Planning Committee
A meeting of Planning Committee was held on Wednesday 5th March 2025.

Present: Clir Mick Stoker (Chair), Clir Michelle Bendelow (Vice-Chair)
ClIr Carol Clark, Clir Dan Fagan, ClIr Lynn Hall, ClIr Elsi
Hampton, Cllr Shakeel Hussain, Clir Eileen Johnson, Clir Tony
Riordan, Cllr Andrew Sherris, Clir Norma Stephenson OBE, ClIr
Jim Taylor, Clir Sylvia Walmsley and Clir Barry Woodhouse

Officers: Elaine Atkinson, Helen Boston, Simon Grundy (DoR&IG),
Stephanie Landles (DoA,H and W), Martin Parker (DoCS,E&C),
Julie Butcher and Sarah Whaley (DoCS)

Also in attendance: Applicants, Agents and Members of the Public

Apologies:

P/53/24 Evacuation Procedure
The evacuation procedure was noted.
P/54/24 Declarations of Interest

In the interests of openness and transparency Councillor Barry Woodhouse advised
the Committee that he had submitted a written objection in relation to item
23/0364/FUL, Erection of 2no two storey apartment buildings, Land east of 232
Cotswold Crescent Billingham, TS23 20QN and was pre-determined. Clir Woodhouse
spoke on the item and then left the room prior to the Committee’s debate. Clir
Woodhouse did not take part in the debate or vote on the application.

P/55/24 Planning Protocol
The planning protocol was noted.

P/56/24 24/0336/VARY Land At Harrowgate Lane, Bishopgarth, Stockton-On-Tees
Section 73 application to vary conditions no1 (approved plan) 14/2291/EIS -
Application for outline permission for residential development (340 dwellings)
including access

Consideration was given to planning application 24/0336/VARY Land at Harrowgate
Lane, Bishopsgarth, Stockton on Tees.

The application site (hereby referred to as the Site), was located to the western edge
of Harrowgate Lane, its 13.41 ha formed somewhat of an 'L’ shape. It was referred to
as Zone C within the West Stockton Sustainable Urban Extension.

Planning permission was sought under Section 73 of the Town and Country Planning
Act 1990 to vary the approved plans of outline permission, ref 14/2291/EIS to enable
the access to the site to be moved further north along the eastern site boundary. The



application was required as there was a highways safety conflict with the location of
the approved site access.

Whilst this application, could technically be determined under delegated powers in line
with the Councils Scheme of Delegation, it had been brought for determination by
Members given the association with application ref 21/0249/REM, which was required
to be determined by Members of the Planning Committee.

The consultees that had been notified and any comments that had been received
were detailed within the main report.

Neighbours were notified and any comments received were detailed within the main
report.

The planning policies and material planning considerations that were relevant to the
consideration of the application were contained within the main report.

The Planning Officers report concluded that given the considerations contained within
the main report the proposed development was considered to be visually acceptable,
and it was not considered that the proposed development would have any adverse
impacts on levels of residential amenity, character and visual or highway safety. The
proposed scheme was therefore in accordance with the relevant local and national
planning policies and was recommended for approval subject to those conditions
outlined within the main report.

The Applicants Agent attended the meeting and was given the opportunity to make
representation. Their comments could be summarised as follows:

- The applicants agent fully supported the officers recommendation and sought the
support of the Planning Committee.

- Members were given the opportunity to ask questions / make comments. These
could be summarised as follows:

- Questions were raised relating to the temporary construction access to the
development site and whether that would be superseded by the proposed new
access.

- It was highlighted that as there would now be 4 accesses to the building sites on
Harrowgate Lane it was important that these were kept clean, to mitigate against the
impact on neighbours from large construction vehicles spitting mud on the local road
network.

- Comments were made relating to highway junction improvements particularly those
around the Horse and Jockey public house on Durham Road, as it was believed that
the intended improvements to those highway junction improvements had been taken
out of the capital programme. Officers were asked what the intended improvements
would be, and costs associated and when they would be delivered as Harrowgate
Lane was like a dirt track with temporary traffic lights impacting traffic flow which
needed clearing up.

- It was important to residents that the necessary infrastructure was delivered to ease
commuting to and from home. Residents in and around the Harrowgate Lane area



were suffering daily with the mud and mess. It was requested that a delivery
programme be presented at the next Planning Committee meeting of when the
highways junction improvements would come forward.

- Reference was also made regarding highways issues for those commuters coming
from Ingleby Barwick and Thornaby, particularly for those that would normally use the
route via the 2 Mile House junction to North Tees Hospital, having to now detour to
miss that junction. It was therefore felt that the highways junction improvements
needed to be initiated before any further development.

Officers were given the opportunity to respond to comments/issues raised. Their
responses could be summarised as follows:

- It was confirmed that there would still be temporary access to the south of the
development. The main access however would be located to the north of the site
based on safety grounds.

- Officers explained that there was a condition on the original application which would
mitigate against issues relating to mud from construction vehicles spilling onto the
local road network.

- In terms of highway junction improvements, officers reminded Members that this was
an application to vary the access to the site moving it further north along the eastern
site boundary. The Planning Inspectorate had already approved everything else.
Officers did however refer Members to page 20 of the agenda pack which highlighted
the locations for highway junction improvements, and which were identified on the
master plan. The improvements would be funded from S106 contributions. Phase 2
would fund Yarm and Darlington Back Lane towards the Horse and Jockey, however
there was still part of the West Stockton development that was not yet approved.
Where reference had been made regarding the capital programme, advice would need
to be sought from a senior finance director.

- The Head of Legal Services explained that the questions relating to highways
junction improvements were not relevant to determine this application. There would be
a plan of works however and officers would endeavour to give some response as far
as they could.

A vote took place and the application was approved.

RESOLVED that planning application 24/0336/VARY be approved subject to the
following conditions and informatives below;

Approved Plans
01 The development hereby approved shall be in accordance with the following
approved plans;

Plan Reference Number Date Received
5205 - 275 Rev A. 7 January 2025

Scope of the Consent
02 This permission relates solely to the variation of condition 01 of application ref.
14/2291/EIS with regards to the location of the means of access only and does not in



any way discharge or remove any of the remaining conditions attached to application
14/2291/EIS which shall still be complied with.

