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INTRODUCTION  

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

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

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

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

 These comments have considered the Plan and supporting evidence and assessed 

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

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

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

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

and Compulsory Purchase Act 2004.  

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

of the Plan where these are relevant to the Client’s interests.  
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MIQs – Matter 7, Session 11, The Strategy and Growth Area for South 

Sunderland  

3 Identification of Sites and Protected Areas  

3.3 Is the configuration of the settlement breaks justified?  

 Hearing Statements have been submitted in relation to Matter 2, Issue 5, Questions 5.1 and 

5.2. These Hearing Statements considered the principles of Settlement Breaks in the Plan 

area and the general extent of the settlement breaks currently proposed.  

 The configuration of the High Newport/ Elstob/ Tunstall Hills is not justified.  

 SD.48 assesses the settlement break, as designated in the 1998 UDP. It is split into 7 no. 

land parcels, of which our Client has an interest in the northern extent of land parcels no. 5 

and 6. A Site Location Plan is included at Appendix A for reference.  

 Our representations to the Regulation 18 and 19 Consultation clearly set out our position and 

objections to the configuration of the High Newport/ Elstob/ Tunstall Hills settlement break 

when considering the three main principles/ functions each land parcel should contribute to 

the settlement break.  

 Land parcel 7 is proposed to be the only deletion from the settlement break. This land is in 

the ownership of Sunderland City Council. SD.48 does not clearly demonstrate the difference 

in characteristics from land parcel no. 7 to the northern extent of land parcels no. 5 and 6. 

SD.48 states that the north west edge of the settlement break plays a less fundamental role, 

however the Plan nor SD.48 demonstrate why the northern extent of land parcels no. 5 and 

6 play a more fundamental role towards the settlement break, than land parcel no. 7. 

Therefore, their inclusion as part of the identified settlement break is not justified by the Plan 

or supporting documents.  

 The High Newport/ Elstob/ Tunstall Hills settlement break is proposed to be extended to 

connect to the coastline to the east, shown on Figure 41 of the Plan. The main purpose of 

the increase in area identified as a settlement break is to create a wildlife and green corridor 

to connect together a number of protected sites from Plains Farm to the coast. However, land 

in our Client’s interests (shown at Appendix A) does not have any ecological designations, 

as is assessed in SD.48; and would not impact on this role of the settlement break in this 

location.  
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 A further role of this settlement break is to maintain Silkworth’s identity. Information supplied 

at Appendix B demonstrates potential for the site to provide much needed residential 

development in the sustainable location of Silksworth, whilst also being an opportunity to 

improve the edge of settlement break, and in turn Silksworth, in this location.  

 Appendix B is a Landscape and Visual Analysis carried out by Southern Green. The purpose 

of the report is to consider the baseline landscape and visual conditions of the site, nearby 

designated ecological receptors and the existing features on site and to provide a landscape 

lead layout for proposed development. The report includes a proposed layout plan for 

potential future development of the site, and considers:  

 Surrounding landscape character;  

 The nearby ecology designations;  

 Existing site features, including on site TPOs, hedgerows, trees and PROWs;  

 Requirement for SANGs; and  

 Drainage  

 The above have shaped a landscape-lead layout that demonstrates potential areas for 

residential development/ built form, along with mitigation and enhancement measures for 

landscape and ecology, with the intention to create a more appropriate edge to the settlement 

break.  

 The layout integrates existing site features, such as TPOs, hedgerows, trees, PROW, and 

appropriate set back distances, to ensure the identity of the site, settlement break or 

Silksworth is not diminished. As a result, the site is considered as three land parcels, dictated 

by the existing infrastructure of Tunstall Road and the PROW through the eastern part of the 

site. One of the three land parcels is solely dedicated to providing landscape and ecology 

mitigation and enhancement. The aim of this undeveloped parcel would provide mitigation 

and enhancement for wildlife and green space, whilst also providing development gradually, 

which would be a more appropriate edge for the settlement break. It would also ensure that 

there is no negative impact on the perception of the identities of the site/s.  
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 Photomontages are included as part of the analysis to show viewpoints of the site from 

surrounding locations. Through the assessment of the site and surrounding receptors it has 

been assessed that the main change in terms of landscape character would be on the site 

itself. However, with sensitive design, on the areas identified suitable for residential 

development, and a significant proportion of the site remaining as open space, with ecology 

enhancements, the site would be able to provide a more appropriate edge to the settlement 

break, which would add to the character of the settlement break and the Tunstall Hills LNR. 

The layout would ensure that any built form on site would be complimented by significant 

landscape design, planting and areas of open space, to propose a development which would 

not be more visually prominent, and would be sensitive to the character and appearance of 

the surrounding areas.  

