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DELEGATED     AGENDA NO . 
        
 

PLANNING COMMITTEE 
      27th JUNE 2007 

 
 

REPORT OF CORPORATE DIRECTOR 
OF DEVELOPMENT AND 
NEIGHBOURHOOD SERVICES. 

 
 
07/0857/FUL 
Ramsey Gardens and Nevern Crescent, Ingleby Barwick 
Extension of roadways to boundary of Betty's Close Farm/proposed residential 
development 
 
EXPIRY DATE: 21ST JUNE 2007 
 
 
Summary: 
Members will be aware that an outline application for 17 no. Self-build housing plots 
and the creation of a riverside park/local nature reserve was approved with 
conditions in June 2006 (06/1064/OUT). Whilst this current application relates to the 
housing/riverside park it is a separate application and needs to be judged on its own 
merits.   
 
Planning permission is sought for the construction of access roads from the edges of 
the existing roads of Ramsey Gardens and Nevern Crescent up to the boundaries of 
the Betty’s Close residential/riverside park site 
 
It is considered that the proposed roadway extensions would have a minimal impact 
on the surrounding residents and would not pose any significant impacts on the 
highway network. Issues in relation to land ownership are a civil matter and are not 
for consideration as part of this application.  
 
 
Recommendations: 
 
RECOMMENDED that application 05/3273/FUL be approved subject to the 
following conditions; 
 
1. The development hereby approved shall be carried out in accordance with 
the following approved plan(s); unless otherwise agreed in writing with the 
Local Planning Authority. Drawing Number(s): - SJR/06:79 &HS70017-D-002 
  
Reason:   To define the consent. 
 
2. The commencement of the development authorised by this permission shall 
not begin until a detailed scheme for the approved works has been submitted 
to and approved in writing with the Local Planning Authority. The approved 
works shall be implemented in accordance with the Local Planning Authority's 
written approval and shall be certified in writing as complete on behalf of the 
Local Planning Authority; unless alternative arrangements to secure the 
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specified works have been approved in writing by the Local Planning 
Authority.    
 
Reason: In the interests of highway safety 
 
 
Policy GP1 of the adopted Stockton on Tees Local Plan were relevant to this 
decision. 
 
 
History 
 

1. Members will be aware that an outline application for 17 no. Self-build 
housing plots and the creation of a riverside park/local nature reserve was 
approved with conditions in June 2006 (06/1064/OUT). 

 
2. Whilst this current application relates to the above development it is important 

for members to recognise that the principle of the additional housing and 
riverside park has been agreed and that this is a separate application and 
needs to be judged on its own merits.   

 
 
The Proposal 
3. The application site is formed by two pieces of land situated at the end of 

Ramsey Gardens and Nevern Crescent in the Roundhill Area of Ingleby 
Barwick.  

 
4. Planning permission is sought for the construction of access roads from the 

edges of the existing roads of Ramsey Gardens and Nevern Crescent up to 
the boundaries of the Betty’s Close residential/Riverside park site.  

 
5. The land is presently owned by Yuill’s and Bellway Homes, the applicant has 

signed certificate B and served the required notice on the two landowners.    
 
Consultations 

The following responses have been received from departments and bodies 
consulted by the Local Planning Authority 

 
Urban Design - Engineers 
I have no objection to the application. The applicant will need to enter into a 
section 38 agreement for the adoption of the highway  

 
Ingleby Barwick Town Council 
This proposal would have an impact on the existing properties, as there are 
safety implications involved as well as disruption to the residents. The 
environmental impact is therefore a material consideration and a reason for 
refusal. 
  

6. The Local residents and occupiers have been individually notified of the 
application. The latest neighbour consultation period expired on the 31st May 
2007. A total 44 letters of objections have been received, these comments are 
detailed below in summary.  

 
Objections; 

❑ Unsuitability of residential roads for HGV’s and additional properties.  
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❑ Public/pedestrian safety 
❑ Parking of construction workers vehicles.  
❑ Objects as the land which is granted outline planning consent is green belt 

land and Ingleby Barwick has numerous properties which are unsold. 
❑ Increase in traffic 
❑ Limited parking facilities for the park 
❑ Car park will attract anti social behaviour 
❑ Noise and environmental pollution 
❑ Impact on Wildlife 
❑ Development of the site could last for many years 
❑ Impact on protected tree 
❑ Land ownership issues 
❑ Impact on neighbouring residents quality of life 
❑ Loss of privacy 
❑ Valid planning consent to build a dwelling on Nevern Crescent (at plot 13 of 

our Ingleby Vale development). 
❑ Permission is not given for applicant to construct the access road across the 

land or to enter into any adoption agreement.  
 

