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1 Introduction
The aim of this document is to acknowledge Darras Hall is part of the local heritage, so valued by the
community that the existing Local Plan accepted the uniqueness and special character of the estate
to set up two specific policies PH2 and PH3. Tree-lined roads and large attractive gardens
surrounding well-spaced houses present a very pleasant outlook. The estate is ever evolving through
a period of change where older dwellings are replaced with new leaving small houses on large plots
being replaced with large houses on small plots and the removal of old boundary planting. Property
frontages and the street scene make up the uniqueness of the Estate.
Scope: To maintain and develop the estates diverse and varied character of plot sizes and
wide housing stock, their settings whilst protecting areas of woodland and hedgerows having
regard to the size of individual dwellings and their settings.
Even though the Estate has over 2,500 properties, with a grid system of highways spread across the
estate. The roads are still lined with mature trees and shrubs perfect for wildlife, Darras Hall is lucky
to still have a “Red Squirrel” foothold especially on Runnymede Rd, Western Way, Edgehill and the
bridleway out of the estate towards Dissington. There is a shopping arcade, petrol station, church,
school, a SSSI site (Grasslands) and a beautiful bridleway travelling through the middle of the estate
stretching from beyond Western Way to the village it aims to retain the “Garden Village” status.

See Estate Plan below, this document was given to each of the original plot owners, it shows the
grasslands, as it is now and in red the community use areas church, school, petrol station & shops
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2 History
Ponteland Civil Parish is made up of 3 distinct settlements the original village, Darras Hall and the
rural surrounding. Darras Hall Estate is over 100 years old, subject to a Trust Deed, quite unique
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based on the principles of Ebenezer Howard and set up pre the Town and Country Planning Act 1947.
Its aim was to provide home life in a rural setting away from work.
Background to the “Garden City” movement:
This is a method of urban planning that was initiated in 1898 by Sir Ebenezer Howard, garden cities
were intended to be planned, self-contained communities surrounded by "greenbelts", containing
proportionate areas of residences, industry, and agriculture.
Ebenezer Howard aimed to reduce the alienation of humans and society from nature, and hence
advocated garden cities and Georgism. Howard is believed by many to be one of the great guides to
the town planning movement, with many of his garden city principles being used in modern town
planning.
Joseph Wakinshaw was a very forward thinking man of his time and we owe him the credit for the
existence of the Darras Hall Estate. Could he have known this concept would still be here today even
when the Trust Deed implies that when all plots have been used the Trust Deed would be fulfilled?
This was not expected to last more than up to the death of Queen Victoria’s last grandchild.
Residents choose to live here for the same reasons now as then, over 100 years ago. Today with all
the facilities of Ponteland; easy access to the International Airport, only two miles away; the great
and historic city of Newcastle, eight miles away; the huge shopping and leisure facilities of the Metro
Centre only minutes away by car; to say nothing of the beautiful scenery of Northumberland, of
which it is part, then Darras Hall has indeed much to commend it.
Background on how it was formed:
Historically the name Darras probably derived from D' Arreynes, believed to be a Norman family who
held land here in the 12th century. The present Darras Hall is a typical Northumbrian farmhouse
dating from 1830. 'Hall' is a very common name for a farm in the county and does not necessarily
imply a large mansion.
Similar developments took place in subsequent years, culminating in the largest in 1907 when three
farms, Darras Hall, Little Callerton and Little Callerton Moor, a total of 1,025 acres, were purchased
one man takes the honour for the creation of Darras Hall Estate to the south of the village of
Ponteland in the first decade of the twentieth century.

This shows an untouched area of the River Pont at the west boundary of Darras Hall Estate

4
This was JOSEPH WHITESIDE WAKINSHAW born in 1853 in Newcastle. A philanthropic man, devoting
his life to the betterment of his fellows, he never married, was a teetotaller, vegetarian and nonsmoker but very tolerant of those who did not follow his ways. He worked for the same firm of
engineers all his life and his main hobby was gardening.

