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DELEGATED
Report to Planning Committee
4" February 2026
Report of Director of Regeneration and Inclusive Growth

24/0211/REM

Land South of Thornaby Football Club, Acklam Road, Thornaby
Expiry Date: 5 February 2026

Summary

Following the grant of outline consent at appeal (ref; 18/0409/0UT), reserved matters
approval is sought for appearance, landscaping, layout and scale for the erection of 10no
dwellings on land to the South of Thornaby Football Club.

3no letters of objection have been received following neighbour consultations and 1no letter
of support has been received by Thornaby Football Club. No objections have been raised by
statutory consultees.

The application site relates to housing within the defined settlement limits, on unallocated
land outside of the designated green wedge, thereby drawing support from Local Plan
Polices.

The application has been assessed in full, and whilst it is acknowledged that there will be
some environmental impact in terms of tree loss, overall, it is considered that the
development would not result in any significant conflict with the policies of the Local Plan or
relevant chapters of the NPPF and there are no technical reasons why the proposed
scheme would be deemed unacceptable in planning terms in which to justify refusal of the
application.

The application is referred to Members of the Planning Committee to determine due to the
complex history of the site.

Recommendation(s)
That planning application 24/0211/REM be approved subject to the following conditions;
Approved Plans

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

Plan Reference Number Date Received
2404-PO01A 28 April 2025
2404-P100H 23 January 2026
2404-P101 06 February 2024
2404-P102 06 February 2024
2404-P103 06 February 2024
2404-P105 06 February 2024
2404-P200C 23 January 2026
2404-P201C 23 January 2026
2404-P202B 23 January 2026
H77578-JNP-92-XX-DR-C-2000-P05 22 July 2024
H77578-JNP-92-XX-DR-C-2001-P01 22 July 2024
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H77578-JNP-92-XX-DR-C-2002-P01 22 July 2024
Reason: To define the consent.

External Materials

02 No development above base course shall commence until details of all external
finishing materials for the dwellings hereby approved, have been submitted to and
approved in writing by the Local Planning Authority. The development shall thereafter
be undertaken in accordance with the approved details.

Reason: In the interest of visual amenity of the area

Hardsurfacing Details

03 No development above base course shall commence until full details of all new hard
surfacing has been submitted to and approved in writing by the Local Planning
Authority.

Details shall include all external finishing materials, finished levels, and all construction
details confirming materials, colours, finishes and fixings. The scheme shall be
completed to the satisfaction of the Local Planning Authority and in accordance with
the approved details within a period of 12 months from the date on which the
development commenced or prior to the occupation of any part of the development.

Reason: In the interest of visual amenity of the area

Landscaping Scheme

04 Notwithstanding the, submitted information, no development above base course level
shall commence until a detailed landscaping scheme, in accordance with the principles
set out on drawing 2402-P200C has been submitted to and approved in writing by the
Local Planning Authority.

The landscape scheme shall include accurate plan-based details of the following:

e Details of hard and soft landscaping including planting species, sizes, layout,

densities, numbers.

Details of planting procedures or specification.

Finished topsoil levels and depths.

Details of temporary topsoil and subsoil storage provision.

Seeded or turf areas, habitat creation areas and details etc. Details of land and

surface drainage.

o Full details of the management, maintenance and accessibility of all areas of
open space in perpetuity.

Any submitted scheme must be shown to comply with legislation protecting nesting
birds and roosting bats.

Reason: In the interests of the visual amenity of the area

Landscaping Implementation

05 All new planting, seeding or turfing and habitat creation in the approved details of the
landscaping scheme shall be carried out in the first available planting season following
the practical completion of the development.

No tree shall be felled or hedge removed until the removal/felling is shown to comply
with legislation protecting nesting birds and roosting bats.
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Any approved replacement tree or hedge planting shall be carried out within 12 months
of felling and removals of existing trees and hedges.

Any trees or plants which die, fail to flourish or are removed within a period of 5 years
from the substantial completion of the development shall be replaced in the next
planting season with others of similar size and species.

Replacements will be subject to the same conditions.
Reason: In the interests of the visual amenity of the area

Means of Enclosure

06 Notwithstanding the details of the approved plans, prior to the installation of any new
means of enclosure, full details including type, location and materials to be used, shall
be submitted to and approved in writing by the Local Planning Authority. The means
of enclosure shall thereafter be erected in accordance with the details as approved.

Reason: In the interests of the visual and residential amenity of the area

Street Lighting

07 Notwithstanding the details of the approved plans, prior to the installation of any new
street lighting, full details including type and location, shall be submitted to and
approved in writing by the Local Planning Authority. The street lighting shall thereafter
be installed in accordance with the details as approved.

Reason: In the interests of the visual and residential amenity of the area

Tree Protection

08 No site clearance or development shall commence on site until an Arboricultural
Method Statement (AMS) prepared by an Arboricultural consultant providing
comprehensive details of construction works in relation to trees has been submitted
to, and approved in writing by, the Local Planning Authority.