 
Planning Policy Considerations 

7. Where an adopted or approved development plan contains relevant policies, 
Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires 
that an application for planning permissions shall be determined in 
accordance with the Development Plan(s) for the area, unless material 
considerations indicate otherwise.  In this case the relevant Development 
Plans are the Tees Valley Structure Plan (TVSP) and the Stockton on Tees 
Local Plan (STLP).   

 
The following policies of the adopted Stockton on Tees Local Plan are 
considered to be relevant to this decision; 

 
Policy GP1 
Proposals for development will be assessed in relation to the policies of the 
Cleveland Structure Plan and the following criteria as appropriate: 
(i) The external appearance of the development and its relationship with the 
surrounding area; 
(ii) The effect on the amenities of the occupiers of nearby properties; 
(iii) The provision of satisfactory access and parking arrangements; 
(iv) The contribution of existing trees and landscape features; 
(v) The need for a high standard of landscaping; 
(vi) The desire to reduce opportunities for crime; 
(vii) The intention to make development as accessible as possible to 
everyone; 
(viii) The quality, character and sensitivity of existing landscapes and 
buildings; 
(ix) The effect upon wildlife habitats; 
(x) The effect upon the public rights of way network. 
  
  

Material Planning Considerations  
8. The main planning considerations of this application are the impacts on the 

amenity of neighbouring occupiers and access and highway safety.  
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Principle of development 
9. The principle of the additional dwellings and Riverside Park has already been 

agreed under the previous outline planning consent and cannot be re-
addressed under this application. This application must be assessed only on 
the impacts on the additional road infrastructure. 

 
Amenity of the neighbouring properties; 
10. The proposed development areas lie adjacent to several residential properties 

situated on both Ramsey Gardens and Nevern Crescent. As the road way 
extensions will provide only small extensions to the existing roadways it is not 
considered that the proposed development will have a significant or 
detrimental impact on the existing residents privacy or amenity to justify a 
refusal of the application.   

 
11. Concerns raised in relation to the noise/pollution impacts from additional 

traffic to and from the wider scheme (housing and riverside park) are noted. 
However, this was considered as part of the approval of the housing and 
riverside park development given approval. The proposed road extensions 
are therefore not considered to result in any increase in noise/pollution over 
and above the existing levels.   

 
12. Concerns in relation to the times scale for the housing development to be built 

out are noted but were again considered as part of the determination of that 
particular application.  

 
Access and Highway Safety; 
13. The Urban Design unit (Engineers) have commented that they have no 

objections to the proposed development subject to the developer entering into 
a section 38 agreement for adoption of the roads. It is therefore considered 
that the development for the extension to the roads does not pose any 
significant threat to pedestrian or public safety.  

 
14. Many of the objections received from neighbouring residents raise concerns 

over the impacts of the development on pedestrian and highway safety, 
particularly as the roads are considered to be narrow and unsuitable for 
construction traffic. The issue of access and construction traffic was 
considered as part of the outline application for housing and the riverside park 
and considered acceptable at that time, hence the approval of the outline 
scheme.  

 
15. Equally the issues of the increase traffic was also considered as part of the 

outline application for the additional housing and Riverside Park, the approval 
of this application is unlikely to result in any significant increase in traffic 
levels on the existing situation.  

 
Other issues; 
16. Some of the objections received raise concerns that the development is 

associated with the outline approval for the additional housing/riverside park 
and will involve the loss of green wedge.  

 
17. Issue of land ownership have been raised, as the applicant does not own the 

land required to access the site. The applicant has indicated that he has a 
right to access over the land and as certificate B has been signed and the 
required notice severed on the applicant this would be a civil issue between 
the applicant and landowner should planning approval be given.   
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18. Issues in relation to the anti-social behaviour in the car park, impact on 

wildlife and overall parking issues in relation to visitors of the riverside park 
were considered as part of the outline application for the housing/riverside 
park development and are not for consideration under this application.   

 
Conclusion;   
19. In conclusion it is considered that the proposed roadway extensions would 

have a minimal impact on the surrounding residents and would not pose any 
significant impacts on the highway network. Issues in relation to land 
ownership are a civil matter and are not for consideration as part of the 
application. The proposal is considered to be in accordance with policy GP1 
of the adopted Stockton on Tees Local Plan, subsequently the development 
is recommended for approval.   

 
 

Corporate Director of Development & Neighbourhood Services 
Contact Officer: Simon Grundy 
01642 528550 

 
Financial Implications 
As report. 

 
Environmental Implications 
As Report 

 
Community Safety Implications 
N/A 

 
Human Rights Implications 
The provisions of the European Convention of Human Rights 1950 have been 
taken into account in the preparation of this report. 

 
Background Papers 
Stockton-on-Tees Adopted Local Plan (1997) 
Planning Application 06/1064/OUT 

 
Ward and Ward Councillors 
Ingleby Barwick West Ward  
Councillors K Dixon, L Narroway and R Patterson 
 

 