Tree Protection

03 Notwithstanding the proposals detailed in the Design and Access Statement/
submitted plans no development shall commence until an Arboricultural Method
Statement and Tree Protection Plan is approved in writing by the Local Planning
Authority. This must be in close accordance with:

1.BRITISH STANDARD 5837:2012 Trees in relation to design, demolition and
construction — Recommendations

2.BRITISH STANDARD 3998:2010 Tree Work - Recommendations

3.NJUG Guidelines For The Planning, Installation And Maintenance Of Utility
Apparatus In Proximity To Trees (Issue 2) - Operatives Handbook 19th November
2007

Any such scheme agreed in writing by the Local Planning Authority shall be
implemented prior to any equipment, machinery or materials being brought to site for
use in the development and be maintained until all the equipment, machinery or
surplus materials connected with the development have been removed from the site.

INFORMATIVE OF REASON FOR PLANNING APPROVAL
Informative: Working Practices

The Local Planning Authority has worked in a positive and proactive manner and
sought solutions to problems arising in dealing with the planning application by
seeking a revised scheme to overcome issues and by the identification and imposition
of appropriate planning conditions.

P/57/24 21/0249/REM Tithebarns Fields, Land West of Harrowgate Lane, Stockton-on-
Tees Reserved matters application for the appearance, landscaping, layout and
scale for residential development comprising 230 dwellings for phase 1, 2 and 3.

A motion was proposed and seconded that item 21/0249/REM be deferred until the
information regarding Nutrient Neutrality had been received.

A vote took place and the motion was carried.

RESOLVED that planning application 21/0249/REM Tithebarns Fields, Land West of
Harrowgate Lane, Stockton-on-Tees Reserved matters application, be deferred to a
future meeting of the Planning Committee for the reasons as detailed above.

P/58/24 21/1599/REM Tithebarns Fields, Land West of Harrowgate Lane, Stockton-on-
Tees Reserved matters application for the appearance, landscaping, layout and
scale for residential development comprising 110 dwellings for phase 4 and 5.

A motion was proposed and seconded that item 21/1599/REM be deferred until the
information regarding Nutrient Neutrality had been received.

A vote took place and the motion was carried.



RESOLVED that planning application 21/1599/REM Tithebarns Fields, Land West of
Harrowgate Lane, Stockton-on-Tees Reserved matters application, be deferred to a
future meeting of the Planning Committee for the reasons as detailed above.

P/59/24 21/2130/FUL Land at Harrowgate Lane, Bishopgarth, Stockton-On-Tees
Application for the erection of 54 dwellings to include access, parking, open
space and associated infrastructure

A motion was proposed and seconded that item 21/2130/FUL be deferred until the
information regarding Nutrient Neutrality had been received.

A vote took place and the motion was carried.

RESOLVED that planning application 21/2130/FUL Land at Harrowgate Lane,
Bishopsgarth, Stockton-On-Tees, be deferred to a future meeting of the Planning
Committee for the reasons as detailed above.

P/60/24 23/0364/FUL Erection of 2no two storey apartment buildings to create 10no
dwellings. Land East Of 232 Cotswold Crescent, Billingham, TS23 2QN

Consideration was given to planning application 23/0364/FUL Erection of 2no two
storey apartment buildings to create 10no dwellings. Land East Of 232 Cotswold
Crescent, Billingham, TS23 2QN.

Planning permission was sought for the erection of 2no, two storey apartment
buildings to provide 10no single storey dwellings, together with associated works to
provide an improved vehicle and pedestrian access, vehicle parking and landscaping.

The application site related to a parcel of brownfield land located within an urban,
residential area of Billingham. The redevelopment of the site for residential purposes,
would be commensurate with the surrounding residential land uses, therefore the
principle of development in this location was considered acceptable.

The application had been assessed in full, and it was considered that the development
would not result in any significant conflict with the policies of the Local Plan or relevant
chapters of the NPPF and there were no technical reasons why the proposed scheme
would be deemed unacceptable in planning terms in which to justify refusal of the
application.

In accordance with the Councils scheme of delegation, the application was to be
determined by Planning Committee due to the number of objections received to the
proposed development.

The consultees that had been notified and the comments that had been received were
detailed within the main report.

Neighbours were notified and the comments received were detailed within the main
report.

The planning policies and material planning considerations that were relevant to the
consideration of the application were contained within the main report.



The Planning Officers report concluded that in view of the assessment contained
within the report, it was considered that the proposed development would not result in
any significant conflict with the policies contained within the Stockon on Tees Local
Plan or the relevant chapters of the NPPF and there were no technical reasons why
the proposed scheme would be deemed unacceptable.

In planning terms, the proposed development was considered acceptable in all other
regards and was therefore recommended for approval subject to those planning
conditions set out within the report.

Objectors attended the meeting and were given the opportunity to make
representation. Their comments could be summarised as follows:

- The site was unsuitable to hold a residential site.

- The road infrastructure was unsuitable due to insufficient car parking for the current
residents. Some vehicles were already being parked on the paths.

- The plans to change 232 Cotswold Crescent to widen the access to the proposed
development meant the front garden would be removed and the access road would be
right up to the adjacent house.

- There would be disruption to the local pigeon club which had been operating for over
50 years, with insufficient car parking spaces for members, many who required ease
of access to the club.

- It was felt that more spaces could be provided at the proposed development to ease
car parking issues.

- When the site was cleared of the previous garage blocks, there was a mess left with
heavy plant machinery going in and out. The landlord should have been held
responsible for this.

- Would future residents for the proposed development be vetted?

- Anti Social Behaviour was a worry.

- Traffic noise would impact residents.

The Applicants Agent attended the meeting and was given the opportunity to make
representation. Their comments could be summarised as follows:

- This was a brown field site, and the principle of development was acceptable in
planning terms.

- The developer had been working on this proposal for 18 months to 2 years and had
come up with a new scheme following the refusal of the last submitted planning
application.

- The proposal was 10 apartments split over 2 blocks and was in keeping with
neighbouring properties.



- All necessary surveys had been undertaken, there had been no objections from
statutory regulatory authorities and residents’ objections had been addressed.

