
 
 

 
Planning and Highways Committee 
30 March 2026         

 
REPORTS FOR CIRCULATION 

 
REPORT BY EXECUTIVE DIRECTOR – ECONOMY AND PLACE 
 
PURPOSE OF REPORT 
 
This report is circulated to the Committee. It includes additional information 
received after the preparation of the Committee Report. This information may 
allow a revised recommendation to be made. 
 
 
LIST OF CIRCULATED ITEMS 
 

Application 3 - 25/01316/FUL - Land at Mulberry Way, Fence Houses 
Industrial Estate, Houghton-le-Spring.  
 
Following the publication of the Committee Report, the Officer Report sets out 
in paragraph 4 that there appears to be a public right of way running from 
Moorsfield to Mulberry Way and some informal pathways within the site from 
Greenmount to Mulberry Way running west to east and northward. The 
Applicant wishes to confirm that there is no Public Right of Way in this 
location or within the site and that there is a path through the site, however, 
this is a permissive route which means it is private, but Persimmon voluntarily 
allows access. This east/west connection has also been incorporated into the 
layout. 
 
The Officer Report, at section 5 – Ecological Impact, sets out that the site is 
located within the 7.2km buffer from the coastal European Sites, in 
accordance with the Sunderland Recreation Mitigation Strategy, the standard 
contribution of £557.14 per residential unit will be required as mitigation for 
increased recreational pressures on those sites. However, the site is located 
out with the Coastal Mitigation zone and as such this contribution is not 
required. The amount has not been set out within the Planning Obligations 
Section of the Officer Report and is not a required contribution.  
 
In light of the above, the recommended decision for the application is to 
remain as per the published Committee Report. 
 
 
 

 

2011 



 
Application 6 – 25/01696/LOU – 56-90 High Street West, Sunderland 
 
The main agenda report provides Members with a ‘dual recommendation’ for 
the decision on the application, with the application recommended for 
approval subject to the completion of a legal agreement to secure planning 
obligations, or refusal of planning permission if this agreement is not 
completed within 3 months of this Committee meeting (i.e. by 30th June 2026). 
 
The applicant has advised that a third party will need to be involved in the 
completion of the legal agreement, meaning the process may take longer than 
3 months. The applicant therefore requested a longer period for completion of 
the legal agreement of 6 months from the date of this Committee meeting, i.e. 
until 30th September 2026. This request is considered reasonable and 
Members are recommended to look favourably on affording an extended 
period for completion of the legal agreement. 
 
In addition to the above, discussions with the applicant’s agent have been 
taking place in respect of the wording of some of the draft conditions provided 
on the main agenda report. Changes requested by the agent primarily relate 
to the timings of certain requirements of the conditions, whilst the 
requirements of the condition relating to counter-terrorism measures are 
incorporated into the condition requiring approval of the hard and soft 
landscaping for the development. Where officers considered the requested 
changes to be acceptable, the draft conditions have been amended, and an 
updated list of draft recommended conditions is provided for Members’ 
information below. 
 
For the reasons provided in the main agenda report, the application is 
considered acceptable. The amended recommendation is as follows: 
 
RECOMMENDATION: (a) MINDED TO GRANT PLANNING PERMISSION 
under Regulation 3 of the Town and Country Planning (General Regulations), 
subject to the updated recommended schedule of draft conditions provided 
below and the completion of a legal agreement.   
  
OR   
  
(b) If the legal agreement is not completed by 30th September 2026 then 
REFUSE planning permission for the reason below:   
  
There does not exist a mechanism to provide the relevant planning obligations 
required to mitigate the impact of the proposed development and make it 
acceptable in planning terms, namely financial contributions towards the 
Coastal Mitigation Strategy (HRA mitigation), BNG monitoring and education 
provision.   
  
Reason: In the absence of such planning obligations being provided, the 
proposed development would be contrary to Regulation 122 of the Community 
Infrastructure Levy Regulations 2010 (as amended), Policy NE2 (biodiversity 



and geodiversity) and Policy ID2 (planning obligations) of the adopted Core 
Strategy and Development Plan (2015-2033).  
    
 
Updated draft conditions 
 
1 Application(s) for approval of reserved matters shall be made to the Local 
Planning Authority before the expiration of three years from the date of this 
permission. The development hereby permitted shall be begun before the 
expiration of two years from the date of approval of the last reserved matters 
to be agreed. 
 
Reason: Imposed pursuant to the provision of Section 92 of the Town and 
Country Planning Act 1990 as amended by section 51 of the Planning and 
Compulsory Purchase Act 2004. 
 
