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DELEGATED AGENDA NO 

 PLANNING COMMITTEE 

 6 August 2025 

 REPORT OF ASSISTANT DIRECTOR OF 

INCLUSIVE GROWTH AND DEVELOPMENT  

 
 
25/0649/FUL 
North And South Site, Stor Generating Plant, Seal Sands Link Road  
Erection of 2no external structures around existing power plant enclosure and associated 
works.  
Expiry Date:   26 May 2025 
Extension of Time Date: 8 August  2025 
 
SUMMARY 

 
Planning permission is sought for the erection of two external structures around the existing power 
plans at Saltholme.   
 
The plants have currently had their permits suspended until the noise issues are resolved and are 
non-operational.  The proposed structures are to reduce the noise levels that are causing 
disturbance to nearby residents in Cowpen Bewley Village. 
 
The application has been considered by the Environmental Health Team and no objections have 
been raised.  The Environment Agency have confirmed that whilst they are considering the permit 
information, they are confident that the measures will resolve the issues with noise.  As detailed in 
the report it cannot be properly measured or assessed until the applicant is allowed to implement 
the scheme as applied for and thereafter the noise predictions can be validated. The facility is already 
constructed, and it is essential that the mitigation work is undertaken 
 
The scheme has been considered in full in terms of visual impacts and other wider implications and 
it is considered that there are no adverse impacts that would warrant refusal of the application.  
 
The application is recommended for approval with conditions as detailed below.  
 
For information and to assist members a Glossary of Acoustic terms is included at Appendix A. 
 
RECOMMENDATION 
 
That planning application 25/0649/FUL be approved subject to the following conditions and 
informatives  
 
01 Time Limit 

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

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

 
02 Approved Plans 

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

L284_L_X_LP_1 24 March 2025  

DE100-AR-GLA-001 REV A2 24 March 2025  

DE100-AR-GLA-002 REV A2 24 March 2025  

DE100-AR-GLA-003 REV A2 24 March 2025  

DE100-AR-GLA-004 REV A2 24 March 2025  

DE100-AR-GLA-005 REV A2 31 March 2025  

DE100-AR-GLA-006 REV A2 31 March 2025  

DE100-AR-GLA-007 REV A2 31 March 2025  

DE100-AR-GLA-008 REV A2 24 March 2025 

  

Reason:  To define the consent. 
 
03 On-site Sound Level Meter  

Prior to bringing the facility back into use a sound level meter shall be installed at a location 
to be agreed in writing with the local planning authority in consultation with the Environmental 
Health Unit.  
 
Data from the sound level meter, including third octave bands shall be provided to the Local 
Planning Authority as part of the validation report as referred to in condition 5 and thereafter 
upon request within a time period not exceeding 2 working days.  
 
The sound level meter shall be in position for the first 12 months of the site becoming 
operational after the mitigation measures have been completed in full.  

 
Reason: To ensure that the site can be accurately monitored in the interests of the amenity 
of local residents  

 
04 Installation of Mitigation Measures  

The site should operate in accordance with the acoustic mitigation measures specified within 
P2274-REP02-REV A-BDH for the lifetime of the proposal.  

 
Reason: To ensure that the site can be accurately monitored in the interests of the amenity 
of local residents  

 
05 Noise Validation Report 

Within 28 days of the site becoming operational, a validation report shall be submitted with 
noise measurements taken at the site boundary, the identified noise sensitive receptors and 
the location of the sound level meter, to demonstrate compliance with table 1 and B1 of 
Technical Memorandum 12 Revision A (dated 03/06/2025) (Validation report).  

 
Should the levels exceed the approved levels at any location, then a mitigation plan shall be 
submitted and approved in writing for measures to reduce the noise to those within the 
approved report.  
 
All mitigation measures should then be implemented within an agreed timescale with the 
Local Planning Authority.  
 
Following this, three further validation Reports will be provided to the local planning authority 
over three month intervals within a 12-month period demonstrating compliance with predicted 
post-mitigation rating limits.  
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Should the Validation Reports identify non-compliance with the noise levels as agreed,  the 
operator shall submit a mitigation plan and the mitigation measures shall be carried out in 
accordance with that mitigation plan as approved by the Local Planning Authority.  
 
Once the agreed sound levels are achieved, the mitigation measures as implemented shall 
be retained and maintained for the lifetime of the development, 

 
Reason: To ensure that the site can be accurately monitored in the interests of the amenity 
of local residents  

 
06 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.  

 
Reason:  To ensure the proper restoration of the site and to accord with guidance contained within 
Stockton on Tees Core Strategy Policy 10 (CS10) - Environmental protection and enhancement 
 
INFORMATIVE OF REASON FOR PLANNING APPROVAL 
 
Informative: Working Practices 
The Local Planning Authority has worked in a positive and proactive manner and sought solutions 
to problems arising in dealing with the planning application by gaining additional information required 
to assess the scheme and by the identification and imposition of appropriate planning conditions. 
 
