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At a meeting of the PLANNING AND HIGHWAYS COMMITTEE held in the
CITY HALL COUNCIL CHAMBER on MONDAY 1st AUGUST 2022 at 5.30
p.m.

Present:-

Councillor G. Miller in the Chair.

Councillors Doyle, Foster, Herron, Mullen, Nicholson, Scott and Warne.

Declarations of Interest

There were no declarations of interest made.

Apologies for Absence

Apologies for absence were submitted to the meeting on behalf of Councillor
Thornton.

Minutes of the last meeting of the Planning and Highways Committee
held on 4" July 2022

1. RESOLVED that the minutes of the last meeting of the Planning and
Highways Committee held on 4™ July 2022 be confirmed and signed as a
correct record.

Planning Application Reference 21/01825/FU4 — Demolition of existing
building and erection of 18no bungalows for supported living and 1no
bungalow for accommodation of up to three members of staff (including
overnight accommodation); including felling of trees and modifications
to the access onto Hylton Road - Princess of Wales Centre, Hylton Road,
Sunderland

The Executive Director of City Development submitted a report (copy
circulated) in respect of the above matter.

(for copy report — see original minutes)
The representative of the Executive Director of City Development presented

the report, advising Members that the Application had been approved at a
recent meeting of the Planning & Highways (East) Committee (11 April 2022)
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with the description of the development, at that point in time being “Demolition
of existing building and erection of 19no bungalows for the over 55's”

Subsequently the Applicant, contacted Planning Officers to ask if the
description could be amended from occupation for the “over 55s” to
“supported living” (including one bungalow for staff accommodation). The
Applicant was advised, given the material difference between the two
descriptions, that a re-notification exercise would need to be undertaken
(including Ward Councillors and neighbours) and the Application referred
back to the Planning & Highways Committee. The re-notification exercise had
now been undertaken and the Application accordingly brought back for re-
determination to the Planning & Highways Committee.

There being no questions or comments from Members, the Chairman put the
Officer recommendation to the Committee and it was :-

2. RESOLVED that the application be approved subject to :-

i) the completion of a planning obligation for the provision of a financial
contribution towards local open space, mitigation for the protected coastline
and three affordable houses on site;

i) a positive consultation response from the Tyne & Wear
Archaeologist to the recently submitted Building Recording and the associated
deletion of condition no. 4.

iif) any further comments from the Local Highway Authority (including
any additional / amended conditions) and

iv) the draft conditions detailed in the report.

Planning Application 21/02435/FUL — Change of use of existing
residential care home (Use Class C2) to non-residential institution as a
children's day nursery - Rowlandson House, 1 and 2 Rowlandson
Terrace, Sunderland

The Executive Director of City Development submitted a report (copy
circulated) in respect of the above matter. In addition, a supplementary report
was tabled for Members’ information which contained a statement in objection
to the application submitted by Ward Councillor Michael Mordey who was
unable to attend the meeting in person. The Committee was given an
appropriate amount of time to read the update.

(for copy reports — see original minutes)
The representative of the Executive Director of City Development presented

the report advising the Committee of the recent planning history of the
building and the key issues to consider in determining the application.
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In conclusion the Committee was advised that the proposed change of use of
the building was considered to be justified and the principle of the
development considered to be acceptable. On planning balance and in
considering the previous comments of the Planning Inspectorate and the
comments of the Highway Engineer in terms of the removed necessity for a
TRO, while it was recognised that indiscriminate parking may take place,
through the imposition of a proactive set of conditions that provided details of
parking to future users and limiting numbers of attendees, it was not
considered that the removal of the need for a TRO would significantly
prejudice levels of residential amenity. Furthermore, with the impositions of
the conditions, it was not considered that the proposal would impinge upon
the free passage of traffic or create conditions prejudicial to highway or
pedestrian safety. Accordingly, the application was recommended for
approval.

The Chairman thanked the Officer for his report and invited questions of
clarification from Members. In response to a query from Councillor Warne
regarding the consultation process, the Committee’s attention was drawn to
pages 32 to 33 of the agenda which detailed the list of consultees including
the properties to which neighbour notifications were sent and also that site
notices were posted on all four corners of the junction.

Councillor Doyle referred to the comment of the Planning Inspector that the
prohibition of children playing in the front garden of the property could be
secured by condition and asked why Officers had chosen not to impose that
condition?

The representative of the Executive Director of City Development replied that
the applicant had confirmed that it was not intended that the area to the front
of the property would be used for play. In addition, the layout of the building
suggested that the only area that could accommodate outside play was within
the enclosed rear yard. However, if Members felt it was necessary then such
a condition could be imposed.

There being no further questions for the representative of the Executive
Director of City Development, the Chairman welcomed and introduced Dr
Anton Lang, the Agent for the applicant, who was given 5 minutes to speak in
support of the application.

There being no questions for Dr Lang, the Chairman invited the Committee to
comment on and debate the application. In response to an enquiry from the
Chairman, Councillor Doyle confirmed that he would not be requesting the
Committee to impose a condition that prevented the use of the front of the
property as a play area.

The Chairman having put the Officer recommendation to the Committee as
detailed on page 38 of the agenda it was:-

3. RESOLVED application be approved subject to the conditions listed in
the report.
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Planning Application 22/00996/LP3 — Change of Use from C3 to C2
(Residential Institution) - Maple Cottage, Ford Avenue, Sunderland

The Executive Director of City Development submitted a report (copy
circulated) in respect of the above matter.

(for copy report — see original minutes)

The representative of the Executive Director of City Development presented
the report, advising the Committee of the key issues to consider in
determining the application.

Members were informed that the submission was a Local Authority application
and the Committee’s attention was drawn to condition no. 3 which stated,
“The application property shall be used as a children's home for 2 no. children
and for no other purpose (including any other purpose within Class C2 of the
Town and Country Planning Use Classes (Order) 1987 (as amended)), or in
any provision equivalent to that Class in any statutory instrument revoking and
re-enacting that Order with or without modification), in the interests of
residential amenity and to comply with the requirements of Policy BH1 and
HS1 of the Core Strategy and Development Plan.”

There being no questions or comments for the Officer, the Chairman
welcomed and introduced Mr Simon Walker who had registered to speak in
objection to the application. Mr Walker was given 5 minutes to do so citing the
following issues:-

e Although it was recognised there was a need for such accommodation
it was not felt that the proposed location was appropriate. It was a
residential area with a majority of middle to old-aged residents and few
school age children

e There had been no prior contact from Together for Children (‘TfC’) with
residents prior to the submission of the planning application. It was felt
that this should have been done as a matter of courtesy. There was an
assumption that it was a ‘done deal’.

e |Its plot would be in very close proximity to its neighbours. In Mr
Walker’s case there was no boundary and it shared a driveway which
was divided down the middle.

e There was no way of knowing the backgrounds of the children and the
reason for their placement in the property

e It was believed that the change of use would result in extra parking and
worsen a situation where vehicles were already parked on kerbs. It was
also on a busy road that featured a complicated junction directly
opposite where the road split and narrowed with the footpath
disappearing on one side.

e Concern among residents that the C2 classification was wide ranging
and if at such time TfC vacated the property it could ultimately end up
used for the purposes of a bail hostel.
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The Chairman then invited questions of clarification from Members. In
response to an enquiry from Councillor Doyle, Mr Walker confirmed that he
had received a notification letter from the Planning Department upon the
submission of the application and had no issue with this aspect of the
process. He felt however it would have been a common courtesy for TfC to
speak to neighbouring residents before they bought the property.

Consideration was given to the application and the Chairman having put the
Officer recommendation, as detailed on page 46 of the agenda, to the
Committee, it was:-

4, RESOLVED that the application be approved subject to the conditions
listed in the report.

Planning Application 22/01316/LP3 — Replacement public realm
artwork; soft landscaping and formalisation of car park layout. - Albany
Village Centre, Windlass Lane, Washington

The Executive Director of City Development submitted a report (copy
circulated) in respect of the above matter.

(for copy report — see original minutes)

The representative of the Executive Director of City Development presented
the report, advising the Committee of the key issues to consider in
determining the application and that, the officer recommendation on page 51
of the agenda was amended to grant consent under Regulation 3 of the Town
and Country Planning General Regulations 1992 (as amended), subject to the
conditions in the report and the expiry of the site notice.

There being no questions or comments, the Chairman put the Officer
recommendation to the Committee and it was:-

5. RESOLVED that the application be granted consent under Regulation
3 of the Town and Country Planning General Regulations1992 (as amended),
subject to the conditions listed in the report and the expiry of the site notice.

ltems for information

Members gave consideration to the items for information contained within the
matrix (agenda pages 52-72).

In response to an enquiry from Councillor Doyle regarding the latest position
in respect of the Bay Shelter, the representative of the Executive Director of
City Development advised that she would provide an update via email once

she had spoken to the case officer.
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6. RESOLVED that the items for information as set out in the matrix be
received and noted.

The Chairman then closed the meeting having thanked everyone for their
attendance and contributions.

(Signed) G. MILLER
(Chairman)
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@
Sunderland
City Council

PLANNING AND HIGHWAYS COMMITTEE
THURSDAY 22"° SEPTEMBER 2022

REPORT TO CONSIDER:
OBJECTION TO THE CITY OF SUNDERLAND

(TRANSFOMING CITIES FUND — HOLMESIDE BUS
RATIONLISATION) TRAFFIC REGULATION ORDER
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REPORT TO PLANNING AND HIGHWAYS COMMITTEE

OBJECTION TO THE CITY OF SUNDERLAND (TRANSFROMING CITIES FUND HOLMESIDE
BUS RATIONLISATION) TRAFFIC REGULATION ORDER

1.0

11

2.0

2.1

2.2

2.3

24

PURPOSE OF THE REPORT

To advise the Committee regarding the objections received, by the Council, in respect of
the changes to be made to Traffic Regulation Orders within the City Centre to allow for
the successful delivery of the Transforming Cities Fund (TCF) Holmeside Bus
Rationalisation Project which includes additional enhancement works to connecting other
TCF funded projects (Sunderland Station & Holmeside Multi Story Car Park). Also, to
request the committee not to uphold the objections that cannot be resolved within the
constraints of the scheme, as set out below.

SCHEME BACKGROUND

As part of the Capital Programme 2021/2022 to 2024/2025 approved by Council in
March 2021, £21.613m of funding from TCF Tranche 2 was included, with £0.880m of
this allocated for the Holmeside Bus Rationalisation (Highway Improvement Scheme).
The gross approved budget for this project is currently £1.135m including the Council’s
required £0.255m match funding contribution.

The initial approved £1.135m Holmeside bus rationalisation and priority measures
forms part of the Regional TCF application to the DfT. The scheme is seen by the
Council as a catalyst for change within the city centre and is aligned with the
objectives of the statutory North East Transport Plan and the region’s Bus Service
Improvement Plan.

The scheme is intended to help reduce congestion, provide bus priority, help ensure
journey time reliability for buses and taxis, enhance the pedestrian environment
(particularly bus passengers) and provide enhanced road safety measures. The original
client briefs main objectives were:

. Road narrowing at Crowtree Road junction providing a larger crossing.

. Introduction of a camera enforced “bus gate” at this crossing, or near to, to
prohibit other vehicles being able to use Holmeside as a through route.

. Formalised loading and parking along Holmeside.

. Intelligent bus stop facilities for real time passenger information.

. Introduction of Air Quality Monitoring Equipment

. Traffic signals and signing amendments throughout the link from the A1018 to
Holmeside.

Prior to the public engagement stage, a briefing session was held with the Leader,
Deputy Leader & Portfolio Holder. During this stage no concerns were raised, and
approval received to go out to the next engagement stage with Local Ward Members,
Key Stakeholders & the Public to seek their views and comments.

Page 8 of 170



2.5

As part of the public engagement process, engagement documents were issued to
Local Ward Councilors and all organisations on the Councils list of Key Stakeholders,
such as the emergency services and bus operators. No objections were received, with
the bus operators and taxis in full support.

Stagecoach Support Comment:

“Firstly, structurally, | confirm Stagecoach are comfortable to the concept of

revising Holmeside and Vine Place to be westbound only, with a camera enforcement
measure to restrict it as “buses and authorised vehicles only” at the Crowtree Road
junction.

Furthermore, as we have discussed, of the four current primary bus pick up points in the
city centre, Vine Place (eastbound) is a relatively minor boarding point for public transport
customers, and we consider that greater improvements can be delivered for the much
more prominent demands of westbound boarding customers in this Holmeside/ Vine
Place area, through a revised and improved public realm design which will include
improved bus stop provision and facility.

From the positive stakeholder engagement sessions we have had over recent months,
we are pleased to recognise Sunderland City Council have been able to address and
successfully mitigate Stagecoach’s requests for further detailed consideration of various
elements in this proposed scheme; these include the provision of an alternate eastbound
bus stop on A1231 Stockton Road (which will enable a continuation of facilities for public
transport customers to this corner of the city centre, without undue impacts to bus journey
times).

Once delivered, Stagecoach are encouraged that these proposals should assist in
bringing an improved retail experience to Sunderland City Centre and help to provide a
stimulus which will encourage new development to this quarter.

In closing, we trust our comments remain of assistance in the consultation process, and
we look forward to continuing to engage collaboratively with officers on these evolving
proposals.”

Go North East Support Comment:

“The Transforming Cities Fund will provide funding to deliver many improvements around
the North East, including the proposed scheme for Holmeside in Sunderland City Centre.
The redevelopment of this area will deliver benefits to the City and it's residents, as well
as improving public transport operation. One-way westbound operation of Holmeside will
improve traffic flows and pedestrian safety in the area, with westbound buses being able
to be easily diverted via Burdon Road without any negative impact on journey time. Bus
Operators raised concerns about potential queuing to access the new car park having an
impact on bus punctuality, however Council officers have provided assurance this is
unlikely to be an issue and if it does arise it will be managed appropriately. Council
officers have engaged with bus operators throughout the development of the plans and
made adjustments where required and we are grateful for this engagement, and | can
confirm that Go North East are fully supportive of the scheme.”

Station Taxi Support Comment:
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2.6

2.7

2.8

2.9

3.0

3.1

3.2

3.3

“With reference to your initial proposals for the Holmeside Bus Gate and our serious
concerns that terminating access to Vine Place for taxis would have severely affected our
operations, | can now confirm that following further discussions and a meeting with
yourselves, that Station Taxis (Sunderland) Ltd. is now supportive of the modified
proposals for the Holmeside Bus Rationalisation scheme.

The modified proposals by Sunderland City Council will now allow continued access for
taxis into Vine Place at all times through a new bus gate, which will be marked “Buses,
Taxis & Cycles Only” accordingly.

As stated above, we now support the Holmeside Bus Rationalisation scheme”

A drawing showing the initial proposals, drawing SU04-SCC-GEN-Z0-SK-C-SK_063-
S1_REV_PO01_PROPOSED_TRO_STRATEGY is shown in Appendix A of this report.

During the engagement process, residents/businesses contacted the Council to raise
some comments regarding the proposals. A total of 32 responses were received
62% support with 38% not supporting the proposals. During this stage
residents/businesses were provided the opportunity to have a detailed one to one
discussion with the design team. During this stage design alternation have been
made to mitigate some of the concerns raised. Appendix B shows the engagement
feedback summary.

From 6™ July — 29" July 2022 the Traffic Regulation Order (TRO) was advertised
both on site and in the local press. The 21-day advertisement period gives persons
who may object to the scheme the opportunity to raise their objection formally with
the Council.

In response to the TRO for the proposed scheme advertisement the Council received 12
objections to the proposals. The full objections are shown in the table below.

CONCLUSION

The Council has a duty under Section 122 of Road Traffic Regulation Act 1984; “to secure
the expeditious, convenient and safe movement of vehicular and other traffic (including
pedestrians) and the provision of suitable and adequate parking facilities on and off the
highway”.

It is expected to improve vehicular parking facilities throughout the area for both long
term commuters and short-term visitors whilst still allowing access to businesses
throughout the area for both workers and customers. This will become a greater priority
following development of Sunderland City Centre and the Riverside.

It is therefore considered necessary to introduce the new Traffic Regulation Orders
associated with the TCF Holmeside Bus Rationalisation Project. The introduction of the
changes will allow the following scheme objectives and targets to be met.

» Achieve modal shift for short to medium journeys from motorised transport to
sustainable, active forms of travel to improve air quality;
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4.0

4.1

4.2

4.3

4.4

» Encourage active travel through the provision of cycle and walking facilities;
* Reduce the number of vehicle movements within the City Centre, creating a
more attractive streetscape for pedestrians and cyclists.

Also, the successful delivery will support the North East Transport Plan and the
associated Bus Service Improvement Plan, particularly the objectives of:

e Appealing sustainable transport choices, and;
e A safe and secure network

RECOMMENDATIONS

Itis RECOMMENDED that the Executive Director of City Development be advised that:

The objections to THE CITY OF SUNDERLAND (TRANSFORMING CITIES FUND
HOLMESIDE BUS RATIONLISATION) TRAFFIC REGULATION ORDER not to be
upheld.

The objectors are notified accordingly of the decision;

The Executive Director of City Development instruct the Assistant Director of Law
and Governance to take all necessary steps to make and bring into effect the
associated parking improvements order and,

The Executive Director of City Development take all necessary action to implement
the physical works associated with THE CITY OF SUNDERLAND (TRANSFORMING
CITIES FUND HOLMESIDE BUS RATIONLISATION) TRAFFIC REGULATION
ORDER.
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OBJECTIONS RECEIVED

Objector

Nature of Objection

Consideration of Objection

Objector 1

My name is ¥***** frogm **x**kkkx (* Holmeside)

We have owned our business on the same block in
Holmeside since 1977 (45 years) we are one the
oldest surviving businesses in Sunderland closely
followed by the Bakers Oven on the same block
(both independent traders) We believe that our
success has been helped in part by the fact that we
have vehicular access.

We supply and service sewing machines up to the
weight of 30kg and therefore require access, exit
and parking for this service, along with several
courier deliveries 6 days a week.

Many of our customers are elderly and would
require disabled parking near to our shop. When
studying the traffic flow we would lose on average
80 buses an hour, we believe the people on buses
passing and seeing our shop does generate
business.

Therefore | am writing this objection for the
proposed plans to Holmeside and Vine Place that
include one way traffic and bus gate. | have studied
the said plans and can’t see how they would
possibly work and what the relevance is with the
plans improving the future of the town Centre and
keeping businesses alive. We have got through
COVID and survived don’t make us go through this.

Bus Gate

The proposed bus gate on vine place will stop all
traffic from leaving to the West, all customers would
have to leave from the East . There is only 1 mile
from my shop to the North Sea. There are 87 miles
from my shop to the West coast. This clearly shows
that most of our customers come from the West,
North and South of our shop. Therefore the bus
gate would hinder their exit from Sunderland
causing congestion. These customers should be
able to exit the town Centre in the quickest manner.
We feel that the thought of a chargeable bus gate
would scare customers from coming into the town
Centre at all. We believe the bus gate is purely a
money making scheme and there seems to be no
consideration on the effects of this proposal and

The changes which are proposed
along Holmeside are to help
rationalise bus movements around
the city and to help regenerate the
city and reduce carbon emissions in
the heart of the city.

There are currently no disabled
parking bays in this location although
currently the loading restriction to the
rear of the premises (Single Yellow)
will still allow people to load/unload
when visiting the premises.

Bus services will continue to operate
along the route although proposed to
be Westbound only and passengers
will still be able to see the shop.

The removal of the Eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of
Park Lane Interchange which is in
\very close proximity to Holmeside.
The Council appreciate that some
changes to locations that buses will
stop are inevitable, however, this will
have little impact on customer
numbers.

The council are committed to
supporting local business in the City
Centre. The planned improvement
schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside
and the vicinity.

\Vehicles are currently restricted from
using Holmeside as there is a

Prohibition of Motor Vehicles except
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how this is going to affect our family business and
the other businesses in the town Centre on a long
term basis. We believe if the bus gate is fitted it will
never be removed.

Maritime Street

On previous plans Maritime Street has been
changed to a main through-fair to accommodate the
proposed one way system and bus gate. With this
in mind we will lose all passing trade from every
vehicle coming up Holmeside apart from half of the
buses because of the proposal. We believe this will
severely punish our business. It also makes parking
and drop offs almost impossible.

Lastly as part of this objection | would like to
request a freedom of information request please
could you provide a full copy of the funding bid,
including your criteria of the bid along with the
timescales stipulated.

for Access (westbound). This stretch
of highway is not enforced and is
currently abused by vehicles using
Holmeside to exit the city causing
road safety concerns, this also
applies to the eastbound bus lane
which is currently operational.

IAs previously stated, vehicles are
currently abusing the restrictions
which are in place along Holmeside.
A new link road along Maritime Street
will allow those vehicles who travel
along Holmeside for access to have
a safe passage to exit, if this was not
in place vehicles would require
making unsafe turning movements
on the highway causing a risk to road
safety or be penalised with a fixed
penalty notice by going through the
bus gate.

Income generated from fixed penalties
issued as a result of a motorist
contravening road safety measures
such as the bus gate is ring fenced
and must be spent on future road
safety/highway intervention schemes.
This is not a Council income stream.
The objector has been advised that
any Freedom of Information Requests
need to be submitted to
OCEFOI@sunderland.gov.uk to follow
the correct process.
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Objector 2

I would like to voice my concerns and objections to
the work that is proposed to happen regarding the

Bus Gate and one way system on Holmeside/Vine
Place/ Maritime Street

| am extremely concerned that this will drastically
affect my business. We have a bus stop in Vine
Place that a lot of my customers use to come straight
into me. Having the buses move to go via City Hall |
think is to far for these customers to walk to me, they
will go elsewhere.

I am also concerned regarding the access my
delivery drivers need. With the reduction of loading
bays in the street. | think this will inevitably cause
disabled drivers (who currently use the loading bay)
to park on the single yellows in the back lane making
it extremely difficult for access to the back of the
bakery, this will also have an impact on deliveries to
me.

These issues are going to affect my takings as they
did while the one way system was in place through
covid, my business can not sustain reductions like
then. We are also now have constant prices rises
from our suppliers and more price rises coming with
gas and electric etc

I do not think this has been fully thought out for
everyone’s point of view.

The changes which are proposed
along Holmeside are to help rationalise
bus movements around the city and to
help regenerate the city and reduce
carbon emissions in the heart of the
city.

The removal of the Eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council is
looking to increase the use of Park
Lane Interchange which is in very
close proximity to Holmeside. The
Council appreciate that some changes
to locations that buses will stop are
inevitable, however, this will have little
impact on customer numbers.

During the initial Public Engagement
exercise disabled parking in loading
bays was raised as a concern.
Sunderland Council amended the
proposals based on these comments.
To help alleviate this concern and
allow for those businesses who require
deliveries from larger vehicles the
proposals include a Good Vehicles
only Loading Bay which is near the
premises.

However, to remove all disabled
parking completely from loading bays
would need to be City wide and does
not fall under the scope of this project.
The Council are considering an option
on this matter.

\With that in mind, it is proposed to
construct a new 400 space car park
which will include disabled parking.
The one-way system which was
operational during the height of the
COVID-19 pandemic was in place to
allow for social distancing as per the
Governments guidelines. During this
time the whole of the country was in
lock down with advice to stay home to
protect lives. The foot fall in
Sunderland City Centre dropped
drastically which affected many

businesses and resulted in loss of
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income.

The proposed changes are to
complement two other major projects
in the city namely the Southern Station
Redevelopment & the Proposed New
Multi Story Car Park which will help
regenerate this part of the city
increasing footfall.

Objector 3

I would like to voice my objection to the proposed
plans for one way system and bus gate on
Holmeside/Vine place.

| am extremely concerned that | will lose a lot of
visibility by the buses being reduced to one way, a lot
of my customers are elderly and get off the bus in
vine place to come visit us, i don't know whether they
would walk round from plater way or Fawcett Street
they may go elsewhere which would drastically affect
my business. And after a really hard 2 years in
business this is something, we could do without.

I look forward to hearing from you, please could you
send me a confirmation email.

The changes which are proposed
along Holmeside are to help rationalise
bus movements around the city and to
help regenerate the city and reduce
carbon emissions in the heart of the
city.

The removal of the eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of Park
Lane Interchange which is in very
close proximity to Holmeside. The
Council appreciate that some changes
to locations that buses will stop are
inevitable, however, this will have little
impact on customer numbers.

The council are committed to
supporting local business in the City
Centre. The planned improvement
schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside and

the vicinity.

Page 15 of 170




Objector 4

| am the owner of the ********** in Holmside.

'You will no doubt be aware that the council have put
forward proposals which will see east bound bus
traffic cease to fit in with the new gyratory.

The traders on holmeside do not support this and feel
that two way bus traffic is essential as it offers good
visibility from the people travelling on public transport
up and down the street.

The worry for the traders is that we have history of 18
months of one way bus traffic and | would expect alll
traders to confirm that had it not been for grants
available at that time most would not have survived |
know | would be one of them and the lady in Harrison
and brown would have been another.

Also | am not sure if anyone has given this proposal
any thought regarding the environmental effects that
this could have the proposal states we will have
improved air quality this is impossible you can not run
a large amount of diesel taxis up holmeside and have
clean air.

The current route for buses to enter and leave the
town via holmeside and fawcett street is perfect come
in to the priestman roundabout down vine place then
Holmside and out on fawcett street you could not
build a better route.

The alternative is priestman roundabout Albion place
into the interchange out up Stockton road along park
place and down burdon road to fawcett street.

Now | am no expert on the subject but | do know that
it is the responsibility of everyone to make sure we
burn less fossil fuel to reduce the harmful production
of co2 green house gas any proposal that increases
the miles traveled and fuel burnt should be looked at
very carefully.

Considering we have just had the hottest recorded
temperature ever and the first state of emergency
due to extreme weather the burning of excess fossil
fuel is more important than ever it’s not just the rest of
the world problem it’s affecting the uk now and has to
be addressed.

One other point which the council say is the reason
the one way bus traffic has to go ahead is because
the crossing from the bottom of park lane to the bee
hive pub is dangerous and a road safety concern |
don’t accept this it has pedestrian controlled lights

The changes which are proposed
along Holmeside are to help rationalise
bus movements around the city and to
help regenerate the city and reduce
carbon emissions in the heart of the
city.

The removal of the Eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of Park
Lane Interchange which is in very
close proximity to Holmeside. The
Council appreciate that some changes
to locations that buses will stop are
inevitable, however, this will have little
impact on customer numbers.

The council are committed to
supporting local business in the city
centre. The planned improvement
schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside and
the vicinity.

Air quality assessments have been
carried out by an independent
company with findings demonstrating
that there will be no detriment to air
guality in the area. The removal of the
eastbound bus movement will improve
air quality and Sunderland City Council
intend to install air quality sensors to
monitor air quality going forward.

The bus operators who are all key
stakeholders are fully in support of the
proposals.

This scheme is part of a wider highway
improvement package of work which
includes proposed alterations to the
inner ring road to support carbon
reduction and sustainable travel.

By introducing a one-way traffic
movement along with restrictions to
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with visual warnings to tell you when to cross audible
warnings and tactile pavement short of putting a
lollipop lady you can do no more and have to give
people the chance to cross the road safely.

In the past holmeside has always been the poor
relation in the town but not anymore the last available
unit on holmeside has just been let which make
holmeside probably the only street in the city with
100% occupancy and if we are to take any notice of
last week’s echo report a survey put Sunderland first
for public transport -parking-and no congestion all
three which this council says we have wrong can you
help in any way or advise we have already submitted
or objections to the proposal many thanks.

buses, cycles and taxis along with the
rationalisation of the pedestrian
crossings into a single more user-
friendly crossing it is foreseen that
road safety will be greatly improved.

This project alongside the other
Transforming Cities Fund schemes
including the new multi storey car park
and Station redevelopment will be a
catalyst for change in this city centre
environment.

Objector 5

I would like to raise my objections to the proposed
Holmeside one way system/gyratory.

I have a business on the corner of Holmeside. One of
my concerns would be a lack of visibility. Reducing
the buses to one way only drastically reduces
passing trade, having experienced the one way
system through Covid | know how that affected
business.

Safety has been said to be the main reason for these
changes happening, due to accidents at the crossing
slightly up from me. By making the traffic turn right at
either myself or at the beehive then going across
through Blandford Street to me is going to be more of
a safety issue, predominately pedestrianised this will
be an accident waiting to happen.

But as a business owner | am extremely worried at
how this will affect my business, there is nothing new
to bring anyone round to this side of time, the buses
at some times can be a saving grace. At an
unprecedented time for all of us, prices going up with
everything we need as much help as possible and
from a business point of view | don't think this has
been thought out very well.

Look forward to hearing from someone

The changes which are proposed
along Holmeside are to help rationalise
bus movements around the city and to
help regenerate the city and reduce
carbon emissions in the heart of the
city.

The removal of the Eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of Park
Lane Interchange which is in very
close proximity to Holmeside. The
Council appreciate that some changes
to locations that buses will stop are
inevitable, however, this will have little
impact on customer numbers.

The council are committed to
supporting local business in the city
centre. The planned improvement
schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside and
the vicinity.

The new link road following on from
Maritime Street will give vehicles a
safe option to exit the city without
being penalised for passing through a
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bus gate.

This project alongside the other
Transforming Cities Fund schemes
including the new multi storey car park
and Station redevelopment will be a
catalyst for change in this city centre
environment.

Objector 6

Frekkkkkk property company own several properties on
both Holmeside and Blandford street and it fills me
with horror at what the council is proposing with this
scheme. Blandford street and Maritime Terrace are
predominantly pedestrian shopping streets and free
of carbon emissions from vehicles, what you are
proposing is both dangerous for children in prams
and wheelchairs being in close proximity to exhaust
fumes. It will have a detrimental effect to trade on
three streets namely Maritime Terrace and Maritime
Street and Blandford Street. People should be able to
walk freely with out the dangers of cars, large
vehicles and a large amount of articulated lorries
crossing this street. What the council should be doing
is listening to the traders and Landlords on these
streets and make it easy for customers to access
them freely and safely. Putting vehicles across
Blandford Street and Maritime Street will damage the
foot flow of customers to this part of the town when
retail jobs and employment is needed in Sunderland.
Holmeside will lose out enormously with the loss of
busses on this street as people on the busses see
the street and shops and come back and visit. Bus
passengers are really the only people that see
Holmeside regularly. We have lost the foot flow from
the civic centre, can any one tell me from the
planning department when they last shopped on
Holmeside ? We desperately need the people on the
busses to see the shops. A good town centre needs
independent traders and SUNDERLAND council
should be investing in these streets to bring people to
Sunderland. The proposed bus gate on Vine Place
will prevent all vehicles leaving to the West, and all
customers would have to leave to the East. This is
going to cause congestion as customers can not
leave the town centre from Vine place and will have
to go on a detour to get to the chosen destination,
which will add to more carbon emissions. | am also
requesting a copy of the freedom of information

regarding the funding of this scheme and are there

The changes which are proposed
along Holmeside are to help rationalise
bus movements around the city and to
help regenerate the city and reduce
carbon emissions in the heart of the
city.

The removal of the Eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of Park
Lane Interchange which is in very
close proximity to Holmeside. The
Council appreciate that some changes
to locations that buses will stop are
inevitable, however, this will have little
impact on customer numbers.

The council are committed to
supporting local business in the city
centre. The planned improvement
schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside
and the vicinity.

It is only proposed to remove a small
section of pedestrianised road on
Maritime Street. Blandford Street and
Maritime Terrace will remain
pedestrianised.
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any conditions attached to it.

By introducing a one-way traffic
movement around Holmeside/Vine
Place and Maritime Street it is
foreseen that road safety will be
greatly improved.

Vehicles are currently restricted from
using Holmeside as there is a
Prohibition of Motor Vehicles except
for Access (Westbound). This stretch
of highway is not enforced and is
currently abused by vehicles using
Holmeside to exit the city causing
road safety concerns, this also applies
to the Eastbound Bus Lane which is
currently operational.

Traffic modelling has been carried out
by an independent industry leading
consultant that demonstrates that all
junctions will operate well within
capacity and should not cause any
congestion.

Objector 7

Aphrodite is an independent menswear store that has
traded successfully in Sunderland City Centre from
the same location for 28 years this coming
September, throughout these years we have seen a
number of retailers both national and independent
come and go. Our business has been built through
very loyal and returning customers from Sunderland
and the Northeast.

Having followed and read the proposed plans to
change Holmeside and Vine Place one way traffic
and bus gate | feel this will have a very damaging
effect on footfall and business in this part of the city.
\We are all aware that our City Centre is not the most
attractive place to shop at present and changes must
be correct and not to the detriment of losing more
business.

The bus gate proposed will leave businesses in Vine
Place very isolated, we rely on customers pulling up
outside our store to either collect online orders or
shop. What would be more beneficial is to have
twenty-minute free parking bays between the streets
of Vine Place, Derwent Street, Olive Street, Park

Lane, and Stockton Road allowing customers enough

The changes which are proposed
along Holmeside are to help rationalise
bus movements around the city and to
help regenerate the city and reduce
carbon emissions in the heart of the
city.

The removal of the eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of Park
Lane Interchange which is in very
close proximity to Holmeside. The
Council appreciate that some changes
to locations that buses will stop are
inevitable, however, this will have little
impact on customer numbers.

The council are committed to
supporting local business in the city
centre. The planned improvement
schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
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time to shop. Having a camera catching cars coming
through this bus gate will drive revenue for the
council in fines but long term put people off shopping
in the city again.

Changing the road plans for traffic moving up
Holmeside into Maritime Street is a very strange
move, the street on Maritime is very narrow for
wagons to turn into, to take away the pedestrian
streets around this area will have a damaging effect
on trade along with accidents that will surely happen
with the volume of traffic passing each day.

I hope these points raised will be taken on board, we
all want the best for our city.

more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside
and the vicinity.

A loading bay has been provided to
the front of your premises to facilitate
customers picking up goods. In
addition, there are multiple parking
options throughout the city centre
including a proposed new multi
storey car park on Holmeside.

All traffic movements have been
designed in accordance with
guidance and standards set by the
Department for Transport. A software
system called Vehicle Tracking has
been used which shows that large
\vehicles including max legal artic
lorries are able to make the turning
movement from Holmeside to
Maritime Street with no issues.

Objector 8

I would like to voice my concerns and objections to
the work that is proposed to happen regarding the

Bus Gate and one way system on Holmeside/Vine
Place/Maritime Street.

| am extremely concerned that this will reduce the
visibility of my business as we do get customers
passing on the bus, realise we are here and contact
us.

| do not think this has been fully thought out for
everyone’s point of view.

Look forward to hearing from you.

The changes which are proposed
along Holmeside are to help
rationalise bus movements around
the city and to help regenerate the
city and reduce carbon emissions in
the heart of the city.

The removal of the eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of
Park Lane Interchange which is in
\very close proximity to Holmeside.
The Council appreciate that some
changes to locations that buses will
stop are inevitable, however, this will
have little impact on customer
numbers.

The council are committed to
supporting local business in the city

centre. The planned improvement
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schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside
and the vicinity.

Objector 9

I would like to voice my concerns and objections to
the work that is proposed to happen regarding the
Bus Gate and one way system on Holmeside/Vine

| am extremely concerned that this will reduce the
visibility of my business.

The reduction to one way for buses in buses passing
down Holmeside | believe will have a detrimental
effect on my business through passing trade as lot of
my customers travel by bus.

\We also have a lot of deliveries on larger vans, the
loading bays are being reduced and this could result
in the deliveries not waiting and charge us for a
missed delivery.

My customers also by in bulk and they need to have
full access to collect said items, | can not afford to
lose these customers.

| am also opposed to the bus gate as | think this will
effect my business.

From a business owner | am not sure this has been
fully thought through the and the negative impact this
could have on businesses.

Look forward to hearing from you.