2 No development (except site investigation works) shall commence in any 
part of the site until details of the appearance, landscaping, layout and scale 
(hereinafter referred to as the 'reserved matters') for the development in that 
part of the site has been submitted to and approved in writing by the Local 
Planning Authority. 
 
Plans and particulars of the reserved matters shall be submitted utilising a 
planning application form and shall be carried out as approved. As planning 
application ref. 25/01696/LOU is in outline only, as no details have been 
submitted of the reserved matters (except for access), they are reserved for 
subsequent approval of the Local Planning Authority. 
 
3 The development hereby granted permission shall be carried out in full 
accordance with the following approved plans: 
 
o Location plan (drawing no. 3696-FBA-XX-00-D-A-011900, rev. P04) 
o Existing site plan (drawing no. 3696-FBA-XX-D-A-011901, rev. P04) 
o Existing site levels (drawing no. 3696-FBA-XX-00-D-A-011902, rev. P04) 
o Plot 19 existing floorplans (drawing no. 3696-FBA-XX-00-D-A-011912, rev. 
P01) 
o Plot 19 existing elevations (drawing no. 3696-FBA-XX-00-D-A-011913, rev. 
P01) 
o Plot 20 existing floorplans (drawing no. 3696-FBA-XX-00-D-A-011914, rev. 
P01) 
o Plot 20 existing elevations (drawing no. 3696-FBA-XX-00-D-A-011915, rev. 
P01) 
o Plot 22 existing floorplans (drawing no. 3696-FBA-XX-00-D-A-011916, rev. 
P01) 
o Plot 22 existing elevations (drawing no. 3696-FBA-XX-00-D-A-011917, rev. 
P01) 
o Highways servicing arrangement (drawing no. JN2953-Dwg-0036C) 
o Plot Parameters - plot 19 (drawing no. 3696-FBA-XX-00-D-A-011908, rev. 
P05) 
o Plot Parameters - plot 20 (drawing no. 3696-FBA-XX-00-D-A-011909, rev. 



P05) 
o Plot Parameters - plot 21 (drawing no. 3696-FBA-XX-00-D-A-011910, rev. 
P05) 
o Plot Parameters - plot 22 (drawing no. 3696-FBA-XX-00-D-A-011911, rev. 
P05) 
o Access and servicing (drawing no. 3696-FBA-XX-00-D-A-011907, rev. P04) 
o Public realm (drawing no. 3696-FBA-XX-00-D-A-011906, rev. P04) 
o Land uses (drawing no. 3696-FBA-XX-00-D-A-011905, rev. P05) 
o Development plots heights (drawing no. 3696-FBA-XX-00-D-A-011904, rev. 
P05) 
o Proposed site levels (drawing no. 3696-FBA-XX-00-D-A-011903, rev. P04) 
 
Reason: In order to ensure that the completed development accords with the 
scheme approved and to comply with Policy BH1 of the Core Strategy. 
 
4 Each application for reserved matters shall be accompanied by a 
compliance statement which explains how that reserved matters application 
meets the design principles and indicative parameters set out in the drawings 
approved under condition 3, as well as the Outline Design Principles as 
provided within Chapter 13 of the High Street West Design and Access 
Statement (Faulkner Browns, July 2025) 
 
Reason: to ensure reserved matters proposals correspond with the outline 
submission and supporting technical information (including the ES) and 
deliver an acceptable form of development which complies with the objectives 
of the relevant policies the CSDP. 
 
5 The total floorspace created by the development shall not exceed 65,495 
sq. metres, of which the maximum amount permitted to be used for any 
purpose is as follows: 
 
o Retail/leisure/food and drink (uses within use class E(a), (b) and (d) and sui 
generis uses as public house, wine bar or drinking establishment and drinking 
establishment with expanded food provision) - maximum of 9,140 sq. metres 
o Commercial offices (use class E(g)) - maximum of 47,160 sq. metres 
o Residential (use class C3) and serviced apartments (use class C1) - 
maximum of 41,330 sq. metres, with no more than 275 no. apartments 
 
Reason: to ensure reserved matters proposals correspond with the outline 
submission and supporting technical information (including the ES) and 
deliver an acceptable form of development which complies with the objectives 
of the relevant policies the CSDP. 
 
