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At a meeting of the PLANNING AND HIGHWAYS (WEST) COMMITTEE
held in the Council Chamber, Civic Centre on TUESDAY 6™ JULY, 2021
at 5.30 p.m.

Present:-

Councillor Thornton in the Chair.

Councillors Fagan, Lauchlan, G. Miller, Price, and Warne.

Declarations of Interest

There were no declarations of interest

Apologies for Absence

Apologies for absence were submitted to the meeting on behalf of Councillors
Blackett, Donaghy and Jenkins

Minutes of the last meeting of the Committee held on Tuesday 8" June
2021.

1. RESOLVED that the minutes of the last meeting of the Committee held
on Tuesday 8™ June, 2021 be confirmed and signed as a correct record.

Applications made under the Town and Country Planning Acts and
Regulations made thereunder

The Executive Director of City Development submitted a report (copy
circulated), which related to the West area of the City, copies of which had
also been forwarded to each Member of the Council, upon applications made
under the Town and Country Planning Acts and Regulations made
thereunder.

(for copy reports — see original minutes)

21/00221/FUL — Erection of a detached storage building to north
elevation — Ronbar Factors Limited, Unit 2 Crowther Road, Crowther,
Washington

The Planning Officer representing the Executive Director of City Development

outlined the proposal to Members of the Committee and the relevant material
planning considerations against which the application had been assessed.
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2. RESOLVED that the application be approved, subject to the six
conditions contained within the report

21/00739/FU4 — Demolition of existing workshop/horticulture building to
facilitate the erection of a two storey vehicle storage depot,
incorporating vhecile maintenance, storage, parking and associated
office. Facility to provide Electric Charging (EV) hub, via captured
energy from roof mounted solar photo voltaic and battery storage units
— Parsons Depot, 13 Parsons Road, Parsons, Washington, NE37 1EQ

The Planning Officer representing the Executive Director of City Development
outlined the proposal to Members of the Committee and the relevant material
planning considerations against which the application had been assessed.

Councillor G. Miller commented that this redevelopment was long overdue
and very welcome as he was delighted to see the solar power and energy
used to keep the Council on track to meet its targets and should be warmly
applauded.

3. RESOLVED that Members grant consent under Regulation 4 of the
Town and Country Planning General Regulations 1992 (as amended) subject
to the 13 draft conditions as set out in the report

21/00879/LP3 - Erection of steel artwork between bungalows 2 and 3
granted under planning ref: 17/00866/LP3 - Land between Chester Road
and Stanley Terrace, Houghton Le Spring

The Planning Officer representing the Executive Director of City Development
outlined the proposal to Members of the Committee and the relevant material
planning considerations against which the application had been assessed.

4, RESOLVED that Members grant consent under Regulation 3 of the
Town and Country Planning (General Regulations) 1992 (as amended),
subject to the two conditions contained within the report

Iltems for Information

Members having fully considered the items for information contained within
the matrix, it was:-

5. RESOLVED that the items for information as set out in the matrix be
received and noted

The Chairman then thanked everyone for their attendance and closed the
meeting.
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(Signed) M. THORNTON,
(Chairman)
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Planning and Highways (West) Committee

26th July 2021

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. 21/00483/FUL
Land South Of Redburn Row, Redburn Row, Houghton-le-Spring

COMMITTEE ROLE

The 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 Committee Chairperson or the Development Control Manager (0191 561
8755) or 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.

Unitary Development Plan - current status

The Unitary Development Plan for Sunderland was adopted on 7th September 1998. In the
report on each application specific reference will be made to those policies and proposals, which
are particularly relevant to the application site and proposal. The UDP also includes a number of
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;

. Minutes of relevant meetings between interested parties and the Local Planning Authority;
. Reports and advice by specialist consultants employed by the Local Planning Authority;

. 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. Houghton
Reference No.: 21/00483/FUL Full Application

Proposal: Development of 45n0 dwellings (Use Class C3), with
associated car parking, landscaping and infrastructure
(amended plans and updated drainage and ecology
information submitted).

Location: Land South Of Redburn Row Redburn Row Houghton-le-Spring
Ward: Hetton

Applicant: Adderstone Living Ltd

Date Valid: 3 March 2021

Target Date: 2 June 2021

PROPOSAL:

Full planning permission is sought for the development of 45n0 dwellings (Use Class C3), with
associated car parking, landscaping and infrastructure on land at Redburn Road, Chilton Moor,
Houghton-le-Spring.

The proposal affects two irregularly-shaped plots of undeveloped green open land on the south
side of Redburn Road and Black Boy Road, at the western edge of Chilton Moor. Although the two
plots appear capable of agricultural use, both are relatively overgrown, with no obvious signs of
recent animal grazing or crop planting in evidence.

Site A is the larger of the two plots and has an area of just under 1 ha. Its northern edge is
bordered by Black Boy Road and then, after the junction between the two, by Redburn Road. To
the south is open agricultural land stretching away towards Rainton Meadows Nature Reserve
and Local Wildlife Site (LWS), which contains the Joe's Pond Site of Special Scientific Interest
(SSSI), whilst to the west is the (currently mothballed) Leamside railway line, which also serves as
the border with County Durham.

Site B, meanwhile, has an area of approximately 0.4 ha and is bordered by Redburn Road on its
north side and agricultural land to its east and south. Whereas Site A's boundaries to Black Boy
Road and Redburn Road are generally open, save for a section of mature hedging at the
north-east corner of the site, Site B is primarily enclosed by dense hedging interspersed with a
number of mature trees. Both plots are relatively flat.

The two plots stand approximately 70 metres apart and are separated by an area of fairly rough
open space (outside the ownership of the applicant); this land is subject to planning approval for a
development of 5 no. residential dwellings (planning application refs. 16/00091/HYB and
21/00685/REM), which is currently under construction. A public right of way (Houghton Footpath
106) leading from Redburn Road to Rainton Meadows runs alongside the western boundary to
Site B, following the line of a disused mineral line.

As noted above, the land to the south of the two plots is primarily agricultural in nature, as is the
land further east, on the far side of the Leamside line. However, on the north side of Redburn

Road are the buildings of Chilton Moor Farm and the modern residential cul-de-sacs of The Mews
(approved in 1991, application ref. 91/0025B) and Maiden Law (approved in 1983, application ref.
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83/1629), all of which are accessed from Redburn Road and together form the south-western
edge of the urban area of Chilton Moor.

A development of 70 no. dwellings by Persimmon Homes has recently been completed to the
north-east of the application site (application refs. 14/01647/FUL and 16/01321/VAR), whilst
planning approval is also in place for a development of 141 no. dwellings on land to the north of
Black Boy Road (application refs. 16/02123/0U4 and 19/01826/REM). Development of this site
has recently commenced.

The application site has also been subject to a recent planning application for new housing. To
this end, as Members may recall, outline planning permission was granted on 9th June 2015 for
the erection of 27 no. dwellings across the two plots (application ref. 14/01804/0OUT), with matters
relating to layout, scale and access given formal approval. The approval was subject to a section
106 agreement which secured the provision of affordable housing within the development,
together with financial contributions towards a road safety scheme, off-site biodiversity
enhancements and mitigation measures, education facilities and off-site play facilities. The outline
planning permission has not been followed by an application for reserved matters and so the
outline permission has now expired.

A full planning application for 50 no. dwellings was then submitted by Gleeson Homes in
November 2017 (app. ref. 17/02012/FUL). This was refused by the Council's Development
Control (Houghton, Hetton and Washington area) Sub-Committee in June 2019 for reasons
relating to design quality, the poor standard of amenity being delivered by the scheme, impact on
ecology, impact on education provision (as the applicant would not commit to making a financial
contribution to support this) and a lack of affordable housing being delivered by the scheme. The
application was also unable to support other financial contributions requested in relation to
ecology and off-site play provision.

The current full planning application has been submitted by Adderstone Living Ltd. and it
proposes a development of 45 no. dwellings across the two plots, with 33 no. dwellings proposed
to Site A and 12 no. dwellings proposed to Site B. The development is proposed to provide a
mixture of 2- and 3-bedroomed detached and semi-detached dwellings and will include 8 no.
semi-detached bungalows, 6 no. of which will stand alongside Black Boy Road. All dwellings will
be afforded front and rear gardens of varying sizes, off-street parking spaces to their front or side
and many will benefit from detached or attached private garages.

All of the dwellings within the development are proposed to be affordable; the bungalows would
be available for affordable rent, with the remainder available as 'rent to buy' units. The dwellings
will be delivered to Karbon Homes, a registered provider with a widespread presence in the
north-east.

The Design and Access Statement submitted with the application advises that all proposed
dwellings have gross internal floor areas that are designed to meet or exceed those required by
the Nationally Described Spacing Standards criteria. Dwellings are also designed to meet the
accessibility criteria set out by Part M4(2) of the Building Regulations.

The development to Site A is proposed be accessed from Redburn Road, just to the east of its
junction with Black Boy Road, whilst the development to Plot B is also proposed to be accessed
from Redburn Road, to the east of its junction with Maiden Law.

The dwellings within Site A are largely set back from Redburn Road and Black Boy Road behind

an area of open space, which will also contain a sustainable drainage pond. Further strips of
landscaping will be present along the edges of both plots to provide some separation to Redburn
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Road. The development within Site B includes a small below-ground pumping station associated
with the drainage infrastructure for the site; this will be reached via a gated access between plots
2 and 3.

The submitted boundary details and landscaping proposals show the hedges to Site B being
retained (following a programme of laying, a reduction in its height and spread and additional
planting to fill gaps) and supplemented on the interior side by fencing to new gardens. Boundaries
between new gardens will primarily be fencing, whilst around open space and to the roadside
boundaries, it is proposed to erect galvanised metal fencing. The outer boundaries to Site A,
facing agricultural land and the former rail line, are also proposed to be fencing. The proposals
also involve sections of acoustic fencing; where this is proposed to the plots adjacent to Black Boy
Road, it is proposed to be screened by new hedge planting. Sections of new ornamental hedge
planting are also proposed within the development.

Further soft landscaping within the site will take the form of areas of turf planting, amenity grass
planting to the main area of open space and hedge, tree and shrub planting, with a predominance
of native species being used. The SuDS pond is proposed to be planted with species-rich
meadow grass, tussock grass and new native planting.

The proposals have also been amended to take account of issues raised during the consideration
of the application. The following amendments have been made:

- Plots 15 and 16 reconfigured to address Urban Design comments, so that the plots fit more
comfortably into the south west corner and have larger areas to the rear,

- The area around the pumping station has been amended with plots 1B-4B gaining larger
gardens to address Urban Design comments;

- The house types have been amended to Adderstone Living house types with the elevation
treatment remaining as previously proposed. The size of the properties has been slightly
increased but do not change the number of bedrooms for either Site A or B. The internal layout for
each housing type is similar;

- Changes to boundary treatments and landscaping proposals as described within this
report;

- Plots 01B and 02B moved southwards to enable retention of Tree 8;

- Fence lines for Plots 01B and 02B repositioned to allow 3m easement from drainage;

- Additional level of detail added to layout including hard standing for bins and private paths;
- Turning head courtyard additional paths shown;

- Plots 04-09 moved east by max. 300mm to allow for increased gable to gable of 2.2m
allowing for path and fence position.