Members were given the opportunity to ask questions / make comments. These could
be summarised as follows:

- Ward Councillor Barry Woodhouse drew the Committee’s attention to the objection
he had submitted during the consultation period which was contained within the main
report. The site was prone to flooding. There were large areas of grass which would
not be maintained and could possibly invite Anti-Social Behaviour. It appeared that the
entrance to the site would not have a hard edge which was a worry. The site was
overdeveloped , causing residents issues such as parking, damage to vehicles and it
would destroy the pigeon club, a great organisation that had been there for over 50
years. There were only 4 car parking spaces proposed for allotment holders, a lot of
which were disabled badge holders and would need ease of access. Clir Woodhouse
urged the Committee to refuse the application as it was not suitable for urban
development. Councillor Woodhouse then left the meeting.

- Clarity was sought relating to property 230 and 232 Cotswold Crescent as the plans
appeared to be showing that both those properties had lost a portion of their rear
garden. Was this to provide shared allotment parking? And had the applicant acquired
these sites from other people?

- Questions were raised relating to the number of car parking spaces allocated to each
apartment?

- Was property 232 Cotswold Crescent being demolished to make space for the
entrance to the proposed development?

- Concerns were raised regarding the noise assessment relating to the railway and not
additional traffic and how the noise of additional traffic impacted on residents.

- Cotswold Crescent was a traditional cul-de-sac with a hammer head and to make an
entrance from the hammer head to the proposed desolate piece of land would create
a thoroughfare from multiple vehicle movements per day from residents of the
apartments. Vehicles would also be squeezing past houses on Cotswold Cresent to
enter and exit the proposed development.

- It was felt that this development was just adding to back land from the cul-de-sac
changing the landscape and amenity, people buy homes in a cul-de-sac for peace and
quiet.

- Clarity was sought in terms of whether a bin store was provided.

Officers were given the opportunity to respond to comments/issues raised. Their
responses could be summarised as follows:

- In terms of questions raised relating to the rear gardens of 230 and 232 Cotswold
Crescent, the Planning Services Manager informed the Committee he would need to
check to see if notice had been served on the landowner and report back to Members.

- Officers confirmed that 1.5 car parking spaces would be allocated to each apartment.
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- It was confirmed that only the garage of 232 Cotswold Crescent would be
demolished to widen access to the proposed site.

- The Environmental Protection Team Manager explained that a traffic movement
noise assessment had been undertaken, and it was expected that there would be an
additional 10 to 20 ins and outs which would not hit the threshold to carry out the noise
assessment. There was more concern over the nearby trains, hence the noise
assessment being carried out concerning the railway.

- Regards allotment holder parking, they only currently had informal parking with no
legal right to park, however the proposal would provide them with 4 formal spaces.

- The proposed access met design standards and was suitable for the development
and was deemed fit for 2-way traffic. It was also highlighted that you couldn’t call it a
thoroughfare as traffic went in and out the same way.

- In terms of heritage this was not a conservation or historical site. If it was felt the
development was out of character however it must be specified what the harm was in
terms of being out of character.

Officers confirmed there would be 2 bin stores on the development site.
A vote took place and the application was refused.

RESOLVED that planning application 23/0364/FUL Land East Of 232 Cotswold
Crescent, Billingham, TS23 2QN be refused contrary to officers’ recommendation due
to detrimental impact on the amenity of existing residents.

24/1454/FUL Land Off Roundhill Avenue, Ingleby Barwick, Stockton-on-Tees
Application for the erection of 12no dwellings and associated works.

Consideration was given to planning application 24/1454/FUL Land Off Roundhill
Avenue, Ingleby Barwick, Stockton-on-Tees.

Planning permission was sought for the erection of 12 dwellings on an allocated site
off Roundhilll Avenue, Ingleby Barwick. The proposed application consisted of 10
houses and 2 bungalows which would be affordable.

The principle of development was considered acceptable and it was not considered
that the development would result in any significant conflict with the policies of the
Local Plan and there were no technical reasons why the proposed scheme was
unacceptable in planning terms that would justify a refusal of the application.

The consultees that had been notified and the comments that had been received were
detailed within the main report.

Neighbours were notified and the comments received were detailed within the main
report.

The planning policies and material planning considerations that were relevant to the
consideration of the application were contained within the main report.



The Planning Officers report concluded that the development formed part of an
allocated site in the local plan. It was considered that there were material benefits
arising from the proposed development and that there were not any adverse impacts
from the proposed development that would significantly or demonstrably outweigh the
benefits when assessed against the policies in the framework taken as a whole.

Other material considerations had been considered in detail and the development as
proposed was considered to be acceptable in terms of visual impact and highway
safety, it did not adversely impact on neighbouring properties, archaeology, ecology or
flooding

For the reasons detailed within the report it was recommended that the application be
Approved with Conditions and subject to the completion of a Section 106 Agreement
as detailed within the Heads of Terms and the acceptance of the Appropriate
Assessment.

Since the officers report Members were informed that there had been amendments to
conditions 2 and 15 which took in to account revised plans for the proposed
bungalows, changing the type from M4(2) to M4(3) wheelchair user dwellings.

In addition, Natural England had agreed the appropriate assessment, therefore the
recommendation was that Members could approve the application rather than be
minded to approve as the officers original recommendation.

Officers also informed the Committee that since the report a written representation
had been submitted in lieu of the objector attending the meeting which was read out to
Members and appended to the officers report, the objections related to the following:

- Surface Water / Flooding / Drainage

- Design

- Road Safety / Traffic

The Applicant attended the meeting and was given the opportunity to make
representation. Their comments could be summarised as follows:

- The applicant supported the officers recommendations to approve the application.
- Avant Homes provided quality homes in desirable locations.

- The application provided much needed bungalows with the design and materials
consistent with the wider development on Copper Gardens, Ingleby Barwick.

- The site construction team would agree the Construction Management Plan with
environmental officers ensuring the safety of existing residents on the wider site.

- The Applicant urged the Committee to support the application.

Officers addressed concerns which had been raised in the written representation
which were summarised as follows:

- The site had been reviewed by the lead local flood authority who had no objections
or concerns regarding the figures used and raised no objections. They further
commented that the majority of Stockton Borough was predominantly clay.



