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DELEGATED AGENDA NO
PLANNING COMMITTEE
7t May 2025
REPORT OF ASSISTANT DIRECTOR OF
INCLUSIVE GROWTH AND DEVELOPMENT

25/0086/LA South Lodge, Preston Park, Yarm Road
Demolition of existing lodge, erection of metal structure, artwork, hard and soft landscaping
and other associated works.

Expiry Date: 14 March 2025
Extension of Time Date: 6 June 2025

SUMMARY
The application seeks Planning Permission for the demolition of South Lodge, the erection of a metal
structure, artwork, hard and soft landscaping and other associated works.

The proposed development would incur the loss of a curtilage listed of South Lodge. It is considered
that South Lodge is of low architectural importance and its historical significance is derived from its
ties to Preston Hall. On balance, its loss is marginally outweighed by mitigation and public benefits.

It has been demonstrated that the proposed development would enhance the visitor experience of
visiting for local residents and tourists from further afield and, in turn, strengthen the attraction’s local
distinctiveness and unique history of the Stockton and Darlington Railway on the Railway’s
bicentenary.

Revised plans have been received through the planning process following concerns around the
proximity of the proposed development to extant earthworks of the S&DR Railway. The proposed
development now indicates that that the extent of the groundworks would be purely contained within
the existing footprint of South Lodge and any undiscovered earthworks within the grounds of the Site
are considered to be low in terms of their overall understanding of the S&DR. Suitable controls have
been recommended via planning condition to mitigate any harm that may be presented to the extant
earthworks.

The Local Plan designates the wider site as open space and forming part of a green wedge, setting
out a number of criteria against which proposals in such areas should be considered. However, there
would be no significant harm to the character and appearance of the area or nature conservation
interests and as such the proposed development on the site is acceptable in principle.

The proposals are also considered acceptable in terms of impact on character, highways, ecology
and flooding it is concluded that the proposals are in broad accordance with the development plan,
when considered as a whole.

Overall, it is considered that the development comprises sustainable development, when considered
in the context of the NPPF when taken as a whole. Furthermore, whilst the development would result
in harm to the setting of the existing Grade Il listed Preston Hall, this is considered to be less than
substantial, which would be outweighed by the public benefits of the scheme.
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The proposal also offers the potential for environmental and social benefits to the Borough.
Additionally, through both that investment and that of the additional built development, it is also
anticipated that the development will attract additional visitors to the Borough. Consequently, it is
considered that there are not any adverse impacts from the proposed development that would cause
such demonstrable harm that it would warrant a refusal of the application.

All other material planning considerations regarding the development have been mitigated to an
acceptable standard. The application is recommended for approval with conditions as set out in the
committee report below.

RECOMMENDATION

That planning application 25/0086/LA be approved subject to the following conditions and
informatives;

01

02

03

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).

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

Plan Reference Number Date Received
NE8703-RYD-00-ZZ-DR- 9 May 2025
L-2170-S2-P10

NE8703-RYD-00-ZZ-DR- 9 May 2025

L-2171-S3-P4
NE8703-RYD-00-ZZ-DR- 9 May 2025
L-2172-S2-P8

GP_01 23 April 2025
NE8703-RYD-00-ZZ-DR- 16 January 2025
L-0101-S2-P5

NE8703-RYD-00-ZZ-DR- 16 January 2025
L-0100-S2-P5

Reason: To define the consent.

Soft and Hard Landscaping

The soft and hard landscaping details at the site shall be in full accordance with the details
supplied within the approved plan ‘NE8703-RYD-00-ZZ-DR-L-2170-S2-P10’ submitted on 9
May 2025 prior to completion of the proposed development and shall be retained for the
lifetime of the development unless otherwise confirmed in writing by the Local Planning
Authority. All proposed planting shall be wholly in accordance with the agreed details prior
to completion of the works within the first planting season following the substantial
completion of the development. The trees and hedges shall thereafter be retained and
maintained for the lifetime of the development.

Reason: In the interests of visual amenity and to ensure a satisfactory form of development.
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04

05

06

07

Construction/ Demolition Noise

Construction/Demolition operations including delivery/removal of materials on/off site be
restricted to 08:00 - 18:00Hrs on weekdays, 09.00 - 13:00Hrs on a Saturday and no
Sunday or Bank Holiday working.

Reason: To protect the amenity of nearby residential occupiers.

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.

Any contamination that is found during the course of construction of the approved
development that was not previously identified shall be reported immediately to the Local
Planning Authority. Development on the part of the site affected shall be suspended and a
risk assessment carried out and submitted to and approved in writing by the Local Planning
Authority. Where unacceptable risks are found remediation and verification schemes shall
be submitted to and approved in writing by the local planning authority. These approved
schemes shall be carried out before the development is resumed or continued.

Reason: In the interests of protecting human health.

Biodiversity Net Gain

Notwithstanding the submitted plans, prior to the commencement of any above ground
construction a Biodiversity Net Gains Management and Monitoring Plan shall be submitted
for approval in writing by the Local Planning Authority. The Biodiversity Net Gains
Management and Monitoring Plan should provide detailed management and maintenance
information for years 1 — 5 and with broader management aims for the lifetime of the
Biodiversity Net Gains commitment. The works shall be implemented in accordance with the
agreed details. Such measures shall be retained thereafter for the lifetime of the
development.

Reason: To preserve, protect and enhance the biodiversity of the site in accordance with
Local Plan Policy ENV5 and the NPPF.

Ecology

With the exception of any alternative means of tree planting agreed with the Council, all
ecological mitigation measures, enhancement and compensatory measures within the
submitted Preliminary Ecology Appraisal prepared by ECO Surv (January 2024) shall be
implemented throughout the development in full accordance with the advice and
recommendations, unless otherwise superseded.

Reason: To preserve, protect and enhances the biodiversity of the site in accordance with
Local Plan Policy ENV5 and the NPPF.

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.
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Informative: Demolition and Dust Emissions

A scheme should be provided to control dust emissions as a result of demolition works, such as
dampening down, dust screens and wheel washers to prevent mud being tracked onto the highway.
Mobile crushing and screening equipment shall have any appropriate local authority PPC permit
required and a copy of this permit available for inspection.

BACKGROUND

1. Throughout the wider Preston Park site, there are currently wider improvement works being
undertaken to various assets within the park. These include through the extension to the
museum building and extension/alterations to south car park, new landscaping, substation,
and other associated works (Ref: 23/1340/LA & 23/1341/LBC); improvement works to the
Cafe Tees building through the erection of a single storey extension to existing cafe,
creation of external seating area to include landscaping and other associated works and the
demolition of existing toilet block (Ref: 24/0575/LA)

2. Currently there is a counterpart full planning application which is pending consideration
Demolition of existing lodge, erection of metal structure, artwork, hard and soft landscaping
and other associated works. (Ref: 25/0086/LA).

3. Preston Hall is a Grade Il listed building. The listing description states;

Late C18 or early CI9 house with large later C19 additions. Original rectangular block with
service wing. Pinkish brick with stone plinth and first floor band, cor-nice and blocking course.
Hipped Welsh slate roof. In front a projecting link to a large, stone porte-cochere of late C19
with neo-baroque treatment. Further extensions to left of similar date. Wrapped around the
right hand corner a larger

conservatory of circa 1900 added by Ropner Shipping Company. A pent link from house to
a large domed glass pavilion with half-decagonal bows on three sides hav-ing hipped roofs.
Arcaded walls with radial leaded heads, cast iron pilasters be-tween glazed panels. Garden
front of original house shows large, three-window rounded bow. Sash windows with glazing
bars under gauged brick arches. Six-window service wing runs to right. Lavish, later C19
interiors.

SITE AND SURROUNDINGS
4. The applications site, South Lodge sits to the east of Yarm Road within the grounds of and
directly adjacent to the main entrance into Preston Park, a grade Il listed building. It is
understood South Lodge was built in the 1930’s and replaced an earlier Lodge which stood
at the entrance gates. South Lodge is visible from the main entrance into Preston Park but is
largely screened with associated tree planting and vegetation from views along Yarm Road
and from within Preston Park itself.