The changes which are proposed
along Holmeside are to help
rationalise bus movements around
the city and to help regenerate the
city and reduce carbon emissions in
the heart of the city.

The removal of the eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of
Park Lane Interchange which is in
very close proximity to Holmeside.
The Council appreciate that some
changes to locations that buses will
stop are inevitable, however, this will
have little impact on customer
numbers.

The council are committed to
supporting local business in the city
centre. The planned improvement
schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside
and the vicinity.

Observations made on site show that
the loading bays are rarely at 100%
capacity. It was noted that several
cars within the bays were blue badge
holders. To allow businesses to still

obtain deliveries a “Goods Vehicles
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Only” loading bay is proposed. This will
stop any obstructive parking and allow
for larger good vehicles to use it.

Objector
10

With reference to Holmeside/Vine place change of
roads we have objections based on what had been
proposed.

The road at the moment works well for the city and
provides passing trade in both ways for buses which
this will have a major effect on my business as we
rely on people getting off outside the shop (outside
tullys and bakers oven) and is a short walk across the
road for our customers.

/Another point to raise is we load large artic vans daily
for deliveries and we are extremely concerned about
the access for these to turn down maritime street and
direct them back around the town. The proposed
loading bays on Holmeside won’t work for our
business for loading purposes as it will take far too
long to take in deliveries meaning no staff in shop to
serve customers who bring regular custom to the
store. Another concern is if the deliveries drivers can’t
stop then we will miss our deliveries and we rely on
them daily for our customers.

We the system that is in place works well for the city
and and a lot of independent business if the system is
changed customers will travel to retail parks and we
will all loose business resulting in empty units across
the city centre.

| look forward to hearing from you.

The changes which are proposed
along Holmeside are to help rationalise
bus movements around the city and to
help regenerate the city and reduce
carbon emissions in the heart of the
city.

The removal of the eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of Park
Lane Interchange which is in very
close proximity to Holmeside. The
Council appreciate that some changes
to locations that buses will stop are
inevitable, however, this will have little
impact on customer numbers.

The council are committed to
supporting local business in the city
centre. The planned improvement
schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside and
the vicinity.

All traffic movements have been
designed in accordance with guidance
and standards set by the Department
for Transport. A software system called
\Vehicle Tracking has been used which
shows that large vehicles including
max legal artic lorries are able to make
the turning movement from Holmeside
to Maritime Street with no issues.

Observations made on site show that
the loading bays are rarely at 100%
capacity. It was noted that several cars
within the bays were blue badge
holders. To allow businesses to still
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obtain deliveries a “Goods Vehicles
Only” loading bay is proposed. This will
stop any obstructive parking and allow
for larger good vehicles to use it.

Objector
11

I would like to voice my objections to the work that is
proposed to happen regarding the Bus Gate and one
way system on Holmeside/Vine Place/Maritime
Street.

I am extremely concerned regarding the changes that
| believe will affect my business.

The loading bays are being reduced, my deliveries
will not necessarily wait for other vans to move, this
could end up me missing deliveries.

Also by making buses one way | feel we could lose
passing business, and when the work starts | am
concerned how this will affect trade.

| look forward to hearing from you.

The changes which are proposed
along Holmeside are to help rationalise
bus movements around the city and to
help regenerate the city and reduce
carbon emissions in the heart of the
city.

Observations made on site show that
the loading bays are never at 100%
capacity. It was noted that several cars
within the bays were blue badge
holders. To allow businesses to still
obtain deliveries a “Goods Vehicles
Only” loading bay is proposed this will
stop any obstructive parking and allow
for larger good vehicles to use.

It is not proposed to change any of the
restrictions to the rear of the premises
which are currently single yellow lines
which allows for loading.

The removal of the eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of Park
Lane Interchange which is in very
close proximity to Holmeside. The
Council appreciate that some changes
to locations that buses will stop are
inevitable, however, this will have little
impact on customer numbers.

The council are committed to
supporting local business in the city
centre. The planned improvement
schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside and

the vicinity.
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The Council and the Principal
Contractors will work closely with all
businesses to help reduce disruption
and ensure a safe passage is available
in and out for all customers.

Objector
12

I would like to voice my objections to the work that is
proposed to happen regarding the Bus Gate and one
way system on Holmeside/Vine Place/Maritime
Street.

I am extremely concerned that this will reduce
visibility as a business, 50% reduction in buses
passing down Holmeside | believe will drastically
reduce my takings, also the new proposed one way
will have a main road running past my shop which is
where my customers are, | think this will affect them
wanting to come and wait to be served as potentially
dangerous and waiting for a sever accident to
happen, again having a negative impact on my
business.

| do not think this has been fully thought out for
everyone’s point of view.

| look forward to hearing from you.

The changes which are proposed
along Holmeside are to help rationalise
bus movements around the city and to
help regenerate the city and reduce
carbon emissions in the heart of the
city.

The removal of the eastbound bus
movement has been consulted and
agreed with the Bus Companies and
other Key Stakeholders. The Council
are looking to increase the use of Park
Lane Interchange which is in very
close proximity to Holmeside. The
Council appreciate that some changes
to locations that buses will stop at are
inevitable. This will have little impact
on customer numbers.

Bus services will continue to operate
along the route although proposed to
be Westbound only. The location of the
premises is currently not on a bus
route and would be difficult to see
when travelling past the junction on a
bus.

The council are committed to
supporting local business in the city
centre. The planned improvement
schemes in this area will result in a
more pleasant and safer streetscape
for visitors who will hopefully spend
more time in the area rather than
passing through. Any lost visibility by
the reduction in vehicles passing
should be supplanted by additional
visitors walking through Holmeside and
the vicinity.

/A new link road along Maritime Street
will allow those vehicles who travel

along Holmeside for access to have a
safe passage to exit, if this was not in
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place vehicles would require making
unsafe turning movements on the
highway way causing a risk to road
safety or be penalised with a fixed
penalty notice by going through the
bus gate.

The introduction of new link road will
increase visibility to your premises and
footways will be provided either side
for customers to use allowing them to
still visit your premises and wait to be
served.
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Holmeside Bus Priority and Gyratory Consultation
Feedback

32 06:45 Closed

Responses Average time to complete Status

1. What is your name/business name?

Latest Responses

32

Responses

REDACTED
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Text Box
REDACTED





2. What is your postcode?

Latest Responses

3 2 "SR3 4AS"
Responses 'SR SAZ"
"Sr6 0jq"
6 respondents (19%) answered SR2 for this question.
SR31BQ gy gED sr1 2dy
SR2 9EW !
Sr2 8 SR3 SRZSH SR6
r2 8py
SR1 3PD SR2 7AQ
SR2 9SF SR2 7nr
SR3 4AS SR3 2RS SR13NT

3. Having read the consultation document, do you broadly support the proposed

scheme?
® Yo 20
® No 12
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4. Please share any specific concerns that you have about the scheme

Latest Responses

2 6 "I'm concerned about the proposal to run traffic along Martiti...
Responses N/A"

11 respondents (42%) answered buses for this question.

scheme already in place ' _ not just be
Blandford street taxi rank Holmeside Park lane bu:
. . new
pedestrian  traffic DUSES street bu
way
Vine Place :
S road city centre

bus station

5. Please give us your views on whether the scheme will deliver the following:

M Strongly agree W Agree W Neutral M Disagree M Strongly disagree

Improved public transport infrastructure _-
Encourage the use of sustainable transport to help --
reduce carbon emissions

Improved accessibility for all highway users _-
Introduction of new planting will increase biodiversity _-

100% 0%
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6. Would you like to discuss the proposal in detail in a one to one online discussion?

. Yes 9

No 23

7. Please enter your email address so that we can contact you to arrange a convenient
meeting time

13

Responses Latest Responses

REDACTED

Page 30 of 170






Text Box
REDACTED


8. Please briefly indicate the areas that you would like to discuss

9

Responses Latest Responses

2 respondents (22%) answered town for this question.

access |

route and flow bus lane lane system

traffic work Iikely fail town town centre Ph

Impairment  exact route Accessibility in the con

proposals scheme in general question
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ltem 5
ltem 5

Development Control Planning and Highways Committee

22nd September 2022

REPORT ON APPLICATIONS

REPORT BY THE EXECUTIVE DIRECTOR OF CITY DEVELOPMENT

PURPOSE OF REPORT

This report includes recommendations on all applications other than those that are delegated to
the Executive Director of City Development determination. Further relevant information on some
of these applications may be received and, in these circumstances, either a supplementary
report will be circulated a few days before the meeting or if appropriate a report will be
circulated at the meeting.

LIST OF APPLICATIONS

Applications for the following sites are included in this report.

1. 22/00091/FUL Pages 35-49
Grindon Broadway Service Station The Broadway Grindon Sunderland SR4 8LP

2. 22/00399/FUL Pages 50-65
Barnes Service Station Durham Road Sunderland SR2 7RB

3. 22/00796/LP3 Pages 66-76
New South Pier Hudson Dock North Side Barrack Street Sunderland SR1 2BU

4. 22/01169/FUL Pages 77-84
Land At Chapelgarth Weymouth Road Sunderland

5. 22/01319/LP3 Pages 85-92
Land To The North Of Easington Street Sunderland SR5 1AX

6. 22/01338/LB3 Pages 93-97
Barnes Junior School Mount Road Sunderland SR4 7QF

7. 22/01422/LP3 Pages 98-107
Keel Square A183 Sunderland SR1 3AP

8. 22/01423/LP3 Pages 108-119
Plot 12, Riverside Sunderland Plater Way Sunderland SR1 3AA

9. 22/01466/SUB Pages 120-131

School House Offerton Village Sunderland SR4 9JP
10. 22/01575/FUL

. . Pages 147-151
Mamas Kitchen Houghton Road Newbottle Houghton-Le-Spring DH4 4EF
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11. 22/01636/VA3 Pages 138-146
Land Bounded By Farringdon Row To The West And The A1231 To The South
Sunderland

12.22/01704/LP3 Pages 147-151
Farmborough Court Brentford Avenue Sunderland SR5 4EU

COMMITTEE ROLE

The Planning and Highways Committee has full delegated powers to determine applications on
this list. Members of the Council who have queries or observations on any application should, in
advance of the above date, contact the Planning and Highways Committee Chairperson or the
Development Control Manager via email dc@sunderland.gov.uk .
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DEVELOPMENT PLAN

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that “where in
making any determination under the planning Acts, regard is to be had to the development plan,
the determination shall be made in accordance with the plan unless material consideration
indicates otherwise.

Development Plan - current status

The Core Strategy and Development Plan was adopted on the 30 January 2020, whilst the
saved policies from the Unitary Development Plan were adopted on 7 September 1998. In the
report on each application specific reference will be made to policies and proposals that are
particularly relevant to the application site and proposal. The CSDP and UDP also include
several city wide and strategic policies and objectives, which when appropriate will be
identified.

STANDARD CONDITIONS

Sections 91 and 92 of the Town and Country Planning Act 1990, as amended by Section 51 of
the Planning and Compulsory Purchase Act 2004 require that any planning application which is
granted either full or outline planning permission shall include a condition, which limits its
duration.

SITE PLANS
The site plans included in each report are illustrative only.

PUBLICITY/CONSULTATIONS

The reports identify if site notices, press notices and/or neighbour notification have been
undertaken. In all cases the consultations and publicity have been carried out in accordance
with the Town and Country Planning (Development Management Procedure) (England) Order
2015.

LOCAL GOVERNMENT ACT 1972 — ACCESS TO INFORMATION

The background papers material to the reports included on this agenda are:

The application and supporting reports and information;

Responses from consultees;

Representations received;

Correspondence between the applicant and/or their agent and the Local

Planning Authority;

Correspondence between objectors and the Local Planning Authority;

e Minutes of relevant meetings between interested parties and the Local
Planning Authority;

e Reports and advice by specialist consultants employed by the Local
Planning Authority;

e Other relevant reports.

Please note that not all of the reports will include background papers in every category and that
the background papers will exclude any documents containing exempt or confidential
information as defined by the Act.

These reports are held on the relevant application file and are available for inspection during
normal office hours at the City Development Directorate at the Customer Service Centre or via
the internet at www.sunderland.gov.uk/online-applications/

Peter Mcintyre
Executive Director City Development
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1. South Sunderland

Reference No.: 22/00091/FUL Full Application

Proposal: Demolition of existing petrol filling station and
convenience store. Erection of a new convenience store
with associated works and access.

Location: Grindon Broadway Service StationThe Broadway GrindonSunderland SR4
8LP

Ward: Barnes

Applicant: Matthew Gray

Date Valid: 31 January 2022

Target Date: 28 March 2022

PROPOSAL.:

Under Sunderland City's current scheme of delegation where an application has been call-in by
a member, the application is referred to the Head of Service for consideration as to the method
of determination. The decision has been taken that this application falls to be determined by
Planning Committee.

Introduction

Planning permission is sought for the demolition of the existing petrol filling station and
convenience store and the erection of a new convenience store with associated works and
access on the site of Grindon Broadway Service Station, The Broadway, Grindon, Sunderland
SR4 8LP.

The application site is located on The Broadway, Sunderland approximately 2.5 miles southwest
of Sunderland City Centre which is approximately 0.34 acres in size. Outside the confines of the
host site the surrounding land use is predominantly residential in character with dwellings
located to the north and east. To the immediate north is one of the main arterial roads into the
city the classified (A183), whilst the western curtilage of the site is bound by Springwell Road
(B1405) beyond which lies a Sainsbury's local store, a veterinary surgery, and a Greggs bakery.
To the south of the site is a high-level wall beyond which is Broadway Junior School.

The application proposes the demolition and decommissioning of the existing petrol filling
station and linked convenience store and erection of replacement convenience store and
associated works. The gross internal area of the unit would comprise of 370 sgm; running north
to south the building would have a width of 20.5m extending to 21.3m with the canopy in width
and would measure 19.45m extending to 21.85m in depth running east to west and would have
an overall roof height of 4.25m extending to 5.4m at its highest point.

The building would be constructed from composite panel cementious boarding in Honesty
(BS10C31), wooden cladding with glazed panels and the fascia capping and glazing in Merlin
Grey (BS18B21). Parking provision would be provided for 15 vehicles which would include
disabled parking and 4 EV charging points for use by customers. Secure cycle storage would
also be provided for 2 bicycles.

The public entrance to the building would be sited to the east of the building facing the car park.
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In terms of access, vehicles would arrive from the north-eastern boundary of the site from the
A183 (The Broadway) with delivery and refuse vehicles following a one-way route and exiting to
the southwestern boundary of the site B1405 (Springwell Road). There would be no right turn
for traffic exiting the site onto the A183 (The Broadway). In terms of pedestrian access the
proposed development would be fully accessible with level thresholds designed in.

The following information has been submitted in support of the application;

Drainage Strategy

Ecological Statement

Planning Statement

Sequential Assessment

Technical Report

Tree Survey

Phase 1 Land Contamination Report

TYPE OF PUBLICITY:

Site Notice Posted
Neighbour Notifications

CONSULTEES:

Network Management

Natural Heritage

Planning Policy

Natural Heritage

Network Management

Natural Heritage

Watermans - Land Contamination
Network Management
Watermans - Land Contamination
Cllr Richard Dunn

Clir Anthony Mullen

Cllr Helen Greener

Network Management
Environmental Health

Network Management

41 The Broadway Grindon Sunderland SR4 8LP

Co-op Food 27 Broadstairs Court Sunderland SR4 8NP

Broadway Junior School House Springwell Road Sunderland SR4 8NW
61 Nookside Sunderland SR4 8PJ

66 The Broadway Grindon Sunderland SR4 8NS

62 The Broadway Grindon Sunderland SR4 8NN

60 The Broadway Grindon Sunderland SR4 8NN

43 The Broadway Grindon Sunderland SR4 8LP

64 The Broadway Grindon Sunderland SR4 8NS

Headteacher Broadway Junior School Springwell Road Sunderland SR4 8NW
63 Nookside Sunderland SR4 8PJ
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Final Date for Receipt of Representations: 02.08.2022

REPRESENTATIONS:

The Local Authority has carried out public consultation for the application in the
form of letters to neighbouring properties and public notices around the site. As a
result of the consultation a total of 15 neighbour representations have been received objecting
to the proposed development.

The objections have raised the following concerns;

Amenity - noise pollution, crime and anti-social behaviour, litter, loss of privacy
Highway and pedestrian safety - increased traffic, poor access, right turn
Contamination - construction noise

Over development - other stores in close proximity

Contributions - S106 community facilities

Summary of Consultation responses

Planning Policy

No objection - It is considered that the principle of development would be acceptable where it is
demonstrated there are no sequentially preferable sites.

Ecology

No objection - Based on the information available and the nature of the site. It is my view that
pursuing measurable BNG in this instance is disproportional to the potential for negative
ecological effects. In this instance | would recommend a standard condition requiring
consideration of nesting birds in any vegetation.

Public Protection and Regulatory Services

No objection subject to the imposition of recommended planning conditions and Informatives.
Contaminated Land

No objection subject to recommended planning conditions.

Transportation Development

No objection subject to recommended planning conditions and Informatives.

Following a meeting with the applicant it was recommended that the applicant consider
introducing a left turn out only exit system. This would reduce risk of side impact collision

resulting in personal injury accidents. Motorists would need to make the same U-turn
manoeuvre at the roundabout as happens currently. Amended drawings have been provided
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which propose the installation of no right turn signs to address this issue. This is considered
acceptable.

It is accepted that trip generation characteristics for a retail unit are different to a petrol filling
station with a small convenience store already included. However, the proposed change of use
to a food store with a greater retail choice for customers would be expected to generate greater
pedestrian footfall as a local amenity. As such, given the location some offsite improvements
for pedestrians should be provided in support of this development. This could be secured
through a s278 highways agreement. Amended drawings have been provided which propose
improvements to the footway crossing point on Springwell Road along with the improved
pedestrian access to the retail unit within the curtilage of the development. This is considered
acceptable.

POLICIES:
In the Unitary Development Plan the site is subject to the following policies;
Core Strategy and Development Plan (CSDP)

SP1 Development strategy

SP5 South Sunderland

BH1 Design quality

BH2 Sustainable design and construction
VC1 Main town centre uses and retail hierarchy
VC2 Retail impact assessments

EG3 Other employment sites

HS2 Noise-sensitive development

HS3 Contaminated land

SP7 Healthy and safe communities

NE1 Green and blue infrastructure

NE2 Biodiversity and geodiversity

NE3 Woodlands/hedgerows and trees
NE4 Greenspace

ST2 Local Road network

ST3 Development and transport

M3 Land instability and minerals legacy

Saved UDP Policies

CN20 SSSi

CN21 Sites of nature conservation importance and local nature reserves
CN23 Wildlife corridors

National Planning Policy Framework (NPPF)

National Planning Policy Guidance (NPPG)
National Design Guide (NDG)

COMMENTS:
The main issues to be considered in determining this application are: -

e Principle of the development.
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¢ Design and impact on the street scene
e Amenity impact

e Contamination

e Highway and pedestrian safety

e Ecological and landscape impact

Principle of development

The NPPF advocates a presumption in favour of sustainable development and at Paragraph 11
states that planning law requires applications for planning permission to be determined in
accordance with the development plan unless material considerations indicate otherwise.
Paragraph 12 expands upon this and advises that the NPPF does not change the statutory
status of the development plan as the starting point for decision making. Proposed development
that accords with an up-to-date Local Plan should be approved.

Sunderland Core Strategy and Development Plan 2015-2023 (CSDP) was formally adopted on
the 30th of January 2020.The CSDP is the starting point for the determination of planning
applications. It sets a clear strategy for bringing land forward to address objectively assessed
needs in line with the presumption in favour of sustainable development.

The NPPF Paragraph 38 requires that local planning authorities approach decisions on
proposed development in a positive and creative way and that decision-makers at every level
should seek to approve applications for sustainable development where possible. Planning law
requires that applications for planning permission be determined in accordance with the
development plan unless material considerations indicate otherwise.

The NPPF at Chapter 11 relates to making effective use of land stating that "planning policies
and decision should promote an effective use of land in meeting the need for homes and other
uses, while safeguarding and improving the environment and ensuring safe and healthy living
conditions. Strategic policies should set out a clear strategy for accommodating objectively
assessed needs, in a way that makes as much use as possible of previously-developed or
‘brownfield' land".

CSDP VC1 sets out the hierarchy for town centre and retail and identifies the main focus for
development within the City Centre, Town Centres, Local Centres as detailed on the Policies
Map. However, whilst not identified within the retail hierarchy, neighbourhood shops, services
and community facilities located outside of the designated centres provide a valuable service
to local communities in helping to meet their day-to-day needs. It is therefore necessary for
these to be protected in order to promote sustainable patterns of development.

CSDP Policy SP9 details the amount of retail floorspace required over the plan period. The
Sunderland Retail Needs Assessment (2016) considers the need for new retail floorspace over
the period to 2035 and does not identify any need for additional convenience retail floorspace
over the period to 2035.

CSDP Policy VC2 sets out the criteria for assessing edge or out-of-centre retail development
and advocates that an impact assessment is required to be submitted where the development
would exceed the identified local thresholds: the policy also states that planning permission will
be refused "where there is evidence that development is likely to have a significant adverse
impact upon the vitality and viability of a designated centre."

The site is not allocated under any site-specific policy in the CSDP; however, the site is
currently operating as a service filling station and convenience store.
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In line with the requirements of the above, the applicant has prepared a sequential assessment
which considers the availability, suitability, and viability of other sites within the main catchment
area of the store. The geographic coverage of the sequential test covered the Pennywell Local
Centre with the search undertaken on sites of 0.1073 hectares / 1,073 sqm and above.

The following sites have been examined;

e Pennywell Local Centre
e Land to the South of Pennywell Local Centre

The results of the survey concluded there are no existing, suitable, and available alternatives to
the application site within, or on the edge of the centre surveyed in respect of existing
opportunities. The sequential report states that the applicant reviewed known development sites
within and surrounding the centre and although there are a small number of potential
opportunities, for the reasons discussed within the report, they are not suitable, viable nor
available.

In considering the conclusions made within the assessment the Council are largely satisfied that
none of the alternative options within the locality could reasonably meet the requirements of the
development.

As such, it is considered appropriate to conclude that there are no more sequentially preferable
sites which are, within reason, available, suitable, and viable for the proposed use. The
proposal is therefore considered acceptable and in accordance with local and national planning
policy in this respect.

The gross internal area would be 370m with the back of house 47m. This floorspace is less than
the thresholds to require a Retail Impact Assessment as set out in CSDP Policy VC2.

The application seeks planning permission for the demolition and decommissioning of and
existing petrol filling station and the construction of a convenience store. There have been a
number of objections received stating that the proposal would result in over development and
inappropriate use of the site as there are other such stores within close proximity. The current
service station operates with a retail unit attached and whilst it is acknowledged that there is
other such type of convenient stores within the locality, it is not the remit of the LPA to restrict
business development opportunities.

Whilst the land to the immediate north and east is residential in character, the host site has
most recently been utilised for commercial purposes and nearby uses also include a Vets4Pets,
Greggs and a Co-op and small-scale commercial development as found on the Broadway.

Taking the above into deliberation, the principle of the proposed development is considered
acceptable and in accordance with local and national planning policies in this respect subject to
other matters discussed within this report.

Design and impact on the Street Scene

National planning guidance is provided by the National Planning Policy Framework (NPPF) (as
amended), which requires the planning system to contribute to the achievement of sustainable
development with Chapter 12 relating to achieving well designed places. To this end Paragraph
126 of the NPPF sets out that good design is a key aspect of sustainable development, creating
better places in which to live and work. Paragraph 130 meanwhile requires that development
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should function well and add to the overall quality of the area, not just for the short term but over
the lifetime of the development and should offer a high standard of amenity for existing and
future users and create places that are safe, inclusive and accessible. Paragraph 134 states
that planning permission should be refused for development of poor design that fails to take the
opportunities available for improving the character and quality of an area and the waly it
functions

CSDP Policies BH1 and BH2 seek to ensure that development embrace the principles
of sustainable design, and that new development positively responds to the function and vitality
of the area in which they are located.

Section 3.9 of the Planning, Design, Access, and Retail Statement submitted in support of this
application states that the applicant operates a Sustainable Material Procurement policy which
looks at the whole product lifecycle and the incorporation of sustainability measures which
extends to the construction phase, establishing supply chain and local resource and training
opportunities alongside material product certification and ISO accreditation.

The building would introduce a contemporary appearance to the site through the design
features and the use of cementious boarding, wooden cladding and glazing, the proposed
impact would also be softened by soft landscaping along the perimeters of the site.

The proposed design and associated landscaping of the commercial development is
considered to be good quality, the size, scale, and massing is considered acceptable and would
not have a detrimental impact on the character of the site or the locality. The proposal is
considered in accordance with CSDP Policies BH1 and BH2 and the aims of the NPPF.

Impact on neighbouring amenity

The closest neighbouring residential properties to the proposed development are those of No.
43 The Broadway which is located to the east and shared a common boundary and that of No.'s
60 and 62 The Broadway which are located to the north and opposite the site. It is considered
that there are adequate separation distances between the application site and the properties of
No.'s 60 and 62 The Broadway and that there would be no impact on the amenity of those
residents over and above that which already exists.

The proposed development would replace an existing commercial/retail unit, whilst it is
accepted that the proposed retail unit would be greater in size that the building it would replace
and as such would be closer to the neighbouring property of No. 43 The Broadway which
shares a common boundary, there would be a separation distance of over 25m from the
common boundary to the built form.

It is acknowledged that the immediate area is highly trafficked. The existing petrol filling station
introduces vehicles to an area close to the existing dwelling, and clearly the existing close
boarded fence is intended to offer some protection from site activity. It is noted that the proposal
would remove the existing filling station pumps and as such could potentially reduce the
frequency and number of vehicles entering and leaving the site, however, the introduction of a
convenience store may require refrigeration and air conditioning units to be installed externally.
The Environmental Health Team has been consulted as part of this application process and as
raised no objection subject to the imposition of recommended planning conditions in respect of
noise management and the management of the development through the construction phase of
the project to mitigate any potential impacts on residential amenity. It is considered that with the
imposition and adherence to the recommended conditions the proposal would accord with
CSDP Policies BH1 and HS2 and the aims of the NPPF in this respect.
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Highway and pedestrian safety

The NPPF promotes sustainable transport and advocates those opportunities to promote
walking, cycling and public transport use are identified and pursued with paragraph 105
advocating the development should be focused on locations which are or can be made
sustainable, through limiting the need to travel and offering a genuine choice of transport
modes. The NPPF paragraph 110 seeks to ensure that opportunities to promote sustainable
transport has been considered and that safe and suitable access to the site can be achieved for
all users.

In regard to highways and pedestrian safety CSDP Policies ST2 and ST3 are relevant.

During the course of this application the plans have been amended following highway and
pedestrian safety concerns by the LPA. Initially, the proposal included the closing up of the
existing exit only and to widen the north-eastern access which would introduce two-way traffic
movements replacing an existing entrance only arrangement giving rise to safety concerns for
traffic turning right from the site and head to the city centre along A183 Chester Road. The
proposal has now been amended to include the introduction of a left turn out only exit system
which is considered acceptable.

The proposed change of use to a food store with a greater retail choice for customers would be
expected to generate greater pedestrian footfall as a local amenity, amended drawings have
been provided which propose improvements to the footway crossing point on Springwell Road
along with the improved pedestrian access to the retail unit within the curtilage of the
development which is considered acceptable. It is considered that this can be secured through
a s278 agreement.

Based on the floor area of the proposed development, the overall number of car parking spaces
to be provided appears satisfactory.

A number of representations were received raising concerns over highway and pedestrian
safety and it is considered that the amendments to the application have addressed these
concerns.

The Transportation development Team has been consulted and have raised no objection
subject to the imposition of a suitably worded planning to manage servicing and deliveries and
the use of the gated egress onto Springwell Road. It is considered that with the imposition and
adherence to the recommended planning condition the proposal accords with local and national
planning policies in this respect.

Contamination
The NPPF paragraph 183 states that planning policies and decisions should ensure that

(@) asite is suitable for its proposed use taking account of ground conditions and any risks
arising from land instability and contamination. This includes risks arising from natural hazards
or former activities such as mining, and any proposals for mitigation including land remediation
(as well as potential impacts on the natural environment arising from that remediation);

(b)  after remediation, as a minimum, land should not be capable of being determined as
contaminated land under Part IIA of the Environmental Protection Act 1990; and

(© adequate site investigation information, prepared by a competent person, is available to
inform these assessments.
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The NPPF paragraph 185 advocates that planning policies and decisions should also ensure
that new development is appropriate for its location taking into account the likely effects
(including cumulative effects) of pollution on health, living conditions and the natural
environment, as well as the potential sensitivity of the site or the wider area to impacts that
could arise from the development and that appropriate mitigation measures are implemented to
reduce impacts on health and the quality of life.

The link between planning and health outcomes is long established. CSDP Policies M3, SP7
and HS1, HS2 and HS3 relate to contamination and the principles to promote health and safe
communities and seek to ensure thar careful consideration is given to potential risks associated
with development.

The application proposes the demolition and decommissioning of the existing petrol filling
station and linked convenience store and erection of replacement convenience store and
associated works. The application site lies within a Coal Mining legacy area identified as low
risk.

A Phase 1 Land Contamination Report which includes a Preliminary Coal Mining Risk
Assessment has been submitted in support of this application.

The Land Contamination Team have been consulted as part of this application process and
have raised no objection subject to the imposition of recommended planning conditions in
regard to noise and the construction phase of the project. It is considered that subject to the
imposition and adherence to the recommended conditions, the proposal would accord with the
relevant local and national planning policies.

Ecological and landscape impact

The NPPF at Chapter 15 states that planning policies and decisions should contribute to and
enhance the natural and local environment and seeks to protect and enhance biodiversity and
geodiversity.

In regard to the ecological and landscape impact CSDP Policies NE1, NE2, NE3, NE4 and the
UDP saved policies CN20, CN21, CN23 are relevant policies.

An Ecological Statement, Tree Survey and Landscape Plan have been submitted in support of
this application.

The application site does not lie within close proximity to any of the statutory or non-statutory
habitats with Barnes Burn being located 250m to the south of the site boundary and there are a
number of trees located to the southeast corner of the site.

The application proposes the demolition and decommissioning of the existing petrol filling
station and the construction of a convenience store and associated works. The site is
considered to be of low ecological value, and includes hard standing, introduced shrubs,
scattered trees and a hedgerow.

The County Ecologist has been consulted on the application and has raised no objection
subject to the imposition of a recommended planning condition pertaining to the removal of
hedgerows, trees or shrubs and the protection of nesting birds. It is considered that with the
imposition and adherence to the recommend planning condition, the proposal would accord with
the relevant policies.
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EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;
disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O O0OO0OO0OO0OO0OO0o0OOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating

some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

Conclusion
The principle of utilising the site for the development is considered to be acceptable

The proposed design and associated landscaping of the commercial development is
considered to be good quality, the size, scale, and massing is considered acceptable and would

Page 44 of 170



not have a detrimental impact on the character of the site or the locality. The relationship
between the application building and the nearest residential properties is considered to be
appropriate without demonstrably impacting on existing levels of sun/daylight, privacy, or
outlook. It is considered that with the imposition and adherence to planning conditions the
proposal would not have a negative impact on residential amenity through noise generation.

Improved highway and pedestrian safety measures ensures that the proposed development
would not have a detrimental impact on highway or pedestrian safety.

The proposed development would not have a detrimental ecological impact on the locality.

In light of the above the proposal is considered to be acceptable with due regard
to relevant national and local planning policy.

RECOMMENDATION: APPROVE subject to the following conditions:
Conditions:

1 The development to which this permission relates must be begun not later than three
years beginning with the date on which permission is granted, as required by section 91 of the
Town and Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004 to ensure that the development is carried out within a
reasonable period of time.

2 The development hereby granted permission shall be carried out in full accordance with
the following approved plans:

Location Plan: Drawing No. EGXHURI.O6PLN1

Site Access Plan: Drawing No DTP/3710621/SK001 Revision A
Site Block Plan A: Drawing No. EGXHURI.O6PLN4 Revision A
Site Layout Plan: Drawing No. DTP/3710621/ATR001 Revision D
Impermeable Area Plan: Drawing No. 501

Elevation Plan: Drawing No. EGXHURI.06PLN5

Layout Plan: Drawing No. EGXHURI.0O6PLN5

Drainage Plan: Drawing No. 500

Landscape Plan: Drawing No. 01

Reason: In order to ensure that the completed development accords with the scheme approved
and to comply with policy BH1 of the Core Strategy and Development Plan.

3 Notwithstanding any indication of materials which may have been given in the
application, no development shall take place until a schedule and/or samples of the materials
and finishes to be used for the external surfaces, including walls, roofs, doors and windows has
been submitted to and approved in writing by the Local Planning Authority. Thereafter, the
development shall not be carried out other than in accordance with the approved details; in the
interests of visual amenity and to comply with policy BH1 of the Core Strategy and
Development Plan.

4 No right turn shall be permitted by vehicles from the site onto the highway. Signage to
this effect shall be displayed close to vehicle exit points and shall be maintained for the life of
the development.
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Reason: In the interests of highway and pedestrian safety and to accord with policies ST2 and
ST3 of the Core Strategy and Development Plan.

5 The development shall not be brought into use until full details of the management of
servicing and deliveries shall be submitted to and approved in writing by the LPA. The approved
details shall be implemented before the development is brought into use and maintained as
such thereatfter.

Reason: In order to protect the amenities of the area and to comply with policies BH1, SP7, ST2
and ST3 of the Core Strategy and Development Plan.

6 Unless otherwise agreed in writing with the Local Planning Authority, the construction
works required for the development and any deliveries made to the site shall only be carried out
between the hours of 08.00 and 18.00 Monday to Friday and between the hours of 08.00 and
13.00 on Saturdays and at no time on Sundays or Bank Holidays in order to protect the
amenities of the area and to comply with policies BH1, SP7 and HS2 of the Core Strategy and
Development Plan.

7 The existing boundary noise barrier between the development site and 43 The
Broadway shall be retained or a suitable alternative of an equivalent or improved specification
provided. This shall be maintained for the life of the development.

Reason: To protect the amenity of nearby residents and to comply with policies BH1, SP7 and
HS2 of the Core Strategy and Development Plan.

8 Prior to the installation of any external fixed building services plant a noise assessment
shall be provided for the approval of the LPA that complies with guidance within BS4142:2014.
Rated noise levels associated with such plant, when assessed at the nearest noise sensitive
receptors shall not exceed the measured night-time and daytime background levels. Where
necessary to meet this requirement, suitable noise mitigation measures shall be incorporated
into the specification and implemented before operation.

Reason: To protect the amenity of nearby residents and to comply with policies BH1, SP7 and
HS2 of the Core Strategy and Development Plan.

9 Prior to commencement of works on site a CEMP shall be submitted for the agreement of
the LPA. The Plan shall identify all potential impacts upon the local environment and nearby
occupiers arising from site clearance and construction and shall set out the mitigation measures
proposed to prevent or minimise those impacts.

Reason: To protect the amenity of nearby residents and to comply with policies BH1, SP7, HS2

and HS3 of the Core Strategy and Development Plan.

10 Prior to the commencement of works on site the applicant shall provide a detailed
method statement that sets out the proposals for removing the petrol transfer equipment and
measures to deal with the diesel and petrol fuel tanks. The statement should include proposals
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to determine if there is any contamination of the surrounding sub-surface ground with petroleum
product.

Reason: To protect the amenity of nearby residents and to comply with policies BH1, SP7 and
HS3 of the Core Strategy and Development Plan.