Northumbrian Water controlled the existing pump station which was used for foul
waste and equally had raised no objections in relation to capacity.

- In terms of Contamination the Environment Agency and the Contaminated Land
Officer had raised no objections. The material used was an inert material which had
not been imported and was therefore not classed as a waste. The CL:AIRE code of
practice was for information and was good practice and not something the Council
would enforce.

- In terms of design the houses matched similar neighbouring properties, and the
proposed bungalows provided much needed affordable housing.

- There was already provision of open space adjacent to the proposed site therefore
no need to be provided on site, however there was an open space contribution for the
additional 12 houses.

- The Highways Transport and Design Manager had no concerns in terms of highways
safety or capacity.

A vote took place and the application was approved.

RESOLVED that Members approve planning application 24/1454/FUL subject to the
following conditions and informatives and subject to the applicant entering into a
Section 106 Agreement in accordance with the Heads of Terms below.

1 Time Limit
The development hereby permitted shall be begun before the expiration of THREE
years from the date of this permission.

2 Approved Plans
The development hereby approved shall be in accordance with the following approved
plan(s);

Plan Reference Number Date Received
c-2302-04 19 August 2024
503/006 19 August 2024
APP/0-001 Rev A 19 August 2024
APP/0-002 Rev A 19 August 2024
CAD/0-001 Rev A 19 August 2024
CAD/0-002 Rev A 19 August 2024
COO/DET/0-001.5 Rev A 19 August 2024
COO/DET/0-002.5 Rev A 19 August 2024
DAR/0-001.5 Rev A 19 August 2024
DAR/0-002.5 Rev A 19 August 2024
L2/DET/0-001 Rev A 19 August 2024
LEY/DET/0-001 Rev A 19 August 2024
LEY/DET/0-002 Rev A 19 August 2024
WEN/0-001 Rev A 19 August 2024
WEN/0-002 Rev A 19 August 2024
H77415-JNP-92-XX-DR-C-3008 P04 27 January 2025
COV/0-001 7 January 2025

COV/0-002 7 January 2025



H77415-IJNP-92-XX-CA-1000 F 7 February 2025
H77415-IJNP-90-XX-DR-C-7101 P02 7 February 2025

SURFACE_WATER_MANAGEMENT_PLAN-2559437 14 February 2025
5198/12/01 4 March 2025
5198-250 B 4 March 2025
5198-200 A 4 March 2025

3 Accessible and adaptable homes

Notwithstanding the submitted plans 7no of the proposed dwellings (58%) shall meet
Building Regulation M4(2) and the two bungalows (17%) shall meet Building
Regulation M4(3).

4 Energy Efficiency

Work shall be undertaken in accordance with the recommendations detailed in the
submitted Energy Statement Reference Number: 008291 Issue: 1 Dated April 2024;
unless otherwise agreed in writing with the local planning authority.

5 Protection of Hedgerows - Adherence to Recommendations

Works shall be undertaken in accordance with the submitted 'Arboricultural Method
Statement inc. Impact Assessment Ref: ARB/CP/2783 dated July 2024. This shall be
adhered to in full.

6 Ecology and mitigation

The development hereby approved shall only be undertaken on site in accordance
with the recommendations and mitigation as detailed in Section 6 of the submitted
Ecological Appraisal by OS Ecology Limited Project 23258 (dated August 2024
Version 1).

7 Ecology Survey

If work does not commence within 2 years from the date of the submitted ecology
survey, a maximum of three months before works commencing on site a suitably
gualified ecologist shall undertake a checking survey to ensure that no protected
species or their habitat are present on site. The results of the survey shall be
submitted and approved in writing by the local planning authority and identify any
additional or revised mitigation measures required

8 Habitat and wildlife

As detailed in BS 3998:2010 Prior to work commencing, tree/hedges and its
surroundings should be assessed for the presence of protected species , some of
which are subject to season-specific legislation. Any works should be planned so as to
limit their potential adverse impact on wildlife generally. The timing of works should
take account of the seasonal cycles of the species of fauna and flora concerned
(including the nesting habits of birds and the egg-laying habits of insects).

9 Construction Management Plan



Notwithstanding the submitted details, no development shall take place in a Phase,
until a Construction Management Plan for that Phase has been submitted to, and
approved in writing by, the local planning authority. The Construction Management
Plan(s) shall include as a minimum details of:

* the site construction access(es)

« the parking of vehicles of site operatives and visitors;

* loading / unloading of plant / materials including any restrictions on delivery times;

» storage of plant and materials used in constructing the development;

* the erection and maintenance of security hoarding including decorative displays and
facilities for public viewing,

* measures to be taken, including but not limited to wheel washing facilities and the
use of mechanical road sweepers operating at regular intervals or as and when
necessary, to avoid the deposit of mud, grit and dirt on the public highway by vehicles
travelling to and from the site;

* measures to control and monitor the emission of dust and dirt during construction;

* a Site Waste Management Plan;

» details of the HGVs routing including any measures necessary to minimise the
impact on other road users;

» measures to protect existing footpaths and verges; and

* a means of communication with local residents.

The approved Construction Management Plan(s) shall be adhered to throughout the
construction period.

10 Permitted Development Rights means of enclosure

Notwithstanding the provisions of Part 2, Schedule 2 of the Town and Country
Planning (General Permitted Development) (England) Order 2015 (or any order
revoking and re-enacting that Order), unless shown on the approved plan (5198-250B)
no gates, fences, walls or other means of enclosure shall be erected between the front
or side wall of any dwelling which the curtilage of the dwelling fronts or abuts.

11 Unexpected Land Contamination

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified, works must be halted on that part of
the site affected by the unexpected contamination and it must be reported in writing
immediately to the Local Planning Authority. An investigation and risk assessment
must be undertaken to the extent specified by the Local Planning Authority prior to
resumption of the works. Following completion of measures identified in the approved
remediation scheme, a verification report must be submitted in writing and approval by
the Local Planning Authority.