The method statement must provide the following:-

e A specification for protective fencing to trees during construction which
complies with BS5837:2013 and a plan indicating the alignment of the
protective fencing;

e A specification for scaffolding and ground protection within tree protection
zones in accordance with British Standard 5837: 2012;

e Details of the area for storage of materials, equipment and concrete mixing; o
Plans and particulars showing the siting of the service and piping
infrastructure;

e A full specification for the construction of any arboriculturally sensitive
structures and sections through them, including the installation of boundary
treatment works, the method of construction of the access driveway including
details of the no-dig specification and extent of the areas of the driveway to
be constructed using a no-dig specification;

e Details of the works requiring Arboricultural supervision to be carried out by
the developer's Arboricultural consultant, including details of the frequency of
supervisory visits and procedure for notifying the local planning authority of
the findings of the supervisory visits;

e Details of all other activities, which have implications for trees on or adjacent
to the site, including how materials and roof trusses will be brought into the
site, and

e« The contact details of the Arboricultural consultant who will regularly oversee
the construction process and be available to liaise with the local planning
authority.
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The development shall subsequently be carried out in strict accordance with the
approved details.

The approved tree protection measures shall be put in place before any construction
or ground clearance takes place and retained as such throughout the construction
period.

There shall be no storage of soil, materials and equipment within the tree protection
measures.

Reason: To ensure trees are protected from damage during construction in the interests of
the health of the trees and visual amenity

Tree Protection

09 In order that trees to be retained on-site are not damaged during the construction
works and to ensure that as far as possible the work is carried out in accordance with
the approved Method Statement, no site clearance or development shall commence
on site until a pre-commencement site meeting has been held, attended by the
developer's arboricultural consultant, the designated site foreman and a
representative from the local planning authority, to discuss details of the proposed
work and working procedures. Subsequently and until the completion of all site
works, site visits should be carried out on a monthly basis by the developer's
arboricultural consultant.

A report detailing the results of site supervision and any necessary remedial works
undertaken or required should then be submitted to the local planning authority for
written approval. Any approved remedial works shall subsequently be carried out
under strict supervision by the arboricultural consultant following that approval.

Reason: To ensure trees are protected from damage during construction in the interests of
the health of the trees and visual amenity

Ecology

10 The development hereby approved shall be undertaken in strict accordance with the
‘Conclusions & Recommendations’ as outlined in Chapter 6 of the submitted
Preliminary Ecological Appraisal, produced by Ecosurv Ltd, issued 23 October 2025.

Reason: In order to adequately protect ecology and biodiversity

Nutrient Neutrality Credit Certificate
11 No development shall commence until a completed Final Nutrient Credit Certificate
has been submitted to and approved in writing by the Local Planning Authority.

Reason: To conserve protected species and their habitat.

Permitted Development Rights

12 Notwithstanding the provisions of classes A, AA, B, C, D and E of Part 1, Schedule 2
of the Town and Country Planning (General Permitted Development) (England)
Order 2015 (or any order revoking and re-enacting that Order), the buildings hereby
approved shall not be extended or altered in any way, nor any ancillary buildings or
means of enclosure erected within the curtilage without the written approval of the
Local Planning Authority

Reason: In order that the local planning authority may exercise further control in order to
protect the amenity of adjacent residents and landscaping features.
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Informative 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: Northern Gas Networks
The applicant should contact Northern Gas Networks 0800 040 7766 to ensure no nearby
apparatus is at risk during construction works.

Informative: Section 278 and 38 Agreement

A Section 278 Agreement and a separate Section 38 Agreement would need to be entered
into regarding the highway and footpaths as part of this development. All costs of the
highway works as part of the Section 278 Agreement would have to be met by the applicant.

Informative: Secured by Design

The applicant is encouraged to implement Secured by Design to allow for the development
to implement architectural crime prevention measures www.securedbydesign.com

Further guidance is available from Cleveland Police’s Designing out Crime

Officer Stephen.Cranston2@cleveland.police.uk

Planning Background

1. The application site and the neighbouring parcel of land have both sought planning
approvals in the past. For context the two main areas are shown on the map below;

Fig 1. Development sites context

2. The application site (site A) has previously been granted planning approval for residential
development back in 2006 for a scheme consisting of 50no. flats across three apartments
blocks (ref; 04/0627/FUL). A further development for 48 no. two bedroom apartments and
16 no. one bedroom apartments was also approved in 2008 (ref 08/1240/FUL). This
development was also renewed in 2011 (ref; 11/2397/RNW) although the development
was never implemented and the permission lapsed.

3. A further application, (which incorporated both sites A and B) then sought approval for up
to 60 residential dwellings alongside the re-development of the existing football club
facilities (ref; 14/2876/OUT). This application was refused in March 2016 on the grounds
of the impact on the character of the area given the presence of green space, landscaping
and open areas; and the impact on the cemetery, given the likely pressure to remove
protected trees and the unacceptable impacts this would have on the character of the
cemetery.
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4. That decision was appealed and as part of the appeal, the Inspector considered the effect
of the proposed development on the character and appearance of the area with particular
regard to protected trees and Thornaby cemetery and, the effect of the proposal on the
provision of sports and recreation facilities in the area and whether adequate provision is
made in respect of affordable housing, education, highways infrastructure and
employment and training.