The first major purchase for housing in this scheme was the Red Cow Farm, west of Newcastle in
1891 and called Westerhope. It was a novel idea and well publicised in the local press. Wakinshaw
built his own house here and called it ‘Runnymede’. A number of small estates and some over 100
acres were developed in the following years until in 1907 two adjacent farms were offered for sale
by auction near Ponteland. The Northern Allotment Society (NAS) was well positioned to bid for
these farms since it had many members who were willing to purchase plots and a wealth of
experience on planning and the legal aspects of sorting out the land, not only for houses, but also for
roads and utilities.
The two farms were Darras Hall and Little Callerton with Callerton Moor making together a
approximate total acreage of 1025 acres. Many farms are called Hall but it does not have any
connotation of grandeur, usually just a label, and often found in Northumberland and Durham farm
names. Darras Hall had its own quarry, off Western Way, this was seen at the time as an asset due to
building materials being in short supply after World 1 and 11. The Estate started with only 6 original
houses from the original purchase of the farms at the turn of the 1900’s, these were:







Darras Hall off Edgehill
Mill House on Runnymede Rd
79 Runnymede Rd
Little Callerton Moor
Little Callerton Farm buildings

Original Darras Hall, tucked away far right, is seen viewed from the fields looking into the Estate

At the auction the NAS purchased the whole lot for £59,210 on behalf of 132 potential purchasers
who had expressed an interest in purchasing plots. It was calculated that 925 acres would be
available for sale after deducting the necessary acreage for roads and community facilities and this
would be divided into 185 plots of approximately 5 acres each. Deposits of £2 per acre were
required and there was a maximum of 10 acres for anyone person, however at least 5 original
Allottees purchased more than the maximum.
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The sale realised some £20,000 more than the original cost, sufficient to cover the cost of roads,
fencing, water supply and sewerage. One of the original nine roads, laid out on a grid pattern, was
named Runnymede Road. Drainage of the heavy clay land presented problems and a call was made
to the owners for extra funding.
Plots ranged in price from £35 to £150, and were soon to be broken down into building sites, mainly
on road frontages, where services were available. A draft Trust Deed was drawn up for prospective
buyers to outline the dos and don’ts of ownership. The land could only be used for residential,
agricultural or horticultural purposes and several other uses were banned. Among them were
businesses of any kind, the keeping of pigs (but chickens were allowed), asylums, workhouse or
slaughter house; hospitals and cemeteries or the sale of alcohol were also not allowed.
Lack of public transport meant that progress was initially slow, but, the railway line to Ponteland
having been opened in 1905, the trustees offered a stretch of land through the estate enabling the
North Eastern Railway Company to build a branch line to a terminus in the centre of the estate,
where a station was built close to the area earmarked for shops etc in Broadway. However,
insufficient passengers led to the closure of the line, together with the Ponteland line, to passenger
traffic in 1929. The track bed reverted to the Darras Hall Estate Committee and has been designated
a public bridleway. The station building, last used by the United Reformed church, was demolished in
1993 to allow for the erection of 20 bungalows for elderly residents of Darras Hall.
The first contracts for fencing and roads were agreed in 1910. The plots were fenced off so that 185
approximately 5 acres plots were available for auction in 1911. These plots were numbered and a
metal disc stamped with the number was attached to the fencing of each plot. A few can still be
found today. Notices of the Auction went out with a Memorandum of Allottees, a Plan and Schedule
of the lots and a minimum price for each. Organised inspections were arranged for the prospective
buyers and the Auction went ahead over two days on the 8th and 9th February 1911. A total of
£76,423 was raised which more than covered the cost of the land at £59 210.
Those who bought the Freehold land accepted the wide ranging conditions of the Trust Deed and the
payment of an Annual Levy (Rent Charge) for the upkeep of the Estate and the maintenance of these
regulations. This still holds today when plots have to be at least a quarter acre.

