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DELEGATED AGENDA NO 

 PLANNING COMMITTEE 

 4 JUNE 2025 

 REPORT OF ASSISTANT DIRECTOR OF 

INCLUSIVE GROWTH AND DEVELOPMENT  

 
 
25/0842/FUL The Forum Theatre, Town Centre, Billingham 
Installation of PV panels to roof.  
 
Expiry Date:   20 June 2025 
 
SUMMARY 
Planning Permission is sought for the installation of 954no PV panels to the roof of The Forum 
Theatre, Billingham. 
 
The application is brough before members as the proposed development exceeds “minor” 
development which is classed as buildings up to and including 500m2, of floorspace, Advertisements, 
CCTV systems, and any structures required to be erected to enable the Council to fulfil its 
responsibility and function of Community Safety. Each panel is 2.31m2 and the total coverage of the 
roof would be 2203m2. 
 
No objections have been raised from any neighbours or technical consultees. 
 
In terms of character considerations and the heritage asset, The Forum, although listed, is a modern 
in appearance building. The siting of the PV panels would be positioned away from the roof edge 
and would be further screened by the parapet walls to The Forum’s roof edge. It is not considered 
that the PV panels would be visible from street level. 
 
In terms of amenity, high-rise buildings are nearby (Kennedy Gardens). The applicant has sought to 
address potential implications arising from glint and glare by using anti-glare/anti-reflective coatings 
on the PV panels. Subject to the recommended controlling conditions it is not considered that these 
residents would be impacted by the installation of the PV panels to the roof of The Forum. 
 
Given the benefits the PV panels would bring, and the limited harm caused to the listed building, 
character of the area, or neighbouring occupiers, the application is therefore minded for approval. 
 
RECOMMENDATION 
That planning application 25/0842/FUL be approved subject to the following conditions and 
informatives; 
 
01 Time Limit 

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

Reason: By virtue of the provision of Section 91 of the Town and Country Planning Act 1990 
(as amended). 

 
02 Approved Plans 

The development hereby approved shall be in accordance with the following approved 
plan(s);  
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Plan Reference Number Date Received 

25068-HL-XX-ZZ-DR-A-

1000-S3-P01 

25 April 2025 

25068-HL-XX-RF-DR-A-

2004-S3-P01 

25 April 2025 

25068-HL-XX-RF-DR-A-

2005-S3-P01 

25 April 2025 

25068-HL-XX-XX-DR-A-

1200-S3-P01 

25 April 2025 

25068-HL-XX-XX-DR-A-

1201-S3-P01 

25 April 2025 

25068-HL-XX-XX-DR-A-

2100-S3-P02 

25 April 2025 

25068-HL-XX-XX-DR-A-

2101-S3-P02 

25 April 2025 

  

 
Reason:  To define the consent. 

 
03 Solar PV restrictions  

(a) the solar PV equipment or solar thermal equipment must, so far as practicable, be sited 
so as to minimise its effect on the external appearance of the building and the amenity of the 
area; and  
(b) the solar PV equipment or solar thermal equipment is removed as soon as reasonably 
practicable when no longer needed.  
(c) the solar PV equipment or solar thermal equipment shall be covered the with anti-
reflective coatings.  
(d) the solar PV equipment or solar thermal equipment shall be angled in such a way as to 
prevent reflection towards sensitive receptors. 

 
Reason: To protect the visual amenity of the surrounding area and the amenity of 
neighbouring occupiers in accordance with Local Plan Policy SD8. 

 
INFORMATIVE OF REASON FOR PLANNING APPROVAL 
Informative: Working Practices 
The Local Planning Authority found the submitted details satisfactory subject to the imposition of 
appropriate planning conditions and has worked in a positive and proactive manner in dealing with 
the planning application. 
 
BACKGROUND 

1. The Forum Theatre is a Grade II listed building (Ref: 09/0005/II).  
 

2. A counterpart listed building consent application is pending consideration for the installation 
of PV panels to the roof. (Ref: 25/0842/FUL). 

