Wynyard Park, Teesside
Key details
Name

Wynyard Park / Wynyard Village

Location

West of Billingham, Teesside

Number of dwellings

Eventually likely to be over 2,600

Date first homes sold

c. 1990 (fairly constant building since,
with hiatus 2009-13)

Homes delivered to date

Around 1,000

Percentage of affordable homes

None

Average house price

£432,000

Road vehicle trips predicted

For 500 home Wynyard Village
Extension: 324 AM peak trips; 275 PM
peak trips

Walking distance to railway station

1 hour 23 mins

Background and context of development
Wynyard Village began life as an exclusive development of executive homes sited around the fringes
of a golf course, on a country estate near Teeside. In the nineteen eighties the northeast of England
suffered badly from industrial decline, with large-scale job losses in industries such as coal and
shipbuilding. The idea was borne to encourage High Net Worth individuals to relocate to the area
and thus promote inward investment and foreign direct investment, such as the Sunderland Nissan
plant that opened in 1986.
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Sir John Hall was a businessman who had recently created the MetroCentre in Gateshead, the first
large out-of-town shopping complex in the UK. In 1987 he bought the Wynyard estate, consisting of a
large country house and 2,000 ha of land, and decided to create an exclusive development that
would tempt wealthy and mobile international entrepreneurs to move to the area.
The first iteration of Wynyard Village was small, consisting of around 200 houses in a central cluster
and 200 more on the fringes of the golf course. Since then, Wynyard has expanded to cover an
extensive area on the southern side of the A689, with mostly top end executive-style housing. A
small cluster of shops and a pub also opened in the village centre in the 1990s.
To the north of the A689 Wynyard Business Park has been developed, although not all of its
expansion plans came to fruition. Another plan that failed to materialise here was for a major new
hospital, which given the complete lack of public transport is not entirely surprising.

The land to the north of the A689 is now being more widely developed with a series of residential
developments, in both Stockton and Hartlepool Boroughs, including some close to the Business Park
that appear not quite as exclusive as most of the existing housing. Planning documents for some of
these are very minimal, providing little detail on what the developments will look like, but there are
likely to be around 1,400 homes at least, many of which have already been built, at slightly higher
densities than those south of the A689. Some of these will be self-built homes.
At the same time, there are also new homes being planned to the south of the A689, close to the
existing Wynyard Village. A planning application approved subject to S106 in January 2017 includes
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up to 500 new homes, along with a new primary school, a doctor’s surgery, community facilities and
up to 500 sq.m retail space. This application also involves building on much of the woodland
surrounding Wynyard Village. The new homes will, like the rest of Wynyard Village, be at extremely
low densities – around 9.5 dph net or 6.0 dph gross. The application was outside the local plan but
Stockton does not have an agreed 5 year housing land supply.

Public Realm
Urban trees
Grass verges
Front gardens
Back gardens

Yes
Yes
Yes
Mostly very large

Public transport accessibility

There is no public transport within several miles of Wynyard Park. The only service in existence is a
private minibus for residents, which provides a small number of journeys to the nearest train station
at Billingham on weekdays and Saturday mornings.
Destination

Middlesbrough
town centre
Billingham train
station
Sedgefield
town centre

Company

No direct
service
Private
minibus
No
service

Route
numbers
N/a
N/a

N/a

Weekday
daytime
frequency
N/a

Weekday
evening
frequency
N/a

2 journeys in None
morning, 3 in
afternoon
N/a
N/a

Saturday
frequency
N/a

Sunday
frequency
N/a

2 morning None
journeys only
N/a

N/a

Travel
time
N/a

Location of
bus/train
stop
N/a

18 mins Various

N/a

N/a

Last
return
time
N/a
17:27

N/a

Walking or cycling between the new Wynyard Park developments and the Wynyard Village centre is
effectively impossible because they are divided by the A689, a major dual carriageway with no
pedestrian crossing facilities. Similarly, there is no safe cycling route between Wynyard and nearby
towns or villages, and virtually no footpath apart from a track through the golf course followed by a
long walk along the side of a road. National Cycle Network Route 1 passes fairly close to the western
edge of Wynyard Village.
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A pedestrian crossing over the A689, a cycleway between Wynyard Village and Billingham, and a
public bus service, have been promised as part of currently ongoing residential developments.
However, the long distances involved would still make walking to Wynyard Village centre an unlikely
prospect for many residents living in more distant parts of the development.
So far, Stockton Council has applied a policy that due to the limited services and lack of public
transport at Wynyard Park, it is not a suitable location for affordable housing. For almost any journey,
the only practical means of transport is by car.