Travel & arrival of the Railway
The arrival of buses after the First World War, and a greater number of people owning motor cars,
assisted development of the estate, but it was the 1950s before full development took place.
In 1908 an offer of 13 acres was made to the North Eastern Railway at no charge, for the
construction of a railway branch line to a station to be built in the middle of the estate. The NER
accepted the offer but wanted a return of 4% on the cost of £12,000 for the line and buildings. This
was to be collected by a levy on houses as they were built.
North Eastern Railway Company built a branch line to a terminus in the centre of the estate, where a
station was built close to the area earmarked for shops etc in Broadway.
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Ponteland Railway Station and railway route below

Now “Old Station Court” consists of bungalows, based on the design of the Railway Station,
restricted to owners over the age of 55
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Early Residents Lifestyle:
There were many market gardens growing cut flowers for the markets in Newcastle as well as crops
of tomatoes and other vegetables. Some enterprising families built their own bungalows and made
their bricks on site. One family became famous in the bulb world for the new daffodil varieties it
produced, another started a mink farm. There were still market gardens into the 1980s but they
were being bought up by building firms and now there are only a few derelict glass houses to remind
us of a very different past. Miss Wakinshaw lived on Darras Road in a bungalow dated 1911 with a
gardener’s cottage next door, also dated 1911, and the garden ran down to the river! The garden is
now a road called Riverside but the two houses are still lived in.
The owners of plots who built the first bungalows and houses worked in offices in town and travelled
by bus or train into work. A few would have a car but some houses had stables at the rear. The
outbreak of war in 1914 and the depression which followed affected the development of the estate
and building was slow. The outbreak of war in 1939 more or less put an end to further development
and then there was a shortage of materials immediately afterwards.
In the early fifties when building materials started to become available small houses and bungalows
started to be developed on the estate. The needs of families at that time were far more basic that
today. This slow development of self build on plots continued throughout the 60’s by now homes
become larger as family needs grew. In the 70’s the numbers of housing developments on the estate
had grown significantly. This was a time of economic stability. From the late 80’s the boom had set in

1960’s Broadway Shopping Area

Development of Darras Hall:
Growth of the Estate really started to take off in the later 1950’s continuing through the 60’s and
gathered pace during the housing boom years until today the Estate has almost reached its potential.
Families needs have changed from the early days where dwellings were smaller and more compact,
bungalows and houses, from the 50’s and 60’s needing updates have been demolished, as they have
reached their life expectancy. Large plots have been divided and mansions have been built with
indoor heated swimming pools, cinemas, computer rooms and every bedroom has an en-suite.
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The first “Darras Mansion” was built in 1981 by a night club owner and was the centre of much
interest; this was built at the rear of the plot giving access by a long drive. Division of large plots
became common, this was still only allowed if a plot was a minimum of a ¼ acre in size and needed
the approval of the Estates Committee.

From this in 2010
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To this

Previously plots composed of a small dwelling on a large plot, now this has changed to a large
dwelling on a minimum plot size. Restrictions on the size and height of a building are restricted by
the Trust Deed Bye-laws which the Darras Hall Committee is responsible for. “Back-lands”' were
developed, often by large scale developers, with the resources to lay roads and utilities, splitting up
the costs over a number of properties.
By 1990 development had filled up nearly all available land and now only rarely does a building site
come onto the market with a price tag which may be some 10,000 times its original cost.
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3 NPPF - Planning Policy Background
The National Planning Policy Framework (NPPF – 2012) sets out the Governments planning policies
for England and how these are expected to be applied.
Section 6 sets out of the NPPF highlights the important role the planning system can play in
facilitating the delivery of a wide choice of high quality homes
Paragraph 47
To boost significantly the supply of housing, local planning authorities should:


Set out their own approach to housing density to reflect local circumstances.