5. At this current moment, South Lodge has been unoccupied since 2019 and is in a state of
disrepair. The lodge is boarded up and there is evidence of break ins to the property in recent
years. There is evidence of the building being unsafe for future occupants and significant
investment would be required to bring the Lodge back into viable use as a residential
dwelling. In addition, the grounds surrounding the lodge are overgrown.

6. Beyond the main entrance to Preston Park lies the associated grounds of Preston Hall, with
the Hall and current museum located further to the east beyond the current associated car
park, play area and former Aviary structure.

7. Tothe west and north of South Lodge is a dense belt of woodland and associated earthworks
to the original Stockton and Darlington Railway. These form a scheduled ancient monument
which is broken into two parts, north and south of South Lodge, with the area of South Lodge
and its surroundings falling outside of the Scheduled Monument.
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PROPOSAL

8.

10.

Planning permission is sought for the demolition of South Lodge. On the footprint of the lodge

would be;

e New feature sculpture structure which represents the form and appearance of the original
South Lodge, constructed of Corten.

¢ Rail track feature with metal rails and timber sleepers.

e Associated hard and soft landscaping works.

With regards to the new feature structure, the applicant’s supporting Heritage Impact
Assessment states that;

“The corten structure is contemporary and offers a modern interpretation of the form and
appearance of the buildings which have previously occupied the site. The modern design is
intended to make the development clearly legible as a modern interpretation of the site,
providing a focal feature at the entrance to Preston Park”

“The history of the site and neighbouring Scheduled Monument have been studied and
used to inform the design of the proposed development. The parameters of the design for
the corten metal structure of South Lodge have considered the height, form and massing of
buildings which have occupied the site, making direct reference to the historic development
in the area. The proposed structure has a modern, abstract design, which is considered to
promote interest into the site, which is currently in a poor state of repair and boarded up for
security reasons. The corten structure will open up the site, encouraging exploration and
greater appreciation.”

Revised plans have been submitted following concerns regarding the extant earthworks of
the S&DR scheduled monument adjacent to and within the grounds of South Lodge and
following concerns regarding access to the neighbouring property of North Lodge to the north
of the Site. Both issues are considered to have been resolved because of the amended
drawings.

CONSULTATIONS

11.

Consultees were notified and the following comments were received.

Highways Transport & Design Manager - General Summary
The Highways, Transport and Design Manager has no objection to this application.

Highways Comments
There are no highway objections to these proposals.

Environmental Health Unit - | have no objection in principle to the development, subject to
the imposition of the following conditions:

o] 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.
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Any contamination that is found during the course of construction of the approved
development that was not previously identified shall be reported immediately to the Local
Planning Authority. Development on the part of the site affected shall be suspended and a
risk assessment carried out and submitted to and approved in writing by the Local Planning
Authority. Where unacceptable risks are found remediation and verification schemes shall be
submitted to and approved in writing by the local planning authority. These approved
schemes shall be carried out before the development is resumed or continued

o] Construction/ Demolition Noise

| am concerned about the short-term environmental impact on the surrounding dwellings
during construction/demolition, should the development be approved. My main concerns are
potential noise, vibration and dust emissions from site operations and vehicles accessing the
site. | would recommend working hours for all Construction/Demolition operations including
delivery/removal of materials on/off site be restricted to 08:00 - 18:00Hrs on weekdays, 09.00
- 13:00Hrs on a Saturday and no Sunday or Bank Holiday working.

o] Demolition and Dust Emissions

A scheme should be provided to control dust emissions as a result of demolition works, such
as dampening down, dust screens and wheel washers to prevent mud being tracked onto
the highway. Mobile crushing and screening equipment shall have any appropriate local
authority PPC permit required and a copy of this permit available for inspection.

The unexpected land condition is appropriate as there is no contamination or industrial uses
located on the construction area, however there are two areas of unknown filled ground
approx. 100m distance from the boundary.

Tees Archaeology - Thank you for the consultation on this application. As an ancillary
structure to Preston Hall, situated within its grounds and extant prior to 1948, the South Lodge
is considered to be curtilage listed. We note the inclusion of a Heritage Impact Assessment
(HIA), as well as the historic building recording report and a note on the public benefits of the
proposal.

The HIA is contradictory at times, particularly when discussing viewpoints. It states that 'The
proposed development would not be visible in views from Preston Hall with intervening
grounds and trees", however, the arboricultural method statement indicates that trees in
Group 2 (which shield the lodge from the main hall) are to be removed. This would open up
the views between Preston Park and the proposed development site. While it is noted that
new trees are proposed, it is unlikely that they will be sufficiently established to hide the
proposed development from Preston Hall for some time. This lack of consistency regarding
visibility makes it difficult to fully assess the impact of the proposals on the setting of both
Preston Hall and the scheduled earthworks.

The HIA also suggests that there are no visible features related to the S&DR within the
grounds of the South Lodge. Had a walkover of the site been conducted and LiDAR imagery
been examined, it would have become clear that earthwork remains are extant to the west of
the lodge. While there has been some damage caused by the lodge's construction, it would
appear as though this has been minimal. The extant earthworks would also suggest that the
proposed railway sleepers will not be located on the original line, but rather, adjacent to it.
Wooden sleepers would be more appropriate than Corten; we would suggest that the
applicant look into using the reused rail timbers currently in the roof of the South Lodge '
themselves potentially from the S&DR ' for this as they would be particularly fitting.

We are disappointed that no site walkover seems to have been conducted, and that there
are only limited photographs of the site in the HIA. Photographs of the site should have been
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taken from key viewpoints, including the scheduled monument and Preston Hall, and
accompanied by visualisations of the proposal from those locations.

Paragraphs 207, 208, 212, 213, 214, and 218 of the NPPF are relevant in relation to this
application. We are not wholly convinced that the impact of the proposals upon the affected
heritage assets, particularly upon their setting, has been adequately assessed (NPPF para
207), as evidenced by our above comments.

The following policies from the Stockton Local Plan are also applicable to this application:
' Policy HE2 ' Conserving and Enhancing Stockton's Heritage Assets
" Policy HE3 ' Stockton & Darlington Railway

Our pre-application suggestions seem to have been misinterpreted, leading to confusing
mitigation proposals such as the archaeological monitoring (which would be carried out
during groundworks) informing the foundations of the proposed development. What we would
like to see is:

" A demolition methodology, setting out how the extant earthworks associated with the S&DR
(both scheduled and in the lodge grounds) are to be protected during the
demolition/groundworks. This should also include the removal of the potentially re-used rail
timbers in the roof of the lodge

' Archaeological monitoring during the groundworks on site

' Examination/assessment of the potentially re-used rail timbers currently in the roof of the
lodge, as indicated in the HIA

The proposed interpretation panel has the potential to be informed by the recommended
archaeological works. Very little detail has been submitted regarding the interpretation panel.
We would request that a draft copy of the panel is sent to Tees Archaeology for review before
being installed, and recommend that it include the following:

" Images of the original lodge from which the sculpture is inspired

' History of the lodge

' Brief history and interpretation of the S&DR at Preston Park

Should this application be granted permission, we would request that the
demolition/construction methodology, archaeological works, and information panel be
secured by appropriately worded conditions.

Historic Buildings Officer - This application relates to development within the curtilage of a
listed building and consequently is encompassed within the listing of Preston Hall.
Consideration has been given to the relevant provisions of the Planning (Listed Buildings
and Conservation Areas) Act 1990, The Town and Country Planning Act (1990) as
amended, Local Plan (2019) and the National Planning Policy Framework (NPPF).
Additionally, the comments take into account the submitted Heritage Statement, Building
recording and all submitted plans.