Informative: Noise Validation Report 
It should be noted that Table 1 and B1 of Technical Memorandum 12 Revision A (dated 03/06/2025) 
does not currently list predicated sound levels at all required locations, the model will subsequently 
need to establish predicted noise levels at specific locations detailed within this condition.  
 
BACKGROUND 
 
1. Planning permission was granted for two separate gas fired generating facilities, with a 

generation capacity of 49.99MW of electricity each, to provide electricity during supply 
shortfall and to meet peak supply demands on the network (Planning Refs. 18/2082/FUL and 
18/2079/FUL).  

 
2. Subsequently, following detailed civil and mechanical construction design for both facilities 

and commercial tendering for the plant equipment, the planning applications were amended 
(Planning Refs. 20/0693/FUL and 20/0625/VARY) to update drawings and reports.  

 
3. The power plants became operational in 2021 and required a validation report to be 

submitted demonstrating noise levels generated from the plant met the levels in the noise 
compliance condition.  There are two outstanding applications to discharge the noise 
conditions as they have not as yet been able to comply with the requirements.   

 
4. The levels cannot be fully achieved and exceed the compliance limits set under the planning 

consents. Therefore, the applicant has designed an enclosure to mitigate the noise levels 
generated by the power plant, to accord with the approved noise levels as consented.  
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5. The site is currently not operating as the Environment Agency has suspended the 
environmental permit until the noise issue is resolved. 

 
SITE AND SURROUNDINGS 

 
6. The application site relates to the Stor Generating Plants which are located on Seal Sands 

Link Road.   
 

7. To the north of the site are open fields extending to Cowpen Bewley Village and to the 
southeast the Saltholme Electricity Sub Station.  To the northwest is Cowpen Industrial Estate 
with Belasis Technology Park to the southwest.  RSPB Saltholme is to the south and the 
main A1185 road to the east. 

 
PROPOSAL 

 
8. Planning permission is sought for the erection of 2no external structures around the existing 

power plant and associated works. The existing building is 9.5 metres high.  
 

9. The detailed design has been led by engineering solutions to mitigate noise levels at the site, 
informing the design massing, height and material choices.  The proposed development 
comprises an external structure of up to 12m height and 38.5m x 51.8m width enclosing each 
of the power plant’s existing structures. The ventilation stacks will remain open and will not 
be impacted by the proposed development.  

 
10. The proposed development is to mitigate noise levels at the nearest sensitive receptors and 

ensure the existing power plants remain in compliance of their approved noise levels. 

 
11. The condition that the applicant is aiming to comply with is detailed below;  

 
 Control of noise during operational phase 

Within 28 days of the site becoming operational; a validation report regarding the individual 
and cumulative operational noise measurements at each of the identified locations must be 
undertaken in accordance with British Standard 4142.  The results of the validation report 
shall be submitted to the local planning authority within three months from the date of the site 
becoming operational, including details of any remedial works and a programme for 
implementation of this remediation; should noise levels exceed the level specified in the 

tables below.   
 
Individual  

Location Revised 
Scheme 

Specific Sound 
Level, dBA 

Rating Level, 
dB LAr,Tr 

BS4142 Rating Level 
Difference dB 

Cowpen Bewley Road 37 37 0 (23:00- 07:00) 

Cowpen Lane 38 38 +1 (23:00- 07:00) 

Haverton Hill Hotel 35 35  

Lime Tree Close 32 32  

Charlton Close 23 (South) & 
24 (north) 

23 (South) & 24 
(North) 

 

 
Cumulative 

Location Revised 
Scheme 

Rating Level, 
dB LAr,Tr 

BS4142 Rating Level 
Difference dB 
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Specific Sound 
Level, dBA 

Cowpen Bewley Road 39 39 +2 (23:00- 07:00) 

Cowpen Lane 40 40 +3 (23:00- 07:00) 

Haverton Hill Hotel 37 37  

Lime Tree Close 36 36  

Charlton Close 27 27  

 
Any remedial works must be carried out in accordance with the approved programme for 
implementation and the noise measurements must be repeated and submitted to the local 
planning authority for approval following completion of remedial works to demonstrate that 
the noise levels are within the limits set out in the table above.  Measurements demonstrating 
compliance are to be made at the locations above and a sound power level at source should 
also be established.  If however after discussions with the local planning authority this method 
is deemed unsuitable it may be necessary for noise measurements to be taken at source and 
noise modelling to be used to demonstrate compliance with the above requirements.  The 
subsequent approved sound power level at source which demonstrates compliance shall 
then be maintained for the lifetime of the development.     
Upon acceptance of the validation report and for the lifetime of the development thereafter, 
the noise levels should not exceed the sound power level at source or the above columns 
titled ‘Revised Scheme Specific Sound Level, dBA’ or ‘Rating Level, dB LAr,Tr’ either 
individually or cumulatively at any of the locations listed above. 

 
PLANNING POLICY 

 
12. 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. 

 
13. 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 

14. 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. 