11 11. Development shall not commence until a suitable and sufficient ground
investigation and Risk Assessment to assess the nature and extent of any contamination on the
site (whether or not it originates on the 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:

[ a survey of the extent, scale and nature of contamination;

i an assessment of the potential risks to:

0 human health;

property (existing or proposed) including buildings, crops, livestock, pets, woodland and
service lines and pipes;

0 adjoining land;

0 ground waters and surface waters;

0 ecological systems;
0
0

o

archaeological sites and ancient monuments; and
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 170, 178, 179, and 183.

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

12 Development shall not commence until a detailed Remediation Scheme to bring 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
document 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
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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 170, 178, 179, and 183d.

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.

13 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 dwelling 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 170, 178, 179, and 183d

14 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 DEFRA and the Environment Agency's "Model Procedures for the Management
of Land Contamination CLR11" 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, 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 170, 178, 179, and 183d

15 No removal of hedgerows, trees or shrubs (including brambles, lvy and other climbing
plants) or works to or demolition of buildings or structures that may be used by breeding birds
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shall take place between 1st March and the 31st August inclusive, unless a competent ecologist
has undertaken a careful, detailed check of vegitation for active birds' nests immediately before
the vegitation is cleared and provided written confirmation that no birds will be harmed and/or
that there are appropriate measures in place to protect nesting bird interest on site. Any such
writted confirmation should be submitted to and agreed in writing by the LPA.

Reason: To protect and safeguard nesting birds which have legal protection under the Wildlife
and Countryside Act 1981.
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2. South Sunderland

Reference No.: 22/00399/FUL Full Application

Proposal: Demolition of existing petrol station and construction of a
drive through restaurant and associated works.

Location: Barnes Service StationDurham Road SunderlandSR2 7RB
Ward: St Michaels

Applicant: Euro Garages Limited

Date Valid: 16 February 2022

Target Date: 13 April 2022

PROPOSAL:

Introduction

The proposal relates to the demolition of existing petrol station and construction of a drive
through restaurant and associated works at Barnes Service Station, Durham Road, Sunderland,
SR2 7RB .

The application site is located between Queen Alexandra Road and Durham Road known as
the Barnes Gyratory which is one of the main arterial routes (Durham Road / A690) into the city
centre.

The site is considered to be an out of centre location and is within a predominantly residential
area. It is bounded to the immediate east by an existing restaurant/bar and a small parade of
shops, which are predominantly hot food takeaways, however, there are other commercial uses
within the immediate surrounding area.

The site has an area of approximately 0.25 hectares and currently accommodates 8 no. fuel
pumping machines, covered by a canopy, a flat roofed associated retail store and an automatic
car wash. The existing landscaping that surrounds the site is unkempt with a number of mature
trees sited to the west of the site. There are currently two points of access / egress within the
site, one along the northern boundary directly off Durham Road and one to the south, off Queen
Alexandra Road.

The application proposes the demolition of the existing petrol filling station and to replace it with
a new, drive through restaurant which would measure approximately 22.9m in width by 13.3m in
depth; it would contain a cantilever roof which would have a height of approximately 5.185m
falling to 4.5m to the rear/western elevation. The building would be single storey and
contemporary in appearance. Parking is located to the east of the building, which includes a
total of 32 spaces, 3 of which have electric charging points. The application also proposes the
construction of No.3 EV canopies which would measure 3.8m in width by 3.8m in depth and
have an overall height of approximately 3.87m reducing to 3.23m to the rear; it would be of
constructed from a structural steel black powder coated frame with treated larch timber batons
to underside of the canopy and Photo Voltaic panels mounted on roof of canopy with LED
downlighting to achieve 300 lux per bay. Cycle storage is also proposed, adjacent to the
restaurant's main entrance. The existing access and egress arrangements are to be retained
but will undergo relevant improvement works. The site will also operate on a one-way system,
with access from the north and egress to the south. The development would include the loss of
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No.3 trees to the site's western corner fronting Durham Road, however further landscaping is
proposed to mitigate this.

The DAS states that the proposed development would result in the creation of 50 jobs split
between part- and full-time roles.

The site is situated within the ward of St. Michaels, within a legacy coal mining area identified as
low-risk and a strategic network area, and within the smoke control area of Sunderland.

The following information has been submitted in support of the application:

Planning, Design and Access Statement
Arboricultural Impact Assessment

Drainage Strategy Report

Environmental Monitoring Report Letter from GEO2
Phase 1 Land Contamination Assessment

Phase 2 Site Investigation

Sequential Test

Noise Assessment

Odour Risk Assessment

Statement Addressing Policy VC4

Transport Statement

Response to LHA Consultation Comments

Car Park Management Plan

Service and Delivery Management Plan

Geo2 Remediation Limited. Email correspondence in response to CLO comments

TYPE OF PUBLICITY:

Site Notice Posted
Neighbour Notifications

CONSULTEES:

Environmental Health
Environment Agency

Watermans - Land Contamination
Network Management

Natural Heritage

Clir Lyall Reed

Clir Michael Dixon

Cllr Peter Wood

Network Management
Environmental Health
Watermans - Land Contamination
Environmental Health

Public Health Health Impact Assessment
Watermans - Land Contamination
Network Management
Northumbrian Water

City Arboricultural Officer
Planning Policy
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Northumbria Police
Public Health Health Impact Assessment

11 Frinton Park Sunderland SR3 1DN

10 Frinton Park Sunderland SR3 1DN

14 Frinton Park Sunderland SR3 1DN

12 Frinton Park Sunderland SR3 1DN

Pronto Pizza And Grill 10 Silksworth Lane Sunderland SR3 1LL

Wantabet Rear The Barnes Hotel Queen Alexandra Road Sunderland SR2 7RB
Karen Lewis 8 Silksworth Lane Sunderland SR3 1LL

Saints Hairdressing 2 Silksworth Lane Sunderland SR3 1LL

Hong Kong Wok Silksworth Lane Shopping Centre 12 Silksworth Lane Sunderland SR3 1LL
25 Dunelm Sunderland SR2 7QT

Indian Style 4 Silksworth Lane Sunderland SR3 1LL

Arnold Forster Jun 28 Dunelm Sunderland SR2 7QT

237 Queen Alexandra Road Sunderland SR3 1XD

26 Dunelm Sunderland SR2 7QT

Flat Barnes Hotel Durham Road Sunderland SR2 7RB

241 Queen Alexandra Road Sunderland SR3 1XD

Oxhiu Motors Ltd Barnes Service Station Durham Road Sunderland SR2 7RB
TRG Car Sales Limited Barnes Roundabout Queen Alexandra Road Sunderland SR3 1XD
The Occupier 2 Humbledon Park Sunderland SR3 4AA

Studio Fiore 3 Humbledon Park Sunderland SR3 4AA

Downeys 6 Silksworth Lane Sunderland SR3 1LL

27 Dunelm Sunderland SR2 7QT

235 Queen Alexandra Road Sunderland SR3 1XD

239 Queen Alexandra Road Sunderland SR3 1XD

The Licensee Barnes Hotel Durham Road Sunderland SR2 7RB

Martin Telfer Carpets 1 Humbledon Park Sunderland SR3 1XD

Final Date for Receipt of Representations: 16.08.2022

REPRESENTATIONS:

45 representations and 1 petition have been received raising an objection to the proposed
development raising concerns on the following

Concern/lssue

Amenity Visual

Loss of privacy

Noise

Odour

House value depreciation

Litter

Air Quality

Design Over development

Highways Safety = Access
Increase in traffic

Health and Wellbeing Obesity
Health impact

Air Quality
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Heritage Loss of heritage

The above issues other than that of house value is discussed and addressed further within this
report. House value is not a material consideration in planning and is therefore not discussed
within the report.

Consultation Responses
Northumbria Police No objection

Planning Policy Objection - would operate as a fast-food outlet according to the supporting
Planning Statement. The proposal would not be in accordance with CSDP Policy VC4 due to
the proximity of schools within 400 metres. In this case, Richard Avenue Primary School,
Barbara Priestman Academy and St Marys Primary School are all within 400 metres.

Environmental Health No objection subject to recommended planning conditions relating to
the following;

- Extract ventilation and odour abatement

- Noise from fixed external plant

- Construction Environmental Management Plan
- Deliveries and waste management

And an informative regarding an Environmental Permit.

Transportation Development No objection subject to recommended planning condition
relating to the management of the car park.

The additional transport response from the applicant has been reviewed. Following a meeting
with the applicant it was recommended that a Car Park Management Plan be provided to assist
with management and use of the car park.

The highway authority objections to the proposal have now been satisfactorily resolved.

Ecology No objection subject to recommended planning condition pertaining to nesting
birds.

With regards to BNG, | am of the opinion this it is disproportional to requires this for a scheme of
this scale affecting habitats of this nature.

Land Contamination No objection subject to recommended planning conditions - updated
16.08.2022

It is recommended that consultation is held with the SCC petroleum officer and ground gas
monitoring is undertaken to facilitate an assessment of ground gas risk. As recommended by
Geo2, the gas monitoring should be undertaken in conjunction with additional groundwater
monitoring to assess the presence or absence of LNAPL. The outcomes of these assessments
should be reported, along with any implications for the assessments and recommendations
made to date in the Phase Il Environmental Assessment.

Further investigations are considered to be necessary to delineate previously recorded
contamination in SB5, although it is recognised that this may not be possible whilst the site
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remains operational. Proposals for further investigation at the redevelopment stage should
therefore form part of a site Remediation Strategy document.

It is recommended that Planning Conditions CLO1, CL02, CLO3 and CL04 are included in the
Decision Notice.

Public Health Objection

Barnes had a year 6 had a child obesity level of 26.8% (3 years to 19/20) and for reception
9.7% (3 years to 19/20).

St Michaels: 17.6% (yr. 6) and 6% (reception)

It will be autumn before fresh figures are released as sufficient collections were unable to
happen during covid.

According to National Child Measurement Programme, England 2020/21 School Year - NHS
Digital 20.3% of Reception children living in the most deprived areas were obese compared to
7.8% of those living in the least deprived areas. 33.8% of Year 6 children living in the most
deprived areas were obese compared to 14.3% of those living in the least deprived areas.’

Obesity rates in both reception-aged and year 6 schoolchildren increased by around 4.5
percentage points between 2019-20 and 2020-21 - the highest annual rise since the National
Child Measurement Programme began.

In regard to adults living with overweight and obesity we know this is 69.1% in Sunderland
compared to the England average of 63.5%. Sunderland City Council signed the Local Authority
Declaration on Healthy Weight in February 2022. The 'Healthy Weight Declaration' (HWD) is a
strategic commitment made across all council departments to reduce unhealthy weight in local
communities, protect the health & wellbeing of staff and residents and to make an economic
impact on health and social and the local economy. A commitment with the HWD is as follows;

e Consider supplementary guidance for hot food takeaways, specifically in areas around
schools, parks and where access to healthier alternatives are limited.

Environment Agency No objection subject to recommended informatives.

POLICIES:
In the Unitary Development Plan the site is subject to the following policies;
Core Strategy and Development Plan (CSDP)

SP1 Development strategy

SP5 South Sunderland

SP7 Healthy and safe communities

HS1 Quality of life and amenity

HS2 Noise-sensitive development

HS3 Contaminated land

EG1 Primary employment areas

EG2 Key employment areas

EG3 Other employment sites

VC1 Main town centre uses and retail hierarchy
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VC4 Hot food takeaways

BH2 Sustainable design and construction
NE2 Biodiversity and geodiversity

NE3 Woodlands/hedgerows and trees
NE9 Landscape character

ST2 Local Road network

ST3 Development and transport

Allocations and Designations Plan (ADP)
Allocations and Designations Policies Map

National Planning Policy Framework (NPPF)
National Planning Policy Guidance (NPPG)

COMMENTS:

The NPPF advocates a presumption in favour of sustainable development. For decision-taking
this means NPPF 11(c) approving development proposals that accord with an up-to-date
development plan without delay. The presumption in favour of sustainable development does
not change the statutory status of the development plan as the starting point for decision-
making.

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires planning
applications to be determined in accordance with the Development Plan unless material
considerations indicate otherwise; meaning amongst other things any other supplementary/
supporting planning documents and the government's guidance as set out in the NPPF.

Sunderland Core Strategy and Development Plan 2015-2023 (CSDP) was formally adopted on
the 30th of January 2020.The CSDP is the starting point for the determination of planning
applications. It sets a clear strategy for bringing land forward to address objectively assessed
needs in line with the presumption in favour of sustainable development.

The main issues to be considered in determining this application are: -

Principle of the development.

Design and impact on the street scene
Impact on neighbouring amenity
Contamination

Highway and pedestrian safety
Ecological and landscape impact
Other matters

Principle of development

The NPPF at paragraph 7 states that the purpose of the planning system is to contribute to the
achievement of sustainable development. At a very high level, the objective of sustainable
development can be summarised as meeting the needs of the present without compromising
the ability of future generations to meet their own needs. NPPF paragraph 8 sets out the
principles for achieving sustainable development and has three overarching objectives (a)
economic - to help build a strong, responsive, and competitive economy, (b) social - to support
strong, vibrant, and healthy communities and (c) environmental - to protect and enhance our
natural, built, and historic environment.
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CSDP VC1 sets out the hierarchy for town centre and retail and identifies the main focus for
development within the City Centre, Town Centres, Local Centres as detailed on the Policies
Map. However, whilst not identified within the retail hierarchy, neighbourhood shops, services
and community facilities located outside of the designated centres provide a valuable service
to local communities in helping to meet their day-to-day needs. It is therefore necessary for
these to be protected in order to promote sustainable patterns of development.

The application site is not identified as a desighated centre under CSDP Policy VC1 and a main
focus for development. CSDP Policy VC1(6) states that "development outside of existing
centres will be expected to follow the sequential assessment approach”. A sequential Test has
been submitted in support of this application.

The NPPF paragraph 87 requires Local Planning Authorities apply a sequential test to planning
applications for main town centre uses which are neither in an existing centre nor in accordance
with an up-to-date plan. Main town centre uses should be located in town centres, then in edge
of centre locations; and only if suitable sites are not available (or expected to become available
within a reasonable period) should out of centre sites be considered.

The NPPF at paragraph 88 states that when considering edge of centre and out of centre
proposals, preference should be given to accessible sites which are well connected to the town
centre. Applicants and local planning authorities should demonstrate flexibility on issues such
as format and scale, so that opportunities to utilise suitable town centre or edge of centre sites
are fully explored. Paragraph 91 states that where an application fails to satisfy the sequential
test or is likely to have significant adverse impact on one or more of the considerations in
paragraph 90, it should be refused.

CSDP Policy SP1 sets out the spatial strategy for growth and sustainable patterns of
development, growth, and investment in Sunderland whilst CSDP Policy SP4 focuses on the
regeneration and renewal of North Sunderland with economic development focussing on
identified Employment Areas (Policies EG1 and EG2). CSDP Policy EG3 promotes (1) new
employment uses or extensions to existing employment uses and (2) the change of use or
redevelopment of land or premises that are presently in employment uses if there are
regeneration benefits or there is no reasonable prospect of the land being used for employment
uses, and the development is considered to be acceptable.

The proposed development would provide additional employment opportunities within the
community. Whilst it is acknowledged that the development would provide further employment
opportunities within the site, the proposed site is already operating as a garage and is
considered a viable business option, this is evident from the submission of planning application
reference number 18/00794/FUL, which sought consent for a replacement petrol station with a
larger retail element. The DAS refers to the lapsed application stating that "this application has
however not been implemented and due to the passage of time, has now expired" but it does
not put forward an argument that this use of the site is no longer viable.

The site is not allocated for any specific land use by the CSDP or the ADP or the Allocations
and Designations Policy Map and is not detailed as a key employment area under Polices EG1
and EG2.

Whilst it is acknowledged that planning permission was granted under application reference
number 18/00794/FUL for the demolition of petrol filling station and redevelopment of the site
for a new petrol filling station with associated convenience store, which was larger than that
which is currently in situ, this consent retained the existing land use. The permission was
granted prior to the adoption of the CSDP and has now expired.
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Whilst it is acknowledged that the development would result in an increase in employment
opportunities the site is not detailed as a key employment area, The site currently operates as a
viable business option which currently employs 13 staff within various full-time and part-time
roles. Whilst it is acknowledged that the proposal would increase the number of employment
opportunities within the locality the site as mentioned previously is not detailed as a key
employment area under Polices EG1 and EG2 and as such the assessment of the proposal
must engage CSDP Policy EG3 which sets out the principles for development in respect of
other employment sites.

CSDP Policy EG3 states that for non-designated employment sites, development will be
supported for:

1. new employment uses or extensions to existing employment uses; and

2. the change of use or redevelopment of land or premises that are presently in employment
uses if there are regeneration benefits or there is no reasonable prospect of the land being used
for employment uses, and the development is considered to be acceptable.

From September 2020 the Town and Country Planning (Use Classes) Order 1987 (as
amended) underwent significant reforms with the amalgamation of many use classes with Use
Class A3 ( Restaurants and cafés) becoming Class E (Commercial, business and service) and
A5 Hot food takeaways becoming Sui Generis. The details that the site would be a drive
through restaurant with the emphasis being on that of purchasing food for consumption off the
premises and as such is considered to be Sui Generis.

Public Health England 2020 advocates the use of planning system to promote healthy weight
environments and have produced guidance which focuses on n the healthier food and active
environments. The Town and Country Planning Association (TCPA) and PHE have set out 6
elements to help achieve healthy weight environments through planning in the 2014 publication
'Planning Healthy Weight Environments' (7). These are:

e movement and access - promoting active travel and physical activity

e Open spaces, recreation, and play - providing informal and formal spaces and spaces
necessary for leisure, recreation, and play

food - improving the food environment for both consumption and production of
healthier food options

neighbourhood spaces - improving public realm and provision of community facilities
to run local programmes such as for weight reduction

building design - improving the internal design and quality of homes and building to
promote living healthier lifestyles

local economy - supporting people into local employment in accessible and healthy
town centres or high streets

Obesity and overweight affects 75% of men and 69% of women in the over 75 age group, this
has implications for the levels of help and care a person may require as they age, particularly in
relation to maintaining independence. There is increasing concern regarding the potential
impacts of hot food takeaways on the health of the city's residents. There are already high
concentrations of hot food takeaways in certain parts of the city, with 17 of the 25 wards within
the city having a higher proportion of outlets per head of population than the national average.
In addition, childhood obesity rates within many of the city's wards are significantly higher than
both the national and regional averages.

CSDP Policy SP7 relates to safe and healthy communities and at Criterion 5 seeks to manage
the location/number of and access to unhealthy eating outlets (Policy VC4). CSDP Policy VC4
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sets out the criteria to limit and control the number of hot food takeaways, and at Criterion 2
states that;

"To promote healthier communities, the council will:

I. prevent the development of hot food takeaways (Use Class A5) within a 400m radius of entry
points to all primary and secondary schools; and

Iii. prevent the development of hot food takeaways in wards where the prevalence of obesity is
more than 21% for year 6 pupils or 10% for reception pupils.”

The DAS details that the proposal is for a drive through restaurant with the supporting Planning
Statement at paragraph 6.1.13 indicating that the proposal would operate as a Fast Food
Outlet and as such CSDP Policy VC4 is pertinent. The DAS also states at 6.1.16 that the
proposal will sit adjacent to a parade of existing shops which already offer hot food takeaways
and therefore, it is not considered the proposal would make the situation materially worse, that
the takeaway element is primarily targeted at passing traffic and that whilst the building will
house a fast-food chain, most fast-food companies have adapted in recent years to now offer
healthier choices.

Additional information has been provided by the applicant in respect of CSDP Policy VC4
stating that " the business will be a restaurant with takeaway provision included which is Sui
Generis, not A5". The applicant further states that "whilst the site is currently planned to be a
KFC, there is no guarantee that this will be the end user" and that "the reality is that the site
could be home to KFC or Leon, both of which sell different types of food, though the former is
increasingly selling more healthier and vegetarian options, in line with market demands". No
Health Assessment Impact has been submitted in support of the application. The applicant also
detailed successful Appeals these dated the current NPPF; whilst these are acknowledged the
circumstances of the cited appeals differ from the application to hand. Furthermore, every
application is assessed on its own merit and this assessment is based on the information to
hand in conjunction with local and national planning policies.

It is acknowledged that the proposed development would be considered Sui Generis as defined
by The Town and Country Planning (Use Classes) Order 1987 (as amended) and as such
CSDP Policy VC4 remains an important consideration in the assessment of this proposal. Whilst
it is also acknowledged that in recent years many fast-food chains have sought to provide
healthier food options.

CSDP Policy VC4 criterion 2 seeks to resist development where (i) the site is within a 400m
radius of entry points to all primary and secondary schools and (ii) prevent the development of
hot food takeaways in wards where the prevalence of obesity is more than 21% for year 6
pupils or 10% for reception pupils. Richard Avenue Primary School is the nearest school and is
within 400m. In addition, Barbara Priestman Academy and St Marys Primary School are also
within 400m.

According to the latest data on obesity rates within St Michaels ward (as set out within the
National Child Measuring Programme), the Year 6 childhood obesity figure stood at 17.6
percent and the Reception Year figure stood at 6 percent. The site borders on to Barnes ward
where year 6 had a child obesity level of 26.8% (3 years to 19/20) and for reception 9.7% (3
years to 19/20.

The Public Health Team has been consulted as part of this application process and have

identified that the latest statistics on NHS Digital show obesity rates in both reception-aged and
year 6 schoolchildren have increased by around 4.5 percentage points between 2019-20 and
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2020-21 - the highest annual rise since the National Child Measurement Programme began and
as such it is predicted that there will be an increase in levels of children living with obesity when
the latest ward data is published in Autumn 2022.

The PH team provided some general advice on obesity levels stating that according to the
National Child Measurement Programme, England 2020/2021 School Year identified that
20.3% of Reception children living in the most deprived areas were obese compared to 7.8% of
those living in the least deprived areas and 33.8% of Year 6 children living in the most deprived
areas were obese compared to 14.3% of those living in the least deprived areas. The PH team
further added that adults living with overweight, and obesity is 69.1% in Sunderland compared
to the England average of 63.5%. This has led to Sunderland City Council signing the Local
Authority Declaration on Healthy Weight in February 2022. The 'Healthy Weight Declaration’
(HWD) is a strategic commitment made across all council departments to reduce unhealthy
weight in local communities, protect the health & wellbeing of staff and residents and to make
an economic impact on health and social and the local economy and to commit to consider the
introduction of supplementary guidance for hot food takeaways, specifically in areas around
schools, parks and where access to healthier alternatives are limited.

The applicant states in the DAS that, that the takeaway element is primarily targeted at passing
traffic and therefore consideration should be given to the health and wellbeing of residents
outside the locality. Whilst localised data is not provided for adults, the obesity rates within
Sunderland as a whole is much higher than the national average hence the Council's
commitment to the HWD. Taking into consideration, the information provided by the PH team, it
is considered that on the balance of probability the obesity levels for both Reception and Year 6
pupils is likely to exceed the 2019/20 figures. It is considered that the introduction of a fast-food
outlet within this location, where there is already a large concentration of fast-food takeaways,
would only compound the issue and potentially lead to higher rates of obesity. Whilst it is
possible the intended operator's menu might well be heathier as put forward by the applicant,
the application before me relates to KFC, no information has been presented to indicate that the
food sold by KFC is entirely healthy and as such it is officer opinion that the proposal would
increase the access of the residents of St. Michaels and Barnes wards and the wider locality to
unhealthy food.

As stated earlier the site is not identified as a key employment area under Polices EG1 and

EG2 and as such the assessment of the proposal must engage CSDP Policy EG3.The
proposed development when assessed against the policy criteria would offer a new employment
use however the redevelopment of the land would not offer a regeneration benefit as the site is
currently a functioning business. The site currently offers an employment use and there is no
information before me to suggest that, should planning permission not be granted for the current
scheme, the site usage in its current format would not remain. In addition, the site is within
400m of both primary and secondary schools and as such does not accord with CSDP Policy
VC4 and as such the proposal does not accord with CSDP EG3.

The application seeks planning permission for the demolition and decommissioning of and
existing petrol filling station and the construction of a drive through restaurant and associated
works. Whilst it is acknowledged that the proposal would have some benefits in respect of
increase employment opportunities, proposal would not meet CSDP EG3(2), CSDP Policy
SP7(5) and CSDP Policy VC4(2i) and would conflict with Paragraphs, 7, 8 and 91 of the NPPF
as such is not considered to be an acceptable form of development.
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Design and impact on the street scene

The NPPF at Chapter 12 places an emphasis on achieving well designed places stating at
paragraph 126 that "the creation of high quality, beautiful and sustainable buildings and places
is fundamental to what the planning and development process should achieve. 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.

NPPF paragraph 130 advocates that planning policies and decisions should ensure that
developments;

(@  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;

(c) c) 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 users49; and where crime and
disorder, and the fear of crime, do not undermine the quality of life or community cohesion and
resilience.

Whilst at paragraph 134 states that development that is not well designed should be refused,
especially where it fails to reflect local design policies and government guidance on design.

CSDP Policy BH1 seeks to protect and enhance the built and historic environment and sets out
the design criteria for new development with an emphasis on achieving high quality design and
positive improvement with CSDP Policy BH2 seeking to ensure that developments where
possible incorporate sustainable design and construction methods.

The proposed development would be single storey and modern in design with its use of
insulated wall panels, vertical planks, glazing panels and powder-coated aluminium. The
proposed building would be located to the south-western corner of the site with vehicle parking
located to the eastern and south-eastern boundary of the site with additional landscaping
proposed to the perimeter of the site. The application also proposes the construction of three
EV canopies which would be situated to the northwest of the site.

In this instance, the local area is characterised by predominantly brick-built dwellings, and
commercial units. The current proposal does not accord with the predominant built form of the
area, nor does it use materials which are characteristic of locality. It is accepted that the site is
an existing commercial operation and clearly appears as such, particularly in respect of its most
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prominent feature, the canopy over the fuel pumps which would be removed as part of this
development, with this in mind, the proposed contemporary design is considered to be
acceptable within the commercial context of the site.

Impact on neighbouring amenity

The closest neighbouring residential properties to the proposed development are the residential
properties of No.'s 235-241 Queen Alexandra Road and the commercial premises of Martin
Telfer Carpets and Hi Performance Auto-centres which are located to the east of the application
site; the residential properties of No.'s 25-28 Durham Road which are located to the north and
the commercial premises of Toby Carvery which is located to the east and Hong Kong Wok,
Pizza Coop, Downey's Fish and Chip Shop, Delhi Emperor and Saints Hairdressing which are
located to the south-east of the application site.

Given the existing site use, the separation distance to housing and the character of the
immediate area around the Barnes gyratory it is not anticipated that noise from vehicles on site
will have a significant adverse impact. However, the proposed development would replace an
existing commercial/retail unit, the proposed development would involve the installation of
external air conditioning or refrigeration plant/equipment and would require extract ventilation
systems to be installed which would increase noise and odour levels within the site. There is
also the potential for increased noise and vibration, dust, and other air pollutants arising from
site works, site lighting and working times.

A Noise Assessment and Odour Assessment has been submitted in support of the application.

The Environmental Health Team (EH) has been consulted and have has raised no objection
subject to the imposition of recommended pre-commencement planning conditions pertaining to
noise, odour, and the site management during the construction phase of the development and
an informative is regard to the need for an Environmental Permit. The EH team also advised
that deliveries and waste collections should not take place outside the hours of 07:00 to 22:00, it
is considered this can be achieved though the imposition of a planning condition. It is
considered that with the imposition and adherence of the recommended planning conditions
and informative, the proposal would not have a detrimental impact on the amenity of local
residents and businesses within the locality and as such accords with local and national
planning policy in this respect.

Contamination

NPPF paragraph 183 advocates that planning policies and decisions should ensure that;

a) a site is suitable for its proposed use taking account of ground conditions and any risks
arising from land instability and contamination. This includes risks arising from natural hazards
or former activities such as mining, and any proposals for mitigation including land remediation

(as well as potential impacts on the natural environment arising from that remediation);

b) after remediation, as a minimum, land should not be capable of being determined as
contaminated land under Part IIA of the Environmental Protection Act 1990; and

c) adequate site investigation information, prepared by a competent person, is available to
inform these assessments

CSDP Policies HS1 and HS3 relate to contamination and are relevant in the assessment of this
application.
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The application proposes the demolition of existing petrol station and construction of a drive
through restaurant and associated works. Works would involve the decommissioning and
demolition of the existing petrol station and as such there is the potential for contamination
within the site. An Environmental Monitoring Report Letter from GEO2, Phase 1 Land
Contamination Assessment and Phase 2 Site Investigation Report have been submitted in
support of the application

The Environment Agency (EA) and the Land Contamination Officer (LCO) have been consulted
in regard to this application. The LCO has previously objected to the proposed development and
further information was requested. An email response to the LCO concerns was provided by
Geo2 Remediation Limited and upon review the LCO removed their objection and considered
that any contamination issues could be met through the imposition of recommended planning
conditions and informatives. The EA raised no objection to the proposed development subject to
the imposition of recommended informatives.

Taking the above into deliberation, subject to the imposition and adherence to recommended
planning conditions and informatives, the proposal is considered in accordance with local and
national planning policy

Highway and pedestrian safety

The NPPF promotes sustainable transport and advocates those opportunities to promote
walking, cycling and public transport use are identified and pursued with paragraph 105
advocating the development should be focused on locations which are or can be made
sustainable, through limiting the need to travel and offering a genuine choice of transport
modes. The NPPF paragraph 110 seeks to ensure that opportunities to promote sustainable
transport has been considered and that safe and suitable access to the site can be achieved for
all users.

In regard to highways and pedestrian safety CSDP Policies ST2 and ST3 are relevant.

The existing access and egress arrangements are to be retained but will undergo relevant
improvement works. The site will also operate on a one-way system, with access from the north
and egress to the south. The existing vehicular access arrangements which currently serve

the site will therefore be generally retained with formal one-way operation introduced

to serve the proposed drive-thru unit. In respect of parking provision internal layout of the site
has been designed to provide No.27 demarcated standard car parking bays as well as three
Electrical Vehicle (EV) charging bays and two mobility impaired parking bays adjacent to the
store entrance.

A number of representations have been received objecting to the proposed development citing
concerns in regard to highway safety through increased traffic and access to the site.

Following concerns raised by the Transportation Development Team in regard to queuing traffic
during periods of high demand potentially queuing onto Barnes Gyratory, further information
was provided by way of a Car Park and Management Plan (CPMP) and a Service and Delivery
Management Plan (SDMP) to demonstrate how traffic would be managed within the site to
mitigate this.

The CPMP states that "given the sensitive nature of the highway network in the vicinity of the
site it has been considered that on-site parking should be provided to ensure that no users of
the site park on the adjacent gyratory". The CPMP also proposes the following actions in order
to provide efficient access and parking operations for the drive-thru unit:

Page 62 of 170



¢ Internal demarcated parking space to be provided for 30 vehicles (including EV

e charging provision);

¢ Allocation of five of the proposed car parking spaces for use by customer delivery
vehicles (e.g., Just Eat, Deliveroo etc.) in proximity to the site egress to Queen Alexandra
Road, along with appropriate signage implemented; and

e Staff trained with one duty member of staff for each shift responsible to monitor drive-thru
activity and to cone off the drive-thru lane entry in the unlikely instance that maximum
acceptable queue length is reached or exceeded (ten cars), at which point, drivers will be
required to park enter the building to order.

A SDMP sets out how the site is to manage servicing/delivery and refuse collection operations
within the site.

The Transportation Development Team have considered the additional information submitted
and this was considered sufficient to overcome their concerns subject to a recommended
planning condition to ensure the car park is managed during hours of use. With the imposition
and adherence to recommended planning conditions, the proposal is considered acceptable in
regard to highway and pedestrian safety and in accordance with local and national planning
policy in this respect.

Ecological and landscape impact

The NPPF at Chapter 15 states that planning policies and decisions should contribute to and
enhance the natural and local environment and seeks to protect and enhance biodiversity and
geodiversity.

In regard to the ecological and landscape impact CSDP Policies NE1, NE2, NE3, NE4 and the
UDP saved policies CN20, CN21, CN23 are relevant.

The application proposes the removal of a number of trees to the site's western corner fronting
Durham Road. An Arboricultural Impact Assessment has been submitted in support of this
application. The application proposes additional landscaping which includes new hedging and
tree planting and shrubbery along the perimeter of the site.

The County Ecologist has ben consulted and has raised no objection stating that "given the
nature and location of the site and the structures and habitats it supports; the only potential f
significant ecological harm arises due to potential impacts to nesting birds where works
vegetation clearance works are to be undertaken during the breeding season. This can be
controlled through the use of an appropriate planning condition" and " in regard to BNG, | am of
the opinion this it is disproportional to requires this for a scheme of this scale affecting habitats
of this nature".

Subject to the imposition and adherence of the recommended planning condition pertaining to
nesting birds, the proposal is considered to accord with local and national planning policy in this
respect.

EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment

has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
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application/proposal due regard has been given to the following relevant protected
characteristics:

age;

disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O O0OO0OO0OO0OO0OO0o0OOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating
some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

Conclusion

Whilst the proposal would increase potential employment opportunities within the locality it is
not within an identified as a key employment area. The proposed development would represent
inappropriate development given that it would lead to increased access to an unhealthy eating
outlet. The site is within a 400m radius of entry points to local schools and would not meet
CSDP EG3(2), CSDP Policy SP7(5) and CSDP Policy VC4(2i) and would conflict with
Paragraphs, 7, 8 and 91 of the NPPF as such is not considered to be an acceptable form of
development.
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RECOMMENDATION: REFUSE subject to the reason below:
Reason:

1 The proposed development would represent inappropriate development given that it
would lead to increased access to an unhealthy eating outlet. The site is within a 400m radius of
entry points to local schools and would not meet CSDP EG3(2), CSDP Policy SP7(5) and CSDP
Policy VC4(2i) and would conflict with Paragraphs, 7, 8 and 91 of the NPPF as such is not
considered to be an acceptable form of development. The mitigating factors put forward by the
applicant are not sufficient to outweigh the harm identified above.
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3. South Sunderland

Reference No.: 22/00796/LP3 Local Authority (Reg 3)

Proposal: Extension of existing rock armour along front of Stonehill
Wall coastal defence.

Location: New South Pier Hudson Dock North SideBarrack Street SunderlandSR1
2BU

Ward: Hendon

Applicant: Sunderland City Council

Date Valid: 8 June 2022

Target Date: 3 August 2022

PROPOSAL:

Full planning permission is sought for the extension of the existing rock armour along the front
of the Stonehill Wall coastal defence at the New South Pier, Port of Sunderland.

The Stonehill Wall is a coastal defence structure that protects businesses and infrastructure
within the Port of Sunderland. It stands above the foreshore to the south of the South Pier and
to the east of Hudson Dock and forms an integral part of the sea defence frontage that protects
the Port.

The Wall was constructed in c. 1900 as part of the development of the new South Pier and it
extends for approximately 240 metres and has an average height of approximately 4.6 metres.
It is a reinforced concrete, granite-faced gravity retaining structure founded off bedrock. To the
seaward side of the Wall's southern end, additional defence is provided by a granite rock
revetment.

Members may recall that at the Planning and Highways (East) Committee meeting held on 3rd
July 2020, planning permission was granted for major maintenance and repairs to the Stonehill
Wall (planning application ref. 20/00676/LP3).

The current proposal seeks to further improve the coastal defences by extending the rock
revetment northwards along the front of the Stonehill Wall and South Pier. The revetment
extends approximately 16-17 metres out from the front of the Wall, into the tidal foreshore, and
comprises two ramped layers of large granite blocks weighing 1-3 tons at the base and 6-15
tons in the top layer. The top layer will sit 5m below the top of the Wall. The rocks are to be
placed on the foreshore/seabed and no excavation is required.

The revetment extension ends at the end of the curve at the southern end of the Pier and
covers an area of approximately 3305 square metres.