Local Facilities

The original Wynyard Village centre has lots of car parking and a selection of local shops, including a
Cooperative food store, a pub, two hair salons, a pharmacy, a dentist and an estate agents. Apart
from this, since September 2015 there has been a primary school which is currently housed in a
temporary building at the far end of the Wynyard Woods development. There are plans for this
school to move to a permanent site soon, although some residents have complained about potential
noise and parking issues. In the summer months the golf clubhouse is also available as a community
venue.
Wynyard is surrounded by attractive woodland some of which can be walked through. There is the
golf course and some other open space, but little in the way of traditional parks except a small rose
garden that has recently been created. Most houses have very large gardens.
The walking and cycling times listed in the table below are from the centre of Wynyard Village, which
lies to the south of the A689. None of these destinations can safely be reached by walking or cycling
from the developments on the north side of the A689; this includes Wynyard Village centre itself.
Assuming approved developments go ahead, Wynyard should receive additional retail space, a new
primary school, a doctor’s surgery and community facilities, but this will also involve replacing most
of the woodland to the west of Wynyard Village with more low density residential sprawl.
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Type of
facility

Convenience
store
Café /
restaurant
Drinking
establishment
High street
shops

Plans and current state
of progress within
development

Built
yet
within
site?

Cycling

Driving

Public
transport

Sedgefield

No safe
route

No safe
route

8 mins

None

Sedgefield

No safe
route

No safe
route

8 mins

None

Northfield
School,
Billingham

50 mins

No safe
route

11 mins

None

John Whitehead
Park, Billingham
Rievaulx
Avenue,
Billingham
John Whitehead
Park, Billingham
Billingham
Forum
Billingham
Forum

Not
practical
Not
practical

No safe
route
No safe
route

11 mins

None

9 mins

None

Not
practical
Not
practical
Not
practical

No safe
route
No safe
route
No safe
route

11 mins

None

11 mins

None

11 mins

None

No

Ceddesfield
Hall, Sedgefield

No safe
route

No safe
route

9 mins

None

No

Ceddesfield
Hall, Sedgefield

No safe
route

No safe
route

9 mins

None

No

Billingham
Health Centre

Not
practical

No safe
route

11 mins

None

No

Wolviston post
office
Billingham /
Norton Library

Not
practical
Not
practical

No safe
route
No safe
route

7 mins

None

12 mins

None

Yes

The Stables pub serves
food; there is no cafe.
The Stables pub in
Wynyard Village.
Planning application for
new homes includes new
retail space
Co-op, Wynyard Village
Opened at Wynyard
Primary School, Sept 2018
School currently in
temporary site, will move
to new location soon
Church of England
Academy hopes to open in
2020
Surrounded by forest and
a golf course, there is also
a small rose garden and
other open space but no
formal park
No plans known

No

Playing fields

Wynyard Village is built
around a golf course

No

Tennis courts

No plans known

No

Leisure centre

No plans known

No

Swimming
pool
Wildlife area

No plans known

No
Yes

Post office

The estate is surrounded
by forest, but some is
likely to be built on
Planning application for
new homes includes
community facilities
Planning application for
new homes includes
community facilities
Planning application for
new homes includes
doctor’s surgery
No plans known

Library

No plans known

No

Primary
school
Secondary
school
Park

Playground

Community
Centre
Daytime /
evening
classes
Medical
facilities
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Estimated time to reach nearest example
outside development
Walking

Co-op, Wynyard Village

Supermarket
Nursery

Closest
example

Yes
No

Yes
Yes
Yes

No

Yes

No

Co-working
space

No plans known

No

Digital House,
Stockton

Not
practical

No safe
route

19 mins

None

Developer contributions
As of January 2018, no developer contributions had been received by Stockton Council in the last ten
years. The following table details S106 payments that should have been received but had been
delayed. These relate to a pedestrian and cycle bridge that would connect residential areas across
the A689 and a cycleway link to Billingham.
Application
13/0342/EIS
14/2993/EIS
14/2993/EIS
14/2993/EIS
14/3308/FUL

Date S106
signed
06/02/2017
21/08/2001
21/08/2001
21/08/2001
08/12/2016

Name of
contribution
Bridge works
Bridge works
Cycleway
Bridge works
Cycleway

Purpose
Feasibility works
Construction works
Construction works
Feasibility works
Contribution towards cycleway
provision if construction costs
exceed £500,000

Amount
£40,000
£500,000
£250,000
£40,000
£120,000

Summary
Wynyard Park is unusual in many regards. It started out as an exclusive retreat for the super-rich,
with homes built at extremely low densities, in a rural setting on the fringes of a golf-course. More
varied types of house are being built here now, but it still contains absolutely no affordable housing.
The is no public transport at Wynyard Park (except a private estate bus), and few means of safely
leaving the estate by foot or bicycle. There is a village centre containing some shops and a pub, but
even these are not accessible by foot from the half of the site that lies on the far side of a major dual
carriageway. In any case, the large distances caused by the low density spread of Wynyard Park
means most people would drive here anyway. The setting is attractive, with woodland and a landed
estate surrounding much of Wynyard, but these woods are steadily being eaten into by further low
density residential developments, with little apparent planning control. With the exception of the
more compact village centre, much of Wynyard has a very American feel of unrestricted suburban
sprawl.
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