
 

 

 

 
DARLINGTON ROAD, BARNARD CASTLE: QUESTION AND ANSWER 

SHEET FOLLOWING THE WEBINARS 
 

FILE NOTE 
LP/N/4049/COM-03 

 
 

 Question 
 

Answer 

1 The various questions 
on the need for homes 
in Barnard Castle have 
been group together 
below: 
 
You mentioned the 
Durham Plan.  How 
many new houses 
does the Durham Plan 
suggest we need in 
Barnard Castle? 
 
Where is the evidence 
that there is a need for 
additional housing 
within Barnard Castle 
given we have had 
three new housing 
developments built in 
the last year? 
 
Other than the desire 
to build more houses, 
what evidence is there 
of demand for this new 
housing in Barnard 
Castle? 
 
Where is your 
evidence for a need for 
housing in Barnard 
Castle specifically? 
 
There's also a lack of 
demand for housing in 
Barnard Castle hence 
why house prices have 
not increased in the 
last four years - again 
where is the demand 
for the housing when 
there is already three 
other sites? 
 

The current draft County Durham Plan makes no reference to how many 
new homes Barnard Castle needs.  Please see: 
https://www.durham.gov.uk/article/11464/South-and-West-Durham-
Masterplans and https://www.durham.gov.uk/media/17640/Barnard-
Castle-Masterplan-
update/pdf/BarnardCastleMasterplan.pdf?m=636736392883170000  
 
Various versions of the County Durham Plan do mention the corridor of 
land for a possible “relief road” or bypass for Barnard Castle. 
 
The current draft County Durham Plan currently estimates that County 
Durham needs an additional 24,852 homes by 2035.  It also states: “To 
support the continued economic growth of the county and help meet the 
key aim of more and better jobs for residents, the plan includes over 302 
hectares of new land developed for business and industry. This is in 
addition to protecting over 1,500 hectares of existing business and 
industrial land to prevent any other use”.  Please see: 
https://www.durham.gov.uk/cdp  
 
Barnard Castle is a market town in County Durham and therefore is 
expected to contribute to housing supply for the county. 
 
We believe this site is an appropriate “windfall” site for much needed new 
homes in Barnard Castle - as part of the County Durham Plan process.   
 
Housing market data shows there is a high demand for homes in Barnard 
Castle.  The new homes built in Startforth and Green Lane in recent years 
have all sold quickly – in many cases off plan and despite the COVID-19 
lockdown.  They are all fully occupied. 
 
We have been told by a number of people that live in Barnard Castle that 
there is a shortage of affordable homes in Barnard Castle for young 
people and families to buy.  Children of Barnard Castle residents have to 
move out to Bishop Auckland or Darlington or elsewhere to buy their first 
home and so cannot live near their parents / wider family and friends 
support network.     
 
Startforth Primary School closed, in part, due to lack of children caused 
by a lack of homes nearby that young families could afford to buy or rent.   
 
House prices in Barnard Castle have increased in recent years.  Overall, 
sold prices in Barnard Castle over the last year were 4% up on the 
previous year and 4% up on the 2007 peak of £190,085.  Please see: 
https://www.rightmove.co.uk/house-prices/barnard-castle.html  
 

https://www.durham.gov.uk/article/11464/South-and-West-Durham-Masterplans
https://www.durham.gov.uk/article/11464/South-and-West-Durham-Masterplans
https://www.durham.gov.uk/media/17640/Barnard-Castle-Masterplan-update/pdf/BarnardCastleMasterplan.pdf?m=636736392883170000
https://www.durham.gov.uk/media/17640/Barnard-Castle-Masterplan-update/pdf/BarnardCastleMasterplan.pdf?m=636736392883170000
https://www.durham.gov.uk/media/17640/Barnard-Castle-Masterplan-update/pdf/BarnardCastleMasterplan.pdf?m=636736392883170000
https://www.durham.gov.uk/cdp
https://www.rightmove.co.uk/house-prices/barnard-castle.html
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There is a particular 
problem for young 
people from Barnard 
Castle in affordability 
when buying their first 
home in the town.  As 
a result a lot of young 
people are forced to 
move out of town and 
they then have to 
travel to Barnard 
Castle every day to go 
to work.  What will be 
the price range for the 
new houses? 
 

