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

25/0672/FUL

Land East Of Durham Lane, Eaglescliffe, Stockton On Tees

Hybrid planning application comprising;

1. Full application for access and infrastructure works including provision of part of internal
estate road and earthworks associated with re-profiling of existing site levels for creation of
development plateaus, drainage works, utilities infrastructure and temporary top soil storage.
2, Outline application with all matters reserved other than access for erection of employment
buildings (Use Class E(g)(ii & iii), B2/B8 including ancillary offices Use Class E(g)(i)) and
service yard areas, ancillary railway sidings and associated works.

Expiry Date: 4 July 2025
Extension of Time Date: 12 September 2025

SUMMARY

This application is a Hybrid planning application which will secure the access and infrastructure
works to unlock the site for development. The Full application includes the provision of part of an
internal estate road and earthworks associated with re-profiling of existing site levels to create the
development plateaus along with the associated drainage works, utilities infrastructure and
temporary top soil storage.

One the works are undertaken the site will be marketed for future Developers to come forward and
this is the outline aspect for the erection of employment buildings (Use Class E(g)(ii & iii), B2/B8
including ancillary offices Use Class E(g)(i)) and service yard areas, ancillary railway sidings and
associated works.

The application site is allocated in the local plan for B2/B8 development and therefore the proposal
fully accords with planning policy. There have been a number of objections which have been
considered in full and there are no planning policy reasons to refuse the application.

The proposal is considered to be acceptable in planning terms in all other regards and is
recommended for approval subject to those conditions detailed within the report.

RECOMMENDATION
That planning application 25/0672/FUL be approved subject to the following conditions and
informatives;

CONDITIONS RELEVANT TO THE FULL APPLICATION

01 Time Limit
The development hereby permitted shall be begun before the expiration of three years from the date
of this permission.
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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);

Plan Reference Number Date Received Details

7280-055B 2 April 2025 Location Plan

7280-057B 2 April 2025 Area A Boundary Plan
7280-058D 2 April 2025 Proposed Area A Masterplan
7280-059D 2 April 2025 Proposed Surface Treatment

Reason: To define the consent.

03 Site Levels

Notwithstanding the submitted plans. Other than site preparation works shall not commenced until
details of the existing and proposed levels of the site and any earth retention measures (including
calculations where such features support the adopted highway) shall be submitted to and approved
in writing by the local planning authority. Development shall be carried out in accordance with the
approved details.

Reason: To ensure that earth-moving operations, retention features and the final landforms resulting
are structurally sound, compliment and not detract from the visual amenity or integrity of existing
natural features and habitats.

04 Retained Habitat

Notwithstanding the submitted plans, plans shall be updated to show the retained landscaping
around the western development plot. Where landscaping is to be removed this shall be replaced
in accordance with a scheme to be submitted and approved in writing with the local planning
authority. The scheme shall be implemented in full in the first planting season following the
completion of the infrastructure works.

Reason: In the interests of the visual amenities of the area.

05 Ecology and Biodiversity
Works shall be undertaken in accordance with the mitigation and recommendations of the
documents;

e Ecological Impact Assessment (EclA) Report Ref. ER-7553-05.3 dated 06/02/2025

e Bat Activity Survey Report (Ref ER-7553-04.2 ) dated 06/02/2025

e Climbing Survey (ref: SI-7553-02)
Any works on site that require clearing areas of scrub and vegetation in advance of any proposed
development should be completed during the period September to February to avoid any disturbance
to breeding birds between 1st March and 31st August.

Where clearance does take place during the bird breeding season, a pre-clearance check of the
area should be carried out by a suitability qualified ecologist.

Reason: To conserve protected species and their habitat where necessary

06 Ecology Survey

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

Reason: To conserve protected species and their habitat where necessary

07 Construction Environmental Management Plan

Other than site preparation works, no part of the development hereby approved shall commence
until a Construction Environmental Management Plan (CEMP) has been submitted to and approved
in writing by the Local Planning Authority. The CEMP shall set out, as a minimum, site specific
measures to control and monitor impact arising in relation to noise and vibration, dust and air
pollutants, land contamination and ecology. The CEMP shall include measures to effectively control
dust emissions from the site works, this shall address earth moving activities, control and treatment
of stock piles. It shall also set out arrangements by which the developer shall maintain
communication with businesses and residential premises in the vicinity of the site, and by which the
developer shall monitor and document compliance with the measures set out in the CEMP. The
development shall be carried out in full accordance with the approved CEMP at all times.

Reason: In the interests of protecting the environment.

08 BNG

Prior to the commencement of work an Overall Biodiversity Gain Plan must be submitted to and
approved by the planning authority before the development can begin; and thereafter a Phase
Biodiversity Gain Plan for each phase must be submitted to and approved by the planning authority
before the development of that phase can begin.

Reason: In the interests of ensuring measurable net gains to biodiversity

09 Means of Enclosure
Prior to installation of any means of enclosure, full details shall be submitted to and approved in
writing by the Local Planning Authority.

Reason: In the interests of the visual amenities of the locality.

10 Lighting

Prior to commencement of works, other than site clearances and preparation works, details of the
external appearance of all external lighting of roads and, including colour and luminance shall be
submitted to and agreed in writing with the Local Planning Authority before such lighting is erected.
The lighting shall be installed in accordance with the agreed details and be in place prior to
occupation.

Reason: To avoid light pollution in the interests of the visual amenities of the area

11 Construction Traffic Management Plan

Other than site preparation works, prior to the commencement of development, a Construction Traffic
Management Plan shall be submitted and agreed in writing with the Local Planning Authority (in
consultation with the Highway Authority for the A66) and shall provide details of the routing of all
HGVs movements associated with the construction phases, parking for use during construction and
measures to protect any existing footpaths and verges, vehicle movements, wheel cleansing,
sheeting of vehicles, offsite dust/odour monitoring and communication with local residents. Work
shall be undertaken in accordance with the agreed details.

Reason: To ensure the impact of the development is sufficiently controlled and to mitigate any
adverse impact from the development on the A66 in accordance with DfT Circular 01/2022.”

12 Maintenance and management of a Sustainable Surface Water Drainage Scheme
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Other than site preparation works, the development hereby approved shall not be commenced on
site, until a scheme for ‘the maintenance and management of a Sustainable Surface Water Drainage
Scheme has first been submitted to and approved in writing by the Local Planning Authority. The
scheme shall be implemented and thereafter managed and maintained in accordance with the
approved details, the scheme shall include but not be restricted to providing the following details;

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

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

Reason: To ensure the site is developed in a manner that will not increase the risk of surface
water flooding to site or surrounding area, in accordance with the Local Plan Policies SD5 & ENV4
and the National Planning Policy Framework.

13 Drainage: Environment Agency

No drainage systems for the infiltration of surface water to the ground are permitted other than with
the written consent of the local planning authority. Any proposals for such systems must be
supported by an assessment of the risks to controlled waters. The development shall be carried out
in accordance with the approved details.

Reasons: To ensure that the development does not contribute to and is not put at unacceptable risk
from or adversely affected by unacceptable levels of water pollution caused by mobilised
contaminants. This is in line with paragraph 187 of the National Planning Policy Framework.

14 Construction/ Demolition Noise

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

Reason: To ensure that the development does not prejudice the enjoyment of neighbouring
occupiers of their properties.

15 Unexpected Land Contamination

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

Reason: To ensure any unknown contaminative features encountered during the development are
investigated and remediated to an acceptable standard.

CONDITIONS RELEVANT TO THE OUTLINE APPLICATION

01 Reserved Matters - Time Period for submission

Application for the approval of reserved matters shall be made to the Local Planning Authority before
the expiration of 10 years from the date of this permission.

Reason: By virtue of the provisions of Section 92 of the Town and Country Planning Act 1990.

02 Period for Commencement
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The development hereby permitted shall be begun either before the expiration of 8 years from the
date of this permission, or before the expiration of 2 years from the date of approval of the last of the
reserved matters to be approved, whichever is the latest.

Reason: By virtue of the provisions of Section 92 of the Town and Country Planning Act 1990.

03 Reserved Matters — Details

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

Reason: To reserve the rights of the Local Planning Authority with regard to these matters

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

Plan Reference Number Date Received
7280-055B 2 April 2025

Reason: To define the consent

05 Ecology and Biodiversity
Works shall be undertaken in accordance with the mitigation and recommendations of the submitted
Ecological Impact Assessment (EclA) Version 3 dated 06/02/2025

e Bat Activity Survey Report (Ref ER-7553-04.2 ) dated 06/02/2025

e Climbing Survey (ref: SI-7553-02)
Any works on site that require clearing areas of scrub and vegetation in advance of any proposed
development should be completed during the period September to February to avoid any disturbance
to breeding birds between 1st March and 31st August.

Where clearance does take place during the bird breeding season, a pre-clearance check of the
area should be carried out by a suitability qualified ecologist.

Reason: To conserve protected species and their habitat where necessary

06 Ecology Survey

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

Reason: To conserve protected species and their habitat where necessary

07 BNG

Prior to the commencement of work an Overall Biodiversity Gain Plan must be submitted to and
approved by the planning authority before the development can begin; and thereafter a Phase
Biodiversity Gain Plan for each phase must be submitted to and approved by the planning authority
before the development of that phase can begin.

Reason: In the interests of ensuring measurable net gains to biodiversity

08 Habitat Management and Monitoring Plan (HMMP)
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Prior to commencement of each phase a Habitat Management Monitoring Plan (HMMP) for that
phase shall be prepared in accordance with the approved Phase Biodiversity Gain Plan and shall be
submitted to and approved in writing by the Local Planning Authority. The HMMP shall include

(a) a non-technical summary;

(b) the roles and responsibilities of the people or organisation(s) delivering the HMMP;

(c) the planned habitat creation and enhancement works to create or improve habitat to achieve the
biodiversity net gain in accordance with the approved Biodiversity Gain Plan;

(d) the management measures to maintain habitat in accordance with the approved Biodiversity Gain
Plan for a period of 30 years from the practical completion of the development or the first occupation
of the development, whichever is the sooner; and

(e) the monitoring methodology and frequency in respect of the created or enhanced habitat to be
submitted to the Local Planning Authority. Monitoring reports should be submitted to the Council
during years 2,5, 7, 10, 20 and 30 from commencement of development unless otherwise stated in
the Biodiversity Management Plan, demonstrating how the BNG is progressing towards achieving
its objectives, evidence of arrangements and any rectifying measures needed.

Reason: To ensure the proposed habitat creation and/or enhancements are suitably managed and
monitored to ensure development delivers a biodiversity net gain in accordance with Schedule 7A of
the Town and Country Planning Act 1990

09 Construction Environmental Management Plan

No part of the development of each phase hereby approved shall commence until a Construction
Environmental Management Plan (CEMP) for that phase has been submitted to and approved in
writing by the Local Planning Authority. The CEMP for each phase shall set out, as a minimum, site
specific measures to control and monitor impact arising in relation to noise and vibration, dust and
air pollutants, land contamination and ecology. The CEMP shall include measures to effectively
control dust emissions from the site works, in accordance with an impact assessment undertaken in
accordance with the IAQM guidance, this shall address earth moving activities, control and treatment
of stockpiles. It shall also set out arrangements by which the developer shall maintain communication
with businesses and residential premises in the vicinity of the site, and by which the developer shall
monitor and document compliance with the measures set out in the CEMP. The development shall
be carried out in full accordance with the approved CEMP at all times. The CEMP shall be updated
for each phase if appropriate.