5. The appeal was dismissed as the inspector considered that;

e The built from would change the open character of the site adjacent to Thornaby
cemetery

e A number of trees adjacent to the cemetery make a valuable contribution to the setting
of the cemetery and wider landscape.

e The removal and replacement of trees, alongside the presence of dwelling was
considered to alter the setting of the cemetery.

e The development did not secure the required 15% affordable housing.

6. Interms of the current proposals, Members are reminded that there was a procedural error
in the determination of the outline application, reference 18/0409/0OUT, whereby it should
have been determined by the planning committee. As a result, the Councils original
decision was quashed in the High Court and the application was brought back to Members
to make a decision. Members subsequently refused planning permission for the following
reasons:

1. Impact of character of area; In the opinion of the Local Planning Authority, the
proposed development would result in new built development within a green area
which is currently characterised by mature landscaping features, the resulting harm
to the character of the area would not be outweighed by the benefits of the scheme
and is therefore contrary to the requirements of Local Plan Policies SD5(1) and
SD8(1) and (2).

2. Impact on cemetery; In the opinion of the Local Planning Authority, the proposed
development will result new built development within close proximity to with the
existing cemetery and would place a long term undue pressure for the removal of
existing protected trees along that boundary, undermining the setting, tranquillity
and character of the cemetery, contrary to saved Local Plan Policies SD8(1) and

).

3. Insufficient information; In the opinion of the Local Planning Authority, given the
constrained nature of the site as a result it its width, change in levels and extent of
tree cover, insufficient information has been provided to satisfactorily demonstrate
that ten dwellings can be accommodated on the site without unduly affecting the
key characteristics of the site, contrary to Local Plan Policies SD5(1) and SD8(1)
and (2).

7. The outline application was subsequently Allowed on appeal subject to conditions.

Site and Surroundings

8. As detailed above, this application relates to site A as shown in Fig 1 and relates to an
irregular shaped parcel of land ,1.2ha (approx.), set behind the residential dwellings on
Acklam Road, Thornaby. It is located to the north of these dwellings and southwest of
Thornaby Football Club with Thornaby cemetery located to the southeast.

9. The site contains dense, mature tree coverage around the perimeter of which the trees
are protected by means of an Area Tree Preservation Order. There is a central area which
is largely free of vegetation and containing an area of hardstanding as part of the old
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football club. The western portion of the site is an area of dense woodland with associated
track that links up to the football pitch to the northeast of the site.

10. The application site is located within the limits to development and adjacent to, but out with
the edge of the defined green wedge which runs north, east and south of the site. In
addition, to the east of the application site is defined open space with designated playing
fields to the north and east of the application site.

Fig 2. Extent of the green wedge

Proposal

11. Given that the outline application established the principle of development and means of
access, reserved matters are sought to consider appearance, landscaping, layout and
scale for the erection of 10no dwellings as allowed on appeal in relation to outline consent
reference 18/0409/OUT.

12. The proposed layout details 10no, three-bedroom, semi-detached dwellings, which are
located to the western section of the site, 8no in a linear form parallel with the access road
and 2no dwellings set to the southern corner. The dwellings include three house types, all
of which are of a relatively similar scale and floor area and include private gardens and
individual, in curtilage car parking provision.

13. The proposal includes the loss of trees to facilitate the development of which new tree
planting is proposed to mitigate this loss.

Consultations
14. Consultees were notified, and the following comments were received (in summary).

15. Environmental Health Unit - No objection in principle, subject to the imposition of the
following advisory conditions:

Construction/ Demolition Noise

Noise disturbance from adjacent road traffic
Dust Emissions

Unexpected Land Contamination

16. Flood Risk - The LLFA raises no objection to the proposals but requests further clarification
regarding construction and maintenance access to the outfall, whilst the remaining
detailed design information can be conditioned.

- BOROUGH COUNCIL



This document was classified as: OFFICIAL

As noted previously, due to the gradient of the ground adjacent to the watercourse it is
requested that details of safe maintenance access to the outfall are provided up front.
Whilst it is understood that the intention is for this is to be maintained by NWL, this must
still be provided.

It is also requested that a simple outline construction method statement for the outfall is
provided to demonstrate how the connection can be constructed on this challenging site.

As noted previously, the following information is still required, but could be conditioned
prior to commencement, if not provided up front.

Appendices - must include

e Overall site drainage layout drawing,

e Approved section 104 drawing,

e A drawing clearly highlighting who is responsible for all surface water drainage
elements including the existing ordinary watercourses,

o Detailed landownership plan highlighting all responsible landowners,

e A drawing clearly highlighting all maintenance access points, easements and
outfalls,

e Exceedance flow route drawings,

e Maintenance/inspection sheet for the site.

17. Highways - The applicant has submitted a site layout plan, as shown on drawing 2404-
P100D, and a highway statement (HS) in support of the proposals.

The HS relates to the requirements in the Appeal decision which included
'improvements to the existing vehicular access from Acklam Road including right turn
lane'. This junction improvement was a legacy requirement designed to serve a much
larger scale development and as set out in the HS, is no longer considered to be
necessary for a development of 10 dwellings.

The site layout, as shown on drawing 2404-P100D, is broadly in accordance the
Councils design guide, a continuous footway has been provided from Acklam Road to
the site and car parking in accordance with SPD3: Parking Provision for Developments
2011 has also been provided.

