LCMNP provides a list of 6 Community
Actions (i.e. non land use matters) and these are clearly
distinguished from the Plan’s polices.

Response/ proposed change
See detailed response under Part 3.

Noted, no change required.

Part 2 – Content
Section/ Policy
Are policies appropriately
justified with a clear
rationale?

Is it clear which parts of
the draft plan form the
‘neighbourhood plan
proposal’ (i.e. the
neighbourhood
development plan) under
the Localism Act, subject
to the independent
examination, and which

Noted, no change required.
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Section/ Policy
parts do not form part of
the ‘plan proposal’, and
would not be tested by
the independent
examination?
Are there any obvious
conflicts with the NPPF?

Is there a clear
explanation of the ways
the plan contributes to
the achievement of
sustainable development?

Are there any issues
around compatibility with
human rights or EU
obligations?
Does the plan avoid
dealing with excluded
development including
nationally significant

Health Check Response/ Comment

Response/ proposed change

No. The Plan makes appropriate references to the NPPF, and
Noted, no change required with regard to the NPPF.
also makes appropriate reference to the presumption in
favour of sustainable development. Further policy-specific
references to the NPPF are made where appropriate in
relation to the LCMNP’s policies. However, there are potential
conflicts with the PPG in relation to the emerging Darlington
Local Plan. See 2.4 below.
A qualified, yes. The BCS provides, in many respects, a clearly Noted. See detailed response under Part 3.
articulated description of how the policies of the Plan
promote sustainable development. However, with regard to
the approach taken to the emerging Local Plan, there are
questions regarding whether the LCMNP fully accords with
the principles of sustainable development.
This issue is discussed further in 2.7 below and Section 3,
point 14. of this report.
No. However, the BCS should also contain confirmation that
DBC is satisfied that the Plan does not breach, and is
compatible with, EU Obligations and Convention rights
(within the meaning of the Human Rights Act 1998).
Yes. There appear to be no issues regarding this matter.

Noted. DBC do not provide this information until they assess
whether the plan can proceed to examination. No change
required.

Noted, no change required.
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Section/ Policy
infrastructure, waste and
minerals?
Is there consensus
between the local
planning authority and
the qualifying body over
whether the plan meets
the basic conditions
including conformity with
strategic development
plan policy and, if not,
what are the areas of
disagreement?

Health Check Response/ Comment

Response/ proposed change

Yes, in most instances. However, importantly, there appears
to be an absence of consensus over the appropriate
relationship between a neighbourhood plan and an emerging
local plan.

The health check response is not correct, the Basic
Conditions Statement also considers the relationship of the
draft NP policies with the emerging Darlington Local Plan
and sets out areas where there is some conflict.

Although the BCS correctly assesses the Plan policies in terms
of general conformity with the adopted Development Plan,
the Plan’s policies should also take account of the advice in
PPG Reference ID: 41-009-20160211. This paragraph clearly
sets out the expectation that whilst neighbourhood plans are
not tested against the policies in an emerging local plan, the
reasoning and evidence informing the local plan process is
likely to be relevant to the consideration of the Basic
Conditions against which a neighbourhood plan is tested. For
example, up to date housing needs evidence is relevant to the
question of whether a housing supply policy in a
neighbourhood plan or Order contributes to the achievement
of sustainable development.

The Basic Conditions Statement clearly sets out that the
LC&M NP has been prepared to be in general conformity
with the strategic policies of the adopted development plan
and does not conflict with the NPPF.

Areas of disagreement are noted in relation to the discussion
of specific policies below. We would strongly advise that the
QB and DBC meet to discuss this matter before the Plan is
submitted.
Are there any obvious
errors in the plan?
Are the plan’s policies
clear and unambiguous

Yes, to the extent there is a conflict in relation to the
approach towards the emerging Local Plan. See Section 3,
point 14. below.
The Plan’s policies appear to reflect the community’s land use
aspirations and in the main, they are clear in their intent and

As there remain significant unresolved objections to the
proposed OAN and strategic/ other locations for new
development within the emerging local plan it is not
appropriate for the LC&M NP to seek to accord with it.
These are matters that will be debated through the
Examination of the Local Plan. It should not be down to the
LC&M NP to seek to debate strategic issues.
Detailed objections have been submitted to DBC as part of
the consultation on the local plan.
No change required.

Noted. See above and detailed response under Part 3.

Noted. See detailed response under Part 3.
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Section/ Policy
and do they reflect the
community’s aspirations?