 The layout proposes that development should be set back from the road and hedgerows 

planted along Tunstall Road to soften the entrance to Silksworth, which would add to the 

character of the settlement break, and be consistent with the development of Silksworth. The 

layout would also ensure the perception of leaving one landscape character area and 

entering into an area of built development was gradual, and not negative in comparison to 

the harsh edge that currently exists. The sense of place along Tunstall Road, which includes 

hedgerows, trees and open space, would be retained by the proposed layout, which includes 

existing landscape features and seeks to enhance the character of Tunstall Hills LNR.  

 The layout provides an opportunity to create a softer, more suitable edge to the settlement 

break on a site, which does not perform the principles/ functions of a settlement break and 

does not require allocation.  

 Our previous representations also set out in detail why removing the land in our Client’s 

interests from the settlement break would not create any of the impacts that the principles/ 

functions of proposed policy NE7 seeks to resist. The proposed removal of the site in our 

Client’s interest would be a minimal reduction in the area identified as a settlement break in 

this location, and would not degrade the west to east wildlife and green corridor that the 

settlement break is seeking to achieve.  

 Our assessment of the Plan and SD.48, along with other supporting documentation, 

demonstrates the site should not form part of the settlement break, as it does not contribute 

to the three principles/ functions of settlement breaks and therefore inclusion of this site is 

not justified.  
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 The site should be removed from the settlement break identification as it does not perform 

settlement break functions and it would be an opportunity to enhance the edge of the 

settlement break, add character to the Tunstall Hills LNR and provide enhancement 

measures for nearby ecology designations.  

 The removal of the site from the settlement break would not affect the identity of Silksworth 

and it would not affect the proposed wildlife and green corridor to the coastline.  
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Historic Parks

Figure 3
Heritage Designations

01

01
1. tunstall hope lodge, grade ii
2. GATES AND GATE PIERS AT ENTRANCE TO HUMBLEDON PUMPING STATION, grade ii
    HUMBLEDON PUMPING STATION, grade ii
3. PARISH CHURCH OF ST NICHOLAS (CofE), grade ii
4. BARNES PARK SOUTH ENTRANCE WALLS GATES AND RAILINGS, grade ii
    LODGE TO CHILDREN’S HOSPITAL, grade ii
    CHILDREN’S HOSPITAL AND ATTACHED STEPS, WALLS AND PIERS, grade ii
    WALLS, PIERS AND RAILINGS TO CHILDREN’S HOSPITAL, grade ii
5. BANDSTAND NEAR NORTH BOUNDARY, grade ii
6. WEST and EAST BUILDING OF BARNES SCHOOL, grade ii
10. GAS HOLDER AT NZ 4080 5544 TO EAST OF EAST END OF CORPORATION ROAD, Grade II 
11. north lodge of sunderland cemetary, GRADE II
       south lodge of sunderland cemetary, GRADE II
       north chapel of sunderland cemetary, GRADE II
       south chapel of sunderland cemetary, GRADE II
       fountain 5m south east of sunderland cemetary south chapel, GRADE II
       entrance gates, piers and front railings to sunderland cemetary, GRADE II
       church of st. aidan, grade ii
12. ryhope grange farmhouse, including barn adjacent to west, grade ii
13.  pigeon cree at storefield belonging to mr m surtees, Grade ii
14.  church of st paul, grade ii
        the chestnuts the wilderness, grade ii
       ryhope, grade ii
       Rent office, former chapel, grade ii
       wall, gates and railings around former graveyard and chapel 
       (now rent office), Grade ii
       9 & 10 ryhope village, grade ii
       war memorial at west end, grade ii
       coqueda hall. grade ii
       The railway inn, Grade II
15. Former workers cottages and stables/coach house of ryhope pumping station, 
     grade II
      superintendents house south west of ryhope pumping station, grade II
      walls, piers, gates and railings south of ryhope pumping station, grade ii
17. Tunstall lodge, grade ii
18. burdon hall, grade ii
19. silksworth cottage, GRADE II
       garden wall to east of silksworth cottage, GRADE II
       doxford house with conservatory, grade ii
       garden wall and piers to east of doxford house, grade ii
       lamp standard, swarf piers and chains in front of doxford house, grade ii
       silksworth hall, grade ii
21. BOLAM TOMB 200 METRES WEST OF SOUTH EAST LODGE AT BISHOPWEARMOUTH CEMETERY
      SOUTH EAST LODGE BISHOPWEARMOUTH CEMETERY, grade ii
      VAUX TOMB 196 METRES WEST OF SOUTH EAST LODGE AT BISHOPWEARMOUTH CEMETERY,
      WEBSTER TOMB 210 METRES WEST OF SOUTH EAST LODGE BISHOPWEARMOUTH CEMETERY, 

grade ii
      CENTRAL CHAPEL BISHOPWEARMOUTH CEMETERY, grade ii
      SOUTH CHAPEL BISHOPWEARMOUTH CEMETERY, grade ii
      SOUTH ENTRANCE INCLUDING GATES, PIERS AND RAILINGS TO BISHOPWEARMOUTH CEM-