Subject to a construction management plan being secured by condition there are no
highways objections to the proposals.

18. Cleveland Police - The applicant should consider a robust boundary treatment to the rear
of the proposed development, from the existing track, for example, a combination of
defensive planting and close boarded wired fencing with box trellis atop.

This is an ideal development to adopt the Secured by Design Standard. The developer
can apply for the award, which is a police initiative to encourage good security being
built in at the earliest stage of the building process. The award is available free of
charge, and can be used to help market the site, and provide reassurance to
prospective buyers that good security has been a consideration in the design and build.

19. Landscape & Visual Comments — The submitted soft landscaping plan (ref: 2404-P200A)
is broadly acceptable, however further detail is required. It would be beneficial to receive
this information up front, however it could be conditioned if not provided. The suggested
conditions must include the following, the suggested condition wording is included below:

e Details of hard landscaping;
o Details of all proposed boundary treatments;
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e Street lighting;

o Detailed soft landscape plans, including root barrier protection to the adopted
highway where trees are planted within 2m;

e Landscape maintenance plan for all areas outside of private gardens;

e Protection of the highway from root damage; and

e Arboricultural Method Statement and Tree Protection Plan to BS5837. Protection
measures must ensure that no construction or excavated materials spill down the
embankment within the root protection areas of the retained trees. This is covered
by Condition 10 of the Outline Approval.

20. Natural England - No objection subject to appropriate mitigation being secured.

21. Tees Archaeology - Nothing to add to our comments from the outline application
18/0409/0UT

22. Northern Gas Networks — No objections

23. Chief Fire Officer (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 1:2019, Section B5 for
Dwellings.

Further guidance on the size and weight of their appliances is also offered

24. Sport England — The proposed development does not fall within either our statutory or
non-statutory remit therefore; Sport England has not provided a detailed response in this
case.

25. National Grid - there are no National Grid Electricity Transmission assets affected in this
area.

26. Northumbrian Water Limited - Northumbrian Water assesses the impact of the proposed
development on our assets and assesses the capacity within our network to accommodate
and treat the anticipated flows arising from the development. We do not offer comment on
aspects of planning applications that are outside of our area of control.

Publicity

27. A site notice was erected on 16th February 2024, and a notice was published in the local
press on 22nd February 2024.

28. Neighbours were also notified in writing of the proposals and 3no letters of objection were
received and 1no letter of support from the Football Club. Comments have been
summarised as below.

Objections

The site should not be developed for housing and should be retained as a walkway

It will change the historic character

It will impact wildlife

It will cause vehicle congestion and possible accidents for pedestrians who use the

walkway

e The developer does not own the access rights to the site; it is owned by occupiers of
the existing properties of Acklam road. The Football Club has a right of way only.

e The accessto the garages to the rear is already impeded by users of the Football Club.

It is difficult to get the car out of the garage.
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Support

e The company has been supportive of Thornaby Football Club both financially and
constructively on development projects and maintenance.

e The football club is an important part of the community and has problems with
vandalism.

e The development of housing would benefit everyone as we would have better security
plus a further potential for supporters

e The nature trail has been developed to assist schools to bring children outdoors and
has been developed in agreement with the owners at no cost.

Planning Policy Considerations

29. 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.

30. 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.

31. 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.

32. 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

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

34. So that sustainable development is pursued in a positive way, at the heart of the
Framework is a presumption in favour of sustainable development (paragraph 11) which
for decision making means;

e approving development proposals that accord with an up-to-date development
plan without delay; or
o where there are no relevant development plan policies, or the policies which are
most important for determining the application are out-of-date, granting
permission unless:
i. the application of policies in this Framework that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or
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ii. any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in this Framework taken as a whole.

Paragraph 61. To support the Government’s objective of significantly boosting the supply of
homes, it is important that a sufficient amount and variety of land can come forward where it
is needed, that the needs of groups with specific housing requirements are addressed and
that land with permission is developed without unnecessary delay. The overall aim should be
to meet an area’s identified housing need, including with an appropriate mix of housing types
for the local community.

Paragraph 73. Small and medium sized sites can make an important contribution to meeting
the housing requirement of an area, are essential for and Medium Enterprise housebuilders
to deliver new homes, and are often built-out relatively quickly. To promote the development
of a good mix of sites local planning authorities should:

a) identify, through the development plan and brownfield registers, land to accommodate at
least 10% of their housing requirement on sites no larger than one hectare; unless it can be
shown, through the preparation of relevant plan policies, that there are strong reasons why
this 10% target cannot be achieved;

b) seek opportunities, through policies and decisions, to support small sites to come forward
for community-led development for housing and self-build and custom build housing; c) use
tools such as area-wide design assessments, permission in principle and Local
Development Orders to help bring small and medium sized sites forward; d) support the
development of windfall sites through their policies and decisions — giving great weight to the
benefits of using suitable sites within existing settlements for homes; and

e) work with developers to encourage the sub-division of large sites where this could help to
speed up the delivery of homes.