Health Check Response/ Comment
expression. Exceptions are noted in the comments on
individual policies below.

Response/ proposed change

Health Check Response/ Comment
Prior to submission to DBC we suggest the Plan should be
proof read by an independent person to check for
typographical errors and to ensure that all hyperlinks are
operational.
We recommend that the Plan period is clearly stated, in the
interests of clarity, on the front cover of the Plan.
The Map should, if possible, be replaced by one that is both
clearer and better defined, so it is possible, at the least, to
distinguish the two settlements of Low Coniscliffe and
Merrybent.
Clause c of the policy change to read:
‘Seeks to conserve important local landscape features such as
mature hedgerows and field walls’.
The matters listed in the policy are all issues that would
normally be considered as part of the development
management process for any major planning application. As
such, they are not in themselves especially contentious.

Response/ proposed change
Amend as suggested.

Part 3 – Detailed Feedback
Section/ Policy
Whole Plan

Front Cover / Plan Period
Page 7

Policy LCM 1: Landscape

Policy LCM 2: Tranquillity

Policy LCM 3: Green
Infrastructure

Amend as suggested.
The map was provided by DBC, LC&M PC does not have
access to a better-quality map. No change

Amend as suggested.

Amend to ensure clarity.

Paragraph 4.14 states that the policy is to apply to larger scale
development. However, this phrase needs defining and
should also be inserted into the policy wording, otherwise it
reads as if the policy applies to all development, no matter
how small.
No comment on this policy.
Noted, no change required.
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Section/ Policy
Policy LCM 4: Green
Approach
Policy LCM 5: Biodiversity
Policy LCM 6: Wildlife
Corridors
Policy LCM 7: Local Green
Space

Policy LCM 8: Design
Policy LCM 9: Small Scale
Renewable Energy
Generation
Policy LCM 10: Heritage
Assets
Policy LCM11: General
location of new
development – General
Comments

Health Check Response/ Comment
No comment on this policy.

Response/ proposed change
Noted, no change required.

No comment on this policy.
No comment on this policy.

Noted, no change required.
Noted, no change required.

The policy allocates 5 areas as Local Green Space (LGS). We
note that the Merrybent Community Woodland is also a LGS
allocation in the emerging Local Plan (Policy ENV 6 – Local
Green Space). Whilst this is a duplication, it does no harm so
long as the area proposed for LGS status is exactly the same
in each plan. Otherwise, without prejudice to the eventual
examination of the Plan, the areas proposed seem
appropriate in terms of paragraph 77 of the NPPF. It would,
however, assist an examiner in coming to a decision that the
space is demonstrably special to the local community, if there
was evidence provided from early engagement, for example,
survey results, that clearly demonstrates the local
community’s support for the proposed designations.
No comment on this policy.
No comment on this policy.

Clear support from the local community is set out within the
Consultation Statement. No change required.

No comment on this policy.

Noted, no change required.

Although the BCS correctly assesses the Plan policies in terms
of general conformity with the adopted Development Plan,
the Plan’s policies must have regard to the advice in PPG
Reference ID: 41-009-20160211. As already noted, this
paragraph clearly sets out the expectation that whilst
neighbourhood plans are not tested against the policies in an
emerging local plan, the reasoning and evidence informing

The health check response is not correct, the Basic
Conditions Statement also considers the relationship of the
draft NP policies with the emerging Darlington Local Plan
and sets out areas where there is some conflict.

Noted, no change required.
Noted, no change required.

The Basic Conditions Statement clearly sets out that the
LC&M NP has been prepared to be in general conformity
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Section/ Policy

Health Check Response/ Comment
the local plan process is likely to be relevant to the
consideration of the Basic Conditions against which a
neighbourhood plan is tested. For example, up to date
housing needs evidence is relevant to the question of
whether a housing supply policy in a neighbourhood plan or
Order contributes to the achievement of sustainable
development.
In terms of sustainable development, the Basic Condition in
paragraph 8(2)(d) of Schedule 4B to the 1990 Act requires
specifically that a neighbourhood plan must contribute
towards the achievement of sustainable development. NPPF
paragraph 184 is clear that neighbourhood plans should not
promote less development than set out in the local plan
(albeit this is the emerging Local Plan) or undermine its
strategic policies. As currently drafted, there are elements of
the LCMNP that arguably impede that goal. The Darlington
Core Strategy is time expired in terms of its housing polices,
as these were based on the now defunct Regional Spatial
Strategy for the North East, hence the advice in PPG
Reference ID: 41-009-20160211 is highly relevant given the
current approach contained in the emerging Local Plan (in
terms of housing numbers and the distribution strategy).
The emerging Darlington Local Plan (2016-2036) has recently
completed its Regulation 18 consultation under the Town and
Country Planning (Local Planning) (England) Regulations 2012
(as amended). Consultation under Regulation 19 is proposed
for November 2018 with submission for examination in
January 2019. It would appear from this timetable (if adhered
to) that the emerging Local Plan could be examined under the
2012 NPPF with housing numbers derived from the Strategic