The application has been accompanied by a comprehensive range of supporting documentation,
namely:

- Planning Statement;

- Design and Access Statement;

- Transport Statement;

- Statement of Community Involvement;

- Preliminary Ecological Appraisal (updated during consideration of application);

- Breeding Bird Survey Report;

- Bat Survey report;

- Biodiversity Net Gain metric calculations (updated during consideration of application);
- Arboricultural Method Statement and Tree Protection Plan;

- Flood Risk Assessment and Drainage Strategy (updated during consideration of
application);

- Noise Assessment;
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- Air Quality Screening Assessment;

- Phase | Land Contamination report;

- Phase | and Il Geo-environmental Site Investigation and Risk Assessment;
- Ground Gas Risk Assessment;

- Ground Contamination Remediation Strategy;

- Archaeological Evaluation Report;

- Construction Management Plan (CEMP);

TYPE OF PUBLICITY:
Press Notice Advertised
Site Notice Posted
Neighbour Notifications

CONSULTEES:

Hetton - Ward Councillor Consultation
Northumbrian Water

Land Contamination

Environmental Health

Flood And Coastal Group Engineer
Fire Prevention Officer

NE Ambulance Service NHS Trust
Northumbria Police

Network Management

Hetton Town Council

Tyne And Wear Archaeology Officer
Director Of Children’s Services
Natural England

Network Rail

Nexus

The Coal Authority

Tyne And Wear Archaeology Officer
Durham Wildlife Trust

Tyne And Wear Archaeology Officer
Flood And Coastal Group Engineer

Final Date for Receipt of Representations: 26.07.2021

REPRESENTATIONS:
Ward Councillors - comments have been received from Clirs Juliana Heron and Neil Macknight:

From ClIr Heron:
- Objects to the application and wishes to attend Planning Committee;

From Cllr Macknight:

- The proposal is contrary to the Council's adopted Plan, which restricts new residential
development in the Coalfield area of the city;

- The Houghton area has been the focus of a disproportionate amount of new residential
development and this will further erode greenspace in the Ward;
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Public consultation - the following representations have been received from residents in the
area and other interested parties:

From occupier of 16 Fountains Crescent, Houghton-le-Spring:
- Strongly objects to more development without updating of infrastructure;

From occupier of 48 Kirklea Road, Houghton-le-Spring:

- No amenities in the local area to support more housing;

- Development will increase traffic in an already busy area;
- Development will affect local wildlife and nature;

From occupier of 7 Aylesbury Drive, Sunderland:

- Objects on the basis that more greenspace will be lost and that the Council has an
‘appalling' record of approving environmental destruction, citing example of new housing being
built along the edge of South Sunderland;

From occupier of 37 Abbey Drive, Houghton-le-Spring:

- Development is encroaching on green space and will cause destruction of wildlife habitat;
- Insufficient amenities for residents, including medical facilities and schools;

- Development will destroy the character of the area;

From occupier of 4 Relton Close, Houghton-le-Spring:
- Concerns over amount of development taking place in the area, also impact on local road
infrastructure and ecology;

From occupier of 6 Relton Close, Houghton-le-Spring:

- A lot of new housing has already been built/has planning approval in the area;

- Chilton Moor will lose its rural appeal, which has been valuable during COVID-19
pandemic;

- New development is increasing traffic along Redburn Road, which is narrow and has no
streetlighting;

- Concerned over effect on Durham Wildlife Trust site at Rainton Meadows;

- Agree with comments from Campaign for Protection of Rural England (see below);

- Objections raised in Statement of Community Involvement need to be properly considered,
particularly concerns over school crowding;

- Little weight should be given to historic planning permissions;

- Need for housing has to be weighed against impact on community, identity and
environment;

- Coalfield area is already overdeveloped and more will harm the physical, mental and
emotional wellbeing of the local community;

- Global pandemic has shown us the value of greenspaces;

From occupier of 7 Relton Close, Houghton-le-Spring:

- Cites amount of new housing being built in locality;

- Focus should be on improving existing areas rather than allowing greenfield development;
- Redburn Road is inadequate to deal with additional traffic and does not have footpath or
streetlighting;

- Negative impact on Rainton Meadows nature reserve, which is well-used by the local
community;

- Main road through Chilton Moor/Fencehouses is already extremely busy, more housing
will only exacerbate the issue;

- Dubmire Primary School is overcrowded,;

- Coalfields area is already overdeveloped, focus should be on existing areas;
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- Concerns over flood risk;

From occupier of 9 Relton Close, Houghton-le-Spring;

- Chilton Moor is attractive because of its proximity to open space, this is being lost through
new housing development;

- Concerns over suitability of Redburn Road for access and traffic;

- Local schools already overcrowded;

- Cites comments within the Council's Core Strategy and Development Plan regarding
infrastructure improvements required in the Coalfields area to support residents and businesses
at Rainton Bridge Industrial Estate;

- Suggests development should be required to make same contributions to schools and
road improvements as with previous applications at the site;

From occupier of 14 Relton Close, Houghton-le-Spring:

- COVID-19 pandemic shows how valuable open space is to our wellbeing;

- Area has been 'massively overdeveloped' in recent years, with no new infrastructure
forthcoming;

- New development would have a massive impact on wildlife and habitats at Durham Wildlife
Trust site at Rainton Meadows;

- Development will lead to more traffic on an already-busy back road, which is used as a
shortcut to Rainton Bridge Industrial Estate and has no footways/cycle tracks;

- Doesn't know how the road can cope without it becoming dangerous;

From occupier of 4 Atherton Drive:

- Area has been subject to a great deal of new house building, housing of the type proposed
is not required;

- Persimmon Homes development adjacent to Atherton Drive is not of appropriate design or
density for the area and has caused drainage problems;

- Concerns over flooding in the area;

- Numbers of proposed dwellings on the site just demonstrate greed;

- Concerns over impact on local infrastructure, e.g. schools, doctors, and also impact on
local road network;

- Concerns over loss of greenspace/countryside;

From occupier of undisclosed property in Atherton Drive estate, Houghton-le-Spring:

- Development in the area has already eroded 'green belt' land and wildlife sites;

- Roads in the area cannot cope with more traffic, with Redburn Road and the bridge over
the Leamside rail line used as a 'rat run' by large vehicles;

- Land should be left as 'green belt' and used to provide nature walks instead,;

From occupier of Chilton Moor Farm House, Houghton-le-Spring:

- Does not consider there to be any significant differences between this proposal and the
refused application for 50 dwellings from Gleeson Homes and the Council's previous concerns
should therefore apply to this proposal;

- Site A is an old ash/refuge tip and is concerned where water will go;

- Concerns over impact on trees and hedges;

- Believes Council's Plan restricts new development in Coalfield area, particularly given the
amount of recent housing development in the area;

- Concerns over position of plot to south-east corner of Site A, which is very close to
boundary fence;

- Promised road safety improvements to Redburn Road and local footpath network have not
yet materialised;

- Concerns for elderly residents given distance to bus stops/amenities;
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- Notes that a pig farm is operating nearby (in County Durham), which is causing problems in
area due to smells;
- Will this proposal make contribution to school places, road improvements etc?;

From occupiers of Thornton Cottage, Redburn Road:

- Wrong type of development in the wrong location;

- Too many houses crammed onto two small sites

- Increased traffic onto an already inadequate road,;

- No apparent funding for improved infrastructure and amenities;

- Loss of wildlife habitat close to a nature reserve;

- No apparent consideration for the impact this development will have on local residents;

- Appreciates that Government targets make it difficult for the Council to refuse new housing
but considers that this could be a special case given amount of new housing built in area and
impact this has had on local countryside and infrastructure;

From Durham Wildlife Trust (DWT), who manage nearby Rainton Meadows visitor centre and
nature reserve:

- Development will lead to biodiversity net loss, contrary to Local Plan and National Planning
Policy Framework requirements;

- Proposal exceeds site allocation in draft Allocations and Designations Plan;

- Considers that the submitted Preliminary Ecological Assessment inappropriately assesses
the ecological importance of the site and neighbouring sites, so proposed mitigation measures
are unrepresentative;

- More information on breeding and wintering birds is required as site hosts farmland bird
species and birds of conservation concern;

- Indirect impact on Rainton Meadows and birds present on surrounding land due to
increased number of people and their pets;

- Proposed habitat mitigation measures for great crested newt are not appropriate;

- Site mitigation measures do not compensate for site impacts on priority species such as
hedgehog and brown hare;

From Campaign to Protect Rural England (CPRE):

- Considers that the site is an intrusion into the countryside;

- Suggests that little weight can be given to the Council's Allocation and Designations Plan
(A&D Plan) given its draft status and also little weight should be given to the previous approval of
housing on the site given differences between it and the current proposed development;

- Questions whether site is deliverable given previous permission was not implemented;

- Suggests focus should be on brownfield sites rather than intruding into the countryside;

- Notes that the site borders 'open countryside' as defined by the Council's Core Strategy
and Development Plan;

In response to some of the comments made by objectors to the application, it must firstly be noted
that the Council's adopted Core Strategy does not place a 'restriction’ on new housing
development in the Coalfields area. Whilst land use allocations and policies within the Core
Strategy may dictate that residential development is not appropriate at some locations within the
Coalfields area, there is no specified limit on new residential development or policies which
indicate that new housing proposals will be resisted.

Concerns relating to the development of greenfield land, design, ecology, highway safety,

amenity, local infrastructure and drainage are given consideration in the following sections of this
report.
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External and internal consultation responses:

Natural England - no comments to make on the application. Recommends that the Council refers
to Natural England's standing advice or own ecology staff for further advice on potential
ecological impacts of the development.

The Coal Authority - confirms that the development lies within a coal mining Development High
Risk Area and so coal mining features and hazards need to be considered through the planning
application process. The Coal Authority considers that the Geo-environmental Site Investigations
submitted with the application have properly considered risks from coal mining and the conclusion
that the application sites are not at risk from past coal-mining activity and that no further
investigations are accepted. On this basis the Coal Authority has no objections to the application.
Advice is provided on risks from mine gas, which should be considered further by the Local
Authority's own technical experts.

Northumbrian Water - no objection to the development. It is requested that a condition be
imposed which requires the development to be carried out in accordance with the submitted Flood
Risk and Drainage Strategy, to ensure that foul water is discharged to the combined sewer and
surface water is discharged to the existing watercourse.

Tyne and Wear County Archaeologist - advised that previous archaeological assessments and
geophysical surveys of the two sites had identified a series of remains of potential industrial
archaeological interest, including the routes of a former wagonway and railway and a smithy. It
was recommended that trial trenching be undertaken to inform the extent of any further
archaeological mitigation required. The County Archaeologist has advised that the trenching and
submission of the subsequent evaluation report can be secured by planning conditions, however
the applicant has elected to undertake the recommended trenching 'up front' and has submitted
an evaluation report into the excavations carried out on the two sites.

Following review, the County Archaeologist has advised that the provided evaluation trial
trenching report has been reviewed. It is noted that a total of 7 no. trenches were excavated
across a development area split across two plots, Site A and Site B. In Site A, trench 1, demolition
rubble was identified in addition to structural foundations possibly of the cottages fronting Black
Boy road and a drain. In trench 2 no archaeological remains were identified. In Site B, it was
identified that the site has limited archaeological survival and no structural remains were
identified. In the report it is suggested that the archaeological features previously located on Site
B, could have been entirely reduced at some point, and that this area does not retain a lot of
archaeological potential. The report does not provide recommendations for further work.

Based on the findings outlined in the provided evaluation report, it is considered that no further
archaeological investigation will be required if the proposed works are approved.

Northumbria Police Designing Out Crime officer — no objections, but advises that plots 29 to
33 are quite isolated, facing the public open space with limited parking. Also recommends that
sections of 1.8 metre high boundary fencing are replaced with 1.5 metre fencing with trellises, to
allow for greater surveillance of, for example, parking areas and the neighbouring open
countryside, and that the height of railings is increased between plots 3-4, 14-15 and 22-23.
Additionally, it is suggested that a railing is introduced to the side of plot 28, to create defensible
space with the adjacent public open space.

Tyne and Wear Fire and Rescue Service - no objections.
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Nexus (Tyne and Wear Passenger Transport Executive) - notes that Chilton Moor and the
B1284 are well-served by bus routes, although the nearest bus stops are more than the 400m
walking distance from the site, in excess of Nexus' Planning Liaison Policy recommendation.
Nevertheless, Nexus have no further comment to make given the relatively low number of
dwellings involved in the proposals.

Network Rail - notes that there are long-term aspirations to re-open the mothballed Leamside rail
line and so the line is currently safeguarded to allow future use. There are, however, no objections
to the proposed development, subject to conditions relating to construction methodology and
drainage, to ensure there are no negative effects on the integrity of the railway corridor.
Informative advice is also provided regarding other measures recommended to ensure the
development will not unacceptably affect Network Rail's operational land and in relation to the
developer including appropriate soundproofing into the development to futureproof the scheme
against noise in the event the rail line is reactivated.

Hetton Town Council - resolved to object to the planning application, for the following reasons:

- Does not consider the previous approval of housing at the site to be relevant given that it
was for 27 houses;

- Hetton Town Council has objected to the proposed inclusion of the site in the Council's
Allocations and Designations Plan;

- Although not allocated as 'open countryside' in the Council's Core Strategy, the proposal is
still an incursion into the countryside, creating development on the south side of Redburn Road;

- Questions whether the site is deliverable;

The Town Council also highlights the following concerns:

Negative effect on nearby Rainton Meadows Nature Reserve;

Increased traffic congestion, particularly HGV's;

Flood risk zone;

Lack of supporting infrastructure;

Detrimental effect on Wildlife - great crested newts, bats, otters;

Detrimental effect on surrounding grassland and hedgerows;

Loss of Public Footpath;

Inadequate Highway access;

Pedestrian Safety;

Coal Authority High Risk Area through possible contamination;

Potential detrimental effect on proposed reopening of the Leamside Line as outlined in the
submission from Network Rail;

0 Loss of visual amenity and impact on the character and appearance of the area.

O O0OO0OO0O0OO0OO0OO0OO0OO0oOOo

The Town Council regards the Coalfield Area as already being over-developed and any future
developments will further add to the deprivation of physical, mental and emotional wellbeing of the
community.