Significance

Local Plan policy HE2.2 and NPPF paragraph 207 require applicants to submit assessments
that describe the significance of any heritage assets that are affected by the development.
The Heritage Impact Assessment includes a ‘statement of significance’ which references the
Historic Environment Record. The statement identifies relevant heritage assets and draws
appropriate conclusions on their level of significance. These are:

e Preston Hall (Grade Il) Medium Importance

e Stockton and Darlington Railway (Scheduled Monument) High Importance

The statement of significance also discusses South Lodge and the contribution that this
building makes to Preston Hall. Overall, the submitted statement of significance is considered
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to generally be a proportionate assessment of the importance of heritage assets affected by
the planning application.

The LPA must also identify and assess significance (NPPF paragraph 208) and the following
observations are provided to inform the determination of the application.

It is acknowledged that the South Lodge is an early 20" century building, however, this does
not entirely eliminate any significance of the structure. The discussion in the statement of
significance assesses the architectural merit of the building, but focuses on its standard
design elements, rather than the wider role of it being one of the last main developments to
the parkland when in use as a domestic residence, serving as a reminder of the changes
estates go through.

The significance of the South Lodge should also be assessed in relation to the S&DR.
Earthworks are clearly visible in the grounds of Preston Park, and directly adjacent to, South
Lodge and within the grounds to the north west of the Lodge. These are likely to be a
continuation of the Scheduled remains directly outside the property boundaries. However,
they are not included within the scheduling as they form part of the domestic curtilage of the
Lodge and scheduling of these remains would limit the re-use of the building and grounds.
The earthworks suggest that the lodge was not built over the S&DR, but directly adjacent to
it and evidences the historical changes as a result of the S&DR route to the wider parkland,
which are considered to have some significance to the setting and historical development of
the S&DR.

Impact

Local Plan policy HE2.3 and NPPF paragraph 212 recognise the need to conserve and
enhance heritage assets in a manner appropriate to their significance. The South Lodge is a
designated Heritage Asset and part of the listed building of Preston Hall (GGHE 023),
therefore the proposal should be assessed on the impact of the grade Il listed building itself
(South Lodge), on the setting and significance of the grade Il Preston Hall and on the setting
and significance of the scheduled monument, the S&DR.

Impact on South Lodge

This proposal seeks the demolition of the South Lodge and redevelopment of the area with
a sculpture. The demoalition of the South Lodge would encompass the total loss of
significance of the South Lodge, and as such this should be assessed against NPPF
paragraph 214.

Impact on Preston Hall

As noted above, despite its age and lack of architectural pretence, the south lodge plays an
important evidential role in the development of the Preston Hall estate, and an important
historical reminder of the sites continued development whilst in domestic use.

The Heritage Statement notes that the development would not be visible from the main Hall
due to the intervening trees, however the arboriculture method statement indicates that trees
shielding the site from the main hall (Group 2) are to be removed and replaced with a grassed
area, paving , fencing and other associated landscaping works.

This may mean that alongside the loss of South Lodge the proposed artwork and paving
would create a more open area. Whilst the artwork intends to mimic a lodge building, the
open and lightweight nature of the structure would add to the sense of open space, contrary
to purpose of surveillance and permanence which the historic lodges created.

Impact on the S&DR

The original S&DR route is an internationally significant monument, being the first
commercially successful passenger railway. Whilst the development does not impact the
area designated as a Scheduled Ancient Monument, as noted above, any surviving
earthworks within the grounds of South Lodge should be considered as being of equal
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significance (footnote 75 NPPF). There will be the potential for negative impacts on the
earthworks through the demolition of the lodge, clearing of the area and laying of new
hardstanding and consideration will need to be given to protection of these assets and
methods of demolition. The new hardstanding proposed does not follow any historical land
divisions in the area, and encroaches on the main parkland, negatively affecting the historical
land use in the area.

The submitted heritage statement argues that the removal of the lodge would allow the
greater appreciated of the S&DR route, allowing uninterrupted views along the track.
However, this could potentially also be achieved through alternative methods such as careful
pruning and clearing of the area, alongside appropriate access to the gardens.

Harm

It is considered that the demolition of the South Lodge would lead to substantial harm of the
South Lodge Structure, as such NPPF paragraph 214 would be relevant. NPPF 214 states
total loss of a designated heritage asset should be refused consent unless it will:

e achieve ‘substantial public benefits’ or

o Meets all four specific criteria;

a) the nature of the heritage asset prevents all reasonable uses of the site; and

b) no viable use of the heritage asset itself can be found in the medium term through
appropriate marketing that will enable its conservation; and

¢) conservation by grant-funding or some form of not for profit, charitable or public ownership
is demonstrably not possible; and

d) the harm or loss is outweighed by the benefit of bringing the site back into use

Less than substantial harm would be caused to the significance and setting of Preston Hall.
Paragraph 215 of the NPPF requires that where a development 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. Paragraph 015 of the GGHE states that the optimum viable use is the
one likely to cause the least harm to the significance of the asset, and paragraph 016 states
Where a heritage asset is capable of having a use, then securing its optimum viable use
should be taken into account in assessing the public benefits of a proposed development.
No evidence has been provided that there are alternative options for the South Lodge site
other than demolition, therefore it cannot be understood from the supporting documents if
demolition is the optimum viable use of the site.

Section 16 of the Planning (Listed Buildings and Conservations Areas) Act 1990 requires that
the LPA should have ‘special regard to the desirability of preserving the building or its setting
or any features of special architectural or historic interest which it possesses’. NPPF
paragraph 202 notes that Heritage is an ‘irreplaceable resource’, whilst 203 states that LPAs
should take account of ‘the desirability of sustaining and enhancing the significance of
heritage assets and putting them to viable uses consistent with their conservation’. NPPF
212 states ‘great weight’ should be given to a heritage assets conservation. Local Plan Policy
HE3 part 3 says that ‘development proposals should conserve and enhance heritage assets,
including their setting, in a manner appropriate to their significance’.

CONCLUSION

The demolition of the South Lodge would lead to substantial harm of the South Lodge
Structure, as such NPPF paragraph 214 would need to be fully considered.

Additionally, Government Guidance on the Historic Environment (GGHE), paragraph 013,
notes that LPAs need to consider the implications of cumulative change. In this regard, it is
noted that Preston Park has been a municipal park for a considerable period of time and
other modern elements of built form and structures exist elsewhere within the park which re-
enforce its municipal function, although the Hall remains the main focus of the park.

More recent interventions through the current museum extension development and the
propose proposed alterations to south lodge would add to the municipal feel to the grounds
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which together would have a less than substantial harm to the significance of Preston Hall,
the setting of Preston Hall and the ability to understand the historical development of the site
as a whole.

Tees Archaeology - Thank you for the consultation on this application. As an ancillary
structure to Preston Hall, situated within its grounds and extant prior to 1948, the South
Lodge is considered to be curtilage listed. We note the inclusion of a Heritage Impact
Assessment (HIA), as well as the historic building recording report and a note on the public
benefits of the proposal.

The HIA is contradictory at times, particularly when discussing viewpoints. It states that
"The proposed development would not be visible in views from Preston Hall with intervening
grounds and trees", however, the arboricultural method statement indicates that trees in
Group 2 (which shield the lodge from the main hall) are to be removed. This would open up
the views between Preston Park and the proposed development site. While it is noted that
new trees are proposed, it is unlikely that they will be sufficiently established to hide the
proposed development from Preston Hall for some time. This lack of consistency regarding
visibility makes it difficult to fully assess the impact of the proposals on the setting of both
Preston Hall and the scheduled earthworks.

The HIA also suggests that there are no visible features related to the S&DR within the
grounds of the South Lodge. Had a walkover of the site been conducted and LiDAR
imagery been examined, it would have become clear that earthwork remains are extant to
the west of the lodge. While there has been some damage caused by the lodge's
construction, it would appear as though this has been minimal. The extant earthworks
would also suggest that the proposed railway sleepers will not be located on the original
line, but rather, adjacent to it. Wooden sleepers would be more appropriate than Corten; we
would suggest that the applicant look into using the reused rail timbers currently in the roof
of the South Lodge ' themselves potentially from the S&DR ' for this as they would be
particularly fitting.