The application has been accompanied by a Desktop Study Report, a Habitats Regulations
Assessment (HRA) report and a Flood Risk Statement.

The Stonehill Wall and wider Port are owned by the City Council and the application has been
submitted by the Council's Flood and Coastal team.
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TYPE OF PUBLICITY:

Press Notice Advertised
Site Notice Posted

CONSULTEES:

Natural England

Marine Management Organisation
Environment Agency

Planning Implementation

ClIr Michael Mordey

ClIr Ciaran Morrissey

Natural Heritage

Port Manager

Planning And Highways East
Network Management

Tyne And Wear Archaeology Officer
Environmental Health

Watermans - Land Contamination
Flood And Coastal Group Engineer
Cllr Lynda Scanlan

Final Date for Receipt of Representations: 05.08.2022

REPRESENTATIONS:
Public consultation - no representations received.

Natural England - no objection, subject to appropriate mitigation being secured. Natural England
consider that without appropriate mitigation, the proposals would have an adverse effect on the
integrity of the Northumbria Coast Special Protection Area (SPA) and Ramsar site - in order to
mitigate these adverse effects, the mitigation measures set out in the submitted HRA report
should be secured by planning conditions or obligations.

Environment Agency - no objections to the development. Advice is provided to the Local
Planning Authority/applicant in relation to pollution prevention, increasing biodiversity,
biosecurity, and the potential need for a flood risk activity permit and/or a Marine Management
Organisation license.

Marine Management Organisation (MMO) - no comments received; however, the MMO have
separately consulted the Council as Local Planning Authority on the applicant's application to
the MMO for a license under Part 4 of the Marine and Coastal Access Act 2009. Considerations
relevant to the MMQO's responsibilities in respect of effects on the marine and coastal
environment will be addressed through this licensing process.

Tyne and Wear County Archaeology officer - comments provide an overview of the Historic
Environment Records relevant to the site, noting the history of the South Pier (begun in 1893),
the presence of Second World War tank traps at the southern end of the development area,
shipwrecks close to the foreshore and historic mapping showing rail tracks within and close to
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the application boundary. An archaeological watching brief has also recently been undertaken
on land to the west of the site.

The County Archaeology officer advises that providing no intrusive groundworks and no major
alterations to the existing pier wall are required, archaeological intervention would not be
required.

Lead Local Flood Authority - initial comments noted that the site lies within Flood Zone 3 and so
a flood risk statement/assessment is required. This has been produced and it confirms that as
the works comprise coastal defence improvements, the works are water compatible works in
planning terms. The need for a full flood risk assessment is therefore not required and the
development will not cause additional flooding elsewhere.

The LLFA has confirmed that the submitted document is acceptable and there are no objections
in relation to flood risk and drainage.

Council's Highways team - no objections.

Council's Built Heritage officer - the South Pier is a non-designated heritage asset, but it is
apparent that the works will have no physical impact on the pier and minimal visual impact.

Council's Environmental Health officer - notes that the site is 390m from the nearest noise-
sensitive properties and so considers the proposal to be acceptable, subject to the imposition of
a condition requiring the approval of a Construction Environmental Management Plan (CEMP).
This should address matters relating to working hours, storage of materials and measures
designed to supress noise, dust and other potential forms of pollution and disturbance during
construction works.

Council's Land Contamination consultant - suggested that further information be submitted to
clarify the extent of the development area and provide better characterisation of the ground
affected by the proposed works. The applicant has confirmed, however, that the proposals will
not involve any intrusive groundworks as the blocks comprising the new section of revetment
are simply to be placed on the foreshore/seabed.

Council's Ecology officer - confirms that the Council adopts the submitted Habitats Regulations
Assessment report as its own Assessment. Notes that Natural England are satisfied with the
proposed mitigation measures set out within the report and it is concurred that the adoption of
these measures will ensure the development will not result in an adverse effect on the integrity
of the Northumbria Coast SPA (and Ramsar). A condition ensuring compliance with the
proposed mitigation measures is required in the event the application is approved.

COMMENTS:

CONSIDERATION

By virtue of section 38(6) of the Planning and Compulsory Purchase Act, 2004, the starting
point for consideration of any planning application is the saved policies of the development plan.
A planning application must be determined in accordance with the development plan unless
material considerations indicate otherwise.

In establishing the weight to be given to a development plan in the decision-making process,
regard must also be given to the National Planning Policy Framework (NPPF), which, as
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paragraph 2 therein makes clear, is a material consideration for the purposes of Section 38(6)
of the Act.

The NPPF provides the Government's planning policy guidance and development plans must
be produced, and planning applications determined, with regard to it. At paragraph 7, the NPPF
sets out that the purpose of the planning system is to contribute positively to the achievement of
'sustainable development' which is defined as 'meeting the needs of the present without
compromising the ability of future generations to meet their own needs'. Meanwhile, paragraph
8 states that in order to achieve sustainable development, the planning system has three
overarching objectives - an economic objective, a social objective and an environmental
objective - and these are to be delivered through the preparation and implementation of plans
and the applications of the policies within the NPPF.

Paragraph 11 of the NPPF sets out a presumption in favour of sustainable development and
states that in respect of decision-making, this means authorities should:

C) Approve applications that accord with an up to date development plan without delay; or
d) Where there are no relevant development plan policies, or the policies which are most
important for determining the application are out of date, granting permission unless:

) The application of policies in the NPPF that protect areas or assets of particular
importance provides a clear reason for refusing the development proposed; or

1)) Any adverse impacts of doing so would significantly and demonstrably outweigh the
benefits, when assessed against the policies in the NPPF taken as a whole.

With regard to paragraph 11 d) i) of the NPPF, footnote 6 states that the areas and assets of
particular importance referred to relate to habitats sites, Sites of Special Scientific Interest,
Green Belts, Local Green Space, Areas of Outstanding Natural Beauty, National Parks,
Heritage Coasts, irreplaceable habitats, designated heritage assets and areas at risk of flooding
or coastal change.

Paragraph 12 of the NPPF goes on to advise that the presumption in favour of sustainable
development set out by paragraph 11 does not change the statutory status of the development
plan as the starting point for decision making. Where a planning application conflicts with an up-
to-date development plan, permission should not normally be granted.

The Council's Core Strategy and Development Plan (CSDP) was adopted in January 2020 and
is considered to represent an up-to-date development plan for the purposes of the NPPF.
Members should note that the CSDP is therefore the 'starting point' for the consideration of the
current planning application.

The CSDP sets out the Council's long-term plan for development across the City until 2033 and
the policies therein serve to replace the majority of policies within the Council's Unitary
Development Plan (1998) and the UDP Alteration No. 2 (Central Sunderland), although some
UDP policies have been saved ahead of the future adoption of the Allocations and Designations
(A&D) Plan.

Policies SS5, HS1, HS2, HS3, BH1, BH8, BH9, NE2, WWE2, WWE3, WWE4, WWES5, ST2 and
ST3 of the CSDP are considered to be pertinent to the determination of this application.

With reference to the above national and local planning policy background and taking into
account the characteristics of the proposed development and the application site, it is
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considered that the main issues to examine in the determination of this application are as
follows:

Land use considerations;

The impact of the development in respect of ecology and biodiversity;

The impact of the development in respect of built heritage and archaeology;
The impact of the development in respect of flooding and drainage;

The impact of the development in respect of ground conditions;

Other considerations

ouhwnE

1. Land use considerations
Policy SS5 of the Council's Core Strategy and Development Plan (CSDP) states that the Port
will be reinvigorated through:

1. The provision of road and rail links suitable for heavy freight to link the Port to national
networks;

2. Preventing waterside developments that would negatively impact on operations;

3. Supporting the use of the River Wear as a freight corridor and serving waterfront
businesses;

4. Enabling development of Port-related uses within use classes B1, B2 and B8, including
offshore renewables and automotive supply chains; and

5. Requiring development which is located within Flood Zones 2 and 3 to meet the
sequential test and exceptions test, where necessary.

Policy SS5 of the CSDP builds on the broader objectives of policy SP5, which states that South
Sunderland will continue to grow and become a spatial priority for housing and economic
development by, amongst other measures, focusing economic growth in identified employment
areas and at the Port of Sunderland.

In itself, the development proposed by the application does not give rise to any land use
considerations given that the works essentially comprise the improvement of the established
sea defences. Nevertheless, it is considered that the proposals will support the objectives of the
Plan policies which promote the Port given that the defences are designed to afford improved
protection of the Port from coastal flooding events, thus assisting in maintaining its safe and
effective operation as a facility of significant economic and employment value to the City.

Regard is also given to paragraphs 170-173 of the NPPF, which require Local Planning
Authorities to be mindful of the impacts of coastal change and to carefully consider the
appropriateness of new development in areas at risk of physical changes to the coastline -
clearly, the proposal is designed to better protect the Port from coastal flooding events, which
may become more severe and frequent in the future, and so is not considered to conflict with
the objectives of this policy.

The proposed works are therefore considered to be entirely consistent with the objectives of
policy SS5's objectives and those of policy EC5A of UDP Alteration No. 2 and the NPPF.

2. Implications of development in respect of ecology and biodiversity

Section 15 of the NPPF sets out a general strategy for the conservation and enhancement of
the natural environment and at paragraph 180 it advises that planning permission should be
refused for development which has significant harm on biodiversity or will have an adverse
effect on a Site of Special Scientific Interest (SSSI). Paragraph 182 makes it clear that the
NPPF's presumption in favour of sustainable development does not apply where the plan or
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project is likely to have a significant effect on a habitats site (either alone or in combination with
other plans or projects), unless an appropriate assessment has concluded that the plan or
project will not adversely affect the integrity of the habitats site.

Locally, policy NE2 of the Council's adopted CSDP sets out measures for the protection,
creation, enhancement and management of biodiversity and geodiversity, whilst proposals
which would adversely affect European designated sites will only be permitted where the
Council is satisfied that any necessary mitigation is included such that there will be no
significant effects on the integrity of the sites and, with regard to SSSils, will have to
demonstrate that the reasons for the development clearly outweigh the nature conservation
value of the site.

Also relevant with regard to ecology in the United Kingdom are the terms of the EU Council
Directive 79/409/EEC on the Conservation of Wild Birds (the Birds Directive) and the EU
Council Directive 92/42/EEC on the conservation of natural habitats and wild flora and fauna
(the Habitats Directive). These are implemented in the UK through the Conservation
Regulations, which provide for the protection of areas of European importance for wildlife, in the
form of Special Areas of Conservation (SACs) designated under the Habitats Directive, and
Special Protection Areas (SPAs) designated under the Birds Directive. Collectively, these are
termed 'European’ sites, and overall network of European sites is termed Natura 2000. Itis an
offence under the legislation and regulations to carry out an act which may damage a qualifying
species or habitat for which the site is designated.

A Habitat Regulation Assessment (HRA) is the mechanism to be implemented to ensure the
above legislation is complied with and determines whether a plan or project would adversely
affect the integrity of any European site in terms of its conservation objectives. Where adverse
effects are identified alternative solutions should be identified and the plan or project modified to
avoid any adverse effects. The Local Planning Authority, as the Competent Authority, can adopt
the plan or approve the project only after having ascertained that it will not adversely affect the
integrity of a European Site.

The planning application has been accompanied by a Habitats Regulations Assessment (HRA)
Report, which is designed to inform an HRA Screening Assessment to be undertaken by the
Council. The initial Report was revised to address the consultation comments made by Natural
England (as set out in the 'Representations’ section of this report). The HRA Report assesses
the direct effects of the proposed development on the Northumbria Coast Special Protection
Area (SPA) and Northumbria Coast Ramsar Site, both approximately 2km to the north and
2.8km to the south of the application site, and the Durham Coast Special Area of Conservation
(SAC), located 3.4km to the north and 2.8km to the south of the application site. The
Northumbria Coast SPA and Ramsar site support important numbers of purple sandpiper,
turnstone and little tern, whilst the Durham Coast SPA is unique in the UK for its vegetated sea
cliffs on magnesian limestone exposures.

The submitted Report notes that the application site is entirely outside the European sites and
that no direct impacts in terms of habitat loss are anticipated. The site does, however, have a
potential functional link to the European sites given that turnstone and purple sandpiper have
been observed in the area. The Report identifies the following potential impacts arising from the
development, both during the construction and operational phases:

Air pollution

Water pollution

Noise disturbance during construction phase

Visual disturbance during construction phase (e.g. presence of workmen and equipment)

O O OO
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The Report concludes that there will be no direct Adverse Effect on Integrity (AEOI) on the SPA,
SAC and Ramsar sites given their distance from the proposed work area. Therefore, the
impacts from the proposed works will relate to qualifying/notable species which utilise
functionally-linked lands at the Port.

To this end, the Report concludes that providing existing features, such as buildings, bunds and
spoil heaps acting as noise and visual buffers to the coastal side of the Port, are retained during
the development, the works will not significantly impact birds either at the designated sites or
utilising the coast near to the site. There is, however, considered to be a likely minor impact at
the nearest primary roost location (New South Pier) without appropriate mitigation measures in
place. The Report provides a full suite of recommended mitigation measures, including the
following:

0 Works timed to fall outside main bird wintering period (November to March), with noisiest
works avoiding October and March;

0 Works carried out during daylight hours only;

0 Noisy vehicles and tools fitted with silencers and not to stand idle;

0 Measures put in place to minimise risk from fuel spillages, hazardous substances and
other pollutants, such as only handling such materials in designated areas;

0 Measures to supress dust and air pollution, e.g. using wheel washers, electric equipment

and vehicles, no burning on site;

As set out in the 'Representations' section of this report, Natural England have no objections to
the proposed development, subject to the Council as Local Planning Authority securing the
mitigation measures recommended by the applicant's HRA report.

The Council's own Ecology officer notes Natural England's view and has confirmed that the
Council adopts the applicant's HRA as its own. The mitigation measures set out in the HRA
report are considered appropriate and as a consequence, there are no objections to the
development proceeding, subject to a condition which secures the mitigation measures as
contained within Table 8 of the adopted HRA report.

There is consequently no objection to the undertaking of the proposed works from an ecology
perspective, subject to the conditions recommended by the Council's Ecologist in respect of the
timing of the works and the adherence to the mitigation measures recommended by the
submitted revised HRA Report. The proposals will therefore satisfactorily address the relevant
CSDP, UDP and NPPF policies as set out above.

3. Implications of development relative to archaeology and built heritage

Paragraphs 194 and 195 of the NPPF require Local Planning Authorities to consider the
significance of any heritage asset affected by a development proposal, with paragraph 206 then
stating that Local Planning Authorities should look for new development within the setting of
heritage assets to enhance or better reveal their significance; proposals that preserve those
elements of the setting which make a positive contribution to the asset should be treated
favourably.

With regard to archaeology, paragraph 205 of the NPPF states that Local Planning Authorities
should require developers to record and advance understanding of the significance of any
heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and
the impact, and to make this evidence (and any archive generated) publicly accessible.
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In the CSDP, policy BH8 states that development affecting heritage assets should recognise
and respond to their significance and demonstrate how they conserve and enhance their
significance and character of the asset(s), including any contribution made by its setting where
appropriate. Policy BH9 states that the Council will support the preservation, protection and,
where possible, the enhancement of the City's archaeological heritage by requiring applications
affecting archaeological remains to properly assess and evaluate impacts and, where
appropriate, secure the excavation, recording and analysis of remains and the production of a
publicly-accessible archive report.

As set out in the 'Representations’ section of this report, the Council's Built Heritage officer has
raised no concerns relative to the impact of the proposed development on the setting of the
nearest designated built heritage assets at the Port. Furthermore, whilst the South Pier and
Stonehill Wall are considered non-designated heritage assets given their age and role in the
development of the Port, the works will not be harmful to their significance.

In terms of archaeology, the County Archaeologist advises that no archaeological work is
required in this instance, on the basis that the proposed works are not intrusive and do not
require major alteration to the pier wall.

It is therefore considered that the proposed development does not conflict with the objectives of
the UDP, CSDP and NPPF policies identified above relevant to built heritage and archaeology
and the proposals are therefore considered to be acceptable in this regard.

4. Implications of development in respect of flooding/drainage

In relation to flooding, paragraph 159 of the NPPF states that inappropriate development in
areas at risk of flooding should be avoided by directing development away from areas at highest
risk, but where development is necessary, making it safe without increasing flood risk
elsewhere.

Policy WWE?2 of the CSDP sets out measures to reduce flood risk and ensure appropriate
coastal management, whilst policy WWE3 states that development must consider the effect on
flood risk, on-site and off-site, commensurate with its scale and impact.

The application site lies within Flood Zone 3a, being at high risk of tidal flooding and from ‘white
water' overtopping sea defences. The Government's National Planning Policy Guidance (NPPG)
online resource advises that 'flood control infrastructure’, which would include the Stonehill Wall
and rock revetment, is 'water compatible development' and is therefore appropriate within all
flood risk zones. Consequently, there is no requirement to undertake a sequential assessment
or exception test to direct the development to a site which is less prone to flooding. It is also
observed that there are no objections to the development from the Environment Agency or the
Lead Local Flood Authority (LLFA).

Given the above, it is clear that the proposed development is appropriate at this site and it does
not give rise to any conflict with national or local planning policies relating to flood risk and the
proposals are therefore acceptable in relation to this matter.

5. Implications of development in respect of land and groundwater contamination

Paragraph 174 of the NPPF states that planning decisions should contribute to and enhance the
natural and local environment by, amongst other measures, preventing new and existing
development from contributing to, being put at unacceptable risk from, or being adversely
affected by, unacceptable levels of soil, air, water or noise pollution or land instability.
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Paragraph 183 of the NPPF then states that planning decisions must ensure that development
sites are suitable for the new use, taking account of ground conditions and land instability,
including from former activities such as mining and pollution.

Meanwhile, policy HS3 of the CSDP states that where development is proposed on land where
there is reason to believe is contaminated or potentially at risk from migrating contaminants, the
Council will require the applicant to carry out adequate investigations to determine the nature of
ground conditions below and, if appropriate, adjoining the site. Where the degree of
contamination would allow development subject to preventative, remedial or precautionary
measures within the control of the applicant, planning permission will be granted subject to
conditions specifying the measures to be carried out.

Furthermore, policy WWE4 of the CSDP also require development to not adversely affect the
quality or availability of ground or surface water, including rivers and other water.

The application has been accompanied by a '‘Contamination Assessment Report', which has
been reviewed by the Council's Land Contamination consultant. Whilst the consultant has
highlighted areas of the report that can be improved, particularly clarification on the areas
examined and better characterisation of the ground affected by the proposed works, it has been
pointed out by the applicant that the proposed development does not include any intrusive
groundworks - there are no site excavations, and the new section of rock revetment will simply
be placed on the foreshore with the ground remaining undisturbed.

Given the particular nature of the proposed development and the lack of intrusive groundworks,
it is considered reasonable to allow the development to proceed subject to a condition which
requires the developer to take into account risks from ground conditions and potential
contamination during works. The condition also sets out a procedure for dealing with any
unexpected contamination encountered at the site.

Subject to such a condition, it is considered that the risks associated with ground conditions and
contamination form are satisfactorily addressed, in accordance with the requirements of the
NPPF and policies HS3 and WWE4 of the CSDP.

6. Other considerations

Policy BH1 of the Council's CSDP seeks to achieve high quality design and positive
improvement by, amongst other measures, ensuring development is of a scale, massing, layout,
appearance and setting which respects and enhances the qualities of nearby properties.
Paragraph 130 of the NPPF, meanwhile, states that planning decisions should ensure that
developments create places which, amongst other objectives, have a high standard of amenity
for existing and future users.

The scheme does not give rise to any amenity concerns given the nature and location of the
proposed development (i.e. repair, maintenance and improvement of established coastal
defences) and its remoteness from any residential properties (approximately 390m to the
nearest residential property).

Similarly, the proposals do not give rise to any highways considerations, as confirmed by the

Council's Highways team and so there is no conflict with the objectives of policies ST2 and ST3
of the CSDP and section 9 of the NPPF.
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EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;
disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O O0OO0OO0OO0OO0OO0o0OOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating
some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

CONCLUSION

For the reasons set out above, it is considered that the proposed development is acceptable in
land use terms given that the development is concerned with the improvement of the coastal
flooding infrastructure designed to protect the Port of Sunderland. In addition, and subject to the
imposition of the condition recommended by the Council's Ecologist and Natural England, it is

Page 75 of 170



considered that the proposals will not have a significant effect on the European-protected sites
and species which are proximate to the application site or the adjacent land which is functionally
linked to these sites. Furthermore, the proposals raise no concerns relative to the amenity of the
area, built heritage, archaeology, highway and pedestrian safety and ground conditions/land
contamination. The development is also compatible with a location which is at high risk of
flooding given that the works affect flood defences.

The proposed development is therefore considered to comply with the relevant Core Strategy
and NPPF policies as outlined in the report and it is consequently recommended that Members
Grant Consent for the development under Regulation 3 of the Town and Country Planning
(General Regulations) 1992 (as amended).

RECOMMENDATION: GRANT CONSENT under Regulation 3 of the Town and Country
Planning (General Regulations) 1992 (as amended), subject to the conditions below:

Conditions:

1 The development to which this permission relates must be begun not later than three
years beginning with the date on which permission is granted, as required by section 91 of the
Town and Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004 to ensure that the development is carried out within a
reasonable period of time.

2 The development hereby granted permission shall be carried out in full accordance with
the following approved plans and documents:

location plan (drawing no. 20/NC054/XXX, revision T1)
proposed site plan (drawing no. NC054/RV/002, revision T1)
proposed revetment cross section (drawing no. NC054/RV/003, revision T1)

In order to ensure that the completed development accords with the scheme approved and to
comply with policy BH1 of the adopted CSDP.

3 The development hereby approved must be undertaken in full accordance with the
mitigation recommendations and guidance set out by section 6.4 and Table 8 of the 'Report to
Inform Habitats Regulations Assessment, Stonehill Wall Repairs, Port of Sunderland,
Sunderland, June 2020, Final V2' (Durham Wildlife Services), in order to minimise disturbance
to wintering bird species and ensure the ecological implications of the development are
acceptable, in accordance with the objectives of the NPPF and policy NE2 of the Council's
CSDP.

4 If, during development, contamination not previously identified is found to be present at
the site then no further development (unless otherwise agreed in writing with the Local Planning
Authority) shall be carried out until a remediation strategy detailing how this contamination will
be dealt with has been submitted to, and approved in writing by, the Local Planning Authority.
The remediation strategy shall be implemented as approved.

Reason(s): to ensure that the development does not contribute to, and is not put at
unacceptable risk from or adversely affected by, unacceptable levels of water pollution from
previously unidentified contamination sources at the development site, in line with paragraph
170 of the National Planning Policy Framework and policy HS3 of the CSDP, and to prevent
deterioration of a water quality element to a lower status class.
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4. South Sunderland

Reference No.: 22/01169/FUL Full Application

Proposal: Creation of a soil storage mound. (Retrospective)
Location: Land At ChapelgarthWeymouth Road Sunderland

Ward: Doxford

Applicant: Siglion Developments LLP

Date Valid: 29 June 2022

Target Date: 28 September 2022

PROPOSAL:

The retrospective proposal is for the development of a soil storage mound, resulting from the
recently implemented construction of the landscaping and drainage infrastructure works
associated with the Sustainable Urban Drainage System (SuDS) and Joe's Paddock facilities at
the centre of the Chapelgarth residential development site approved under planning reference
20/01517/LR4.

The site lies to the south and west of Blakeney Woods and is a temporary holding area for spoil
removed after the above works were implemented.

Subject to pre-application discussions, it was considered that the storage of the material across
the site, would provide a more sustainable solution than removing the tonnage via HGV's across
the City. This approach however, would need planning consent as the original wider planning
approval for the site was supported by an Environmental Impact Assessment and the phase 2
infrastructure works site is outside where the stockpiles have been positioned. As an
enginnering process that alters the profile of the land due consideration was given to both the
scale of the proposal and the temporary nature of the development.

The application has come to Planning and Highways Committee as the redline area of the site
is 1.54ha.

The site currently comprises a construction site ahead of development of footpaths, drainage
basin, swale and landscaping including neutral grassland meadow areas, native woodland
planting, edge planting, amenity grass areas and native shrub planting.

The maximum soil storage mound height is a total of 3metres with a maximum stockpile volume
of 18,000 cubic metres.

The application has been supported by a planning statement and a series of plans.

Planning History.

05/03569/FUL - Erection of a freestanding single pouch box for holding mail.
16/00388/HY4 - Hybrid planning application - Outline planning application for up to 750no
residential units, public open space and internal road network along with up to 1000sgm of

ancillary commercial uses including Retail (A1), Financial and Professional Services (A2),
Restaurant and Cafes (A3), Offices (B1) Non Residential (D1) and Assembly and Leisure (D2),
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together with associated landscaping and car parking. All Matters apart from access to be
reserved in relation to the outline elements of the proposals. The development also seeks
detailed consent for a first phase of infrastructure which shall include the creation of a new
protected right turn junction into the site off, Weymouth Road, landscaping and creation of
attenuation ponds.

16/00862/SCR - Formal Request for a Screening Opinion under Regulation 5 of the Town and
Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 2011
for a site compound for Site Investigation work.

16/02356/LR4 - Reserved Matters for up to 160no residential units, public open space,
landscaping and internal road networks along with up to 720sgm of Local Equipped Area for
Play (LEAP) and 2.88ha of Suitable Alternative Natural Greenspace (SANG).

16/02360/SCR - Formal request for a Screening Opinion under Regulation 5 of the Town and
Country Planning (Environmental Impact Assessment) (England and Wales) Regulations 2011
for the development of 160 dwellings.

17/00309/ADV - Erection of 2no. V-board signs and 8no.flag poles.

17/00640/DDI - Discharge of condition 18 (Highway Improvements) attached to planning
application 16/00388/HY4.

17/00653/EDI - Discharge of condition 9 (Land contamination) attached to planning application
16/ 00388/HY4.

17/01226/EDI - Discharge of conditions 9, 10 and 11 (site investigation), 21 and 23
(archaeological framework), 30 and 32 (contaminated land) attached to planning approval
16/00388/HY4.

17/01227/DDI - Discharge of conditions 6 (tree protection), 9-11 (Site Investigation), 15
(construction management plan), 21 and 23 (Archeological Framework), 25 (construction
traffic), 30-32 (site investigation), 35 (construction management plan), 36 (noise and vibration),
41 (materials) and 42 (boundary treatment) attached to planning approval 16/00388/HY4.

17/01242/DDI - Discharge of condition 14 (Implementation of Infrastructure Works ) attached to
planning application 16/00388/HY4.

17/01443/SCR - Formal request for a Screening Opinion under Regulation 6 of the Town and
Country Planning (Environmental Impact Assessment) Regulations 2017 for the construction of
an Acoustic Bund.

17/02385/DIS - Discharge of condition 17 Stage 1 (Road Safety Audit) and condition 18
(Highway Improvements) attached to planning application 16/00388/HYA4.

18/00113/DIS - Discharge of condition 5 (Framework Travel Plan) attached to planning
application 16/00388/HY4.

18/00142/DIS - Discharge of condition 16 (hard and soft landscaping) attached to planning
application 16/00388/HY4.

18/01068/FUL - Erection of acoustic bund and associated landscaping.
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18/01412/DIS - Discharge of Condition 10 (Remediation Scheme) and Condition 14
(Implementation of Infrastructure Works) attached to planning application 16/00388/HY4.

18/01870/DIS - Discharge of Condition 27 (Disposal of Foul Water) attached to planning
application 16/00388/HY4.

18/01871/DIS - Discharge of Condition 8 (Drainage Design and Layout) attached to planning
application 16/02356/LRA4.

18/02028/DIS - Discharge of Condition 15 (Construction Environment Management Plan)
attached to planning application 16/00388/HY4.

18/02029/DIS - Discharge of condition 9 (CEMP and TMP) attached to planning application
18/01068/FUL.

18/02218/DIS - Discharge of Condition 16 (hard and soft landscaping) attached to planning
application 16/00388/HY4.

18/02229/DIS - Discharge of condition 15 (Construction Environmental Management Plan)
attached to planning application 16/00388/HYA4.

19/00770/AM1 - Non-material amendment to approved application 18/01068/FUL for change to
the circular footpaths and cycleways, removing Tarmac Ulticolor to standard black 6mm dense
bitumen macadam.

19/00785/AM1 - Non-material amendment to approved application 16/00388/HY4 to refresh and
update approved Design Code document.

19/01727/DIS - Discharge of schedule 4 of section 106 agreement (Landscape, Maintenance
and Management Plan) attached to 16/00388/HY4.

19/02042/DIS - Discharge of condition 11 (Land Contamination 4) attached to planning
application 16/00388/HY4.

20/00665/AM1 - Non-material amendment to approved planning application 16/00388/HY4 to
update the approved design code document with details relating to, landscaping, street type
parameters, access and movement, drainage and open space.

20/00788/ZVHR - Extending hours of construction 07:00 to 21:00 Mon to Sat excluding bank
holidays and Sundays for application 16/00388/HY4.

20/01323/LR4Reserved Matters consent for up to 115n0 residential units, landscaping and
internal road networks along with up to 505sgm of Local Equipped Area for Play (LEAP) and
2.07Ha of Suitable Alternative Natural Greenspace (SANG) (Hybrid approval ref :
16/00388/HY4).

20/01479/DIS - Discharge of Condition 28 (Disposal of foul and surface water) attached to
planning application 16/00388/HY4.

20/01517/LR4 - Reserved Matters application for infrastructure, landscaping, drainage works
and temporary construction access. (Hybrid approval ref : 16/00388/HY4).
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20/01837/ZVHRRequest to extend timesale until end of December 2020 - extending hours of
construction 07:00 to 21:00 Mon to Sat excluding bank holidays and Sundays for application
16/00388/HY4.

20/02279/AM1 - Non-material amendment to previously approved application 16/00388/HY4 for
minor adjustment to attenuation ponds to raise edges by up to 375mm

21/00142/LR4 - Reserved Matters consent for Erection of 179no residential dwellings and
associated engineering works (Hybrid approval ref : 16/00388/HY4).

22/00151/FUL - Substitution of house types to plot no's 65,66,93 and 94 from 4no 3-bed
dwellings to 2no 5-bed dwellings.

TYPE OF PUBLICITY:

Press Notice Advertised

Site Notice Posted

Neighbour Notifications

CONSULTEES:

Flood And Coastal Group Engineer

Cllr Heather Fagan

Clir Allen Curtis

Cllr Paul Gibson

Network Management

Environmental Health

Headteacher Portland Academy Weymouth Road Sunderland SR3 2NQ

Final Date for Receipt of Representations: 26.09.2022

REPRESENTATIONS:
Transport Development - No Observations.
Environmental Health - No objections to this application; its retrospective nature is noted.

No third party representations were received.

COMMENTS:
The main issues to consider in the determination of the application are:

The principle of development.
Air quality.

Impact on Arboriculture.
Construction Management.
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The principle of development.

Reserved Matters application for infrastructure, landscaping, drainage works and temporary
construction access. (Hybrid approval ref : 16/00388/HY4) approved the engineering works
necessary to install the phase 2 works for Chapelgarth residential development. The temporary
retention of the spoil on site is considered to provide a logistical solution to the long term
delivery of the remaining residential properties and removes the need to tranport the
considerable volume of material off the site and then re-import material at a later phase. The
Chapelgarth residential development has 3 phases of housebuilding currently underway, phase
4 would require the removal of the mounds to allow the delivery of the housing and associated
Suitable Alternative Natural Greenspace. With this in mind, the temporary erection of a 3 metres
high bunded area is considered to be acceptable in principle, as a temporary holding area.

Air quality.

Policy HS1 Quality of life and amenity of the Core Strategy and Development Plan (CSDP)
requires proposals to demonstrate they will not result in unacceptable adverse impacts which
cannot be addressed through appropriate mitigation.

The planning statement submitted by Cundall supports the application partly on the basis of a
reduction in air quality impacts associated with a reduction in heavy vehicle movements due to
retaining a large volume of topsoil on site for re-use.

A contrary point to make however, is that this introduces additional potential for dust emissions
due to on-site handling and creation of a 3m high mound, specifically if the stockpile is not
adequately managed during warm and dry, or windy spells of weather. Whilst it is recognised
that at present the stockpiles are located in an isolated location and will not have an immediate
impact upon residential properties at this particular phase of the wider development, itis
considered that a condition be imposed requiring details of how the stockpiling will be
consolidated and profiled to control the risk of dust being raised, together with seeding or
shielding if necessary to adequately limit the raising of fine particles during periods of high
winds. It is also considered that details shall be provided for the removal of the mounds and
methods of dust prevention to be introduced at such point in time that the material is transported
to other parts of the site.

Via the imposition of an appropriate condition relating to dust management, should Members be
minded to approve the proposal is considered to be acceptable.

Trees and Hedgerows.

The applicant has confirmed that all relevant Tree Protection Measures have been erected. As
the application is a stand alone application, not tied to the original hybrid approval, a condition
shall be imposed requiring these works to be of the appropriate standard for the duration of the
mounds on site.

It is also noted that the mounds have been erected in an area of flat, previously undeveloped
agricultural land.

Construction Management.
Policy HS2 of the CSDP relates to Noise-sensitive development. The applicants have confirmed

that the approved Construction Environment Management Plan for the phase 2 infrastructure
works has been adhered to during the formation of the mounds. It is noted however that a
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condition shall be imposed requiring adherence to the same document, as the site forms a
separate planning application and the removal of the material will need to be governed by such
document in the interest of amenity and highway safety.

With the imposition of such a condition the proposal is considered to be acceptable.

EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;
disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O O0OO0OO0OO0OO0OO0o0OOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating

some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.
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Conclusion.

The proposed development is considered to provide a satisfactory short term solution to the
storage of materials removed during the phase 2 infrastructure works. Via the imposition of
adherence conditions requiring the mounds to be adequately protected from both wind and dry
weather, along with a construction environmental management plan to ensure their removal is
appropriately monitored, it is considered that the proposal is comliant with relevant CSDP
policies and therefore is acceptable.

RECOMMENDATION: APPROVE subject to conditions listed
Conditions:

1 The development hereby granted permission shall be carried out in full accordance with
the following approved plans:

Drawing No. CL-XX-XX-DR-C-9406 - Plan and Drawing.
Drawing No. CL-XX-XX-DR-C-9407 - Location Plan
Drawing No. CL-XX-XX-DR-C-9408 - Elevations

In order to ensure that the completed development accords with the scheme approved and to
comply with policy BH1 of the Core Strategy and Development Plan.

2 Prior to the redistribution of the mound material across the wider sire a site specific
Construction Environment Management Plan shall be submitted to and approved in writing by
the Local Planning Authority. The plan must demonstrate the adoption and use of the best
practicable means to reduce the effects of noise, vibration, dust and site lighting.

The plan should include, but not be limited to:

1) 1.Procedures for maintaining good public relations including complaint management,
public consultation and liaison;

2) 2.Arrangements for liaison with the Council's Pollution Prevention and Regulatory
Services;

3) 3. Mitigation measures as defined in BS 5528: parts 1 and 2: 2009 Noise and Vibration
Control on Construction and Open Sites shall be used to minimise noise disturbance
from construction works;

4) 4. Hours of construction,

5) Control measures for dust and other air-borne pollutants;

6) Siting and set up/establishment of site compound area;

7) Measures for controlling the use of site lighting whether required for safe working or for
security purposes;

8) Erection and maintenance of site security fencing;

9) Operation, loading and unloading of plant and materials;

10)Storage of plant and materials used in constructing the development;

11)Wheel washing facilities;

12)Parking of vehicles of site operatives, delivery vehicles and visitors.

13)Location and containment of redistributed earth mounds.