Council's Built Heritage team - no objections; development is not considered to affect any
heritage assets.

Council's Environmental Health team and Land Contamination consultant - no objections to
the development in relation to noise, air quality and land contamination.

The submitted noise assessment is considered to satisfactorily identify prevailing sources of

noise (primarily from road traffic) and the report's methodology and conclusions are considered to
be acceptable and to robustly demonstrate that with suitable mitigation measures, the

Page 14 of 64



development will achieve targets set out in noise guidelines. It is recommended that the mitigation
measures recommended by the report, namely noise barriers at selected locations and the
specified glazing and ventilation, are incorporated into the development. It is requested that a final
scheme of noise attenuation is submitted for the approval of the Council as Local Planning
Authority; this can be secured via a condition.

In relation to air quality, the submitted Screening Assessment is considered to satisfactorily
demonstrate that the proposed development will not have a significant impact on local air quality.

The Council's Environmental Health team have also requested that a condition requiring the
submission and approval of a Construction Environmental Management Plan (CEMP) be
imposed in the event the application is approved. A CEMP has been submitted by the applicant;
however the Council's Environmental Health team has advised that some improvements to it are
required before it can be accepted. An updated CEMP has been prepared and is currently being
reviewed by the Council's Environmental Health team; it is anticpated that this review will be
completed ahead of the Committee meeting.

The Council's Land Contamination consultant initially advised that whilst the submitted Land
Contamination reports and Remediation Strategy did not appear to highlight any significant
concerns relative to the suitability of the site for a residential development, some further
information was required to support conclusions made around ground gas, risks from previous
development at the sites, soil conditions, risks from coal mining remains (in relation to which the
Coal Authority's advice should be sought), unexploded ordnance and invasive species, before the
application could be approved.

Following further discussions with the applicant's planning agent, it has been agreed that the
outstanding issues can be addressed via appropriately worded conditions. The Coal Authority has
also reviewed the proposals (comments outlined above).

Council's Flood and Coastal team (in capacity as Lead Local Flood Authority) - initially
advised that further details were required before the application could be approved. In particular,
further information was requested in relation to SuDS management, drainage layout, hydraulic
modelling, infiltration testing, source control interception and the treatment of surface water
run-off, including during construction works. Surface water is proposed to discharge to the Red
Burn, to the east of Site B.

Following discussions between the LLFA and the applicant's drainage consultant and the
submission of an updated Flood Risk Assessment and Drainage Strategy for the development,
these matters have been satisfactorily resolved and the LLFA has confirmed that there is now no
objection to the application. It is requested, however, that in the event the application is approved,
a condition is imposed which requires the submission of a verification report, to confirm that the
agreed sustainable drainage measures have been integrated into the development.

Council's Highways team - the following comments have been received:

o] Development should be built to an adoptable standard, with costs to be met by the
applicant;

o] An agreement under s278 of the Highways Act will be required in relation to any works to
the existing highway;

o] A road safety scheme is to be introduced to Redburn Road, to the east of its junction with
Black Boy Road, to include the provision of signs and road markings, along with traffic orders to
reduce speeds and potentially introduce weight limit restrictions. The scheme would also be
accompanied by the provision of new footways, to benefit residents of the development and other
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pedestrians. It is anticipated that the scheme would be designed and delivered by the Council,
with costs met by the applicant as appropriate and the works secured either by a s278 agreement
or via a financial contribution secured through an agreement under s106 of the Town and Country
Planning Act 1990;

0 Advice is also provided on the internal parking layout, construction traffic routes and
active/sustainable travel,

A Construction Environmental Management Plan has been submitted by the applicant, however
the Council's Highways team have asked that further details on construction traffic routes are
provided before it can be agreed. An updated CEMP has been submitted by the applicant; this is
currently being reviewed by the Council's Highways team and it is anticipated that this review will
be completed ahead of the Committee meeting.

Council's Ecology team - initially identified a number of matters to be addressed/to be given
further consideration:

- Impacts arising from new homeowners on ecologically sensitive areas will need to be
considered in more detail especially when the application is proposing an increase in number of
dwellings on site from the earlier outline permission;

- the Preliminary Ecological Appraisal references farmland birds and breeding birds on site
(para 4.3.4) but has not carried out any breeding bird surveys despite the scheme increasing in
size. The land is currently suitable for a variety of farmland birds' species;

- the impact on breeding birds and wintering birds in particular birds of conservation concern
should be understood prior to determination to ensure that mitigation measures are appropriate
and robust;

- despite a potential small increase in hedgerows the application currently results in a
biodiversity net loss which is contrary to NE2 policy and the NPPF;

- the landscaped masterplan lacks detail in terms of site preparation and creation of some of
the habitats on site, this is required to enable a review of the proposed habitats suggested to be
created on site as part of the calculation for biodiversity net gain to assess their robustness and
appropriateness;

- the SuDS pond is suggested to be designed to provide habitat for great crested newts, but
it is located next to the roads and surrounded by housing with no linking habitat in or out of the
feature. The drainage strategy suggests that the basin will rarely hold any water for a prolonged
period suggesting that the species mix is not suitable, and it will not support amphibians or great
crested newts as suggested,;

- it is recommended that the developer demonstrates net gain measures either on or off site,
using the Defra Metric, and includes habitat creation and management plans;

- further clarity is requested regarding offsite contributions stated in the PEA by Taxus
Ecology. All mitigation measures would be expected to be maintained for the lifetime of the
development as a minimum.

In response to the above, the applicant updated the submitted Preliminary Ecological Appraisal,
commissioned a breeding bird survey, updated/amended the submitted biodiversity net gain
proposals and metric calculation and has provided further details on landscaping, including in
relation to the SuDS pond. The applicant has also agreed to make a financial contribution, to be
secured via a s106 agreement, towards off-site mitigation and management measures to nearby
ecologically sensitive areas which will potentially be affected by the development.

The additional information submitted by the applicant has been reviewed by the Council's Ecology
consultant and a number of outstanding issues remain. In particular, it is considered that the
biodiversity net gain calculations actually demonstrate a significant net loss of biodiversity across
the two sites. The breeding bird survey is considered to be robust, however the submitted
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landscaping proposals do not reflect the mitigation recommendations (i.e. native planting)
provided by the report. In addition, the Ecology consultant has highlighted that some of the trees
proposed to be felled could provide bat roosting habitats, as was noted in respect of the 2017
planning application. It is recommended that a survey of the trees is undertaken prior to the
determination of the application, in order to determine the likelihood of the trees being used by
bats at the present time.

In relation to biodiversity net gain, the applicant has offered to make a financial contribution of
£29,400 towards providing off-site gains in biodiversity. The landscaping proposals have also
been updated to better reflect the bird survey report's recommendations. Additionally, a bat
survey has been undertaken and a report submitted. This advises that there is no current
evidence of roosting bats within the trees, although foraging bats were recorded. Overall, the site
is considered to be of local value to bats, providing some habitat to a local maternity roots of
common pipistrelle bats, however there are similar habitats within the local area which can
similarly support this number of bats. The report recommends mitigation and enhancement
measures and also recommends that a ‘checking' survey of the trees be undertaken in the event
they are not felled within the next 12 months.

The biodiversity net gain proposals, updated landscaping proposals and bat survey report are
currently being reviewed by the Council's Ecology consultant. It is anticipated that this review will
be completed prior to the Committee meeting.

Council's Landscape officer - initially identified a number of matters to be addressed/to be
given further consideration:

0 Enquired as to whether a greater number of the mature trees around the perimeter of site B
could be retained and requested that further analysis of the value of the trees be undertaken;
0 Questioned whether it's possible to retain and maintain the hedges around the perimeter of

site B alongside the proposed boundary fencing. It is considered important that these hedges are
retained to provide screening and for amenity and ecological value;

0 Recommended that new hedging/structure planting be included in front of the southern
boundary to site A, to screen the fencing in views from the adjacent countryside;

0 Suggested that the proposed boundary to Black Boy Road was too 'urban’ in character and
that its design should be revisited;

0 Questioned the ability of the SuDS pond to provide meaningful open recreational space as
well as providing the proposed drainage and ecological benefits;

0 Requested more detail on hard surfacing, levels and proposed planting, although it is

accepted these matters could be subject to planning conditions;

In response to these comments, the applicant has:

- amended the proposals to enable the retention of a further tree at site B;

- provided further detail on the proposed relationship between the retained hedging and
boundary treatments at site B;

- incorporated some new hedging in front of the boundary to Black Boy Road;

- provided further detail on the treatment of the SuDS pond, seeking to demonstrate that it
will have value as amenity space;

- provided additional details on proposed treatment of hard surfaces, materials, site levels
and planting;

The applicant has, however, advised that there is a reluctance to introduce planting to the outside
of the southern boundary to site A for maintenance reasons; it is suggested that the form of the
boundary treatment, i.e. boundary fence with trellis, will allow for planting within rear gardens to
be seen from afar and soften its appearance within the wider landscape.
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The Council's Landscape officer has reviewed the proposed changes to the scheme and
welcomes the retention of a further tree and notes the arrangements regarding the new hedging
to the Black Boy Road boundary. The details provided in relation to the treatment of hard
surfaces, boundary treatments etc. are broadly acceptable, although it is considered that some
final details can be secured via a condition. In relation to the recommended planting to the
southern boundary, it is advised what whilst this remains preferable, it is not essential, and the
proposed trellis arrangement is noted. It is also suggested that a condition be imposed which
states that if any of the retained hedging to site B is unable to be retained or has to be removed,
new planting is carried out.

It is still questioned whether the SuDS pond can provide meaningful open space for the
development, however this needs to be considered in the context of the wider open space
provision within the scheme.

Council's Education officer - has requested a financial contribution of £191,236 to support
primary and secondary educational provision in the area. The figure provided is based on the
anticipated number of school-age children to reside at the development and the Department for
Education's benchmark data to estimate the cost of creating additional school places.

POLICIES:

In the Core Strategy and Development Plan, the site and development is subject to
the following policies: SP1, SP7, SP8, HS1, HS2, HS3, H1, H2, BH1, BH2, BH3,
BH9, NE1, NE2, NE3, NE4, NE9, NE11, WWE2, WWE3, WWE4, WWES5, ST2, ST3,
ID1, ID2.

In the Unitary Development Plan the site is subject to the following policies: EN10.

COMMENTS:

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
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:
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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.

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 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). Some UDP policies have been saved pending the future adoption of
an Allocations and Designations (A&D) Plan (a draft A&D Plan has recently been subject to a
public consultation exercise, ended 12th February 2021). All CSDP, UDP and draft A&D Plan
policies referred to within this report are considered to be consistent with the NPPF, although
limited weight can be given to any A&D Plan policies given that this document is in draft form and
at an early stage in the adoption process.

A wide range of CSDP policies are relevant to the consideration of the proposed development, as
set out below.

SP1 - sets out the Council's sustainable development strategy for the Plan period, including the
delivery of at least 13,410 new homes by delivering the right homes in the right locations through
the allocation of homes in the A&D Plan, the allocation of the South Sunderland Growth Area and
The Vaux and amending the Green Belt boundary to allocate Housing Growth Areas.

SP7 - the Council will seek to improve health and wellbeing in Sunderland through a range of
measures.

SP8 - the Council will work with partners and landowners to exceed its minimum target of 745 net
additional dwellings per year by delivering, amongst other sites, the Strategic and Housing
Growth Areas identified in the Plan.

HS1 - development must demonstrate that it does not result in unacceptable adverse impacts
which cannot be addressed through appropriate mitigation, arising from sources such as air
guality, noise, dust, odour and land contamination. Where unacceptable impacts arise, planning
permission will normally be refused.

HS2 - proposals should demonstrate that noise-sensitive development, such as new housing, will

not be detrimentally affected by the prevailing noise environment. Effective mitigation must be
proposed where this is necessary.
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HS3 - development proposals must demonstrate that risks from land contamination and ground
conditions are adequately understood and accounted for via appropriate remediation and
mitigation.

H1 - residential development should create mixed and sustainable communities by meeting
affordable housing needs, providing a mix of house types and tenures appropriate to its location,
achieving an appropriate density for the site's location and, where appropriate and justified,
provide larger detached dwellings and dwellings designed for older people and those with special
housing needs. From 1st April 2021, major housing development should include 10% of dwellings
to meet Building Regulation M4(2) Category 2 - accessible and adaptable dwellings.