Reason: In the interests of protecting the environment.

10 Construction Traffic Management Plan

Other than site preparation works, prior to the commencement of each phase of development, a
Construction Traffic Management Plan for that phase shall be submitted and agreed in writing with
the Local Planning Authority (in consultation with the Highway Authority for the A66) and shall
provide details of the routing of all HGVs movements associated with the construction phases,
parking for use during construction and measures to protect any existing footpaths and verges,
vehicle movements, wheel cleansing, sheeting of vehicles, offsite dust/odour monitoring and
communication with local residents. Work shall be undertaken in accordance with the agreed
details.

Reason: To ensure the impact of the development is sufficiently controlled and to mitigate any
adverse impact from the development on the A66 in accordance with DfT Circular 01/2022.”

11 Submission of Landscaping Scheme

Prior to commencement of works on each phase, a soft landscaping scheme shall be submitted as
part of any reserved matters application which includes landscaping. Development which includes
the eastern boundary shall include planting along the eastern edge of the site adjacent to the railway.
The scheme must comply with CAST Advice Note 3, 'Wildlife Hazards' available at CAST Advice
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Note 3- Wildlife Hazards Around an Aerodrome. These details shall include the species, number
and spacing of trees and shrubs. Thereafter no subsequent alterations to the approved landscaping
scheme are to take place unless submitted to and approved in writing by the Local Planning
Authority. The scheme shall be implemented as approved.

Reason: To avoid endangering the safe movement of aircraft and the operation of Teesside
International Airport through the attraction of birds and an increase in the bird hazard risk of the
application site.

12 Maintenance — Softworks

Prior to occupation of the first unit/building in each phase full details of proposed soft landscape
management for that phase shall be submitted to and approved in writing by the Local Planning
Authority. The soft landscape management plan shall include maintenance access routes to
demonstrate operations can be undertaken from publicly accessible land, long term design
objectives, management responsibilities and maintenance schedules for all landscape areas/
retained vegetation, shall be submitted to and approved in writing by the Local Planning Authority
and implemented in accordance with the approved plan prior to the occupation of each phase of the
development.

Any vegetation within a period of 5 years from the date of completion of the total works in that phase
that is dying, damaged, diseased or in the opinion of the Local planning Authority is failing to thrive
shall be replaced by the same species of a size at least equal to that of the adjacent successful
planting in the next planting season.

Landscape maintenance shall be detailed for the initial 5 year establishment from date of completion
of the total scheme regardless of any phased development period followed by a long-term
management plan for a period of 20 years. The landscape management plan shall be carried out as
approved.

Reason: To ensure satisfactory landscaping to improve the appearance of the site in the interests
of visual amenity.

13 Cycle Storage

Prior to the occupation of each building, a scheme for cycle parking, in broad accordance with SPD3
(Parking Provision for New developments) shall be submitted and approved in writing by the local
planning authority. The scheme shall be implemented in full and retained for the life of the
development.

Reason: in the interests of providing sustainable travel options for the site.

14 Electric Vehicle Charging

A scheme for the provision of electrical charging points for the charging of electrical motor vehicles,
shall be submitted and approved in writing by the local planning authority for each phase of
development. The charging points shall be in place prior to the occupation of the building in each
phase.

Reason:-to ensure a satisfactory form of development

15 Waste Storage

Prior to the occupation of each building/unit, a scheme for secure refuse storage shall be submitted
and approved in writing by the local planning authority for each building/unit. The scheme shall be
implemented in full and retained for the life of the development.

Reason: To ensure a satisfactory form of development.

16 Glint and Glare
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No solar photovoltaic panels shall be fixed in place until the developer has completed a "Glint and
Glare Assessment" which has been submitted to and approved in writing by the Local Planning
Authority. Installation, operation, and maintenance of the solar photovoltaic panels shall thereafter
be in accordance with the approved "Glint and Glare Assessment.

The glint and glare study shall also consider the effect the proposal will have on the operation of the
adjacent railway particularly in terms of signal sighting and driver distraction. This shall include glint
and glare from solar PV as well as glazing and reflective surfaces in adjacent buildings that could
distract train drivers and/or obscure and conflict with rail signals. Thereafter, the development shall
be completed in accordance with the any recommendations and mitigation in the approved Glint and
Glare Assessment.

Reason: To ensure to safe operation of the railway and Air Traffic Control facilities and pilots.

17 Lighting;

Prior to commencement of works on each phase of development, other than site clearances and
preparation works, details of the external appearance of all external lighting, including colour and
luminance shall be submitted to and agreed in writing with the Local Planning Authority before such
lighting is erected. The lighting shall be installed in accordance with the agreed details and be in
place prior to occupation.

Reason: To avoid light pollution in the interests of the visual amenities of the area and to ensure
the safe operation of the railway

18 Means of Enclosure

Prior to installation, details of the means of enclosure shall be submitted to and approved in writing
by the Local Planning Authority for each phase of development. Such means of enclosure shall be
erected before the development hereby approved is occupied. This shall include a suitable trespass
proof fence adjacent to Network Rail's boundary (minimum 1.8m high) and make provision for its
future renewal and maintenance. Network Rail's existing fencing/wall must not be removed or
damaged

Reason: In the interests of the visual amenities of the locality and to ensure the safety of the railway
is maintained

19 Vehicle Incursion Measures
Each phase of development shall include a risk assessment to the railway and where appropriate
that phase shall include the detailed design and a timetable for the installation of suitable vehicle
incursion measures (An Armco or similar barrier). The measures shall be implemented in
accordance with the agreed timetable.

Reason: To ensure the ongoing safety, operational needs and integrity of the railway are secured.

20 Energy Efficiency

Prior to the erection of any building in each phase, an Energy Statement shall be submitted to and
approved in writing by the Local Planning Authority for each phase of development. The statement
shall identify the predicted energy consumption, the associated CO2 emissions and how the energy
hierarchy has been applied to the development, including an investigation into the feasibility and
viability of connection to decentralised energy networks for heat and power and the achievement of
a “Very Good” BREEAM rating for the scheme. The statement shall set out the feasibility and viability
of achieving a minimum 10% reduction in CO2 emissions from the development, over and above
current Building Regulations Part L requirements, or a minimum of 10% of the total predicted energy
requirements of the development will be generated from renewable energy sources. Development
shall be carried out thereafter in a manner that incorporates any feasible and viable measures
identified.
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Reason: Reason: In the interests of promoting sustainable development in accordance with the
requirements of Local Plan Policies ENV1 and ENV3.

21 Noise disturbance from New Plant

The rating level of sound emitted from any fixed plant, associated with each phase of the
development shall not exceed background sound levels by more than 5dB (A) between the hours of
0700-2300 (taken as a 1-hour LA90 at the nearest residential sound sensitive premises) and shall
not exceed the background sound level between 2300-0700 (taken as a 15 minute LA90 at the
nearest residential sound sensitive premises). All measurements and/or calculations shall be made
in accordance with the methodology of BS4142: 2014 (Methods for rating and assessing industrial
and commercial sound) and/or its subsequent amendments.

The rating level of sound emitted from any fixed plant shall not exceed 50 dB in the daytime at The
Tees Valley Community Church as presented in Table 4.11 of the BWB noise impact assessment
(reference: DLE-BWB-ZZ-XX-T-YA-0001_NIA), unless agreed with the local authority. All
measurements and/or calculations shall be made in accordance with the methodology of BS4142:
2014 (Methods for rating and assessing industrial and commercial sound) and/or its subsequent
amendments.

Where measurements are required, and access to the nearest sound sensitive property is not
possible, measurements shall be undertaken at an appropriate location, to be agreed with the local
authority.

Any deviations from the LA90 time interval stipulated above shall be agreed in writing with the Local
Planning Authority.

Reason: To protect the amenities of nearby residents.
Reason: To protect the amenities of nearby residents.

22 Noise

Prior to the erection of any buildings in each phase , a noise assessment, including low frequency

noise (where relevant) shall be submitted and approved for each phase and shall include an

assessment for:

- The increased use of railway movements to the proposal as well as any loading/ unloading or
vibration associated with such activities should they be proposed. Vibration levels should not
exceed levels detailed in Vibration from Railway condition 24 *

- Noise breakout of the proposed units and yard areas should be assessed assuming a worst case
noise scenario for internal noise associated with the planning use classification sought.
Operational noise shall not exceed background levels by more than 5dB(A) during the day 0700-
2300hrs or exceed the background level at all during the night 2300- 0700hrs. Where necessary
mitigation measures should be proposed and thereafter implemented in accordance with the
agreed scheme.

- An assessment should be made to determine the sound level change in the area and how much
the proposal will cause an increase on existing LAeq levels. This should be included within the
assessment for the full site and railway.

Reason: In the interest of protecting the residents and businesses from noise and disturbance

23 Construction Noise Report
A noise report for construction noise should be undertaken by a noise consultant and should be
submitted to and approved in writing by the Local Planning Authority prior to construction work
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commencing in each phase. As part of the noise report for each phase the existing ambient noise
levels at the nearest residential properties should be obtained and the noise levels of each proposed
construction activity to be undertaken in that phase should be calculated to the nearest residential
properties. The assessment and impact of the construction noise should be undertaken in
accordance with the ABC method and table E.1 of BS5228 where the ambient noise level should be
rounded to the nearest 5dB to determine the appropriate threshold value. Suitable mitigation
measures should be implemented where the construction noise is predicted to exceed the
appropriate threshold value.

Reason: In the interest of protecting the residents and businesses from noise and disturbance during
construction.

24 Vibration from Railway

Prior to the construction of the new railways sidings and the delivery of freight via rail, a vibration
impact assessment should be undertaken in accordance with BS6472:2008 ‘Guide to valuation of
human exposure to vibration in buildings’ to assess the impact on the nearby residential properties.
The levels of vibration should not exceed the values of ‘low probability of adverse comment’ in
Section 6, Table 1. Should these levels be exceeded then mitigation measures will be required to
reduce the levels of vibration to within these values. The report and any mitigation measures should
be submitted to the Local Planning Authority, approved in writing, and implemented prior to
occupation of the development.

Reason: In the interest of protecting the residents and businesses from noise and disturbance

25 Paint spraying

No paint spraying shall be carried out except in a properly constructed part of the building to which
suitable filtration equipment has been fitted in accordance with a scheme to be submitted and
approved in writhing by the Local Planning Authority.

Reason: In the interest of protecting the residents and businesses from odour

26 Odour Assessment Report

Prior to the erection of any building within each phase, if odour emitting uses are proposed, a detailed
report in accordance with ‘IAQM: Guidance on the Assessment of Odour for Planning’ shall be
submitted and approved by the Local Planning Authority. The assessment should detail odour
generating activities/ sources and suitable mitigation/ management measures to reduce the level of
odour. Should mitigation measures be proposed these should be retained for the lifetime of the
development

Reason: In the interest of protecting the residents and businesses from adverse odour impacts

27 Contaminated Land Gas Risk Assessment.

Other than site clearance works, no development of each phase approved by this outline planning
permission shall take place until a scheme for that phase that includes the following components to
deal with the gas identified in site investigation has been submitted and approved, in writing, by the
local planning authority:

A further gas risk assessment of ground gas for each phase based on the submitted Site
Investigation (Northpoint, Ref NP230612, May 2024). It is advised the assessment is a localised
assessment and is based on the specific land use and plot.