UK average house prices increased by 2.2% over the year to November 
2019, up from 1.3% in October 2019. Average house prices increased 
over the year in England to £251,000 (1.7%).  Please see short link: 
https://bit.ly/3kEfEPn  
 
House prices are not the only indicator of housing need of course. We 
understand that Durham County Council has waiting lists of people 
wanting both affordable and social housing. 
 
There are people, at different stages in life, who either want to upsize or 
downsize.   Consequently, there needs to be a wide choice of houses to 
have a sustainable community.   
 
We cannot comment on the price range at this stage, however 20% of 
homes will be affordable, providing more opportunity for local young 
people to buy their first home.  
 
National backdrop: “Estimates have put the number of new homes needed 
in England alone at up to 345,000 per year, accounting for new household 
formation and a backlog of existing need for suitable housing.” ‘Tackling 
the under-supply of housing in England’, House of Commons Library 
Briefing Paper, 9 March 2020, by Wendy Wilson & Cassie Barton, please 
see: 
https://commonslibrary.parliament.uk/research-briefings/cbp-7671/  
 

2 In January 2019 the 
Strategic Housing 
Land Availability 
Assessment (SHLAA) 
deemed the site 
unsuitable for potential 
development. What 
has changed since   
that date? 
 

The SHLAA was published in January 2019 with a base date of 
September 2018. The SHLAA is a high level of assessment of potential 
housing sites across the county. Since this time, more detailed landscape 
and visual assessment has been undertaken, with consideration of how 
the site might be landscaped to mitigate impact and enable it to be 
developed sensitively. This work has been undertaken following 
discussion with DCC to understand the issues and has been a major 
consideration in our design for the proposed site. 
  

3 We have grouped the 
questions about 
affordable housing 
below: 
 
Please can you 
confirm the agreed 
amount of social 
houses as well as the 
20% affordable as I 
understand these are 
quite different?  
 
 
What percentage of 
housing will be 
affordable / social 
housing on the site? 
 
Is the 20% affordable 
housing a commitment 
from Banks or an 
aspiration? 

There will be 20% affordable housing on site and no social housing which 
is different.   
 
As discussed in the webinar Q&A sessions: Affordable housing is not the 
same as social housing.  Affordable housing is open to a broader range 
of household incomes than social housing. Households do not have to be 
eligible for social housing to apply for affordable housing, though people 
who are eligible for social housing may also be eligible for affordable 
housing properties.  Affordable housing is managed more like a private 
rental property, but there are eligibility criteria and the managers of the 
properties are mostly not for profit community housing providers. 
 
Social homes are provided by housing associations (not-for-profit 
organisations that own, let, and manage rented housing) or a local council. 
As a social tenant, you rent your home from the housing association or 
council, who are your landlord. 
 
Social housing is also sometimes referred to as council housing, although 
these types of homes are slightly different in terms of the type of tenancy 
agreement you sign, and the rights you have to the property as a result. 
 
The key idea of social housing is that it’s more affordable than private 
renting and usually provides a more secure, long-term tenancy. 

https://bit.ly/3kEfEPn
https://commonslibrary.parliament.uk/research-briefings/cbp-7671/
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There will be affordable homes on this site.   
 
We are committed to delivering 20% affordable housing on site in line with 
Durham County Council’s policy.   
 

4 You mention 
supporting rural bus 
services - how many 
people use the local 
buses - what will be the 
additionality that will 
result from this 
proposed 
development in terms 
of increased usage? 
 

The specific number of people using bus services in Barnard Castle is a 
matter for the respective operators to comment on. 
 
The Transport Assessment for the development considers the peak hour 
person trip generation by each mode of transport. With respect of the 
number of persons traveling by public transport, up to two in the AM peak 
and one in the PM peak are likely to use the bus. This is considered 
representative of the proposed site and in turn contributes to a robust 
assessment of our development proposals.   
 