H2 - proposals of more than 10 dwellings should include 15% on-site affordable housing, with the
mix of affordable housing informed by the recommendations of the Council's most up-to-date
Strategic Housing Market Assessment (SHMA). Affordable dwellings should be spread around
the site and be indistinguishable from market housing in terms of appearance and quality.

BHL1 - development should achieve high quality design and positive improvement by, amongst
other measures: creating places with a clear function, character and identity; ensuring
development is of an appropriate scale, massing, layout, appearance and setting; retaining and
creating acceptable levels of amenity; delivering attractive environments and architecture;
providing high-quality landscaping; and having regard to key views. From 1st April 2021,
proposals should meet nationally described spacing standards.

BH2 - sustainable design and construction should be integral to major development proposals.

BHS3 - requires new areas of public realm to be of a high quality and be attractive, safe, legible,
functional and accessible.

BH9 - the Council will support the preservation, protection and, where possible, the enhancement
of the City's archaeological heritage, by requiring applications to involve appropriate investigation
and recording of remains.

NEL1 - development should maintain and improve the Council's green and blue infrastructure by
enhancing, creating and managing multifunctional greenspaces and bluespaces.

NE2 - where appropriate, development must deliver biodiversity net gain and avoid or minimise
impacts on biodiversity and geodiversity, including in relation to designated sites and wildlife
corridors.

NE3 - development should seek to retain and protect valuable trees, woodlands and hedgerows,
any harm caused should be appropriately justified, mitigated and compensated for.

NE4 - requires new major development to incorporate an appropriate amount and quality of
usable greenspace, unless it is considered more appropriate to make a financial contribution
towards off-site delivery.

NE9 - new development should respect the prevailing landscape character, taking into account
elements identified in the Council's Landscape Character Assessment. Development which
clearly has a significant adverse impact on distinctive landscape characteristics is unlikely to be
supported unless the impact is outweighed by the benefits of the development.

NE11 - new development should take account of views into, out of and within the development,
with particular consideration given to key local views and views of significant buildings.
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WWE?2 - requires development to appropriately consider the risk from flooding and follow the
sequential and exception tests set out in national planning policy and incorporate appropriate
mitigation where required. Proposals should also not adversely affect the flow or quality of
groundwater.

WWES3 - requires development to incorporate appropriate sustainable drainage measures to
ensure it does not unacceptably increase the risk of flooding within the site and elsewhere.

WWEA4 - requires new development to maintain water quality.

WWES - requires new development to deal with the disposal of foul water via the drainage
hierarchy.

ST2 - states that new development must not have an adverse impact on the existing local road
network, taking into account the number, design and location of new access points, local capacity,
access to sustainable modes of travel and road safety considerations.

ST3 - development should provide safe and convenient access for all road users, should
incorporate appropriate pedestrian and cycle links, should be supported by the necessary
Transport Assessments and Statements, should provide appropriate levels of parking, including
for electric vehicles, and should safeguard existing rights of way.

ID1 - development will be expected to contribute to infrastructure improvements where this is
necessary to make the development acceptable in planning terms.

ID2 - the Council will seek planning obligations (via s106 contributions) to secure affordable
housing and other local improvements to mitigate the impact of the development as is necessary.

Also relevant is policy EN10 of the Council's UDP, which states that where a site is not subject to
a specific land use allocation, the existing pattern of land use is intended to remain.

With regard to the draft Allocations and Designations (A&D) Plan, the proposed policies map
shows the sites being allocated for new housing by policy H8.46; the policy gives an indicative
capacity of 32 dwellings across the two sites. Appendix 1 to the draft A&D Plan provides site
specific policy requirements for housing allocations; those applicable to the application sites
include ensuring that:

o Impact on local infrastructure including roads, schools and health care is addressed.

0 Access to local facilities and services are enhanced where appropriate.

0 A mix of house types and affordable housing are provided.

0 An active frontage is provided over Black Boy Road and Redburn Row.

o The character and density created is appropriate for the urban-rural edge.

o Suitable vehicular access is provided to the site from Redburn Row with appropriate junction
improvements installed on Black Boy Road and an appropriate traffic calming scheme is provided
on Redburn Row.

o Connections are provided into the existing Public Right of Way and an appropriate shared-use
route/multi-user route is provided to the northern boundary of the site (to Redburn Row).

0 Appropriate buffer is retained to the Leamside Line to mitigate potential impacts from
reintroduction of rail line.

o Ecological requirements are addressed and the design and layout are informed by the
ecological mitigation hierarchy.
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o Any potential archaeological remains are identified and recorded and that appropriate mitigation
measures agreed.

o Green Infrastructure Corridors are maintained.

o The proposals would not have a significant adverse impact upon the value and integrity of the
wildlife network and healthy trees/hedgerows are retained where possible.

0 SuDS must be included within the development in connection with other mitigation measures as
required.

o Coal mining risk assessment is undertaken and agreed with the Council.

o Any identified contamination on site is suitably remediated.

0 Appropriate measures to be incorporated to achieve a satisfactory noise climate.

o Air quality levels are acceptable.

The countryside to the south and west of the sites form part of a wider wildlife network as
designated by policy NE14. The supporting text to the policy advises that sites affected by this
designation must have regard to the objectives of aforementioned policy NE2 of the CSDP in
respect of development affecting wildlife corridors.

In terms of the planning policies within the NPPF, of importance in considering the current
application are those which seek to:

- Deliver a sufficient supply of homes (section 5);

- Build a strong, competitive economy (section 6);

- Promote healthy and safe communities (section 8);

- Promote sustainable transport (section 9);

- Make effective use of land (section 11);

- Achieve well-designed places (section 12);

- Meet the challenge of climate change, flooding and coastal change (section 14);
- Conserve and enhance the natural environment (section 15); and

- Conserve and enhance the historic environment (section 16).

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 considered that the
main issues to examine in the determination of this application are as follows:

The Council's position in respect of housing land supply and delivery;

Land use and housing policy considerations;

The implications of the development in respect of residential amenity;

The implications of the development in respect of design and visual amenity;
The implications of the development relative archaeology;

The impact of the development in respect of highway and pedestrian safety;
The impact of the development in respect of ecology and biodiversity;

The impact of the development in respect of flooding and drainage;

. The impact of the development in respect of ground conditions;

10. The implications of the development in respect of education provision;

11. The implications of the development in respect of affordable housing;

12.  Contributions required under Section 106 of the Town and Country Planning Act 1990 (as
amended);

©Co~NoO~wNE

1. Housing land supply and delivery position

Any planning application for housing must be considered in the context of the aims of section 5 of
the NPPF, which is concerned with achieving the Government's objective of significantly boosting
the supply of homes in England. In order to meet this objective, paragraph 59 requires local
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planning authorities to identify a sufficient amount and variety of land available for housing where
it is needed and, at paragraph 60, it requires local planning authorities to identify the minimum
number of homes needed in its area, as informed by a local housing needs assessment
conducted using the standard method provided in national planning guidance.

Paragraph 67 states that local planning authorities should have a clear understanding of the land
available in their area for housing development through the preparation of a strategic housing
land availability assessment and should identify specific, deliverable sites which are available for
development in the upcoming 5-year period. Paragraph 73, meanwhile, sets out a requirement for
local planning authorities to identify and annually update a supply of specific deliverable sites
sufficient to provide a minimum of five years' worth of housing against their housing requirement
set out in adopted strategic policies, or against their local housing need where the strategic
policies are more than five years old.

As indicated by paragraph 11 of the NPPF, if a local planning authority cannot demonstrate
five-year supply of housing land, development plan policies which are relevant to housing should
be considered out-of-date and planning permission granted for housing development unless the
policies of the NPPF indicate otherwise.

In accordance with the requirements of paragraph 67 of the NPPF and in order to assess the
supply of housing land available in the City, the Council regularly appraises housing land
availability via Strategic Housing Land Availability Assessments (SHLAA). SHLAAs identify sites
and broad locations with potential for housing, assesses their development potential, assesses
their suitability for development and the likelihood of development coming forward and provides a
five-year land supply trajectory. Sites for housing have also been allocated through the adoption
of the CSDP, including the Housing Growth Areas, and further sites are to be allocated for new
housing as part of the draft A&D Plan.

In order to provide some certainty on the matter, in October 2020 the Council requested that the
Planning Inspectorate review its housing land supply position and subsequent to this request, the
Planning Inspectorate provided a Report on the Council's Annual Position Statement (APS). The
Inspector's report recommends that the Council can confirm that it has a 5-year housing land
supply for the period up to 31st October 2021. This is based on an annual housing requirement of
819.5 dwellings per annum and results in a housing land supply of 5.3 years. On this basis, the
Council considers that it is able to demonstrate a 5-year supply of housing land and this forms the
context for the consideration of this and other planning applications for housing development.

Given the position set out above, and with regard to the guidance of paragraph 11 of the NPPF,
would contend that the relevant policies within the CSDP, the draft A&D Plan and the UDP can be
given appropriate weight.

Members must note, however, that the Council being able to demonstrate a 5-year housing land
supply does not entitle it to automatically refuse planning applications for housing on sites which
are not allocated for housing through the CSDP or the draft A&D Plan and which have not been
identified by the SHLAA. Nor should planning permission automatically be refused where a
planning application proposes a greater number of dwellings than is identified as a potential site
capacity by the relevant CSDP, draft A&D Plan policy or the SHLAA.

Both the NPPF, at paragraph 60, and policies SP1 and SP8 of the CSDP make it clear that
housing land supply and delivery targets are minimum figures (with policy SP8 setting out an
aspiration to exceed the minimum target of 745 dwellings per year) and the Council as Local
Planning Authority is obliged to consider the merits of any such application in respect of all
relevant material planning considerations, including the benefits that may be derived in terms of
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housing availability from developing an unallocated site or delivering a greater number of
dwellings than a site allocation policy recommends.

2. Land use and housing policy considerations

The plots of land subject to the housing development are not subject to a specific allocation within
the Council's adopted Core Strategy and Development Plan. Land to the south is identified as
‘open countryside' by the CSDP, but this designation does not apply to the application sites. Nor
do the application sites or the adjacent land within the City boundary fall within the Green Belt.

The sites are, therefore, still subject to adopted policy EN10 of the UDP, which advises that where
there is no specific land use allocation, the existing pattern of land use is intended to remain - new
development proposals must respect the prevailing land uses in the neighbourhood.

Clearly, it has previously been determined that the application sites are, in principle, suitable for
housing development given the approval of the outline planning application in 2015 (ref.
14/01804/0UT). Additionally, there was no objection to the broad principle of developing the sites
for residential purposes in the consideration of the refused planning application for 50 dwellings in
2019 (ref. 17/02012/FUL). To this end, it is concluded that as existing housing stands on the
opposite side of Redburn Road, the proposed residential development would be, in terms of
broad land use principles, an acceptable use of the application site and would not unacceptably
conflict with the aims and objectives of aforementioned policy EN10 of the UDP.

Allied to the above, whilst the application sites are not allocated for housing development by the
proposals map of the UDP or the CSDP (which primarily served to allocate strategic-level housing
sites, such as those removed from the Green Belt), it has been identified as a deliverable housing
site (within 6-10 years) in the Council's most recent Strategic Housing Land Availability
Assessment (SHLAA, December 2020), with a suggested site capacity of 27 no. dwellings. The
plots are also identified as housing sites by the Council's draft A&D Plan, with policy H8.46
indicatively identifying a capacity of 32 no. dwellings across the two plots.

Clearly, therefore, by virtue of their inclusion in the SHLAA and their proposed allocation for
housing through the A&D Plan, it is envisaged that the two plots will be contributing to the
Council's supply of housing land over the Plan period and support the objectives of policies SP1
and SP8 of the CSDP, which both aspire to exceed the Council's minimum targets of housing
delivery.

In terms of their current status, the development sites would appear to be capable of agricultural
use, although they do not appear to have been subject to agricultural activity for some time, with
no obvious evidence of grazing or crop planting. It is understood that the land has been left fallow
in accordance with farming policies and practices and as such, could reasonably be made
available for agricultural purposes. Regard must therefore be given to policy NE12 of the CSDP,
which seeks to protect the most valuable agricultural land in the City (i.e. Grades 2 and 3A) from
development resulting in its irreversible loss. The approach of these policies also broadly reflects
the advice of paragraph 170 of the NPPF, which requires Local Authorities to recognise the
economic and other benefits of the best and most versatile agricultural land.