The results of the assessment for each phase referred to above shall be submitted with an options
appraisal and remediation strategy giving full details of the remediation measures required and how
they are to be undertaken.

A verification plan providing details of the data that will be collected in order to demonstrate that the
works set out in the remediation strategy in (2) are complete
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The gas risk assessment for any phase shall be carried out in accordance with the Environment
Agencies “Land Contamination Risk Management" Guidance (2023) and CIRIA C665: “Assessing
Risks Posed by Hazardous Ground Gases to Buildings” with a minimum of at least two sets of
readings as low and falling atmospheric pressure, and at least six ground gas-monitoring rounds
over a three-month period. Any changes to these components require the express written consent
of the local planning authority. The scheme shall be implemented as approved.

Reason: To ensure the development does not contribute to or be adversely affected by
unacceptable levels of water and land pollution.

28 Discharge of Surface Water

Prior to the commencement of each phase a scheme for 'the implementation, maintenance and
management of a Sustainable Surface Water Drainage Scheme for that phase shall first be
submitted to and approved in writing by the Local Planning Authority.

Details must comply with CAST Advice Note 3 'Wildlife Hazards around an Aerodrome'. The scheme
shall be implemented and thereafter managed and maintained in accordance with the approved
details, the scheme shall include but not be restricted to providing the following details for each
phase;

l. Detailed design of the surface water management system; (for each phase of the
development). Including Attenuation times; Profiles & dimensions of water bodies and details of
marginal planting

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

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

V. Details of adoption responsibilities-

No subsequent alterations to the approved SUDS scheme are to take place unless first submitted to
and approved in writing by the Local Planning Authority. The scheme shall be implemented as
approved.

Reason: To ensure the site is developed in a manner that will not increase the risk of surface water
flooding to site or surrounding area including Network Rail assets, and to avoid endangering the safe
movement of aircraft and the operation of Teesside International Airport through the attraction of
Birds and an increase in the bird hazard risk of the application site.

29 Drainage Masterplan

The development hereby approved shall not be commenced on site, until a suitable Drainage
Masterplan for the SuDS scheme for any phase has first been submitted to and approved in writing
by the Local Planning Authority.

Reason: To ensure the site is developed in a manner that will not increase the risk of surface water
flooding to site or surrounding area, in accordance with the Local Plan Policies SD5 & ENV4 and the
National Planning Policy Framework.

30 Drainage: Environment Agency

No drainage systems for the infiltration of surface water to the ground are permitted for any phase
other than with the written consent of the local planning authority. Any proposals for such systems
must be supported by an assessment of the risks to controlled waters. The development shall be
carried out in accordance with the approved details.

Reasons: To ensure that the development does not contribute to, and is not put at unacceptable risk
from or adversely affected by, unacceptable levels of water pollution caused by mobilised
contaminants. This is in line with paragraph 187 of the National Planning Policy Framework.

31 Discharge of Surface Water
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No building(s) in each phase shall be brought into use until:-

. Requisite elements of the approved surface water management scheme for that phase or
the relevant part of that phase are in place and fully operational to serve said building

1. The drawings of all Suds features for that phase have been submitted and approved in writing
by the Local Planning Authority, the drawings should highlight all site levels, including the 30year
and 100year+cc flood levels and confirmation of storage capacity

M. A Management and maintenance plan of the approved Surface Water Drainage scheme for
that phase has been submitted and approved in writing by the Local Planning Authority, this should
include the funding arrangements and cover the lifetime of the development

Reason: To reduce flood risk and ensure satisfactory long-term maintenance are in place for the
lifetime of the development.

32 Submission of a Bird Hazard Management Plan

Development shall not commence on each phase until a Bird Hazard Management Plan for that
phase has been submitted to and approved in writing by the Local Planning Authority. The submitted
plan shall include details of the management of any flat/shallow pitched/green roofs on buildings
within the site which may be attractive to nesting, roosting and "loafing" birds. The management plan
shall comply with CAST Advice Note 3 'Wildlife Hazards Around Aerodromes'

The Bird Hazard Management Plan shall be implemented as approved, on completion of the
development and shall remain in force for the life of the building(s). No subsequent alterations to the
plan are to take place unless first submitted to and approved in writing by the Local Planning
Authority.

Reason: It is necessary to manage and flat shallow pitched roofs in order to minimise its
attractiveness to birds which could endanger the safe movement of aircraft and the operation of
Teesside International Airport

33 Construction/ Demolition Noise

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

Reason: To ensure that the development does not prejudice the enjoyment of neighbouring
occupiers of their properties.

34 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 any unknown contaminative features encountered during the development are
investigated and remediated to an acceptable standard.

35 Use of the Units

The premises hereby permitted shall be used only for general employment uses falling within use
classes B2 and B8 Use Class E(g)(ii and iii)) (and ancillary offices )of the Town and Country Planning
Act (Use Classes) Order as subsequently amended.
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Reason: To enable the Local Planning Authority to satisfactorily control the development.

36 Photovoltaic cells (Glint & Glare) — PD rights

Notwithstanding the provisions of Part 14 (Renewable energy) no solar panels shall be installed or
erected without the prior written approval of the local planning Authority, Any applications shall be
accompanied by a Glint and Glare Assessment to assess the aviation and railway impacts of the
development. Thereafter development shall be undertaken in accordance with the approved details.

Reason: To ensure the safe operation of aviation and railway traffic.

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: Reserved matters

When submitting the application(s) for reserved matters; the reserved matters should include the
following details

"access", means the accessibility to and within the site, for vehicles, cycles and pedestrians in terms
of the positioning and treatment of access and circulation routes and how these fit into the
surrounding access network; where "site" means the site or part of the site in respect of which outline
planning permission is granted or, as the case may be, in respect of which an application for such a
permission has been made;

"layout” means the way in which buildings, routes and open spaces within the development are
provided, situated and orientated in relation to each other and to buildings and spaces outside the
development;

"appearance" means the aspects of a building or place within the development which determines
the visual impression the building or place makes, including the external built form of the
development, its architecture, materials, decoration, lighting, colour and texture;

"scale" means the height, width and length of each building proposed within the development in
relation to its surroundings;

"landscaping", in relation to a site or any part of a site for which outline planning permission has been
granted or, as the case may be, in respect of which an application for such permission has been
made, means the treatment of land (other than buildings) for the purpose of enhancing or protecting
the amenities of the site and the area in which it is situated and includes—

(a) screening by fences, walls or other means;

(b) the planting of trees, hedges, shrubs or grass;

(c) the formation of banks, terraces or other earthworks;

(d) the laying out or provision of gardens, courts, squares, water features, sculpture or public art;
and

(e) the provision of other amenity features;

Informative: Bird Hazard Management Plan

The Bird Hazard Management Plan must ensure that flat/shallow pitched roofs be constructed to
allow access to all areas by foot using permanent fixed access stairs ladders or similar. The
owner/occupier must not allow gulls, to nest, roost or loaf on the building. Checks must be made
weekly or sooner if bird activity dictates, during the breeding season. Outside of the breeding season
gull activity must be monitored and the roof checked regularly to ensure that gulls do not utilise the
roof. Any gulls found nesting, roosting or loafing must be dispersed by the owner/occupier when
detected or when requested by Teesside International Airport. In some instances it may be
necessary to contact Teesside International Airport before bird dispersal takes place. The
owner/occupier must remove any nests or eggs found on the roof. The breeding season for gulls
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typically runs from March to June. The owner/occupier must obtain the appropriate licences where
applicable from Natural England before the removal of nests and eggs

Informative: Teesside Airport Crane advice:

Due to the site being within 6km of Teesside International Airport the crane operator is required to
submit all crane details such as maximum height, operating radius, name and phone number of site
manager along with installation and dismantling dates to the CAA Airspace Coordination and
Obstacle Management Service (ACOMS) system. For notification, please follow the link via CAA
website: Crane notification | Civil Aviation Authority (caa.co.uk)

Once crane notification has been received from the CAA, Teesside International Airport safeguarding
team will assess and issue the necessary crane permit. No cranes should operate on site until a
crane permit has been issued. Specific CAA guidance for crane lighting/marking is given in
CAP1096: Guidance to crane users on the crane notification process and obstacle lighting and
marking (caa.co.uk)

Informative: Network Rail Requirements

The Developers attention is drawn to the response from network Rail and their specific requirements
in relation to development adjacent to the railway. In particular attention is drawn to Network Rail
Standard Drainage Requirements appended to this decision notice. The developer is asked to
ascertain with Network Rail the existence of any existing railway drainage assets or systems in the
vicinity of the development area before work starts on site. Please contact Asset Protection
(assetprotectioneastern@networkrail.co.uk) for further information and assistance.

Informative: Northern Powergrid

To ensure the protection of Northern Powergrid Assets, the developer shall have regard to the Health
Safety Executive's publication HS(G)47 "Avoiding Danger From Underground Services and GS6
"Avoidance of Danger from Overhead Electric Lines

SITE AND SURROUNDINGS

1. The application site is approximately 22.22 hectares located to the north of the Durham Lane
Industrial Estate. The site is an allocated employment site in the adopted local plan.

2. To the east is Eaglescliffe Railway Station and the associated railway line, beyond which are
residential areas, whilst to the north are further employment uses. To the West is Durham
Lane, beyond which is open countryside.

3.  The site wraps around the Tees Valley Community Church (Oakwood Centre), which is located
immediately north off Cleasby Way and extends eastwards towards the Railway Line.

4.  The site is accessed off Durham Lane, via Cleasby Way. Cleasby Way also provides access
to RPS Pallets and runs south into Durham Lane Industrial Estate. Cleasby Way has recently
been extended to serve the new station car park.

5.  There is also a stretch of highway running north along the western boundary of the Oakwood
Centre, providing access to the car park. This road terminates at a turning head and would
form part of the internal estate road for the proposed development with the full application
element of the submitted application including an extension east to serve a first future phase
of development within the wider site.

6. Improvements at Eaglescliffe Train Station include a new pedestrian bridge from the train
station to a new station car park which also connects to the proposed development site.

PROPOSAL
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This is a Hybrid Application which includes the following elements;

Full application for access and infrastructure works including provision of part of internal estate
road and earthworks associated with re-profiling of existing site levels for creation of
development plateaus, drainage works, utilities infrastructure and temporary top soil storage.

Outline application with all matters reserved other than access for erection of employment
buildings (Use Class E(g)(ii & iii), B2/B8 including ancillary offices Use Class E(g)(i)) and
service yard areas, ancillary railway sidings and associated works.

The full element is to provide the infrastructure for the development such as access roads
drainage and a development plateau and does not include any actual buildings, these will be
considered at the reserved matters stage

The development proposals would assist delivery of the wider employment allocation, as part
of a joint venture with Stockton on Tees Borough Council as landowner. It would deliver an
allocated employment site in the local plan that the Applicant states could lead to the creation
of up to 1,000 new employment opportunities.

