
 

 

 
 
 
At a meeting of the PLANNING AND HIGHWAYS COMMITTEE held in the 
COUNCIL CHAMBER, CITY HALL on MONDAY 2nd MARCH 2026 at 5.30 
p.m. 
 
 
Present:- 
 
Councillor Chisnall in the Chair. 
 
Councillors Dagg, Dixon, Foster, Haswell, Herron, Scott, D.E. Snowdon and 
Wood. 
 
 
Declarations of Interest 
 
Item 2 – Land at Tunstall Farm, Sunderland, SR2 0BE 
 
Councillor Herron declared that the applicant was his landlord and as such he 
withdrew from the meeting during the consideration of this application. 
 
 
Apologies for Absence 
 
Apologies for absence were received from Councillor G. Miller 
 
 
Minutes of the last Ordinary meeting of the Planning and Highways 
Committee held on 2nd February, 2026 
 
1. RESOLVED that the minutes of the last ordinary meeting of the 
Committee held on 2nd February, 2026 be confirmed and signed as a correct 
record.  
 
 
Change in the order of business 
 
Due to there being a large number of attendees in respect of the application 
25/02208/VAR for Land at Silksworth Lane/Silksworth Road, Silksworth, 
Sunderland the Chairperson moved that the order of business be changed so 
that this application was considered first. All Members were in agreement to 
the Change in the Order of Business. 
 
Planning Application 25/02208/VAR – Variation of condition 1 (approved 
plans) attached to planning permission 23/01952/VAR ((relating to an 
original proposal for the erection of 250 (C3) residential dwellings) to 
amend housetypes to their opposite ‘handed’ form as constructed 
across the site; to amend the site layout to reflect the as built route and 



 

 

finished levels of the footpath/steps along the western boundary; to 
update the landscaping plans as undertaken on site and to provide 
enhanced landscape screening to 1 and 3 Cavalier Way (retrospective) 
Land at Silksworth Lane/Silksworth Road, Silksworth, Sunderland  
 
The Executive Director of Economy and Place submitted a report and 
supplementary report (copies circulated) in respect of the above matter. 
 
(for copy reports – see original minutes) 
 
The Chairperson gave those in attendance time to read the supplementary 
report. 
 
The representative of the Executive Director of Economy and Place presented 
the report advising the Committee of key issues to consider in determining the 
application  
 
The Chairperson thanked the Officer for their presentation and opened up the 
meeting for questions from Members. 
 
 
There being no questions from Members to the Planning Officer, the 
Chairperson welcomed the public speakers who were in attendance. 
Councillor Tye requested that he be able to speak first as the Ward 
Councillor. The Chairperson agreed to this and advised Councillor Tye that he 
would have five minutes to address the meeting. 
 
Councillor Tye stated that this was a simple application with the details of the 
proposal being hidden by the volume of information within the report. The 
application related to 137 houses on the site being constructed the wrong way 
around. The houses needed to be built a certain way around to prevent 
overlooking of the existing houses on Cavalier Way and the houses as built 
did not comply with the spacing standards set out in the planning policy and 
caused overlooking.  
 
The original application had been very complicated and had only been passed 
by one vote when it had been to the Committee originally in 2014. He was 
concerned that Persimmon had been “doing what they like” on this site and 
also raised concerns over the footpaths on the site being substandard due to 
being too narrow. He felt that the Committee needed to visit the site to see the 
situation for themselves.  
 
Councillor Tye also raised concerns that a list provided by Persimmon had 
been published on the Council’s website which showed names and addresses 
of people living in the houses on the estate which he considered showed 
Persimmon’s poor management practices and amounted to a breach of 
GDPR. 
 
The Development Control Manager advised that the list referred to had been 
provided under planning legislation; anyone who owned a property on the 



 

 

application site needed to be notified of the application and evidence of this 
notification needed to be provided and published; this list constituted this 
evidence. 
 
Having heard the matters raised by Councillor Tye, the Chairperson, 
seconded by Councillor D.E. Snowdon, moved that consideration of the 
application be deferred to allow a Members Site Visit to be undertaken. 
 
With all Members being in agreement it was:- 
 
2. RESOLVED that consideration of the application be deferred to enable 

a Members Site Visit to be undertaken. 

 
 
 
Planning Application 24/01404/FUL – Change of use from horse menage 
(Use Class Sui Generis) to Café (Use Class E(B)) comprising erection of 
single storey building with associated vehicle parking. (Updated 
Ecological Impact Assessment received 28.01.2026) 
Existing Menage, Land to West of Penshaw Hill House and Cottage/ 
Land to the South East of Penshaw Monument, Chester Road, Penshaw, 
Sunderland 
 
The Executive Director of Economy and Place submitted a report (copy 
circulated) in respect of the above matter. 
 