6 No demolition of any building shall take place until a Demolition Method 
Statement and Management Plan (DMP) for such works has been submitted 
to and approved by the Local Planning Authority for that building. The DMP 
shall be informed by measures recommended in the Environmental Statement 
and other supporting technical reports submitted with the planning application 
and shall include details of measures required to ensure local amenity and 
highway safety is not adversely affected by demolition works, including 



measures to manage: 
 
o noise 
o dust 
o vibration 
o dust and air quality 
o highway and pedestrian safety (including alternative routes for pedestrians 
and cyclists) 
o drainage and water quality 
o ecology mitigation 
o visual impacts 
o artificial lighting 
o treatment of the site post-demolition 
 
The development shall then be implemented in accordance with the approved 
DMP. 
 
Reason: In order to protect the amenity of adjacent occupiers and the 
adjacent highway network and to comply with policies BH1 and ST3 of the 
CSDP. 
 
7 No development (excluding demolition and site investigation works) shall 
commence within any part of the site until a Construction Environmental 
Management Plan (CEMP) for that part of the site has been submitted to and 
approved in writing by the Local Planning Authority. The CEMP shall be 
informed by measures recommended in the Environmental Statement and 
other supporting technical reports submitted with the planning application and, 
for the avoidance of doubt, include the following: 
 
o Executive Summary; 
o Project Background 
o Outline of Project 
o Framework of this CEMP 
o Legal Compliance 
o Summary of the Requirements of this condition 
o Site Information and Consented Development 
o Site and Surrounding Area 
o Scheme Description 
o Sensitive Receptors 
o Control of the Construction Process 
o Roles and Responsibilities 
o Training and Raising Awareness 
o Reporting 
o Monitoring, Continual Improvement and Review 
o Environmental Complaints and Incidents 
o Public Relations and Community Relations 
o Construction Management 
o Description of Construction Works 
o Phasing of Construction Works 
o Construction Equipment 



o Hours of Working (Hours of Site Operation) 
o Storage of Plant and Materials 
o Handling of Plant and Materials 
o Health and Safety Management 
o Security On-Site 
o Considerate Constructors 
o Phase-specific Construction Method Statements (CMS) 
o Environmental Control Measures 
o Public Access and Traffic Management 
o Waste and Materials Management and Storage 
o Noise and Vibration 
o Dust & Air Quality 
o Contaminated Land Procedures 
o Hydrology & Water Quality 
o Ecology mitigation measures 
o Visual Impacts 
o Artificial Lighting 
o Measures to improve climate change impacts of construction work 
o Measures to protect vegetation/landscaping to be retained within the 
development 
o Emergency Procedures 
o Conclusions 
 
Appendices 
Appendix A - Sensitive Receptor Locations 
Appendix B - Landscape Resource Information (including hedgerow and tree 
group numbers) 
Appendix C - Potential for Archaeological Mitigation Requirement Plan 
Appendix D - Site Access Locations 
Appendix E - Proposed Temporary Construction Access 
 
The development shall then be implemented in accordance with the approved 
CEMP. 
 
Reason: In order to protect the amenity of adjacent occupiers and the 
adjacent highway network and to comply with policies BH1 and ST3 of the 
CSDP. 
 
8 Any application for reserved matters must be accompanied by an updated 
noise and vibration assessment for the approval of the Local Planning 
Authority. The assessment must be informed by the detailed proposals 
submitted with the reserved matters application (including the constructional 
design of any commercial and residential spaces) and the methodology, 
conclusions and recommendations of the 'Noise and Vibration' chapter of the 
Environmental Statement submitted with the outline application. 
 
The assessment shall include details of any proposed construction, design, 
layout and internal arrangement measures and any other mitigation required 
to ensure future occupiers of the development are not unacceptably adversely 
affected by noise and vibration. All mitigation measures set out within the 



approved assessment must then be implemented prior to the development 
being occupied and maintained in an effective condition for the lifetime of the 
development. 
 
Reason: to ensure future occupiers of the development are afforded an 
acceptable level of amenity and to comply with the objectives of policy HS1 of 
the CSDP. 
 
9 No amplified music shall be played within any of the food and drink and 
drinking establishment units within the development unless a noise impact 
assessment is firstly submitted to and approved in writing by the LPA. The 
assessment shall include any mitigation required to ensure the playing of 
amplified music would not adversely affect the amenity of existing and future 
residential occupiers. Any approved mitigation must be implemented in full 
before any amplified music is played at the unit in question. 
 
Reason: to ensure future occupiers of the development are afforded an 
acceptable level of amenity and to comply with the objectives of policy HS1 of 
the CSDP. 
 
10 Any application for reserved matters must be accompanied by an updated 
Daylight and Sunlight assessment for the approval of the Local Planning 
Authority. The assessment must be informed by the detailed proposals 
submitted with the reserved matters application and should demonstrate that 
the development will not give rise to unacceptable adverse impacts on the 
amount of daylight/sunlight received by existing buildings and that occupiers 
of the development will receive acceptable levels of daylight/sunlight. The 
updated assessment should include details of any mitigation required to 
achieve these objectives and any approved measures shall be incorporated 
into the development prior to occupation. 
 