Reasons: In order to protect the amenities of the area and ensure a satisfactory form of
development and to comply with CSDP policies HS1 and HS2.
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3 The development hereby approved shall be carried out in complete accordance with all
recommendations set out by the submitted Arboricultural Tree Constraints Assessment issued
08.01.2016 for the wider Chapelgarth development and British Standard 5837 (2012): Trees in
relation to design, demolition and construction, no development shall commence within the
development hereby approved until all tree protection measures required for that phase of
development as set out by this assessment have been fully installed and all tree protection
measures shall remain in place until the development is complete.

Reason : In order to ensure that no damage is caused to trees during construction work and to
comply with policy NE3 of the CSDP
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5. City Centre

Reference No.: 22/01319/LP3 Local Authority (Reg 3)

Proposal: Use of land as car park for temporary period of upto 5
years, to include resurfacing of site and provision of bay
markings.

Location: Land To The North Of Easington StreetSunderland SR5 1AX

Ward: Southwick

Applicant: Sunderland City Council

Date Valid: 15 July 2022

Target Date: 9 September 2022

PROPOSAL.:

The application seeks full planning permission for a temporary (5 year) change of use of
previously vacant land to a car park at Land to The North Of Easington Street.

SITE

The application site is a triangular plot of land located within the Sheepfolds Industrial Estate; it
Is bound by highway on three sides with entrances on Easington Street. The land has been
cleared of previous buildings and is currently surfaced by a mix of grass/gravel and
hardstanding.

PROPOSAL

The site is currently being used as an informal parking area and it is proposed to formalise this
situation by resurfacing the site and providing bay markings for 64 parking spaces and 4
disability spaces. It will operate as a pay by phone service, with associated tariff signs on site
and the rate will match the existing car parks within the Sheepfolds, currently 50p per hour and
£3 all day.

The existing 14-metre-wide junction on Easington Street will provide access, the smaller
existing junction on Easington Street will not be used.

TYPE OF PUBLICITY:

Press Notice Advertised
Site Notice Posted
Neighbour Notifications

CONSULTEES:

Watermans - Land Contamination
ClIr Kelly Chequers

Cllr Michael Butler

Cllr Alex Samuels

Planning And Highways West
Network Management

Tyne And Wear Archaeology Officer
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Environmental Health

Palmer Powder Coatings Ltd Unit 12 Hay Street Sunderland SR5 1BG

Falcon Computers Unit 11 Hay Street Sunderland SR5 1BG

Darvin Motors 22 - 25 Wilson Street North Sunderland SR5 1BB

Alan Howarth Mechanical Repairs 26 Wilson Street North Sunderland SR5 1BB
Fred Stoddart Limited 28 Wilson Street North Sunderland SR5 1BB

E. Thompson Group Wilson Street North Sunderland SR5 1BP

D And S Motors ( Wearside) Limited Wilson Street North Sunderland SR5 1BB

Final Date for Receipt of Representations: 12.09.2022

REPRESENTATIONS:

Highway Development - No objections subject to the installation of a tactile crossing point.
Environmental Health- No objection.

County Archaeologist- No objection, subject to notification of any deep excavation works.

Land Contamination Consultant- No objections following submission of coal mining report and
confirmation that no invasive plants are present at the site.

External Consultee responses
1no. objection was received from the owner of a nearby business, Darvin Motors:

The proposed application to use the land to the north of Easington Street, Sunderland, SR5
1AX will have a negative affect on my business located at 14 Hay Street, Sunderland, SR5 1BG
(Darvin Motors). We are a reasonably busy DVSA approver MoT testing site. As such we see
on average between ten and twelve customers each day. Most cars are left with us prior to pre
arranged MoT slot booking times and some are collected within an hour of completion. For
these customers, the 1 hour parking bays available are ideal, but quite often the cars may
require repairs and have to remain with us for several hours until the repair can be carried out
and correct parts delivered. A permit system for customers cars would be the best solution for
cars left with us on these occasions. What options are available?

The objector's concerns relate to the operational and charging policies for the car park, which
are set by the car park operator and are not a planning consideration. Nevertheless, the
objector's concerns have been forwarded to the Council's Highway Section (as prospective
operator of the car park) for their information and action as appropriate.

COMMENTS:

ISSUES TO CONSIDER

The National Planning Policy Framework (NPPF) provides the current Government planning
policy guidance and development plans must be produced, and planning applications
determined, with regard to it. The NPPF requires the planning system to contribute to the

achievement of sustainable development. More specific guidance of the NPPF is referred to,
where relevant, throughout this report.
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As of the 30th January 2020 the Council adopted a new Core Strategy and Development Plan,
which replaces the 1998 Unitary Development Plan (UDP). It should be noted that some of the
policies within the UDP were saved by way of direction and if any UDP policies are referred to in
this report they will be saved policies.

The policies which are considered to be pertinent to the determination of this application are
CSDP policies SP2, BH1, BH9, HS1, HS3, NE2, ST2 and ST3.

With regard to the above policy framework, it is evident that the main issues to consider in
determining the application are:

1. Principle of development;

2. Impact on visual and residential amenity;
3. Archaeological impact;

4. Ecological impact;

5. Impact with regard to land contamination;
6. Impact on highway and pedestrian safety;

1. Principle of development

Policy SP2 of the adopted Core Strategy Development Plan (CSDP) states that The Urban Core
will be regenerated and transformed into a vibrant and distinctive area and that development in
the Urban Core should:

I. make improvements to connectivity and pedestrian movement in the Urban Core;
ii. provide a high quality of public realm to create attractive and usable spaces;

lii. protect and enhance heritage assets; and

iv. ensure high standard of design that integrates well with the existing urban fabric.

The site is also subject to saved Policy NA3A.2 (‘Sheepfolds') of the Unitary Development Plan
Alteration No. 2. It identifies leisure led mixed uses as being acceptable. In addition, a range of
criteria relating to design, infrastructure and public realm improvements are also included within
the policy.

The application site is also located within the boundaries of the Riverside Sunderland
regeneration area and as such, the proposed development should also align to the guidance
contained within the adopted Riverside Sunderland Supplementary Planning Document (SPD).
The principle use for the Sheepfolds sub-area is envisaged as being residential led, with other
acceptable uses being (including but not limited to) restaurants, cafes, drinking establishments
(where small scale and ancillary). The SPD also sets out relevant criteria in relation to built form,
indicative height parameters, access, movement and parking.

The proposal would formalise an existing parking area and provide a facility to serve the
immediate locality and the wider central area of the City. Given the temporary nature of the
permission being sought, the operation of the car park will not undermine or conflict with the
long-term redevelopment and regeneration aspirations for Sheepfolds as set out in the UDP
Alteration No. 2 and the Riverside Sunderland SPD and will make temporary beneficial use of a
vacant development plot.

Given this, it is considered that the proposed development would be acceptable in principle,

would broadly align with the objectives of CSDP policy SP2 and not undermine the aspirations
of UDP Alteration No. 2 policy NA3A.2 and the Riverside Sunderland SPD.
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2. Impact on visual and residential amenity

Policy BH1 within the CSDP requires that development must achieve high quality design and
positive improvement. It should be of a scale massing, layout, appearance and setting which
respects and enhances the positive qualities of nearby properties and the locality, whilst
retaining acceptable levels of privacy and ensuring a good standard of amenity for all existing
and future occupiers of land and buildings.

Policy HS1 meanwhile, sets out that development must not result in unacceptable adverse
impacts arising from air quality; noise; dust; vibration; odour; emissions; land contamination and
instability; illumination, run off to protected waters; or traffic.

The site lies within an industrial estate and there are a variety of commercial uses surrounding
the development. Given the above context, the improvement works to the car parking area and
continued use of the site as a car park, would be unlikely to materially affect the amenity of
surrounding land and buildings.

In the absence of any material considerations to the contrary, the proposal would accord with
policies HS1 and BHL1 of the CSDP.

3. Archaeological impacts

Policy BH9 of the CSDP sets out that the council will support the preservation, protection and
where possible the enhancement of the city's archaeological heritage by requiring that
applications that may affect buried archaeological remains must be supported by an
archaeological desk-based assessment and evaluation reports where appropriate.

The County Archaeologist has considered the detail supplied with the application and has
confirmed that they do not consider that archaeological investigation would be required. The
comments received go on to state that should deep excavations be undertaken, then detalil
should be provided to determine if archaeological intervention is required.

A condition to this affect will be added to the decision.

Given the above, it is considered that the works would cause no harm to the archaeological
significance of the area and would comply with policy BH9 of the CSDP.

4. Ecological impact

On a local level policy NE2 sets out measures for the protection, creation, enhancement and
management of biodiversity.

The land is located within a Wildlife Corridor and as such the Council's Ecologist was consulted.

The Ecologist noted that the whole area within the application boundary is included within a
wildlife corridor as designated within the UDP saved policies. However, the site is not identified
as a wildlife corridor under the equivalent policies within the draft allocations and designations
plan.

The Ecologist went on to confirm that although not adopted policy, the wildlife corridors within

the draft plan are identified using a more rigorous and scientific method and are therefore more
representative of the actual function of the identified corridors for the movement of wildlife.
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It was concluded that, given the nature of the habitats on site and their current use, the area
within the application boundary does not provide a significant contribution to the function of the
wider ecological network.

Given the above it is considered that the works would not detrimentally impact the local animal
species protected by law or their habitats and would comply with the relevant paragraph of the
NPPF and CSDP policy NE2.

5. Impact with regard to land contamination

Policy HS3 of the CSDP sets out that where development is proposed on land which may be
contaminated, the Council will require the applicant to carry out adequate investigations to
determine the nature of ground conditions below and, if appropriate, adjoining the site. Where
the degree of contamination would allow development subject to preventative, remedial or
precautionary measures within the control of the applicant, planning permission will be granted
subject to conditions specifying the measures to be carried out.

With regard to land policy HS3 and land contamination the applicant submitted a Phase 1 Desk
Top Study dated June 2022. This report was assessed by the Council's Land Contamination
Consultant, and they stated that they were broadly in agreement with the findings. However,
they requested that the following additional information be submitted for assessment:

0 A copy of the Coal Authority Mining Report for the site;
o Confirmation that invasive weeds are not present at the site.

The Coal report was provided on the 06.09.22 and confirmed that there are no mine related
ISsues.

The Invasive Weeds report was submitted on the 07.09.22 and confirmed that no invasive
species are present on site.

The Land Contamination Officer considered both reports to be correct and the proposal to be
acceptable subject to a condition relating to the procedure for finding unexpected
contamination.

Subject to the application of the condition set out above, it is considered that the proposal would
have no unacceptable impact with regard to Environmental Health, in accordance with the
NPPF and policy HS3 of the CSDP.

6. Impact on highway and pedestrian safety

Policy ST2 of the CSDP states that to ensure development has no unacceptable adverse
impact on the local road network, proposals must ensure that new vehicular access points are
kept to a minimum and designed in accordance with adopted standards; they deliver safe and
adequate means of access, egress and internal circulation; they are assessed and determined
against current standards for the category of road; they have safe and convenient access for
sustainable transport modes; and they will not create a severe impact on the safe operation of
the highway network.

Policy ST3 of the CSDP states that development should provide safe and convenient access for
all road users, in a way which would not compromise the free flow of traffic on the pubic
highway, pedestrians or any other transport mode; exacerbate traffic congestion on the existing
highway network or increase the risk of accidents / endanger the safety of road users. It states
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that development should provide a level of vehicle parking and cycle provision in accordance
with the Council's Parking Standards.

Following consultation, the Highway and Development Team stated that, given that the
proposed site is currently used as an informal car park without issue, it is considered that the
traffic expected to be generated from the proposed formal car park will not be greater than the
site's existing use and will not have an adverse impact on the surrounding highway network.

They noted that it is proposed to utilise the existing access into the site, which will be resurfaced
as part of the proposals, and this will require the applicant to enter into a S278 agreement prior
to the commencement of work.

The applicant is also required to install tactile crossing at the access point as part of the
proposed development.

Notes to this effect will be provided on the decision.

Given the above, it is considered that the proposed development would cause no harm to traffic
or pedestrian safety and would accord with Policy ST2 and Policy ST3 of the adopted CSDP.

EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;

disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

OO O0OO0OO0OO0OO0o0OOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.
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The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating
some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

Conclusion

For the reasons set out above, it is considered that the proposed temporary development is
acceptable in land use terms and would cause no harm with regard to amenity, highway safety,
archaeological impacts, ecological impacts, land contamination or highway and pedestrian
safety

The proposed development is therefore considered to be acceptable and compliant with the
requirements of the relevant policies of the NPPF and the Council's Core Strategy and
Development Plan. It is consequently recommended that Members Grant Consent for the
development under Regulation 3 of the Town and Country Planning (General Regulations) 1992
(as amended), subject to the conditions below.

RECOMMENDATION: GRANT CONSENT under Regulation 3 of the Town and Country
Planning (General Regulations) 1992 (as amended), subject to the conditions below:

Conditions:

1 The development to which this permission relates must be begun not later than three
years beginning with the date on which permission is granted, as required by section 91 of the
Town and Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004 to ensure that the development is carried out within a
reasonable period of time.

2 This permission shall be granted for a limited period of 5 years from the date hereof and
the use authorised shall be discontinued and the land reinstated to its former condition at or
before the expiry of the period specified in this permission unless the permission is renewed, in
order to review the situation in the light of experience and to comply with policy BH1 of the
Core Strategy and Development Plan.

3 The development hereby granted permission shall be carried out in full accordance with
the following approved plans:

Existing Layout, drawing number IC-22-SF-CARPARK-EXISTING, received 24.06.22
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Proposed Car Park Design, drawing number IC-21-SF-CARPARK, received 24.06.22
Location Plan, drawing number IC-22-SF-CARPARK-LOCATION, received 24.06.22

In order to ensure that the completed development accords with the scheme approved and to
comply with policy BH1 of the Core Strategy and Development Plan.

4 Notwithstanding any indication of materials which may have been given in the
application; the materials to be used, shall be in accordance with those stated within the
approved plans, received 24.06.22 and application form, received 16.06.22. Unless the Local
Planning Authority first agrees any variation in writing; in the interests of visual amenity and to
comply with policy BH1 of the CSDP.

5 No excavations of a depth which exceeds those detailed in the documents submitted with
the planning application shall take place at the application site without firstly notifying the
Council as Local Planning Authority of such works and receiving written confirmation that the
proposed deeper excavations can take place, either with or without the need for archaeological
investigations. On receipt of notification of proposed deeper excavations, the LPA will consult
the Tyne and Wear County Archaeologist to ascertain whether the excavations are sufficiently
intrusive to warrant undertaking a programme of archaeological investigation. Where
archaeological investigations are considered necessary, works at the site must take place in
accordance with a programme of investigations and recording to be agreed with the LPA in
consultation with the Tyne and Wear County Archaeologist.

Reason: in order to ensure that any archaeological remains on the site can be preserved
wherever possible and recorded, in accordance with paragraph 199 of the NPPF and Core
Strategy Policies BH8 and BH9.

6 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 DEFRA and the Environment Agency's "Model Procedures for the Management
of Land Contamination CLR11" 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, 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 170, 178, 179, and 183d
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6. South Sunderland

Reference No.: 22/01338/LB3 Listed Building Consent (Reg3)

Proposal: Repair works to the exterior/interior including re-pointing,
re-painting, replacement of bricks, repairs to slate roof,
repair to existing windows, replacement on inappropriate
ewer windows, updating of older electrics and mechanical
systems, and secondary glazing to windows.

Location: Barnes Junior SchoolMount Road SunderlandSR4 7QF
Ward: Barnes

Applicant: Sunderland City Council

Date Valid: 21 June 2022

Target Date: 16 August 2022

PROPOSAL:

APPLICATION SITE

The application site is Barnes Junior School, a late Victorian/Edwardian red brick building. It sits
to the west of Barnes Infant school, which occupies a similar building. Both are grade Il listed
and occupy a site within the residential suburb of Barnes which is comprised mainly of terraced
housing. A new dining block is under construction between the two buildings.

PROPOSAL

The proposal relates to listed building consent for repair works to the building which at present
is in a reasonable state of repair overall, but with clear evidence of water ingress, damage to
original sash windows, inappropriate replacement windows, and has mechanical and electrical
systems at the end of their useful life.

The proposal is to remove the aged (though non-original) mechanical and electrical equipment
internally and replace with new, efficient systems using the same pipework routes as exists,
rationalise the wiring runs through the building, remove the non-original replacement timber
windows and replace them with new sashes to match the originals, repair the damaged timber
windows, refurbish the non-original wcs and repoint poor areas of pointing, replacing masonry
units where damaged with new-to-match units. All extraneous vegetation will be removed and
timber and ironwork, including cast iron rainwater goods, will be repaired and repainted.

TYPE OF PUBLICITY:

Press Notice Advertised
Site Notice Posted

CONSULTEES:

Clir Richard Dunn
Cllr Anthony Mullen
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Clir Helen Greener
Planning And Highways West
Planning Implementation

Final Date for Receipt of Representations: 03.08.2022

REPRESENTATIONS:

Public Consultation
No representations have been received.

Internal Consultees
Conservation Team - No objections subject to conditions relating to the submission of finer
details.

COMMENTS:
CONSIDERATION

In assessing the proposal, the main issue to consider is the impact of the development upon the
listed building in terms of its significance as a designated heritage asset.

Barnes Junior School and the adjacent Infant School are grade Il listed buildings and fine
examples of late Victorian/ Edwardian School Buildings. The finely crafted and imposing
architecture of the buildings featuring terracotta detailing is impressive and collectively they are
key landmarks of the local area. The significance of the buildings comes from their historic
interest as one of the most complete surviving examples of Victorian/ Edwardian School
Buildings in Sunderland and their architectural interest as one of the most impressive and well-
preserved buildings of their type and period in the city and region.

Paragraph 197 of the NPPF sets out that, 'in determining planning applications, local planning
authorities should take account of:

0 the desirability of sustaining and enhancing the significance of heritage assets and
putting them to viable uses consistent with their conservation;

0 the positive contribution that conservation of heritage assets can make to sustainable
communities including their economic vitality; and

o] the desirability of new development making a positive contribution to local character and

distinctiveness'.

In addition, paragraph 199 of the NPPF states that '...when considering the impact of a
proposed development on the significance of a designated heritage asset, great weight should
be given to the asset's conservation (and the more important the asset, the greater the weight
should be). This is irrespective of whether any potential harm amounts to substantial harm, total
loss or less than substantial harm'.

Policy BH7 states that the council will ensure that the historic environment is valued,
recognised, conserved and enhanced, sensitively managed and enjoyed for its contribution to
character, local distinctiveness and sustainable communities by measures including giving great
weight to the conservation of heritage assets (designated and non-designated) based on their
significance in accordance with national policy.
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Policy BH8 (2) states that development affecting a listed building, including alterations and
additions should:

I conserve and enhance its significance in regards to the protection, repair and restoration
of its historic fabric, its features and plan form, its boundary enclosures, its setting and views of
it, its group value and contribution to local character and distinctiveness; and

. ii. be sympathetic and complimentary to its height, massing, alignment, proportions,
form, architectural style, building materials, and its setting.

The application is supported by a Heritage Statement which has, in accordance with the
requirements of CSDP Policy BH8 and NPPF Paragraph 194, described the significance of all
heritage assets directly affected by the proposals (in this case the grade Il listed Barnes Junior
School) and has assessed the impact of the proposals on its significance.

The annotated drawings and supporting heritage statement demonstrate a well-informed yet
practical conservation approach to the repair, restoration, and upgrading of the listed building
that will ensure that its architectural and historic integrity and overall significance will be
conserved whilst allowing the school to make the desired improvements to sustain its
operational use into the future. The conclusion of the Heritage Statement that the proposals will
have an overall positive impact on the significance of the listed building is therefore agreed. It is
considered there will be no harm caused.

The proposed external works are largely like-for-like repairs and demonstrate good
conservation practice. The reinstatement of traditional materials/ features such as sash windows
and cast-iron rainwater goods will enhance the character and significance of the listed building.
Full details and/ or samples of all new external materials including the terracotta units, bricks,
sash windows and cast-iron gutters and downcomers will be required, which could be secured
by a suitable condition attached to any forthcoming approval.

Similarly, specifications and method statements will be required for the specialist conservation
works, more specifically the terracotta repairs, re-pointing and cleaning. Sample panels of
masonry repairs, re-pointing and cleaning should be provided on site by a reputable stone
mason once they have been appointed for the project. The specifications, method statements
and samples could be required to be submitted by condition.

The proposed new interventions to the interior such as the secondary glazing and window
actuators have been sensitively designed to minimise their visual impact and are reversible
additions that on balance will have negligible impact on the overall significance of the listed
building. Full details of the secondary glazing including the precise product to be used could
also be conditioned.

The description of the mechanical and electrical improvements in the Heritage Statement,
particularly the re-use of existing pipework routes and the retention of historic radiators and
hatch doors, give the necessary assurance that these works will also have negligible impact on
the listed building.

The works will repair, restore, improve, and secure the longterm conservation of an important
landmark listed building in a sensitive manner and ensure its continued operational use as a
school, and are considered to be acceptable. The proposals will have a positive impact on the
conservation and significance of the listed building and satisfy the requirements of NPPF
paragraphs 197 and 199 and CSDP policies BH7 and BHS8.
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EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;
disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O O0OO0OO0OO0OO0OO0o0OOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating
some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

RECOMMENDATION:

It is recommended that, in accordance with Regulation 3 of the Town and Country Planning
General Regulations 1992, Members GRANT LISTED BUILDING CONSENT for the proposal
subject to the conditions listed below.
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Conditions:

1 The development to which this permission relates must be begun not later than three
years beginning with the date on which permission is granted, as required by section 91 of the
Town and Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004 to ensure that the development is carried out within a
reasonable period of time.

2 The development hereby granted permission shall be carried out in full accordance with
the following approved plans:

location plan received 21/6/22;

roof plan as existing received 21/6/22;

roof plan as proposed received 21/6/22;
basement floor plan as existing received 21/6/22;
ground floor plan as existing received 21/6/22,;
first floor plan as existing received 21/6/22;
mezzanine as existing received 21/6/22;
elevations as existing received 21/6/22;

west elevation as proposed received 21/6/22;
south elevation as proposed received 21/6/22;
north elevation as proposed received 21/6/22;
east elevation as proposed received 21/6/22;
window details rceived 21/6/22;

In order to ensure that the completed development accords with the scheme approved and to
comply with policy BH1 of the Core Strategy and Development Plan.

3 Notwithstanding any indication of materials which may have been given in the
application, no development to the exterior of the building shall take place until full details and/or
samples of all external materials, including slates, terracotta units, bricks, sash windows and
cast-iron rainwater goods have been submitted to and approved in writing by the Local Planning
Authority. Thereafter, the development shall not be carried out other than in accordance with the
approved details; in the interests of visual amenity and to comply with policies BH1 and BH8 of
the Core Strategy and Development Plan.

4 Notwithstanding any indication of materials which may have been given in the
application, no repairs to the external brickwork shall take place until samples of terracotta and
brick repairs, re-pointing and cleaning have been provided on site by a reputable stone mason
and approved in writing by the Local Planning Authority. Thereafter, the development shall not
be carried out other than in accordance with the approved details; in the interests of visual
amenity and to comply with policies BH1 and BH8 of the Core Strategy and Development Plan.

5 Notwithstanding any indication of materials which may have been given in the
application, no alterations to the windows will take place until full details including product type
of the secondary glazing to the windows have been submitted to and approved in writing by the
Local Planning Authority. Thereafter, the development shall not be carried out other than in
accordance with the approved details; in the interests of visual amenity and to comply with
policies BH1 and BH8 of the Core Strategy and Development Plan.
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7.

City Centre

Reference No.: 22/01422/LP3 Local Authority (Reg 3)

Proposal: Application for temporary uses at Keel Square for a period

of no more than seven years. The uses will include retail
(Class E(a)), restaurants/ cafes (Class E(b), local
community uses (Class F2) and sui generis uses. The
range of temporary uses will likely relate to Expo events,
food/ music/ dance festivals, markets, outdoor cinemas,
sporting events, games courts, play spaces and ice rinks.
The temporary installations could include stages, shipping
containers, marquees, kiosks, stalls, toilets, new boundary/
screen fencing, floodlighting and associated infrastructure.

Location: Keel Square A183 SunderlandSR1 3AP
Ward: Millfield

Applicant: Sunderland City Council

Date Valid: 7 July 2022

Target Date: 1 September 2022

PROPOSAL:

As described in the planning description the application seeks permission to erect temporary
installations across the site for a wide range of uses with the location and type of installations
varying depending on the particular event.

The Application Site, which is located within the Bishopwearmouth Conservation Area is
bounded as follows:

To the west by the Magistrates Court (Grade Il listed) and the adjacent, more modern,
Gilbridge House;

To the south by the proposed site of Culture House with the Grade Il listed Peacock
beyond; the High Street West with its mix of shops and food and drink offer;

To the east by High Street West with its mix of shops and food and drink offer, as well as
the newly built Keel Square Hotel;

To the north by St Marys Boulevard, including Riverside Sunderland and the ongoing
redevelopment of Vaux.

The Planning Statement confirms that a premises licence has been granted for the following
activities:

Sale of Retail by Alcohol;

Provision of regulated entertainment - performance of dance;

Provision of regulated entertainment - film;

Provision of regulated entertainment - indoor sporting events;

Provision of regulated entertainment - live music;

Provision of regulated entertainment - recorded music;

Provision of regulated entertainment - other entertainment falling within the Act;
Provision of regulated entertainment - plays;
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e Provision of late-night refreshment.

The Planning Statement explains that the premises licence restricts the hours of operation of
various uses and for the sale of alcohol. The Premises Licence holder is Sunderland City
Council.

The planning application has also been supported by:

Application Form;

Plans and collection of precedent images;
Heritage Statement;

Habitat Regulations Assessment;

Foul Drainage Assessment Form.

TYPE OF PUBLICITY:

Press Notice Advertised
Site Notice Posted
Neighbour Notifications

CONSULTEES:

Clir Andrew Wood

CliIr Niall Hodson

Clir Julia Potts

Planning And Highways West
Historic England

Network Management
Environmental Health

Flood And Coastal Group Engineer
Tyne And Wear Archaeology Officer
Planning Implementation
Northumbria Police

Chief Fire Officer

NE Ambulance Service NHS Trust
Natural England

Natural Heritage

Unit 2 Holiday Inn Keel Square Sunderland SR1 3DS

Unit 1 Holiday Inn Keel Square Sunderland SR1 3DS

Holiday Inn Keel Square Sunderland SR1 3DS

Hays Travel Gilbridge House 29 High Street West Sunderland SR1 3HL
Lucianos First Floor 278 High Street West Sunderland SR1 3EA
Magistrates Court Gill Bridge Avenue Sunderland SR1 3AP

Final Date for Receipt of Representations: 09.08.2022
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REPRESENTATIONS:

Representation and consultation

The application was subject to neighbour notifications, site and press notice.

Following this extensive consultation exercise one letter of representation was received from the
Sunderland Civic Society, registered charity. In their response the Society echoed the initial
observations of the Council's Built Heritage Officer over the permanency of the proposed
fencing. The Society hope this aspect of the proposal is given detailed attention and steps taken
to ensure the fencing will not be a permanent for the duration of the approval, with a condition
imposed requiring the removal of the fencing after each event.

Please see the 'Design and Built Heritage' section of this report for further detail.

Historic England

Historic England responded by stating that they provide advice when their engagement can add
most value. In this case they confirmed they are not offering advice but suggested that the
views of the Authority's specialist conservation and archaeological advisors be sought.

Built Heritage (Conservation)

In the initial comments to the application the Council's Built Heritage Officer confirmed that
although the proposals are acceptable in principle with further information requested in respect
of the permanency of the installations/ structures likely to be used.

Please see the 'Design and Built Heritage' section of this report for further detail.

County Archaeologist

The application site is associated with archaeological events, including a series of desk-based
assessments, and watching briefs. With this understanding of the existing archaeology at the
site the County Archaeologist has confirmed that subject to their being no intrusive ground
works, no further archaeological work will be required. As will be discussed in response to built
heritage considerations it can be confirmed that there is no ground disturbance involved in the
application proposal.

Lead Local Flood Authority (LLFA)

The LLFA confirmed they have no comments.

Engineers

The Council's highway engineers responded by stating that subject to a satisfactory Event
Management Plan there are no objections to the proposal.

Environmental Health
Environmental Health have confirmed no objections to the application proposal provided that an

Event Management Plan condition is attached to the permission to minimise impact on sensitive
receptors.
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Police

In the consultation responses to the application proposal the Police Designing Out Crime Officer
has confirmed no objections, although reference is made to concerns on the "...impact of
adjacent proposals”, presumably the ongoing development at Vaux. In respect of the latter, it is
considered that the proposed Event Management Plan condition affords a reasonable degree of
control and should ensure a compatible form of development on this City Centre site with its
surrounding mix of uses and development.

Tyne and Wear Fire and Rescue Service

The Fire Authority have no objections to this proposal, subject to the provision of their enclosed
report with further comments made on receipt of a Building Regulations submission. The report
refers to Building Regulations B5: Access and Facilities for the Fire Service and the Agent has
been provided with a copy, whilst an informative shall be placed on the decision notice, should
Members be so minded.

COMMENTS:
Legislation

The Town and Country Planning Act 1990 and the Planning and Compulsory Purchase Act
2004 are considered relevant to the consideration of this application.

Planning Policy

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires applications for
planning permission to be determined in accordance with the statutory development plan unless
material considerations indicate otherwise.

National Planning Policy Framework

The Government's planning policies for England are set out in the National Planning Policy
Framework (NPPF), which states that the purpose of the planning system is to contribute to the
achievement of sustainable development. Planning decisions should play an active role in
guiding development towards sustainable solutions, but in doing so should take local
circumstances into account, to reflect the character, needs and opportunities of each area.

Development Plan

The Core Strategy and Development Plan 2015-2033 (CSDP) adopted in January 2020
supersedes the previous Unitary Development Plan (UDP) and sets an overarching strategy,
strategic policies and strategic allocations and designations for the future change and growth of
Sunderland. This Plan also includes local policies for development management purposes.

Until the Allocations and Designations Plan is prepared, which will set out local policies
including site-specific policy designations and allocations for the development, as well as the
protection and conservation of land in the City, a number of policies from the adopted Unitary
Development Plan have been 'saved'.
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Turning to the detailed consideration of the proposal the following section consider the
following:

Principle of development

Highway engineering considerations
Design and Built Heritage

Amenity

Ecology

Flood Risk and Drainage

ouhwnE

1. Principle of development

The Application Site is entirely located within the City Centre, as defined by the Policies Map of
the CSDP. Policy VC1 focuses development proposals for main town centre uses within
designated centres, including the City Centre. It confirms the City Centre as being the principal
location for major retail, leisure, entertainment, cultural facilities and services. It is therefore
considered that the application proposal complies with a key strategic policy associated with the
site.

Moreover, it is noted that the site is within the Urban Core: Policy SP2: a strategic policy which
seeks to transform the Urban Core into a more attractive and vibrant place, a place where
people gather to socialise, work, live and play. It states, as per VC1, that the area of the Urban
Core the site is situated within will be promoted for culture led mixed development as well as
being a focus for main town centre uses. It is therefore also considered, as with VC1, the
application proposal is seeking to deliver on the requirement of this key strategic policy.

It is also noteworthy that Keel Square, along with St Marys Boulevard, was developed following
the approval of application ref. 12/02578/LAP. As part of the reasoning for that development the
project scheme was, in part, designed to provide Keel Square as a major new public space,
capable of accommodating a wide range of events and activities. The applicable Unitary
Development Plan (UDP) Alteration No. 2 Policy SA55B.2 that existed at the time of the
consideration of the application, and which is still of relevance until such time as the Council
adopts the Allocation and Designation Plan, also supports the diversification of food and drink
and cultural opportunities in the area, including the application site. Clearly, the provision of the
opportunities being presented by the application proposal aligns and delivers on one of the key
founding principles behind Keel Square, as a public meeting and event space.

In terms of more recent policy guidance, the adopted Riverside Sunderland Supplementary
Planning Document and Masterplan identifies the site as forming the 'Heart of the City' zone,
appropriate for a range of uses including shops, restaurants, cafes, drinking establishments.
The Masterplan sets out to revitalise and reinvent the area via a new urban quarter seeking to
combine a rich mix of people, enterprises and activities into vibrant streets and spaces.

Moreover, as noted in the submitted Planning Statement, the aim of increasing the number of
visitors to Sunderland will support other hospitality, catering and leisure businesses through
linked trips, thereby supporting the economic growth of Sunderland. The proposal will therefore
also promote the City as a tourism and leisure destination, thereby supporting the aims of the
Sunderland Business Improvement District (BID) and the North East Economic Plan; whilst
helping to realise the Council's 'Our City Plan' aim for Sunderland to be a more dynamic and
vibrant City.

In conclusion, given the continued evolution of Keel Square as a public open space it is
considered that the proposal is acceptable in principle. It will enhance the vitality and viability of
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the City Centre and help to further transform the Urban Core into a more attractive and vibrant
place, a place where people gather to socialise, work and play.

2. Highway engineering considerations

Policies ST2 and ST3 seek to ensure that development has no severe adverse impact on the
local road network and provide safe and convenient access for all road users, in a way which
would not compromise the free flow of traffic on the public highway, pedestrians or any other
transport mode.

The site lies in a highly accessible location within the City Centre and is situated on main streets
which run through the City Centre. The site has excellent access to public transport with bus
stops, in each direction, located on St Mary's Boulevard to the north, whilst Sunderland Station
and Park Lane Metro Station are in relative proximity. The location of the site therefore
promotes opportunities to travel to events via sustainable modes, whilst any cars would be able
to access the area via the existing road network and park in the various multi storeys in the City
Centre.

The Council's Highway Engineers have highlighted that the Applicant will need to arrange for a
temporary traffic regulation order, any necessary traffic management, and dilapidation surveys
to inspect the condition of the highway both before and after the event. This will need to be
conducted in liaison with the Local Highway Authority. The above arrangements can be set out
within an Event Management Plan.

Given the sustainable transportation location and subject to the imposition of an Event
Management Plan the application proposal is acceptable and in accordance with Policies ST2
an ST3 of the CSDP.

3. Design and Built Heritage

CSDP Policy BH1 encourages high quality of design and positive improvement, whilst Policy
BH3 seeks to ensure existing and proposed areas of public realm are well designed and
accessible. Policies BH7 and BH8 require development to respect and respond positively to the
historic environment and any heritage assets within it.

Keel Square is located within Bishopwearmouth Conservation Area and is framed by the Grade
I listed Magistrates Courts and Peacock Public House. As the City Centre's newest civic space,
it has been a focus for activities and events since it was landscaped. This application is
considered to be a way of formalising the established function and role of the Square.

The application is supported by a Heritage Statement that in accordance with the requirements
of NPPF paragraph 194 and CSDP Policy BH8, has described the significance of the above
heritage assets and assessed the likely impact of the proposed temporary events space on their
significance.

The Heritage Statement concludes there will be no adverse impact on heritage significance
taking into account the temporary nature of the proposed uses and the established designed
purpose of Keel Square as a focus for activities and events. This is agreed in principle, the
enhanced setting that Keel Square has provided the Conservation Area, Magistrates Courts and
Peacock PH and the manner in which they now are experienced includes the temporary
installations and structures associated with the programme of activities that animate the square
and gives this part of the Conservation Area and City Centre a vibrant character. This is
consistent with the cultural offer of most public squares in other historic City and Town centres.
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Following a request for clarification in terms of the proposed installations and structures, it has
been since confirmed that they will be lightweight and reversible, whilst, as per previous events
in Keel Square, such as this summer's roller rink, any cabins or heavier structures will have
pads in place to protect the existing public realm. It has also been confirmed by the Agent,
acting on behalf of the Applicant, that the previously proposed fence be disregarded from the
submitted plans. It has been confirmed that the location and type of fencing will temporary and
vary depending on the nature of the event with the exact detail to be agreed via the Event
Management Plan condition.