12 Open Access
Open access ducting to facilitate fibre and internet connectivity shall be provided from
the homes to the public highway

13 Bins/ Refuse

Prior to the occupation of each dwelling hereby approved each dwelling should be
provided with the appropriate means of waste and recycling provision in accordance
with the applicable Council standards
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14 Construction working Hours

No construction/building works or deliveries associated with the construction phase of
the development shall be carried out except between the hours of 8.00am and 6.00pm
on Mondays to Fridays and between 9.00am and 1.00pm on Saturdays. There shall
be no construction activity including demolition on Sundays or on Bank Holidays.

15 Affordable Housing

Notwithstanding the tenure as shown on plan 5198-200B, prior to the commencement
of works an Affordable Housing Statement (AHS) shall be submitted and approved in
writing by the local planning authority. Work shall be undertaken in accordance with
the agreed document.

INFORMATIVES

Informative: Working Practices

The Local Planning Authority has worked in a positive and proactive manner and
sought solutions to problems arising in dealing with the planning application by
seeking a revised scheme to overcome issues and by the identification and imposition
of appropriate planning conditions.

HEADS OF TERMS

+ Affordable Housing

* Employment and training

 Education: Contribution based on the standard formula
* Nutrient Mitigation

* Open Space Contribution

24/2028/FUL Land At Billingham Town Centre, The Causeway, Billingham Hybrid
planning application comprising; 1) Full planning permission for the demolition
of existing buildings/structures (west precinct, 35-39 Queensway, 64- 98
Queensway and Kingsway west car park), erection of new building (class E) at
35-39 Queensway, change of use of 1-9 town square to a public house (sui
generis), creation of a new, surface level car park, and fagade improvements to
existing buildings and; 2) Outline planning permission for the erection of a new
building (class E) at 64-98 Queensway and Town Centre public
realm/landscaping improvements

Consideration was given to planning application 24/2028/FUL Land At Billingham
Town Centre, The Causeway, Billingham.

Planning permission was sought for the redevelopment of Billingham Town Centre.
The scheme was a hybrid scheme which consisted of a full planning permission for
the demolition of existing buildings/structures (west precinct, 35-39 Queensway, 64-
98 Queensway and Kingsway west car park), erection of new building (class E) at 35-
39 Queensway, change of use of 1-9 town square to a public house (sui generis),
creation of a new, surface level car park, and fagade improvements to existing
buildings and outline planning permission for the erection of a new building (class E)
at 64-98 Queensway and Town Centre public realm/landscaping improvements



The principle of development was considered acceptable and it was not considered
that the development would result in any significant conflict with the policies of the
Local Plan and there were no technical reasons why the proposed scheme was
unacceptable in planning terms.

The consultees that had been notified and the comments that had been received were
detailed within the main report.

Neighbours were notified and the comments received were detailed within the main
report.

The planning policies and material planning considerations that were relevant to the
consideration of the application were contained within the main report.

The Planning Offices report concluded that overall it was considered that there were
material benefits arising from the proposed development and there were not any
adverse impacts from the proposed development that would significantly or
demonstrably outweigh the benefits when assessed against the policies in the
framework taken as a whole.

The scheme being considered in detail and the development as proposed was
considered to be acceptable. For the reasons detailed in the report it was
recommended that the application be Approved with Conditions.

Since the officers report Members were informed that paragraph 63 and 64 had been
addressed therefore changing condition 10 regarding the surface water discharge rate
as detailed below.

The Applicants Agent attended the meeting and was given the opportunity to make
representation. Their comments could be summarised as follows:

- The Council had identified a need for investment within Billingham as identified in the
Councils Masterplan. The Council had received funding and were working with the
developer on the 1st phase of the development .

- The proposed redevelopment would have material benefits.

- Queensway would provide new modern floorspace, 1 of which was to accommodate
the retailer BOYES.

- There were no negative impacts to the application and therefore the Committee were
urged to approve the proposal as recommended in the officers’ report.

Members were given the opportunity to ask questions / make comments. These could
be summarised as follows:

- The application was long awaited and welcomed.

- It was felt that there was a lack of details contained within the officers report such as
car parking numbers, facade improvements etc.

- Assurances were sought in terms of pedestrian and disabled access during the
redevelopment.



- Clarity was sought relating to the relocation of the Boxing Club which had already
happened however there was a lack of disabled access which would prevent some
groups such as the Parkinson’s group from meeting there, as they had done in the
previous location.

- The application made reference to footfall reducing in Billingham Town Centre due to
the large quantity of buildings that were to be demolished. This had happened in
Stockton Town Centre during redevelopment where goal posts had changed,
therefore it was important that more detail be provided to Committee Members
assuring them that the redevelopment of Billingham Town Centre moved smoothly for
residents.

- Questions were raised relating to residential flats above current shops.

Officers were given the opportunity to respond to comments/issues raised. Their
responses could be summarised as follows:

- The Whole of Billingham Town Centre Facade would improve, and the elevation
plans were indicative at this time. The facades would need to look similar to prevent a
hotchpotch look, however signage could not be pre-empted until business users were
known. There would however be a design ethos by the Developer to state what could
and could not be done.

- In terms of car parking 112 spaces would be lost however many of those spaces
were obstructed by pillars which meant the true number lost would be less.

- Regarding pedestrian access there was a pedestrian lift proposed details of which
would be submitted and then implemented prior to the removal of the bridge and
ramps.

- The Boxing Club had already moved, the detail contained within the report was for
information only.

- Regarding E class use building, end users still needed to be determined. It could
range for example from 1 to 5 users; therefore the exact nature of business could not
be confirmed.

- It was explained that current flats above business units were unoccupied, and no
proposal existed at the present time as to the future of them however if they were
required to be demolished a planning application would have to be submitted.

A vote took place and the application was approved.

RESOLVED that planning application 24/2028/FUL be approved subject to the
following conditions and informatives;

CONDITIONS FOR THE FULL APPLICATION
1 Time Limit

The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.