Natural England's Agricultural Land Classification map for the North-East region identifies the site
as constituting Grade 3 land, although this mapping does not differentiate between Grade 3A and
3B land. However, a review of the MAGIC website, which is the Government's authoritative
geographic information database, has shown the land to be Grade 3B and consequently, the
proposal will not lead to the loss of prime, valuable agricultural land, in accordance with the aims
and objectives of policy NE12 of the CSDP and paragraph 170 of the NPPF.
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In summary, given the previous approval of residential development on these sites, their inclusion
in the Council's most recent SHLAA and the proposed allocation of the sites for housing within the
Council's draft A&D Plan, the broad principle of a residential development of the site is considered
to be acceptable. It is acknowledged that the proposals involve the development of a greenfield
site and would not, therefore, bring about any direct benefits in terms of regeneration or the
redevelopment of brownfield land, but it must be recognised that the land is envisaged as
contributing to the delivery of housing within the City over the Plan period by the SHLAA and the
draft A&D Plan and that some selected greenfield sites will have to be developed to ensure the
Council is able to meet its housing land supply and housing delivery targets.

Many objectors to the planning application have observed that the proposed development of 45
no. dwellings exceeds the previously-approved figure of 27 no. dwellings at the sites. It also
exceeds the suggested site capacity of 27 no. dwellings set out within the SHLAA and 32 no.
dwellings set out by policy H8.46 of the draft A&D Plan.

The site capacity figures provided by the SHLAA and policy H8.46 of the draft A&D Plan are,
however, indicative and, in the case of the suggested site capacity within the SHLAA, produced
using a baseline starting point of delivering 30 dwellings per hectare, with adjustments made for
considerations such as planning application history, on- and off-site constraints and viability.
Meanwhile, the supporting text to draft policy H8.46 (paragraphs 4.7 and 4.8) advises that 'the
indicative dwelling number of each site identified above has been informed by the Development
Frameworks prepared for each site or the consented number where the site already has the
benefit of planning permission. However, it should be noted that the stated number is purely
indicative and is based on the information available at the time. As further technical studies are
undertaken in support of a planning application, this may demonstrate that a higher or lower
dwelling number is justified. Any subsequent proposal should therefore be treated on its merits
taking into consideration the relevant policies contained within this Plan and the CSDP alongside
all other material planning considerations'.

In light of this, whilst the number of dwellings proposed by the application does exceed the
indicative site capacity figures provided by the SHLAA and policy H8.46 of the draft A&D Plan, the
determination of the planning application must be informed by an appraisal of all relevant material
considerations and all relevant plan policies. It follows that exceedance of these indicative
capacity figures would not, in isolation, represent a sound reason to resist the proposed
development of 45 dwellings (particularly as the SHLAA is not a policy document (it merely
identifies available housing land) and given the draft status of the A&D Plan). Rather, it would
have to be established, following an appraisal of all relevant material considerations and plan
policies, that tangible harm will be caused by the number of dwellings proposed by the
development which would justify the refusal of planning permission.

One such material consideration is the role the site is able to play in terms of housing supply and
delivery - as noted earlier in this report, section 5 of the NPPF is concerned with significantly
boosting the supply of homes in England, with paragraph 59 stressing that the needs of groups
with specific housing requirements must be addressed. Additionally, paragraph 64 states that
major housing developments (i.e. of 10 or more dwellings) should deliver at least 10% affordable
housing.

Meanwhile, policy H1 of the CSDP supports the creation of mixed, sustainable communities
which contribute to affordable housing needs (at least 15% of dwellings should be affordable as
per the requirements of policy H2 of the CSDP) and provide a variety of property types, tenures
and sizes, including specialised accommodation such as bungalows. Aforementioned policies
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SP1 and SP8 of the CSDP also set out that the Council's housing delivery objective for the Plan
period is to exceed its target of 745 dwellings per annum.

It is evident that the proposed development will make a modest but valuable contribution to the
delivery of new housing in the City and will utilise a site which has been subject to a previous
planning approval and identified as being appropriate and available for new housing through the
SHLAA and the draft A&D Plan.

The application also proposes for 100% of the new dwellings to be affordable; the development
will therefore make a substantial contribution to affordable housing in the area and it is considered
that this benefit of the proposal should be given significant weight in the determination of the
application.

Furthermore, weight should be given to the type of housing to be provided by the development,
with a number of bungalows being provided alongside 2- and 3-bedroomed detached and
semi-detached dwellings, thus providing housing choice for a broad demographic. It is noted that
objectors to the application suggest the types of housing being provided are not appropriate for
the site, but as stated, it is considered that the proposed mix addresses the objectives of policy H1
and the NPPF in that the development provides a range of affordable house types which will cater
to a wide demographic.

With regard to the above comments, it is considered that the development of housing on the two
sites is acceptable in principle given its inclusion within the SHLAA, its proposed allocation for
housing in the A&D Plan, the previous decision to approve planning permission for residential
development on the site and the absence of any other policy allocation which would mean the site
should not be developed for housing.

The approval of planning permission for the development of 45 no. dwellings on the site will also
enable the Council to meet its stated objective of exceeding its housing delivery targets and the
proposed development will enable the delivery of a greater mix of housing, including bungalows,
which addresses the aspirations of policies H1 and H2 of the CSDP. The development of 45 no.
dwellings will also make a substantial contribution to the delivery of affordable housing, a benefit
of the scheme which should be given significant weight in the determination of the planning
application.

Notwithstanding the above, as set out earlier in this report, the determination of the planning
application must be made in accordance with the plan as a whole; consequently, the proposals
must be assessed in light of all relevant material planning considerations and policies of the plan
to establish whether the development of the site, including the number of dwellings proposed by
the application, gives rise to harm or any other material planning issues which means the
proposed development should not be approved.

3. Implications of development in respect of residential amenity

Paragraph 127 of the NPPF 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. Development should also create places that are safe, inclusive and accessible and
where crime and disorder, and the fear of crime, do not undermine quality of life or community
cohesion and resilience.

Meanwhile, policy BH1 of the 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 and
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retains acceptable levels of privacy and ensures a good standard of amenity for all existing and
future occupiers of land and buildings. This policy also requires new development to include
initiatives which serve to 'design out’ crime.

In terms of the amenity afforded to prospective occupiers of the new development, it is observed
that dwellings within the development will generally occupy generous plots with substantial front
and/or rear gardens. The spacing between the new dwellings largely accords with the
recommendations set out in the Council's Development Management Supplementary Planning
Document (SPD) (i.e. 21 metres between elevations containing main living room windows and 14
metres between elevations containing living rooms windows and blank elevations); there are
some situations where spacing between dwellings is below these recommended distances, but
overall it is considered that the proposed layout provides an arrangement which should ensure
the dwellings are afforded acceptable levels of privacy and benefit from main living room windows
with a middle- to long-distance outlook.

In addition to the above, the applicant has confirmed that all dwellings within the development will
provide gross internal floor areas which will meet or exceed the Government's nationally
described spacing standards. It has also been confirmed that all dwellings within the development
will meet requirement M4(1) 'Visitable dwellings' of Approved Document M of the Building
Regulations, whilst the 'Sunningdale' bungalow house types will meet requirement M4(2)
'‘Accessible and adaptable dwellings'. There are 8 no. 'Sunningdale’ dwellings within the
development - a total of 18% of properties, in exceedance of the 10% requirement set out by
policy H1 of the CSDP.

With regard to noise, policy HS2 of the CSDP and paragraph 180 of the NPPF both require
consideration to be given to the potential for noise to affect the amenity of new noise-sensitive
property, such as dwellinghouses. The noise assessment submitted with the planning application
has considered noise from sources including the adjacent road network and has concluded that
subject to appropriate mitigation, i.e. noise barriers at selected locations within the development
and specific standards of glazing and ventilation to dwellings, the amenity of occupiers of the
development would not be unacceptably impended by noise.

The conclusions of the report are accepted by the Council's Environmental Health team, who
accept that noise does not represent an amenity issue, subject to the imposition of conditions
which secure the recommended mitigation measures. In terms of noise and disturbance during
construction works, the applicant has submitted a revised Construction Environmental
Management Plan (CEMP), which is being reviewed by the Council’s Environmental Health team

In relation to the former Leamside rail line, Network Rail have highlighted that there are
aspirations for this to be brought back into use, although there is no set timetable for this to
happen. Network Rail do not object to the principle of site A being used for residential
development and they have not requested that any specific information or mitigation is provided in
relation to, for example, potential noise from rail traffic. Rather, Network Rail has asked that an
informative note be provided to the applicant to highlight this matter.

The Council's Environmental Health team also accept that the development will not give rise to
any unacceptable effects in terms of local air quality.

In terms of the impact of the development on the amenity of existing dwellings, there are no
dwellings to the south or west of the application sites. There are existing dwellings to the opposite
side of Redburn Road (within Maiden Law and The Mews), but the submitted plans show that
separation distances to these dwellings will exceed those recommended by the Development
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Management SPD - there will be 17 metres from the side elevation of the dwelling to plot 12 and 4
Maiden Law and over 26 metres from the front elevation of the dwelling to plot 1 and 4 The Mews.

In addition, the submitted drawings show that acceptable spacing will be provided between the
proposed dwellings and those approved on the intervening plot (i.e. planning app. refs.
16/00091/HYB and 21/00685/REM), with 21 metres between the dwelling to plot 3 in the
proposed development and plot 5 of the approved intervening development. A distance of 5.8 -
7.8 metres will be provided between the side elevation of the dwelling to plot 4 in the proposed
development and the side elevation of the dwelling to plot 4 of the approved intervening
development, which is considered to be an acceptable arrangement given the elevations in
guestion do not contain main living room windows. The submitted plans also show a separation
distance of over 34 metres to the nearest dwellings within the approved development on the north
side of Black Boy Road (app. refs. 16/02123/0U4 and 19/01826/REM).

Objectors to the development have also suggested that the development could lead to harm to
mental well-being as a result of encroachment into the countryside. Whilst it is recognised that
there has been an increased appreciation of the value of open space and countryside during the
Covid-19 pandemic, it is observed that there is no public access to the two development sites and
the proposals would only result in the loss of two small fields on the edge of the urban area.
Additionally, the proposals will not affect the public’s ability to use existing public rights of way or
reach and enjoy areas of accessible countryside and parkland, such as Rainton Meadows.
Consequently, it is considered that it would be difficult to conclude that the development would
have a material negative effect on the well-being of local residents due to encroachment into the
countryside.

With regard to the above comments, it is considered that the development will not give rise to any
substantive harm to the amenity of existing dwellings in the vicinity of the application site or those
which are subject to planning approval on the land to the north and to the land between the two
application sites. It is also considered that the development will, as a whole, afford future
occupiers of the dwellings with an acceptable standard of amenity.

It is therefore considered that the proposals are compliant with the requirements of policies BH1
and HS2 of the CSDP and paragraph 127 of the NPPF in relation to residential amenity.

4. Implications in relation to design and character and appearance of the area

Of particular relevance in considering matters relating to design and visual amenity are sections
11 and 12 of the NPPF. Section 11 places an emphasis on making effective use of land, with
paragraph 122 stating that planning decisions should support development that makes efficient
use of land, taking into account matters including:

- the identified need for different types of housing and the availability of land suitable for
accommodating it;

- local market conditions and viability;

- the availability and capacity of infrastructure and services - both existing and proposed - as
well as their potential for further improvement and the scope to promote sustainable travel modes
that limit future car use;

- the desirability of maintaining an area's prevailing character and setting, or of promoting
regeneration and change;

- the importance of securing well-designed, attractive and healthy places.

Paragraph 123, meanwhile, states that where there is an existing or anticipated shortage of land
for meeting identified housing needs, it is especially important that planning decisions avoid
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homes being built at low densities and ensure that developments make optimal use of the
potential of each site. Applications which do not make efficient use of land should be refused
planning permission, with local planning authorities instructed to take a flexible approach to
applying amenity policies where they would otherwise inhibit this objective.

Section 12 of the NPPF is concerned with achieving well-designed places, with paragraph 124
stating that the creation of well-designed places is fundamental to what the planning and
development process should achieve, and that good design is a key aspect of sustainable
development. Paragraph 127 goes on to advise that planning decisions should ensure that
developments will, amongst other objectives:

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

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

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

- establish or maintain a strong sense of place;

Paragraph 130 then 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 way it functions.

Paragraph 150, meanwhile, states that new development should be planned for in ways which
avoid increased vulnerability to the range of impacts arising from climate change and which can
help reduce greenhouse gas emissions, such as through its location, orientation and design.

Paragraph 170 of the NPPF is also relevant in considering visual amenity as it requires planning
decisions to respect and enhance valued landscapes in a manner commensurate with their
statutory status or identified quality in the development plan.