In conclusion, in view of the temporary physical nature of the proposed events on the public
realm and in view of the overall neutral impact on the setting of the Conservation Area and
adjacent listed buildings, the proposal is considered acceptable in respect of CSDP Policies
BH1, BH3, BH7 and BH8 and NPPF Paragraphs 197, 199.

4. Amenity

CSDP Policy HS1 requires that new development should demonstrate that it will not result in
unacceptable adverse impacts on quality of life and amenity, whilst Policy HS2 considers noise
sensitive development and directs it to the most appropriate locations. Policy HS3 requires
appropriate remediation is undertaken when developing contaminated land.

The Council's Environmental Health have confirmed no objections to the application subject to
an Event Management Plan condition being imposed. As the proposed events are likely to be of
a varied nature it is important that the Applicant works closely with the Council's Environmental
Health service to risk assess the specifics of the event taking into consideration of sensitive
receptors, the nature of such events, and associated noise levels. The Event Management Plan
should incorporate operating times, types of equipment and their location, and any other
measures to mitigate the impacts of noise off-site.

As has been discussed in the 'Principle of development' section of this report, weight is given to
the fact that Keel Square was designed as a major new public space, capable of
accommodating a wide range of events and activities. It is considered that with the imposition of
an Event Management Plan condition there will be suitable measures in place to ensure no
unacceptable adverse impacts on quality of life and amenity; and given its City Centre location
the application proposal is considered to be in an appropriate location in terms of its noise
considerations.

In terms of ground conditions, it is noted, as with the built heritage considerations, that the
proposed Events will be temporary in nature in terms of its physical impacts i.e., there will be no
breaking into the ground. Consequently, there are not considered to be ground condition
considerations to consider in terms of assessing the suitability of the proposed development.

It is therefore considered that the proposal accords with the objectives of these policies and is
acceptable in respect of its amenity impacts.

5. Ecology

CSDP Policy NE2 requires development proposals, where necessary, to demonstrate how they
will protect biodiversity and geodiversity.

Given the location of the site within the City Centre and relative proximity to the coast the

application proposal was supported by a Habitat Regulations Assessment (HRA). The HRA
assessed the potential impact of the proposed development on nearby statutory designated
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sites, particularly the Ramsar, Special Areas of Conservation (SAC) and Special Protection
Areas (SPA), referred to as 'European Sites'.

The HRA considers the application site to be significantly distant from the European Sites so
that no direct impacts will occur from the temporary events and as such, as part of the detailed
assessment, only non-direct impacts have been considered i.e., visitor pressures, introduction
of invasive plants and functionally linked land.

In reviewing the three criteria it was concluded that the lack of a functional connection between
the site and the coast; distance in terms of recreational pressures; and, negligible risk over the
introduction of invasive plants from the development, has enabled the HRA to conclude no
Likely Significant Effect with no mitigation being required.

Given the brownfield, hardstanded nature of the site and in view of the conclusions of the
submitted HRA, it is considered that the proposal is acceptable and in accordance with CSDP
Policy NE2.

6. Flood Risk and Drainage

CSDP Policy WWE2 requires that to understand flood risk and coastal management
considerations certain planning applications will be required to demonstrate via a Flood Risk
Assessment (FRA) that development will not increase flood risk on site or elsewhere, and if
possible, reduce the risk of flooding.

The Planning Statement has considered and correctly identified the site as being located within
Flood Zone 1 and is therefore not at risk of flooding from rivers, sea, reservoirs or from surface
water run-off. It confirms that in terms of drainage, no connections will be made into the existing
sewer system, instead portable toilets will be provided and emptied off site. As the site is under
1 hectare a FRA is not required, while the LLFA have offered no comment or observations in
their consultation response.

It is considered that the submission has appropriately considered flood risk and drainage
relative to the proposed development and is acceptable, in accordance with WWE2.

EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;

disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O O0OO0OO0OO0OO0OO0ODOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
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between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating
some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

Conclusion

On the basis of the above, there is considered to be no conflict with the aforementioned policies
and consequently it is recommended that Members Grant Consent for the development under
Regulation 3 of the Town and Country Planning (General Regulations) 1992 (as amended),
subject to the conditions below:

RECOMMENDATION: GRANT CONSENT under Regulation 3 of the Town and Country
Planning (General Regulations) 1992 (as amended), subject to the conditions below:

Conditions:

1 The development to which this permission relates must be begun not later than three
years beginning with the date on which permission is granted, as required by section 91 of the
Town and Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004 to ensure that the development is carried out within a
reasonable period of time.

2 This permission shall be for a limited period of seven years only from the date of this
consent when (unless a further application has been submitted to and approved in writing by the
Local Planning Authority) the use hereby approved shall be discontinued.

Page 106 of 170



Reasons:
To define the consent and maintain the attractiveness and vibrancy of the Urban Core, in
accordance with CSDP policy SP2.

3 The development hereby granted permission shall be carried out in full accordance with
the following approved plans:

e Location Plan, LFS INA-00-00-DR A 001-01 Revision P2;
e EXxisting Site Plan - Keel Square, LFS INA-00-00-DR A 011-01 Revision P1;
e Supporting Image Document for Potential Use, In Architecture.

Reason:
To ensure that the completed development accords with the scheme approved and to comply
with CSDP policy BH1.

4 No Temporary Use Event shall occur until a Management Strategy and Plan for that
Event has been submitted to and approved in writing by the Local Planning Authority.

For the avoidance of doubt the details to be contained within the Strategy and Plan shall where
applicable, include but not limited to;

e Event Set-Up, including details of duration, layout and buildings/ containers/ stalls,
boundary enclosures and take-down procedures;

Measures to control noise and cooking smells;

Details of delivery, servicing and refuse collection arrangements;

Proposed temporary pedestrian and vehicular access works;

Details of any external lighting.

Thereatfter, each temporary use(s) shall be operated in accordance with its approved details,
unless otherwise agreed in writing.

Reasons:

In the interests of amenity and highway safety, in accordance with CSDP HS1, HS2, BH1, BHS3,
BH8, ST2 and ST3.
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8. City Centre

Reference No.: 22/01423/LP3 Local Authority (Reg 3)

Proposal: Application for temporary uses at Plot 12, Riverside
Sunderland for a period of no more than seven years. The
uses will include retail (Class E(a)), restaurants / cafes
(Class E(b), local community uses (Class F2) and sui
generis uses. The range of temporary uses will likely relate
to Expo events, food /music / dance festivals, markets,
outdoor cinemas, sporting events, games courts, play
spaces and ice rinks. The temporary installations could
include stages, shipping containers, marquees, kiosks,
stalls, toilets, new boundary / screen fencing, floodlighting
and associated infrastructure.

Location: Plot 12, Riverside Sunderland Plater Way SunderlandSR1 3AA
Ward: Millfield

Applicant: Sunderland City Council

Date Valid: 5 July 2022

Target Date: 30 August 2022

PROPOSAL:

Application for temporary uses at Plot 12, Riverside Sunderland for a period of no more than
seven years. The uses will include retail (Class E(a)), restaurants / cafes (Class E(b), local
community uses (Class F2) and sui generis uses. The range of temporary uses will likely relate
to Expo events, food/ music/ dance festivals, markets, outdoor cinemas, sporting events, games
courts, play spaces and ice rinks. The temporary installations could include stages, shipping
containers, marquees, kiosks, stalls, toilets, new boundary/ screen fencing, floodlighting and
associated infrastructure.

Proposal

The application proposes a range of temporary uses on Plot 12, Vaux, Riverside Sunderland.
The proposed interim use has been designed to support the ambitions of the Riverside
Sunderland Masterplan by revitalising and complementing this area of Vaux in advance of
permanent development coming forward on the Plot.

The site comprises approximately 0.5ha of brownfield land bounded by City Hall to the east,
The Beam to the north, Livingston Road surface car park to the west and St Marys Boulevard
(A183) to the south.

The submitted Planning Statement explains that temporary installations could be erected
anywhere across the whole of the site and as such, a flexible permission is being sought with
the location and type of installations depending on the event. The Proposed Site Plan details
the maximum extent of fencing by way of the event space complete with an access ramp for
access and surrounding this an area of landscaping. The Planning Statement also details that
the site will host the Sunderland Future Expo 2023 and will feature events and experiences to
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engage Vvisitors, providing the stand-out destinations for exhibitions, performances, talks,
screenings and meetings.

It is also noteworthy that the application site, when comprising part of larger area i.e., Plots 7, 9
and 12, has already had the benefit of a similar 7-year temporary use permission via approval
ref. 17/01848/FU4. This development proposal, although never implemented, was also
designed to hold events, pop-up festivals and exhibitions and other community focussed uses.

A premises licence has been granted for the following activities:

e Sale of Retail of Alcohol;

Provision of regulated entertainment - boxing or wrestling;

Provision of regulated entertainment - performances of dance;

Provision of regulated entertainment - film;

Provision of regulated entertainment - indoor sporting events;

Provision of regulated entertainment - live music;

Provision of regulated entertainment - recorded music;

Provision of regulated entertainment - other entertainment falling within Act;
Provision of regulated entertainment - plays'

Provision of late-night refreshment.

The Planning Statement explains that the premises licence restricts the hours of operation of
various uses and for the sale of alcohol. The Premises Licence holder is Sunderland City
Council.

The planning application has been supported by:

Application Form;

Plans and collection of precedent images;
Planning Statement;

Heritage Statement;

Habitat Regulations Assessment;

Foul Drainage Assessment Form.

TYPE OF PUBLICITY:

Press Notice Advertised
Site Notice Posted

CONSULTEES:

Cllr Andrew Wood

CliIr Niall Hodson

CllIr Julia Potts

Planning And Highways West
Historic England

Network Management
Environmental Health

Flood And Coastal Group Engineer
Tyne And Wear Archaeology Officer
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Planning Implementation
Northumbria Police

NE Ambulance Service NHS Trust
Chief Fire Officer

Natural England

Natural Heritage

Watermans - Land Contamination

Final Date for Receipt of Representations: 02.08.2022

REPRESENTATIONS:
Representation and consultation

The application was subject to neighbour notifications and site and press notices. Following this
extensive consultation exercise one letter of representation was received from the Sunderland
Civic Society, a registered charity. In their response however, the Sunderland Civic Society
were focused on the proposals for Keel Square, ref. 22/01422/LP3.

Historic England

Historic England responded stating that they provide advice when their engagement can add
most value. In this case they confirmed they are not offering advice but suggested that the
views of the Authority's specialist conservation and archaeological advisors be sought.

Tyne and Wear County Archaeologist

Plot 12 has previously been identified through archaeological investigations as an area of
archaeological interest. In 2004, evidence of prehistoric occupation was identified during the
excavation of a trial trench within the boundary of this Plot (Event 2447). Across the wider
Riverside site, flints dating from the Mesolithic and Neolithic periods have been found, along
with Bronze Age pottery and archaeological features.

An archaeological letter from Archaeological Service Durham University submitted in support of
the application concludes that modern overburden protects the areas where archaeological
remains have been identified and that the temporary use of Plot 12 will not impact upon the
archaeological resource.

The County Archaeologist sought confirmation over whether there was to be any ground
disturbance arising from the application proposal. Following discussions and having looked
further into the relevant records, the County Archaeologist notes that the demolition rubble
varies across the site and thus, the below ground levels for potential archaeological deposits. In
view of the flexible nature of the permission being sought and rather than impose minimum
depth of excavations, it is thought more appropriate to include Watching Brief and Watching
Brief Report conditions:

Watching Brief:

No groundworks or development shall commence 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. The appointed archaeologist shall be present at relevant times during the
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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 205 of the NPPF, Core Strategy Policies BH8
and BH9 and saved Unitary Development Plan Policies B11, B13 and B14.

Watching Brief Report:

The building(s) shall not be occupied/ brought into use until the report of the results of
observations of the groundworks pursuant to condition () 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 205 of the
NPPF, Core Strategy Policies BH8 and BH9 and saved Unitary Development Plan
Policies B11, B13 and B14.

Council's Built Heritage (Conservation)

The Council's Built Heritage Officer confirmed having no objections to the proposal.
Environmental Health

Environmental Health have confirmed no objections to the application proposal provided an
Event Management Plan condition is attached to the permission to minimise impact on sensitive
receptors.

Lead Local Flood Authority (LLFA)

The LLFA confirmed they have no comments.

Council's Highway Engineers

The Council's highway engineers responded by stating that subject to a satisfactory Event
Management Plan there are no objections to the application proposal.

Council's Geo-Environmental Advisor

The Council's Advisor confirmed that in large part they were in agreement with the conclusions
and recommendations of the submitted 'Land Quality Site Inspection Report for Plot 12 of
Riverside Sunderland' report. The application site is located entirely within the boundaries of
previous assessments as part of the earlier approvals on Vaux. However, from a land quality
perspective and as stated in the report, the suitability of the existing temporary stone surfacing
for the proposed use is unknown and as such, it is recommended that the standard verification
and unidentified contamination conditions are imposed.
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Tyne and Wear Fire and Rescue Service

The Fire Authority have no objections to this proposal, subject to the provision of their enclosed
report with further comments made on receipt of a Building Regulations submission. The report
refers to 'Building Regulations B5: Access and Facilities for the Fire Service'. The Agent, acting
on behalf of the Applicant, has been provided with a copy, whilst an informative shall be placed
on the decision notice, should Members be so minded.

Police

In the consultation responses to the application proposal the Police Designing Out Crime Officer
has confirmed no objections, although reference is made to concerns on the "...impact of
adjacent proposals”, presumably the ongoing development at Vaux. In respect of the latter, it is
considered that the proposed Event Management Plan condition affords a reasonable degree of
control and should ensure a compatible form of development on this City Centre site with its
surrounding mix of uses and development.

COMMENTS:
Legislation

The Town and Country Planning Act 1990 and the Planning and Compulsory Purchase Act
2004 are considered relevant to the consideration of this application.

Planning Policy

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires applications for
planning permission to be determined in accordance with the statutory development plan unless
material considerations indicate otherwise.

National Planning Policy Framework

The Government's planning policies for England are set out in the National Planning Policy
Framework (NPPF), which states that the purpose of the planning system is to contribute to the
achievement of sustainable development. Planning decisions should play an active role in
guiding development towards sustainable solutions, but in doing so should take local
circumstances into account, to reflect the character, needs and opportunities of each area.

Development Plan

The Core Strategy and Development Plan 2015-2033 (CSDP) adopted in January 2020
supersedes the previous Unitary Development Plan (UDP) and sets an overarching strategy,
strategic policies and strategic allocations and designations for the future change and growth of
Sunderland. This Plan also includes local policies for development management purposes.

However, until the Allocations and Designations Plan is prepared and adopted, which will set

out local policies including site-specific policy designations and allocations for the development,
a number of UDP policies have been 'saved' for Development Management purposes.
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With the above policy context in mind and turning to the detailed consideration of the proposal,
the following sections consider the following:

Principle of development

Highway engineering considerations
Design and Built Heritage

Amenity

Ecology

Land Contamination

Flood Risk and Drainage

NookwNE

1. Principle of development

The Application Site is located within the City Centre, as defined by the Policies Map of the
CSDP. Policy VC1 focuses development proposals for main town centre uses within designated
centres, including the City Centre. It confirms the City Centre as being the principal location for
major retail, leisure, entertainment, cultural facilities and services. It is also noted that the site is
within the Urban Core: Policy SP2; a strategic policy which seeks to transform the Urban Core
into a more attractive and vibrant place, a place where people gather to socialise, work, live and
play. It states, as per VC1, that it will be a focus for main town centre uses, especially retail and
office use. Consequently, and as with VC1, it is considered that the application proposal is
seeking to deliver on the requirement of this key strategic policy.

In addition, Policy SS1 identifies Vaux as a gateway site to the Urban Core and, in part,
allocates it for small scale ancillary leisure and retail development. It is considered that the
application proposal is aligned with this policy, particularly as Plot 12 is part of a large-scale,
multi-phase, multi-plot development site.

In terms of the more recent policy guidance, the adopted Riverside Sunderland Supplementary
Planning Document and Masterplan identifies the area for a range of uses including shops,
restaurants, cafes, drinking establishments. One of the key aims of Riverside Sunderland is to
revitalise and reinvent the central area of the City via a new urban quarter, one that seeks to
combine a rich mix of people, enterprises and activities into vibrant streets and spaces.

Moreover, as noted in the submitted Planning Statement, the aim of increasing the number of
visitors to Sunderland will support other hospitality, catering and leisure businesses through
linked trips, thereby supporting the economic growth of Sunderland. The proposal will therefore
promote the City as a tourism and leisure destination, thereby supporting the aims of the
Sunderland Business Improvement District (BID) and the North East Economic Plan; whilst
helping to realise the Council's 'Our City Plan' aim for Sunderland to be a more dynamic and
vibrant City.

In conclusion, the principle of the proposed development is considered to accord with relevant
policies of the Development Plan and is acceptable in principle. It will enhance the vitality and
viability of the City Centre and help to further transform the Urban Core into a more attractive
and vibrant place, a place where people gather to socialise, work and play.

2. Highway engineering considerations
CSDP Policy ST2 requires that development should have no unacceptable adverse impact on

the Local Road Network, whilst Policy ST3 states that development should (amongst other
requirements) provide safe and convenient access for all road users, in a way which would not
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compromise the free flow of traffic on the public highway, pedestrians or any other transport
mode.

The site lies in a highly accessible location within the City Centre. The site has excellent access
to public transport with bus stops, in each direction, located on St Mary's Boulevard to the
south. Sunderland Station and Park Lane Metro Station are also in relative proximity.

The location of the site is considered to lend itself for opportunities to travel to events via
sustainable modes and that any cars would be able to access the area via the existing road
network with parking available in the City Centre's car parks. Consequently, in view of its City
Centre location, it is not considered necessary for the development to make provision for its
own parking.

The Council's Highway Engineers have highlighted that the Applicant will need to arrange for a
temporary traffic regulation order, with any necessary traffic management and dilapidation
surveys to inspect the condition of the highway both before and after the event. This will need to
be conducted in liaison with the Local Highway Authority. The proposed Event Management
Plan condition will also be the means within which to consider the extent of any boundary
enclosure, details of delivery and servicing, as well as any temporary pedestrian and vehicular
access works.

Given the sustainable transportation location and subject to the imposition of an Event
Management Plan the application proposal is acceptable and in accordance with Policies ST2
an ST3 of the CSDP.

3. Design and Built Heritage

CSDP Policy BH1 encourages high quality of design and positive improvement, whilst Policy
BH3 seeks to ensure existing and proposed areas of public realm are well designed and
accessible. Policies BH7 and BH8 require development to respect and respond positively to the
historic environment and any heritage assets within it.

Plot 12 of Riverside Sunderland is located directly opposite Bishopwearmouth Conservation
Area and Keel Square, with the Magistrates Courts in proximity and the listed Peacock Public
House further to the south. The Council's Built Heritage Officer has noted the submitted
Heritage Statement, which has described the significance of the adjacent designated heritage
assets and assessed the impact of the proposed temporary events space on their significance.

The Heritage Statement concludes that there will be no adverse impact on heritage significance;
particularly when taking into account the current unsightly and vacant condition of the site and
the temporary nature of the proposed uses and associated installations/ structures along with
their context within the wider surrounding large-scale developments of Riverside Sunderland.

The Council's Built Heritage Officer agrees with the conclusions of the Heritage Statement in
that the proposal will have a neutral impact on the setting of the Conservation Area and the
listed buildings within it, thus the significance of these assets will be conserved satisfying the
requirements of CSDP Policies BH7 and BH8 and NPPF Paragraphs 197 and 199.

4. Amenity
CSDP Policy HS1 requires that new development should demonstrate that it will not result in

unacceptable adverse impacts on quality of life and amenity, whilst Policy HS2 considers noise
sensitive development and directs it to the most appropriate locations.
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The Council's Environmental Health service have confirmed no objections to the application
subject to an Event Management Plan condition being imposed. As the proposed events are
likely to be of a varied nature it is important that the Applicant works closely with the Council's
Environmental Health service to risk assess the specifics of the event taking into consideration
of sensitive receptors, the nature of such events, and associated noise levels. The Event
Management Plan should incorporate operating times, types of equipment and their location,
and any other measures to mitigate the impacts of noise off-site.

It is considered that with the imposition of an Event Management Plan condition there will be
suitable measures in place to ensure no unacceptable adverse impacts on quality of life and
amenity; and given its City Centre location the application proposal is considered to be in an
appropriate location in terms of its noise considerations.

It is therefore considered that the proposal accords with the objectives of these policies and is
acceptable in respect of its amenity impacts.

5. Ecology

CSDP Policy NE2 requires development proposals, where necessary, to demonstrate how they
will protect biodiversity and geodiversity.

Given the location of the site within the City Centre and relative proximity to the coast the
application proposal was supported by a Habitat Regulations Assessment (HRA). The HRA
assessed the potential impact of the proposed development on nearby statutory designated
sites, particularly the Ramsar, Special Areas of Conservation (SAC) and Special Protection
Areas (SPA), referred to as 'European Sites'.

The HRA considers the application site to be significantly distant from the European Sites so
that no direct impacts will occur from the temporary events and as such, as part of the detailed
assessment, only non-direct impacts have been considered i.e., visitor pressures, introduction
of invasive plants and functionally linked land.

In reviewing the three criteria it was concluded that the lack of a functional connection between
the site and the coast; distance in terms of recreational pressures; and, negligible risk over the
introduction of invasive plants from the development, has enabled the HRA to conclude no
Likely Significant Effect with no mitigation being required.

Given the brownfield, hardstanded nature of the site and in view of the conclusions of the
submitted HRA, it is considered that the proposal is acceptable and in accordance with CSDP
Policy NE2.

6. Land Contamination

CSDP Policy HS3 requires that appropriate remediation is undertaken when developing
contaminated land.

As stated in the consultee section of this report the submitted Land Quality Site Inspection
Report the application site is located entirely within the boundaries of previous assessment work
undertaken as part of the recent approvals on Vaux. The Council's Geo-Environmental Advisor
notes, as detailed in the report, that the suitability of the existing temporary stone surfacing for
the proposed use is unknown. Following the submission of the approved Remediation Strategy
for the wider Vaux re-development, which included Plot 12, it is considered that the suitability of
the existing temporary stone surfacing can be appropriately considered via a verification report.
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Thus, it is recommended that Verification and Unidentified contamination conditions be
imposed, should Members be so minded.

Subject to these conditions being imposed the application proposal is considered acceptable
and in accordance with CSDP Policy HS3.

7. Flood Risk and Drainage

CSDP Policy WWEZ2 requires that to understand flood risk and coastal management
considerations certain planning applications will be required to demonstrate via a Flood Risk
Assessment (FRA) and that development shall not increase flood risk on site or elsewhere, and
if possible, reduce the risk of flooding.

The Planning Statement has considered and correctly identified the site as being located within
Flood Zone 1 and is therefore not at risk of flooding from rivers, sea, reservoirs or from surface
water run-off. Moreover, it confirms that in terms of drainage, no connections will be made into
the existing sewer system, instead portable toilets will be provided and emptied off site. As the
site is under 1 hectare an FRA is not required, whilst it is noted that the LLFA have offered no
comment or observations in their consultation response.

It is considered that the submission has appropriately considered flood risk and drainage
relative to the proposed development and is acceptable, in accordance with WWE?2.

EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;
disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O 0O O0OO0OO0OO0OO0o0OOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
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it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating
some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

Conclusion

On the basis of the above, there is considered to be no conflict with the aforementioned policies
and consequently it is recommended that Members Grant Consent for the development under
Regulation 3 of the Town and Country Planning (General Regulations) 1992 (as amended),
subject to the conditions below:

RECOMMENDATION: GRANT CONSENT under Regulation 3 of the Town and Country
Planning (General Regulations) 1992 (as amended), subject to the conditions below:

Conditions:

1 The development to which this permission relates must be begun not later than three
years beginning with the date on which permission is granted, as required by section 91 of the
Town and Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004 to ensure that the development is carried out within a
reasonable period of time.

2 This permission shall be for a limited period of seven years only from the date of this
consent when (unless a further application has been submitted to and approved in writing by the
Local Planning Authority) the use hereby approved shall be discontinued and any buildings or
structures arising from this permission shall be removed and the site left in a safe and
satisfactory condition in accordance with a scheme of work to be submitted to and approved in
writing by the Local Planning Authority.

Reason:

To define the consent and maintain the attractiveness and vibrancy of the Urban Core, in
accordance with CSDP policy SP2.

3 The development hereby granted permission shall be carried out in full accordance with
the following approved plans:

e Location Plan, LFS INA-00-00-DR A 000-01 Revision P1;

Page 117 of 170



e EXxisting Site Plan - Plot 12, LFS INA-00-00-DR-A-010-01 Revision P1;

e Proposed Site Plan - Plot 12, LFS INA-00-00-DR-A-110-01 Revision P2;

e Land Quality Site Inspection Report - Plot 12 of Riverside Sunderland Site, VPT-XX-XX-
RPT-GE-60201 Revision P01, dated 30 June 2022;

¢ Site Wide Detailed Remediation and Verification Strategy, 10073447.RPT.GL.008
Revision B, dated 18 November 2020.

Reason:
To ensure that the completed development accords with the scheme approved and to comply
with CSDP policy BH1.

4 No Temporary Use Event shall occur until a Management Strategy and Plan for that
Event has been submitted to and approved in writing by the Local Planning Authority.

For the avoidance of doubt the details to be contained within the Strategy and Plan shall where
applicable, include but not limited to;

e Event Set-Up, including details of duration, layout and buildings/ containers/ stalls,
boundary enclosures and take-down procedures;

Measures to control noise and cooking smells;

Details of delivery, servicing and refuse collection arrangements;

Proposed temporary pedestrian and vehicular access works;

Details of any external lighting.

Thereatfter, each temporary use(s) shall be operated in accordance with its approved details,
unless otherwise agreed in writing.

Reasons:
In the interests of amenity and highway safety, in accordance with CSDP HS1, HS2, BH1, BH3,
BH8, ST2 and ST3.

5 The areas of landscaping hereby approved shall not commence until details of both hard
and soft landscape works have been submitted to and approved in writing by the Local Planning
Authority and these works shall be carried out as approved. The details shall include proposed
finished levels or contours; planting plans including written specifications (including cultivation
and other operations associated with plant and grass establishment); schedules of trees, plants,
noting species, sizes and proposed numbers/ densities, and details of the management and
maintenance of the landscaping.

Reason:
In the interests of visual amenity and nature conservation and to comply with policies NE1, NE2
and NE3 of the CSDP.

6 The development hereby approved shall not be occupied until the approved remediation
works have been completed in accordance with the approved Remediation Strategy and a
verification report that demonstrates the effectiveness of the remediation works and accords
with the terms of the approved Verification Plan has been submitted to and approved, in writing,
by the Local Planning Authority.
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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 170, 178, 179, and 183.

7 If, during development, contamination not previously identified is found to be present at
the site, the Local Planning Authority shall be notified and appropriate actions submitted to and
agreed in writing by the Local Planning Authority prior to development recommencing on that
part of the site. The appropriate actions shall include an amendment to the approved
remediation strategy detailing how the unsuspected contamination shall be dealt with. The
remediation strategy shall be implemented as approved.

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 170, 178, 179, and 183.

8 No groundworks or development shall commence 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.
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 205 of the NPPF, Core Strategy Policies BH8 and BH9 and saved
Unitary Development Plan Policies B11, B13 and B14.

9 The building(s) shall not be occupied/ brought into use until the report of the results of
observations of the groundworks pursuant to condition 8 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 205 of the NPPF, Core Strategy
Policies BH8 and BH9 and saved Unitary Development Plan Policies B11, B13 and B14.
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9. South Sunderland

Reference No.: 22/01466/SUB Resubmission

Proposal: Change of use to coffee/sandwich shop including
associated car parking.

Location: School HouseOfferton Village SunderlandSR4 9JP
Ward: Shiney Row

Applicant: Scott Richards

Date Valid: 14 July 2022

Target Date: 8 September 2022

PROPOSAL:

APPLICATION SITE

The application site is the former Offerton and Coxgreen School building, built in 1878 along
with the adjacent school master's house. The red line location plan identifies the site as being
the original school building within its small grounds, along with a gated field/ paddock to the rear
(southeast), whilst the former school master's house and its gardens plus a small triangular
shaped paddock to the southwest is outlined in blue.

It is understood that as Offerton and Coxgreen School it closed in 1937 but may have been
used as a private school until around the 1960s/ 70s. It appears to have spent a short time as
an artist's studio, presumably akin to someone working solo within a shed/ workshop within their
garden, before it changed hands in 1996. Since then, planning records evidence it being used
as a storage/ workshop outbuilding as part of the dwelling house, backed up by the photos
attached to the most recent house sale. It is therefore considered that the evidence points very
strongly to the school building having been used as a building incidental to the enjoyment of the
adjacent dwellinghouse for many years.

Aerial photography records indicate that the field to the rear of the former school building
(possibly formerly the school playing grounds) has been maintained as a grassed field or
paddock separate from the main garden for many years. The site lies within the open
countryside on the corner of the T-junction of Coxgreen Road, a narrow country road with no
footways or markings, save for the approach to the junction. To the north, the road leads to a
livery and a golf course and footpaths to the River Wear. To the south, the land rises up to
Penshaw Monument. The site lies within the defined green belt.

PROPOSAL

The application relates to the change of use of the former school building to a café and coffee/
sandwich shop. The proposed layout shows a kitchen and preparation area, a large indoor
seated area, and a smaller quiet area/ private function room. The drawings also show a
separate coffee shop with a small sales counter and a small amount of seating.

No external alterations to the building are proposed and the internal layout is to be retained,
although it is understood that renovation works within the building have already taken place.
Parking for 10 cars will be provided within the field to the rear via the existing access onto
Coxgreen Road and cycle storage will be provided within the cloister facing the courtyard.
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The application is a resubmission of an identical proposal (21/01718/FUL) that was refused
permission in April 2022 for reasons relating to harm to the green belt by inappropriateness, the
detrimental impact of the development upon the openness, character and appearance of the
countryside, and the visual amenities of the green belt.

TYPE OF PUBLICITY:

Press Notice Advertised
Site Notice Posted

CONSULTEES:

Cllr Katherine Mason-Gage
Clir David Snowdon

ClIr Melville Speding
Network Management
Environmental Health
Natural Heritage

Planning Implementation
Planning Policy

Final Date for Receipt of Representations: 30.08.2022

REPRESENTATIONS:

Public Consultation
No objections have been received.

Consultees-

Councils Environmental Health Team - Environmental Health has considered the application
and have no objections to the proposed development, subject to consideration of the inclusion
of a condition requiring, prior to the use of the development, a scheme of odour control to be
submitted for the approval of the LPA together with an odour risk assessment.

Council's Conservation team - The Conservation Team have no objections as the proposal will
have no detrimental impact on the building as a non-designated heritage asset.

Council's Transportation Development team - The Transportation Team have no objections to
the proposal.

Council's Planning Policy team - The Planning Policy team have flagged that the if the
development impacts upon the openness of the green belt it would constitute inappropriate
development that should be refused. Although the NPPF states that the sequential approach is
not required for small scale rural offices or other small scale rural development, the application
was accompanied by a sequential assessment for a main town centre use outside of an existing
centre. The Policy team considers that, as the facilities is aimed at rural walkers/ cyclists,
alternative sites would not be appropriate, and it is considered that this may provide an
appropriate justification for the location of the proposals in this respect.
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Council's Ecology team - The Council's Ecology team have no objections to the proposal
provided that any approval that may be forthcoming is subject to a number of conditions
requiring mitigation measures to maintain and enhance biodiversity, and measures to be taken
to ensure the protection of protected and notable species during and after the carrying out of the
works.

COMMENTS:

The main issues to consider are;

- The principle of the development and whether the proposal represents appropriate
development,

- The impact of the development upon the openness of the green belt,

- The impact of the development upon the vitality of town centres,

- The impact of the development upon the visual amenities of the area,

- Environmental health impacts

- The highway safety implications of the proposal,

- The ecological and arboricultural impacts of the development,

- Very Special Circumstances

Principle and appropriateness of the development

The first issue to address is the whether the proposed development within the green belt is
acceptable in principle.

Paragraph 11 of the NPPF states that plans and decisions should apply a presumption in favour
of sustainable development. For decision-taking this means approving development proposals
that accord with an up-to-date development plan without delay; or where there are no relevant
development plan policies, or the policies which are most important for determining the
application are out-of-date, granting permission unless the application of policies in this
Framework that protect areas or assets of particular importance provides a clear reason for
refusing the development proposed 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.

The policies in the framework that protect areas or assets of particular importance referred to
includes green belt therefore the presumption in favour of sustainable development does not
apply to development proposals within the green belt boundary.

As the site is located in the green belt CSDP Policy NE6: Green Belt is relevant. It indicates that
development in the green belt will be permitted where the proposals are consistent with the
exception list in national planning policy subject to all other criteria being acceptable.

Chapter 13 of the revised NPPF issued 2021 seeks to protect the green belt from inappropriate
and harmful development and reiterates the established five purposes that the green belt
serves. Paragraph 137 states that the fundamental aim of Green Belt policy is to prevent urban
sprawl! by keeping land permanently open; the essential characteristics of green belts are their
openness and permanence. At para 145 local planning authorities are instructed to plan
positively to retain and enhance landscapes and visual amenity.

Para 147 declares that inappropriate development is by definition harmful to the green belt and
should not be approved except in very special circumstances. Para 149 of the NPPF instructs
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LPAs to regard the construction of new buildings as inappropriate in the green belt. Exceptions
to this are;

a) buildings for agriculture and forestry;

b) the provision of appropriate facilities (in connection with the existing use of land or a
change of use) for outdoor sport, outdoor recreation, cemeteries and burial grounds and
allotments; as long as the facilities preserve the openness of the Green Belt and do not
conflict with the purposes of including land within it;

c) the extension or alteration of a building provided that it does not result in disproportionate
additions over and above the size of the original building;

d) the replacement of a building, provided the new building is in the same use and not
materially larger than the one it replaces;

e) limited infilling in villages,

f) limited affordable housing for local community needs under policies set out in the
development plan (including policies for rural exception sites); and

g) limited infilling or the partial or complete redevelopment of previously developed land,
whether redundant or in continuing use (excluding temporary buildings), which would:

- not have a greater impact on the openness of the Green Belt than the existing
development; or

- not cause substantial harm to the openness of the green belt, where the
development would re-use previously developed land and contribute to
meeting an identified affordable housing need within the area of the local
planning authority.

Para 150 of the NPPF indicates that certain other forms of development are not inappropriate
provided they preserve the openness of the green belt and do not conflict with the purposes of
including land within it. These are;
a) mineral extraction;
b) engineering operations;
c) local transport infrastructure which can demonstrate a requirement for a Green Belt
location;
d) the re-use of buildings provided that the buildings are of permanent and
e) substantial construction;
f) material changes in the use of land (such as changes of use for outdoor sport or
recreation, or for cemeteries and burial grounds); and
g) development brought forward under a Community Right to Build Order or Neighbourhood
Development Order.

Case law has found that these lists are comprehensive and exclusive; development which does
not fall within these categories constitutes inappropriate development. In accordance with para
147 of the NPPF, inappropriate development is by definition harmful to the green belt and, in the
absence of very special circumstances should not be approved.

The proposed change of use of the building is considered to fall within paragraph 150 d) as the
building is of a permanent and substantial construction. The associated works to provide the car
park involves the laying out of a hard surface on a root friendly sub-base then a grass filled
permeable top layer. Consequently, the development is considered to comprise engineering
operations, as detailed in para 150 b). The change of use of the paddock to provide a car park
is also considered to fall within paragraph 150 e).