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

is a presumption in favour of sustainable development (paragraph 11) which for decision 
making means;   
approving development proposals that accord with an up-to-date development plan without 
delay; or 
where there are no relevant development plan policies, or the policies which are most 
important for determining the application are out-of-date, granting permission unless:  
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  
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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. 

 
Extract from the National Planning Policy Guidance on Noise   
How can planning address the adverse effects of noise sources, including where the ‘agent 
of change’ needs to put mitigation in place? 

 
This will depend on the type of development being considered the type of noise involved and 
the nature of the proposed location. In general, for developments that are likely to generate 
noise, there are 4 broad types of mitigation: 

• engineering: reducing the noise generated at source and/or containing the noise generated; 

• layout: where possible, optimising the distance between the source and noise-sensitive 
receptors and/or incorporating good design to minimise noise transmission through the use 
of screening by natural or purpose built barriers, or other buildings; 

• using planning conditions/obligations to restrict activities allowed on the site at certain times 
and/or specifying permissible noise levels differentiating as appropriate between different 
times of day, such as evenings and late at night, and; 

• mitigating the impact on areas likely to be affected by noise including through noise insulation 
when the impact is on a building. 

 
Local Planning Policy 

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

 
Strategic Development Strategy Policy 1 (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. 

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: 
a. 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, 

b. Specific policies in that Framework indicate that development should be restricted. 
 

Strategic Development Strategy Policy 2 (SD2) - Strategic Development Needs 
Other Development Needs 
7. Where other needs are identified, new developments will be encouraged to meet that need 
in the most sustainable locations having regard to relevant policies within the Local Plan. 

 
Strategic Development Strategy Policy 4 (SD4) - Economic Growth Strategy 

1. Economic development needs will be directed to appropriate locations within the Borough to 
ensure the delivery of sustainable economic growth. 

4. Economic growth proposals which attract significant numbers of people will be permitted in 
the vicinity of a hazardous installation only where there is no significant threat to public safety. 

 
Strategic Development Strategy Policy 8 (SD8) - Sustainable Design Principles 
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1. The Council will seek new development to be designed to the highest possible 
standard, taking into consideration the context of the surrounding area and the need 
to respond positively to the: 
a. Quality, character and sensitivity of the surrounding public realm, heritage 

assets, and nearby buildings, in particular at prominent junctions, main roads 
and town centre gateways; 

b. Landscape character of the area, including the contribution made by existing 
trees and landscaping; 

c. Need to protect and enhance ecological and green infrastructure networks 
and assets; 

d. Need to ensure that new development is appropriately laid out to ensure 
adequate separation between buildings and an attractive environment; 

e. Privacy and amenity of all existing and future occupants of land and buildings; 
f. Existing transport network and the need to provide safe and satisfactory 

access and parking for all modes of transport; 
g. Need to reinforce local distinctiveness and provide high quality and inclusive 

design solutions, and 
h. Need for all development to be designed inclusively to ensure that buildings 

and spaces are accessible for all, including people with disabilities. 
2. New development should contribute positively to making places better for people. 

They should be inclusive and establish a strong sense of place, using streetscapes 
and buildings to create attractive and comfortable places to live, work and visit. 

3. All proposals will be designed with public safety and the desire to reduce crime in 
mind, incorporating, where appropriate, advice from the Health and Safety Executive, 
Secured by Design, or any other appropriate design standards. 

4. New development will seek provision of adequate waste recycling, storage and 
collection facilities, which are appropriately sited and designed. 

 
Economic Growth Policy 4 (EG4) - Seal Sands, North Tees and Billingham 
2. Development proposals in the North Tees and Seal Sands area will recognise the 

cumulative importance for bird species associated with the Teesmouth and Cleveland 
Coast SPA and Ramsar site. Appropriate development proposals will be encouraged 
at locations within the limits to development where:  
a. If necessary, land has been identified to provide appropriate strategic 

mitigation; or 
b. The applicant can demonstrate that the proposed development, in-

combination with other proposals, will not adversely impact the Teesmouth & 
Cleveland Coast SPA and Ramsar site. 

 
Natural, Built and Historic Environment Policy 4 (ENV4) - Reducing and Mitigating Flood Risk 
1. All new development will be directed towards areas of the lowest flood risk to minimise 

the risk of flooding from all sources, and will mitigate any such risk through design 
and implementing sustainable drainage (SuDS) principles. 

 
Natural, Built and Historic Environment Policy 5 (ENV) - 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.  