We are disappointed that no site walkover seems to have been conducted, and that there
are only limited photographs of the site in the HIA. Photographs of the site should have
been taken from key viewpoints, including the scheduled monument and Preston Hall, and
accompanied by visualisations of the proposal from those locations.

Paragraphs 207, 208, 212, 213, 214, and 218 of the NPPF are relevant in relation to this
application. We are not wholly convinced that the impact of the proposals upon the affected
heritage assets, particularly upon their setting, has been adequately assessed (NPPF para
207), as evidenced by our above comments.

The following policies from the Stockton Local Plan are also applicable to this application:
' Policy HE2 ' Conserving and Enhancing Stockton's Heritage Assets
' Policy HE3 ' Stockton & Darlington Railway

Our pre-application suggestions seem to have been misinterpreted, leading to confusing
mitigation proposals such as the archaeological monitoring (which would be carried out
during groundworks) informing the foundations of the proposed development. What we
would like to see is:

" A demolition methodology, setting out how the extant earthworks associated with the
S&DR (both scheduled and in the lodge grounds) are to be protected during the
demolition/groundworks. This should also include the removal of the potentially re-used rail
timbers in the roof of the lodge

" Archaeological monitoring during the groundworks on site
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' Examination/assessment of the potentially re-used rail timbers currently in the roof of the
lodge, as indicated in the HIA

The proposed interpretation panel has the potential to be informed by the recommended
archaeological works. Very little detail has been submitted regarding the interpretation
panel. We would request that a draft copy of the panel is sent to Tees Archaeology for
review before being installed, and recommend that it include the following:

" Images of the original lodge from which the sculpture is inspired

' History of the lodge

' Brief history and interpretation of the S&DR at Preston Park

Should this application be granted permission, we would request that the
demolition/construction methodology, archaeological works, and information panel be
secured by appropriately worded conditions.

Friends Of Stockton And Darlington Railway - Thank you for seeking comments from the
Friends of the S&DR on the above application.

The Friends agree that the existing South Lodge has no Stockton & Darlington Railway
significance and they have no objection to its demolition.

The Friends generally support the proposals for the site and note the proposed
corten/paving representation of a railway track, as displayed at Hopetown. However, the
Friends understand that consideration is being given to creating a track installation using
oak sleeper blocks and metal rails on the site of the 1825 line as has been successfully
achieved elsewhere. This is an option that the Friends would prefer to see implemented.
The Design and Access Statement does say 'further details to be developed'. In this case
either the application should be amended or a condition attached to a consent requiring
details of the track installation to be submitted for approval.

The Friends also suggest that a condition be applied requiring a watching archaeology brief
during construction works.

PUBLICITY

12.

Neighbours were notified and one comment was received,;

Summary of key considerations made by way of neighbour notification

Implications for the access to North Lodge.

PLANNING POLICY

13.

14.

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.

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
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15. 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.

16. 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;

e 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 131. The creation of high quality, beautiful and sustainable buildings and places is
fundamental to what the planning and development process should achieve. Good design is a key
aspect of sustainable development, creates better places in which to live and work and helps make
development acceptable to communities. Being clear about design expectations, and how these will
be tested, is essential for achieving this. So too is effective engagement between applicants,
communities, local planning authorities and other interests throughout the process.

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;
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 136. Trees make an important contribution to the character and quality of urban
environments, and can also help mitigate and adapt to climate change. Planning policies and
decisions should ensure that new streets are tree-lined, that opportunities are taken to incorporate
trees elsewhere in developments (such as parks and community orchards), that appropriate
measures are in place to secure the long-term maintenance of newly-planted trees, and that existing
trees are retained wherever possible. Applicants and local planning authorities should work with
highways officers and tree officers to ensure that the right trees are planted in the right places, and
solutions are found that are compatible with highways standards and the needs of different users.

Paragraph 139. Development that is not well designed should be refused, especially where it fails
to reflect local design policies and government guidance on design, taking into account any local
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design guidance and supplementary planning documents such as design guides and codes.
Conversely, significant weight should be given to:
a) development which reflects local design policies and government guidance on design,
taking into account any local design guidance and supplementary planning documents such
as design guides and codes; and/or
b) outstanding or innovative designs which promote high levels of sustainability, or help raise
the standard of design more generally in an area, so long as they fit in with the overall form
and layout of their surroundings.

Paragraph 193. When determining planning applications, local planning authorities should apply the
following principles:
a) if significant harm to biodiversity resulting from a development cannot be avoided (through
locating on an alternative site with less harmful impacts), adequately mitigated, or, as a last
resort, compensated for, then planning permission should be refused,;
b) development on land within or outside a Site of Special Scientific Interest, and which is
likely to have an adverse effect on it (either individually or in combination with other
developments), should not normally be permitted. The only exception is where the benefits
of the development in the location proposed clearly outweigh both its likely impact on the
features of the site that make it of special scientific interest, and any broader impacts on the
national network of Sites of Special Scientific Interest;
c¢) development resulting in the loss or deterioration of irreplaceable habitats (such as ancient
woodland and ancient or veteran trees) should be refused, unless there are wholly
exceptional reasons and a suitable compensation strategy exists; and
d) development whose primary objective is to conserve or enhance biodiversity should be
supported; while opportunities to improve biodiversity in and around developments should be
integrated as part of their design, especially where this can secure measurable net gains for
biodiversity or enhance public access to nature where this is appropriate.

Paragraph 207. In determining applications, local planning authorities should require an applicant
to describe the significance of any heritage assets affected, including any contribution made by their
setting. The level of detail should be proportionate to the assets’ importance and no more than is
sufficient to understand the potential impact of the proposal on their significance. As a minimum the
relevant historic environment record should have been consulted and the heritage assets assessed
using appropriate expertise where necessary. Where a site on which development is proposed
includes, or has the potential to include, heritage assets with archaeological interest, local planning
authorities should require developers to submit an appropriate desk-based assessment and, where
necessary, a field evaluation.

Paragraph 208. Local planning authorities should identify and assess the particular significance of
any heritage asset that may be affected by a proposal (including by development affecting the setting
of a heritage asset) taking account of the available evidence and any necessary expertise. They
should take this into account when considering the impact of a proposal on a heritage asset, to avoid
or minimise any conflict between the heritage asset’s conservation and any aspect of the proposal.

Paragraph 209. Where there is evidence of deliberate neglect of, or damage to, a heritage asset,
the deteriorated state of the heritage asset should not be taken into account in any decision.

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.
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Paragraph 212. When considering the impact of a proposed development on the significance of a
designated heritage asset, great weight should be given to the asset’s conservation (and the more
important the asset, the greater the weight should be). This is irrespective of whether any potential
harm amounts to substantial harm, total loss or less than substantial harm to its significance.

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

Paragraph 214. Where a proposed development will lead to substantial harm to (or total loss of
significance of) a designated heritage asset, local planning authorities should refuse consent, unless
it can be demonstrated that the substantial harm or total loss is necessary to achieve substantial
public benefits that outweigh that harm or loss, or all of the following apply:

a) the nature of the heritage asset prevents all reasonable uses of the site; and

b) no viable use of the heritage asset itself can be found in the medium term through

appropriate marketing that will enable its conservation; and

¢) conservation by grant-funding or some form of not for profit, charitable or public ownership

is demonstrably not possible; and

d) the harm or loss is outweighed by the benefit of bringing the site back into use.

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.

Paragraph 216. The effect of an application on the significance of a hon-designated heritage asset
should be taken into account in determining the application. In weighing applications that directly or
indirectly affect non-designated heritage assets, a balanced judgement will be required having
regard to the scale of any harm or loss and the significance of the heritage asset.