Procedure: EIA Reqgulations

The development does not fall within Schedule 1 of the Regulations. The development is
Schedule 2 Development falling within the description of Part 3(a), It is the opinion of the Local
Planning Authority that taking into account the characteristics of the development, its location,
and the characteristics of the potential impacts, there are unlikely to be any significant impacts
that would warrant an EIA, when considering the proposal against the criteria in Schedule 3. It
is therefore concluded that the proposed development does not constitute EIA development

CONSULTATIONS

11.

12.

Consultees were notified and the following comments were received.

Highways Transport & Design Manager

Subject to the conditions set out below the Highways, Transport and Design Manager raises
no issues with the proposals.

Highways Comments: The proposed application comprises a Full and Outline element and
comments have been provided in respect of both.

The Full element of the proposals is in relation to access and infrastructure works including
provision of part of internal estate road and earthworks associated with re-profiling of existing
site levels for creation of development plateaus, drainage works, utilities infrastructure and
temporary topsoil storage. Subject to a construction traffic management plan being secured
by condition there are no highways objections to this element of the proposal as shown on
drawing 7280-058 Rev D 'Proposed Area A Masterplan'.

The Outline element of the proposals is for the erection of employment buildings (Use Class
E(g)(ii & iii), B2/B8 including ancillary offices Use Class E(g)(i)) and service yard areas,
ancillary railway sidings and associated works and is support by a TA.

A Transport Assessment (TA) and subsequent TA Addendum have been submitted in support
of the Outline element of the proposals which consider the impact of the overall development
on the local and strategic highway network. As set out in the TA Addendum the proposals
would have a negligible effect on journey times on the local highway network with the largest
report increase being less than 30 seconds in all 'reasonable future scenarios'.

The local junction assessment undertaken on the Durham Lane / Cleasby Way junction also
demonstrates that it would operate withing capacity in all 'reasonable future scenarios'.

It is therefore possible to demonstrate that 'the residual cumulative impacts on the road
network, following mitigation, would not be severe, taking into account all reasonable future
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16.

17.

18.

19.

20.

scenarios'. Subject to a construction traffic management plan being secured by condition the
Highways, Transport and Design Manager raises no objections to the proposals.

National Highways
No objections but recommend that conditions should be attached to any planning permission
that may be granted — travel plan and construction management plan

Lead Local Flood Authority

The applicant has provided sufficient information to satisfy the Local Lead Flood Authority that
a surface water runoff solution can be achieved without increasing existing flood risk to the site
or the surrounding area. However the applicant has not provided a detailed design for the
management of surface water runoff from the proposed development and this information
should be secured by condition.

PADHI Health & Safety Executive
Does Not Cross Any Consultation Zones — no objection

Parish Council

We have consulted with some nearby residents and the sum of their concerns seems to be:-

o What effect will this have on our lives? If the development removes the green screen from
the railway line as the recent development of the Station, then the quality of life, which has
already been belittled, will be further harmed. The noise and light from an industrial estate
would be completely detrimental to residents' lives.

o We have a good many residents who have no internet capabilities, so it would be good to
have some hard copy of plans so that our Members can better obtain responses for you.

o We would hope that any accepted plans would be conditional on minimum disturbance to
residents on the other side of the railway plus proper and effective screening both visual
and auditory throughout the development and lifetime phases of the site.

¢ A minor, pedantic point, the development as shown is EAST of Durham Lane.

Environmental Health Unit (summarised)
| have reviewed the information and recommend a number of conditions.

Contaminated Land Officer

Further to my previous comments dated 10.4.2025, due to the sensitivity of the area and
historical contamination, it was recommended that the Environment Agency are consulted for
their opinion on the risk to controlled waters and to ensure the testing complies with their
requirements. | support the Environment Agency recommendations regarding the drainage
systems for surface water on the site. It is recommended that any proposals for such systems
are supported by an assessment of the risks to controlled waters. Further localized
assessments of the groundwater level data from the monitoring boreholes are recommended
to assist the assessment.

Further gas risk assessment was recommended by the Site Investigation (Northpoint, Ref
NP230612, May 2024) to confirm the results (CS2/CS3 gas characterisation) and it is
recommended that this is a localised assessment depending on the specific land use of the
plot. I would therefore confirm that part 1 (desk top study) is complete, and part 2 (site
investigation) is partially complete pending submission of the gas assessment.

Northern Gas Networks

Regarding planning application at site location 25/0672/FUL there are no National Gas assets
affected in this area.

Northern Powergrid (summarised)
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Thank you for your recent enquiry regarding the above location. The enclosed Mains Records
only give the approximate location of known Northern Powergrid apparatus in the area. Great
care is therefore needed, and all cables and overhead lines must be assumed to be live.
Please note that while all efforts are made to ensure the accuracy of the data provided, no
guarantee can be given. We would refer you to the Health Safety Executive's publication
HS(G)47 "Avoiding Danger From Underground Services" and GS6 "Avoidance of Danger from
Overhead Electric Lines"

National Grid
Regarding planning application 25/0672/FUL, there are no National Grid Electricity
Transmission assets affected by the proposal.

Natural England

Based on the plans submitted, Natural England considers that the proposed development will
not have significant adverse impacts on statutorily protected nature conservation sites or
landscapes. Natural England’s generic advice on other natural environment issues is provided.

Tees Archaeology
The archaeological potential of the site has been established as low, and no further
archaeological work is necessary for this application.

Network Rail

Network rail own, operate and develop Britain’s railway infrastructure. Our role is to deliver a
safe and reliable railway. All consultations are assessed with the safety of the operational
railway in mind and responded to on this basis. Following assessment of the details provided
to support the above application, Network Rail has no objection in principle to the development,
but below are some requirements which must be met. It is recognised that much of the detail
here is more appropriate for the outline element of the hybrid application.

Freight: We note the proposal mentions ancillary railway sidings to support proposed B2/B8
units. Naturally, the developer must engage Network Rail in the development of this scheme
with respect to any proposed interface with railway assets. This would be subject to the
developer seeking the relevant consent and entering into any licenses and agreements
required, to develop as outlined.

Eaglescliffe Railway Station has recently been upgraded to include a new pedestrian bridge,
providing access from the west, and linking the station to a newly constructed car park. We
note that this improvement also establishes a direct connection to the proposed development
site. It is therefore appropriate that the developer engages with Network Rail with respect
access arrangements, namely how the development will align with the pedestrian bridge.
Works in Proximity to the Operational Railway Environment

Development Construction Phase and Asset Protection: Due to the proximity of the proposed
development to the operational railway boundary, it will be imperative that the developer liaise
with our Asset Protection Team (contact details below) prior to any work taking place on site
to ensure that the development can be undertaken safely and without impact to operational
railway safety. Details to be discussed and agreed may include construction methodology,
earthworks and excavations, use of crane, plant and machinery, drainage and boundary
treatments. It may be necessary for the developer to enter into a Basic Asset Protection
Agreement (BAPA) with Network Rail to ensure the safety of the operational railway during
these works. We would also like to advise that where any damage, injury or delay to the rail
network is caused by construction works or future maintenance (related to the application site),
the applicant or developer will incur full liability. This could also include police investigation as
it is a criminal offence to endanger the railway or obstruct the passage of rail traffic. It should
also be noted that any damage that requires a line closure or repairs can result in costs which
could exceed hundreds of thousands of pounds. All new enquiries will need to be submitted
via the Asset Protection and Optimisation - Customer Portal (ASPRO Network Rail
Implementation (oraclecloud.com)). From there, the outside party can create an account and
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submit their enquiry. The enquiry will then be assigned to one of the Asset Protection team to
progress. Alternative contact details for Asset Protection are supplied below and we would
draw the developers’ attention to the attached guidance on Network Rail requirements.

The application must be supported by a site-specific Construction Methodology should it not
possible to satisfy Network Rail’'s requirements recommended in the attached. The council
should satisfy itself, without consulting Network Rail, that there are good reasons why the
recommended requirements cannot be adhered to.

Drainage: It is imperative that drainage associated with the site does not impact on or cause
damage to adjacent railway assets. Surface water must flow away from the railway, there must
be no ponding of water adjacent to the boundary and any attenuation scheme within 30m of
the railway boundary must be approved by Network Rail in advance. There must be no
connection to existing railway drainage assets without prior agreement with Network Rail.
Please note, further detail on Network Rail requirements relating to drainage and works in
proximity to the railway infrastructure is attached for your reference.

Condition: We expect a condition regarding the disposal of surface water to be included as
part of any consent

Mining: The proposed application site falls within Network Rail's Landfill Gas Reporting area.
Should this application move forward, we would require the developer to work closely with our
Asset Protection Team to ensure that the scheme did not adversely impact the railway
infrastructure. The applicant may be required to provide ground investigation/monitoring to
confirm there will be no detrimental effect on earthwork stability. Additionally, any works should
comply with Network Rail guidance NR L2 CIV 191 Mod 5 (requirements for managing the risk
from mining in design and construction), which will need to be managed through our Asset
Protection Team.

Boundary Treatments, Landscaping and Lighting: Trespass onto the railway is a criminal
offence. It can result in costly delays to rail traffic, damage to the railway infrastructure and in
the worst instances, injury and loss of life. Due to the nature of the proposed development, we
consider that there will be an increased risk of trespass onto the railway.

Condition: The developer must provide a suitable trespass proof fence adjacent to Network
Rail's boundary (minimum 1.8m high) and make provision for its future renewal and
maintenance. Network Rail’s existing fencing/wall must not be removed or damaged.

Vehicle Incursion Measures: An Armco or similar barrier should be located in positions where
vehicles may be in a position to drive into or roll onto the railway or damage the lineside fencing.
Network Rail’s existing fencing / wall must not be removed or damaged. Given the considerable
number of vehicle movements likely provision should be made at each turning
area/roadway/car parking area adjacent to the railway. This is in accord with the new guidance
for road/rail vehicle incursion NR/LV/CIV/00012 following on from DfT advice issued in 2003,
now updated to include risk of incursion from private land/roadways.

Condition: Given the nature of the proposals and location of turning areas/car parking, we
would expect that a condition securing the design and installation of suitable vehicle incursion
measures by the developer is included in any consent. This is for the safety, operational needs
and integrity of the railway.