(for copy report – see original minutes) 
 
The representative of the Executive Director of Economy and Place presented 
the report advising the Committee of key issues to consider in determining the 
application.  
 
 
The Chairperson then introduced Mr John Taylor who was in attendance to 
speak in support of the application as agent for the applicant. 
 
Mr Taylor stated that he accepted that the site was within the greenbelt 
however the Council’s greenbelt assessment identified this site as being a 
brownfield site as it was previously developed land, having been home to the 
horse menage. The new greybelt land designation also had relevance as the 
wider site already had a lot of development within it and had an urban 
appearance as a result. He felt that the design was compatible with the four 
houses which already existed on the wider site and did not feel that the 
proposal would have a negative impact on the greenbelt.  
 
Mr Taylor stated that he did not consider the policy relating to town centre 
uses relevant to this application as the proposal was intended to serve visitors 
to Penshaw Monument.  
 



 

 

In terms of design, Mr Taylor stated that Officers from the Council had stated 
that the changes to the design, including the provision of a green roof, were 
acceptable and it was noted that the proposed building would not be seen 
from Penshaw Monument. 
 
In terms of the impact on the highway, Mr Taylor stated that the parking 
assessment calculated that there was a need for 10 parking spaces based on 
the floorspace and there would be more spaces than that provided. The site 
was on an old, redundant section, of the main Chester Road. 
 
Councillor Dixon questioned the impacts on ecology and highways and Mr 
Taylor stated that an ecologist had been employed and the calculations 
relating to BNG had been undertaken. Any impact on ecology would only 
affect the area to be used for parking as the site of the proposed café was not 
natural ground; being an ash surface. In terms of highways he stated that the 
Council’s formula for parking provision gave a requirement for 10 spaces and 
the proposal was for 17 spaces to be provided. The representative of the 
Executive Director of Economy and Place advised that it was not considered 
that the existing habitats had been calculated correctly and that there would 
be an impact as the site was not currently built on. The Highways Engineer 
advised that the objection had not been based solely on parking but on the 
cumulative impact of the proposal on the wider road network. 
 
There being no further questions or comments, the Chairperson put the 
Officer’s recommendation, as set out in the report, to the Committee and with 
all Members being in agreement it was:- 
 
2. RESOLVED that Members REFUSE planning permission for the reasons 
set out within the report 
 
 
Planning Application 24/02557/FUL – demolition of the existing 
agricultural/farm buildings and the erection of 75no new dwellings, with 
access, landscaping, SuDS, SANGS and associated infrastructure 
(additional information received 19/01/2026) 
Land at Tunstall Farm, Sunderland, SR2 0BE 
 
The Executive Director of Economy and Place submitted a report and 
supplementary report (copies circulated) in respect of the above matter. 
 
(for copy reports – see original minutes) 
 
Councillor Herron withdrew from the meeting prior to the consideration of this 
application. 
 
The Chairperson gave those in attendance time to read the supplementary 
report. 
 



 

 

The representative of the Executive Director of Economy and Place presented 
the report advising the Committee of key issues to consider in determining the 
application. 
 
The Chairperson thanked the Officer for their report and invited questions of 
the Officer from Members.  
 
In response to questions from Councillor Dixon and Councillor DE Snowdon, 
the representative of the Executive Director of Economy and Place advised 
that the SANGS had originally been intended to be dealt with by way of 
condition however as this was now to be dealt with by way of the Section 106 
agreement the conditions in relation to this had been removed and the 
remaining conditions renumbered. These renumbered conditions were set out 
in the supplementary report. The Tyneside flats were self contained flats with 
each having their own front door rather than access through a communal 
area.  
 
The Chairperson welcomed Mr Richard Garland, the agent for the applicant, 

who was in attendance to speak in support of the application, to the meeting 

and advised that he would have five minutes to address the meeting. Mr 

Garland stated that this site was part of the SSGA and work had been done 

proactively with the Planning Department over the last nine years. Karbon 

Homes had a track record of delivering affordable housing in the city and 

beyond and this development was to be 100 percent affordable housing. It 

was a well designed, high quality development which would have on site play 

and recreational space and the required financial obligations would also be 

provided. 

 

Members expressed their support for the proposal which they considered to 

be a positive example of what could be delivered when all parties worked 

together towards a common goal. 