 
SITE AND SURROUNDINGS 

3. The application site, hereby referred to as the Site, is The Forum Theatre which is a Grade 
II listed building located within Billingham Town Centre. The building is located towards the 
eastern end of Billingham Town Centre with Kingsway located along the eastern boundary 
with Kennedy Gardens (residential apartments) beyond this. The Causeway located to the 
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north. To the west is the East Precinct and Moreland Avenue and a footpath area between 
The Forum and Kingsway Medical Centre. 

 
PROPOSAL 

4. Full planning permission is sought for the installation of 954no PV panels to the roof of The 
Forum Theatre. 

 
CONSULTATIONS 

5. Consultees were notified and the following comments were received. 
 

Highways Transport and Design Manager - No comments. 
 

Historic Buildings Officer – No objections to the proposed development. 
 

Environmental Health Unit - I have checked this information, and I agree that this will cover the 
requirement to ensure there is no Glint or glare from the PV modules. 

 
PUBLICITY 

6. Neighbours were notified and no comments were received. 
 
PLANNING POLICY 

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 
Plan is the Stockton on Tees Borough Council Local Plan 2019. 

 
8. Section 143 of the Localism Act came into force on the 15 January 2012 and requires the 

Local Planning Authority to take local finance considerations into account, this section s70(2) 
Town and Country Planning Act 1990 as amended requires in dealing with such an 
application the authority shall have regard to a) the provisions of the development plan, so 
far as material to the application, b) any local finance considerations, so far as material to the 
application and c) any other material considerations. 

 
National Planning Policy Framework 

9. The purpose of the planning system is to contribute to the achievement of sustainable 
development. Achieving sustainable development means that the planning system has three 
overarching objectives, which are interdependent and need to be pursued in mutually 
supportive ways. These are economic social and environmental objectives. 

 
10. So that sustainable development is pursued in a positive way, at the heart of the Framework 

is a presumption in favour of sustainable development (paragraph 11) which for decision 
making means;   

• approving development proposals that accord with an up-to-date development plan without 
delay; or 

• where there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, granting permission unless:  

i. the application of policies in this Framework that protect areas or assets of particular 
importance provides a clear reason for refusing the development proposed; or  

ii. any adverse impacts of doing so would significantly and demonstrably outweigh the benefits, 
when assessed against the policies in this Framework taken as a whole.  

 
Paragraph 135. Planning policies and decisions should ensure that developments:  

a) will function well and add to the overall quality of the area, not just for the short term but 
over the lifetime of the development;  
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b) are visually attractive as a result of good architecture, layout and appropriate and effective 
landscaping; 
c) are sympathetic to local character and history, including the surrounding built environment 
and landscape setting, while not preventing or discouraging appropriate innovation or change 
(such as increased densities);  
d) establish or maintain a strong sense of place, using the arrangement of streets, spaces, 
building types and materials to create attractive, welcoming and distinctive places to live, 
work and visit;  
e) optimise the potential of the site to accommodate and sustain an appropriate amount and 
mix of development (including green and other public space) and support local facilities and 
transport networks; and  
f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and 
disorder, and the fear of crime, do not undermine the quality of life or community cohesion 
and resilience. 

 
Paragraph 167. Local planning authorities should also give significant weight to the need to support 
energy efficiency and low carbon heating improvements to existing buildings, both domestic and 
non-domestic (including through installation of heat pumps and solar panels where these do not 
already benefit from permitted development rights). Where the proposals would affect conservation 
areas, listed buildings or other relevant designated heritage assets, local planning authorities should 
also apply the policies set out in chapter 16 of this Framework. 
 
Paragraph 210. In determining applications, local planning authorities should take account of:  

a) the desirability of sustaining and enhancing the significance of heritage assets and putting 
them to viable uses consistent with their conservation;  
b) the positive contribution that conservation of heritage assets can make to sustainable 
communities including their economic vitality; and  
c) the desirability of new development making a positive contribution to local character and 
distinctiveness. 

 
Paragraph 213. Any harm to, or loss of, the significance of a designated heritage asset (from its 
alteration or destruction, or from development within its setting), should require clear and 
convincing justification. Substantial harm to or loss of:  

a) grade II listed buildings, or grade II registered parks or gardens, should be exceptional;  
b) assets of the highest significance, notably scheduled monuments, protected wreck sites, 
registered battlefields, grade I and II* listed buildings, grade I and II* registered parks and 
gardens, and World Heritage Sites, should be wholly exceptional. 