Landscaping - It is imperative that planting and landscaping schemes near the railway
boundary do not impact on operational railway safety. Where trees and shrubs are to be
planted adjacent to boundary, they should be position at a minimum distance greater than their
height at maturity from the boundary. Certain broad leaf deciduous species should not be
planted adjacent to the railway boundary. Any hedge planted adjacent to the railway boundary
fencing for screening purposes should be placed so that when fully grown it does not damage
the fencing, provide a means of scaling it, or prevent Network Rail from maintaining its
boundary fencing. Below is a list of species that are acceptable and unacceptable for planting
in proximity to the railway boundary;

Acceptable: Birch (Betula), Crab Apple (Malus Sylvestris), Field Maple (Acer Campestre), Bird
Cherry (Prunus Padus), Wild Pear (Pyrs Communis), Fir Trees — Pines (Pinus), Hawthorn
(Cretaegus), Mountain Ash — Whitebeams (Sorbus), False Acacia (Robinia), Willow Shrubs
(Shrubby Salix), Thuja Plicatat “Zebrina”
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Not Acceptable: Acer (Acer pseudoplantanus), Aspen — Poplar (Populus), Small-leaved Lime
(Tilia Cordata), Sycamore — Norway Maple (Acer), Horse Chestnut (Aesculus Hippocastanum),
Sweet Chestnut (Castanea Sativa), Ash (Fraxinus excelsior), Black poplar (Populus nigra var,
betulifolia), Lombardy Poplar (Populus nigra var, italica), Large-leaved lime (Tilia platyphyllos),
Common lime (Tilia x europea)

Condition: Landscaping detail should be submitted to the Local Planning Authority and
approved in conjunction with Network Rail.

Lighting: Where lighting is to be erected adjacent to the operational railway, the potential for
train drivers to be dazzled must be eliminated. In addition, the location and colour of lights must
not give rise to the potential for confusion with the signalling arrangements on the railway.
Condition: Detail of any external lighting should be provided to the Local Planning Authority to
be approved in conjunction with Network Rail.

Additional Requirements

Railway Noise Mitigation: The Developer should be aware that any development for residential
or noise sensitive use adjacent to an operational railway may result in neighbour issues arising.
Consequently, every endeavour should be made by the developerto provide adequate
soundproofing for each dwelling. Please note that in a worst-case scenario there could be
trains running 24 hours a day and the soundproofing should take this into account.

Glint and Glare: The application does not include a specific glint and glare study to ascertain
the effect the proposal will have on the operation of the adjacent railway particularly in terms
of signal sighting and driver distraction. The applicant should supply further details on this point
before we can comment further.

Reason for above conditions: The safety, operational needs and integrity of the railway.
Please see attached standard railway requirements to be included as informatives.

Teesside Airport
| refer to your consultation letter dated 07th April 2025. Given this application is a hybrid
application, we have concluded the following
Full Application - The airport safeguarding team has assessed the proposal in accordance with
the UK Reg (EU) No 139/2014 (the UK Aerodromes Regulation) and it does not conflict with
the safeguarding criteria for the airport. Accordingly, we have no aerodrome safeguarding
objection to the proposal based on the information provided.
Outline - The airport safeguarding team has assessed the proposal in accordance with the UK
Reg (EU) No 139/2014 (the UK Aerodromes Regulation) and it does conflict with the
safeguarding criteria for the airport. Therefore we will need to object to these proposals unless
the conditions highlighted below are applied to any planning permission.

e Submission of a Bird Hazard Management Plan
Submission of Landscaping Scheme
Submission of SUDS Details
Photovoltaic cells (Glint & Glare)
Crane advice:
Wind Turbines

Cleveland Police

With regards to your recent planning application 25/0672/FUL for developing of land, Durham
Lane, Eaglescliffe. Cleveland Police encourages applicants to build/refurbish developments
incorporating the guidelines of Crime Prevention Through Environmental Design (CPTED).

| would like to make you aware that Cleveland Police operate the "Secured by Design"
initiative. This is a scheme which promotes the inclusion of architectural crime prevention
measures into new projects and refurbishments.

| recommend any future applicant when construction of building detail is known actively seek
Secured by Design accreditation; full information is available within the SBD Non-Residential
Guide 2025 Guide at www.securedbydesign.com
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| encourage contact from applicant/agent at earliest opportunity, if SBD Certification is not

achievable you may incorporate some of the measures to reduce the opportunities for crime

and anti-social behaviour.

Once a development has been completed the main opportunity to design out crime has gone.

The local Designing Out Crime Officer should be contacted at the earliest opportunity, prior to

submission and preferably at the design stage.

¢ The National Planning Policy Framework 2024 paragraph 96(b), which states that Planning
policies and decisions should aim to achieve healthy, inclusive, and safe places which are
safe and accessible, so that crime and disorder, and the fear of crime, do not undermine the
quality of life or community cohesion...

¢ The National Planning Policy Framework 2024, paragraph 135(f) which states that "Planning
policies and decisions should ensure that developments create places that are safe, inclusive
and accessible... and where crime and disorder, and the fear of crime, do not undermine the
quality of life or community cohesion and resilience".

¢ Stockton-on-Tees Borough Council Local Plan, Policy SD8 includes the following... 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.

o Supplementary Planning Guide, Local Design Guide Section 3.6 and Sustainable Design
Guide Section 4.9 also refer to Security & Safety.

¢ Another material consideration is Section 17 of The Crime and Disorder Act 1998.

Further information on the Secured By design initiative can be found on

www.securedbydesign.com

Chief Fire Officer (Cleveland Fire Brigade)

Cleveland fire Brigade offers no representations regarding the development as proposed.
However, Access and Water Supplies should meet the requirements as set out in Approved
Document B Volume 2 :2019, Section B5 for buildings other than Dwellings

It should be noted that Cleveland Fire Brigade now utilise a Magirus Multistar Combined Aerial
Rescue Pump (CARP) which has a vehicle weight of 18 tonnes. This is greater than the
specified weight in AD B Vol 2 Section B5 Table 15.2.

Cleveland Fire Brigade also utilise Emergency Fire Appliances measuring 3.5m from wing
mirror to wing mirror. This is greater than the minimum width of gateways specified in AD B
Vol 2 Section B5 Table 15.2.

Recommendations: Cleveland Fire Brigade is fully committed to the installation of Automatic
Fire Suppression Systems (AFSS) in all premises where their inclusion will support fire safety,
we therefore recommend that as part of the submission the client consider the installation of
sprinklers or a suitable alternative AFS system. Further comments may be made through the
building regulation consultation process as required.

Northern Gas Networks
We do not object

The Environment Agency

Thank you for consulting us on the additional submitted information in respect of the above
planning application, which we received on 16 July 2025. We have assessed the additional
submitted information (Factual Report) and this is sufficient for us to remove our previous
objection of 2 July 2025 subject to the inclusion of the planning condition detailed below.
Environment Agency position The previous use of the land adjacent to the proposed
development site as a landfill presents a high risk of contamination that could be mobilised by
surface water infiltration from the proposed sustainable drainage system (SuDS). This could
pollute controlled waters. Controlled waters are particularly sensitive in this location because
the proposed development site is located upon the Sherwood Sandstone principal aquifer
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In light of the above, we do not believe that the use of infiltration SuDS is appropriate in this
location. We therefore request that the following planning condition is included as part of any
permission granted. Without this condition we would object to the proposal in line with
paragraph 187 of the National Planning Policy Framework because it cannot be guaranteed
that the development will not be put at unacceptable risk from, or be adversely affected by,
unacceptable levels of water pollution. Condition No drainage systems for the infiltration of
surface water to the ground are permitted other than with the written consent of the local
planning authority. Any proposals for such systems must be supported by an assessment of
the risks to controlled waters. The development shall be carried out in accordance with the
approved details. Reason(s) To ensure that the development does not contribute to, and is not
put at unacceptable risk from or adversely affected by, unacceptable levels of water pollution
caused by mobilised contaminants. This is in line with paragraph 187 of the National Planning
Policy Framework.

Informative: Following further assessment, SuDs may be acceptable in some areas of the
proposed development. We recommend collecting groundwater level data from the monitoring
boreholes within the proposed development site to aid further assessment.

We also have the following advice to offer.

We recommend that developers should:

1.Follow the risk management framework provided in 'Land contamination: risk management'
when dealing with land affected by contamination

2.Refer to our Guiding principles for land contamination for the type of information that we
require in order to assess risks to controlled waters from the site - the local authority can advise
on risk to other receptors, such as human health

3.Consider using the National Quality Mark Scheme for Land Contamination Management
which involves the use of competent persons to ensure that land contamination risks are
appropriately managed

4.Refer to the contaminated land pages on gov.uk for more information

PUBLICITY

30.

Neighbours were notified and 18 letters of objection were received and 3 letters of general
representation with the main objections summarised below. The full details of the objections
can be viewed online at http://www.developmentmanagement.stockton.gov.uk/online-

applications/

Mr Daniel Butchart 8 Railway Terrace Eaglescliffe

Mr Paul Smitheringale 17 Dunottar Avenue Eaglescliffe
Mrs Ann Wan 47 Royal George Drive Eaglescliffe

Mr Adam Potter 35 Pinewood Road Eaglescliffe

N Mejia 28 Hartburn Lane Stockton-on-Tees

Mr David Hodgson 19 Dunottar Avenue Eaglescliffe

Miss Lauren Tindale 6 Talisman Close Eaglescliffe

Mr Richard Joyce 11 Railway Terrace Eaglescliffe

Mrs Hilary Kay-Evans 23 Railway Terrace Eaglescliffe
10. Mrs Helen Gardiner 47 Beechwood Road Eaglescliffe
11.  Mrs Anne Rolfe 22 Railway Terrace Eaglescliffe

12.  Ms Nicola Wrightson 7 Railway Terrace Eaglescliffe

13. Luke Harding 1 Beechwood Road Eaglescliffe

14. J N Tarn 19 Beechwood Road Eaglescliffe - See Document
15. Mr Michael Clarke 51 Beechwood Road Eaglescliffe

16. Kay Ross 11 Dunottar Avenue Eaglescliffe

17. Mrs Beth Wright 7 Beechwood Road Eaglescliffe

18. David Fretter 25 Railway Terrace Eaglescliffe

19. Jenny Harding 1 Dunottar Avenue Eaglescliffe TS16 0AB
20. Emma Trotter 1A Dunottar Avenue Eaglescliffe

CooNOORWN =



This document was classified as: OFFICIAL

21.  Mr Paul Watson Oakwood Centre Tees Valley Community Church 1 Cleasby Way

The main objections relate to following;

o Site suitability

¢ The land is well used for recreation and dog walking

o Impact on traffic

» There are plenty of sites and brownfield land which can be developed

¢ The Noise Impact Assessment Validation Report (completed in January 2025) should be
rerun as noise has increased.

¢ Visual Impact of the proposed development — worse due to the loss of trees/ vegetation from
the Railway works. If approved, a screen shall be provided

¢ Loss of mature trees and loss of vegetation

¢ Noise and Light pollution (units S)

e |s there a need when many are standing empty

o Natural habitats for wildlife being disturbed and destroyed.

e The pond maybe be left for such wildlife but without any habitat this seems a PR move. The
ponds have always been resident with newts, frogs etc. Is this sufficient?

¢ Railway sidings - what is the plan for this, what would the train movements be? We are used
to trains as neighbours but the unloading of freight would inevitably create noise

e Devaluation

¢ Restrictions to operational hours, noise levels, night lighting and implementing a monitoring
system to ensure compliance is required should it be approved

¢ Further Air Quality tests should be undertaken

e Positioning of the Proposed Industrial Buildings — site plans show huge buildings dominating
the church

e Concerns the proposed levels will affect the Oakwood Centre

¢ Noise due to construction work

e The new cycleway, the associated junction work at the entrance to the industrial park, and
the works providing car parking/access to Eaglescliffe Station is most welcome. This will
increase accessibility to the Industrial Park, including Tees Valley Community Church at the
Oakwood Centre.

e Comments and suggestions for the cycleway and a bus stop which do not form part of this
application

PLANNING POLICY

32.