5 Two to three new bus 
users doesn't suddenly 
make for a viable bus 
service does it? 
 

In isolation two or three new bus users during peak travel times does not 
make a viable bus service.  However over the course of the day users of 
the bus contribute to the bus companies operating revenue through:  

- Fare receipts  
- Concessionary reimbursement from Local authorities for 

carrying concessionary passengers e.g.: older, disabled or 
young passengers.  

 

6 How can you state that 
one of the benefits of 
this development is 
increased users for 
buses if you don't have 
any evidence or data? 
 

Shared trips by bus is sustainable and allows residents who do not have 
access to a car to shop and access education for example. 
 
Some new residents will travel by bus which in turn contributes to 
supporting the existing service. 
 

7 What data do you have 
regarding traffic and 
commuter flows 
through the town that 
would result from the 
proposed 
development? What 
percentage of new 
residents would travel 
through the town to 
other employment 
locations e.g. 
Northallerton, York 
and Penrith?   

In light of the COVID-19 pandemic, representative 2020 traffic flows have 
been unable to be obtained due to central government advice against 
travelling and travelling restrictions being in place at varying levels since 
March 2020. As such, traffic flow data for the surrounding highway 
network has been obtained from various sources including Durham 
County Council and planning application (DM/20/01185/FPA).   
Use of accepted pre-COVID data results is a robust assessment of the 
network.  
 
The transport assessment uses the most relevant census data to identify 
where people who live on the proposed development may work. Trips are 
distributed and assigned to the network accordingly. With respect of the 
percentage of new residents who travel to other employment locations 
outside of County Durham/ Darlington we estimate this to be 4%. 
 

8 Please can you 
confirm the timeframes 
that the traffic 
assessment was 
made?  
 

The Transport Assessment considers the AM and PM periods. The peak 
hourly periods have been assessed under a number of scenarios. The 
scenarios include looking at operation of the network in 2020 and 2030. 
 

9 I'm not clear why you 
feel that the Butter 
Market (or Market 
Cross) is a 
determinant for 

Due to the location of the site, many day-to-day trips which new residents 
will undertake do not necessitate travelling through the Butter Market, for 
example – trips to primary or secondary schools, retail or to the leisure 
centre.   
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suggesting a proposed 
development in a 
particular location in 
Barnard Castle? If it is 
hit by vehicles they are 
HGVs, not cars, unless 
residents are intending 
to commute by car?  
  

We agree, the Butter Market is impacted by HGVs travelling through the 
town and we understand this is particularly problematic whilst works are 
being undertaken on the A66 and traffic is diverted. 
 
We recognise some residents will commute through the town, however as 
this will be by car it is unlikely additional vehicle strikes to the Butter Market 
will occur. 
 

10 What about the extra 
100+ cars that will be 
going in to or through 
Barnard Castle to go 
South, for work or 
leisure? Pressure on 
the town surely? 
 

Yes, there will be additional vehicles generated as a result of development 
going into or through Barnard Castle, however the location of this 
development means the need to travel by car is reduced. The 
development can be made sustainable, through limiting the need to travel 
and offering a choice of transport modes. This helps to reduce the impact 
in the area. 
 

11 Even when the new 
Lidl is built Barnard 
Castle could still do 
with another new 
supermarket.  
Newspaper reports 
suggest Aldi want to 
open a new store in 
Barney.  Could this 
plan not have fewer 
houses and include a 
decent low-cost 
supermarket like Aldi? 
 

The retail sector is best placed to comment on demand and future location 
of new stores. 
 
Whilst Banks Property has included an element of retail on larger scale 
housing proposals elsewhere, this site is not of a suitable scale or setting 
to accommodate a new supermarket.  
 
Our proposed development in isolation may not result in enough new 
demand to see a new store developed, however the additional population 
to the town may increase the attractiveness of Barnard Castle to new 
retailers. 
 

12 How do you plan to get 
a path to the new 
development?  
 

By extending the current path on the north side of the A67 (Darlington 
Road).   
 

13 Are there existing 
paths to the entrance 
to the new site? 
 

No.  We will extend the current path on the north side of the A67 
(Darlington Road).   
 