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

a) will function well and add to the overall quality of the area, not just for the short term but
over the lifetime of the development;

b) are visually attractive as a result of good architecture, layout and appropriate and effective
landscaping;

¢) are sympathetic to local character and history, including the surrounding built environment
and landscape setting, while not preventing or discouraging appropriate innovation or
change (such as increased densities);

d) establish or maintain a strong sense of place, using the arrangement of streets, spaces,
building types and materials to create attractive, welcoming and distinctive places to live,
work and visit;

e) optimise the potential of the site to accommodate and sustain an appropriate amount and
mix of development (including green and other public space) and support local facilities and
transport networks; and

f) create places that are safe, inclusive and accessible and which promote health and well-
being, with a high standard of amenity for existing and future users; and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion
and resilience.

Paragraph 187. Planning policies and decisions should contribute to and enhance the
natural and local environment by:

a) protecting and enhancing valued landscapes, sites of biodiversity or geological value and
soils (in a manner commensurate with their statutory status or identified quality in the
development plan);

b) recognising the intrinsic character and beauty of the countryside, and the wider benefits
from natural capital and ecosystem services — including the economic and other benefits of
the best and most versatile agricultural land, and of trees and woodland;

¢) maintaining the character of the undeveloped coast, while improving public access to it
where appropriate;

D BOROUGH COUNCIL -



This document was classified as: OFFICIAL

d) minimising impacts on and providing net gains for biodiversity, including by establishing
coherent ecological networks that are more resilient to current and future pressures and
incorporating features which support priority or threatened species such as swifts, bats and
hedgehogs;

e) preventing new and existing development from contributing to, being put at unacceptable
risk from, or being adversely affected by, unacceptable levels of solil, air, water or noise
pollution or land instability. Development should, wherever possible, help to improve local
environmental conditions such as air and water quality, taking into account relevant
information such as river basin management plans; and

f) remediating and mitigating despoiled, degraded, derelict, contaminated and unstable land,
where appropriate.

Stockton on Tees Local Plan

Strategic Development Strategy Policy 1 (SD1) - Presumption in favour of Sustainable
Development

(). 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.

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.

Housing;

2. To meet the housing requirement of 10,150 new homes over the plan period a minimum of:
a. 720 dwellings (net) will be delivered per annum from 2017/18 to 2021/22.

b. 655 dwellings (net) will be delivered per annum from 2022/23 to 2031/32.

Strategic Development Strateqy Policy 3 (SD3) - Housing Strategy

1. The housing requirement of the Borough will be met through the provision of sufficient
deliverable sites to ensure the maintenance of a rolling five year supply of deliverable housing
land. Should it become apparent that a five year supply of deliverable housing land cannot be
identified at any point within the plan period, or delivery is consistently falling below the
housing requirement, the Council will work with landowners, the development industry and
relevant stakeholders and take appropriate action in seeking to address any shortfall.

3. The approach to housing distribution has been developed to promote development in the
most sustainable way. This will be achieved through:

b. Supporting residential development on sites within the conurbation as defined by the limits
to development which comprises the main settlements of Stockton, Billingham, Thornaby,
Ingleby Barwick, Eaglescliffe and Yarm.

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 SD8.
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c) Protecting and enhancing green infrastructure networks and assets, alongside the
preservation, restoration and re-creation of priority habitats, ecological networks and the
protection and recovery of priority species.

d) Enhancing woodlands and supporting the increase of tree cover where appropriate.

i) Considering development proposals within green wedges against Policy ENV6.

) 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.

I) 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.

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 SDA4.

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.

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.
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Transport and Infrastructure Policy 1 (TI1) — Transport Infrastructure

New Development

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
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.

Transport and Infrastructure Policy 3 (T13) - Communications Infrastructure

7. Developers should demonstrate how proposals for new homes, employment or main town
centre uses will contribute to and be compatible with local fibre and internet connectivity.

8. Taking into consideration viability, the Council require developers of new homes,
employment or main town centre uses to deliver, as a minimum, on-site infrastructure
including open access ducting to industry standards, to enable new premises and homes to
be directly served by local fibre and internet connectivity. This on-site infrastructure should
be provided from homes and premises to the public highway or other location justified as
part of the planning application. Where possible, viable and desirable, the provision of
additional ducting will be supported where it allows the expansion of the network.

Natural, Built and Historic Environment Policy 1 (ENV1) - Energy Efficiency

1. The Council will encourage all development to minimise the effects of climate change
through meeting the highest possible environmental standards during construction and
occupation.

The Council will:

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

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

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

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

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

v. Conventional energy.

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

2. Proposals are encouraged where development:

D BOROUGH COUNCIL -




This document was classified as: OFFICIAL

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.

Domestic;

3. All developments of ten dwellings or more, or of 1,000 sq m and above of gross floor space,
will be required to:

a. Submit an energy statement identifying the predicted energy consumption and associated
CO2 emissions of the development and demonstrating how the energy hierarchy has been
applied to make the fullest contribution to greenhouse gas emissions reduction; and

b. Achieve a 10% reduction in CO2 emissions over and above current building regulations.
Where this is not achieved, development will be required to provide at least 10% of the total
predicted energy requirements of the development from renewable energy sources, either
on site or in the locality of the development.

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.

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,

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
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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.

Natural, Built and Historic Environment Policy 7 (ENV7) - Ground, Air, Water, Noise and Light
Pollution

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.