Response/ proposed change
with the strategic policies of the adopted development plan
and does not conflict with the NPPF.
LC&M PCs response to DBCs comments on the PreSubmission Draft LC&M NP set out within the Consultation
Statement. This clearly explains that with regard to housing
need, the 2017 SHMA was not available at the time of the
preparation of the HNA. However, the 2017 SHMA has, as
its baseline, used the 2014 based household projections,
which are fully considered within the HNA. LC&M PC does
not have the funding to update the HNA, nor does it
consider that an update is necessary. It should also be noted
that neither the SHMA or the emerging local plan include a
housing requirement for neighbourhood planning areas
across the borough.
Comments regarding the emerging Darlington Local Plan are
noted, however it is not possible to state categorically at this
point in time that DBC will adhere to their plan preparation
timetable, which has been significantly delayed in the past.
As there remain significant unresolved objections to the
proposed OAN and strategic/ other locations for new
development within the emerging local plan it is not
appropriate for the LC&M NP to seek to accord with it.
These are matters that will be debated through the
Examination of the Local Plan. It should not be down to the
LC&M NP to seek to debate strategic issues.
Detailed objections have been submitted to DBC as part of
the consultation on the local plan.
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Section/ Policy

Health Check Response/ Comment
Housing Market Assessment (SHMA) rather than a local
housing need assessment (LHN) conducted using the standard
method in the PPG. The emerging Local Plan proposes a
strategy which indicates that 81.2% of the housing
requirement will be directed to urban extensions around
Darlington, with the remainder being provided in the urban
area and in service villages. The smaller more rural villages
(such as Low Coniscliffe and Merrybent) as defined in the
settlement hierarchy, are generally considered to be less
favourable locations for housing development, as they meet
limited sustainability criteria. They are considered to be
unsuitable due to their remote locations and lack of facilities
and services. As a consequence, the emerging Local Plan
makes no housing allocations for these villages. However, the
emerging Local Plan (in Policy H2 and Appendix B - Housing
Allocation Statements) does propose two urban extensions
which are within the area covered by the LCMNP. These are:

Response/ proposed change
Given the above, it is perfectly reasonable for the LC&M NP
not to accord with the emerging local plan.
No change required.

Site 41 - South Coniscliffe Park - an urban extension to the
south west of the main urban area. This is greenfield land in
agricultural use and is proposed for
allocation for residential development with an indicative yield
of 535 dwellings, 480 of which are estimated to be delivered
during the Plan period.
Site 249 - Coniscliffe Park, North - an urban extension to the
south west of the main urban area. It is greenfield land in
agricultural use and is proposed for
allocation for residential development with an indicative yield
of 985 dwellings, 780 of which are estimated to be delivered
during the Plan period.
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Section/ Policy

LCM 11: General location
of new development

Health Check Response/ Comment
On a practical level, we appreciate that the emerging Local
Plan is at a comparatively early stage, however, in the
absence of any other up to date information, we consider the
LCMNP should have regard to the position on housing
development in the emerging Local Plan if its policies are to
endure effectively beyond the adoption of the new Local
Plan.
LCM 11 states the majority of development across the Parish
will take place within the villages of Low Coniscliffe and
Merrybent and the accompanying text and Policies Map
indicates that the settlement boundaries, as defined in the
emerging Local Plan have been reviewed and amended
through the preparation of the LCMNP. Whilst there is no bar
to a neighbourhood plan defining settlement boundaries, it
appears that there are differences between the LCMNP
boundary and that proposed in the emerging Local Plan. It
would be advisable for this issue to be discussed with DBC
before the Plan’s submission.