14 There are no exiting 
paths to the entrance, 
so are you planning to 
take part of the Castle 
Vale orchard? 
 

No.  We have no plans to take part of the Castle Vale orchard to create 
additional paths.   

15 Are drainage shallow 
depressions shown in 
the indicative plan? 
 

No.  Just the attenuation basin which is shown on the draft layout on the 
webinar / exhibition slides.   
 

16 Questions about this 
site having been 
already rejected are 
grouped below:  
 
This proposal was 
declined only 18 
months ago, why are 
you looking to achieve 

This is not true.  This site has never been turned down by Durham County 
Council.   
 
Pre-planning discussions are on-going with DCC planning department on 
this site.    
 
We believe it is an appropriate “windfall” site for much needed new homes 
in Barnard Castle as part of the County Durham Plan process.   
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planning application / 
permission again 
now? 
 
What ongoing 
discussions are 
happening with 
Durham County 
Council when it's 
already been declined 
by Durham County 
Council? 
 
Given that Durham 
County Council have 
rejected this site 
already, what makes 
Banks feel that this site 
is appropriate? 
 
 

17 If the Grove site can't 
be brought forward 
that doesn't 
necessarily mean this 
site is appropriate 
does it? 

The Grove Works site is a brownfield site in Barnard Castle previously 
proposed for a housing allocation, but it was dropped as the County 
Durham Plan progressed. This means there are no other suitable 
brownfield sites for housing identified, leading to the need for suitable 
urban edge sites to deliver future housing.  
 
We believe it is an appropriate “windfall” site for much needed new homes 
in Barnard Castle - as part of the County Durham Plan process.   
 

18 What economic 
benefits will trickle 
down to Barnard 
Castle - have you done 
an economic 
assessment? How 
many local builders 
are employed by 
Banks who will 
benefit? 

There is no requirement for an economic assessment as the Council has 
an identified housing need and target to be met. The Government want 
more houses to be built across the country. 
 
The housing sector provides jobs and employment. 
 
The Home Builders Federation calculator estimates that development of 
100 homes supports employment of approximately 300 people including 
three apprentices directly to the development.  
 
There will be wider economic benefits in terms of consumer spend in local 
shops etc.  
 

19 How can a new estate 
provide a more 
attractive entrance to 
the town than a field? 
You have emphasised 
that you will try to keep 
the hedges - so why 
grub up the field to 
simply build? 
 

In short because of the need for new homes in Barnard Castle.   
 
If planning permission is granted there will be an opportunity to create an 
attractive entrance to the town through deeper, structural landscape 
planting, including enhancement of existing hedgerows, which will mature 
over time.  
   

20 If planning is 
approved, when will 
building commence 
and how long will it 

All being well, building will commence on site about 12-18 months after 
planning permission is granted.   
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take to complete the 
development? 

The rate of build will be up the home builder, but similar sized 
developments of up to 100 new homes have taken about three to four 
years to complete.    
 

21 Can you be more 
specific about type of 
housing, particularly 
what will be available 
for single people who 
want to stay in the area 
and do not want a 
large family house but 
would like a one 
bedroom flat. 
 

No at this stage.  Depends which home builder buys the site after planning 
permission has been granted. The indicative housing mix includes 2, 3, 4- 
and 5-bedroom homes.   

22 Can you confirm then 
how much the builder 
can change the 
detailed plan from the 
outline plan? 

The outline application will fix the principle of development including the 
quantum of development and the site access. We have provided a 
detailed masterplan that shows how the site can be developed. Any 
significant changes to the masterplan would probably require a new 
application which neither house builder or the Council would want to do 
as it will lead to a delay in the construction of the new homes. 
 

23 Please can you 
expand on how you 
will approach the 
maintenance of green 
spaces and the 
provision of wildlife 
areas.  
 

Open space will likely be looked after by a management company.  

24 Have you modelled the 
impact on local 
primary and junior 
schools - what will be 
the increase in the 
school roles and is 
there the capacity 
within those schools in 
Barnard Castle? 
 

Durham County Council has informed us that there is currently capacity 
in the local schools.   