Paragraph 50
To deliver a wide choice of high quality homes, widen opportunities for home ownership and create
sustainable, inclusive and mixed communities, local planning authorities should:




plan for a mix of housing based on current and future demographic trends, market trends
and the needs of different groups in the community (such as, but not limited to, families with
children, older people, people with disabilities, service families and people wishing to build
their own homes);
identify the size, type, tenure and range of housing that is required in particular locations,
reflecting local demand; NPPF 53 “Local planning authorities should consider the case for
setting out policies to resist inappropriate development of residential gardens, for example
where development would cause harm to the local area.”

4 Neighbourhood Plan Objectives
Objective 1. The Built Environment
Ensure that new development contributes positively to the built, natural and historic environment of
the Neighbourhood Plan area.
Objective 4. Housing
Create and maintain a balanced and sustainable community by providing a positive policy framework
that recognises the types of homes for current and future residents of the Neighbourhood Plan area
need.

5 Management of the Darras Hall Trust Deed
All the land was and is subject to a Trust Deed which places a covenant upon the owners to comply
with this through Bye-laws which the Estate Committee manages; this preceded any planning
legislation which did not come into existence until 1947.
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The Darras Hall Trust Deed is a ‘Form of Conveyance’ on each owner to comply with this document
and the set of Bye-laws legally binding, enforceable and recognised by the CMBC Local Plan of 2003.

The Trust Deed identifies areas for household development and for commercial use. Household plots
are required to be a minimum of ¼ acre with some identified areas having restrictions below.
 The Drey, off Darras Road
 Longmeadows off Middle Drive
 Old Station Court off Broadway
 Properties within a block of land bounded by the Broadway and Darras Mews to the East,
the roadways of Darras Road to the North, Western Way to the West and Middle Drive to
the South shall have a minimum plot size of one sixth of an acre.

With further restrictions of some areas being designated for commercial use all at the central area of
the Broadway:
 Broadway Shopping Area,
 Petrol Station
 Community use area, Darras Hall First School

The estate is run by the Darras Hall Estate Committee, whose members are elected at the annual
general meeting of owners, from an office at Old Station Court. Trustees have been appointed since
the inception of the Estate and they hold in trust several blocks of land, including the freehold of the
shopping centre and of the United Reformed Church, the recreation ground now a SSSI site behind
Middle Drive and the Bridleway, on behalf of those owners who have signed the deed of accession to
the Trust Deed.
All plans for new building, alterations or additions have to be placed before the committee for
approval, or covenant consent regardless of whether approved by the local planning authority,
Northumberland County Council, to ensure that all is in compliance with the conditions of the trust
deed and Bye-laws. This sets out all that may or may not be done on the Estate, and must be signed
by every owner before he or she can vote at the annual general meeting of owners held every
March. A small annual charge is made on all owners in order to cover the running costs of the estate
and necessary maintenance work.
The Trust Deed principles and Bye-laws which are followed very strictly by the committee have been
challenged unsuccessfully in court a number of times which proves that they are standing the test of
time and achieving the objectives of the founders set 100 years ago thus maintaining a countryside
environment of trees and openness. However, it is important to mention that the committee have
the legal right of total discretion as laid down in the Trust Deed and they can also review the Byelaws to suit the needs of present day living requirements without straying from the Trust Deed.
There has been a recent updating of the Bye-laws, which now clearly define the ratio of plot size to
building dimensions so that over development of a plot is avoided.
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6 Castle Morpeth District Local Plan 2003
HOUSING DEVELOPMENT IN DARRAS HALL (CMDC Local Plan page 264)
Policy PH2
THE COUNCIL WILL REFUSE PLANNING PERMISSION FOR THE DEVELOPMENT OF SMALL SITES
WITHIN DARRAS HALL ESTATE WHICH DO NOT COMFORM WITH ALL THE FOLLOWING CRITERIA:
I) THE SITE SHALL HAVE A MINIMUM FRONTAGE OF 20 METRES TO AN ADOPTED HIGHWAY AND
EXISTING PROPERTIES SHALL RETAIN A MINIMUM FRONTAGE OF 20 METRES TO AN ADOPTED
HIGHWAY AND AT LEAST 18 METRES AT THE APPROVED BUILDING LINE.
II) THE CURTILAGE OF THE PROPOSED DWELLING SHALL BE DEFINED SO THAT SPACE AND PRIVACY
STANDARDS ARE COMMENSURATE WITH THE SIZE AND QUALITY OF THE PROPOSED DWELLING AND
IN ADDITION DO NOT MATERIALLY DETRACT FROM SPACE AND PRIVACY STANDARDS OF ADJACENT
DWELLINGS.
III) THE SIZE OF ANY RESIDENTIAL SITE SHALL NOT FALL BELOW THE MINIMUM OF 0.1 HECTARES ¼
ACRE AND SHALL ALSO BE SIMILAR TO THE AVERAGE PLOT SIZE IN ADJOINING AREAS.
EXCEPTIONS LONGMEADOWS, THE DREY, OLD STATION COURT
IV) NEW DEVELOPMENTS SHALL BE LAID OUT TO MAXIMISE THE PERPETUATION OF EXISTING
BOUNDARY FEATURES OF AMENITY VALUE SUCH AS HEDGEROWS, WALLS, FENCES OR WATER
COURSES.
v) THE SITING OF THE PROPOSED DWELLING SHALL GENERALLY CONFORM WITH STRONGLY
ESTABLISHED AND PROMINENT BUILDING LINES.
vi) THE DEVELOPMENT OF THE SITE SHALL NOT REQUIRE THE FELLING OF TREES AND HEDGEROWS
OF SIGNIFICANT LOCAL AMENITY VALUE.
vii) NO HABITABLE ROOMS SHALL BE CONSTRUCTED WITHIN 3 METRES OF A SITE BOUNDARY.