Paragraph 217. Local planning authorities should not permit the loss of the whole or part of a
heritage asset without taking all reasonable steps to ensure the new development will proceed after
the loss has occurred.

Paragraph 218. Local planning authorities should require developers to record and advance
understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner
proportionate to their importance and the impact, and to make this evidence (and any archive
generated) publicly accessible. However, the ability to record evidence of our past should not be a
factor in deciding whether such loss should be permitted.

Local Planning Policy
17. 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.
3. Where there are no policies relevant to the application or relevant policies are out of date at
the time of making the decision then the Council will grant permission unless material
considerations indicate otherwise - taking into account whether:
* Any adverse impacts of granting permission would significantly and demonstrably
outweigh the benefits, when assessed against the policies in the NPPF taken as a whole;
or,
» Specific policies in that Framework indicate that development should be restricted.

Policy SD3 - Housing Strategy
6. The Council will continue to work with partners to bring empty homes back into use and identify
areas for neighbourhood regeneration to provide wider benefits to local communities.

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.
c. Protecting and enhancing green infrastructure networks and assets, alongside the
preservation, restoration and re-creation of priority habitats, ecological networks and the
protection and recovery of priority species.
d. Enhancing woodlands and supporting the increase of tree cover where appropriate.
i. Considering development proposals within green wedges against Policy ENV6.
j- Ensuring development proposals are responsive to the landscape, mitigating their
visual impact where necessary. Developments will not be permitted where they would
lead to unacceptable impacts on the character and distinctiveness of the Borough's
landscape unless the benefits of the development clearly outweigh any harm. Wherever
possible, developments should include measures to enhance, restore and create special
features of the landscape.
k. Supporting proposals within the Tees Heritage Park which seek to increase access,
promote the area as a leisure and recreation destination, improve the natural environment
and landscape character, protect and enhance cultural and historic assets, and, promote
understanding and community involvement.
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.
d. Supporting proposals which positively respond to and enhance heritage assets.
e. Recognising the area’s industrial heritage, including early history, railway and
engineering heritage and the area’s World War Il contribution.
4. Priorities for interventions to conserve and enhance the historic environment include the
conservation areas of Stockton and Yarm, assets associated with the route of the Stockton &
Darlington railway of 1825, the branch line to Yarm and associated structures, and assets
identified as being at risk. These assets, along with Preston Park, are also the priorities for
celebrating the historic environment.

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;
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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.

Policy ENV5 — Preserve, Protect and Enhance Ecological Networks, Biodiversity and
Geodiversity

1. The Council will protect and enhance the biodiversity and geological resources within the
Borough. Development proposals will be supported where they enhance nature conservation
and management, preserve the character of the natural environment and maximise opportunities
for biodiversity and geological conservation particularly in or adjacent to Biodiversity Opportunity
Areas in the River Tees Corridor, Teesmouth and Central Farmland Landscape Areas.

2. The Council will preserve, restore and re-create priority habitats alongside the protection and
recovery of priority species.

5. Development proposals should seek to achieve net gains in biodiversity wherever possible. It
will be important for biodiversity and geodiversity to be considered at an early stage in the design
process so that harm can be avoided and wherever possible enhancement achieved (this will be
of particular importance in the redevelopment of previously developed land where areas of
biodiversity should be retained and recreated alongside any remediation of any identified
contamination). Detrimental impacts of development on biodiversity and geodiversity, whether
individual or cumulative should be avoided. Where this is not possible, mitigation and lastly
compensation, must be provided as appropriate. The Council will consider the potential for a
strategic approach to biodiversity offsetting in conjunction with the Tees Valley Local Nature
Partnership and in line with the above hierarchy.

6. When proposing habitat creation it will be important to consider existing habitats and species
as well as opportunities identified in the relevant Biodiversity Opportunity Areas. This will assist
in ensuring proposals accord with the ‘landscape scale’ approach and support ecological
networks.

7. Existing trees, woodlands and hedgerows which are important to the character and
appearance of the local area or are of nature conservation value will be protected wherever
possible. Where loss is unavoidable, replacement of appropriate scale and species will be sought
on site, where practicable.

Policy ENV6 - Green Infrastructure, Open Space, Green Wedges and Agricultural Land

1. Through partnership working, the Council will protect and support the enhancement, creation
and management of all green infrastructure to improve its quality, value, multi-functionality and
accessibility in accordance with the Stockton-on-Tees Green Infrastructure Strategy and Delivery
Plan.

2. Where appropriate, development proposals will be required to make contributions towards
green infrastructure having regard to standards and guidance provided within the Open Space,
Recreation and Landscaping SPD or any successor. Green infrastructure should be integrated,
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where practicable, into new developments. This includes new hard and soft landscaping, and
other types of green infrastructure. Proposals should illustrate how the proposed development
will be satisfactorily integrated into the surrounding area in a manner appropriate to the
surrounding townscape and landscape setting and enhances the wider green infrastructure
network.
3. The Council will protect and enhance open space throughout the Borough to meet community
needs and enable healthy lifestyles. The loss of open space as shown on the Policies Map, and
any amenity open space, will not be supported unless:

a. it has been demonstrated to be surplus to requirements; or

b. the loss would be replaced by equivalent or better provision in terms of quantity and

quality in a suitable location; or

c. the proposal is for another sports or recreational provision, the needs for which, clearly

outweigh the loss; or

d. the proposal is ancillary to the use of the open space; and

e. in all cases there would be no significant harm to the character and appearance of the

area or nature conservation interests.
4. Development within green wedges will only be supported where:

a. it would not result in physical or visual coalescence of built-up areas;

b. it would not adversely impact on local character or the separate identity of communities;

c. it would not adversely impact on recreational opportunities; and

d. it would not adversely impact on biodiversity.

Policy ENV7 - Ground, Air, Water, Noise and Light Pollution

1. All development proposals that may cause groundwater, surface water, air (including odour),
noise or light pollution either individually or cumulatively will be required to incorporate measures
as appropriate to prevent or reduce their pollution so as not to cause unacceptable impacts on
the living conditions of all existing and potential future occupants of land and buildings, the
character and appearance of the surrounding area and the environment.

2. Development that may be sensitive to existing or potentially polluting sources will not be sited
in proximity to such sources. Potentially polluting development will not be sited near to sensitive
developments or areas unless satisfactory mitigation measures can be demonstrated.

Policy HE2 — Conserving and Enhancing Stockton’s Heritage Assets

1. In order to promote and enhance local distinctiveness, the Council will support proposals which
positively respond to and enhance heritage assets.

2. Where development has the potential to affect heritage asset(s) the Council require applicants
to undertake an assessment that describes the significance of the asset(s) affected, including
any contribution made by their setting. Appropriate desk-based assessment and, where
necessary, field evaluation will also be required where development on a site which includes or
has the potential to include heritage assets with archaeological interest. Applicants are required
to detail how the proposal has been informed by assessments undertaken.

3. Development proposals should conserve and enhance heritage assets, including their setting,
in a manner appropriate to their significance. Where development will lead to harm to or loss of
significance of a designated or non-designated heritage asset the proposal will be considered in
accordance with Policy SD8, other relevant Development Plan policies and prevailing national
planning policy.

4. The loss of a heritage asset, in whole or part, will not be permitted unless the Council are
satisfied that reasonable steps to ensure new development will proceed after loss has occurred.
5. Where the significance of a heritage asset is lost (wholly or in part) the Council will require
developers to record and advance the understanding of the significance of the heritage asset in
a manner proportionate to the importance of the asset and impact of the proposal. Recording will
be required before development commences.