 
Paragraph 215. Where a development proposal will lead to less than substantial harm to the 
significance of a designated heritage asset, this harm should be weighed against the public 
benefits of the proposal including, where appropriate, securing its optimum viable use. 
 
Local Planning Policy 

11. The following planning policies are considered to be relevant to the consideration of this 
application. 

 
Policy SD1 - Presumption in favour of Sustainable Development  
1. In accordance with the Government’s National Planning Policy Framework (NPPF), when the 
Council considers development proposals it will take a positive approach that reflects the 
presumption in favour of sustainable development contained in the NPPF. It will always work 
proactively with applicants jointly to find solutions which mean that proposals for sustainable 
development can be approved wherever possible, and to secure development that improves the 
economic, social and environmental conditions in the area.  
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2. Planning applications that accord with the policies in this Local Plan (and, where relevant, with 
polices in neighbourhood plans) will be approved without delay, unless material considerations 
indicate otherwise. 
 
Policy SD2 – Strategic Development Needs  
1. The following strategic growth needs have been identified for the period 2017/18 to 2031/32, which 
will be met through new sustainable development and infrastructure provision that integrates 
positively with the natural, built and historic environment of the Borough. 
7. Where other needs are identified, new developments will be encouraged to meet that need in the 
most sustainable locations having regard to relevant policies within the Local Plan. 
 

Policy SD5 - Natural, Built and Historic Environment  
To ensure the conservation and enhancement of the environment alongside meeting the challenge 
of climate change the Council will:  
1. Conserve and enhance the natural, built and historic environment through a variety of methods 
including:  

a. Ensuring that development proposals adhere to the sustainable design principles identified 
within Policy SD8. 

3. Conserve and enhance the historic environment through a variety of methods including:  
a. Celebrating, promoting and enabling access, where appropriate, to the historic 
environment.  
b. Ensuring monitoring of the historic environment is regularly undertaken.  
c. Intervening to enhance the historic environment especially where heritage assets are 
identified as being at risk.  
d. Supporting proposals which positively respond to and enhance heritage assets. 
 

Policy SD7- Infrastructure Delivery and Viability  
1. The Council will ensure appropriate infrastructure is delivered when it is required so it can support 
new development. Where appropriate and through a range of means, the Council will seek to 
improve any deficiencies in the current level of infrastructure provision. The Council will also work 
together with other public sector organisations, within and beyond the Borough, to achieve funding 
for other necessary items of infrastructure. 
 
Policy SD8 – Sustainable Design Principles  
1. The Council will seek new development to be designed to the highest possible standard, taking 
into consideration the context of the surrounding area and the need to respond positively to the:  

a. Quality, character and sensitivity of the surrounding public realm, heritage assets, and 
nearby buildings, in particular at prominent junctions, main roads and town centre gateways;  
b. Landscape character of the area, including the contribution made by existing trees and 
landscaping;  
c. Need to protect and enhance ecological and green infrastructure networks and assets;  
d. Need to ensure that new development is appropriately laid out to ensure adequate 
separation between buildings and an attractive environment;  
e. Privacy and amenity of all existing and future occupants of land and buildings;  
f. Existing transport network and the need to provide safe and satisfactory access and parking 
for all modes of transport;  
g. Need to reinforce local distinctiveness and provide high quality and inclusive design 
solutions, and h. Need for all development to be designed inclusively to ensure that buildings 
and spaces are accessible for all, including people with disabilities.  

2. New development should contribute positively to making places better for people. They should be 
inclusive and establish a strong sense of place, using streetscapes and buildings to create attractive 
and comfortable places to live, work and visit.  
3. All proposals will be designed with public safety and the desire to reduce crime in mind, 
incorporating, where appropriate, advice from the Health and Safety Executive, Secured by Design, 
or any other appropriate design standards.  
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4. New development will seek provision of adequate waste recycling, storage and collection facilities, 
which are appropriately sited and designed.  
5. New commercial development will be expected to provide appropriately designed signage and 
shop fronts. 
 
