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DELEGATED AGENDA NO
PLANNING COMMITTEE
10 September 2025
REPORT OF ASSISTANT DIRECTOR OF
INCLUSIVE GROWTH AND DEVELOPMENT

25/1665/LA

Sponsored Roundabout Junction Council of Europe Boulevard, University Boulevard,
Thornaby

Erection of a 1.50 metre brick/concrete base including placement of a Coffee Pot Engine atop
(Planting of perimeter boundary hedge)

Expiry Date: 6 October 2025
SUMMARY

Planning permission is sought for the erection of a brick plinth with a smooth concrete top to be
used as a base for the siting of the “Coffee Pot” steam locomotive, currently in storage at Preston
Park Museum. This is to be sited in the centre of the sponsored roundabout on the junction of Council
of Europe Boulevard and University Boulevard, Thornaby.

One letter of support has been received from the Friends of the Stockton and Darlington Railway .
No objections have been raised by consultees.

In accordance with the Council’'s scheme of delegation, the application is to be determined by
Planning Committee as it falls outside of the types of “minor” Council development that can be
determined under delegated powers.

RECOMMENDATION
That planning application 25/1665/LA be approved subject to the following conditions and
informative.

Time Limit
01 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
02 The development hereby approved shall be in accordance with the following approved
plan(s);

Plan Reference Number Date Received
25122-HL-Z2Z-ZZ-DR-A-1600-S4-P03 11 August 2025
25122-HL-Z2Z-7Z-DR-A-2100-S4-P04 11 August 2025
SBCO0001 7 August 2025

Reason: To define the consent.
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INFORMATIVE OF REASON FOR PLANNING APPROVAL

Working Practices

The Local Planning Authority found the submitted details satisfactory subject to the imposition of
appropriate planning conditions and has worked in a positive and proactive manner in dealing with
the planning application.

BACKGROUND

1.

This application has been submitted as part of the Stockton & Darlington Railway Celebrations.
The “Coffee Pot” engine was initially built in 1870 and is one of only three such engines that
remain. It was built by the Head Wrightson'’s Iron Foundry and used to shunt materials around
the site. The engine was retired and in 1970, it was loaned to Stockton Borough Council and
sited on the junction of Bridge Road and St John’s Crossing. It was then moved into Preston
Park in 2012 and has recently been moved into a non-public workshop yard within the museum.

The Head Wrightson'’s site closed in the late 1980s and in the early 1990s, became the site of
the Teesdale Business Park developed by the former Teesside Development Corporation (TDC).

To celebrate the Bicentennial of the railways, and to bring the engine back into the public realm,
this application has been submitted.

SITE AND SURROUNDINGS

4.

5.

The application site is a four-way roundabout leading to various offices, educational
establishments, and dwellings, including Dunedin House. It is on the Council of Europe
Boulevard and University Boulevard. It is a wide, open, flat grassed roundabout. There are
statutory traffic signs on it and a single pole which holds a CCTV camera. There is one CP Media
sign on it which seeks advertisements. The area is overtly commercial in its character, however
owing to its origins as a development by TDC, the area has an open and spacious character with
wide grass verges, pedestrian footways, well established trees and a uniformity in the style,
design and form of the buildings and street furniture.

The nearest dwellings are those in Anchorage Mews, approximately 150m to the east.

PROPOSAL

6.

This application seeks full planning permission for the erection of a 1 brick/concrete base and
the placement of the “Coffee Pot” engine on top of it. Details of a 1.2m perimeter boundary hedge
have also been provided, but this does not, in itself require planning permission and no further
consideration of it will be made. The base will be concrete, faced with red bricks in a Flemish
Bond pattern and there will be a smooth, chamfered concrete top on that. A set of rails and
sleepers will be installed, and the engine will be put on top of that. The engine will not be
illuminated, and access will be limited owing to the hedge.

The roundabout has been selected as a suitable location as it will be within the former Head
Wrightson’s site, where the engine was used and would thus provide a visual link to the past,
and will also celebrate the town’s important railway heritage through the Bicentennial of the
Stockton and Darlington Railway.

CONSULTATIONS

8.

9.

Consultees were notified, and the following comments were received.

Friends Of Stockton and Darlington Railway - We are delighted to offer full support to see the
Coffee Pot engine return home to the site of Head Wrightson.
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10. Environmental Health Unit — There are no grounds for objection in principle to the development
but would recommend conditions relating to hours of work and unexpected land contamination

11. Canal & River Trust — No comment

PUBLICITY

12. Neighbours were notified, and to date no comments have been received.

PLANNING POLICY

13. 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.