Aforementioned policy BH1 of the CSDP seeks to achieve high quality design and positive
improvement; to meet this objective, development should:

- create places which have a clear function, character and identity based upon a robust
understanding of local context, constraints and distinctiveness;

- maximise opportunities to create sustainable mixed-use developments;

- be of a scale, massing, layout, appearance and setting which respects and enhances the
positive qualities of nearby properties and the locality;

- deliver acceptable standards of amenity;

- promote natural surveillance;

- clearly distinguish between public and private spaces;

- create visually attractive and legible environments;

- provide appropriate landscaping as an integral part of the development;

- maximise opportunities for buildings and spaces to gain benefit from sunlight and passive
solar energy;

- not detract from important views of buildings, structures and landscape features;

- create safe, convenient and visually attractive areas for servicing and parking;

- maximise durability and adaptability throughout the lifetime of the development;

- meet national space standards as a minimum (for residential development);
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Also applicable in terms of the layout of the development is policy H2 of the CSDP, which requires
affordable housing to be grouped in clusters around the site and to be indistinguishable in terms of
appearance from the market housing.

Policy BH2, meanwhile, requires sustainable design and construction to be integral to new
development and that, where possible, major development should maximise energy efficiency,
reduce waste, conserve water, carefully source materials, provide flexibility and adaptability,
enhance biodiversity and include buffers to any waste and water treatment works.

Policy NE3 seeks to retain valuable trees and hedges within development proposals whilst with
regard to greenspace provision, policy NE4 of the CSDP states that the Council will seek to
enhance the quality of available greenspace by, amongst other measures, requiring all major
residential development to provide a minimum of 0.9ha per 1000 bed spaces of usable amenity
greenspace on site, unless a financial contribution for the maintenance/upgrading to neighbouring
existing greenspace is considered to be more appropriate.

Policy NE9, meanwhile, states that to protect, conserve and enhance the varied landscape
character, proposals should demonstrate a high quality of landscape design and demonstrate
how the key characteristics, assets, sensitivities and vulnerabilities and measures to protect
and/or enhance the landscape relevant to the locality as identified by the Council's Landscape
Character Assessment are taken into account. Development causing significant adverse impact
on the distinctive landscape characteristics of an area will not be supported unless clearly
outweighed by the benefits of the development. Policy NE11 seeks to protect key views and
requires new development to have an acceptable appearance within views.

As previously highlighted, the number of dwellings proposed through the application substantially
exceeds the 27 no. approved through the earlier outline planning permission and also exceeds
the indicative site capacity figures in the SHLAA (27 no. dwellings) and draft policy H8.46 of the
A&D Plan (32 no. dwellings). Objectors to the application have suggested that too many dwellings
are being proposed by the development. It is also recognised that in refusing planning permission
for the Gleeson Homes application for 50 no. dwellings (app. ref. 17/02012/FUL), the Council
raised significant concerns in relation to the number of dwellings being proposed, the density of
the development and the overall design quality of the scheme.

Broadly speaking, the pattern of development found in the locality is that the density of housing
decreases from the centre of Chilton Moor towards the south-western edge of the settlement;
consequently, larger detached dwellings are found within The Mews and Maiden Law on the
opposite side of Redburn Row. In assessing the merits of the previous applications for housing at
the site, it was considered that it was appropriate for new development to seek to continue this
pattern and provide larger dwellings in a scheme of relatively low density, so as to be compatible
with the urban/rural fringe location. Draft policy H8.46 of the A&D Plan states that the character
and density of the site should be appropriate for the urban/rural edge.

Whilst it is recognised that the number of dwellings, and thus density of development, proposed
by the current application is greater than with the previously-approved application and as
indicatively suggested by the SHLAA and A&D Plan, it is considered that the layout of the
development is such that the scheme would not appear as incongruously dense or result in harm
being caused to the character, appearance and visual amenity of the locality. In particular, it is
considered that the proposed arrangement of the dwellings to site A being set behind the 'village
green' open space flanking Redburn Road and Black Boy Road means the scheme will present a
green and spacious aspect to the main public vantage points of the new housing. Similarly, the
development within site B is set back from Redburn Road behind retained verge, trees and
hedges, giving the development a 'soft' edge.
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The development will also still include some substantial detached and semi-detached dwellings
alongside the smaller semi-detached dwellings and bungalows required to provide a range of
affordable housing types within the scheme.

The applicant's planning agent has also made a comparison with recently-approved housing sites
in the locality, in particular the housing being built to the north side of Black Boy Road (app. refs.
16/02123/0U4 and 19/01826/REM). It has been highlighted that, in terms of the actual amount of
new built development being created, the proposal is less dense than the aforementioned
development (Black Boy Road development is 31,166 sq. ft. per hectare, the proposed
development is 27,092 sq. ft. per hectare); essentially, a lesser amount of the site will be covered
by built development, meaning more of the site will be taken over by greenspace, private gardens
and landscaping.

On a more detailed level, it is noted that the dwellings to site A are arranged to as to face across
the open space within the development towards Redburn Road, providing the active frontage to
the road sought by policy H8.46 of the draft A&D Plan. The bungalows along the boundary with
Black Boy Road do not front the road as it was considered this would present a highway safety
risk - their proximity to the Redburn Road junction and the bridge across the railway line would
mean it was unsafe for residents or visitors to stop on the highway. Two dwellings within site B
present gable elevations to Redburn Road, but some visual interest is provided by first and
ground floor secondary windows.

With regard to the appearance of the proposed dwellings, a relatively ‘traditional' approach has
been taken. Dwellings are predominantly proposed to be finished in facing brick, with some
feature bungalows rendered, and relief provided by areas of feature cladding to the upper floors of
two-storey properties. Roofs are to be finished in slate-effect tiles. Doors and windows will be grey
composite and grey uPVC respectively, with white fascias and black rainwater goods. Variation is
provided by a range of four dwelling types across the two development plots, with additional visual
interest will be provided by projecting gables, peaked features extending into the eaves and
canopies to the front elevations of the dwellings. The design and appearance of the dwellings is
considered to be acceptable in the context of the application site's surroundings.

In terms of the development's effect on the wider landscape, the application sites fall within the
'Rainton Lowland' character area of the 'Coalfields Lowland Terraces' Landscape Character
Type, as identified by the Council's most recent Landscape Character Assessment (LCA). The
LCA highlights that the Rainton Lowland area is characterised by its rural/urban fringe nature, with
areas of agricultural land, woodland and wildlife sites largely surrounded by settlements such as
Chilton Moor, Fencehouses, Houghton-le-Spring and East Rainton. The northern part of the
Rainton Lowland character area is relatively flat, with the land rising southwards to a low ridge
around East Rainton. The LCA encourages that distinctions between settlements are maintained
and that new residential development does not further erode the distinction between urban and
rural. New development should also take opportunities to improve the edges of existing
settlements. On a broad level, the LCA recommends that Coalfields Lowland be ‘enhanced’,
rather than be subject to 'protection’'.

It is also observed that the site is within the scope of a key local view as identified by the draft A&D
Plan. The 'Views Report’, which forms part of the evidence base to the draft A&D Plan, identifies
the key view as being north-west from the A690 approaching East Rainton. It allows views
towards Penshaw Monument and Penshaw Hill and the viewpoint is identified as being a
‘gateway' into Sunderland.
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The proposed development affects two relatively small plots which, it is considered, act as a
logical extension to the edge of Chilton Moor and will result in a 'rounding off' of the settlement.
Although the housing will be visible from higher land (including the aforementioned viewpoint), the
public rights of way and the grounds of Rainton Meadows visitor centre to the south, it is
considered that the development will not unacceptably intrude into the prevailing landscape as it
will be viewed against the backdrop of the existing and approved residential areas immediately
beyond it to the north and will essentially result in a minor foreshortening of the existing settlement
edge. Nor does the development incur into the ‘open countryside' designated by the Council's
adopted CSDP. The retention of hedging around site B and the proposed boundary treatment to
site A will also provide the development with relatively 'soft' edges, assisting the development in
assimilating into the landscape.

Given the above, it is considered that the proposed development would not have a significant
negative affect on the prevailing landscape or intrude unacceptably into the key view identified in
the draft A&D Plan and the Council's Landscape officer has raised no objections in this regard. In
terms of landscaping within the development, a series of amendments have been made, including
the retention of more trees, the introduction of hedging to the northern boundary, the introduction
of a greater amount of native planting in line with the breeding bird's survey recommendations and
other amendments to the originally proposed boundary treatment. The Council's Landscape
officer is broadly satisfied with the hard and soft landscaping proposals, but has requested that
planning conditions be imposed in relation to the retention of the hedging to site B and final details
of hard landscaping, retaining walls and the design of the acoustic fencing.

The Council's Landscape officer has queried the usability of the SuDS pond within the 'village
green' open space to site A, which is being put forward as part of the open space provision within
the development. The SuDS pond is being designed with shallow gradients so that, in practice, it
could provide usable recreational space for residents, however it is also intended to be planted
with species designed to provide ecological and biodiversity benefits. The applicant's planning
agent has, however, highlighted that even if the SuDS pond is excluded from the open space
provision within the development, an area of approximately 0.163ha of amenity open space will
be provided, exceeding the figure reached using the calculation set out in policy NE4 of the
CSDP.

It is also recognised that the site is well-connected to recreational opportunities given its location
on the edge of the settlement and the available access to the surrounding countryside via the
local public right of way network.

In relation to trees and hedges at the site, as noted previously, it is proposed to largely retain the
hedges around site B, save for the insertion of the access into the site. The retained hedges have
not been subject to any management for many years and they are proposed to be subject to a
programme of laying, a reduction in their height and spread and additional planting to fill existing
gaps, as recommended by the Arboricultural Method Statement (AMS) submitted with the
application. The development would also necessitate the removal of 6 no. trees around the edges
of sites A and B; the AMS advises that two of the trees are category 'B' trees (moderate quality
and value) and four are category 'C' trees (low quality and value) of varying condition, with two
large hybrid poplars exhibiting limb loss and decaying wounds and nearing the end of their useful
life expectancy. A further ash tree is recommended to be removed regardless of the proposed
development due to its poor physiological condition (category 'U’ tree, i.e. unsuitable for
retention).

The amendment to the application means that two category B trees (a sycamore and a Norway
maple) are able to be retained. The AMS sets out recommendations for tree protection measures
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before and during construction, to ensure that retained trees and hedges are adequately
protected for the duration of works.

Overall, it is acknowledged that whilst the loss of some trees is regrettable, none of the trees to be
lost are of high value and the removal of these trees is not considered to be an impediment to the
proposed development. The retention of the hedge to site B is positive and the development
represents an opportunity for this to be restored and managed in a manner which could extend its
useful life expectancy.

The landscaping proposals for the site also include additional tree and shrub planting which, over
time, will compensate for the existing trees being lost to the development.

Members should note at this point that, as set out in its adopted Planning Obligations SPD, the
Council will often seek to secure a financial contribution to support and maintain outdoor play
facilities close to a new residential development site. There are no proposals for play facilities to
be provided within the proposed development and so the applicant has agreed to make a financial
contribution of £704 per dwelling towards off-site play provision in the locality. This would be
secured via an agreement made under s106 of the Town and Country Planning Act 1990.

With regard to sustainability, the planning agent has advised that the applicant adopts a 'fabric
first' approach to building design, which maximises the performance of the components and
materials that make up the building fabric itself, before considering the use of mechanical or
electrical building services systems. This helps to reduce capital and operational costs, improve
energy efficiency and reduce carbon emissions whilst reducing ongoing maintenance costs.

Buildings designed and constructed using a fabric first approach aim to minimise the need for
energy consumption through methods such as:

Maximising air-tightness

Increased levels of insulation

Optimising solar gain through the provision of openings and shading
Optimising natural ventilation

Using the thermal mass of the building fabric

O O O0OO0O0o

It is suggested by the planning agent that focusing on the building fabric is generally considered to
be more sustainable than relying on energy saving products, or renewable technologies, which
can be expensive and may or may not be used efficiently by occupants and that integrating
energy efficiency into the building envelope can decrease the requirement for occupant
interaction with complex controls and new technologies, reducing the reliance on the end user to
achieve the desired energy performance of buildings.

In addition, the agent points out that the drainage strategy for the development has sought to
conserve water resources and minimise vulnerability to flooding. The materials proposed are
appropriate to the location and the house types provide flexibility and adaptability, allowing for
future modification.

It is considered that the applicant's statement evidences that the proposed development has been
designed and planned in a manner which gives proper regard to sustainable development
principles, in accordance with the objectives of policy BH2 of the CSDP.