Policy ENV 1 – Energy Efficiency  
1. The Council will encourage all development to minimise the effects of climate change through 
meeting the highest possible environmental standards during construction and occupation. The 
Council will:  

a. Promote zero carbon development and require all development to reduce carbon dioxide 
emissions by following the steps in the energy hierarchy, in the following sequence:  

i. Energy reduction through ‘smart’ heating and lighting, behavioural changes, and 
use of passive design measures; then,  
ii. Energy efficiency through better insulation and efficient appliances; then,  
iii. Renewable energy of heat and electricity from solar, wind, biomass, hydro and 
geothermal sources; then  
iv. Low carbon energy including the use of heat pumps, Combined Heat and Power 
and Combined Cooling Heat and Power systems; then  
v. Conventional energy.  

b. Require all major development to demonstrate how they contribute to the greenhouse gas 
emissions reduction targets set out in Stockton-on-Tees’ Climate Change Strategy 2016; and  
c. Support and encourage sensitive energy efficiency improvements to existing buildings.  

2. Proposals are encouraged where development:  
a. Incorporates passive design measures to improve the efficiency of heating, cooling and 
ventilation; and  
b. Includes design measures to minimise the reliance on artificial lighting through siting, 
design, layout and building orientation that maximises sunlight and daylight, passive 
ventilation and avoids overshadowing. 

 
Policy ENV 2 - Renewable and Low Carbon Energy Generation  
1. Development proposals will be supported where renewable energy measures are considered from 
the outset, including incorporating small-scale renewable and low carbon energy generation into the 
design of new developments where appropriate, feasible and viable, and where there would be no 
unacceptable adverse effects on landscape, ecology, heritage assets and amenity. The Council 
encourages and supports:  

a. The local production of energy from renewable and low carbon sources to help to reduce 
carbon emissions and contribute towards the achievement of renewable energy targets; and  
b. Community energy schemes that reduce, manage and generate energy to bring benefits 
to the local community.  

2. No suitable areas for wind energy generation have been identified in the Local Plan and planning 
applications for commercial wind turbines in the countryside will be resisted.  
3. Planning applications for energy generation from renewable and low carbon sources, other than 
wind energy generation, will be considered against the principles in Policy SD8. Proposals should 
be supported by a comprehensive assessment of the landscape, visual and any other impacts of the 
proposal.  
4. Developers should, where appropriate, provide details alongside a planning application of a 
satisfactory scheme to restore a site to at least its original condition when the scheme has reached 
the end of its operational life.  
5. To ensure that the Council can monitor the effectiveness of renewable and low carbon 
technologies, major developments will be required to install appropriate monitoring equipment. 
 
MATERIAL PLANNING CONSIDERATIONS 

12. The main planning considerations of this application are the principle of development, 
impacts of the development on the character of the surrounding area, amenity of the 
neighbouring occupiers and highway safety. 
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Principle of Development  
13. Paragraph 167 of the NPPF states that Local planning authorities should also give significant 

weight to the need to support energy efficiency and low carbon heating improvements to 
existing buildings, both domestic and non-domestic (including through installation of heat 
pumps and solar panels where these do not already benefit from permitted development 
rights). Where the proposals would affect conservation areas, listed buildings or other 
relevant designated heritage assets, local planning authorities should also apply the policies 
set out in chapter 16 of this Framework.  

 
14. Local Plan policy ENV1 states that the Council will encourage all development to minimise 

the effects of climate change through meeting the highest possible environmental standards 
during construction and occupation. The Council will promote zero carbon development and 
require all development to reduce carbon dioxide emissions by following the steps in the 
energy hierarchy, in the following sequence: (iii) Renewable energy of heat and electricity 
from solar, wind, biomass, hydro and geothermal sources. In addition, ENV2 states that 
planning applications for energy generation from renewable and low carbon sources, other 
than wind energy generation, will be considered against the principles in Policy SD8. 
Proposals should be supported by a comprehensive assessment of the landscape, visual 
and any other impacts of the proposal. As the proposal is for PV panels which would generate 
solar energy the principle of the development is considered to be accepted subject to material 
planning considerations. 