2 Approved Plans
The development hereby approved shall be in accordance with the following approved
plans;

Plan Reference Number Date Received
24-807-00-01 25 November 2024
24-807-01-01 B 19 February 2024
24-807-01-03 A 19 February 2024
24-807-01-05 25 November 2024
24-807-01-07 25 November 2024
24-807-01-08 A 25 November 2024
24-807-03-01 25 November 2024
24-807-03-09 25 November 2024
24-807-03-10 25 November 2024
24-807-03-11 25 November 2024
24-807-03-12 25 November 2024
24-807-03-13 25 November 2024
24-807-03-14 25 November 2024
24-807-04-05 25 November 2024

3 Materials _ External Facades

Prior to the commencement of work on the facades of the existing units, full details of

the materials and colours to be used shall be submitted to and approved in writing by

the Local Planning Authority. The development shall be carried out in accordance with
these approved details.

4 Materials: 35 - 39 Queensway

Notwithstanding any description of the materials in the application, precise details of
the materials to be used in the construction of the external walls of the buildings shall
be submitted to and approved in writing by the Local Planning Authority prior to the
construction of the external walls of the buildings.

5 Restoration Works

Prior to the commencement of demolition works, full details of the phasing and
restoration of the sites shall be submitted and approved in writing by the local planning
authority. Work shall be undertaken in accordance with the approved details.

6 Pedestrian Access

Prior to the demolition of the first-floor access ramps/bridges, full details of the
pedestrian/disabled access lift shall be submitted and approved in writing by the Local
Planning Authority. Work shall be undertaken in accordance with the approved plans.

7 Protection of Trees - Adherence to Recommendations

Works shall be undertaken in accordance with the tree protection measures as
detailed in the submitted 'Arboricultural Method Statement inc. Impact Assessment by
Arbtech dated 31 October 2024.

8 Energy Efficiency

Work shall be undertaken in accordance with the recommendations as detailed in
Energy and Sustainability Statement (DOC NO. 6918-CBC-HR-RP-S-001-P03 REV:
003 dated 21 November 2024 unless otherwise agreed in writing with the local
planning authority.



9 Construction Management Plan

Prior to the commencement of work, a Construction Management Plan shall be
submitted and agreed in writing with the Local Planning Authority and shall provide
details of the routing of all HGVs movements associated with the construction phases
and to effectively control noise and dust emissions from the site works, this shall
address demolition and earth moving activities, control and treatment of stock piles,
parking for use during construction and measures to protect any existing footpaths
and verges, vehicle movements, wheel cleansing, sheeting of vehicles, offsite
dust/odour monitoring and communication with local residents. Work shall be
undertaken in accordance with the agreed details.

10 Discharge of Surface Water

Prior to construction/demolition works a scheme for 'the implementation, maintenance
and management of a Sustainable Surface Water Drainage Scheme has first been
submitted to and approved in writing by the Local Planning Authority. The scheme
shall be implemented and thereafter managed and maintained in accordance with the
approved details, the scheme shall include but not be restricted to providing the
following details;

|. Detailed design of the surface water management system; (for each phase of the
development).

Il. A build programme and timetable for the provision of the critical surface water
drainage infrastructure;

lll. A management plan detailing how surface water runoff from the site will be
managed

during the construction phase;

IV. Details of adoption responsibilities

Surface water discharges for the whole development must not exceed the allowable
20 /s

11 Discharge of Surface Water - Management and Maintenance Plan

The buildings hereby approved shall not be brought into use until:-

I. A Management and Maintenance Plan of the approved Surface Water Drainage
scheme has been submitted and approved in writing by the Local Planning Authority.

12 Noise and Vibration Management Plan

Prior to works commencing on the demolition a Noise and Vibration Management Plan
shall be submitted and approved in writing. The plan shall, as a minimum set out;

o clear demolition schedule detailing identified equipment to be used and schedule;

o detailed plan showing how permitted working hours will be adhered to;

0 mitigation identified to attenuate noise levels at source (preferable) or on
transmission path to ensure demolition noise limits are met;

13. Contaminated Land Risk Assessment

Prior to any earthworks commencing on the site (or such other date or stage in
development as may be agreed in writing with the Local Planning Authority), a scheme
that includes the following components to deal with the risks associated with
contamination of the site, have been submitted and approved in writing, by the local
planning authority:

a) A site investigation scheme, based on the Desk Top Study Report (Oct 2024, Ref
STW6755-R01-Rev_A) to provide information for a detailed assessment of the risk to



all receptors that may be affected, including those off site. This should include an UXO
risk assessment.

b) The results of the site investigation and detailed risk assessment referred to in (a)
and, based on these, an options appraisal and remediation strategy giving full details
of the remediation measures required and how they are to be undertaken.

c) A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (b) are complete and
identifying any requirements for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action.

This must be undertaken in accordance with the Environment Agencies "Land
Contamination Risk Management" Guidance (2023). Any changes to these
components require the express written consent of the local planning authority. The
scheme shall be implemented as approved.

14 Construction working Hours

No demolition or construction works or deliveries associated with the construction
phase of the development shall be carried out except between the hours of 8.00am
and 6.00pm on Mondays to Fridays and between 9.00am and 1.00pm on Saturdays.
There shall be no construction activity including demolition on Sundays or on Bank
Holidays.

15 Unexpected Land Contamination

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified, works must be halted on that part of
the site affected by the unexpected contamination and it must be reported in writing
immediately to the Local Planning Authority. An investigation and risk assessment
must be undertaken to the extent specified by the Local Planning Authority prior to
resumption of the works. Following completion of measures identified in the approved
remediation scheme, a verification report must be submitted in writing and approval by
the Local Planning Authority.

CONDITIONS FOR THE OUTLINE APPLICATION - NEW BUILDING AND PUBLIC
REALM WORKS.

1 Reserved Matters - Time Period for submission
Application for the approval of reserved matters shall be made to the Local Planning
Authority before the expiration of three years from the date of this permission.

2 Reserved Matters - Details

Notwithstanding the submitted plans, approval of the details of the Access,
Appearance, Landscaping, Layout and Scale of the development known as the
'Reserved Matters' shall be obtained in writing from the Local Planning Authority
before the development is commenced. The development shall be carried out in
accordance with the approved plans.

3 Period for Commencement

The development hereby permitted shall be begun either before the expiration of three
years from the date of this permission, or before the expiration of two years from the
date of approval of the last of the reserved matters to be approved, whichever is the
latest.