Reason: to ensure future occupiers of the development are afforded an 
acceptable level of amenity and to comply with the objectives of policies HS1 
and BH1 of the CSDP. 
 
11 Any application for reserved matters must be accompanied by an updated 
Wind Microclimate Assessment for the approval of the Local Planning 
Authority, should the building(s) include accessible roof terraces. The 
assessment must be informed by the detailed proposals submitted with the 
reserved matters application and should demonstrate that the development 
will not give rise to unacceptable adverse impacts on the prevailing wind 
environment around the site and, where applicable, demonstrate that users of 
any accessible external spaces on roofs within the development would 
experience acceptable levels of safety and comfort. The updated assessment 
should include details of any mitigation required to achieve these objectives 
and any approved measures shall be incorporated into the development prior 
to occupation. 
 
Reason: to ensure the development is acceptable in respect of the wind 
environment and to comply with the objectives of policies HS1 and BH1 of the 



CSDP. 
12 No unit shall be used for purposes involving the preparation of commercial 
hot food until an odour abatement risk assessment has been submitted for the 
approval of the Local Planning Authority. The assessment should include 
specifications of any new extraction/ventilation system required to ensure that 
food odours would not adversely affect the amenity of the locality and any 
occupiers of the development. Any agreed extraction/ventilation system must 
be installed prior to the use commencing. 
 
Reason: to ensure the development is acceptable in respect of odours and to 
comply with the objectives of policy HS1 of the CSDP. 
 
13 Any application for reserved matters which includes units to be used for 
retail, leisure or food and drink (uses within use class E(a), (b) and (d) and sui 
generis uses as public house, wine bar or drinking establishment and drinking 
establishment with expanded food provision) must be accompanied by 
proposed hours of operation for these units for the approval of the Local 
Planning Authority. The proposed operating hours should be informed by the 
detailed proposals and designed to ensure that the operation of the units does 
not adversely affect the amenity of existing and future occupiers. Units must 
then operate in accordance with the approved hours. 
 
Reason: to ensure the operation of commercial units does not adversely affect 
the amenity of the locality and to comply with the objectives of policy HS1 of 
the CSDP. 
 
14 No external lighting to the development shall be installed until details have 
been agreed with the Local Planning Authority. 
 
Reason: to ensure lighting respects local amenity and to comply with the 
requirements of policy BH1 of the CSDP. 
 
15 Any reserved matters applications shall be accompanied by full details of 
ground levels and finished floor levels to show how the proposed 
development relates to site levels and adjacent land (with levels related to a 
fixed datum point off site), for the approval of the LPA. 
 
The development shall then be constructed in accordance with the approved 
ground levels and finished floor levels. 
 
Reason: to ensure a satisfactory standard of the development in the interests 
of amenity and built heritage and to comply with the objectives of policies BH1 
and BH8 of the CSDP. 
 
16 Any residential accommodation delivered within the development must 
comply with Nationally Described Space Standards (March 2015). 
 
Reason: To ensure a satisfactory standard of development, in the interests of 
residential amenity of future occupiers, and to comply with Policy BH1 of the 
adopted Core Strategy and Development Plan. 



 
17 Prior to first occupation of any building within the development, full details 
of refuse storage facilities shall be submitted to and approved in writing with 
the Local Planning Authority for that building. The approved facilities shall be 
completed on site and made available for use prior to occupation and made 
available to this use for the lifetime of the development. 
 
Reason: To ensure a satisfactory form of development, in the interest of 
amenity and highway safety, and to comply with policies BH1, ST2 and ST3 of 
the adopted Core Strategy and Development Plan. 
 
18 Any application for reserved matters for a residential development with a 
height of 18m or more or 7 storeys or more must be accompanied by a fire 
statement for the approval of the Local Planning Authority in consultation with 
the Health and Safety Executive. The statement shall be informed by the 
detailed proposals and provide information about the fire safety design 
principles, concepts and standards that have been applied to the development 
and should be produced using the template published by the Secretary of 
State. All fire safety measures set out in the approved statement must then be 
implemented prior to the development being occupied and maintained in an 
effective condition for the lifetime of the development. 
 
Reason: to ensure the development is acceptable in relation to fire risk and to 
accord with the requirements of the Town and Country Planning 
(Development Management Procedure) Order 2015 (as amended). 
 