 
Impacts on heritage assets 
15. Sections 16, 66 and 72 of the Listed Buildings Act requires the LPA to give special 

consideration to the desirability of preserving the building or its setting or any features of 
special architectural or historic interest which it possesses and to the desirability of preserving 
or enhancing the character or appearance of that area.  

 
16. Development decisions should accord with the requirements of Section 12 of the National 

Planning Policy Framework which notes that heritage assets are an irreplaceable resource 
and emphasizes that they should be conserved in a manner appropriate to their significance.  

 
17. The main heritage consideration of the application is due to the siting of the proposed PV 

panels on the roof of a grade II listed building. Therefore, the effect of the works would be on 
the setting of the grade II Forum Theatre. A full assessment of the impact on heritage assets 
has been considered within the counterpart LBC application ref 25/0667/LBC. 

 
18. In summary, the position and number of PV panels in the context of the host building are not 

considered on this occasion to be harmful to the overall significance of the listed building. 
 

Character 
19. The NPPF and the adopted Local Plan encourage high standards of design with Local Plan 

Policies SD3 and SD8 setting out that new developments should be appropriate to the 
context of the surrounding area and be of an appropriate style, proportion, and materials to 
the main dwelling. 

 
20. In terms of the panel visibility, the proposed PV panels are not considered to be visible from 

street level due to their positioning on the flat roof of the host building, due to their siting 
sufficiently away from roof edges and the parapet walls surrounding the roof-edge. In 
addition, non-reflective/anti-glass for the PVs are proposed which would further mitigate the 
visual impact regarding glare or reflectiveness to neighbouring properties and building itself. 
Such panels are generally temporary and, in this case, offset by being located in their 
proposed siting; any visual harm overall in this case is limited. The position and number of 
PV panels are not considered on this occasion to be harmful to the overall significance of the 
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listed building and can be supported subject to conditions ensuring careful siting and 
execution of the PV panels. Generally, the alterations are reversible and would assist in 
improving the building's performance and on this specific occasion, there is no noted reason 
why the application cannot be supported. Subject to conditions that ensure no undue or 
unintentional harm comes to the listed building, the proposed work can be supported. 

 
Amenity  
21. Planning Policy SD8 seeks to provide sufficient levels of privacy and amenity for all existing 

and future occupiers of land and buildings, while SPD Householder and Extensions guidance 
provides further support over the impacts of developments on neighbouring occupiers.  

 
22. Due to the proposals siting being nearby to high rise residential dwellings (Kennedy Gardens) 

to the east of the Site, additional information has been submitted with regard to glint and 
glare in support of the application. The submitted information indicates that there would be 
no impact/low impact significance when considering the proposal’s impact on nearby 
residential dwellings due to the use of anti-reflective/anti-glare coating. The Council’s 
Environmental Health Unit have commented on the application and are satisfied that the 
submitted information mitigates any previous concern with the proposed application. It is 
therefore recommended that the proposed PV panels are subject to controlling conditions 
due to the proximity of high-rise residential dwellings. Subject to the recommended condition 
it is not considered that there would be an impact on neighbouring amenity as a result of the 
proposed development and is therefore acceptable. 

 
Highway Safety 
23. The Highways Transport and Design Manager has been consulted on the application and 

they have no comment to make. Given that the PV panels would not be visible from street 
level it is not considered that the proposed development would give rise to highway safety 
issues. 

 
CONCLUSION 
24. It is recommended that the application be Approved with Conditions for the reasons specified 

above. 
 
Director of Finance, Development and Business Services 
Contact Officer Joe Port   Telephone No  01642 524362   
 
WARD AND WARD COUNCILLORS 
Ward   Billingham Central 
Ward Councillor  Councillor Barry Woodhouse 
Ward Councillor  Councillor Ann McCoy 
 
IMPLICATIONS 
 
Financial Implications: 
 
Environmental Implications:  
 
Human Rights Implications: 
The provisions of the European Convention of Human Rights 1950 have been taken into account in 
the preparation of this report. 
 
Community Safety Implications: 
The provisions of Section 17 of the Crime and Disorder Act 1998 have been taken into account in 
the preparation of this report 
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Stockton on Tees Local Plan Adopted 2019 

National Planning Policy Framework 2019 
 
 
 
 
 
 