4 Reserved matters

The proposed reserved matters application(s) shall be in broad accordance with the
details contained within the Design and Access Statement and Economic statement
accompanying the application, unless otherwise agreed in writing with the Local
Planning Authority.

5 Approved Plans
The development hereby approved shall be in accordance with the following approved
plans;

Plan Reference Number Date Received
24-807-00-01 25 November 2024
24-807-01-01 B 19 February 2024
24-807-01-03 A 19 February 2024

6 Energy Efficiency

Prior to the erection of any buildings, an updated Energy Statement shall be submitted
to and approved in writing by the Local Planning Authority. The statement shall identify
the predicted energy consumption, the associated CO2 emissions and how the energy
hierarchy has been applied to the development, including an investigation into the
feasibility and viability of connection to decentralised energy networks for heat and
power and the achievement of a "Very Good" BREEAM (or equivalent) rating for the
scheme. The statement shall set out the feasibility and viability of achieving a
minimum 10% reduction in CO2 emissions from the development, over and above
current Building Regulations Part L requirements, or a

minimum of 10% of the total predicted energy requirements of the development will be
generated from renewable energy sources. Development shall be carried out
thereafter in a

manner that incorporates any feasible and viable measures identified.

7 Protection of Trees - Adherence to Recommendations

Works shall be undertaken in accordance with the tree protection measures as
detailed in the submitted 'Arboricultural Method Statement inc. Impact Assessment by
Arbtech dated 31 October 2024.

8 Construction Management Plan

Prior to the commencement of work, a Construction Management Plan shall be
submitted and agreed in writing with the Local Planning Authority and shall provide
details of the routing of all HGVs movements associated with the construction phases
and to effectively control noise and dust emissions from the site works, this shall
address demolition and earth moving activities, control and treatment of stock piles,
parking for use during construction and measures to protect any existing footpaths
and verges, vehicle movements, wheel cleansing, sheeting of vehicles, offsite
dust/odour monitoring and communication with local residents. Work shall be
undertaken in accordance with the agreed details.

9 Discharge of Surface Water

Prior to construction works a scheme for 'the implementation, maintenance and
management of a Sustainable Surface Water Drainage Scheme has first been
submitted to and approved in writing by the Local Planning Authority. The scheme
shall be implemented and thereafter managed and maintained in accordance with the
approved details, the scheme shall include but not be restricted to providing the
following details;



|. Detailed design of the surface water management system; (for each phase of the
development).

II. A build programme and timetable for the provision of the critical surface water
drainage infrastructure;

lll. A management plan detailing how surface water runoff from the site will be
managed during the construction phase;

IV. Details of adoption responsibilities

Surface water discharges for the whole development must not exceed the allowable
20 I/s

10 Discharge of Surface Water - Management and Maintenance Plan
The buildings hereby approved shall not be brought into use until:-

I. A Management and Maintenance Plan of the approved Surface Water Drainage
scheme has been submitted and approved in writing by the Local Planning Authority.

11. Contaminated Land Risk Assessment

Prior to any earthworks commencing on the site (or such other date or stage in
development as may be agreed in writing with the Local Planning Authority), a scheme
that includes the following components to deal with the risks associated with
contamination of the site, have been submitted and approved in writing, by the local
planning authority:

a) A site investigation scheme, based on the Desk Top Study Report (Oct 2024, Ref
STW6755-R01-Rev_A) to provide information for a detailed assessment of the risk to
all receptors that may be affected, including those off site. This should include an UXO
risk assessment.

b) The results of the site investigation and detailed risk assessment referred to in (a)
and, based on these, an options appraisal and remediation strategy giving full details
of the remediation measures required and how they are to be undertaken.

c) A verification plan providing details of the data that will be collected in order to
demonstrate that the works set out in the remediation strategy in (b) are complete and
identifying any requirements for longer-term monitoring of pollutant linkages,
maintenance and arrangements for contingency action.

This must be undertaken in accordance with the Environment Agencies "Land
Contamination Risk Management" Guidance (2023). Any changes to these
components require the express written consent of the local planning authority. The
scheme shall be implemented as approved.

12 Construction working Hours

No demolition or construction works or deliveries associated with the construction
phase of the development shall be carried out except between the hours of 8.00am
and 6.00pm on Mondays to Fridays and between 9.00am and 1.00pm on Saturdays.
There shall be no construction activity including demolition on Sundays or on Bank
Holidays.

13 Unexpected Land Contamination

In the event that contamination is found at any time when carrying out the approved
development that was not previously identified, works must be halted on that part of
the site affected by the unexpected contamination and it must be reported in writing
immediately to the Local Planning Authority. An investigation and risk assessment
must be undertaken to the extent specified by the Local Planning Authority prior to
resumption of the works. Following completion of measures identified in the approved



remediation scheme, a verification report must be submitted in writing and approval by
the Local Planning Authority.

CONDITIONS FOR 1 - 9 TOWN SQUARE

1 Opening hours

The Bar (Sui-Generis Use Class) hereby permitted shall not be open for business to
patrons outside the hours of:

0 Monday to Friday: 09:00 until 01:00.

o Saturday: 09:00 until 02:00.

0 Sundays: 10:00 until 23:30

o Bank Holidays: 10:00 until 01:00.

The property shall be closed and vacated of all staff by no later than 01:30 Monday to
Friday and on Bank Holidays, 02:30 Saturdays and midnight on Sundays.

2 External Seating Area Means of Enclosure

Prior to bringing the outside seating area into use, full details of the demarcation /
means of enclosure shall be submitted and approved in writing to the local planning
authority. Work shall be undertaken in accordance with the approved details.

3 External Seating Area hours of operation

Food and drink shall not be consumed in the external seating/ smoking area after
22:00. There shall be no music played in the external seating/smoking area, and no
use of lighting likely to cause a nuisance to adjacent premises.

4 Deliveries
No deliveries shall be taken at or dispatched from the site outside the hours of
07:00Hrs and 18:00Hrs.

5 Waste Collection

There shall be provided at the premises containers for the storage and disposal of
refuse from the premises. Those containers shall be used, constructed, maintained,
and located so that access to them by vermin and unauthorised persons is prevented
and arrangements shall be made for the regular lawful disposal of their contents.