SPD Householder Guiding Principles

2.1 Proposals should be designed to complement and enhance the character of the street and
the wider area as well as the property. Any extensions should be located and designed to
minimise the impact upon neighbouring properties. The following are the general design
principles for all developments.

Scale and Proportion

The scale and proportion of any works undertaken should be in keeping with the property and
surrounding area. As a general rule, extensions should be subservient to and not over-
dominate the house or neighbouring properties. Your house type will also have an impact on
the proposed works which will be considered acceptable. Therefore it is important to consider
the character and context of your house and the surrounding area.

2.2 Window Separation Distances

It is extremely important to have an adequate gap between neighbouring properties to prevent
a significant impact and minimise any loss of privacy from developments. The Council will
seek a minimum of 21 metres separation distance to be maintained between the main
habitable room windows of facing residential properties and the extension. Where a side
extension would face the rear of a neighbouring property (or a rear extension would face the
side of the neighbouring property), the Council will seek a minimum of 11 metres between the
windows of the main habitable rooms.

These distances will increase if there is a variation in ground levels between the properties or
a difference in the number of storeys (where a property of over 2 storeys is involved). As a
minimum, the separation distance should be increased by 3 metres for every 1 metre rise in
ground level.

Innovative design solutions and creativity in external and internal layouts to reduce the impact
of a development could be applied to achieve satisfactory levels of privacy and may in some
instances allow a reduction in the separation distance. In addition, the standard may be
applied more flexibly if individual circumstances allow, as each application is considered on
its own merits.

2.3 Privacy and Overshadowing

Extensions should not lead to the overshadowing of the neighbouring properties’ main
habitable room windows or private garden areas to an unreasonable degree. For a single
storey rear extension, 3 metres from the original rear elevation should generally be
appropriate, however this is dependent on various factors, including the scale, orientation and
form of the extension as well as the house type and impact on neighbouring properties.

Material Planning Considerations

35. The key considerations of this application are:
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Principle of Development

36. The parent application 18/0409/0OUT established the principle of development and means
of access for up to 10no dwellings, originally 26no proposed.

37. Whilst objection comments regarding the proposals with respect to need and impacts on
infrastructure and the wider environment impacts are noted, the principle of development
and the associated infrastructure impacts, including those on traffic movements have
already been established and cannot thereafter be revisited under this current application.

38. The matters therefore to be considered relate to appearance, landscaping, layout and
scale.

Layout, Scale and Appearance

39. Paragraph 131 of the NPPF promotes the creation of high-quality buildings and places. It
states that good design is a key aspect of sustainable development, creates better places
in which to live and work and helps make development acceptable to communities. With
paragraph 135 requiring that developments should not only maintain a strong sense of
place but should improve the quality of the area. Developments should also be visually
attractive as a result of good architecture, layout and appropriate and effective
landscaping.

40. In addition, the Stockton on Tees Local Plan, encourages high standards of design through
Policy SD8 which states that new development should be appropriate to the context of the
surrounding area and be of an appropriate style, proportion, and materials.

41. As members may recall the scheme at outline stage was reduced from 26no dwellings to
10no dwellings with the Inspector concluding that the site is “... sizeable with less
vegetated parts of the site which could accommodate up to 10 dwellings with minimal
felling of trees”. The report also noted that the “... eastern section of the site is more
restricted given its narrow width and dense tree coverage to the boundaries”. The
Inspectors report however concluded that “... up to 10no dwellings can be accommodated
within the appeal site without undue harm to the character and appearance of the site and
surrounding area”. As a result, the density of 10no dwellings is deemed appropriate subject
to the associated relevant material planning considerations.

42. The proposed layout details the development to the western section of the site with a view
of retaining as much vegetation as possible. The proposal details the access road to the
north of the site, extending eastwards into the triangular shaped section of the land with
continued pedestrian access to the east. The dwellings are arranged as 4no blocks of
semis in a linear form to the south of the access road and 1no block set to the southern
corner. Each of the dwelling has a reasonable sized private rear garden and driveway with
individual parking provision. The dwellings are appropriately dispersed across this central
section of the site.
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43. There are 3no dwelling types which are marginally different in design but are of a similar
modest scale, each block measuring approximately 11.3m x 10.2m, averaging around
8.3m in height to the ridgeline. The dwellings are of a typical modern nature and appear
to be a combination of brickwork and render, under a tiled pitched roof. The exact materials
have not been specified, and a condition is recommended to control this aspect. Overall,
the dwelling types, albeit marginally different, would create a distinct aesthetic and
architecturally cohesive group which would be sensitive to the context of the built form of
this section of Acklam Road.

44. The dwellings themselves comply with the minimum space standards as set out in the
National Described Space Standards. Garden lengths range between 8m and 12m with
plots 1, 8 and 9 having considerably more garden space to the side than the remaining
plots.

45.In terms of separation distances, the layout would meet the separation distance
requirements as set out in the Local Design Guide SPD. However, itis deemed appropriate
to remove permitted development rights to ensure the properties aren’t extended or altered
which could give rise to amenity impacts without further control from the Local Authority.

46. Overall, the layout scale and appearance of the development is considered to be broadly
acceptable and would comply with Policy SD8 of the Local Plan and the design aims of
the NPPF.