In accordance with para 150, the reuse of the building, the change of use of the associated
paddock and the engineering operations required to provide the car park and access, are not
inappropriate PROVIDED they preserve the openness of the green belt and do not conflict with
the purposes of including land within it.
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Para 148 of the NPPF requires local planning authorities to give substantial weight to any harm
to the green belt. 'Very special circumstances' will not exist unless the potential harm to the
green belt by reason of inappropriateness, and any other harm resulting from the proposal, is
clearly outweighed by other considerations.

Openness of the green belt

The essential characteristics of green belts are their openness and permanence. As the term
‘openness' is not defined within the NPPF, the concept has long been the subject of
interpretation and discussion. The recent Supreme Court decision in Samuel Smith Old Brewery
(Tadcaster) v North Yorkshire County Council and Dorrington Quarries [2020] concluded that
"matters relevant to openness in any particular case are a matter of planning judgement, not

law".

The extent to which the visual impact of a development should be taken into account when
assessing openness has been particularly problematic and assessments often depended on the
spatial presence of development, with visual impacts being assessed separately. This ruling
confirmed that whilst it was not necessary to consider visual impact in the preservation of Green
Belt openness, the consideration of visual openness can be a relevant issue to consider when
making judgements on Green Belt openness. The judgement also stated that the concept of
openness naturally refers back to the underlying aim of green belt policy 'to prevent urban
sprawl! by keeping land permanently open'. Openness is thus the counterpart of urban sprawl.

There is a difference between visual aspects of openness and impacts on visual amenity. An
assessment of the visual impact upon openness could include, for example, impacts on long
distance views, visual links to the wider Green Belt and whether restoration after a temporary
development can restore the current visual aspects of openness. An assessment of the impact
of the development upon visual amenity would likely include impacts upon views, outlook,
character, appearance, and scenic quality. A development that has a visual impact on openness
may not necessarily have a detrimental impact upon the visual amenities of its locality.

In this case, the development comprises two main elements, the change of use of the building
itself and the change of use of the paddock plus the engineering works involved to create a car
parking area.

The school building is of a permanent and substantial construction. No external alterations are
proposed, although it is noted that during the consideration of the previous application the roof
has been replaced and velux windows have been installed. Renovation works have also already
been carried out internally without the layout having been changed substantially. The building
already has a spatial presence within the green belt and the visual impact of the building in itself
and consequently its essential character will not alter as a result of the development. It is
therefore considered that this element of the development will preserve the openness of the
green belt and is not deemed to be inappropriate development.

Within the submitted Planning Statement it is argued that the car park will have a limited visual
impact and therefore does not impact upon the openness of the green belt. However, this
conflates visual impact upon openness and impact upon visual amenities to some extent, and it
is considered that the Planning Statement underestimates the visibility of the site.

The creation of the car park will involve the change of use of the paddock and the laying of
approximately 245sgm of hard surfacing within a grassed paddock, taking up about a fifth of this
open space. The proposal includes the reduction in height to 1m of a section of stone wall and
the removal of a section of hedgerow and a mature tree at the entrance to the parking area, and
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the small grass verge to the front of the entrance will be replaced with tarmac in lieu of a
footpath crossing. This, and the necessity for the gates to be open during use will result in a
clearly visible form of development from the immediately adjacent highway where there is
presently none.

This will be exacerbated by the presence of multiple parked cars during opening hours, and
associated comings and goings of people and vehicles, rendering the parking area even more
conspicuous, particular as the site can be viewed from a number of vantage points along nearby
public footpaths crossing the countryside. The car park would therefore have an urbanising and
encroaching effect, particularly when viewed against the backdrop of, and in the context of,
neighbouring undeveloped land, and would consequently result in a loss of openness.

The use of an Ecogrid system, that allows grass to grow through a permeable plastic paving
slab, may help to soften the impact of the hardstanding in terms of impact upon the visual
amenities of the area, but it would still have a visual impact upon openness. The example
shown on the submitted drawing shows that even a well-maintained surface would appear as an
artificial surface compared with the existing grassed land use and would not sufficiently mitigate
the urbanising effect of the hard surfacing.

The car park will therefore have visual impact and a spatial presence, as well as an urbanising
and encroaching effect, particularly during opening hours no matter how limited they may be. It
is therefore considered that the openness of this area of green belt will be harmed to a
significant degree as a result of the development. As the development will not preserve the
openness of the green belt and is in conflict with the purposes of including land within it,
namely, to assist in safeguarding the countryside from encroachment, the proposal amounts to
inappropriate development and is by definition harmful to the green belt.

As para 138 of the NPPF states that the fundamental aim of green belt policy is to prevent
urban sprawl, with the essential characteristics of Green Belts being their openness and their
permanence, the substantial harm that the development is likely to cause to the openness of the
green belt must therefore be given significant weight.

Notwithstanding inappropriateness and harm to openness, any other harm to the green belt
must be considered.

Impact on Town Centres

Paragraph 86 to 87 of the NPPF states that planning policies and decisions should support the
role that town centres play at the heart of local communities, by taking a positive approach to
their growth, management and adaptation. Local planning authorities should apply a sequential
test to planning applications for main town centre uses which are neither in an existing centre
nor in accordance with an up-to-date plan. Main town centre uses should be located in town
centres, then in edge of centre locations; and only if suitable sites are not available (or expected
to become available within a reasonable period) should out of centre sites be considered.

Although para 88 states that the sequential approach is not required for small scale rural offices
or other small scale rural development, the application was accompanied by a sequential
assessment which concluded that there were no suitable sites within the city centre to satisfy
the business requirements, which included an outdoor, rural setting The Policy team have
commented that, as the facility is aimed at rural walkers/cyclists, alternative sites would not be
appropriate, and it is considered that this may provide an appropriate justification for the
location of the proposals in this respect.
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Visual Amenity

Policy BH1 of the CSDP states that, to achieve high quality design and positive improvement,
development should (amongst other requirements); be of a scale, massing, layout, appearance
and setting which respects and enhances the positive qualities of nearby properties and the
locality.

The application site occupies a highly visible position within this area of the green belt and open
countryside. The locality is popular with walkers and cyclists as the area offers quality
countryside scenery over good distances. The proposal will introduce an urbanised form of
development that will out of keeping with the rural nature of this part of the landscape. The
opening up of the car park entrance will expose the site to view from close proximity and the
new development will also be visible from long distance views to the detriment of the scenic
quality and visual amenities of the green belt. The proposed development is therefore
considered to be contrary to the requirement of para 145 of the NPPF to retain and enhance
landscapes and visual amenity, and policy BH1 of the CSDP.

Environmental Health impacts

Policy HS1 of the CSDP states that development must demonstrate that it does not result in
unacceptable adverse impacts which cannot be addressed through appropriate mitigation,
arising from the following sources: air quality, noise, dust, vibration, odour, and emissions.

The site lies within an isolated location where there is only one nearby residential property, the
adjacent school master's house currently within the same ownership as the application site,
although it is noted that it is currently advertised as a holiday let, so occupiers other than the
applicant may potentially be affected.

The proposal states that the food offering will be limited to 'hot and cold drinks, cakes and
pastry, cold and toasted sandwiches, there is no provision to provide cafeteria type hot and cold
meals'. However, the Environmental Health team have rightly commented that a permission for
the sale of food and drink for consumption on the premises would allow a variation in that to
allow the preparation of hot food. The proposed extraction location is at an existing point low
down on the external wall facing out to the highway. The two images showed only a hole in the
wall with external integral covering grate on the front elevation of the premises. There is a
concern that the height of any fan inside the kitchen would be insufficient to collect hot air and
any odours prior to discharge outside.

The Environmental Health team have therefore commented that any approval should be subject
to a condition requiring the submission of a scheme of extraction and odour control for the
kitchen, including an odour risk assessment. The extent of any odour control measures is
dictated by the nature of the cooking to be undertaken, the number of covers within the cafe and
the proximity of neighbouring residential properties.

This is considered to be sufficient to minimise the impact upon the adjacent residential property
and the immediately surrounding public space to comply with policy HS1 of the CSDP. It must
be noted that the visual impact of any external ventilation or extraction ducting that may
subsequently be required will need to be assessed as part of the assessment of the details for
the discharge of such a condition.
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Highway Safety

Policy ST2 of the CSDP sets out the requirement for proposals to ensure that development has
no unacceptable adverse impact on the Local Road Network.

Policy ST3 of the CSDP states that development should (amongst other requirements) provide
safe and convenient access for all road users, in a way which would not compromise the free
flow of traffic on the public highway, pedestrians or any other transport mode, including public
transport and cycling; and include a level of vehicle parking and cycle storage for residential and
non-residential development, in accordance with the council's parking standards.

Parking for 10 cars is proposed to be provided within the field to the rear. During the
consideration of the original application there were concerns about the arrangements for
delivery vehicles, that the number of parking spaces proposed was inadequate for the demand
likely to be created by the proposal, and that the access was unsafe with regards to the visibility
splay when exiting onto Coxgreen Road, particularly as there is no footway around the site.
Following discussions between the applicant, agent and the Transportation Development team,
the application was amended to improve the visibility splay by reducing the height of the wall
and gate to the north-west of the entrance. The current application is proposed in line with these
amendments.

The Transportation Development team confirmed that 10 car parking spaces would be the
absolute minimum that would need to be provided for the proposed café and coffee shop use as
previously amended and currently proposed. The visibility splay will be improved slightly by the
reduction in height of the boundary enclosure to the northwest, but it will still not allow a view of
the whole of the carriageway for the splay's full length in this direction. However, it is recognised
that the volume of vehicular traffic from this direction is likely to be low as the road serves only
the Woodhouse Livery complex and the Wearside Golf Club. Whilst the proposed access
arrangements are not ideal, these measures are probably sufficient to render the proposal
unlikely to result in conditions that would be a serious detriment to highway and pedestrian
safety, in compliance with policies ST2 and ST3 of the CSDP.

Impact upon Trees and Ecology

Policy NE2 of the CSDP relates to Biodiversity and Geodiversity. NE2.1 states that where
appropriate, development must demonstrate how it will provide net gains in biodiversity and
avoid (through locating on an alternative site with less harmful impacts) or minimise adverse
impacts on biodiversity in accordance with the mitigation hierarchy.

Policy NE3 of the CSDP states that to conserve significant trees, woodlands and hedgerows,
development should (amongst other requirements) give consideration to trees and hedgerows
both on individual merit as well as their contribution to amenity and interaction as part of a group
within the broader landscape setting, and ensure that where trees, woodlands and hedgerows
are impacted negatively by proposed development, justification, mitigation, compensation and
maintenance measures are provided in a detailed management plan.

The proposed car parking field is bound by a line of mature trees and hedgerow along almost all
four sides. As such, the application has been accompanied by an Arboricultural Impact
Assessment Report. This identifies that a Plum and a Cherry growing adjacent to the northern
boundary, and a Weeping Willow and 6m of hedgerow adjacent to the proposed car park
entrance will need to be removed to facilitate the development. An additional Weeping Willow
will need to be removed as it is suffering from decay. No replacement planting or mitigation is
proposed.
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Given the countryside setting and the presence of the mature trees a Preliminary Ecological
Appraisal was also submitted with the application. This identified that an area of amenity
grassland within the field will need to be removed and replaced with a permeable surface
seeded with grass. Six trees are proposed to be planted to mitigate for the loss of those to be
removed to facilitate the development.

In response to consultation, the Council's Ecologist commented that the PEA report does not
cover the entire red line boundary area to be affected by the proposals, omitting the building
which is to be subject to an internal change of use, and instead focusing on the field to the east.
The assessment relating to the field / vegetated area, impacts, and proposed tree planting
works are considered to be appropriate. Hedgerows and trees to be lost to the proposals should
be replaced on a minimum 2:1 basis, in order to ensure that the proposals result in a net gain
for biodiversity.

The PEA report states that no bat roosts or potential bat roosts will be affected by the
development. No arboricultural works (including trimming / maintenance works) beyond those
detailed in the arboricultural report will be undertaken, and no lighting is proposed for any area
of the field.

As the report does not cover the entire red line boundary, no assessment is provided relating to
potential impacts of the proposed change of use works on the building or protected species
which may utilise this structure, such as bats or breeding birds. However, the information
provided in support of the application show that no works will be undertaken within the loft
void(s), or which would affect the roof structure, and no works beyond the replacement of the
existing vent to the kitchen area would be undertaken which would affect the walls. No new
lighting is shown on any of the plans. As such, no impacts would be predicted upon bats or
breeding birds within the building as a result of the proposed works.

The Council's Ecologist recommends that, in the event of any works affecting the walls (beyond
the replacement of the existing vent), roof structure (including any works within any loft void) or
the installation of any lighting is proposed as part of the submission, then planning permission
should be resisted until further assessments relating to potential impacts upon bats are
provided. All British bats are protected by both UK and European legislation. This legal
protection extends to any place that a bat uses for shelter or protection whether bats are
present or not. Failure to comply with the legislation may result in an offense being committed.
Under UK legislation it is also an offence to intentionally or recklessly disturb, damage or
destroy an active bird nest.

It is understood that at some point after the submission of the first application the roof of the
building was completely replaced and Velux windows fitted within the roof. No details of the
works have been provided nor have any further studies relating to potential impacts upon bats
been submitted. The opportunity to consider such potential impacts has now been lost.

Notwithstanding the above, based on the submitted details, which do not include any further
works to the building itself, the Council's Ecologist recommends that, should the application be
found to be acceptable, an approval should be subject to a number of conditions requiring
mitigation measures to maintain and enhance biodiversity, and measures to be taken to ensure
the protection of protected and notable species during and after the carrying out of the works, in
order to comply with policies NE2 and NES3.
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Very Special Circumstances

Para 148 of the NPPF requires local planning authorities to give substantial weight to any harm
to the green belt. 'Very special circumstances' will not exist unless the potential harm to the
green belt by reason of inappropriateness, and any other harm, including factors unrelated to
the green belt, is clearly outweighed by other considerations.

Case law has established that it is not enough for very special circumstances to merely balance
out the harm caused to the openness of the Green Belt by permitting inappropriate development
(and any other harm); what is required is that the very special circumstances must clearly
outweigh the harm in order to justify planning permission being granted.

The submitted Planning Statement cites that 4 FTE jobs (2 full time, 4 part time) will be created
by the development. Given the isolated location of the application site these staff are likely to be
sourced from the nearby urban population. The development is therefore not going to make a
significant contribution to the rural economy as claimed.

The Planning Statement claims that the development will provide a much needed service to
visitors to the area to the benefit of the wider economy, and will boost tourism in the wider area.
No evidence has been provided to demonstrate that such a facility is necessary in the area, how
the local economy will benefit from the development, or how it will increase visits to nearby
tourist attractions. In fact, if visitors are to be attracted in significant numbers, the level of car
parking proposed is likely to be insufficient and there may be pressure to expand the business,
which will in turn exacerbate the detrimental impacts upon the green belt and the visual
amenities of the area.

The Planning Statement also claims that the development will secure the long-term use and
maintenance of a non-designated heritage asset. There is no evidence that it is in poor
condition, indeed it has recently been refurbished. The building is therefore not in any
immediate danger or condition that would require this specific form of development to save it.

The claims put forward within the Planning Statement therefore do not constitute 'very special
circumstances ' required to justify inappropriate development in the green belt.

EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;

disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O O O0OO0OO0OO0OO0o0OOo

Page 129 of 170



The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating
some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

Conclusion

Given the above, it is therefore considered that the proposal results in substantial harm to the
green belt by reason of inappropriateness and other harm, specifically, the detrimental impact of
the development upon the openness of the green belt, and the adverse visual impact of the
development. Significant weight must be given to these matters and therefore, in accordance
with the provisions of the NPPF, it is considered that the very limited, mainly private benefits
that may result from the development do not constitute very special circumstances that clearly
outweigh the harm by reason of inappropriateness and any other harm to the green belt, and
the proposal should not be approved.

The proposal is considered to be unacceptable and Members are therefore recommended to
refuse planning permission for the reasons set out below.

RECOMMENDATION: REFUSE subject to the reasons stated below:
Reasons:
1 The proposal represents an inappropriate form of development within the Green Belt and

in the absence of very special circumstances that would outweigh harm, would by its
inappropriateness have a detrimental impact on the openness, character and appearance of the
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countryside. As such the proposed development is contrary to the advice provided in Chapter
13 of the National Planning Policy Framework and policy NE6 of the CSDP.

2 The proposal would introduce an obtrusive and an urbanised form of development that
will out of keeping with the rural nature of this part of the landscape to the detriment of the visual
amenities of the green belt and as such would be contrary to Chapter 13 of the National
Planning Policy Framework and policies BH1 and NE6 of the CSDP.
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10. Houghton
Reference No.: 22/01575/FUL Full Application

Proposal: Erection of two storey rear extension with extraction flue to
provide kitchen extension and creation of staff facilities.

Location: Mamas KitchenHoughton Road NewbottleHoughton-Le-Spring DH4 4EF
Ward: Houghton

Applicant: Mrs Helen Cooper

Date Valid: 1 August 2022

Target Date: 26 September 2022

PROPOSAL:

APPLICATION SITE

The application site is Mama's bar/grill/pizzeria restaurant situated on the light-controlled
junction of Coaley Lane and the A182 Houghton Road in the village of Newbottle. The
restaurant is a two-storey building plus a cellar, with a single storey extension to the side, and a
car park to the front and side. A compound sits to the rear of the building that provides staff
parking and outdoor storage. There are two accesses to the car park, one from Coaley Lane
and one from Houghton Road. The land rises up steeply to the east and north so that the car
park sits on sloping ground and the host property sits at a much higher ground level than the
residential properties to its rear.

The application site is partially included within the Newbottle Conservation Area (car park and
extension), the original building itself is outside the boundary.

PROPOSAL

The proposal relates to the erection of a two-storey extension to the rear of the property to
provide a staff room with a kitchen extension above. Due to the ground levels, the staffroom will
be at basement level whilst the kitchen will adjoin the existing property at ground floor level. The
extension will span across slightly less than half of the rear elevation of the original building and
will occupy approximately half of the outdoor storage compound.

The proposal represents a resubmission of two similar applications (ref 21/02840/FUL and
22/00529/SUB) that Members may recall were refused on 9 February 2022 and 11 July 2022.
The first under delegated powers with the subsequent application refused by Planning
Committee. The reasons for refusal related to the impact of the development upon the nearby
residential properties in terms of visual intrusion, overlooking and consequent loss of privacy,
and the adverse visual impact of the development by reason of its size, design and elevated
position. The main difference between the previous submissions and the current proposal is that
the previously refused schemes involved a wider extension to provide a store at basement level
with a smokers' terrace above. The first application proposed a lean-to roof whereas the second
scheme proposed a flat roof with two roof lantern lights. The current scheme proposes a lean-to
roof with velux windows.
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TYPE OF PUBLICITY:

Press Notice Advertised
Site Notice Posted
Neighbour Notifications

CONSULTEES:

Cllr John Price

Cllr Mark Burrell

Cllr John Price

Planning Implementation
Environmental Health
Network Management
Northern Powergrid

2 Hillview Road Houghton-le-Spring DH4 4SH
1 Hillview Road Houghton-le-Spring DH4 4SH
Derham Houghton Road Newbottle Houghton-le-Spring DH4 4EF
4 Hillview Road Houghton-le-Spring DH4 4SH
3 Hillview Road Houghton-le-Spring DH4 4SH

Final Date for Receipt of Representations: 14.09.2022

REPRESENTATIONS:

Public Consultation

Five letters of objection have been received to date. The period for the receipt of
representations expires on 14 September after the preparation of this report but before the date
of the meeting. Any representations subsequently received will be reported at the meeting.

The objectors’ main concerns are;

- The development will result in increased on street parking and traffic to and from the site
which causes disruptions to nearby residents and can be hazardous due to the proximity
of the site to the light controlled junction;

- The new doorways will allow access to the yard which is likely to be used as a staff
smoking area causing a nuisance to nearby residents;

- If this proposal is allowed, the smoking terrace will be proposed as a later addition;

- The site is gradually becoming over developed;

- The development will dominate the outlook from the adjacent residential properties and
will be overbearing;

- The development will lead to increased litter which will attract vermin;

- The development will remove the bin storage area, the storage of bins elsewhere on the
site unsightly;

Consultees -

Council's Environmental Health team - Environmental Health has considered the application
and have no objections to the proposed development, subject to consideration of the inclusion
of a condition requiring, prior to the use of the development, a scheme of odour control to be
submitted for the approval of the LPA together with an odour risk assessment.
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Council's Conservation team - The Conservation Team have no objections as the proposal will
have no impact on the character and significance of Newbottle Conservation Area.

Council's Transportation Development team - The Transportation Team have no objections to
the proposal.

COMMENTS:
ISSUES TO CONSIDER

In assessing the proposal, the main issues to consider are;
- visual amenity

- residential amenity

- highway safety

Visual Amenity

Policy BH1 of the CSDP states that, to achieve high quality design and positive improvement,
development should (amongst other requirements); be of a scale, massing, layout, appearance
and setting which respects and enhances the positive qualities of nearby properties and the
locality.

Policy BH8 of the CSDP states that development affecting heritage assets (both designated and
non-designated) or their settings should recognise and respond to their significance and
demonstrate how they conserve and enhance the significance and character of the asset(s),
including any contribution made by its setting where appropriate. To preserve or enhance the
significance of conservation areas, including their diverse and distinctive character, appearance
and their setting, development within and adjacent to conservation areas should be of high
design quality, to respect and enhance the established historic townscape and built form, street
plan and settings of conservation areas and important views and vistas into, within and out of
the areas.

The application site is partially included within the Newbottle Conservation area. The positioning
of the site is identified as being a key gateway into the Conservation Area. The Council's
Conservation Team have commented that the extension will not interfere with views into or out
of the Conservation Area and it will not harm the significance or setting of Newbottle. Providing
all materials match the existing, the Conservation Team has no objections to the proposal in
terms of its impact upon the conservation area.

The application site occupies a prominent position on a busy junction. The elevated position of
the building as the land climbs steeply up Coaley Lane means that its rear elevation is highly
visible. The proposed extension will span across nearly half of the width of the rear elevation
below the level of the first-floor windows. The development will be visible from the approach
from the west up Coaley Lane, however, its design and scale are not considered likely to result
in the introduction of an obtrusive element within the streetscene from the public point of view.

Residential Amenity
Policy BH1 of the CSDP also states that acceptable levels of privacy should be retained and a

good standard of amenity for all existing and future occupants of land and buildings should be
ensured.

Page 134 of 170



In order to achieve and retain acceptable levels of space, light and privacy, the Development

Management Supplementary Planning Document (SPD) sets out recommended standards for

spacing between dwellings (which can also be used to assess the impact of non-residential

development upon residential properties) as follows:

- main facing windows, 1 or 2 storeys - minimum of 21m from any point of facing window;

- 3 storeys or more - as for 1 or 2 storeys but add 5m for each additional storey;

- main facing windows facing side or end elevation (with only secondary window or no
window) for 1or 2 storey properties - minimum of 14m from any point of main window;

- 3 storeys or more - as for 1 or 2 storeys but add 5m for each additional storey, e.g. 3
storeys 19m.

For every 1m in difference of ground levels add 2m to the horizontal difference. e.g. if the

difference in plot level is 1m then the minimum distance between the main facing window and

the side or end elevation should be 16m.

Notwithstanding the visual impact of the development upon the wider street scene, from the
viewpoint of the residential properties to the rear of the application site the proposed extension
will be highly visible due to its closer proximity and elevated position. The development also
includes a ventilation duct which will impact upon the outlook from these properties.

No sectional drawings have been submitted with the application, but it is estimated that the host
property sits approximately one and a half storeys above the properties to the rear. The
separation distance of approximately 15.5m is way below the estimated minimum of 21.5m to
the blank wall required by the standards within the SPD given above. The design, height and
positioning of the development is therefore considered likely to render it highly obtrusive
dominating the outlook from the neighbouring properties to the detriment of their visual
amenities.

Policy HS1 states that development must demonstrate that it does not result in unacceptable
adverse impacts which cannot be addressed through appropriate mitigation, arising from
sources including odour and emissions.

The Council's Environmental Health team have commented that an extraction duct is indicated
on the drawings that extends to above eaves level. This is acceptable and is a normal
requirement for commercial kitchen extraction. If the proposal were to be considered favourably,
a condition is recommended to ensure that the design of the full extraction system is suited to
the premises, to cooking styles and the immediate external environment. The design of the
system can be informed by the outcome of an odour risk assessment, and may include grease
pre-filtration, mechanical extraction and odour abatement such as carbon filters or odour
neutralisation by ozone dosing. The approved scheme should be implemented and maintained
for the life of the proposed development.

Given the above, it is considered that the development will result in a serious detriment to the
residential amenities of neighbouring properties particularly by reason of over dominance and
loss of outlook. The proposal is contrary to policy BH1 of the CSDP and is unacceptable in this
respect.

Highway safety

Policy ST2 of the CSDP sets out the requirement for proposals to ensure that development has
no unacceptable adverse impact on the Local Road Network.

Policy ST3 of the CSDP states that development should (amongst other requirements) provide
safe and convenient access for all road users, in a way which would not compromise the free
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flow of traffic on the public highway, pedestrians or any other transport mode, including public
transport and cycling; and include a level of vehicle parking and cycle storage for residential and
non-residential development, in accordance with the council's parking standards.

The Transportation Development team have commented that the proposed two storey
extension has reduced in scale / size from the two previously submitted planning applications,
(removing the smoker's area and store). The extension therefore appears to remove only a
small area incurtilage which could be utilised for parking, as storage, or for a service yard.
Taking into consideration that the proposal does not increase the seating / table capacity in the
restaurant and that the extension has reduced in size, the Transportation Development team
offer no objections to the proposal. Clarification is however required on servicing and delivery to
the premises, and this should be within the curtilage of the premises. This could be dealt with by
attaching an appropriate condition to any approval that may be forthcoming. The proposal would
then be in compliance with policies ST2 and ST3 of the CSDP.

EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;
disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O 0O O0OO0OO0OO0OO0o0OOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons

that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.
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Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating
some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

Conclusion

The development has been found to be likely to result in harm to the living conditions of the
occupiers of the neighbouring residential properties by reason of loss of outlook. For the
reasons given above the development is contrary to policy BH1, of the CSDP.

The proposal is considered to be unacceptable and Members are therefore recommended to
refuse planning permission for the reasons set out below.

RECOMMENDATION: REFUSE for the reason stated below:
1 The proposal would be detrimental to the amenities of adjacent residential properties by

reason of visual intrusion, over dominance and loss of outlook and as such would be contrary to
policy BH1 of the CSDP.
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11. South Sunderland

Reference No.: 22/01636/VA3 Variation of Condition (Reg 3)

Proposal: Variation to condition 2 (approved plans) attached to grant
of planning permission 22/00244/VA3 - provide feature
facade lighting to previously approved multi-storey car

park

Location: Land Bounded By Farringdon Row To The West And The A1231 To The
SouthSunderland

Ward: Millfield

Applicant: Sunderland City Council

Date Valid: 26 July 2022

Target Date: 25 October 2022

PROPOSAL:

The Application seeks to vary a condition attached to any earlier grant of planning permission
for a multi-storey car park at Farringdon Row, Sunderland (ref: 22/00244/VA3). The Application
seeks to vary the condition relating to the approved plans (no. 2), so that lighting can be
provided onto the facades of the building. The submitted covering letter describes the proposed
development as the "installation of 39 no. light fittings for the purposes of illuminating the
eastern facade". The covering letter continues by saying that the "proposed facade luminaires
comprise red, green, blue and white spotlights with elliptical beam spreads that maximise
distribution onto the facade".

Planning Officers consider that the relevant matters for consideration are any detailed impacts
arising from the proposed lighting; when compared to the extant grant of planning permission
(ref: 22/00244/VA3). These impacts will be given consideration below.

TYPE OF PUBLICITY:

Press Notice Advertised
Site Notice Posted
Neighbour Notifications

CONSULTEES:

Clir Andrew Wood

CllIr Niall Hodson

Clir Julia Potts

Planning Implementation

Natural Heritage

Environmental Health

Network Management

NE Ambulance Service NHS Trust
Chief Fire Officer

Northumbria Police
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Historic England

Planning And Highways West

Helen McArdle House Silksworth Row Sunderland SR1 3QJ
Vacant Property Private Open Vehicle Storage Ayres Quay Road Sunderland SR1 3QR
Fel Fel 27 Silksworth Row Sunderland SR1 3QJ

32A Silksworth Row Sunderland SR1 3QJ

Former Bespoke Curtains And Furniture 32 Silksworth Row Sunderland SR1 3QJ
Prism Medical 34 - 37 Silksworth Row Sunderland SR1 3QJ

J D Gyms Unit 2 Trimdon Street Sunderland SR4 6DW

Flat Museum Vaults 33 Silksworth Row Sunderland SR1 3QJ

Back Silksworth Row Ayres Quay Road Sunderland SR1 3QR

The Isis 26 Silksworth Row Sunderland SR1 3QJ

Currys PC World Unit 1 Trimdon Street Sunderland SR4 6DW
Halfords Unit 3 Trimdon Street Sunderland SR4 6DW

The Licensee Museum Vaults 33 Silksworth Row Sunderland SR1 3QJ
Upper Floors 27 Silksworth Row Sunderland SR1 3QJ

La Familia 26 Silksworth Row Sunderland SR1 3QJ

34 Silksworth Row Sunderland SR1 3QJ

Hylton Road Carpet Centre 1 - 5 Hylton Road Sunderland SR4 7AF
Advert 1 - 5 Hylton Road Sunderland SR4 7AF

Car Repairs Rear Of 8 Hylton Road Sunderland SR4 7AA

36 Silksworth Row Sunderland SR1 3QJ

3 Hylton Road Sunderland SR4 7AF

Letts Let Limited 8 Hylton Road Sunderland SR4 7AA

4 May Street Sunderland SR4 6AF

2 May Street Sunderland SR4 6AF

4 Violet Street Millfield Sunderland SR4 6AE

5 May Street Sunderland SR4 6AF

1 Rose Street Millfield Sunderland SR4 6AB

12A Hylton Road Sunderland SR4 7AA

2 Violet Street Millfield Sunderland SR4 6AE

Computer And Console Repairs 12 Hylton Road Sunderland SR4 7AA
1 Trimdon Street Sunderland SR4 6AA

4 Rose Street Millfield Sunderland SR4 6AB

D S Shopfitting 37 Silksworth Row Sunderland SR1 3QJ

3 Lily Street Sunderland SR4 6AQ

Goodfellas 10 Hylton Road Sunderland SR4 7AA

5 Lily Street Sunderland SR4 6AQ

2 Rose Street Millfield Sunderland SR4 6AB

3 May Street Sunderland SR4 6AF

1 May Street Sunderland SR4 6AF

5 Violet Street Millfield Sunderland SR4 6AE

3 Violet Street Millfield Sunderland SR4 6AE

1 Violet Street Millfield Sunderland SR4 6AE

Flat 10 Hylton Road Sunderland SR4 7AA

6 Violet Street Millfield Sunderland SR4 6AE

The Place Cafe Bar And Bistro 38 - 40 Silksworth Row Sunderland SR1 3JQ
6 Rose Street Millfield Sunderland SR4 6AB

5 Rose Street Millfield Sunderland SR4 6AB

3 Rose Street Millfield Sunderland SR4 6AB

1 Lily Street Sunderland SR4 6AQ

Final Date for Receipt of Representations: 24.08.2022
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REPRESENTATIONS:

None received.

POLICIES:
In the Unitary Development Plan the site is subject to the following policies;

Core Strategy and Development Plan (2015-2033)

COMMENTS:
Amenity

The submitted Lighting Egress Analysis seeks to "test the proposed lighting strategy to
understand what the level of egress lighting will be and if adverse effects will result when the
building is in operation”. The Analysis presents a simulation of the proposed lighting strategy
and says that the "results of the calculations show that the feature facade lighting contributes
minimal egress light to the surrounding area”.

The Environmental Health Officer has advised that:

"This application specifically addresses potential for glare from lighting noting that technical
measures are in place to minimise this, to control illumination levels with time of day and to
incorporate design measures to minimise distraction of drivers and pedestrians.

These are technical matters outside our overall remit, but it is considered that the potential for
light nuisance appears to be minimal."

The proposal would therefore accord with the relevant policy within the Core Strategy, HS1
(Quality of life and amenity) and there are not any material considerations that indicate
otherwise.

Design

The submitted covering letter says that the "feature facade lighting scheme comprises of 39 no.
light fittings floor mounted in the landscape around the perimeter of the MSCP building with anti-
vandal security cage wrap protection". The Applicant has submitted detailed drawings of these
lights and security cages and they would, in the opinion of Planning Officers, be a relatively
small addition to the scheme; being sited to the front and sides of the previously approved car
park.

The proposed lighting would enable the illumination of the previously approved car park. The
submitted covering letter says that the proposed illumination has been "identified as a possible
solution to enhance the wider setting and appearance of the MSCP building”. The submitted
Design & Access Statement also says that the proposal "allows for dynamic lighting scenes to
be created whereby changes in colour and intensity over the course of the evening will add to
the artistic installation's visual impact”. Planning Officers consider that the proposed lighting
would sit comfortably within the immediate context of other recently constructed modern
buildings at Riverside Sunderland (such as City Hall).

The proposal would therefore accord with the relevant policy within the Core Strategy, BH1
(Design quality); and there are not any material considerations that indicate otherwise.
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Ecology

Planning Officers would initially draw to attention that the Natural Environment and Rural
Communities Act 2006, at Section 40, says that:

"The public authority must, in exercising its functions, have regard, so far as is consistent with
the proper exercise of those functions, to the purpose of conserving biodiversity".

The submitted Review of Ecological Impacts says that "it is deemed that the impact on bats will
be non-significant" and the proposal "should not impact on any other protected or notable
species, such as birds, given its location in a highly urban environment far enough away from
the river (300 metres) and other higher quality habitats."

The Council's ecologist consultant has advised that "no adverse impacts upon the ecological
interests of the site or adjacent area are predicted"”.

The proposal would therefore accord with policy NE2 (Biodiversity and geodiversity) of the Core
Strategy and Development Plan (2015-2033); and there are not any material considerations that
indicate otherwise.

Planning Officers would also advise that the three paragraphs immediately above means that
the Council, as public authority, can demonstrate regard to Section 40 of the Natural
Environment and Rural Communities Act 2006.

Heritage

Planning Officers would initially draw to attention that the Planning (Listed Buildings and
Conservation Areas) Act 1990, at Section 66, states that the local planning authority has a
"general duty as respects listed buildings in exercise of planning functions" in that the "local
planning authority shall have special regard to the desirability of preserving the building or its
setting or any features of special architectural or historic interest which it possesses."

Planning Officers would also draw to attention that the Planning (Listed Buildings and
Conservation Areas) Act 1990 also states, at Section 72, that "with respect to any buildings or
other land in a conservation area special attention shall be paid to the desirability of preserving
or enhancing the character or appearance of that area".

The submitted Heritage Impact Assessment identifies the heritage assets whose setting could
be affected by the proposed development. These include Bishopwearmouth Conservation
Area, Monkwearmouth Bridge (Grade 1), Wearmouth Bridge (Grade Il),the Ship Isis (Grade II)
to the south east of the site and the Church of St Michael (Grade 11*). The submitted covering
letter says that the proposed lighting would have a neutral effect on the setting and no effect /
impacts upon their setting.

The Council's Conservation Officer has advised that they have "no objections to the above
application, the proposed feature lighting scheme has no additional heritage impacts"

Historic England have said that:

"Historic England provides advice when our engagement can add most value. In this case we
are not offering advice. This should not be interpreted as comment on the merits of the
application.”

Page 141 of 170



The proposal would therefore accord with policies BH7 (Historic environment) and BH8
(Heritage asset) of the Core Strategy and Development Plan (2015-2033); and there are not
any material considerations that indicate otherwise.