 

The Chairperson then put the Officer’s recommendation to the Committee and 

with all Members being in agreement it was:- 

 

3. RESOLVED that Members be either:- 

 a. MINDED TO GRANT planning permission, subject to the amended 

draft conditions set out in the supplementary report and the completion of a 

Section 106 legal agreement; 

 

OR 

 

 b. if the Section 106 agreement is not completed by 29th May 2026 

then REFUSE CONSENT 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 the provision of affordable housing, 



 

 

financial contributions towards education, sport and recreation, and allotment 

provision, and financial contributions towards Habitat Regulation Assessment 

(HRA Mitigation) and towards the Ryhope Doxford Link Road 

 

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) and Policy H2 (Affordable 

Homes), Policy NE2 (biodiversity and geodiversity), Policy NE4 (Greenspace), 

Policy ST2 (Local Road Network) and Policy ID2 (Planning Obligations) of the 

adopted Core Strategy and Development Plan (2015-2033) 

 

Councillor Herron then returned to the meeting. 

 
 
Planning Application 25/02698/PS4 – Development of a new single-
storey Catholic primary school building, provision of a new sports pitch, 
outdoor PE court, outdoor informal play space, new pedestrian footpath 
from Halifax Place to Beechbrooke, new vehicular access and 
associated parking (Amended plans received 12.02.26 relating to tree 
planting) 
 
The Executive Director of Economy and Place submitted a report and 
supplementary report (copies circulated) in respect of the above matter. 
 
(for copy reports – see original minutes) 
 
The Chairperson gave those in attendance an opportunity to read the 
supplementary report. 
 
The representative of the Executive Director of Economy and Place then 
presented the report advising the Committee of key issues to consider in 
determining the application. 
 
The Chairperson introduced Mr Peter Reid, who wished to speak in objection 
to the proposal. Mr Reid expressed concerns over the traffic impact of the 
development; there were already issues with parking along Stockton Road, 
photographs of which he had submitted to the planning department. There 
was already a lot of traffic in the area and the site was located just off a very 
busy roundabout. There were also two bus stops in close proximity to the site. 
The bus service in the area was however lacking with there being a number of 
new build estates in the area which had no bus service and as such would 
result in an increase in the amount of children being brought to school by car. 
There were issues in the area around speeding and he felt that should a 
20mph limit be introduced then a fixed speed camera would be needed to 
ensure compliance with this limit. He also asked whether a new crossing 
would be provided. 
 
Mr Reid was referred to page 116 of the report where it was stated that there 
would be a 20mph limit and a new crossing. 



 

 

 
The Chairperson introduced Ms Kayleigh Dixon, who was in attendance to 
speak as agent for the applicant. Ms Dixon welcomed the Officer’s 
recommendation and advised that the proposal was for the relocation of the 
existing school to provide modern, fit for purpose, accommodation for the 
school. It was acknowledged that the proposal represented a change to the 
site which was currently open space however it was important to note that 
engagement with the statutory consultees had taken place and no objections 
had been received and that following the receipt of public objections there had 
been amendments to the layout and boundary treatment. The appropriate 
technical assessments had been undertaken and work had been done with 
highways and a 20mph limit and new crossing would be put into place. The 
applicant would be funding off site works to limit the impact of the school on 
traffic congestion in the area including work to footpaths.  
 
The Chairperson introduced Ms Jane Ward, the Headteacher of St Patrick’s 
School who was in attendance to speak in support of the application. Ms 
Ward stated that the school had served the community of Ryhope for over 
130 years and that the proposal would provide state of the art teaching and 
outdoor facilities which would allow the school to deliver the best possible 
education to the people of Ryhope. In respect of the current building, Ms 
Ward advised that the school would be moving entirely to the new building so 
the future of the old building was beyond their control.  
 
Councillor Dixon commented that he was positive about the new school but 
understood the concerns of residents; he wanted an assurance that Highways 
would do more for residents and was concerned that  travel plans did not 
work. The Highways Engineer advised that there were improvements 
proposed for the highway network in the area including a controlled crossing 
on Stockton Road, footpath improvements, a new footpath link, school keep 
clear markings and a 20mph limit. Any proposals for parking restrictions would 
be the subject of separate consultation with residents. It was also confirmed 
that the school would not be able to occupy the new development until after 
the highways improvements had been undertaken as these conditions needed 
to be discharged prior to occupation. 
 
Councillor Herron commented that he had visited the school on numerous 
occasions and that it was a welcoming school but was clearly within an 
obsolete and no longer fit for purpose building. He also stated that all schools 
experienced parking problems and that it was not anticipated that there would 
be a significant increase in pupil numbers.  
 
Councillor Dagg commented that she shared the concerns raised over parking 
and asked what the situation was for staff parking. She also made reference 
to the existing footbridge which had been installed in the 1960s and could well 
be approaching the end of its usable lifespan. Mrs Ward replied that there 
currently was no staff parking available so staff would park in the residential 
streets surrounding the school; the new school was proposed to have staff 
parking. She also advised that the current school had a capacity of 210 and 
the new school would also accommodate 210 pupils but would also have a 



 

 

nursery with 26 spaces. It was also raised that there was already engagement 
work done with local residents by the school and it was hoped that this would 
continue.  
 