6. The following are designated heritage assets:
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a. Scheduled Monuments - Castle Hill; St. Thomas a Becket’'s Church, Grindon; Barwick
Medieval Village; Round Hill Castle Mound and Bailey; Larberry Pastures Settlement
Site; Newsham Deserted Medieval Village; Stockton Market Cross and Yarm Bridge
b. Registered Parks and Gardens - Ropner Park and Wynyard Park
c. Conservation Areas - Billingham Green; Bute Street; Cowpen Bewley; Eaglescliffe with
Preston; Egglescliffe, Hartburn; Norton; Stockton Town Centre; Thornaby Green;
Wolviston and Yarm
d. Listed Buildings
7. The Council has identified assets on a Local List, which are considered as having local
heritage significance.
8. The route of the Stockton & Darlington Railway of 1825, the branch line to Yarm, and
associated structures should be considered for their international interest.
9. Where the Council identifies a building, monument, ruin, site, place, area or landscape as
having significance because of its heritage interest, it will be considered a heritage asset.
10. Non-designated heritage assets of archaeological interest that are demonstrably of
equivalent significance to scheduled monuments, should be considered subject to policies for
designated heritage assets.
11. Where archaeological remains survive, whether designated or not, there will be a
presumption in favour of their preservation in-situ. The more significant the remains, the greater
the presumption will be in favour of this. The necessity for preservation in-situ will result from
desk-based assessment and, where necessary, field evaluation. Where in-situ preservation is
not essential or feasible, a programme of archaeological works aimed at achieving preservation
by record will be required.
12. Any reports prepared as part of a development scheme will be submitted for inclusion on the
Historic Environment Record.

Policy HE3 - Stockton & Darlington Railway

1. The Council will support development which safeguards the route of the historic Stockton &
Darlington Railway of 1825, the branch line to Yarm and associated structures, and which
preserves and enhances this cultural asset, its archaeological remains and setting.

2. The Council will require any proposal for development on or adjacent to the line(s) to show
how the proposal has regard to the preservation of any physical remains along the route(s) and
their interpretation on the ground, and otherwise respects and interprets the route(s) where those
remains no longer exist.

MATERIAL PLANNING CONSIDERATIONS
18. The main material planning considerations of the application are the principle of the
development, the impact of the development on any heritage assets, the impact on the
character of the area, the impact on the amenity of neighbouring residents, highway safety
implications, biodiversity considerations and any other material considerations.

Principle of the development
19. The NPPF sets out the governments objectives for the planning system and in particular
those for achieving sustainable development, which has three distinct elements economic,
social and environmental. The NPPF also includes a number of core planning principles. The
National Planning Policy guidance seeks to encourage the efficient re-use of previously
developed land within existing urban areas in addition to reducing the need to travel and
reinforcing the local economy and community.

20. Policies SD6 and Policy T12 of the Local Plan seek to deliver community infrastructure and
widen the cultural, recreation and leisure offer of the Borough. Policy SD4 also states that
support will be given to sustainable tourism proposals, including not only those in the
Borough’s main town centres, but also tourist attractions, main parks and country parks.
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21.

22.

23.

24,

25.

26.

27.

The proposed development would demolish South Lodge, and in its place would be an art
installation which would be a Corten metal structure showing abstract elevations of the
original South Lodge building. The proposed development is considered to be an attraction
for visitors at the entrance of Preston Park, which is planned to be used for future events and
educational programmes. It is therefore considered that policies SD6 and TI2 are sufficiently
addressed.

Policy HE2 requires that the relevant tests in the National Planning Policy Framework are
applied when determining applications for development which would result in the loss of, or
harm to, the significance of a heritage asset and/or its setting.

Policy HES states that the Council will support development which safeguards the route of
the historic Stockton & Darlington Railway of 1825, the branch line to Yarm and associated
structures, and which preserves and enhances this cultural asset, its archaeological remains
and setting. The Council will require any proposal for development on or adjacent to the
line(s) to show how the proposal has regard to the preservation of any physical remains along
the route(s) and their interpretation on the ground, and otherwise respects and interprets the
route(s) where those remains no longer exist.

Adjacent to the proposed development are extant earthworks for the S&DR railway. The
original S&DR route is an internationally significant monument, being the first commercially
successful passenger railway. Footnote 75 of the NPPF states that Non-designated heritage
assets of archaeological interest, which are demonstrably of equivalent significance to
scheduled monuments, should be considered subject to the policies for designated heritage
assets.

Submitted plans indicate that the proposal would be installed within the existing footprint of
South Lodge, thereby mitigating potential risk of disturbing the extant earthworks of the
S&DR. Additional conditions have been implemented to the counterpart Listed Building
Consent to afford protections to the extant earthworks. In addition, an interpretation panel
and interpretation tracks will be installed on the Site. It is therefore considered that the
requirements of HE3 are met.

The application site is also allocated as an area of open space and green wedge within the
Local Plan. Policy ENV6 of the Local Plan states that development within such areas would
only be supported where it would meet one of the criteria set out within that Policy. In this
instance, it is considered that there is to be no loss area of open space, and the proposal
would be acceptable as the application proposes the installation of a visitor attraction. There
is not considered to be significant harm to the character and appearance of the area or nature
conservation interests. Furthermore, development within the green wedge is considered
acceptable in this instance as it would not result in physical or visual coalescence of built-up
areas, would not adversely impact on recreational opportunities, and it would not adversely
impact on biodiversity. Rather, the development would seek to improve and enhance the
recreational and community facilities and biodiversity within the Site.

As such, the proposed development is considered to be appropriate in this location, and
would accord with Policies SD6, TI2, HE3 and ENV6 of the Local Plan, as well as the
provisions of the NPPF.

The impact of the development on any heritage assets

28.

The statutory duties of section 66(1) of the Planning (Listed Buildings and Conservation
Areas) Act 1990 requires Local authorities to have special regard to the desirability of
preserving listed buildings or their setting or any features of special architectural or historic
interest which they possess) with section 72 setting that with respect to any buildings or other
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29.

30.

land in a conservation area, special attention shall be paid to the desirability of preserving or
enhancing the character or appearance of that area.

Paragraph 207 of the framework requires that the significance of a heritage asset should be
established to a level of detail proportionate to the asset’s importance. A Heritage Impact
Assessment has been submitted with the application and it is considered that this submission
meets the requirements of paragraph 207 of the NPPF and policies SD5, HE2 of the local
plan enabling the significance of affected heritage assets to be appropriately understood and
established to inform the decision making process.

Guidance within the national planning practice guidance states that whether a proposal
causes substantial harm is a matter of judgement for the decision maker. But it also goes on
to state that in general terms substantial harm is a ‘high test’ so may not arise in many cases.
It goes on to clarify that the important consideration is whether a key element of its special
architectural or historic interest is adversely impacted so as to be serious affected and that
“It is the degree of harm to the asset’s significance rather than the scale of the development
that is to be assessed”.

Significance of South Lodge and its listing

31.

32.

33.

34.

In accordance with Historic England Advice Note 10, the law provides that buildings and other
structures that pre-date July 1948 and are within the curtilage of a listed building are to be
treated as part of the listed building. ‘Significance’ in terms of heritage-related planning policy
is defined in the Glossary of the National Planning Policy Framework as the value of a
heritage asset to this and future generations because of its heritage interest. Significance
derives not only from a heritage asset’s physical presence, but also from its setting.

The South Lodge building which stands today was constructed sometime between 1913 and
1939 to replace a smaller, earlier lodge building sited at the main gates of the Preston Farm
Estate which was demolished. It is considered that the building’s special interest and
significance is due to its historic association with Preston Hall marking the historic entrance
to the grounds of Preston Park, rather than the building holding any architectural or special
interest in its own right. The presence of South Lodge is considered to somewhat enhance
and positively contribute to the setting and significance of the existing grade Il listed Preston
Hall by virtue of the building’s historic associations with Preston Hall.

The Historic Buildings Officer notes that there would be a total loss of significance of South
Lodge as a result of its demolition.