The proposed development has been carefully considered against the relevant CSDP, NPPF and

draft A&D Plan policies which relate to design, character, landscaping, visual amenity and
sustainability. For the reasons discussed above, and in accordance with the requirements of
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policy BH1 of the CSDP, the amended development is considered to be acceptable in terms of its
design, layout, appearance and visual interest and it will deliver a good quality built environment
which provides good living conditions for residents and which has an acceptable relationship with
the wider locality.

In accordance with the objectives of policy NE4, the development will provide residents with an
acceptable quantity and quality of open space and landscaping to create an attractive living
environment. In accordance with policies NE9 and NE11, it is considered that the development
will not cause significant harm to the prevailing landscape or intrude unacceptably into the
countryside or key views. The development will also incorporate existing hedgerows, as required
by policy NE3 of the CSDP, and has been informed by sustainability principles, as required by
policy BH2 of the CSDP.

In considering the design, layout and the density of the development, it should be taken into
account that a scheme of 45 no. dwellings will give rise to significant benefits in terms of not only
general housing supply but also the delivery of a substantial amount of affordable housing given
that the application proposes for all dwellings to be affordable.

It is consequently concluded that the proposed development is acceptable in terms of design,
layout, built form and landscaping and that although the application proposes the erection of 45
no. dwellings at the site, the specific layout and design of the development of means it will relate
acceptably to its surroundings and would not appear as incongruously dense or harmful to the
character and appearance of the locality.

5. Implications of development relative to archaeology

With regard to archaeology, paragraph 199 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.

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 noted earlier in this report, the Tyne and Wear County Archaeologist requested that trial
trenching be undertaken at the site given the potential for archaeological remains to present.
Whilst the County Archaeologist was satisfied that the trenching could be secured via conditions,
the applicant elected to undertake a programme of archaeological evaluation whilst the
application was being considered; an evaluation report has been submitted which essentially
concludes that there is limited survival of archaeological remains within the development site and
that the direct impact of the development on the archaeological resource will be minimal.

As set out in the 'Representations’ section of this report, the County Archaeologist is satisfied with
the evaluation work undertaken and does not require any additional site investigations to be
carried out.

Appropriate archaeological investigations of the site have been undertaken, in accordance with

the requirements of policy BH9 of the CSDP and paragraph 199 of the NPPF. The proposals are
therefore considered to be acceptable in relation to built heritage and archaeology.
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6. Impact of the development 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;

- where an existing access is to be used, it is improved as necessary;

- they are assessed and determined against current standards for the category of road,;

- they have safe and convenient access for sustainable transport modes;

- they will not create a severe impact on the safe operation of the highway network.

Policy ST3, meanwhile, states that new development should:

- provide safe and convenient access for all road users in a way which would not
compromise the free flow of traffic (including pedestrians, cyclists and public transport) or
exacerbate traffic congestion or the risk of accidents;

- incorporate appropriate pedestrian and cycle routes within and through the site, linking to
the wider network;

- submit an appropriate Transport Assessment/Statement to demonstrate no detrimental
Impact on the existing highway;

- include an appropriate level of vehicle and cycle parking;

- make appropriate provision for the electric vehicle charging;

- safeguard existing public rights of way;

Paragraph 108 of the NPPF states that in considering applications, local planning authorities
should ensure that:

- appropriate opportunities to promote sustainable transport modes can be taken up;

- that safe and suitable access to the site can be achieved for all users; and

- that any significant impacts from the development on the transport network (in terms of
capacity and congestion), or on highway safety, can be cost effectively mitigated to an acceptable
degree;

Also relevant is paragraph 109, which states that development should only be refused on
highways grounds if it would have an unacceptable impact on highway safety, or the residential
cumulative impacts on the road network would be severe.

Paragraph 110 goes on to advise that within the context of paragraph 109, applications for
development should:

- give priority first to pedestrian and cycle movements and second to access to high quality
public transport;

- address the needs of people with disabilities and reduced mobility in relation to all modes
of transport;

- create places that are safe, secure and attractive, which minimise the scope for conflicts
between pedestrians cyclists and vehicles;

- allow for the efficient delivery of goods and access by service and emergency vehicles;

- be designed to enable charging of plug-in and other ultra-low emissions vehicles.

Paragraph 106 recommends that Local Planning Authorities guard against the adoption of
overly-stringent maximum parking standards.
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It is recognised that objectors to the application have raised concerns regarding the suitability of
Redburn Road to accommodate additional traffic and pedestrians given its narrowness in parts,
the number of bends within the road, the absence of meaningful pedestrian provision and its use
as a busy 'rat run' for those seeking to avoid the Black Boy Road/B1284 junction in the centre of
Chilton Moor. Concerns have also been raised in relation to the amount of new housing
development being built in the area and the effect the additional traffic will have on the capacity
and safety of the local road network.

To provide some background to the current situation within the Chilton Moor/Redburn Road area,
it should be noted that to enable support of the various planning applications for residential
development in this area, the Local Highway Authority has required a range of improvements to
the road network. These improvements are to be delivered directly by the developers under
agreement with the Council, or with funding provided to enable delivery by the Council.

The completed residential development of 70 no. dwellings on land to the north of Redburn Row
by Persimmon Homes required a funding contribution towards the delivery of traffic signals at the
junction of Black Boy Road/Chilton Moor Front Street. The remaining funding for the signal
scheme is to be provided through the planning permission for 141 no. dwellings on land to the
north of Black Boy Road, which is also being implemented by Persimmon Homes.

These developments have also been required to fund the delivery of a road safety scheme along
Redburn Row, including a reduction in the speed limit from national 60mph to 30mph. This
scheme has been delayed but has recently been subject to consultation with Ward councillors
and engagement with residents. It is anticipated that the legal process for the necessary Traffic
Regulation Order will be commenced by the end of this month, with the likelihood being that the
measures will be in place from October/November 2021 (subject to the receipt of any formal
objections to the proposals).

The residential development of 141 no. new homes on land to the north of Black Boy Road also
involves the need to deliver a range of other off-site highway improvements, including for the
developer to fund the remainder of the installation of a traffic-signal controlled at the Black Boy
Road/Front Street junction. Further section 106 funding contributions for these works are secured
from the recent Chilton Moor Cricket Club housing development.

The Black Boy Road/Redburn Row junction layout is required to be altered to achieve junction
spacing and visibility splay requirements for the Black Boy Road development to achieve the new
site access. The alterations also include the construction of new footways and dropped kerb
pedestrian crossing points with tactile paving provided.

Traffic signals are required to be installed on the approaches to Black Boy Road Bridge to help
control traffic movements across the narrow bridge. The improvements will be subject to a
Section 278 Agreement between the developer with both Sunderland and Durham County
Council. A stage 1/2 Road Safety Audit is to be undertaken as part of the detailed design. Durham
County Council and Durham Constabulary have agreed to the proposal.

A build-out and dropped kerb crossing will also be provided on the north side of Black Boy Road to
the east of the bridge to provide a connection to a new footpath link to Houghton bridleway.

The proposed development under consideration has already been granted outline planning
permission, which required the provision of new footways along the frontage of both the sites. The
development was also required to provide traffic management improvements to the northern
section of Redburn Row facing both development plots. This includes forming a build out between
both sites to help control the movement of through-traffic and provide space for pedestrians to
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move more safely on the highway. These works are planned to be delivered by the developer
under agreement with the Council.

All the above highway improvements have been considered necessary to provide capacity and
safety on the road network to support the delivery of the new homes in this area, including at the
application site. As set out in the 'Representations' section of this report, the Council's Highways
team do not object to the current planning application, subject to a condition which requires the
agreement of final details of highway improvements to Redburn Road. As set out above, it is
anticipated that this would include pedestrian provision along Redburn Road to Black Boy Road,
in order to create a connection to the existing footways leading to the services, facilities and public
transport options in the centre of Chilton Moor, and also a 'build out' between the development
plots to help control the movement of through-traffic using Redburn Road.

All works to the existing highway would be secured via an agreement between the developer and
the Local Highway Authority under s278 of the Highways Act.

In addition to the above, there are no objections to the proposed internal road layout, the level of
occupier and visitor parking provision. It has also been requested that details of routes for
construction traffic are agreed (these are proposed through the submitted Construction
Environmental Management Plan) and that further details are provided in respect of encouraging
means of sustainable travel. It is considered that such details could be provided and agreed via an
appropriately worded condition.

With regard to the above comments, it is considered that the proposed development is
sustainable in terms of transport considerations. As a result of the improvements being made to
the local road network, it will be capable of safely accommodating traffic from the proposed
development of 45 dwellings, subject to the agreement of final details of the highway
improvements and pedestrian provision to Redburn Road. Additionally, the proposed access,
parking and layout arrangements are acceptable. The proposals will therefore satisfy the
objectives of policies ST2 and ST3 of the CSDP and paragraphs 108, 109 and 110 of the NPPF.

7. 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 175 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). Paragraphs 174 and 175 also seek to encourage
development which will deliver measurable net gains in biodiversity.

On a local level, policy NE2 of the CSDP sets out that where appropriate, development must
demonstrate how it will deliver net gains in biodiversity and it should include measures for the
protection, creation, enhancement and management of biodiversity and geodiversity. Proposals
which would adversely affect designated Local Wildlife Sites and Local Nature Reserves will only
be permitted where the Council is satisfied that there are no reasonable alternatives and that the
case for the development outweighs the need to safeguard the site. development which would
have an adverse impact on a wildlife corridor will not be permitted unless appropriate replacement
land or mitigation can be provided.

The application was initially accompanied by a Preliminary Ecological Appraisal (PEA) of the

application sites as well Biodiversity Net Gain calculations. The PEA reaches the following key
conclusions:
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- habitats on site considered to be of at least local value due to presence of mature trees and
hedgerows. Habitats would largely be lost through the development, although hedgerows and
some trees would remain;

- there are ecological connections to nearby designated sites and Rainton Meadows.
Impacts from additional recreational pressure generated by housing could occur;

- sites potentially used by foraging bats and trees to be felled provide potential roosts.
Hedgerows are to be kept, maintaining a foraging habitat, but potential for direct harm to bats and
their roosts through tree felling;

- sites considered to be of low value to great crested newt. The SuDS pond could provide a
new newt habitat. Specific construction working practices are recommended to minimise residual
risk of harm to newt in the event they are present on site;

- sites are of low or local value to otter, reptiles and badger. Risks are low, provided
appropriate construction working practices are used;

- sites provide nesting opportunities for a range of species within the grassland, ruderal,
hedgerows and trees and is therefore of local value to nesting and foraging birds. Risk of harm if
site clearance works are undertaken at the wrong time of the year;

The PEA makes a series of recommendations in terms of measures designed to mitigate for the
potential impacts identified above, namely:

- retention of as many hedgerows and trees as possible and promotion of on-site habitat
creation and landscaping, using native species as a priority. The small size of the sites may mean
achieving biodiversity net gain is not possible and so an off-site contribution may be required.
Hedge laying should take place outside of bird nesting season;

- inclusion of bat boxes to one in three houses within the development. A dawn survey of
trees to be felled should be carried out to confirm whether they are being used by roosting bats. A
licence from Natural England may be required if bat roosts are to be affected. No external lighting
to features such as retained trees and hedgerows;

- precautionary working practices in relation to great crested newt, otter, reptiles and badger
and potential use of SuDS pond for great crested newt habitat creation;

- bird boxes built into every third property and vegetation removal to take place outside of
bird nesting season;

- off-site contribution to biodiversity net gain;

The Appraisal and calculations were reviewed by the Council's Ecologist, who made the following
comments:

- impacts arising from new homeowners on ecologically sensitive areas will need to be
considered in more detail especially when the application is proposing an increase in number of
dwellings on site from the earlier outline permission;

- the Preliminary Ecological Appraisal references farmland birds and breeding birds on site
(para 4.3.4) but has not carried out any breeding bird surveys despite the scheme increasing in
size. The land is currently suitable for a variety of farmland birds' species;

- the impact on breeding birds and wintering birds in particular birds of conservation concern
should be understood prior to determination to ensure that mitigation measures are appropriate
and robust;

- despite a potential small increase in hedgerows the application currently results in a
biodiversity net loss which is contrary to NE2 policy and the NPPF,;

- the landscaped masterplan lacks detail in terms of site preparation and creation of some of
the habitats on site, this is required to enable a review of the proposed habitats suggested to be
created on site as part of the calculation for biodiversity net gain to assess their robustness and
appropriateness;

- the SuDS pond is suggested to be designed to provide habitat for great crested newts, but
it is located next to the roads and surrounded by housing with no linking habitat in or out of the
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feature. The drainage strategy suggests that the basin will rarely hold any water for a prolonged
period suggesting that the species mix is not suitable, and it will not support amphibians or great
crested newts as suggested,;

- it is recommended that the developer demonstrates net gain measures either on or off site,
using the Defra Metric, and includes habitat creation and management plans;

- further clarity is requested regarding offsite contributions stated in the PEA by Taxus
Ecology. All mitigation measures would be expected to be maintained for the lifetime of the
development as a minimum.