Trees

47. Trees on site are protected by means of an Area Tree Preservation Order, however, some
tree loss will be required to facilitate the development, an issue which was heavily
scrutinised in the determination at outline stage. The Inspector in their report identified that
tree loss was required and concluded that an appropriate scheme could be achieved which
would not undermine the setting, tranquillity and character of the area of the adjacent
cemetery.

48. A Pre Development Arboricultural Assessment has been submitted, along with a tree
survey and tree protection plan to reflect the current situation on the site. The report notes
the majority of trees and hedgerows on site are of a reasonable to good physiological and
structural condition with limited arboricultural works required. Trees have been categorised
as A, B, C and U, with a large proportion of those earmarked for removal being categorised
as C trees in recognition of them being deemed of low quality and value. The tree loss is
identified in red across the site plan and landscaping layouts and is primarily located to
the south of plot 9 and partially along the southwestern boundary.

49. It is recognised that the current layout has had due regard to trees on site and has sought
to retain as many trees as practically possible. The extent of retention is shown in dark
green on the site and landscaping plans. Replacement planting for trees lost has also been
denoted on plans, as shown in lighter green with the majority of which to be planted to the
east of plot 8 and 9 and across the area where the trees are to be lost along the
southeastern boundary. Tree planting is also proposed to the northeast of the site,
adjacent to the site entrance.

50. In terms of the proposed layout and those trees which are to be retained, this information
has been assessed against the shade study information which was submitted at outline
stage to demonstrate the potential shading impact to the dwellings and their gardens. The
shade study highlights that plots 1—4 are likely to be unaffected by existing trees, however,
those to plots 8 and 9 will likely experience shading throughout the year. It is noted that
during the summer months, the impact is lower with only parts of the garden being shaded,
mainly those to the side of plots 8 and 9 and to some extent plot 7. It should also be noted
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that the impacts differ depending upon the time of day as demonstrated by the information
submitted.

51. Although the shade study demonstrates the potential impact to properties, future occupiers
should be aware of the presence of nearby trees and the shading they may create. While
there may be pressure for future removal works to trees, they are however protected by
means of a Tree Preservation Order, therefore any future works would be considered on
a case-by-case basis.

52. On the whole, colleagues in Landscape have accepted the tree loss across the site on the
basis of the appeal decision and accepts the density and current layout and form. No
objections have been raised with respect to the development in this regard subject to
conditions with respect to hard and soft landscaping details, means of enclosure and
details to be provided to ensure appropriate protection of those trees to be retained.
Conditions of which have all been included.

53. Whilst it is regrettable to lose trees across the site, particularly those which are of a higher
category, it is however acknowledged that the majority of tree loss to accommodate the
development are category C trees, which are deemed of lower quality and value. The
development proposes replacement planting and new landscaping, details of which are to
be secured by condition. Accordingly, the proposed development is considered to comply
with Policy ENV5 of the Stockton on Tees Local Plan.

Amenity Impact

54. In respect of the neighbouring properties, planning Policy SD8 seek to provide sufficient
levels of privacy and amenity for all existing and future occupants of land and buildings,
while guidance within the Householder Alterations and extensions SPD provides further
clarity over the impacts that development can have on neighbouring occupiers.

55.In terms of the internal relationships between proposed properties, as described
previously, the layout and spacing of properties within the site are considered to be
acceptable in order to provide sufficient levels of privacy and amenity between properties.

56. The existing dwellings to the southwest of the site, along Acklam Road, would back on to
the proposed gardens of plots 1-4 and plot 8. The existing properties have long rear
gardens with garaging and outbuildings to the rear. By virtue of the existing arrangements,
the proposed development would be sited at sufficient distances from the existing
residential properties so as to not cause any significant privacy, overshadowing or
overbearing impact.

57. Notwithstanding the above, planning conditions remain as part of the outline consent
relating to site levels to ensure that appropriate relationships are maintained. Furthermore,
conditions have been included as part of this application to agree details of means of
enclosure and streetlighting to ensure there will be no adverse amenity impact on both
existing and future occupiers of the dwellings.

58. As well as residential dwellings, the site lies adjacent to other recreational uses including
the Cricket Club to the west, the Football Club to the northeast and Thornaby cemetery
directly to the east. It is however considered that the site is well contained and would be
commensurate with the existing residential uses close by. The development is not
considered to adversely impact upon adjacent land uses.

59. The Environmental Health Officer has been consulted on the proposed development and
has raised no objections in principle subject to the imposition of conditions which have
largely been covered and included by the outline consent. Whilst the request for a noise
condition is noted, this is deemed unnecessary given the outline approval and any further
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noise and disturbance is likely to be limited. Any internal noise levels will be considered
as part of building regulations.

60. Overall, subject to conditions, the proposed development is considered to be acceptable
and would not result in an unacceptable amenity impact. The proposal would therefore not
conflict with Policy SD8 of the Local Plan and Part 12 of the NPPF.

Highway implications

61. Paragraph 116 of the National Planning Policy Framework sets out that development
should only be prevented or refused on highways grounds if there would be an
unacceptable impact on highway safety, or the residual cumulative impacts on the road
network, following mitigation, would be severe.