6 Fume extraction;

Before development commences details of any ventilation and fume extraction system
to be installed shall be in accordance with the details to be submitted and agreed in
writing with the Local Planning Authority for approval. Such details shall include a full
technical specification by a suitably qualified technical professional person, specifying
the position of ventilation, fume or flue outlet points and the type of filtration or other
fume treatment which shall be installed and used at the premises. The agreed
extraction system shall be installed before the

development is brought into use and be in full accordance with the agreed details.
Thereafter the extraction system shall be retained in full accordance with the approved
detail and shall be operated and maintained in accordance with the manufacturer's
recommendations, including the frequency of replacement of any filters.

7 Plant and Machinery

Prior to the installation of any plant or machinery, all plant mechanical ventilation
details including technical noise / odour specifications, elevational drawings and
fixtures shall be submitted to and approved in writing by the Local Planning Authority.
Thereafter the equipment shall be operated in accordance with the approved details.
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INFORMATIVES

Informative: Working Practices

The Local Planning Authority has worked in a positive and proactive manner and
sought solutions to problems arising in dealing with the planning application by gaining
additional information required to assess the scheme and by the identification and
imposition of appropriate planning conditions.

Informatives: Separate Consents

Planning permission is required for the following elements;

. New shop Frontto 1 - 9 Town Square

. Installation of External Plant and Machinery including any fume extraction
equipment to 1 53 Queensway

. Advertisement Consent may be required for the installation or changes to any
signage

24/2143/RET Retrospective application for the erection of 0.9 metre high fence
to the front. 25 St Brides Court, Ingleby Barwick, Stockton-on-Tees, TS17 5HF

Consideration was given to 24/2143/RET Retrospective application for the erection of
0.9-metre-high fence to the front. 25 St Brides Court, Ingleby Barwick, Stockton-on-
Tees, TS17 5HF.

The application site was a detached, two storey property located within a cul-de-sac in
a predominantly residential area in Ingelby Barwick. The street had an open plan
condition placed on it. The application sought retrospective planning permission for
the erection of a 0.9-metre-high fence to the front.

The application comes before Planning Committee as the scheme fell outside of
Officers scheme of delegation given the applicant was a Council employee and an
objection had been received.

The consultees that had been notified and the comments that had been received were
detailed within the main report.

Neighbours were notified and the comments received were detailed within the main
report.

The planning policies and material planning considerations that were relevant to the
consideration of the application were contained within the main report.

The Planning Officers report concluded that in view of the considerations contained
within the report the proposed fencing was not considered to adversely impact upon
the visual amenity of the locality or cause any harm to residential amenity or highway
safety. The application was therefore recommended to be approved with Conditions
for the reasons as specified within he officers report.

Members were given the opportunity to ask questions / make comments. These could
be summarised as follows:

- Clarity was sought as to the whether the applicant was a Stockton Borough Council
employee
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- The proposed application site was classed as open plan and approving the
application would set a precedence for future applications.

- The fence adversely impacted on the character of the area and went against
permitted development.

Officers confirmed the applicant was a council employee.
A vote took place and the application was refused.

RESOLVED that 24/2143/RET Retrospective application for the erection of 0.9 metre
high fence to the front. 25 St Brides Court, Ingleby Barwick, Stockton-on-Tees, TS17
5HF, be refused contrary to officer recommendation due to adverse impact on the
character of the area.

Planning guidance on the validation of planning applications

The Planning Services Manager presented Members with a report ‘Planning guidance
on the validation of planning applications’, which invited the Planning Committee to
endorse the document which would allow the local validation requirements to be
published and come into effect, assisting officers of the Planning Services team in the
validation of planning applications.

The Town and Country Planning (Development Management Procedure) (England)
Order (DMPO) 2015 set out certain national requirements for a planning application to
be valid. In addition, further information could be sought locally where they were set
out in a local list of information requirements specified by the local planning authority.

The purpose of the document outlining the information requirements both nationally
and locally, was to advise agents and applicants of the information required when
submitting applications for planning permission. This was aimed at enabling the Local
Planning Authority to have sufficient information to determine planning applications
from the outset, in order to provide a fast and efficient planning service.

However, local planning authority’s local information requirements must be
reasonable, by having regard to the nature and scale of the proposed development.
Additionally, the information required must be necessary and a material consideration
in the determination of the application.

In order to inform the outcome of the Local Information requirements, engagement
was carried with key stakeholders, before public consultation. The results of the
consultation and analysis of representations received were contained within the
validation report.

The Key topics discussed were as follows:
- There were 8 national validation requirements which had been introduced since 2018
however this had not yet happened in Stockton. There were also an additional 42 local

validation requirements that Members were asked to consider and endorse

- Consultation should have included all 56 Ward Councillors as it affected the whole of
the Borough.
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- Discussion was had around public consultation in terms of when and where it took
place.

- Questions were raised in terms of how the assessment and validation of applicants
and planning applications had been undertaken without the necessary validation
requirements over the last 10 years and whether previous applications could be
challenged.

- Offices informed the committee that the consultation responses were detailed within
the report pack. Officers also informed the Committee that there would be no grounds
for past applications to be challenged

- It was suggested that if Members endorsed the ‘Planning guidance on the validation
of planning applications’ then the Health Impact Statement should be adopted
immediately.

- Brief discussion was had around how long the national requirements had been in
force and whether there had been many amendments since then. It was also
requested that an additional recommendation be added to include update reports be
brought back to Planning Committee to keep Members updated as and when changes
happened.

A vote took place and the officers recommendation within the report was approved.
RESOLVED that the Council’s ‘National and Local Validation Requirements List’ is
approved and published on the Council’'s website to allow it to be used for the
purposes of validating planning applications, as detailed in the report.

Planning compliance performance report

The Planning Services Manager presented Members with the Planning compliance
performance report.

During the overview sessions of the Local Enforcement Plan (LEP) held with Members
of Planning Committee, requests were made for quarterly updates to be provided to
Members on caseloads and performance.

Following the introduction of the LEP, this was the first quarter since its introduction
(November to February). Alongside that quarterly report was also an overview of
performance over the course of 2024.

AGREED that Planning Committee Members note the Planning compliance
performance report

Appeals

The appeals were noted.