The application has been supported by documents which state that South Lodge at present
is structurally unsound as evidenced throughout the submission, and of no economic use as
unsuitable to modern residential purposes without significant works being undertaken to
make it safe for future inhabitants, resulting in South Lodge also being uneconomically viable
to bring up to an acceptable standard. As such they are considered that South Lodge is at
threat of loss if development of the Site cannot be secured.

Context of Preston Hall and grading

35.

36.

Preston Hall is a Grade Il listed building and comprises elements of Georgian and Victorian
development. The Hall is set within a verdant landscaped setting which adds to its
prominence within the park which remains evident to this day. Preston Hall is undergoing
substantial development works to sympathetically modernise the building and park, which
have been open as a museum to the public since 1953.

The proposed development would be visible in views of Preston Hall from within the grounds
and entrance. The proposed development would be a highly prominent development within
its setting, particularly when entering/exiting the grounds. The supporting information advises
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37.

38.

that the proposed development has been located in this location as it appears as a prominent
feature within Preston Park as it would alter the main arrival entrance into the Hall and would
allow for opportunity to improve the park entrance. The proposed art installation is intended
to imitate the original lodge structure built sometime after 1838 and before 1855.

Overall, the proposed development is considered to have an impact upon the setting of
Preston Hall, resulting from the total loss of South Lodge. It is considered that South Lodge
is not of significant architectural interest being a replacement building of 1930s age and is
not of any noteworthy quality. The location of South Lodge in relation to Preston Hall means
that it is somewhat remote and isolated from the main hall and other buildings on the Site.
The Council’s Historic Buildings Officer concurs with this view and considers the overall
impact to be less than substantial.

However, the Historic Buildings Officer advises that South Lodge plays an important
evidential role in the development of the Preston Hall estate, and an important historical
reminder of the sites continued development whilst in domestic use. Whilst this is true,
Preston Park has progressed on from being in domestic use and is now a multi-use estate
which has been open to the public since 1953 as a museum and public park. Further additions
to the park include, Butterfly World, The Aviary, Café Tees and recent extension to the main
Preston Hall building to accommodate further exhibits in relation to the museum which further
emphasise that the once private gardens of Preston Hall is now a modern public park.

Considerations in relation to S&DR

39.

40.

41.

42.

43.

The original S&DR route is an internationally significant monument, being the first
commercially successful passenger railway. Footnote 75 of the NPPF states that Non-
designated heritage assets of archaeological interest, which are demonstrably of equivalent
significance to scheduled monuments, should be considered subject to the policies for
designated heritage assets.

Whilst the development does not impact the area designated as a Scheduled Ancient
Monument, as noted above, any surviving earthworks within the grounds of South Lodge
should be considered as being of equal significance.

A section of raised embankment following the route of the Scheduled Ancient Monument is
sited to the west of South Lodge within its grounds. There is therefore the potential for
negative impacts on the earthworks through the demolition of the lodge, clearing of the area
and laying of new hardstanding. LIDAR imagery been examined and it is clear that earthwork
remains are extant to the west of the lodge.

It is noted that no walkover of the site nor Lidar imagery have been provided in support of the
application. However, in lieu of these, measures have therefore been put in place to protect
any extant earthworks from being disturbed and are controlled by planning condition. More
importantly, revisions to the submitted drawings have reduced the extent of the paving and
re-located the proposed rail track to a more central location within the footprint of the existing
building, reducing the chances of disturbing the extant earthworks as they would be
contained within the existing footprint of South Lodge. Whilst a walkover survey has not been
conducted, it is considered that the amendments to the submission sufficiently mitigate
concerns regarding this.

Further to this, South Lodge is to be demolished carefully by hand to retain as much of the
existing building materials as possible, these are to be cleaned and stored on site for reuse
in the rebuilding of the structures. This method of demolition is carefully considered to
minimise any impacts to extant earthworks and to protect any potential remnants of the S&DR
railway tracks within the structure of South Lodge.
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44,

45.

Tees Archaeology have commented on the application. Their requirements to mitigate any
impact on the scheduled monument are a demolition methodology, setting out how the extant
earthworks associated with the S&DR (both scheduled and in the lodge grounds) are to be
protected during the demolition/groundworks including the removal of the potentially re-used
rail timbers in the roof of the lodge; Archaeological monitoring during the groundworks on site
an Examination/assessment of the potentially re-used rail timbers currently in the roof of the
lodge, as indicated in the Heritage Impact Assessment. It is noted that there is an absence
of objection from Tees Archaeology, therefore, subject to the imposition of their
recommended conditions should the application be minded for approval it is considered that
the proposed development can be made acceptable in archaeological terms. It should be
noted that the imposition of these recommended conditions have been implemented on the
counterpart listed building consent application.

Tees Archaeology have noted the inclusion of the interpretation panel to be included as part
of the proposed development. Minimal detail other than its siting was included within the
submission however the applicant has since supplied details on the interpretation panel
which include images of the original lodge from which the sculpture is inspired, history of the
lodge and a brief history and interpretation of the S&DR at Preston Park. Tees Archaeology
were consulted on the details of the panel however no response has been received at the
time of writing. The details of the interpretation panel have been secured by condition on the
counterpart listed building consent.

Harm

46.

47.

48.

Notwithstanding the above, there would clearly be harm resulting from this proposal. The
proposal entails the loss of the building in totality, which is considered to be a curtilage listed
building. This harm must be afforded considerable weight and importance.

Case law indicates that the loss of a curtilage listed building of low significance can be graded
as less than substantial harm. The Historic Buildings Officer is also of the view that the
proposal does in fact result in less than substantial harm which the case officer shares this
view.

Therefore, the proposal should be assessed against paragraph 215 of the NPPF in terms of
the question of whether or not the public benefits of the proposal outweigh the harm. There
iS no question here relating to optimum viable use, since the building would be lost and no
use is proposed.

Public Benefits

49.

50.

51.

52.

The public benefits arising from this proposal are considered to be low.

The proposal would remove 1no house from the housing stock. There is not currently a five-
year land supply in place within the Borough, therefore the removal of the house from the
housing stock is considered to be a negative of the scheme. However, it is considered that
its loss from the housing stock to be a minor negative as there is no overriding need for
housing in this location, and South Lodge has been vacant since 2019 owing to structural
issues resulting in the building not being safe to occupy without remedial works to be carried
out.

The applicant has provided what they believe to be the public benefits arising from the
proposed development, which are included below:

In this instance there would be some public benefit, both social and economic, to the
proposals which have been submitted in support of the application by the applicant, which
are listed below;
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¢ Demolition will open this area and provide a gateway for visitors encouraging
exploration of the site including the original Stockton and Darlington Railway line
(Scheduled Monument) and find out more information via the planned interpretation
boards, signage and augmented reality app about the railway line.

e Through careful paving and soft landscaping, the space will be welcoming for visitors
and accessible for those with mobility issues.

e This space will also be key when planning future events and educational programmes.
By creating a gateway space like this, it will become a meeting place for schools,
groups doing walks and talks along the line.

e The planned sculptural installation, made from Corten steel sculpture will sit comfortably
with the woodland behind, providing an attractive contemporary feature at the entrance
to Preston Park Museum and Grounds. This piece will be inspired by the original
proposed plans within the Museum Archives for South Lodge. The more ornate
building, with decorative gable ends would have aligned more with the Hall’s
architecture of the time. The sculpture would provide an interesting opportunity for
visitors to interact and understand the then owner's ambitious plans for the wider estate.

o The space hasn’t found a valuable use and due to its more secluded location has
suffered from anti-social behaviour and vandalism.

¢ The quality of the public realm in this part of Preston Park will be improved through the
installation of contemporary structures and hard and soft landscaping.

e Overall wider visitor experience at Preston Park Museum and Grounds will be
enhanced as the proposals complement the other developments recently approved on
the wider site.

Balancing exercise

53.

54.

55.

56.

The harm arising from the loss of South Lodge must be balanced against the public benefits
arising from its demolition.