62. The outline application considered the matter of access, which is to be taken off a private
track, directly off Acklam Road. It runs around the rear of the adjacent properties and splits
off to both the application site and the Football Club. The access route to the rear of the
private garages is to be retained and will be unaffected by this development.

63. It is understood that concerns were raised at outline stage that the development would
restrict pedestrian access from the existing track which runs through the woodland to the
former playing field to the east. However, plans clearly denote this route as being retained.

64. The Highways Officer has been consulted and confirms that the application has been
supported by a highway statement (HS) which addressed the requirements of the outline
consent.

65. The Highways Officer has advised that no objections are raised subject to a condition for
the submission of a construction management plan (CMP) to be provided. This however
was included as a condition as part of the outline consent and still therefore remains
applicable. There is no need to repeat this requirement.

66. Cleveland Fire Brigade has raised no objections to the development. With reference to the
appliance sizes, the access road exceeds this width of the vehicles, and the Fire Brigade
would not be impeded should they require access to the site.

67. Overall, it is considered that there would be no detrimental impact on highway safety. The
proposal would therefore comply with Policy SD8 of the Local Plan and Part 9 of the NPPF.

Flood Risk and Drainage

68. Stockton Local Plan Policy ENV4 advises that reducing and mitigating flood risk is an
important issue for planning particularly as the effects of climate change are being realised.
To ensure sustainable economic growth is achieved, it is essential that development (new
and existing) is safe from flooding and incorporates approaches to reduce risk. When
addressing flood risk, it is important to consider all sources of flooding which include fluvial,
surface water, sewer and groundwater flooding.

69. The site is largely located within Flood Zone 1 with the exception of a small area to the
access. A Flood Risk Assessment was submitted with the outline application, and it was
concluded that the site was of low risk for flooding. The outline consent included a
condition for the compliance with the Flood Risk Assessment, which is still applicable for
the development.

70. The outline consent also included drainage conditions, of which were partially addressed
during the course of this application. A scheme however was not fully agreed with the
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LLFA; therefore, the conditions remain outstanding and can be discharged at a later date
as is the normal process.

71. Overall, it is considered that the development would not lead to an increase in flood risk
on-site or off-site and would be acceptable from a flood risk and drainage perspective in
accordance with Policies SD5 and ENV7 of the Stockton-on-Tees Local Plan and Part 14
of the NPPF.

Ecology

72. A Preliminary Ecological Appraisal (PEA) accompanies the application. The report
comprises of a desktop study which includes a standard Phase 1 habitat survey; an
assessment of the presence, or likely presence, of notable species; and an assessment
of the value of habitats present on site. The report forms an update to previous surveys
undertaken at the site during consideration of the outline application.

73. A The findings of the report include certain recommendations for each of the identified
habitats and species and include mitigation measures, which will be conditioned as part of
the approval to ensure compliance and appropriate protection. The report however did not
identify the need for any further survey work other than the recommendation of avoiding
works within the bird breeding season (March — August).

74. Subject to condition, it is considered that there will be no adverse impact on ecology or
biodiversity and the proposal would therefore comply with Policies SD5, SD8 and ENV5
of the Stockton-on-Tees Local Plan and Part 15 of the NPPF.

Nutrient Neutrality

75. Following advice from Natural England in March 2022 with regards to the unfavourable
condition of the River Tees due to excess nutrients and implications of that for the
Teesmouth and Cleveland Coast SPA/Ramsar. All forms of development which generate
additional overnight accommodation are required to consider and assess whether there is
an adverse impact resulting from the development proposals on the SPA.

76. The applicant has submitted calculations and a Preliminary Credit Certificate to
accompany the application, and an Appropriate Assessment has been undertaken.
Natural England has been consulted and raise no objections to the information provided.

77. A condition has been included for the applicant to provide a copy of the final Credit
Certificate prior to works commencing on site. Subject to the submission of this
information, it is considered that the LPA, as the Competent Authority under the Habitats
Regulations has secured appropriate mitigation measures to address nutrient neutrality,
thereby according with Policy ENV5 of the Stockton on Tees Local Plan.

Other Matters

78. Cleveland Police have been consulted on the application and have raised no objections to
the development however have recommended the applicant considers the Secure by
Design principles, of which has been included as an informative.

79. With regards to Biodiversity Net Gain (BNG), this can only be applied to full planning

applications made after January 2024. As this relates to an application for Reserved
Matters, BNG is not applicable and therefore cannot be considered further.

Conclusion
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80. In view of the assessment above, it is considered that the proposed development would
not result in any significant conflict with the policies contained within the Stockon on Tees
Local Plan or the relevant chapters of the NPPF and there are no technical reasons why
the proposed scheme would be deemed unacceptable.

81. In planning terms, the proposed development is considered acceptable in all other regards
and is therefore recommended for approval subject to those planning conditions set out in
the report.

Financial Implications: No known implications

Environmental Implications: There will be a loss of 11no category C trees, which are
subject to an Area Tree Preservation Order. The scheme however proposes to mitigate this
loss through replacement tree planting.

Legal Implications None known

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

Human Rights Implications: The provisions of the European Convention of Human Rights
1950 have been taken into account in the preparation of this report.

Ward and Ward Councillors
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