34.15.1 In considering its policies for the Darras Hall Estate the Council is particularly concerned
about the overdevelopment of housing sites and has established the following objectives:i) To maintain the Estate's diverse and varied character.
ii) To maintain the wide variety of plot size to cater for a range of spatial requirements within the
"executive" housing market.
iii) To ensure that nearly all the large individual residential plots are maintained and not subdivided.
iv) Where the construction of more than one new dwelling is proposed, to ensure that development is
planned on a comprehensive basis so as to minimise problems of vehicular access, servicing and
residential amenity.
v) To protect existing areas of woodland and hedgerows.
vi) To ensure appropriate space standards around houses, having regard to the size of individual
dwellings and their settings.
vii) To preserve existing standards of residential amenity with particular regard to the protection of
privacy.
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34.15.2 In arriving at new policies to achieve these objectives, criteria need to be established to
determine whether or not planning permission can be granted in particular circumstances. Some
Criteria can be specific but others can only be stated in general terms.
They include:i)Plot Size: The present wide range of plot size reflects the diversity in size of buildings and
development styles since the inception of the Estate. These variations contribute to the character of
Darras Hall and should be retained so that any new development conforms generally with the
average plot size in that part of the Estate.
ii) Frontage: Individual building plots should have an adequate frontage to an existing adopted road.
The minimum frontage considered appropriate to allow for double fronted houses to be
accommodated and have adequate side space is 20 metres.
iii) Building Line: Development should align generally with neighbouring properties to retain the
existing appearance of the Estate and prevent individual buildings from being unduly prominent in
the street scene.
iv) Space about Buildings: Provision will generally be required for a substantial amount of space
about buildings so that the setting of both existing and proposed houses is safeguarded. The setting
will be related to the size and character of buildings so that more substantial dwellings will require a
more extensive setting. Particular attention will be given to maintaining adequate distances between
the side gable elevations of houses in order to prevent the appearance of a continuous line or terrace
of buildings being established.
Policy PH3
THE COUNCIL WILL REFUSE PLANNING PERMISSION FOR RESIDENTIAL DEVELOPMENT WITHIN THE
RUNNYMEDE AND DARRAS ROAD AREA, AS DEFINED ON THE PROPOSALS
34.16.1 There are certain parts of the Darras Hall Estate which are notably more attractive and
mature in character than others.
The most apparent of these is the area on the north side of the estate centred around Runnymede
and Darras Roads.
The characteristics which distinguish this area from the rest of Darras Hall are as follows:
i)
ii)
iii)

a lower dwelling density,
deeper and wider plot sizes,
more extensive areas of woodland and roadside hedgerows and a higher incidence of
open fields and paddocks.