14. 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

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

e 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.

Local Planning Policy
17. 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
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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:

- 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.

Strategic Development Strategy Policy 5 (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:

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.

c. Intervening to enhance the historic environment especially where heritage assets are identified as
being at risk.

d. Supporting proposals which positively respond to and enhance heritage assets.

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.

Strategic Development Strategy Policy 8 (SD8) - Sustainable Design Principles

1. The Council will seek new development to be designed to the highest possible standard, taking
into consideration the context of the surrounding area and the need to respond positively to the:

a. Quality, character and sensitivity of the surrounding public realm, heritage assets, and nearby
buildings, in particular at prominent junctions, main roads and town centre gateways;

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

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

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

e. Privacy and amenity of all existing and future occupants of land and buildings;

f. Existing transport network and the need to provide safe and satisfactory access and parking for all
modes of transport;

g. Need to reinforce local distinctiveness and provide high quality and inclusive design solutions, and
h. Need for all development to be designed inclusively to ensure that buildings and spaces are
accessible for all, including people with disabilities.

2. New development should contribute positively to making places better for people. They should be
inclusive and establish a strong sense of place, using streetscapes and buildings to create attractive
and comfortable places to live, work and visit.

MATERIAL PLANNING CONSIDERATIONS

Principle of Development
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18.

19.

20.

21.

22.

23.

24.

25.

26.

27.

Policy SD5 aims to conserve and enhance the natural, built and historic environment through a
variety of methods, and part 3(e) recognises the areas industrial heritage including its railway
and engineering heritage.

The proposed development clearly recognises this, owing to its siting on the former Wright
Headsons yard and the locomotive having been built at the site. It is fitting that it should be sited
here. The siting of the locomotive here also celebrates the 200 years of the Railways which is an
important part of Stockton’s heritage. Accordingly, there is strong policy support for the proposal
and the principle of development is therefore considered to be acceptable.

Visual Impact
Paragraph 131 of The National Planning Policy Framework states that the creation of high

quality, beautiful and sustainable buildings and places is fundamental to what the planning and
development process should achieve.

Paragraph 135 (d) goes on to stating that it requires new development to 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.

Moreover, planning polices SD3 and SD8 within the adopted Local Plan encourages high
standards of design. They set out new development should be suitable to the context of the
surrounding area and be of an appropriate style, proportion, and materials. Consideration should
be given to the context of the surrounding area and the need to respond positively to the quality,
character, and sensitivity of the surrounding public realm.

The roundabout is an open, flat site within a commercial business area and there are no dwellings
within close proximity. It is considered that the siting of the engine here would significantly
contribute to the sense of place of this area, as it would serve as an echo of the former industry
of the area. It is considered that the development would introduce an attractive and distinctive
feature to the street scene, and one that wholly relates to its immediate history as the former
Head Wrightson’s site and also, more generally as part of the 200 years of the railway
celebrations.

It is not unexpected to see roundabouts with sculptures and statues on them, there are others in
the Borough for example the Spitfire at Thornaby, the Deer sculpture at Wynyard and the Anchor
at the bottom of Prince Regent Street and they are all considered to be positive additions to the
streetscapes of their areas.

The erection of the plinth and the siting of the steam engine on top is considered to significantly
enhance the character and appearance of this part of Thornaby.

The proposal accords with Policies SD3 and SD8 of the Local Plan and guidance contained
within the National Planning Policy Framework (2024)

CONCLUSION

In view of the above considerations, there is considered to be strong compliance with planning
policies and the proposals will result in a positive contribution to the overall street scene.
Consequently, it is recommended that the application be approved with conditions for the
reasons specified in the report.

Director of Finance, Development and Business Services
Contact Officer Wendy Thompson Telephone No 01642 528326

WARD AND WARD COUNCILLORS
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Ward Mandale & Victoria
Ward Councillor Councillor Richard Eglington
Ward Councillor Councillor Nathan Gale

IMPLICATIONS

Financial Implications:
No known implication other than the associated costs of implementation/maintenance.

Environmental Implications:
The proposed development will result in some positive visual improvements to the area as detailed
within the 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

National Planning Policy Framework
Stockton on Tees Local Plan Adopted 2019
Application File