25 Will Banks continue to 
project manage the 
development to project 
closure once the 
building contractor is 
identified?   
 
How will the latter be 
decided please?  
 

Banks will project manage the project through planning and subject to 
gaining planning permission through to when the home builder acquires 
the site.  
 
 

26 What jobs are you 
going be providing for 
local people on site 
etc.? 

Direct and indirect jobs will be created during the construction phase of 
the homes. 
 
Through our ‘development with care’ approach Banks Property is 
committed to delivering as high as percentage as possible of the 
contracted construction value to companies local to the site. 
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27 Questions about the 
home builder are 
grouped below: 
 
Which builder will you 
‘flip’ [i.e. sell] the site 
onto once you've got 
planning and how can 
you then guarantee 
commitments such as 
the 20% affordable 
housing? 
 
What is the likelihood 
of the site plan being 
changed once the site 
is sold onto a builder? 
If you don't actually 
build the homes, what 
confidence can you 
give that the styles and 
nature of the proposed 
houses will be adhered 
to? 
 

We do not know yet which home builder will build the homes on this site.  
It is still very early in the process.  We are still in the pre-planning phase 
of this development.   
 
Commitments such as 20% affordable housing provision will be included 
in the Section 106 agreement which runs with the land.  
 
The outline application will fix the principle of development including the 
quantum [i.e the number of homes] of development and the site access. 
We have provided a detailed masterplan that shows how the site can be 
developed.  
 
Any significant changes to the masterplan would probably require a new 
application which neither house builder or the Council would want to do 
as it will lead to a delay in the construction of the new homes. 
 
Home layouts and styles will be agreed by Durham County Council and 
the home builder at the detail planning application stage.   

28 I don't quite 
understand Banks’ 
commitment to 
Barnard Castle other 
than simply realising 
the value of the land 
and then “flipping” [i.e. 
selling] it on to a home 
builder? 

We are a family owned County Durham headquartered business that 
invests its community funds in the communities in which / near to where 
our projects are located including around Barnard Castle. 
 
During lockdown the Banks Group supported The Hub with PPE 
equipment and other things for their personal care packages for 
vulnerable people in the community.    
 
We have also supported the Bowes Museum in recent years.   
 
Other grant applications from organisations in Barnard Castle are also 
currently in the system waiting to be independently adjudicated.   
 
For more information about the Banks Community Fund please see: 
https://www.banksgroup.co.uk/corporate-responsibility/banks-
community-fund/  
 
The Banks Group also supported the Teesdale Business Awards in 2013 
and 2014. 
 
Please see:  
https://bdaily.co.uk/articles/2013/10/30/finalists-line-up-for-teesdale-
business-awards  
 
and  
 
http://www.teesdalebusinessawards.co.uk/winners-2014/  
 
We do not know yet which home builder may be interested in purchasing 
this site if and when outline planning permission is secured.  It is too early 
in the process.  We are still in the pre-planning phase.   
 

https://www.banksgroup.co.uk/corporate-responsibility/banks-community-fund/
https://www.banksgroup.co.uk/corporate-responsibility/banks-community-fund/
https://bdaily.co.uk/articles/2013/10/30/finalists-line-up-for-teesdale-business-awards
https://bdaily.co.uk/articles/2013/10/30/finalists-line-up-for-teesdale-business-awards
http://www.teesdalebusinessawards.co.uk/winners-2014/
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29 What percentage 
increase in population 
in Barnard Castle will 
result from the 
proposed 
development? 

The 2011 census put the population of Barnard Castle as 5,495 people. 
Please see link: https://en.wikipedia.org/wiki/Barnard_Castle#cite_note-1  
 
If the maximum 100 new homes get built and 2.3 people live in each home 
(the average number of people per home used in the planning sector is 
usually “2.3”) then the population of Barnard Castle will increase by 230 
to c5,725 people. 
 
This would represent a percentage increase of 4.19%.   
 
 

 
Darlington Road, Barnard Castle Project Team   
5 October 2020  
 
 
 
 

https://en.wikipedia.org/wiki/Barnard_Castle#cite_note-1