Response/ proposed change

Whilst we appreciate that there is no requirement for a
neighbourhood plan to duplicate strategic
policies/allocations, it is we feel, important for the LCMNP’s
approach to housing development to be sufficiently flexible
to accommodate the strategic requirements of the emerging
Local Plan. To this end we would suggest that the first
sentence of the policy be amended to reflect the possibility of
strategic allocations occurring within the NPA (see below).

No change required.

LC&MP PC do not accept the need for strategic allocations to
be made within the parish. There remain significant
unresolved objections both to the overall level of
development within the Darlington Local Plan and the
proposed location of strategic and other sites.
These are matters that will be debated through the
Examination of the Local Plan. It should not be down to the
LC&M NP to seek to debate strategic issues. However, it is
appropriate for the LC&M NP to identify sites for
development to meet identified local needs.

We have noted in the Consultation Statement that the
response to respondents who have raised this issue is:
The HNA does not identify a need for the scale of development
proposed at Coniscliffe Park North and there is no
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Section/ Policy

Health Check Response/ Comment
requirement for the Neighbourhood Plan to comply with the
strategic policies of the emerging Darlington Local Plan.

Response/ proposed change

In relation to the development plan, the Basic Condition’s
requires general conformity with the adopted development
plan, but in Darlington’s case given the extant local plan is
time expired, if the LCMNP does not take account of the
proposal contained therein it could well find that the LCMNP
will quickly become out of date and that it (in the case of this
policy) may well be overridden by a new Local Plan. PPG
Reference ID: 41-009-20160211 clearly advises that the LPA
and the QB should produce complementary neighbourhood
and local plans in order to minimise any conflicts between
policies in the neighbourhood plan and those in the emerging
local plan, including housing supply policies. The PPG goes on
to explain that this is because section 38(5) of the 2004 Act
requires that the conflict must be resolved by the decision
maker favouring the policy which is contained in the last
document to become part of the development plan.
Neighbourhood plans should support strategic priorities and
we are concerned that this policy does not1.
With regard to the Housing Needs Assessment (HNA), as it is a
local study, it righty concerns itself with the needs of the NPA
but the wider housing requirement of the borough and its
locational expression cannot be ignored by the LCMNP,
especially as it appears that the strategic thrust of the
emerging Local Plan is to make housing allocations on the
basis of allocating sites considered the most suitable, rather
than proportioning the requirement across the hierarchy and
1

PPG Reference ID: 41-004-20170728.
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Section/ Policy

Health Check Response/ Comment
then selecting sites to meet these needs. We strongly advise
that the QB engages with DBC as a matter of urgency on both
the precise settlement boundaries and the overall
relationship between the LCMNP and the emerging Local
Plan’s proposed allocations.

Response/ proposed change

Furthermore, as the LCMNP is silent on these proposed
allocations, its policies do not distinguish between the
proposed urban extensions and new development elsewhere
in the NPA. There is a risk of the possible application of a
mixture of development management policies and design
criteria to a development scheme and once again we
recommend that this matter is discussed with DBC as a
matter of urgency.

Paragraph 4.51

A possible way forward here might be to consider adding to
the policy as follows:
‘the majority of development, that is identified in the
relevant Local Plan, will take place within the villages of Low
Coniscliffe and Merrybent’.
It is noted that the 2015 SHMA has been utilised for the
housing needs assessment. A 2017 SHMA has been produced
and it is these figures, rather than those from the 2015 SHMA
that should be used in any assessment (PPG Reference ID: 41040-20160211.)

The 2017 SHMA was not available at the time of the
preparation of the HNA. However, the 2017 SHMA has, as
its baseline, used the 2014 based household projections,
which are fully considered within the HNA. LC&M PC does
not have the funding to update the HNA, nor does it
consider that an update is necessary. It should also be noted
that neither the SHMA or the emerging local plan include a
housing requirement for neighbourhood planning areas
across the borough.
No change required.
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Section/ Policy
Policy LCM 12: Housing

Health Check Response/ Comment
In response to the HNA, this policy allocates four sites for
around 24 dwellings. One of these sites, the Former Nursery
has already permission for three dwellings. The first sentence
of the policy reads: ‘The Low Coniscliffe and Merrybent
Neighbourhood Plan focuses the majority of new housing
development within the villages of Low Coniscliffe and
Merrybent by making provision for the delivery of around 24
dwellings over the plan period.’
As with Policy LCM 11, we feel that the sentence needs
amending to reflect the possibility of strategic allocations
occurring within the NPA. Our comments on the relationship
between Policy LCM 11 and the emerging Local Plan also
apply in relation to this policy.