5. Sites designated for nature or geological conservation will be protected and, where 
appropriate enhanced, taking into account the following hierarchy and considerations: 
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a. Internationally designated sites - Development that is not directly connected with or 
necessary to the management of the site, but which is likely to have a significant effect 
on any internationally designated site, irrespective of its location and when considered 
both alone and in combination with other plans and projects, will be subject to an 
Appropriate Assessment. Development requiring Appropriate Assessment will only be 
allowed where: 

i. It can be determined through Appropriate Assessment, taking into account mitigation, 
the proposal would not result in adverse effects on the site's integrity, either alone or in 
combination with other plans or projects; or  

ii. as a last resort, where, in light of negative Appropriate Assessment there are no 
alternatives and the development is of overriding public interest, appropriate 
compensatory measures must be secured. 

b. Nationally designated sites - Development that is likely to have an adverse effect on a 
site, including broader impacts on the national network of Sites of Special Scientific 
Interest (SSSI) and combined effects with other development, will not normally be 
allowed. Where an adverse effect on the site's notified interest features is likely, a 
development will only be allowed where: 
i. the benefits of the development, at this site, clearly outweigh both any adverse impact 
on the sites notified interest features, and any broader     impacts on the national 
network of SSSI's; 
iii. no reasonable alternatives are available; and 
iv. mitigation, or where necessary compensation, is provided for the impact. 

c. Locally designated sites: Development that would have an adverse effect on a site(s) 
will not be permitted unless the benefits of the development clearly outweigh the harm 
to the conservation interest of the site and no reasonable alternatives are available. All 
options should be explored for retaining the most valuable parts of the sites interest as 
part of the development proposal with particular consideration given to conserving 
irreplaceable features or habitats, and those that cannot readily be recreated within a 
reasonably short timescale, for example ancient woodland and geological formations.  
Where development on a site is approved, mitigation or where necessary, 
compensatory measures, will be required in order to make development acceptable in 
planning terms. 

 
Natural, Built and Historic Environment Policy 7 (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. Where development has the potential to lead to significant pollution either individually 
or cumulatively, proposals should be accompanied by a full and detailed assessment 
of the likely impacts. Development will not be permitted when it is considered that 
unacceptable effects will be imposed on human health, or the environment, taking into 
account the cumulative effects of other proposed or existing sources of pollution in the 
vicinity. Development will only be approved where suitable mitigation can be achieved 
that would bring pollution within acceptable levels. 

 
CONSULTATIONS 

 
17. Consultees were notified and the following comments were received:- 

 
18. Environmental Health Unit  
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Noise: I have reviewed P2274-REP02-REV A-BDH, Technical Memorandum 12 Revision A 
and Technical Memorandum 15, Revision A.  The reports have been assessed and the 
methodology for the assessments have been queried for clarity. To summarise:  
 
Model: A 7dB correction has been applied to the model to account for meteorological 
conditions causing low frequency noise to be audible at sensitive receptors. A 7dB penalty 
was determined based upon noise monitoring in the village whereby 3 occasions out of 15 
noted specific sound levels higher than the predicted model. For those three occasions, two 
of them exceeded the model by 3dB, with one exceeding by 7dB. The 7dB has been applied 
to the engine halls, annex and duct work as these are the areas at the site where 63Hz has 
been identified to be emitting from. A further 3dB has been applied to the model to account 
for variance with the model accuracy. Connecting supports from the existing building to the 
new building have been included within calculations within the model. The model has been 
calibrated for real-world conditions to confirm its accuracy.  
 
Rating Level compared to background levels 
With the rating level accounting for 7dB correction for meteorological conditions at all 
sensitive receptors, the impact at each location is displayed below. The outcome of this 
assessment indicates the rating level is equal to or below the background level at all locations 
except for one where there is a 1dB exceedance overnight. 

 



 

 

This document was classified as: OFFICIAL 

 
 

Comparison to 2020 Planning Condition  
In comparison to the 2020 planning condition which was attached to the site under application 
20/0625/VARY, the proposal with mitigation measures will result in a lower level of noise at 
each location compared to the existing 2020 condition limits which were set. This assessment 
has not included the 7dB correction for each site.  
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Level of Improvement from proposal compared to existing operations  
The proposal with the mitigation measures implemented in full will result in improvements for 
the Specific Sound Level as demonstrated in the table below:  
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The proposal with the mitigation measures implemented in full will result in improvements for 
the 63Hz (unweighted) sound level as demonstrated in the table below:  

 
 

In relation to 63Hz, current measurements indicate that 63Hz is above adjacent octave bands 
by 14dB. Following mitigation measures the 63Hz will be above adjacent octave bands by 
8dB. This will not be defined as ‘tonal’ in terms of BS4142 objective assessments.  

 
NR Values  
It is difficult to accurately predict internal NR values with one-third octave bands due to 
unknown details about external envelope and details of glazing,  and trickle vents etc); 
however despite this predictions have been undertaken and are detailed below which all 
indicate levels below NR25 with windows open.  
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Conclusion The submitted application will result in noise levels which are lower than what 
were previously approved in 2020. The mitigation measures also demonstrate a reduction of 
noise at 63Hz which is predicted to exceed existing residual sound levels (when the plant is 
not running) by 1.3dB at NSR A during the night for worst meteorological conditions only but 
not at other times. At NSR B the predicted specific sound level at 63Hz exceeds residual 
sound levels by 0.4dB in the evening and 1.8dB at night during worst meteorological 
conditions. These small increases are unlikely to be detrimental to the amenity of residents.  

 
Air Quality: It is noted that air quality levels will increase from the proposal however the 
emissions released are below the National Objectives for air quality and the site is a 
significant distance from nearby sensitive receptors which should provide adequate 
dispersal. The site is subject to an Environmental Permit and the Environment Agency will 
consider the impact of this further.  