ETERY, grade ii
      TAYLOR TOMB 210 METRES WEST OF SOUTH EAST LODGE AT BISHOPWEARMOUTH CEMETERY, 

grade ii
      VICTORIA HALL DISASTER MEMORIAL 180 METRES NORTH OF SOUTH EAST LODGE AT 

BISHOPWEAR       
      MOUTH CEMETERY, grade ii
22. SUNDERLAND CORPORATION WEST BRANCH LIBRARY, grade ii
       CHURCH OF ST GABRIEL, grade ii
23. CHURCH OF ST MARK, grade ii
24. MOUNTAIN DAISY PUBLIC HOUSE, Grade II*
25. CHURCH OF ST JOSEPH, grade ii
26. CHURCH OF ST LUKE, grade ii
27. FORMER SIMPSON STREET SECONDARY SCHOOL, grade ii
28. THE KING’S ARMS PUBLIC HOUSE , grade ii
29. COAL STAITHE AT WEARMOUTH COLLERY, grade ii
30. FORMER NORTH EASTERN RAILWAY STABLES, grade ii
31. BARCLAY LODGE, grade ii
      WALL ATTACHED TO NORTH WEST, grade ii
      MONKWEARMOUTH MUSEUM OF LAND TRANSPORT WITH WALLS, FOOTBRIDGE, WAITING 
ROOM, Grade II*
      WHEATSHEAF HOTEL PUBLIC HOUSE, grade ii
      6, BACK NORTH BRIDGE STREET, grade ii
      HEBRON CHURCH WITH ATTACHED GATES, grade ii
32. DRINKING FOUNTAIN TO WEST OF SALTGRASS PUBLIC HOUSE, grade ii
33. WEBSTERS ROPERY, grade ii
       WEBSTERS PUBLIC HOUSE, grade ii
34. QUEEN ALEXANDRA BRIDGE, grade ii

1. Monkwearmouth Anglo-Saxon monastery and medieval priory
2. Defended settlement on Humbledon Hill
3. Hasting Hill cursus and causewayed enclosure, 600m south of Hasting Hill Farm
4. Ryhope pumping engines
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Aerial Plan - Not to Scale

Local Authority Boundary

Wildlife Corridor

Great North Forest

SNCI

Green Belt

SSSI

Local Nature Reserve

Important Settlement Breaks and Green Wedges

Ramsar and SPA - Northumbria Coast
SCA - Durham Coast

School Playing Field

New and Upgraded Open Space

Existing Open Space

Ancient Woodland

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

Local Authority Boundary

NCA 15: Durham Magnesian Limestone Plateau

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

Figure 6
Local Landscape Character Areas and Types

1km

2km

3km

3.5km

Local Authority Boundary

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

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

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

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

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

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

Urban
(LCT 9: Urban Limestone Plateau)

Coastal Limestone Plateau

Sunderland Character Areas

Durham Broad Landscape Types
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Aerial Plan - Not to Scale

Figure 7a
Zone of Theoretical Visibility (ZTV) Plan - Bare Land

Local Authority Boundary

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

1km

2km

3km

3.5km

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

Figure 7b
Zone of Theoretical Visibility (ZTV) Plan - Visual Barriers 
with Potential Visual Receptor Locations

Local Authority Boundary

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

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

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

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

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

Viewpoint 3 - View north east from Tunstall Road

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

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

Viewpoint 6 - View north from footpath at High Newport 

1153_LAND AT TUNSTALL ROAD, SUNDERLAND

03.05.19
0191 440 0034
www.southerngreen.co.uk
studio@southerngreen.co.uk

©   Crown copyright, All rights reserved. 2019 Licence number 0100031673
©   Copyright and all intellectual property rights remain vested in Southern Green Ltd



Figure 11
Photographic Viewpoints 7 and 8

Viewpoint 7 - View north from footpath on Paddock Lane

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

Indicative extents of site
(behind trees and buildings)
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Figure 12
Photographic Viewpoints 9 and 10

Viewpoint 9 - View south west from Backhouse Park

Viewpoint 10 - View east from footpath at Hastings Hill

Indicative location of site 
(behind trees and buildings)

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

Figure 13
Mitigation and Recommendations

Existing Woodland to be Retained

Existing Bridleway/ Pedestrian Links

Proposed Landscape Buffers/ Woodland Planting

Indicative Tree Planting within Development

Indicative Open Spaces/ No Development Areas

Existing Hedgerows to be Retained and Improved

Recommendations for Limits of Built Form

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

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

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

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

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

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

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

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

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

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

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

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

Existing Woodland to be Retained

Existing Bridleway/ Pedestrian Links

Indicative Tree Planting within Development Cells

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

Existing Hedgerows to be Retained and Improved

Recommendations for Limits of Built Form/ Units 
within Development Cells

Potential Development Cells
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