Response/ proposed change
It is not the role of the neighbourhood plan to address
strategic matters. LC&M PC do not accept the need for
strategic allocations to be made within the parish. There
remain significant unresolved objections both to the overall
level of development within the Darlington Local Plan and
the proposed location of strategic and other sites.
These are matters that will be debated through the
Examination of the Local Plan. It should not be down to the
LC&M NP to debate strategic issues. However, it is
appropriate for the LC&M NP to identify sites for
development to meet identified local needs.
No change required.

We have insufficient information to come to a considered
judgement on the suitability or otherwise of these sites but
we do comment on the Sites Background Paper below.
Additionally, we note the comment from DBC that the
Merrybank sites do not accord with their location strategy.
Once again, we would advise the QB to discuss the matter
with DBC.
Similar to LCM 11 above, a possible way forward here might
be to consider amendment as follows:
The Low Coniscliffe and Merrybent Neighbourhood Plan
focuses the majority of new housing development other than
that identified in the relevant Local Plan, within the villages
of Low Coniscliffe and Merrybent by making provision for the
delivery of around 24 dwellings over the plan period.
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Section/ Policy

Policy LCM 13: Rural
exceptions sites

Policy LCM 14:
Community services and
facilities
Policy LCM 15:
Infrastructure
Policy LCM 16: Agriculture
Policy LCM 17: Tourism
and leisure

Policy LCM 18: Transport
and New Developments
Policy LCM 19: Active
Travel Routes
Housing Sites Background
Paper and Settlement
Boundary Background
Paper

Health Check Response/ Comment
The remainder of the policy does not raise any serious
concerns.
As the proposed housing allocations in LCM 12 are all
beneath the national affordable housing thresholds, this
policy is vital for the delivery of local affordable housing. As
such it might better reflect emerging Local Plan Policy H6 by
adding that a small proportion of market housing may be
provided, if it can be demonstrated via a detailed viability
assessment that a 100% affordable scheme would be
unviable.
No comments on this policy.

Response/ proposed change

No comments on this policy.

Noted, no change required.

No comments on this policy.
Amend the final sentence of the policy to read:
‘Tourism development proposed as part of a farm
diversification scheme should ensure that the primary
agricultural function of the farm is retained’.
No comments on this policy.

Noted, no change required.
Amend as suggested.

No comments on this policy.

Noted, no change required.

Both these two documents state that site 41 Coniscliffe Park
South and site 249 Coniscliffe Park North are not considered
to be sustainable locations for housing development. DBC has
assessed both these sites in their Housing and Employment
Land Availability Assessment and their Sustainability Appraisal
and has come to a diametrically opposite conclusion,
considering them to be suitable locations for strategic

LC&MP PC do not accept the need for strategic allocations to
be made within the parish. There remain significant
unresolved objections both to the overall level of
development within the Darlington Local Plan and the
proposed location of strategic and other sites.

Amend as suggested.

Noted, no change required.

Noted, no change required.
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Section/ Policy

Local Green Space
Background Report
General

Health Check Response/ Comment
housing development. Furthermore, DBC identify these sites
as contributors to the Council’s 5 year housing land supply. As
mentioned above, DBC is also critical of two of the proposed
allocations in the Plan, that similarly stem from conclusions
drawn in the Housing Sites Background Paper.

Response/ proposed change
These are matters that will be debated through the
Examination of the Local Plan. It should not be down to the
LC&M NP to debate strategic issues. However, it is
appropriate for the LC&M NP to identify sites for
development to meet identified local needs.

The dichotomy between these two divergent considerations
of the sites is going to be a major issue when the Plan is
examined. We have previously referred to guidance in PPG
Reference ID: 41-009-20160211 and strongly advise that the
QB is proactive in discussing with DBC a way forward so that
this significant issue can be satisfactorily addressed before
the Plan is submitted for examination.
It would be useful to insert the estimated size of the
proposed LGS sites in hectares in column 4 of Appendix 1.
Finally, we recognise that the above comments will involve
some revisions to the Plan and its contents. However, we
commend the time and effort that has clearly been put into
the Plan to date and we consider that if the LCMNP can be
amended to incorporate our suggestions, then it will have a
much better prospect of being submitted in due course for a
successful Examination. We have also sought to make
suggestions which will improve the document for future users
of the Plan.

No change required.

LC&M PC do not have access to GIS mapping to allow the
identification of the site areas. No change.
Noted.
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