 
19. Contaminated Land Officer  

A search of our environmental records shows that the proposed development may be 
affected by former landfill site which is located within 250 metres of the site boundary. The 
proposed development could be affected by landfill gas, therefore as defined under YALPAG 
Planning Guidance (June 2023), the possibility of land contamination should be considered. 
As such I would recommend submission of a preliminary risk rating of the potential ground 
conditions, especially the migration of landfill gas, to identify potential contamination sources, 
pathways, and receptors. 
 
Following a review of the original documents it is considered that the unexpected land 
condition is reasonable. 

 
20. The Environment Agency 

Environment Agency Position: We have assessed the supporting information and confirm 
that we have no objection to the planning application as submitted. However, we have the 
following comments to make. 
Requirements under Environmental Permitting Regulations 2016-advice to applicant 
The Environmental Permitting (England and Wales) Regulations 2016 state that permitted 
sites should not harm human health or pollute the environment. The operator is therefore 
required to have measures in place which will:  

• prevent pollution 
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• ensure that there is no harm to human health, the quality of the environment, or the 
surrounding amenity 

• ensure that there is no offence to a human sense or damage to material Property 
Emissions from noise & vibration are currently regulated by the Environment Agency via 
compliance with the respective environmental permits (ref: EPR/LP3300PZ & 
EPR/XP3106PT). 
Any amendments to the current noise mitigation measures must be included in a revised 
Noise & Vibration Management Plan and subsequently submitted to the Environment Agency 
for approval. Please provide the Noise & Vibration Management Plan to your Environment 
Agency area permitting officer for review. When considering appropriate measures for 
managing emissions from noise & vibration, we recommend that you refer to the following 
guidance document: Noise and vibration management: environmental permits - GOV.UK 
For us to determine whether the proposed changes to the facility will comply with the 
requirements of the environmental permits, we will require a detailed proposal on how the 
proposed changes will identify and minimise the risks of pollution from noise and vibration, 
including the provision of an acoustic model. 
 
Update to Existing Environmental Permits  
The Environment Agency has since received a Noise & Vibration Management Plan (NVMP) 
from the applicant under condition 3.4.2 of the environmental permits on 27 June 2025.  The 
Environment Agency is assessing this plan in accordance with our review of permit 
compliance, with regard to our guidance document: Noise and vibration management: 
environmental permits - GOV.UK 
Although still subject to assessment, upon initial review the proposed plan demonstrates a 
likelihood of achieving compliance with the permit conditions.  We will continue to regulate 
the site's operations under our separate regulatory regime. 
Informative: When determining a planning application the local authority should consider the 
advice set out in paragraphs 200 and 201 National Planning Policy Framework which states 
that planning policies and decisions should ensure that new development can be integrated 
effectively with existing businesses and community facilities (such as places of worship, 
pubs, music venues and sports clubs). Existing businesses and facilities should not have 
unreasonable restrictions placed on them as a result of development permitted after they 
were established. Where the operation of an existing business or community facility could 
have a significant adverse effect on new development (including changes of use) in its 
vicinity, the applicant (or 'agent of change') should be required to provide suitable mitigation 
before the development has been completed.  The focus of planning policies and decisions 
should be on whether proposed development is an acceptable use of land, rather than the 
control of processes or emissions (where these are subject to separate pollution control 
regimes). Planning decisions should assume that these regimes will operate effectively. 
Equally, where a planning decision has been made on a particular development, the planning 
issues should not be revisited through the permitting regimes operated by pollution control 
authorities   

 
21. Natural England 

As the facility is already operational and the proposal is a result of a need to reduce noise 
impacts, we have no comments to make on this proposal.    We would still strongly 
recommend that best practice construction mitigation measures should be put in place to 
ensure that there will be no temporary impacts resulting from the construction phase. 

 
22. Sabic UK Petrochemicals Ltd 

Please note planning application referenced 25/0649/FUL will not affect the high pressure 
ethylene pipeline apparatus. 

 
23. Northern Gas Networks 

No objection 
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24 National Grid 

Regarding planning application 25/0649/FUL, National Grid Electricity Transmission have no 
objection to the proposal that is nearby to our overhead lines. Please note this response is 
only in reference to National Grid Electricity Transmission assets only. National Gas 
Transmission (formerly National Grid Gas) should be consulted separately where required. 

 
25 Highways Transport & Design Manager 

The Highways, Transport and Design Manager has no objection to this application. 
Highways Comments : There are no highway objections to the proposed 2no external 
structures around existing power plant enclosure and associated works. 

 
26 Councillor Katie Weston 

After speaking to residents in Cowpen Bewley, I am concerned that this will not reduce the 
noise adequately.  

 
27 Councillor Paul Weston 

Having talked to numerous residents I wish to oppose this proposal as my understanding is 
that the point is to reduce the noise level. The residents believe that this will not reduce noise 
adequately as 51 decibels is still unacceptable.  