19 No development (other than demolition and site investigation works) shall 
commence on any building until a detailed scheme for the disposal of surface 
water, following applicable hierarchies for the development hereby approved, 
has been submitted to and approved in writing by the Local Planning Authority 
for that building, in consultation with Northumbrian Water and the Lead Local 
Flood Authority. Thereafter, the development shall take place in accordance 
with the approved details. 
 
Reason: to prevent the increased risk of flooding from any sources and to 
comply with the requirements of policies WWE2 and WWE3 of the CSDP and 
the NPPF and to ensure that the development integrates appropriate 
rainwater harvesting and follows the new hierarchy of discharge within the 
Non-Technical SuDS Standards (June 2025). 
 
20 No development, other than demolition and site investigation works, shall 
commence on any part of the site until details of the proposed timing of the 
submission of drainage verification report(s), and the extent of the SuDS 
features to be covered in the verification report(s), have been submitted to 
and approved in writing by the Local Planning Authority for that part of the 
site. 
 
Reason: to ensure that report(s) to verify the implementation of agreed 
sustainable drainage infrastructure will be submitted at appropriate times and 
to comply with policies WWE2 and WWE3 of the CSDP. 



 
21 Drainage verification report(s) must be submitted in accordance with the 
timings and details approved pursuant to the discharge of condition 20 of this 
decision notice. The report(s), which must be produced by a suitably qualified 
person, shall demonstrate that all sustainable drainage systems have been 
constructed as per the final agreed drainage scheme and must include, in 
totality: 
 
- As built drawings (in dwg/shapefile format) for all SuDS components - 
including dimensions (base levels, inlet/outlet elevations, areas, depths, 
lengths, diameters, gradients etc) and supported by photos of installation and 
completion. 
- Construction details (component drawings, materials, vegetation). 
- Health and Safety file. 
- Details of ownership organisation, adoption & maintenance. 
 
Reason: to ensure that all sustainable drainage systems are designed to the 
DEFRA nontechnical standards for SuDS and comply with policies WWE2 
and WWE3 of the CSDP. 
 
22 No development, other than demolition, shall commence in any part of the 
site until a suitable and sufficient ground investigation and Risk Assessment 
to assess the nature and extent of any contamination on that part of the site 
(whether or not it originates on that site) has been submitted to and approved 
in writing by the Local Planning Authority. 
 
The investigation and risk assessment shall be undertaken by competent 
persons and a written report of the findings must be produced and submitted 
for the approval of the LPA. The report of the findings must include: 
 
i a survey of the extent, scale and nature of contamination; 
ii an assessment of the potential risks to: 
o human health; 
o property (existing or proposed) including buildings, crops, livestock, pets, 
woodland and service lines and pipes; 
o adjoining land; 
o ground waters and surface waters; 
o ecological systems; 
o archaeological sites and ancient monuments; and 
iii where unacceptable risks are identified, an appraisal of remedial options, 
and proposal of the preferred option(s). 
The Investigation and Risk Assessment shall be implemented as approved 
and must be conducted in accordance with the Environment Agency's "Land 
contamination: risk management". 
 
Reason: To ensure that risks from land contamination to the future users of 
the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors, in accordance with the National 



Planning Policy Framework Paragraphs 187e, 187f, 196 and 197. 
The details are required to be submitted and approved in advance of works 
commencing on site to ensure the development is undertaken in a manner to 
protect future users of the site and the environment. 
 
23 No development, other than demolition, shall commence in any part of the 
site until a detailed Remediation Scheme to bring that part of the site to a 
condition suitable for the intended use (by removing unacceptable risks to 
human health, buildings and other property and the natural and historical 
environment) has been submitted to and approved in writing by the Local 
Planning Authority. 
 
The Remediation Scheme should be prepared in accordance with the 
Environment Agency's "Land Contamination: Risk Management" and must 
include a suitable options appraisal, all works to be undertaken, proposed 
remediation objectives, remediation criteria, a timetable of works, site 
management procedures and a plan for validating the remediation works. The 
Remediation Scheme must ensure that as a minimum, the site will not qualify 
as contaminated land under Part 2A of the Environmental Protection Act 1990 
in relation to the intended use of the land after remediation. Once the 
Remediation Scheme has been approved in writing by the Local Planning 
Authority it shall be known as the Approved Remediation Scheme. 
 
Reason: To ensure that risks from land contamination to the future users of 
the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors, in accordance with the National 
Planning Policy Framework Paragraphs 187e, 187f, 196 and 197. 
 
The details are required to be submitted and approved in advance of works 
commencing on site to ensure the development is undertaken in a manner to 
protect future users of the site. 
 