33.

34.

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
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
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35.

overarching objectives, which are interdependent and need to be pursued in mutually
supportive ways. These are economic social and environmental objectives.

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 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
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:

- 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 2 (SD2) - Strategic Development Needs

1. The following strategic growth needs have been identified for the period 2017/18 to 2031/32,
which will be met through new sustainable development and infrastructure provision that
integrates positively with the natural, built and historic environment of the Borough.

Economic Growth

5. In order to provide sufficient employment sites to meet the needs of existing businesses,
new start-ups and major inward investment there is a requirement to allocate sufficient land
for specialist industries, business, general industry and warehousing, as follows:

a. 120 hectares of land for specialist uses including, the chemical and process industry, energy
generation, waste processing, port related uses and other uses, which demonstrate
operational benefits to the North and South Tees Cluster.

b. 70 hectares of land at Durham Tees Valley Airport of which 50ha is for airport related use
and 20 hectares of general employment land.

c. 110 hectares of land for general employment uses.

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.
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2. Proposals for the redevelopment of previously developed land, in particular prominent sites
which have been derelict for a significant period of time, will be supported.

5. 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.
9. Belasis, Cowpen Lane, Durham Lane, Preston Farm, Portrack Lane and Teesside Industrial
Estate are the main locations for new light industrial, general industrial and logistics related
development.

Employment and Training Opportunities

19. Support will be given to the creation of employment and training opportunities for residents.
Major development proposals will demonstrate how opportunities arising from the proposal will
be made accessible to the Borough's residents, particularly those in the most deprived areas
and priority groups.

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:

a) Ensuring that development proposals adhere to the sustainable design principles identified
within Policy SDS8.

b) Protecting and enhancing designated sites (including the Teesmouth and Cleveland Coast
Special Protection Area and Ramsar) and other existing resources alongside the provision of
new resources.

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) 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.

[) Preventing both new and existing development from contributing to or being put at
unacceptable risk from, or being adversely affected by unacceptable levels of ground, air,
water, light or noise pollution or land instability. Wherever possible proposals should seek to
improve ground, air and water quality.

m) Encouraging the reduction, reuse and recycling of waste, and the use of locally sourced
materials.

2. Meet the challenge of climate change, flooding and coastal change through a variety of
methods including:

a. Directing development in accordance with Policies SD3 and SD4.

b. Delivering an effective and efficient sustainable transport network to deliver genuine
alternatives to the private car.

c. Supporting sustainable water management within development proposals.

d. Directing new development towards areas of low flood risk (Flood Zone 1), ensuring flood
risk is not increased elsewhere, and working with developers and partners to reduce flood risk.
e. Ensuring development takes into account the risks and opportunities associated with future
changes to the climate and are adaptable to changing social, technological and economic
conditions such as incorporating suitable and effective climate change adaptation principles.
f. Ensuring development minimises the effects of climate change and encourage new
development to meet the highest feasible environmental standards.

g. Supporting and encouraging sensitive energy efficiency improvements to existing buildings.
h. Supporting proposals for renewable and low carbon energy schemes including the
generation and supply of decentralised energy.
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Strategic Development Strategy Policy 6 (SD6) - Transport and Infrastructure Strategy

1. To provide realistic alternatives to the private car, the Council will work with partners to
deliver a sustainable transport network. This will be achieved through improvements to the
public transport network, routes for pedestrians, cyclists and other users, and to local services,
facilities and local amenities.

2. To ensure the road network is safe and there are reliable journey times, the Council will
prioritise and deliver targeted improvements at key points on the local road network and work
in conjunction with Highways England to deliver improvements at priority strategic locations on
the strategic road network.

3. The Council will work with partners to deliver community infrastructure within the
neighbourhoods they serve. Priority will be given to the provision of facilities that contribute
towards sustainable communities, in particular the growing populations at Ingleby Barwick,
Yarm, Eaglescliffe, Wynyard Sustainable Settlement and West Stockton Sustainable Urban
Extension.

4. To ensure residents needs for community infrastructure are met, where the requirement is
fully justified and necessary, the Council will support planning applications which:

a. Provide for the expansion and delivery of education and training facilities.

b. Provide and improve health facilities.

c. Provide opportunities to widen the Borough's cultural, sport, recreation and leisure offer.

5. Proposals will be encouraged where they provide for the expansion of communications
networks, including telecommunications and high speed broadband; especially where this
addresses gaps in coverage.

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.

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.

5. New commercial development will be expected to provide appropriately designed signage
and shop fronts.

Natural, Built and Historic Environment Policy 1 (ENV1) - Energy Efficiency
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1. The Council will encourage all development to minimise the effects of climate change
through meeting the highest possible environmental standards during construction and
occupation.
The Council will:
a. Promote zero carbon development and require all development to reduce carbon dioxide
emissions by following the steps in the energy hierarchy, in the following sequence:

i. Energy reduction through 'smart' heating and lighting, behavioural changes, and use of
passive design measures; then,

ii. Energy efficiency through better insulation and efficient appliances; then,

iii. Renewable energy of heat and electricity from solar, wind, biomass, hydro and
geothermal sources; then

iv. Low carbon energy including the use of heat pumps, Combined Heat and Power and
Combined Cooling Heat and Power systems; then

v. Conventional energy.
b. Require all major development to demonstrate how they contribute to the greenhouse gas
emissions reduction targets set out in Stockton-on-Tees' Climate Change Strategy 2016; and
c. Support and encourage sensitive energy efficiency improvements to existing buildings.
2. Proposals are encouraged where development:
a. Incorporates passive design measures to improve the efficiency of heating, cooling and
ventilation; and
b. Includes design measures to minimise the reliance on artificial lighting through siting, design,
layout and building orientation that maximises sunlight and daylight, passive ventilation and
avoids overshadowing.
Non domestic
4. All new non-residential developments up to and including 499 sq m of gross floor space will
be completed to a Building Research Establishment Environmental Assessment Method
(BREEAM) minimum rating of 'very good' (or any future national equivalent).
5. All new non-residential developments of 500 sq m and above of gross floor space will be
required to:
a. Submit an energy statement demonstrating how the energy hierarchy has been applied to
make the fullest contribution to CO2 reduction; and
b. Be completed to a Building Research Establishment Environmental Assessment Method
(BREEAM) minimum rating of 'very good' (or any future national equivalent).

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.

2. Development on land in Flood Zones 2 or 3 will only be permitted following:

a. The successful completion of the Sequential and Exception Tests (where required); and

b. A site specific flood risk assessment, demonstrating development will be safe over the
lifetime of the development, including access and egress, without increasing flood risk
elsewhere and where possible reducing flood risk overall.

3. Site specific flood risk assessments will be required in accordance with national policy.

4. All development proposals will be designed to ensure that:

a. Opportunities are taken to mitigate the risk of flooding elsewhere;

b. Foul and surface water flows are separated;

c. Appropriate surface water drainage mitigation measures are incorporated and Sustainable
Drainage Systems (SuDS) are prioritised; and

d. SuDS have regard to Tees Valley Authorities Local Standards for Sustainable Drainage
(2015) or successor document.

5. Surface water run-off should be managed at source wherever possible and disposed of in
the following hierarchy of preference sequence:

a. To an infiltration or soak away system; then,

b. To a watercourse open or closed; then,
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c. To a sewer.

6. Disposal to combined sewers should be the last resort once all other methods have been
explored.

7. For developments which were previously developed, the peak runoff rate from the
development to any drain, sewer or surface water body for the 1-in-1 year rainfall event and
the 1-in-100 year rainfall event should be as close as reasonably practicable to the greenfield
runoff rate from the development for the same rainfall event, but should never exceed the rate
of discharge from the development prior to redevelopment for that event. For greenfield
developments, the peak runoff rate from the development to any highway drain, sewer or
surface water body for the 1-in-1 year rainfall event and the 1-in-100 year rainfall event should
never exceed the peak greenfield runoff rate for the same event.

8. Within critical drainage areas or other areas identified as having particular flood risk issues
the Council may:

a. Support reduced run-off rates.

b. Seek contributions, where appropriate, towards off-site enhancements directly related to
flow paths from the development, to provide increased flood risk benefits to the site and
surrounding areas.

9. Sustainable Drainage Systems (SuDS) should be provided on major development
(residential development comprising 10 dwellings or more and other equivalent commercial
development) unless demonstrated to be inappropriate. The incorporation of SuDS should be
integral to the design process and be integrated with green infrastructure. Where SuDS are
provided, arrangements must be put in place for their whole life management and
maintenance.

10. Through partnership working the Council will work to achieve the goals of the Stockton-on-
Tees Local Flood Risk Management Strategy and the Northumbria Catchment Flood
Management Plan. This will include the implementation of schemes to reduce the risk of
flooding to existing properties and infrastructure. Proposals which seek to mitigate flooding,
create natural flood plains or seek to enhance and/or expand flood plains in appropriate
locations will be permitted.

11. To reduce the risk of flooding the Council is working in partnership with the Environment
Agency to deliver a Flood Alleviation Scheme on Lustrum Beck.

Natural, Built and Historic Environment Policy 5 (ENV) - Preserve, Protect and Enhance
Ecological Networks, Biodiversity and Geodiversity
. 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.
3. Ecological networks and wildlife corridors will be protected, enhanced and extended. A
principal aim will be to link sites of biodiversity importance by avoiding or repairing the
fragmentation and isolation of natural habitats.
4. Sites designated for nature or geological conservation will be protected and, where
appropriate enhanced, taking into account the following hierarchy and considerations:
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
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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
SSSl's;

ii. no reasonable alternatives are available; and

iii. 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.
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.

Natural, Built and Historic Environment Policy 6 (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,
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.
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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.

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. 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.

3. 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.

4. Where future users or occupiers of a development would be affected by contamination or
stability issues, or where contamination may present a risk to the water environment, proposals
must demonstrate via site investigation/assessment that:

a. Any issues will be satisfactorily addressed by appropriate mitigation measures to ensure
that the site is suitable for the proposed use, and does not result in unacceptable risks which
would adversely impact upon human health and the environment; and

b. Demonstrate that development will not cause the site or the surrounding environment to
become contaminated and/or unstable.

5. Groundwater and surface water quality will be improved in line with the requirements of the
European Water Framework Directive and its associated legislation and the Northumbria River
Basin Management Plan. Development that would adversely affect the quality or quantity of
surface or groundwater, flow of groundwater or ability to abstract water will not be permitted
unless it can be demonstrated that no significant adverse impact would occur or mitigation can
be put in place to minimise this impact within acceptable levels.

6. To improve the quality of the water environment the Council will:

a. Support ecological improvements along riparian corridors including the retention and
creation of river frontage habitats;

b. Avoid net loss of sensitive inter-tidal or sub-tidal habitats and support the creation of new
habitats; and

c. Protect natural water bodies from modification, and support the improvement and
naturalisation of heavily modified water bodies (including de-culverting and the removal of
barriers to fish migration).