All these features could easily be eroded by indiscriminate and unplanned development. The area
has such special and distinctive qualities that they need to be retained. In order to preserve these
outstanding qualities a general restriction on new residential development in the Runnymede and
Darras Road Area is proposed.

The Darras Hall Trust Deed, over a hundred years old holds firm today and the Ponteland
Neighbourhood Plan Steering Group has identified the heritage value of the estate which contributes
to the character of the Civil Parish of Ponteland. Although the Trust Deed and Bye-laws documents
precede the introduction of local authority planning of 1947 which set out parameters and
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restrictions for development, they place a covenant on the land and owners of plots within the
estate. These principles of the estate are valued by its residents.

7 Future Challenges
With a weak current CMDC Local Plan from 2003 it appears we are in a planning void.
In recent years some owners have regularly challenged the strength of the Trust Deed and Bye-laws,
trying to subdivide existing plots to below the minimum plot size, to ignore the restrictions of the
bye-laws all of which are in place to retain the character of the estate. Large houses have replaced
small dwellings which may well have passed their sell by date and lifestyle changes but now tend to
be built on small plots of land where the build overpowers the street scene. Much of the front
boundary finish is subject to changes where existing soft landscaping and hedgerows are removed
and replaced with a solid wall finish with gates.
The Ponteland Neighbourhood Plan seeks to ensure the diverse and varied character of the Darras
Hall Estate is maintained and enhanced; that the future development on the Estate does not
adversely impact on residential amenity; and that future development on the Estate protects existing
trees and hedgerows. All of which will contribute to a heritage asset.
Through the Trust Deed front boundary distances to front building lines are restricted dependant on
which road a property is located.
The original roads

Runnymede Rd ( except the north side)
Eastern Way
Middle Drive
Western Way
Whinfell,
The Rise
Moor Lane

Edgehill (except the north side)
Woodside
Are all 15.24 metres.

On other link roads is 12.19 metres.
On cul-de-sacs is 9.14 metres.
All these restrictions create a uniform street scene
The Bye-laws cover restrictions on new foot print size of a dwelling to include conservatories and
integral garages not exceeding 20% of the site area up to 280 square metres on a ¼ acre site,
detached garages to be no less than 3 metres distance of the living area.
The development will retain a side space minimum of 3 metres or 15% of the plot width whichever is
the greater:
Height of residential houses limited to 8.5 metres maximum, with no living space in the roof area,
height taken from the natural ground level at the front building line.
Height of residential dormers 7 metres maximum height taken from the natural ground level at the
front building line.
Height of residential bungalows 6 metres maximum height taken from the natural ground level at
the front building line.
The Bye-laws also covers no dwelling shall be erected unless a garage provision for 2 cars is included
either as an integral or detached. Minimum internal dimensions:Single
Tandem

2.4 x 5 m
2.4 x 11 m
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Double

4.8 x 5 m

Boundary finishes, including gates & embellishments shall not exceed a height measured from the
existing natural ground level:Road frontage boundaries
1.5m
Building line boundary
2.0m
Boundaries to the rear
2.0m
Entrance structure at the building line 1.5m
To provide for an inset gate entrance, the 1.5m boundary should follow a uniformed gradient up to a
maximum of 2.0m (inclusive of embellishments) at a point not less than 2m into the site.
Sloping sites should have regard for the angle of slope and use a staged boundary.
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