24 The Approved Remediation Scheme for any given phase shall be 
implemented in accordance with the approved timetable of works for that 
phase. Within six months of the completion of measures identified in the 
Approved Remediation Scheme and prior to the occupation of any building in 
that phase, a Verification Report (that demonstrates the effectiveness of the 
remediation carried out) must be produced and is subject to the approval in 
writing of the Local Planning Authority. 
 
Reason: To ensure that risks from land contamination to the future users of 
the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors, in accordance with the National 
Planning Policy Framework Paragraphs 187e, 187f, 196 and 197. 
 
25 In the event that contamination is found at any time when carrying out the 



approved development that was not previously identified it must be reported in 
writing immediately to the Local Planning Authority. A Risk Assessment must 
be undertaken in accordance with the requirements of the Environment 
Agency's "Land Contamination: Risk Management" and where remediation is 
necessary a Remediation Scheme must be prepared and submitted to the 
Local Planning Authority in accordance with the requirements that the 
Remediation Scheme must ensure that the site will not qualify as 
contaminated land under Part 2A of the Environmental Protection Act 1990 in 
relation to the intended use of the land after remediation. Once the 
Remediation Scheme has been approved in writing by the Local Planning 
Authority it shall be known as the Approved Remediation Scheme. Following 
completion of measures identified in the Approved Remediation Scheme a 
verification report must be prepared and submitted in accordance with the 
approved timetable of works. Within six months of the completion of measures 
identified in the Approved Remediation Scheme and prior to the occupation of 
any building, a validation report (that demonstrates the effectiveness of the 
remediation carried out) must be submitted to the Local Planning Authority. 
 
Reason: To ensure that risks from land contamination to the future users of 
the land and neighbouring land are minimised, together with those to 
controlled waters, property and ecological systems, and to ensure that the 
development can be carried out safely without unacceptable risks to workers, 
neighbours and other offsite receptors, in accordance with the National 
Planning Policy Framework Paragraphs 187e, 187f, 196 and 197. 
 
26 No development (excepting demolition and site investigation works) shall 
commence in any part of the site until a verification report detailing the 
position of all boreholes installed for the investigation of soils, ground gases, 
groundwater or geotechnical purposes (including grouting) in that part of the 
site is submitted to the Local Planning Authority. The verification report shall 
detail how redundant boreholes have been decommissioned and how any 
borehole that needs to be retained, post-development, for monitoring 
purposes will be secured, protected and inspected. 
 
Reason: To ensure that redundant boreholes are safe and secure, and they 
do not cause preferential pathways for contamination and gas movement. 
 
27 Prior to the occupation of any building, a report demonstrating and 
evidencing the effective sealing of the internal annulus of all service duct 
penetrations through gas resistant membranes against potential ground gas 
ingress shall be submitted to the Local Planning Authority. The report is 
subject to approval in writing by the Local Planning Authority. 
 
Reason: To ensure that the risk from potential ingress and accumulation of 
ground gas, which may be prejudicial to the health & amenity of the occupants 
of the respective buildings, is minimised. 
 
28 The Biodiversity Gain Plan shall be prepared in accordance with the 
Biodiversity Net Gain Assessment report dated May 2025 and prepared by 
DWS Ecology. 



 
Reason: to ensure biodiversity net gain is achieved across the application site 
and to comply with the objectives of the NPPF and policy NE2 of the CSDP. 
 
29 The development shall not commence until a Habitat Management and 
Monitoring Plan (the HMMP), prepared in accordance with the approved 
Biodiversity Gain Plan, has been submitted to, and approved in writing by, the 
Local Planning Authority. The HMMP shall be submitted using the Habitat 
Management and Monitoring Plan Template as published by Natural England 
and the content of the HMMP shall be consistent with the guidance contained 
within the Habitat Management and Monitoring Plan Checklist as published by 
Natural England. 
 
Reason: to ensure biodiversity net gain is achieved across the application site 
and to comply with the objectives of the NPPF and policy NE2 of the CSDP. 
 
30 The site shall not come into first use until notice in writing has been 
received by the Local Planning Authority that the: 
 
a) HMMP has been implemented/commenced; and 
b) habitat creation and enhancement works as set out in the HMMP have 
been completed; and 
c) a completion report, evidencing the completed habitat enhancements, has 
been submitted to, and approved in writing by the Local Planning Authority. 
 
Reason: to ensure biodiversity net gain is achieved across the application site 
and to comply with the objectives of the NPPF and policy NE2 of the CSDP. 
 
31 The created and/or enhanced habitat specified in the approved HMMP 
shall be managed and maintained in accordance with the approved HMMP. 
 