Economic Growth Policy 1 (EG1) - General Development Sites
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1. New general employment proposals will be directed to existing premises and allocated sites
in the following locations:

Site Area (ha) Gross Uses Permitted

g. Durham Lane 30 ha ) General employment development focusing on
h. Teesside 31 ha ) logistics (B8 Use Class) manufacturing and

i. Cowpen 4 ha ) engineering (B2 Use Class).

j. DTVA 20 ha General employment land providing large-scale

opportunities including logistics (B8 Use Class).
3. In order to maintain an adequate supply of land and premises for economic growth, all
allocated sites, and all existing land and buildings last used for employment purposes, will be
protected from alternative uses, unless it can be demonstrated through the submission of
proportionate evidence that:
a. The development does not lead to the loss of a key strategic site that would undermine
economic growth across the Borough and/or the wider Tees Valley; and,
b. The site or premises is no longer required for employment purposes, as demonstrated by
an appropriate period of marketing extending to at least 12 months; and,
c. The loss of the site, or part of the site, does not result in a negative impact on existing
businesses prejudicing further commercial expansion in the area, when considered against
policies SD8 and ENV7; and,
d. Where appropriate, it has been demonstrated that redevelopment or refurbishment of the
site is not viable for continued employment uses, or continued employment use would result
in unacceptable traffic or environmental problems which would be significantly alleviated by
the proposed use.

Transport and Infrastructure Policy 1 (TI1) - Transport Infrastructure

Delivering A Sustainable Transport Network

1. To support economic growth and provide realistic alternatives to the private car, the Council
will work with partners to deliver an accessible and sustainable transport network. This will be
achieved through improvements to the public transport network and routes for pedestrians,
cyclists and other users.

2. A comprehensive, integrated and efficient public transport network will be delivered by:

a. Retaining essential infrastructure that will facilitate sustainable passenger movements by
bus, rail and water;

b. Supporting proposals for the provision of infrastructure which will improve the operation,
punctuality and reliability of public transport services;

c. Supporting upgrades to railway stations within the Borough to improve access and safety;
d. Improving public transport interchanges to allow integration between different modes of
transport;

e. Working with public transport operators to maintain and enhance provision wherever
possible;

f. Working with partners to promote the provision of accessible transport options for persons
with reduced mobility; and

g. Ensuring appropriate provision is made for taxis and coaches.

3. Accessible, convenient, and safe routes for pedestrians, cyclists and other users will be
delivered by:

a. Improving, extending and linking the Borough's strategic and local network of footpaths,
bridleways and cycleways; and

b. Improving the public realm and implementing streetscape improvements to ensure they
provide a safe and inviting environment.

4. Sites and routes which will play a role in developing infrastructure to widen transport choice
will be safeguarded from development which would impact negatively on their delivery or
attractiveness to potential users; routes include:
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a. Bridge and footway/cycleway link across the Rivers Tees between Ingleby Barwick and
Egglescliffe;
b. Cycleway/footway from Durham Road, Thorpe Thewles to Wynyard Woodland Park;
c. Cycleway/footway to the north of Mill Lane, Long Newton;
d. Cycleway/footway from Elton Interchange to Durham Lane Industrial Estate;
e. Cycleway/footbridge across the A689 (via a bridge) to connect with the wider cycleway
network at Wynyard Road; and
f. Car parking to the west of Eaglescliffe Station and footbridge over the railway line.
5. Essential infrastructure that will facilitate sustainable freight movements by rail and water
will be retained.
Highways Infrastructure
6. To support economic growth, it is essential that the road network is safe and that journey
times are reliable. The Council will seek to provide an efficient and extensive transport network
which enables services and facilities to be accessible to all, accommodate the efficient delivery
of goods and supplies, whilst also minimising congestion and the environmental impact of
transport.
7. Targeted improvements will be delivered at the following priority locations (routes are
safeguarded where identified):
a. Strategic road network:
i. AB6 (including A66 Elton Interchange);
ii. A19 Widening Norton to A689 (route safeguarded);
iii. A19/A689 Interchange; and
iv. A19/A67 Interchange (Crathorne).
b. Local road network:
i. Junctions associated with the West Stockton Sustainable Urban Extension;
1. Darlington Back Lane and Yarm Back Lane junction.
2. Horse and Jockey Roundabout (Durham Road, Junction Road and Harrowgate Lane).
3. Harrowgate Lane and Leam Lane.
ii. Junction of A1027, Junction Road and Norton High Street, Stockton; and
iii. Junction of Durham Road, A1027 and Bishopton Avenue, Stockton.
iv. A689 at Wynyard:
1. Improvements at five roundabouts on A1185 Seal Sands Link Road- Wolviston Services-
Wynyard Business Park- Wynyard East- Wynyard West.
2. Additional Lane on the northern carriageway of the A689/A19 junction to provide 3 lanes
(removing existing footway) and a replacement separate cycle/footbridge over the A19.
8. The Council and its partners will support the development of the Key Route Network which
through continual assessment of the strategic and local road network, will help identify and
ensure appropriate improvements are delivered.
Aviation
9. The Councils approach to development at Durham Tees Valley Airport is outlined in Policy
EG5.
New Development
10. Existing sustainable transport and public transport infrastructure will be protected from
development which would impair its function or attractiveness to users.
11. To assist consideration of transport impacts, improve accessibility and safety for all modes
of travel associated with development proposals, the Council will require, as appropriate, a
Transport Statement or Transport Assessment and a Travel Plan.
12. The Council and its partners will seek to ensure that all new development, where
appropriate, which generate significant movements are located where the need to travel can
be minimised, where practical gives priority to pedestrian and cycle movements, provides
access to high quality public transport facilities and offers prospective residents and/or users
with genuine sustainable transport options. This will be achieved by seeking to ensure that:
a. Transport choices are widened and the use of sustainable transport modes are maximised.
New developments provide access to existing sustainable and public transport networks and
hubs. Where appropriate, networks are extended and new hubs created. When considering
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how best to serve new developments, measures make best use of capacity on existing bus
services before proposing new services and consideration is given to increasing the frequency
of existing services or providing feeder services within the main network.

b. Suitable access is provided for all people, including those with disabilities, to all modes of
transport.

c. Sufficient accessible, and convenient operational and non-operational parking for vehicles
and cycles is provided, and where practicable, incorporates facilities for charging plug-in and
other ultra-low emission vehicles. Any new or revised parking provision is of sufficient size and
of a layout to facilitate it's safe and efficient operation.

d. Appropriate infrastructure is provided which supports Travel Demand Management to
reduce travel by the private car and incentivises the use of sustainable transport options.

e. New development incorporates safe and secure layouts which minimises conflict between
traffic, cyclists or pedestrians.

13. The Council's approach to transport infrastructure provision is set out in Policy SD7.

MATERIAL PLANNING CONSIDERATIONS

Principle of Development

The application is an allocated in the local plan under policy SD4 and EG1(1g) for General
employment development focusing on logistics (B8 Use Class) manufacturing and engineering
(B2 Use Class).

The proposed use is for of employment buildings (Use Class E(g)(ii & iii), B2/B8 including
ancillary offices Use Class E(g)(i)) and service yard areas, ancillary railway sidings and
associated works.

E(g)(ii) is for the research and development of products or processes, and (iii) any industrial
process, being a use, which can be carried out in any residential area without detriment to the
amenity of that area by reason of noise, vibration, smell, fumes, smoke, soot, ash, dust or grit.

The NPPF general theme supports the ‘Building a strong, competitive economy’ and planning
decisions should help create the conditions in which businesses can invest, expand and adapt.
Significant weight should be placed on the need to support economic growth and productivity,
taking into account both local business needs and wider opportunities for development.

Whilst comments have been made questioning the suitability of the site and the availability of
other land/units. This is an allocated site and this would not be a reason to refuse the
application as the development is generally policy compliant.

Given the above, the principle of development is therefore considered acceptable and in broad
compliance with the local plan.

Impact on the Character and Appearance of the Area

The scheme is a hybrid scheme with the full aspect covering the infrastructure works and the
outline covering the erection of employment buildings and associated works.

The proposed infrastructure works include the creation of development plateaus in the western
part of the overall site as the initial area where future units could come forward (Area A), an
extension to the internal estate road, inclusion of drainage to serve Area A with features
including the swale connecting east to the existing pond, inclusion of an area for storage of
topsoil and diversion of an existing public sewer.
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The development plateaus will be graded with levelled earth material. The new access will
comprise of tarmac construction, including both the roads and as well as the footpaths. The
applicant states that as part of these proposals, as much of the perimeter habitat will be
retained as possible. The area of habitat that will be retained will be largely along the northern
boundary and round the Oakwood Centres northern boundary.

It is considered that the implementation of these works will not adversely affect the character
and appearance of the area.

In terms of the outline application, whilst comments from residents and the Oakwood Centre
are noted there are no details to consider. Once the reserved matters application(s) are
submitted the details in terms of design, siting, scale and appearance will be considered. The
consideration will include securing the landscaping aspects of the development as well as the
materials. Neighbouring properties will be consulted and offered the chance to comment.
Conditions will control details such as lighting and means of enclosure.

The retained habitat plans show significant areas of Landscaping removed particularly around
the western plot. The Appliant states this maybe due to easements, however a condition has
been recommended to ensure the plan is updated so that only the landscaping that is essential
to be removed is removed and the condition will secure its replacement.

Overall itis not considered that the full application will have an adverse impact on the character
and the appearance of the area with these conditions and actual built form can be considered
as part of the reserved matters schemes.

Impact on Neighbours

The application site is located to the south of Nifco, an automotive component manufacturing
business and Marshalls, a Concrete factory. The site wraps around the Oakwood Centre which
is home to the Tees Valley Community Church.

To the east across the railway line are residential properties approximately 80 metres away
from the boundary of the site. Some of the houses fall within the boundaries of Eaglescliffe
with Preston Conservation Area.

The full proposal will not adversely affect these uses other than during construction which can
be controlled via a construction management plan and limiting the hours in which the
construction works can take place.

In terms of the operational part of the development, whilst these details are not known the,
noise odour and amenity considerations can be controlled and managed through the use of
conditions. In addition, whilst it is noted that significant landscaping has been removed by
Network Rail, a condition has been recommended to ensure appropriate landscaping to the
eastern boundary is provided which will provide additional screening of the proposal to the
neighbours.

Amenity Considerations — Noise

Noise: A Noise Impact Assessment accompanies the application which has been assessed by
the Environmental Health Team. The Noise assessment has demonstrated that the
development can be implemented without impacts on amenity.

However as this is a phased development a condition has been recommended to ensure
updated noise assessments are undertaken for each phase of development.
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In addition, given the scheme may include the delivery of freight, a requirement for a noise an
vibration assessment has been conditioned. This will provide mitigation necessary should the
report demonstrate an adverse impact.

Impact on Heritage Assets

A heritage statement and archaeological desk-based assessment is included in the application
and trial trenching has taken place.

Designated and non-designated built heritage assets within the vicinity of the site were
identified and their significance defined which included Eaglescliffe with Preston Conservation
Area to the east of the site and nearby listed buildings. The development will not result in any
direct impact on the assets as they are not situated on the site. The potential for the
development to impact on the setting of the assets was assessed, and in each instance, no
impact on the significance of the assets was identified.