The Development Control Manager drew attention to condition 32 which 
required a travel plan and suggested that the condition could be amended to 
include the provision of an annual review for three years so that any additional 
works required could be identified. Members expressed their support for this. 
 
There being no further questions or comments from Members the 
Chairperson put the Officer’s recommendation to the Committee and with all 
Members being in agreement it was:- 
 
5. RESOLVED that Members be either:- 
 

a.  MINDED TO GRANT CONSENT under Regulation 4 of the Town 
and Country Planning General Regulations 1992 (as amended), 
subject to: 

a. A financial contribution of £131,040 for improvements to 
alternative open space within the vicinity of the site 

b. A financial contribution of £3,095.61 for onsite BNG 
monitoring 

c. A financial contribution of £50,000 for offsite highway 
measures 

d. the draft conditions set out in the report and the amended 
draft conditions 4 and 6 set out in the supplementary report 
plus the amendment to draft condition 32 to include an 
annual review of the travel plan for three years. 

 
OR 
 

b. if the legal agreement has not been satisfactorily completed by 30th 
June 2026 then REFUSE planning permission under Regulation 4 
of the Town and Country Planning (General Regulations) 1992 for 
the reasons below: 

 
REASON: there does not exist a mechanism to provide the relevant 
obligations which make the proposed development acceptable in 
planning terms – namely the highways contribution, BNG monitoring 
contribution and contribution towards off site open space 
improvements. 
 
The absence of these contributions means that the proposed 
development would be contrary to Regulation 122 of the Community 
Infrastructure Levy Regulations 2010 and policies ST2, ST3, NE2 and 
NE4 of the Core Strategy and Development Plan (2015-2033) 

 
 
Planning Application 25/02792/FU4 – Erection of three storey extension 
to the existing Kepier School building, detached external dining shelter, 



 

 

and creation of additional parking spaces to accommodate new teaching 
staff. 
Kepier Academy, Dairy Lane, Houghton le Spring, DH4 5BH 
 
The Executive Director of Economy and Place submitted a report (copy 
circulated) in respect of the above matter. 
 
(for copy report – see original minutes) 
 
The representative of the Executive Director of Economy and Place presented 
the report advising the Committee of key issues to consider in determining the 
application.  
 
The Chairperson thanked the Officer for their presentation and opened up the 
meeting for questions from Members.   
 
Th Chairperson introduced Mr Shaun Van Lindon, Deputy Headteacher of 
Kepier School, who was in attendance to answer any questions from 
Members. 
 
Councillor Dagg queried whether there would be additional parking 
requirements due to the additional SEN provision as there may need to be 
additional specialists required as well as an increase in the number of 
teachers. The Highways Engineer advised that there would be 20 additional 
spaces provided and there would be a traffic management plan in place. 
 
There being no questions or comments from Members, the Chairperson put 
the Officers recommendation, as set out in the supplementary report to the 
Committee. it was:- 
 
6. RESOLVED that Members be either 

a.  MINDED TO APPROVE planning permission under Regulation 4 of 
the Town and Country Planning General Regulations 1992 (as amended), 
subject to the completion of a legal agreement which includes the provision of 
a financial contribution of £2,582.41 for onsite BNG monitoring and the draft 
conditions set out in the report 
 
OR 
 

c. if the legal agreement has not been satisfactorily completed by 30th 
May 2026 then REFUSE planning permission under Regulation 4 of 
the Town and Country Planning (General Regulations) 1992 for the 
reasons below. 

 
REASON: there does not exist a mechanism to provide the relevant 
obligations which make the proposed development acceptable in planning 
terms – namely the provision of a contribution towards BNG monitoring. 
 
The absence of this contribution means that the proposed development would 
be contrary to Regulation 122 of the Community Infrastructure Levy 



 

 

Regulations 2010 and policy NE2 of the Core Strategy and Development Plan 
(2015-2033) 
 
 
 
Items for information  
 
Members gave consideration to the items for information contained within the 
matrix. 
 
The Chairperson advised that she had received a request from Councillor 
Fagan for a site visit to be arranged in respect of: 
 
25/01075/FUL – Land West of Tunstall Lodge Hotel, Burdon Road, 
Sunderland 
 
8.  RESOLVED that the items for information as set out in the matrix be 
received and noted and arrangements be made to hold the above site visit. 
 
The Chairperson then closed the meeting having thanked everyone for their 
attendance and contributions. 
 
 
 
 
 
(Signed) A. CHISNALL 
  (Chairperson)   