Reason: to ensure biodiversity net gain is achieved across the application site 
and to comply with the objectives of the NPPF and policy NE2 of the CSDP. 
 
32 Monitoring reports shall be submitted to the Local Planning Authority in 
writing in accordance with the methodology and frequency specified in the 
approved HMMP. The monitoring reports shall be prepared and submitted 
using the Monitoring Report Template published by Natural England. 
 
Reason: to ensure biodiversity net gain is achieved across the application site 
and to comply with the objectives of the NPPF and policy NE2 of the CSDP. 
 
33 No development shall take place (including demolition, ground works, 
vegetation clearance) in any part of the site until a construction environmental 
management plan for biodiversity (CEMP: Biodiversity) for that part of the site 
has been submitted to and approved in writing by the local planning authority. 
The CEMP (Biodiversity) shall include the following. 
 
(a) Risk assessment of potentially damaging construction activities. 
(b) Identification of "biodiversity protection zones". 



(c) Practical measures (both physical measures and sensitive working 
practices) to avoid or reduce impacts during construction (may be provided as 
a set of method statements). 
(d) The location and timing of sensitive works to avoid harm to biodiversity 
features. 
(e) The times during construction when specialist ecologists need to be 
present on site to oversee works. 
(f) Responsible persons and lines of communication. 
(g) The role and responsibilities on site of an ecological clerk of works 
(ECoW) or similarly competent person. 
(h) Use of protective fences, exclusion barriers and warning signs. 
 
The CEMP must also include the following specific plans / documents: 
o Pollution Prevention Plan for the ponds and watercourses near the site 
(using good practice guidance such as CIRIA C532) 
o Mitigation / precautionary measures for the Wearmouth Riverside LWS. 
 
The approved CEMP: Biodiversity shall be adhered to and implemented 
throughout the demolition and construction period strictly in accordance with 
the approved details, unless otherwise agreed in writing by the local planning 
authority. 
 
Reason: to ensure demolition and construction works do not adversely affect 
biodiversity and to comply with the objectives of the NPPF and policy NE2 of 
the CSDP. 
 
34 Any application for reserved matters which does not incorporate the 
retention of the façade to the Marks and Spencer building must be 
accompanied by a detailed feasibility and viability assessment, which must 
demonstrate to the LPA's satisfaction that the retention of the façade is not 
viable. The submitted assessment must include a structural assessment of 
the façade and a report appraising the technical feasibility and financial 
viability of its retention and incorporation into the development. No works to 
the Marks and Spencer building (including any demolition works) shall 
commence until the assessment has been approved by the LPA. 
 
Reason: to avoid unnecessary adverse impacts on the heritage significance of 
the building and to comply with the requirements of policies BH7 and BH8 of 
the CSDP and the NPPF. 
 
35 Any application for reserved matters must be accompanied by an updated 
Sustainability Statement for the approval of the Local Planning Authority. The 
updated statement shall be informed by the recommendations of the 
Sustainability Statement submitted with the outline planning application and 
demonstrate how measures will be integrated into the development 
to achieve the sustainability objectives of the outline statement. The 
development shall then be undertaken in accordance with the sustainability 
measures within the approved statement. 
 
Reason: in order to ensure the agreed sustainability measures are 



incorporated into the development and to comply with the objectives of policy 
BH2 of the CSDP. 
 
36 No building shall be occupied until details of the cycle parking for that 
building have been submitted to and approved in writing by the Local Planning 
Authority in consultation with Active Travel England. The cycle parking 
provision shall accord with the guidance in LTN 1/20 on Cycle Infrastructure 
Design as a minimum unless local cycle parking standards are greater. The 
building shall not be occupied until the cycle parking has been constructed 
and completed in accordance with the approved details and shall thereafter 
be kept free of obstruction and permanently available for the parking of cycles 
only. 
 
Reason: To comply with the objectives of policy ST3 of the CSDP and the 
guidance in LTN 1/20 on Cycle Infrastructure Design as a minimum. 
 
37 No building shall be occupied until a Travel Plan comprising immediate, 
continuing and long-term measures to promote and prioritise alternatives to 
private vehicular use, which shall include clear objectives and modal share 
targets, together with a time-bound programme of implementation, monitoring, 
regular review and interventions (in the event of a failure to meet modal share 
targets) is submitted to and approved in writing by the Local Planning 
Authority in consultation with Active Travel England for that building. The 
approved Travel Plan shall be implemented, monitored and reviewed in 
accordance with the agreed Travel Plan measures and targets to the 
satisfaction of the Council. 
 