In terms of Archaeology, there is no direct evidence for prehistoric or Roman activity within the
proposed development area, but the presence of activity in the wider study area indicates that
an as yet unidentified resource has the potential to exist on the site and at the request of Tees
Archaeology trial trenching has been undertaken. The results identified remains of medieval
or post-medieval ploughing, and a layer of silty clay likely from the demolition of the nearby
Witham Hall farmstead and construction of an attenuation pond. No other archaeological
features or deposits were identified.

Tees Archaeology have reviewed the information and confirmed that no further archaeological
works are recommended in relation to the development of the area.

Air Quality

An Air Quality Assessment has been submitted which includes the findings of a construction
phase dust assessment and operational phase road traffic emissions assessment

In terms of dust during construction this will be subject to a CEMP and it is considered that
with the implementation of the recommended mitigation measures the impact of construction
phase dust emissions is considered to be ‘not significant’ in accordance with Institute of Air
Quality Management guidance.

In terms of road traffic, emissions were modelled using the dispersion model ADMS-Roads
and concentrations of nitrogen dioxide and particulate matter (PM10 and PM2.5) were
predicted at identified sensitive receptor locations. The development was not predicted to
result in any exceedances of the current relevant air quality objectives and the impact of the
development with regard to these objectives was predicted to be ‘negligible’ in accordance
with guidance.

Based on the assessment results, the impact of the proposed development with regards to the
current relevant air quality objectives was considered to be not significant and this view was
supported by the Environmental Health Team. No further mitigation is required, however,
development measures which may be considered beneficial to air quality include cycle parking
provision, Electric Vehicle charging and a Sustainable Travel Plan all of which will be secured
by condition.
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Traffic and Transport

The Application is accompanied by a Transport Assessment and subsequent addendums;
Traffic modelling indicates the proposed development is expected to generate up to 238 two-
way trips in the AM peak and 249 in the PM peak under the core assessment scenario. Further
information was sought during the course of the application to enable a robust assessment of
the impact to be considered

Comments from neighbours have raised concerns over traffic in particular the A66 Elton
interchange. The greatest increase in journey times in the morning peak period scenarios is
expected to be on the Yarm Back Lane (southbound) approach but is not replicated in modelled
queue lengths; suggesting a negligible delay through this route and the greatest increase in
journey times in the pm scenario is expected to be on the Durham Lane (northbound)
approach. However, the queue length would not change as a result of the proposed
development.

A negligible impact to journey times have been recorded on all slip roads at the Elton
Interchange; the greatest increase of any route is recorded at 3 seconds on the westbound
diverge in the PM scenario; and modelled queue lengths displayed negligible difference in a
Do Minimum scenario compared to a Do Nothing, with very minimal queues identified on all
slip roads, which would be contained within the existing stacking space and avoid impacting
the A66 mainline. It is therefore considered that the proposed scheme will not have a significant
adverse impact to warrant refusal of the application

In terms of the Durham Lane / Cleasby Way Junction this will still operate within complete
capacity within the current configuration and the A66 Preston Interchange assessment
indicates a negligible impact on the operation of the merge and diverges at this interchange in
a Do Minimum scenario.

The report highlights several existing active travel and public transport routes in the vicinity of
the site, along with committed and planned schemes to enhance cycling and walking
connections to key public transport interchanges. These improvements align with the
development’s objective of promoting sustainable infrastructure and reducing reliance on
single-occupancy car journeys. Comments have been submitted regarding the cycle route
and a potential bus stop. These comments have been noted and whilst the scheme does not
form part of this application the comments have been passed to the Applicant for consideration.

Comments from the Oakwood Centre were passed to the HTDM fore review and it was
confirmed that restrictions on the access road to the west of the community church are not
necessary as it is currently a dead end that serves the Oakwood Centre and is therefore being
utilised as additional parking. Should this application be approved, it will become a through
route which in itself will discourage vehicles from parking on the section beyond the access to
the Oakwood Centre car park. In terms of pedestrian access from Cleasby Way to the church
the current junction already has a dropped crossing which is on the pedestrian desire line for
people walking from Durham Lane to the Oakwood Centre so providing an additional dropped
crossing further north along the access road would be of no benefit.

A Travel Plan submitted with the application outlines the proposed targets and measures
aimed at managing and reducing car travel for staff at the proposed development through the
promotion of sustainable alternatives. It acts as a preliminary report that can be built on and
adapted as the Travel Plan process develops once units are constructed on site and occupiers
take space. A condition has been recommended for the TP.
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The Highways Transport and Design Manager and National Highways have considered the
information and raise no objections subject to the submission of a construction management
plan which has been secured by condition.

Tees Valley Community Church may be willing to offer car parking spaces in its large main car
park, Monday to Friday, as the works progress, subject to discussions and mutually agreeable
terms and conditions. This information has been passed to the Applicant for consideration

Overall, it is considered that the proposed scheme Is in accordance with the NPPG and local
plan policies and would have a negligible highway impact on the surrounding roads and no
mitigation is required

Impact on the Railway

The application is within close proximity to the railway and accordingly Network Rail have
commented on the application.

The outline element (Area B) is closest to the railway and further considerations will be required
when the reserved matters application for these areas are submitted.

The response from Network Rail has been sent to the Applicants and conditions have been
recommended which will ensure no adverse impact on the railway or associated assets

The application is proposing railway sidings to support proposed B2/B8 units.. This would be
subject to the developer seeking the relevant consent and entering into any licenses and
agreements required, This information has been sent to the applicant for consideration and
will be included in the reserved matters application.

Aviation

The application site sites within the Airport Consultation zone and accordingly the Aviation
Consultees were notified. Teesside Airport responded with no objection subject to a number
of conditions which have been recommended

Flood Risk

The Application is accompanied by a Flood Risk Assessment (FRA) and Drainage Statement.
The Site is located entirely within Flood Zone 1 which is land defined as being at a low
probability of flooding from rivers or seas and the site is predominantly at a very low risk of
flooding from surface water.

The information has been considered by the Lead Local Flood Authority and the Environment
Agency who are satisfied that a suitable drainage scheme can be achieved and raise no
objection subject to conditions to secure the final details which have been recommended and
further reports should infiltration be required.

Concerns regarding the levels are noted, however these levels have not been approved and
will be subject to further consideration which will in turn ensure that the development will not
adversely affect the Oakwood Centre or any other neighbouring units.

Ecology and BNG




This document was classified as: OFFICIAL

82.

83.

84.

85.

86.

87.

88.

89.

90.

91.

A Preliminary Ecological Assessment (PEA) and Desk Study, Biodiversity Net Gain summary,
a Breeding Bird Survey, Bat Activity Survey, Climbed Tree Survey for Area A, ECIA and eDNA
test report have been produced and submitted with the application.

The Bat Survey and additional climbing survey confirms that based on the information collected
and the sensitive design of the masterplan, the proposed development is unlikely to impact
significantly on the local bat populations and makes a number of recommendations which have
been conditions

The Breeding bird Survey found that the range of species is typical of the habitats found here
and its position in the wider area. The Site supports the same broad range of habitats as at the
time of the surveys by Argus Ecology and therefore the results, conclusions and
recommendations of this survey work are still accurate and provide suitable baseline for further
assessment and mitigation planning. On-going precautions are recommended and these have
been conditioned

There will be some impacts resulting from habitat loss (of a mix of grassland and scrub) from
the site and the lag-time between loss and re-creation on or off-site. This will result in a short
term, reversible negative impact acting on birds and bats at a local scale and at a district level
for kestrel, willow warbler, common whitethroat, sedge warbler, wren and bullfinch and at a
county level in respect of grasshopper warbler.

The results of the Great Crested Newts have shown that the risk of GCN being present on Site
is negligible and further survey or specific mitigation is not considered necessary.

The site supports some suitable habitat for this Harvest Mouse however evidence shows they
have not colonised this site, but proportionate precautions in relation to the outside chance of
it colonising should be part of the Site’s CEMP (biodiversity) which has been secured as a
recommended condition.

In terms of Invasive Non-Native Species, Cotoneaster spp. was noted however is not
considered to be an issue in relation to spread of this species into the wild and additional
precaution is not required at this stage. Due to the nearby presence of giant hogweed, this
will need to be a consideration in progressing development on the site and suitable precautions
should be taken. This will be set out in the site’s CEMP.

Mitigation and enhancement measures have been recommended within the preliminary
ecological assessment, and as set out in the report with these secured , the proposals would
comply with relevant policy and legislation relating to wildlife and ecology

Whilst comments in relation to the use of this land for recreation are noted, this land is an
allocated site in the local plan and its informal use by residents would not be a reason to refuse
the application.

With regards to Biodiversity Net Gain, the works include a BNG assessment. In recognition
that phased development can often be implemented over a long period of time, the purpose of
the Overall Biodiversity Gain Plan is to confirm that there is a clear upfront framework for how
the biodiversity gain objective of at least a 10% gain is expected to be met across the entire
development. Each Phase Biodiversity Gain Plan will subsequently set out a phase’s
contribution to biodiversity net gain and confirm progress towards the overall biodiversity gain
objective for the development once clear proposals for each phase have been developed. In
this context the online planning policy guidance (PPG) highlights that a phased development
must meet the biodiversity gain objective of at least 10% net gain. In doing so the guidance
makes clear that the net gain objective of 10% applies to the overall development (not each
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phase). The contribution of each phase to achieving net gain may vary, providing a net gain of
at least 10% is achieved for the overall development at the time of its completion.

Given this mandatory requirement for a 10% gain a condition has been recommended to
secure these details in the form of an Overall Biodiversity Gain Plan along with a Habitat
Monitoring and Management Plan.

Land Contamination

A preliminary investigation report was submitted which identified the need for Intrusive Ground
Investigation and further reports to be submitted. This high-level investigation has confirmed
that there is a low risk to the site geotechnically and from land contamination The results have
confirmed that ground gas protection may be required within future structures. Further targeted
monitoring and an updated assessment is recommended once development layouts are
confirmed and further investigation is recommended targeting specific footprints and design
requirements.

The Contaminated Land Officer has considered the submitted information and raised no
objection subject to condition which has been recommended.

Other Matters

Policy ENV1 addresses ‘Energy Efficiency’ with the Council encouraging all developments to
minimise the effects of climate change through meeting the highest possible environmental
standards during construction and occupation. Whilst the application does not include any built
form, a condition has ben recommended to ensure the policy requirements are met.

Comments from Cleveland Police and Cleveland Fire Brigade are noted, these matters will ne
considered at reserved matters stage or where appropriate through the building regulation
process

Comments regarding Devaluation are noted but cannot be considered as part of the
application.

CONCLUSION

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
Ward
Ward

Eaglescliffe East
Councillor Councillor Stefan Houghton
Councillor Councillor Jim Taylor

IMPLICATIONS

Financial Implications: In order to unlock the site for redevelopment the Council is contributing

£3million of Indigenous Growth funding to deliver the infrastructure. This funding needs to be
committed by the 31 March 2026.

Environmental Implications: See Report
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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

Background Papers

National Planning Policy Framework

Stockton on Tees Local Plan Adopted 2019 and Supplementary Planning Documents
Application File