Planning Officers would also advise that the four paragraphs immediately above means that the
Council, as public authority, can demonstrate regard to Section 66 and 72 of the Planning
(Listed Buildings and Conservation Areas) Act 1990.

Highway

The submitted covering letter says that the "feature fagade lighting scheme has been designed
to minimise any impact of glare and light spill on highway users”. The letter further says that the
"fittings are also targeted at the MSCP building itself, with no luminaires aimed towards the
highway to reduce the potential for glare to vehicle operators"”.

The Local Highway Authority have advised that they have "no observations”.

The proposal would therefore accord with policy ST3 (Development and transport) of the Core
Strategy and Development Plan (2015-2033); and there are not any material considerations that
indicate otherwise.

EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;

disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O O0OO0OO0OO0OO0OO0o0OOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the
need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.
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The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating
some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

Summary

The relevant matters for consideration are any detailed impacts arising from the proposed
lighting; when compared to the extant grant of planning permission (ref: 22/00244/VA3).

The detailed impacts of the proposal accord with the relevant policies within the development
plan; and there are not any material considerations that indicate a decision should be made
otherwise.

RECOMMENDATION: GRANT CONSENT in accordance with Regulation 3 of the Town and
Country Planning General Regulations 1992 (as amended) for the reasons set out in the report
and subject to the draft conditions below.

Conditions:

1 The development to which this permission relates must be begun not later than three
years from 14 May 2021, as required by section 91 of the Town and Country Planning Act 1990
as amended by Section 51 of the Planning and Compulsory Purchase Act 2004.

Reason: To ensure that the development is carried out within a reasonable period of time.

2 The development hereby granted permission shall be carried out in full accordance with
the following approved plans:

e Existing Site Plan (FRMSC RYD 00 ZZ DR A 0002 P8) (as approved via 21/02075/AM1);

e Proposed Drainage Layout (FRMSCP-CDL-ZZ-XX-DR-C-1401 S2) (as found within
Appendix 4 of the Drainage Strategy FRMSCP-CDL-ZZ-XX-RP-C-05-0002 E) (as
approved via 21/00112/LP3);

e Proposed SUDS Details FRMSCP-CDL-XX-XX-DR-C1450 S2 (as found within Appendix
5 of the Drainage Strategy FRMSCP-CDL-ZZ-XX-RP-C-05-0002 E) (as approved via
21/00112/LP3);

e Proposed Site Plan (FRMSC RYD 00 ZZ DR A 1001 P12) (as approved via
21/02075/AM1) (as approved via 21/00112/LP3);

e Landscape Site Plan FRMSC-ONE-ZZ-XX-DR-L-0001 P03 (received 19 March 2021) (as
approved via 21/00112/LP3);
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e Planting Strategy FRMSC-ONE-ZZ-XX-DR-L-0201 P02 (received 19 March 2021) (as
approved via 21/00112/LP3);

¢ Indicative Levels DWG No FRMSC-ONE-ZZ-XX-DR-L-0401 P03 (received 19 March
2021) (as approved via 21/00112/LP3);

e GAPlans Levels 00 - 05 (FRMSC RYD 00 ZZ DR A 3012 P11) (as approved via
21/02075/AM1);

e GAPlans Levels 06 - 13 (FRMSC RYD 00 ZZ DR A 3013 P10) (as approved via

21/02075/AM1);

East & North Elevation (Drawing Number: 009408-GBC-10-ZZ-DR-Y-0300 CO01);

West & South Elevation (Drawing Number: 009408-GBC-10-ZZ-DR-Y-0301 CO01);

Feature Facade Lighting Plan (Drawing Number 009408-SEAM-10-ZZ-DR-Y-0101 P01);

Feature Facade Lighting Elevations (Drawing Number: 009408-SEAM-10-ZZ-DR-Y-0301

PO1);

e Feature Facade Lighting Sections (Drawing Number 009408-SEAM-10-ZZ-DR-Y-0201
PO1);

e Security Housing Sketch (21143-SE-1001);

e GA Sections Sheet 1 (FRMSC RYD 00 ZZ DR A 3800 P6) (as approved via
21/02075/AM1);

e Strip Section AA Lift & Stair Core FRMSC RYD 00 ZZ DR A 3900 P4 (as approved via

21/00112/LP3);

Strip Section BB FRMSC RYD 00 ZZ DR A 3901 P5 (as approved via 21/00112/LP3);

Item 5 and 7 within the letter dated 11 March 2021 (as approved via 21/00112/LP3);

Cladding materials (as approved via 22/00505/DIS)

External Materials Sample Board (DWG No. 009408-ONE-ZZ-ZZ-DR-Z-0802, REV P01)

(as approved via 22/00330/DIS)

Reason: In order to ensure that the completed development accords with the scheme approved
and to comply with policy BH1 of the Core Strategy and Development Plan.

3 The construction phase of the development hereby approved shall be undertaken in
accordance with the documents and plans below

0 Construction Phase Surface Water Management Plan FRMSCP-CDL-XX-XX-DR-C-1403
Stage 3 (as found within Appendix 6 of the submitted Drainage Strategy FRMSCP-CDL-ZZ-XX-
RP-C-05-0002 E) (as approved via 21/00112/LP3);

o] Tree Protection Plan MWA MSCP TPP 002(as approved via 21/00112/LP3);

0 Construction Environment Management Plan (as approved via 21/02334/DIS)

Reason: To ensure that the completed development accords with the scheme approved.

4 No development shall take place above damp proof course until details and / or samples
of the hard and soft landscaping materials have been submitted to and approved in writing. The
approved materials shall thereafter be used in the construction of the development hereby
approved.

Reason: To ensure, in accordance with policies BH1 and BH7 of the Core Strategy and

Development Plan (2015-2033), the development hereby approved achieves a high quality
design and conserves the historic environment.
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5 No development shall take place above damp proof course until details and / or samples
of the construction materials have been submitted to and approved in writing. The approved
materials shall thereafter be used in the construction of the development hereby approved.

Reason: To ensure, in accordance with policies BH1 and BH7 of the Core Strategy and
Development Plan (2015-2033), the development hereby approved achieves a high quality
design and conserves the historic environment.

6 The development hereby approved shall not be brought into use until details of the
internal and external lighting have been submitted to and approved in writing. The approved
lighting shall thereafter be provided before the development hereby approved is first brought
into use.

Reason: To ensure, in accordance with policies BH1 and BH7 of the Core Strategy and
Development Plan (2015-2033), the development hereby approved achieves a high quality
design, designs out crime and conserves the historic environment.

7 The development hereby approved shall not be brought into use until details of any
CCTV has been submitted to and approved in writing. The approved CCTV shall thereafter be
provided before the development hereby approved is first brought into use.

Reason: To ensure, in accordance with policies BH1 and BH7 of the Core Strategy and
Development Plan (2015-2033), the development hereby approved achieves a high quality
design, designs out crime and conserves the historic environment.

8 The development hereby approved shall not be brought into use until a verification report
has been submitted to and approved in writing by the Local Planning Authority. The report shall
cover the entire site and be prepared in accordance with YALPAG by a suitably qualified and
competent consultant/engineer. The report shall include all recommendations as detailed in the
Cundall Ltd Remediation Strategy and validation of clean cover layer. The report shall further
include chemical testing; photo evidence of cover layer installation; details of all soils disposed
of or brought into site, including appropriate testing; and details of any watching brief.

Reason: To ensure, in accordance with policy HS3 of the Core Strategy and Development Plan
(2015-2033), the development hereby approved demonstrates the site would be suitable for the
proposed use.

9 The development hereby approved shall not be brought into use until a verification report
carried out by a sutiably qualifed person has been submitted to and approved in writing by the
Local Planning Authority, to demonstrate that all sustainable drainage systems have been
constructed as per the agreed scheme. This verification report shall include:

e As built drawings (in dwg / shapefile format) for all SuDS components; including
dimensions (base levels, inlet / outlet elevations, depths, lengths, diameters, gradients
etc) and supported by photos of installation and completion;

e Construction details (compenent drawings, materials, vegetation);

e Health and Safety file;

e Details of ownership and adoption.
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The specific details of the timing of the submission of the report and the extent of the SuDS
features covered in the report is to be agreed with the Lead Local Flood Authority / Local
Planning Authority.

Reason: To ensure that all sustainable drainage systems are designed to the DEFRA non-
technical standards for SuDS and comply with policies WWE3 and WWE4 of the Core Strategy
and Development Plan (2015-2033).

10 The development hereby approved shall not be brought into use until a Parking
Management Plan has been submitted to and approved in writing by the Local Planning
Authority. The Plan shall show that some of the standard parking spaces would be allocated as
car share spaces to encourage car sharing. The development hereby approved shall thereafter
be operated in accordance with the approved Plan.

Reason: To ensure, in accordance with policy ST1 of the Core Strategy and Development Plan
(2015-2033), the development hereby approved improves the car parks around the ring road.

11 The development hereby approved shall not be brought into use until the Ecological
Mitigation and Enhancement, as found within Section 3 (Ecological Mitigation and
Enhancement) and Figure 3 (Proposed Habitat Enhancements) of the submitted Ecological
Mitigation and Enhancement Plan (February 2021) (as approved via 21/00112/LP3), has been
fully undertaken. The mitigation and enhancement measures shall thereafter be maintained for
either the lifetime of the development or a minimum of 20 years (whichever is sooner).

Reason: To ensure, in accordance with policy NE2 of the Core Strategy and Development Plan
(2015-2033), the development hereby approved provides a net gain to biodiversity.

12 The planting shown within the approved Planting Strategy (FRMSC-ONE-ZZ-XX-DR-L-
0201 PO1) (as approved via 21/00112/LP3) shall be undertaken in the first planting season
following completion of the development hereby approved. The planting shall be maintained for
a period of at least five years; including watering during dry periods.

Reason: To ensure, in accordance with policy of the Core Strategy and Development Plan
(2015-2033), the development hereby approved.

13 Monitoring updates for the Ecological Mitigation and Enhancement, as found within
Section 5 (Monitoring and Review) (as approved via 21/00112/LP3), shall be submitted on a two
year basis for the first five years and then five years thereafter for either the lifetime or the
development or a minimum of 20 years (whichever is sooner).

Reason: To ensure, in accordance with policy NE2 of the Core Strategy and Development Plan
(2015-2033), the development hereby approved provides a net gain to biodiversity.
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12. North Sunderland

Reference No.: 22/01704/LP3 Local Authority (Reg 3)

Proposal: Internal alterations and formation of new access doors and
ramps

Location: Farmborough CourtBrentford Avenue SunderlandSR5 4EU

Ward: Castle

Applicant: Sunderland City Council

Date Valid: 26 July 2022

Target Date: 20 September 2022

PROPOSAL.:

APPLICATION SITE

Farmborough Court is a large modern, 2-storey purpose built care home, which provides a
range of intermediate care services for older people who need convalescence or a rehabilitative
stay. The provider is registered to provide accommodation for persons who require nursing or
personal care at Farmborough Court Intermediate Care Centre. The intermediate service is
provided in partnership with Sunderland Teaching Primary Care Trust, the Mental Health NHS
Trust and the City Hospitals NHS Trust.

The site is located off Brentford Avenue in Town End Farm, Sunderland

PROPOSAL
Internal alterations and formation of new access doors and ramps in the Balmoral Wing and the
Windsor Wing.

From the Balmoral wing the access ramp will egress from bedroom No. 14 at a gradient of 1:12,
with concrete paved footpath to match existing. A class A engineering brick retaining wall with
brick on edge solider course will provide 100mm brick kerb and 900mm high galvanised
handrail to each side. The ramp would be a maximum width of 1.9 metres and it would have a
drop kerb where it meets the car park surface.

From the Windsor wing the ramp would egress from bedroom No 5 with double French doors
and level threshold on to a ramp at gradient 1:12. It would have concrete paving to match and
be a maximum width of 1.6 metres with class A engineering brick retaining wall with brick on
edge solider course will provide 100mm brick kerb and 900mm high galvanised handrail to each
side.

There is a tree in close proximity to the ramp with its canopy overhanging the location of the
ramp. Itis considered that on account of the minimal foundation that would be required for the
ramp slab, it is considered that the tree roots would not be impacted and as such a tree survey
would not be required in this instance.

TYPE OF PUBLICITY:

Site Notice Posted
Neighbour Notifications
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CONSULTEES:

Cllr Stephen Foster
Clir Allison Chisnall
Clir Denny Wilson
Network Management

55 Baker Street Sunderland SR5 4HB

98 Brentford Avenue Sunderland SR5 4EU

91 Bayswater Avenue Sunderland SR5 4HE

89 Bayswater Avenue Sunderland SR5 4HE

85 Bayswater Avenue Sunderland SR5 4HE

81 Bayswater Avenue Sunderland SR5 4HE

81A Bayswater Avenue Sunderland SR5 4HE

65 Baker Street Sunderland SR5 4HB

63 Baker Street Sunderland SR5 4HB

59 Baker Street Sunderland SR5 4HB

57 Baker Street Sunderland SR5 4HB

53 Baker Street Sunderland SR5 4HB

51 Baker Street Sunderland SR5 4HB

79A Bayswater Avenue Sunderland SR5 4HE

83 Bayswater Avenue Sunderland SR5 4HE

The Farmhouse Bootle Street Sunderland SR5 4EY
96 Brentford Avenue Sunderland SR5 4EU

The Manager Brentford House Brentford Avenue Sunderland SR5 4EU
87 Bayswater Avenue Sunderland SR5 4HE

Final Date for Receipt of Representations: 02.09.2022

REPRESENTATIONS:
Transportation Development

Policy ST2 of the Core Strategy states that proposed development should retain off street
parking in the interests of highway safety.

The Council's Transportation Engineers have no objections and as such the proposal would
therefore be considered to comply with Policy ST2 in this respect.

COMMENTS:

PRINCIPLE OF DEVELOPMENT

The site is subject to policy EN10 which was retained from the Unitary Development Plan
(UDP), which dictates that, where the UDP does not indicate any proposals for change, the
existing pattern of land use is intended to remain. In this regard, the surrounding land use is

predominantly residential and the land use is not going to be altered by the development and as
such reflects the existing pattern of land use.
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DESIGN AND AMENITY ISSUES

National planning guidance is provided by the National Planning Policy Framework (NPPF) (as
amended), which requires the planning system to contribute to the achievement of sustainable
development. To this end Paragraphs 130 and 134 set out that good design is a key aspect of
sustainable development and require that development should function well and add to the
overall quality of the area, not just for the short term but over the lifetime of the development
and should offer a high standard of amenity for existing and future users. Finally, that planning
permission should be refused for development of poor design that fails to take the opportunities
available for improving the character and quality of an area and the way it functions.

The Core Strategy Development Plan recently replaced some policies of the Unitary
Development Plan. Policy BH1 of the Core Strategy Development Plan (CSDP) states that high
quality design and positive improvement, development should create places which have a clear
function, character and identity based upon a robust understanding of local context, constraints
and distinctiveness.

It also states that development should be of a scale, massing, layout, appearance and setting
which respects and enhances the positive qualities of nearby properties and the locality.

The proposal has been designed to be constructed of materials to match the original property
and as such would be considered to be acceptable within its setting and would not lead to any
harm to the character of the property or the street scene in compliance with Policy BH1 and
relevant paragraphs of the NPPF above. It is therefore recommended that members are
minded to grant consent.

EQUALITY ACT 2010 - 149 PUBLIC SECTOR EQUALITY DUTY

During the detailed consideration of this application/proposal an equality impact assessment
has been undertaken which demonstrates that due regard has been given to the duties placed
on the LPA's as required by the aforementioned Act. As part of the assessment of the
application/proposal due regard has been given to the following relevant protected
characteristics:

age;
disability;

gender reassignment;
pregnancy and maternity;
race;

religion or belief;

sex;

sexual orientation.

O 0O O0OO0OO0OO0OO0o0OOo

The LPA is committed to (a) eliminating discrimination, harassment, victimisation and any other
conduct that is prohibited by or under the Equality Act 2010; (b) advance equality of opportunity
between persons who share a relevant protected characteristic and persons who do not share
it; (c) foster good relations between persons who share a relevant protected characteristic and
persons who do not share it.

In addition, the LPA, in the assessment of this application/proposal has given due regard to the

need to advance equality of opportunity between persons who share a relevant protected
characteristic and persons who do not share it. This approach involves (a) removing or
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minimising disadvantages suffered by persons who share a relevant protected characteristic
that are connected to that characteristic; (b) take steps to meet the needs of persons who share
a relevant protected characteristic that are different from the needs of persons who do not share
it; (c) encourage persons who share a relevant protected characteristic to participate in public
life or in any other activity in which participation by such persons is disproportionately low.

The LPA has taken reasonable and proportionate steps to meet the needs of disabled persons
that are different from the needs of persons who are not disabled include, in particular, steps to
take account of disabled persons' disabilities, as part of this planning application/proposal.

Due regard has been given to the need to foster good relations between persons who share a
relevant protected characteristic and persons who do not share it involves. Particular
consideration has been given to the need to:

(a) tackle prejudice, and
(b) promote understanding.

Finally, the LPA recognise that compliance with the duties in this section may involve treating
some persons more favourably than others; but that is not to be taken as permitting conduct
that would otherwise be prohibited by or under this Act.

RECOMMENDATION:

GRANT CONSENT in accordance with Regulation 3 of the Town and Country Planning General
Regulations 1992 (as amended) for the reasons set out in the report and subject to the
conditions below.

Conditions:

1 The development to which this permission relates must be begun not later than three
years beginning with the date on which permission is granted, as required by section 91 of the
Town and Country Planning Act 1990 as amended by Section 51 of the Planning and
Compulsory Purchase Act 2004 to ensure that the development is carried out within a
reasonable period of time.

2 The development hereby granted permission shall be carried out in full accordance with
the following approved plans:

- Existing floor plan Balmoral received on 26.7.22

- Existing floor plan Windsor received on 26.7.22

- Existing site plan received on 26.7.22

- Proposed elevations Balmoral received on 26.7.22
- Proposed elevations Windsor received on 26.7.22

- Proposed floor plan Balmoral received on 26.7.22

- Proposed floor plan received on 26.7.22

- Proposed site plan received on 26.7.22

In order to ensure that the completed development accords with the scheme approved and to
comply with policy BH1 of the Core Strategy and Development Plan.
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3 Notwithstanding any indication of materials which may have been given in the
application; the external materials to be used, including walls, roofs, doors and windows shall be
of the same colour, type and texture as those used in the existing building, unless the Local
Planning Authority first agrees any variation in writing; in the interests of visual amenity and to
comply with policy BH1 of the Core Strategy and Development Plan.
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ITEMS FOR INFORMATION

LIST OF OTHER APPLICATIONS CURRENTLY ON HAND BUT NOT REPORTED ON THIS AGENDA
WHICH WILL BE REPORTED WITH A RECOMMENDATION AT A FUTURE MEETING OF THE

PLANNING AND HIGHWAYS COMMITTEE

Application Ref and Ward Applicant and Address Proposal Date Valid  Determination Date
22/00701/FUL Verum Victum Erection of a 94 unit Care 20/06/2022 19/09/2022
Healthcare Home including 58
apartments for Extra Care and
Assisted Living Time extension agreed
Former Site Of Jennings Accommodation and 36no.
Castle FordWashington bed intermediate Care facility 07/10/2022
RoadHylton (Use Class C2) with
CastleSunderland associated access,
landscaping and parking.
20/01442/VA3 Sunderland City Council  variation of Condition 2 17/08/2020 12/10/2020
(Plans) attached to planning
application : 18/02071/LP3, to Time extension agreed
Bay Shelter Whitburn allow reduction in window
Fulwell Bents Road sizes, additional railings to top 25/04/2022
SeaburnSR6 8AD of shelter, removal of seats on
top of shelter and footpath
changes for refuse
collection.(Additional
information regarding roof
alterations received
17.09.20)
Page 1 of 19
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Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date
18/01820/FUL Persimmon Homes Construction of 227 dwellings 19/10/2018 18/01/2019
Durham with associated access,
landscaping and infrastructure.
Time extension agreed
Former Paper MillOcean
Hendon RoadSundgrland 30/06/2021
19/02053/FUL Mr Stephen Treanor Change of use from offices 17/12/2019 17/03/2020
(Use Class B1) to 10 no.
student apartments; subject to Time extension agreed
25 John StreetCity condition 3 which prevents
Hendon CentreSunderlandSR1 any other occupation of the 10/04/2020
1JG building without the prior
consent of the Local Planning
Authority
19/02054/LBC Mr Stephen Treanor Internal works to facilitate 05/12/2019 30/01/2020
change of use to 10 student
apartments. Time extension agreed
25 John StreetCity
Hendon CentreSunderlandSR1 10/04/2020
1JG
Page 2 of 19
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Application Ref and Ward Applicant and Address Proposal Date Valid  Determination Date
22/01330/MW4 Quantafuel Sunderland Construction and operation of ~ 18/06/2022 18/09/2022
Limited a waste management facility
to process waste plastics to
produce synthetic Time extension agreed
East Shore Enterprise hydrocarbons, together with
Hendon ZonePort Of associated ancillary buildings,
SunderlandEast Of plant and machinery,
Graving Dock South roadways and hardstanding
DockBarrack (heritage statement and land
StreetSunderlandSR1 contam info received
09.08.22).
22/00970/FU4 Thirteen Housing Erection of 103no. affordable 13/05/2022 12/08/2022
Group Limited residential dwellings (Class
C3) with associated access,
landscaping and infrastructure Time extension agreed
Hendon Land AtHarrogate Street (amendments received

AndAmberley
StreetSunderland

19.08.22)
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Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date
14/01371/0UT Mr Colin Ford Outline application for erection ~ 17/11/2014 16/02/2015
of 82 dwellings (all matters
reserved) (amended/updated Time extension agreed
Coal Bank FarmHetton- information received October 19/08/2016
Hetton le-HoleHoughton-le- 2021, revised drainage info
SpringDH5 0DX received 07/02/22).
20/00134/LP3 City Development Installation of solar panels to 05/02/2020 01/04/2020
roof of existing building, solar
carports within carparking Time extension agreed
Evolve Business area and associated battery
Hetton CentreCygnet storage. 01/06/2020
WayRainton Bridge
SouthHoughton-le-
SpringDH4 5QY
Page 4 of 19
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Application Ref and Ward Applicant and Address Proposal Date Valid = Determination Date
21/00561/REM Mr C Ford Reserved matters approval for ~ 19/03/2021 18/06/2021
appearance, layout, design
and landscaping in relation to Time extension agreed
Coal Bank FarmHetton- planning application
Hetton le-HoleHoughton-le- 12/01125/0OUT (Proposed
SpringDH5 0DX residential development
comprising 40 no. residential
dwellings with associated
landscaping and access.)
(updated drainage info
received).
21/00603/FUL Persimmon Homes Construction of 255 dwellings ~ 22/04/2021 12/08/2021
(Durham) (use class C3) with associated
access, landscaping and
infrastructure (Amended Time extension agreed
Land East OfNorth description and updated
Hetton RoadHetton-le- submission) 30/06/2022
HoleHoughton-le-
Spring
Page 5 of 19
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Determination Date

Application Ref and Ward Applicant and Address Proposal Date Valid
22/00621/FUL Whitegates Equestrian Change of use from 06/05/2022 05/08/2022
Centre agricultural to equestrian use
with erection of new
residential dwelling and stable Time extension agreed
Land To The Rear Of 21 block with associated parking
Hetton South Hetton and creation of new access 30/09/2022
RoadEasington (Amended plan received
LaneHoughton-le- 06.05.2022)
SpringDH5 OLG
22/01673/HY3 Sunderland City Council Hybrid planning application 24/08/2022 23/11/2022
compromising of: Full
planning permission for Time extension agreed
Hett Elemore Golf change of use of Former
etton

ClubElemore Golf
CourselLorne
StreetEasington
LaneHoughton-le-
SpringDH5 0QT

Elmore Golf Course to a
Heritage and Eco Park with
associated infrastructure-
including car parking, play
areas, woodland planting,
grazing areas and wetland
creation. Outline planning
permission for a community
farm, camping/education
facilities and miniature railway.
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Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date
17/00589/FUL Persimmon Homes Demolition of existing 21/03/2017 20/06/2017
Durham scrapyard and Cosyfoam
industrial unit and erection of
252 no residential dwellings Time extension agreed
Land AtLambton with associated access,
Houghton LaneHoughton-le- landscaping and infrastructure 30/09/2021
Spring (AMENDED DESCRIPTION -
FEBRUARY 2019).
17/02445/FUL Persimmon Homes Erection of 141no. residential 21/12/2017 22/03/2018
Durham dwellings with associated
access, landscaping and
infrastructure (Phase 2). Time extension agreed
Land North Of Coaley Amended plans submitted
Houghton LaneHoughton Le July 2018. 29/03/2019
SpringNewbottle
Page 7 of 19
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Application Ref and Ward Applicant and Address Proposal Date Valid  Determination Date
19/01743/MAW The Durham Company Part retrospective application 13/12/2019 13/03/2020
Ltd for the erection of a picking
station for sorting recyclable
materials. Time extension agreed
The Durham
Houghton CompanyHawthorn 30/09/2020
HouseBlackthorn
WaySedgeletch
Industrial
EstateHoughton-le-
21/01409/FUL Russell Foster Tyne Change of use from playing 02/08/2021 01/11/2021
and Wear Sports fields to private garden.
Foundation
Time extension agreed
The Russell Foster
Houghton Football Centre Staddon 31/12/2022
WayHoughton-Le-
SpringDH4 4WL
Page 8 of 19
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Application Ref and Ward Applicant and Address

Proposal

Date Valid

Determination Date

22/01123/FUL Jomast Developments
Limited And Cowie
Properties LLP

o Land AtDeptford
Millfield TerraceSunderland

Proposed mixed use
development comprising 4 no.
general industrial (Use Class
B2) or storage and distribution
(Use Class B8) units; 7 no.
trade warehouses with
ancillary trade counters (Use
Class B8); foodstore (Use
Class E), drive thru bakery
(Use Class E) and drive thru
coffee shop (Use Class E);
drive thru restaurant / hot food
take-away (sui generis); and a
petrol filling station (sui
generis), with associated
access, parking, servicing and
landscaping. (AMENDED
DESCRIPTION)

15/06/2022

14/09/2022

Time extension agreed
04/11/2022
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Application Ref and Ward Applicant and Address Proposal Date Valid = Determination Date
17/02430/0U4 O&H Properties Outline application for 18/12/2017 19/03/2018
"Redevelopment of the site for
residential use up to 700 Time extension agreed
) Former Groves Cranes dwellings, mixed use local
Pallion SiteWoodbine centre (A1-A5, B1), primary 31/08/2021
TerracePallionSunderla school and community playing
nd fields, associated open space
and landscape, drainage and
engineering works involving
ground remodelling, highway
infrastructure, pedestrian and
vehicle means of access and
associated works (all matters
reserved). (Amended plans
received 27 March 2019).
22/00531/FUL Tim Witty - UK Land Erection of two units selling 11/03/2022 06/05/2022
Estates food and drink (within Use
Classes E(a) and Class E(b)),
with associated access Time extension agreed
St Annes Pennywell Industrial arrangements, landscaping 31/07/2022

EstateSunderland

and car parking. (amended
site section plan, site plan and
landscaping plan received on
9.8.22)
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Determination Date

Application Ref and Ward Applicant and Address Proposal Date Valid
22/01958/FU4 Department For Demolition of existing school 01/09/2022 01/12/2022
Education buildings and development of
a replacement school building
and indoor swimming pool Time extension agreed
Farringdon Community block, along with car parking,
St Chads AcademyAllendale hard and soft landscaping,
RoadSunderlandSR3 playing pitches and access
3EL arrangements.
22/01076/LP3 Sunderland City Council Demolition of Railway Club 26/05/2022 25/08/2022
and Sinatra's Public House, to
facilitate erection of a 404 Time extension agreed
St Michaels Land To South Of space Multi-Storey Car Park 20/09/2022

Holmeside Including
Railway Club And
Sinatra'sHolmesideSun
derlandSR1 3HY

(MSCP) (Sui Generis) with
ground floor ancillary
commercial use (Use Class
E), including associated
access, servicing and
landscape works.
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Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date
22/00228/FUL JJ Property Lettings Change of use from office to 22/03/2022 21/06/2022
10no. apartments; including
new doors and windows, Time extension agreed
_ Employment parking and turning space and
Shiney Row TrainingHerrington formation of new vehicular
Miners HallHerrington access onto A182
BurnHoughton-le-
SpringDH4 4JW
21/01001/FU4 Bernicia Erection of 69no affordable 26/04/2021 26/07/2021
homes with associated
infrastructure and landscaping Time extension agreed
_ Land East OfPrimate (biodiversity net gain info
Silksworth

RoadSunderland

received 26.07.22 and
01.09.22).
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Application Ref and Ward Applicant and Address Proposal Date Valid  Determination Date
21/02627/FUL CJ Taverns Demolition of public house 10/01/2022 11/04/2022
and construction of 14
dwelling houses and a three Time extension agreed
_ The CavalierSilksworth storey building to provide five
Silksworth LaneSunderlandSR3 apartments (including 30/09/2022
1AQ associated car parking,
landscaping and new
pedestrian access onto
Silksworth Lane) - (Amended
plans and FRA/Drainage
Strategy received)
22/00781/FU4 Almscliffe Deshi Demolition of existing 08/04/2022 08/07/2022
Developments (1) Ltd buildings on site and
construction of a retail
development comprising retalil Time extension agreed
Silksworth Former Farringdon Hall store with external garden 23/09/2022

Police StationPrimate
RoadSunderlandSR3
1TQ

centre (Class E), 2 retail units
(Class E), a Vets practice and
Tanning Shop (Sui Generis)
and a drive-thru coffee outlet
(Class E/Sui Generis) with
associated access, parking
and landscaping (amended
retail impact and highways
info received).
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Application Ref and Ward

Applicant and Address

Proposal

Date Valid

Determination Date

22/01592/FUL

Southwick

Adderstone Projects
Limited

Land AtWest
QuayCrown
RoadSunderland

Development of flexible
commercial units (Class B2,
B8, and E(g) (ii) and (iii))
including mezzanines with
associated accesses, car
parking, cycle parking, bin
stores, landscaping and
associated ancillary works.

27/07/2022

26/10/2022

Time extension agreed

22/01790/PSI

Southwick

Sunderland City Council

Former Vaux SiteLand
North Of Saint Marys
BoulevardSunderland

Erection of Eye Infirmary
(Class E(e)) with energy
centre buildings, cycle hub

building, site access, parking,

landscaping and utilities /
infrastructure provision, with
associated engineering
operations including work to
the existing retaining wall
along Galley's Gill

17/08/2022

27/10/2022

Time extension agreed
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Determination Date

Application Ref and Ward Applicant and Address Proposal Date Valid
22/01576/FUL Zurich Assurance Ltd Full planning permission for 13/07/2022 12/10/2022
installation of mezzanine floor,
alterations to shopfronts to Time extension agreed
_ Units 4, 5 And create single entrance/unit,
Washington Central 6Galleries Retail rear canopy and plant, car
ParkWashington parking, landscaping and
engineering works
22/01637/LBC Amalgamated Remove existing palisade 22/08/2022 17/10/2022
Construction Ltd fencing from existing Grade II*
Listed Victoria Viaduct and
replace with anti-trespass Time extension agreed
] Victoria fencing.
Washington East ViaductWashingtonNE
388LQ
21/02737/LP3 Sunderland City Council Change of use of existing 24/01/2022 21/03/2022

Usworth Park

building to community centre
with associated elevational
alterations, including

Time extension agreed

Washington North PavilionUsworth replacement roof,gutters and 05/10/2022
Recreation ParkManor piping, new entrance doors to
RoadConcordWashingt front , steps/handrail to side,
on and patio area to front.
Page 15 of 19
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Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date
22/00136/FUL Barmston Construction of four detached 31/01/2022 02/05/2022
Developments buildings to provide 9no. units
with ancillary offices for
general industrial (Use Class Time extension agreed
_ Land AtTurbine B2), storage or distribution
Washington North WaySunderland (Use Class B8) and light 30/09/2022
industrial (Use Class B1(c));
including parking and turning
space, landscaping and
accesses onto Turbine Way.
22/00294/FU4 Taylor Wimpey (North Erection of 190no. dwellings 04/03/2022 03/06/2022

Washington North

East)

Former Usworth Sixth
Form CentreStephenson
RoadStephensonWashi
ngtonNE37 2NH

with associated access,
landscaping and boundary
treatment

Time extension agreed
04/11/2022
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Application Ref and Ward Applicant and Address

Proposa| Date Valid

Determination Date

21/02807/HE4

Washington North

IAMP LLP

Land North / East And
South Of International
DriveWashington.

Hybrid planning application 21/04/2022
including demolition works,
erection of industrial units (up
to 168,000sgm) (Gross
Internal Area) for light
industrial, general industrial
and storage & distribution
uses (Class E(g)(iii), B2 and
B8)) with ancillary office and
research & development
floorspace (Class E(g)(i) and
E(g)(ii) with internal accesses,
parking, service yards and
landscaping, and associated
infrastructure, earthworks,
landscaping and all incidental
works (Outline, All Matters
Reserved); and dualling of the
A1290 between the
A19/A1290 Downhill Lane
Junction and the southern
access from International
Drive, provision of new access
road including a new bridge
over the River Don, electricity
sub-stations, pumping station,
drainage, and associated
infrastructure,
earthworks,landscaping and
all incidental works (Detailed).
(Cross Boundary Planning
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Time extension agreed
31/12/2022
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Application Ref and Ward

Applicant and Address

Proposa| Date Valid

Determination Date

Application with South
Tyneside Council).

22/01803/FUL Gary Horn Change of use from open 15/08/2022 10/10/2022
space to private garden with
1.8 metre boundary fence Time extension agreed
_ 50 Monkside
Washington South CloseLambtonWashing
tonNE38 0QB
21/02898/FU4 Esh Construction Extra care Housing 12/01/2022 13/04/2022

Washington West

Limited And Gladglider
Projects Limited

Land West Of Moorway
And South Of
Havannah Road,
Washington.

Development incorporating
the erection of a three storey
building to provide 84no extra
care units (Use Class C2) and
13no. bungalow dwellings
(Use Class C3), ancillary
support services, associated
parking, drainage and
landscaping and two new
pedestrian / vehicular
accesses onto Moorway

Time extension agreed
30/09/2022
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Application Ref and Ward Applicant and Address

Proposal

Date Valid

Determination Date

22/00137/FU4 Taylor Wimpey And
BDW Trading Ltd

_ Land To The North Of
Washington West Stone Cellar

RoadUsworthWashingt
on

Erection of 49no. dwellings
with associated vehicle
access and landscaping.

01/02/2022

03/05/2022

Time extension agreed
30/09/2022

Page 170 of 170

Page 19 of 19



	Item3 -Minutes of meeting 1st August 22
	Item4.ObjectionstoTRO Holmeside
	Item4b.Ap.A SU04-SCC-GEN-Z0-SK-C-SK_063-S1_REV_P01_PROPOSED_TRO_STRATEGY
	Sheets and Views
	SK_063


	Item4c.Ap.B Enagement Feedback
	Item5a.PlanningApplicationFrontSheet
	Item 5
	REPORT BY THE Executive Director of CITY DEVELOPMENT
	PURPOSE OF REPORT
	LIST OF APPLICATIONS

	COMMITTEE ROLE

	Item5b.PlanningApplicationsReport
	Item5c.PlanningApplicationsMatrix
	ADPF452.tmp
	PLANNING AND HIGHWAYS COMMITTEE
	AGENDA
	Meeting to be held in the COUNCIL CHAMBER, CITY HALL on
	Thursday 22 September 2022 at 6.30 p.m. (Please note the later start time)