 
28 Billingham Town Council  

No comment on this application, subject to the information available at this time. 
 
29 PADHI Health & Safety Executive 

Does not advise against. 
 
30 Cowpen Bewley Residents Association 

At a meeting of the Association tonight I, as Secretary, was actioned unanimously to file a an 
objection to this proposal.  The essence of the objection is that the proposal does not 
sufficiently reduce the noise impact on properties in the Village. The noise emission from the 
installation, notably at the low frequency will still be at a level where is impacts adversely on 
Residents of the Village.  
Given the short notice and the impending deadline this objection is short on detail. I shall 
prepare a supplementary letter in the next few days giving a fuller background basis and 
rationale. This will include comments on the acoustic coupling of the new frame to the existing 
building and the source terms used in the acoustic modelling as well as questioning the 
operability with reduced cooling effectiveness that is inherent in the enclosure of the units 
In short, however, the proposed improvement is not adequate or sufficient to alleviate the 
long-standing and health damaging nuisance from this plant. 
We note also that the proposal now seemingly comes jointly, from two supposedly 
independent units. The original planning application bypassed the national approval process 
by claiming these were two independently operated 49.9 MW units. This subterfuge seems 
to have lapsed. Does this invalidate the original permission? 

 
PUBLICITY 

 
31 Neighbours were notified and the application was advertised on site.  The following 

comments were received. 
 
32 Mr Stewart Swales 2 Earls Cottages Cowpen Bewley 

I am writing to formally object to the findings presented in the Sol Acoustics Environmental 
Noise Impact Assessment, specifically on page 49, which states that at 63Hz, the proposed 
facility will still produce 51dB at Cowpen Bewley Road and 52dB at Cowpen Lane.  This level 
of low-frequency noise is totally unacceptable. In fact, this is the exact type and intensity of 
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noise my family and I have been subjected to for the past three years - a persistent, invasive 
sound that continues to severely affect our quality of life. It is not a nuisance; it is a form of 
ongoing torture that has had a serious impact on our wellbeing. 
I must ask: when will Stockton Borough Council finally act to protect my family and other 
residents from this significant and prolonged noise pollution ? It is deeply distressing to see 
this level of disturbance being considered acceptable in any future plans. 
I urge you to reject any proposal that fails to eliminate this unacceptable environmental noise 
burden and to prioritise the health and peace of local residents over industrial interests. 

 
33 Mr George Laing Colemans Nook Bungalow Cowpen Bewley Road 

This development has historically raised an intolerable noise impact to the residents of 
Cowpen Bewley of which the planning department and the environment agency is well aware. 
This planning application must not go ahead and something must be done to alleviate the 
noise levels to the residents of this beautiful and normally tranquil village. 

 
34 Mrs Anita Stitt Orchard House Cowpen Bewley 

I strongly object to this proposal as it does not reduce the noise levels sufficiently. The 
operation of these plants will still adversely affect ourselves and other residents of our village  

 
35 Paul & Maria Shannon Earls Nook Cottage Cowpen Bewley 

We wish to object to the above planning application.  As one of the households impacted by 
noise nuisance from the Saltholme North & Saltholme South Peaking Power Plants over the 
last three years, we have no issue with the principle of the proposed new buildings. However, 
given the intention is to address noise nuisance, we are concerned that the predicted low 
frequency (63Hz) noise levels of 52/51 dB in Cowpen Bewley will still dominate the 
soundscape and continue to create nuisance at our property during periods of operation.  We 
are also concerned, at 3.3.3 (h), the Environmental Noise Impact Assessment P2274-
REP02-REV A-BDH 06 March 2025 states:"(h) Penetration Detailing (various): (i) Where 
possible, penetrations through the new masonry walls should be avoided or minimised. 
Notwithstanding, Figure 11 and Figure 12 provide generic acoustic detailing of cable trays 
and pipework penetrations which must be adopted for any required penetration through all of 
the new required masonry and cementitious walls to both Engine Halls (NB: others to advise 
fire, architectural, structural, thermal implications etc.)"  We ask that all fire, architectural, 
structural and thermal implications are fully explored. before any decision is made on this 
application. 
As a side note, at 8.2.1 the same report states:  "8.2.1 The nearest identified ecological 
receptor is the RSPB Saltholme Nature Reserve (i.e. an ecological receptor) is located c.760 
metres distance to the southeast."  We understand the Pipeline Pools, approximately 130m 
from the application sites is the nearest ecological receptor. 

 
36 Mrs Joanna Harmison The Wheel House Cowpen Bewley 

I object based upon noise impact and lack of consideration to neighbouring village and the 
impact upon us. 

 
37 Mrs Jenny Pearce Three Horse Shoes Barn Cowpen Bewley 

We wish to formally object to the above proposal on the grounds of noise pollution. The 
intention to reduce noise nuisance we feel will not be met and it will still be heard during 
operational periods. 