Reason: In order to deliver sustainable transport objectives including a 
reduction in private vehicular journeys and the increased use of public 
transport, walking, wheeling and cycling, in accordance with the objectives of 
policy ST3 of the CSDP. 
 
38 No development, including demolition, shall commence in any part of the 
site until a Construction Traffic Management Plan (CTEMP) for the 
development in that part of the site has been submitted to and approved in 
writing by the Local Planning Authority. The CTEMP must include details of 
any temporary arrangements, highway closures and diversions required to 
accommodate demolition and construction activities. All demolition and 
construction activities shall then be undertaken in accordance with the 
approved CTEMP. 
 
Reason: to enable the works to be undertaken safely and minimise impact 
where possible on the public, road users and nearby businesses and to 
accord with the objectives of policy ST3 of the CSDP. 
 
39 No development, including demolition works, shall take place within 15m, 
measured horizontally from the outside face of the rail tunnel extrados or any 
tunnel shafts, without prior submission of details of ground investigation and 
foundations of works for the approval of the LPA in consultation with Network 
Rail. The submitted details shall include the type and method of construction 



of foundations and any increase/decrease of loading on the tunnel, both 
temporarily and permanently. The development shall be carried out strictly in 
accordance with the approved details. 
 
Reason: to ensure rail and Metro infrastructure is not adversely affected by 
the development and to comply with the objectives of policy SP10 of the 
CSDP. 
 
40 No development (excepting demolition works and site investigation works 
required to discharge conditions of this planning permission) shall commence 
on any part of the site until there has been submitted to and approved in 
writing by the Local Planning Authority a final scheme of landscaping and 
treatment of hard surfaces for that part of the site, including details of any 
potential counter-terrorism measures designed to address the requirements of 
the Terrorism (Protection of Premises) Act 2025. For the avoidance of doubt, 
the submitted details shall be informed by the landscaping masterplan and 
ecological recommendations submitted with the outline application. The 
agreed landscaping scheme shall then be implemented in accordance with 
the timings set out in condition no. 41. 
 
Reason: in order to ensure the final landscaping scheme for the development 
is acceptable, in the interests of visual amenity and to comply with policies 
BH1, BH3, NE1 and NE4 of the CSDP. 
 
41 All planting, seeding or turfing comprised in the details of landscaping for 
any part of the site (approved pursuant to condition no. 40) shall be carried 
out in the first planting season following the occupation of the buildings or the 
completion of the development in that part of the site, whichever is the sooner, 
and any trees or plants which within a period of 5 years from the completion of 
the development die, are removed or become seriously damaged or diseased 
shall be replaced in the next planting season with others of a similar size and 
species, unless the Local Planning Authority gives written consent to any 
variation. 
 
Reason: in order to ensure the success of the final landscaping scheme for 
the development, in the interests of visual amenity and to comply with policies 
BH1, BH3, NE1 and NE4 of the CSDP. 
 
42 No groundworks or development (excluding demolition works) shall 
commence in any part of the site until the developer has appointed an 
archaeologist to undertake a programme of observations of groundworks to 
record items of interest and finds in accordance with a specification provided 
by the Local Planning Authority for that part of the site. The appointed 
archaeologist shall be present at relevant times during the undertaking of 
groundworks with a programme of visits to be agreed in writing by the Local 
Planning Authority prior to groundworks commencing. 
 
Reason: The site is located within an area identified as being of potential 
archaeological interest. The observation is required to ensure that any 
archaeological remains on the site can be preserved wherever possible and 



recorded, and, if necessary, emergency salvage undertaken in accordance 
with paragraph 218 of the NPPF and Core Strategy Policies BH8 and BH9. 
 
43 The building(s) within that part of the site shall not be occupied/brought 
into use until the report of the results of observations of the groundworks for 
that part of the site, pursuant to condition 42, has been submitted to and 
approved in writing by the Local Planning Authority. 
 
Reason: The site is located within an area identified as being of potential 
archaeological interest. The investigation is required to ensure that any 
archaeological remains on the site can be preserved wherever possible and 
recorded, to accord with paragraph 218 of the NPPF and Core Strategy 
Policies BH8 and BH9. 
 
44 No demolition of any building/development within any part of the site shall 
take place until a programme of archaeological building recording has been 
completed for that building/that part of the site, in accordance with a 
specification provided by the Local Planning Authority. A report of the results 
shall be submitted to and approved in writing by the Local Planning Authority 
prior to any development or demolition work taking place. 
 
Reason: To provide an archive record of the historic building or structure and 
to accord with paragraph 218 of the NPPF and Core Strategy Policies BH8 
and BH9. 
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