The harm to the listed building must be given considerable weight and importance. The level
of harm is considered to be less than substantial. However as explained above, the
significance of the curtilage listed building is considered to have already been very much
compromised by its current condition and its contribution to the overall significance of the
main heritage asset, Preston Hall, is considered to be low. Therefore, the degree of harm
resulting from its loss is considered to be low.

The public benefits arising from this scheme are very limited and their scale is also
considered to be low. South Lodge has remained unoccupied since 2019, it is unsafe and
economically unviable to bring back into its intended use. The LPA considers that in light of
this, the benefits marginally outweigh the harm and in absence of an objection or non-support
comment from any technical consultees. It is emphasised that this is a very balanced case.

On balance, it is concluded that the benefits arising from this case would marginally outweigh
the harm which would result.

The impact on the character of the area

57.

Paragraph 131 of the NPPF promotes the creation of high-quality buildings and places. It
states that good design is a key aspect of sustainable development, creates better places in
which to live and work and helps make development acceptable to communities. With
paragraph 135 requiring that developments should not only maintain a strong sense of place
but should improve the quality of the area. Developments should also be visually attractive
as a result of good architecture, layout and appropriate and effective landscaping. In
determining applications, paragraph 139 states that significant weight should be given to
outstanding or innovative designs which promote high levels of sustainability or help raise
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58.

59.

60.

61.

62.

63.

64.

the standard of design more generally in an area, so long as they fit in with the overall form
and layout of their surroundings.

Planning Policy SD8 states that 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 character and sensitivity of the surrounding buildings.

The proposed development would demolish South Lodge, and in its place install paving
following the existing footprint of the South Lodge, which would extend across the front of the
site. On the paving would be metal rails with contrasting sleepers in the location of the original
track. It is proposed that existing timber from the lodge demolition would be reused as the
sleepers. Adjacent to this, would be an art installation which would be a Corten metal
structure showing abstract elevations of the original South Lodge building. The proposed
development would be read as a modern intervention and be situated to main entrance of
the Preston Farm estate. The external design of the art installation is modern and departs
from the traditional form, character and appearance of the existing buildings on the Preston
Farm estate.

Concerns have been raised by Tees Archaeology with regard to the Corten structure. The
application is accompanied by a heritage impact statement, a design and access statement
and planning statement as well as a structural survey which considers the current condition
of the building. The supporting statements advise that:

“The history of the site and neighbouring Scheduled Monument have been studied and used
to inform the design of the proposed development. The parameters of the design for the
corten metal structure of South Lodge have considered the height, form and massing of
buildings which have occupied the site, making direct reference to the historic development
in the area. The proposed structure has a modern, abstract design, which is considered to
promote interest into the site, which is currently in a poor state of repair and boarded up for
security reasons. The corten structure will open up the site, encouraging exploration and
greater appreciation. The inset metal rails with paving sleepers are to be installed in the
location of the original Stockton and Darlington Railway line. The proposed development will
form part of the celebrations of the 200th anniversary of the Stockton and Darlington Railway.
In this regard, the design of the proposed development is considered to have been strongly
informed by the history of the site.”

It is therefore considered that whilst Corten is a modern building material, the structure on a
whole will remain sympathetic to the surrounding heritage assets given the structure would
form an interpretation of the original South Lodge.

Comments have also been made from Tees Archaeology and the Council’s Historic Buildings
Officer note that contradictory statements are made between an Arboricultural Method
Statement and the Heritage Impact Statement with respect to the removal of landscaping
around the Lodge and how the enhancement of open space around the Site may be contrary
to the purpose of surveillance and permanence which the historic lodges created.

Since the time that these comments were made there have been amendments made to the
submitted drawings which re-organise the layout of the proposed landscaping. Whilst it is
appreciated that some trees immediately adjacent to South Lodge would be removed as a
result of the proposed development, the applicant has provided a landscaping plan which
indicates that additional trees would be re-provided to the eastern edge of the Site which is
considered to help mitigate concerns regarding the open aspect that the proposed
development proposes. It is conceded that in the short-term the Site would remain relatively
open whilst these trees mature however over the longer term once established this is
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considered to mitigate concerns adequately. These controls have been secured by planning
condition.

The impact on the amenity of neighbouring residents

65.

66.

67.

68.

The surrounding residential areas have the potential to be affected by noise and vibration
from the proposed development and build period. Construction work is often associated with
temporary increases in noise levels, which may result in short-term disturbance. It is also
acknowledged that construction of this nature can generate a degree of dust and disturbance.
Therefore, a condition to control the construction hours would be attached to any grant of
permission.

Demolition works have further been controlled by condition so that the demolition of South
Lodge is to only be ‘deconstructed’ by hands or hand tools within the counterpart listed
building consent application. This method of demolition will not only protect extant
groundworks but would protect neighbouring amenity for residents on Yarm Road by
preventing heavy machinery on site.

The Environmental Health Unit have considered the application and have recommended that
controlling conditions and informatives which control instances where unexpected land
contamination is found, construction/demolition noise is controlled and demolition and dust
emissions. Subject to the imposition of these conditions, the Environmental Health Unit have
no objections to the proposed development.

As set out above, suitable conditions can therefore be applied to ensure that the amenity of
existing neighbouring occupiers are not adversely impacted on during demolition and general
construction activities, and the proposed development would therefore accord with Policies
ENV7 and SD8 in this respect.

Highway Safety implications

69.

70.

The Highways Transport & Design Manager has considered the merits of the application and
the associated implications for highway safety. No objections are raised in relation to the
proposals and in the absence of an objection the proposals are not deemed to adversely
affect highway safety.

Comments have been received from an objector in relation to vehicular access serving North
Lodge, via the path that sits adjacent to South Lodge. Queries are raised in relation to the
proposed access arrangements and crossing of a pedestrianised area and how this would
impact on access to North Lodge. Previous iterations of the plans showed that this vehicular
access to North Lodge was to be gated, however, following the submission of comments, the
plans have been amended so that the access to North Lodge remains unaffected. This
neighbouring occupier has been notified of the amendments to the plans for 14 days however
no response has been received at the time of writing. In the opinion of the Local Planning
Authority, the revised proposed plans showing the access to North Lodge to be unaffected
are now considered to be acceptable.

Biodiversity considerations

71.

The application is accompanied by a preliminary ecology appraisal, which concludes that the
site overall is no more than site level. The Ecological Appraisal recommends appropriate
mitigation and compensation measures to be taken into consideration, including pollution
control measures and breeding bird risk assessments. It is also intended that surveys of the
potential of buildings and trees for bat roost potential be undertaken should the bat activity
survey conducted in August 2023 require updating, and the results will be provided to Council
when available. Taking into account these mitigation measures, and any others
recommended pursuant to the bat surveys, it is not considered that the development
proposals would have any material impact upon the existing ecological value.
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72.

73.

Biodiversity Net Gains Assessment has also been submitted in support of the application.
The Assessment concludes that there will be total net unit change of +0.17 habitat units and
+0.07 hedgerow units, which equates to +10.26%. Therefore, trading rules have been
satisfied under this calculation. The report recommends that appropriate creation and future
management measures should be implemented to ensure successful establishment of
habitats and their maintenance in a favourable condition. Such measures should be
stipulated in a BNG Management and Monitoring Plan, focused on the delivery of long-term
management and monitoring of created or enhanced features. A condition to secure the
submission and approval of a Management and Monitoring Plan would be attached to any
grant of permission.

Therefore, subject to the imposition of suitably worded conditions as recommended in the
ecological appraisal and Net Gains Assessment, it is considered that the site is acceptable
in respects of any ecological impacts, and that the proposed development would not only
safeguard habitats but can achieve biodiversity gains in accordance with the requirements of
the NPPF and Local Planning Polices.

CONCLUSION

As emphasised above, it is considered that this is a very balanced case. On balance, it is considered
that the public benefits arising from this scheme would marginally outweigh the harm resulting from
the loss of the building. Approval is therefore recommended.
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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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