 
38 Mr Craig Wearmouth 2 Manor House Farm Cottages Cowpen Bewley 

I am writing to formally object to the planning application 25/0649/FUL] for the proposed 
development. My concerns primarily relate to the issue of noise pollution and the site's 
historical poor performance in engaging with the local community. 
Noise Pollution: The proposed development is likely to significantly increase noise levels in 
the surrounding area, adversely affecting local residents and businesses. Given the nature 



 

 

This document was classified as: OFFICIAL 

of the project, there is a high probability of excessive noise from construction activities, as 
well as ongoing operational noise once completed. This poses a threat to the well-being of 
those living and working nearby, potentially leading to health and quality-of-life concerns. 
Furthermore, the lack of sufficient noise mitigation measures that have been delivered 
historically makes it clear that these risks have not been adequately addressed. 
Historical Engagement Issues: The site has a history of poor engagement with the local 
community and relevant stakeholders including governing bodies. Previous developments 
and operations have failed to take community concerns into account, leading to issues such 
as lack of transparency, unaddressed grievances, and insufficient consultation. Based on 
past experiences, there is little confidence that the applicant will effectively manage 
community relations or mitigate the negative impact of the project. Without a clear strategy 
to improve engagement, the likelihood of continued disregard for local interests remains a 
serious concern. Given these issues, I strongly urge the council to reject this planning 
application unless significant improvements are made to address noise pollution and ensure 
genuine community involvement.  

 
MATERIAL PLANNING CONSIDERATIONS 

 
39 The principle of development for the plants has been accepted and the scheme has been 

implemented. 
 

40 The main considerations relate to the visual impacts of the proposed enclosures and whether 
the development will resolve the noise issues currently experienced by local residents along 
with other residual matters. 

  
41 The proposed development is out with the limits to development but already in place.  The 

proposed amendments will increase the size of the existing buildings, but given the scale of 
the whole facility and the vantage points where the scheme is visible it is considered that 
there would not be a significant perceptible change that would warrant refusal of the 
application.  
 

42 In terms of noise the applicant has submitted an initial noise assessment and additional 
technical information as requested by the Environmental Health Team.  The submitted 
documents have been fully assessed with the comments from Environmental Health provided 
in full at Paragraph 19 of this report. 
 

43 The Environment Agency suspended the permits for the two plants due to noise complaints 
and will not release the suspension until the noise mitigation is in place to achieve noise 
levels that would not impact on residents.  A Noise & Vibration Management Plan (NVMP) 
has been submitted to them and whilst the Environment Agency still is assessing the plan, 
upon initial review the proposed plan demonstrates a likelihood of achieving compliance with 
the permit conditions.   
 

44 Whilst the concerns from local residents are understandable, the Developer cannot attempt 
to mitigate the impact without first erecting the enclosures and assessing the real time noise 
measurements and whether they have done enough to achieve the improvements required.  
Once this scheme is implemented there are conditions to ensure the predicted noise levels 
are achieved and maintained for the lifetime of the development.  
 

45 Comments that the facility will still produce 51dB at Cowpen Bewley Road and 52dB at 
Cowpen Lane were passed to the noise consultant for clarification who has confirmed the 
reference to these measurements have been taken out of context and it’s not an accurate 
interpretation of the findings of the report.   
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46 The Noise Consultant has confirmed that the noise levels in the table are presented in terms 
of predicted linear 63 Hz octave band centre frequency specific sound level.   This is the 
noise level that is expected to be measured by a sound level meter with a Z waiting, (i.e. 
unweighted) frequency response applied.  It does not take into consideration the sensitivity 
of human hearing at different frequencies which is less responsive to noise at low and very 
high frequency. The A weighting correction is typically applied to a noise spectrum in order 
to approximate the response of human hearing.  The A weighted correction of the 63 Hz 
octave band and frequency is -26.2 dB.  Therefore the corresponding A weighted 63 Hz 
octave band centre frequency specific sound level is approximately 20.6dB (50.2dB -26.2 
dB). The purpose of table 9 is to show the anticipated change our level of improvement of 40 
by the successful implementation of the mitigation measures ay 63 Hz octave band centre 
frequency.  The prescribed noise control works (in their entirety and constructed to a good 
standard) are expected to reduce the specific sound level of the 63 Hz octave band centre 
frequency by between 14dB to 17dB depending on the receptor which is a significant 
improvement in acoustic terms to put this in perspective a reduction of approximately 10 dB 
is typically perceived as half the loudness of the sound 
 

47 Environmental Health have confirmed that following implementation of the mitigation 
measures noise levels would be lower than previously approved in 2020. The mitigation 
measures also demonstrate a reduction of noise at 63Hz which is predicted to exceed 
existing residual sound levels (when the plant is not running) by 1.3dB at NSR A during the 
night for worst meteorological conditions only but not at other times. At NSR B the predicted 
specific sound level at 63Hz exceeds residual sound levels by 0.4dB in the evening and 
1.8dB at night during worst meteorological conditions. The Environmental Health Team have 
advised that these small increases are unlikely to be detrimental to the amenity of residents 
and raised no objections to the proposed development and support the measures to try and 
reduce the noise impacts to an acceptable level.   
 

48 In simple terms the specific sound levels will change from table 1 (as agreed) to table 2 (as 
proposed) 
 

49 The rating levels have improved from those noted in table 1 to table 3 which is a significant 
improvement. 

 
TABLE 1  
 

Location Revised Scheme 
Specific Sound Level, 

dBA 

Rating 
Level, 

dB LAr,Tr 

BS4142 Rating Level 
Difference dB 

Cowpen Bewley 
Road 

39 39 +2 (23:00- 07:00) 

Cowpen Lane 40 40 +3 (23:00- 07:00) 

Haverton Hill 
Hotel 

37 37  

Lime Tree Close 36 36  

Charlton Close 27 27  
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TABLE 2  

 
 

TABLE 3  
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Ecology  
50 In terms of Ecology whilst it the submitted documents states the nearest identified ecological 

receptor is the RSPB Saltholme Nature Reserve (i.e. an ecological receptor) is located c.760 
metres to the southeast and Pipeline Pools are significantly closed at approximately 130m 
this is discussed in full in the Ecological report where it states the noise levels at pipeline 
pools area are predicted at 45dB which will be well within the acceptable level of 55dB 
wetland bird disturbance noise level. Given the predicted noise levels will be lower than that 
in the original application Natural England have raised no objections to the proposed scheme.  
It is therefore considered that the proposal will not have an adverse impact on these 
ecological important areas 
 
Air Quality Assessment  

51 An updated Air Quality Assessment (AQA) has been submitted and reviewed by the 
Environmental Health Team.  The air quality assessment considered the impacts of the stack 
emissions and provides a comparison with the predicted concentrations and conclusions with 
the air quality assessments submitted to support the 2023 applications.   The report 
concludes that using professional judgement, the resulting air quality effects on human and 
ecological receptors of the new building configuration reported on above are considered to 
be ‘not significant’ overall and the conclusions for the 2025 new building scenario remain 
unchanged from the conclusions of the assessment for the 2023 application as the 2025 new 
building configuration results in no likely significant effects. 
 

52 The AQA has been considered by both the Environmental Health Team and the Environment 
Agency and no concerns have been raised in this regard.   
 
Biodiversity Net Gain  

53 The Environment Act 2021 introduced a mandatory requirement for applicants to deliver at 
least 10% BNG increase onsite unless the development met the exceptions criteria for 
providing BNG.   
 

54 The land within the red line boundary comprises existing hardstanding and plant equipment. 
There is no existing vegetation or soft landscaping, therefore the biodiversity value does not 
exceed zero and the development does not impact an onsite priority habitat or onsite linear 
habitat.  Accordingly, the requirements have been met. 
 
Other Matters  

55. Comments regarding the fire, architectural, structural and thermal implications are noted 
however this matter lies with the engineers who are responsible for the construction works to 
ensure they adhere to current standards and achieve the noise levels as predicted. 
 

56. Objectors have queries whether the joint application invalidates the original permission.  At 
the time of submission of the original application, there were two applications for the same 
site under consideration and initial concerns were raised by the case officer that the schemes 
should be considered as NSIPs.  Further advice was sought at that time from the Planning 
Inspectorate and the Council’s own Legal Team.  The Planning Inspectorate confirmed that 
they do not have the power to give a legally binding interpretation on whether the two gas 
fired power facilities would be classed as a NSIP/DCO project. Only the Courts can ultimately 
determine the interpretation of legislation, and at that time there had been no case law on 
this point and it would be for the developer to decide whether or not to apply for development 
consent.  The developer sought their own legal advice and provided Counsels opinion on the 
more appropriate mechanism in which to apply for consent.   

 
57. On considering the submitted information and the Counsel’s opinion, the Local Authority 

Chief Solicitor has confirmed that if the two plants (of 49.99MW each) came in as separate 
applications, do not share infrastructure and could operate wholly independent of each other 
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(other than the connection to the same sub-station) then the local planning authority should 
accept them as applications under the Town and Country Planning Act.   

 
58. The applications were subsequently accepted and determined by the local planning authority. 

 
59. Whilst this application is joint for the enclosures the plants still meet the criteria above in that 

they operate independently and do not share infrastructure. 
 

CONCLUSION 
 

59. Overall it is considered that the proposed scheme will not have an adverse impact on the 
area and will resolve the noise issues currently experienced by residents and the benefits of 
the proposed intervention are noted. 
 

60. It is recommended that the application be Approved with Conditions for the reasons specified 
above. 

 
Director of Finance, Development and Business Services 
Contact Officer Elaine Atkinson   Telephone No  01642 526062   
 
WARD AND WARD COUNCILLORS 
Ward   Billingham South 
Ward Councillor  Councillor Katie Weston 
Ward Councillor  Councillor Paul Weston 
 
IMPLICATIONS 
 
Financial Implications: None  
 
Environmental Implications: See Report  
 
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 
 
Background Papers 
Stockton on Tees Local Plan Adopted 2019 
Application File 
 