Subsequent to the receipt of the Council's Ecologist's comments, the applicant has agreed to
make a financial contribution of £92,500 towards measures to mitigate and manage potential
off-site impacts arising from the development. It is considered that the proposed housing
numbers, level of green space within the development, proximity to high value nature
conservation sites and cumulative impact with other approved and emerging residential
development proposed of the area necessitate a long-term programme of measures for
ecological protection. The focus of activity from the developer contribution would be as follows:

£13,000 x 5 years = £65,000 Staff p/t warden
£5,500 x 5 years = £27,500 Project budget
Total = £92,500

Project priorities would be ground nesting, feeding and roosting birds; people, cats and dogs;
weekend and evening supplement to current resource and supporting volunteer programme;
access and habitat monitoring and management.

The applicant has also submitted a Breeding Bird Survey and amended the proposed
landscaping and planting proposals to inform updated Biodiversity Net Gain calculations. The
Breeding Bird Survey concludes that the site is of local ornithological value as it supports low
numbers of a relatively diverse number of breeding species, some of which are declining and of
conservation concern both locally and nationally (including grey partridge, willow tit, tree sparrow
and willow warbler).

The report concludes that the construction works would have a slight adverse effect on the local
breeding bird community and a very slight adverse effect on the Sunderland breeding bird
community. Operational effects of the development will have a slight adverse effect on the local
breeding bird population, however as habitats and planting within the development become
established, this effect will become negligible. In addition, the provision of new housing and
garden habitats within the site is likely to provide new nesting sites for a number of species of
national conservation concern that don't currently nest within the Proposed Development Site.
These are likely to include classic 'housing estate species' such as House Sparrow, Starling, Swift
and House Matrtin, all of which are declining nationally.

In terms of mitigation, the report recommends that vegetation clearance takes place outside of the
bird breeding season (unless the site is firstly checked by an ecologist) and that bird boxes are
installed in new dwellings. Hedgerows should be retained and new planting within the
development should also be dominated by native species. Care should also be taken in relation to
external lighting.

The applicant has also produced updated/revised biodiversity net gain calculations, which show a

loss in habitat units as a result of the proposed development of the site, although there are gains
in hedgerow units.
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The additional information submitted by the applicant has been reviewed by the Council's Ecology
consultant and a number of outstanding issues remain. In particular, it is considered that the
biodiversity net gain calculations demonstrate a significant net loss of biodiversity across the two
sites and this should be addressed either on- or off-site. The breeding bird survey is considered to
be robust, however the submitted landscaping proposals do not reflect the mitigation
recommendations (i.e. native planting) provided by the report. In addition, the Ecology consultant
has highlighted that some of the trees proposed to be felled could provide bat roosting habitats, as
was noted in respect of the 2017 planning application. It is recommended that a survey of the
trees is undertaken prior to the determination of the application, in order to determine the
likelihood of the trees being used by bats at the present time.

In relation to biodiversity net gain, the applicant has offered to make a financial contribution of
£29,400 towards providing off-site gains in biodiversity at an appropriate location. The
landscaping proposals have also been updated to better reflect the bird survey report's
recommendations. Additionally, a bat survey has been carried out and a report submitted

This advises that there is no current evidence of roosting bats within the trees, although foraging
bats were recorded. Overall, the site is considered to be of local value to bats, providing some
habitat to a local maternity roots of common pipistrelle bats, however there are similar habitats
within the local area which can similarly support this number of bats. The report recommends
mitigation and enhancement measures, mainly in relation to working practices and ensuring new
planting includes native species beneficial to bat foraging, and also recommends that a 'checking’
survey of the trees be undertaken in the event they are not felled within the next 12 months. The
recommended working practices and requirement for a checking survey can be subject to a
planning condition.

The applicant's proposed suggested approach of delivering off-site biodiversity net gain in lieu of
on-site gains is considered to be broadly acceptable, whilst the improvements to the landscaping
scheme are welcomed. Additionally, it does not appear that the development would have an
unacceptable impact on bats given there are no current roosts at the site. It is therefore
considered that the outstanding ecology issues appear to have been satisfactorily addressed and
that broadly speaking, the proposals are acceptable in relation to their ecological implications.
The additional information submitted by the applicant is, however, currently being assessed by
the Council's Ecology consultant. It is anticipated that this assessment will be completed ahead of
the Committee meeting and an update will provided to Members in advance of the meeting.

8. Implications of development in respect of flooding/drainage

In relation to flooding, paragraph 155 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.
Paragraph 165, meanwhile, states that major developments should incorporate sustainable
drainage systems unless there is clear evidence that this would be inappropriate. The systems
used should:

- take account of advice from the Lead Local Flood Authority (LLFA);

- have appropriate proposed minimum operational standards;

- have maintenance arrangements in place to ensure an acceptable standard of operation
for the lifetime of the development; and

- where possible, provide multifunctional benefits.

Page 40 of 64



Policy WWE2 of the CSDP sets out measures to reduce flood risk and ensure appropriate coastal
management, whilst policy WWES states that development must consider the effect on flood risk,
on-site and off-site, commensurate with its scale and impact.

The Flood Risk Assessment and Sustainable Drainage Strategy for the development has been
amended and updated through consideration of the application, in order to address comments
made by the Council's Flood and Coastal team, in their capacity as Lead Local Flood Authority.

The updated FRA and Drainage Strategy identifies that the application site is located in Flood
Zone 1 (lowest risk of flooding) and so its development for residential purposes is appropriate in
the context of national and local flood-risk policies. The Environment Agency's Surface Water
Flood Map shows that there is a 'very low' risk of surface water flooding located within the site.
The LLFA's Strategic Flood Risk Assessment has been viewed and there does not appear to be
any specific information relative to the proposed development and there is no evidence to suggest
that the development will be at risk of flooding from any external sources.

With regards to the foul water from the development, it is proposed that a network of adoptable
gravity drains will serve each site. Both sites will connect to an extended NWL combined sewer in
the vicinity of Chilton Moor Farm. The combined sewer network is to be extended by the
developer of the residential site sandwiched between Site A and Site B. Site A will drain by gravity
along Redburn Road and Site B will be pumped up along Redburn Road via a new adoptable
pumping station within Site B.

With regards to the surface water runoff from the development, it is proposed that a network of
adoptable gravity drains will serve each site. These will each discharge into a new surface water
sewer in Redburn Road, flowing from west to east and discharging into Red Burn via an existing
culvert. Flows to the watercourse will be limited to the pre-development scenario (Greenfield
rate). The surface water drainage network will be sized to fully accommodate the excess in
surface water flows associated with the 1 in 100 year + 40% allowance for climate change and +
10% allowance for urban creep storm event.

Surface water attenuation features in the form of a detention basin on Site A and a geocellular
storage tank on Site B will manage run-off during storm events and ensure it can be safely stored
on site without flooding. It is proposed that porous paving can be used for private access roads
and driveways. Porous paving can allow infiltration, attenuate run-off and improve water quality
through filtration and retention of pollutants.

On Site A, any exceedance event surface water flows will be naturally directed towards the north
of the site, into the proposed SuDS basin, and any excess flows would naturally continue to
progress in a northerly direction towards Black Boy Road where they would enter the highway
drains where capacity permitted. On Site B, any exceedance event surface water flows would be
directed southwards along the site access road and any excess flows would naturally continue to
progress in a southerly direction onto open ground beyond.

Water quality management can be achieved through the proposed SuDS solutions, used in
combination. The site hazard index is Low, given the residential use and low traffic roads and can,
therefore, be mitigated relatively easily. In conclusion, the FRA and Drainage Strategy concludes
that the proposed development is at a very low risk of flooding and will not increase the risk of
flooding downstream of the development.

As set out in the 'Representations’ section of this report, Northumbrian Water have raised no

objections to the development, although it is requested that a condition be imposed requiring that
the development is carried out in accordance with the submitted sustainable drainage scheme.
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Similarly, the LLFA has no objections to the updated/amended FRA and Sustainable Drainage
strategy for the development and has simply requested a condition requiring the submission and
approval of a verification report to demonstrate that the agreed strategy has been implemented.

Subject to a condition covering the requests of Northumbrian Water and the LLFA, it is considered
that the implications of the development relative to flood risk and drainage are acceptable and the
development therefore complies with the objectives of the NPPF and policies WWE2 and WWE3
of the CSDP.

9. Implications of development in respect of land contamination

Paragraph 178 of the NPPF 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.

The Council's Land Contamination consultant initially advised that whilst the submitted Land
Contamination reports and Remediation Strategy did not appear to highlight any significant
concerns relative to the suitability of the site for a residential development, some further
information was required to support conclusions made around ground gas, risks from previous
development at the sites, soil conditions, risks from coal mining remains (in relation to which the
Coal Authority's advice should be sought), unexploded ordnance and invasive species, before the
application could be approved.

Following further discussions with the applicant's planning agent, it has been agreed that the
outstanding issues can be addressed via appropriately worded conditions. The Coal Authority has
also reviewed the proposals and as confirmed by their consultation response, they do not
consider potential hazards from coal mining remains to represent an impediment to the progress
of the development.

Given the above, the implications of the development in respect of land contamination are
considered to be acceptable, in accordance with the requirements of policy HS3 of the CSDP and
paragraph 178 of the NPPF.

10. Implications of development in relation to education provision

With regard to education provision, paragraph 94 of the NPPF states that it is important that a
sufficient choice of school places is available to meet the needs of existing and new communities
- Local Planning Authorities should take a proactive, positive and collaborative approach to
meeting this requirement, and to development that will widen choice in education. Paragraph
008:, reference ID: 23b-008-20190315 of the Government's Planning Practice Guidance website
states that when considering contributions required towards education, decision-makers should
consider existing or planned/committed school capacity and whether its sufficient accommodate
proposed development within the relevant school place planning areas.

On alocal level, policy ID2 of the CSDP states that planning obligations will be sought to facilitate
the delivery of local improvements to mitigate the direct or cumulative impacts of development,
where evidenced. Education provision and facilities is listed as area where obligations may be
sought.
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As set out earlier in this report, the Council's Education officer is of the view that the development
should contribute a total of £191,236 towards primary and secondary education provision in the
area and special educational needs (SEN) provision more widely.

The applicant has agreed to make the requested contribution in full and the payment will be
secured via an agreement under s106 of the Town and Country Planning Act 1990. Subject to the
completion of the agreement, it is considered that the impact of the development on education
provision in the area can be appropriately managed, in accordance with the objectives of
paragraph 94 of the NPPF and policy ID2 of the Council's CSDP.

11. Affordable housing considerations

Paragraph 62 of the NPPF states that where a need for affordable housing is identified, planning
policies should specify the type of affordable housing required and expect it to me met on-site.
Paragraph 64 goes on to state that where major development involving the provision of housing is
proposed, planning policies and decisions should expect at least 10% of the homes to be
available for affordable home ownership (as part of the overall affordable housing contribution
from the site), unless this would exceed the level of affordable housing required in the area, or
significantly prejudice the ability to meet the identified housing needs of specific groups.

Annex 2 (Glossary) of the NPPF then provides a detailed definition of affordable housing, with
four distinct types being identified:

a) Affordable housing for rent;

b) Starter homes;

C) Discounted market sales housing

d) Other affordable routes to home ownership

Policy H2 of the Council's CSDP sets the trigger for an affordable housing contribution at
developments of 10 or more units and requires 15% of dwellings to be affordable (with the
Council's Planning Obligations SPD advising that the figure will be rounded up when 0.5 or more
and anything else rounded down). The types of affordable housing to be delivered should reflect
the latest available evidence with regard to tenure split and size of dwellings. The most up-to-date
evidence is provided by the Council's Strategic Housing Market Assessment (SHMA), which
recommends a split of 75:25 split between affordable rent and intermediate tenure.

As noted previously, the application is being made on the basis that 100% of the housing within
the development is affordable, with the bungalows available for affordable rent and the remainder
available as rent to buy units. Clearly, this significantly exceeds the Council's usual policy
requirement as set out by policy H2 and also exceeds the NPPF's affordable housing objectives
for major residential schemes. The applicant has, however, agreed that wording can be entered
into the s106 agreement which would essentially secure the Council's policy requirement of 15%
of dwellings being affordable (this requirement would therefore remain applicable in the event the
planning permission was implemented by another developer).

12. Summary of position in respect of s106 Contributions

Paragraph 54 of the NPPF states that Local Planning Authorities should consider whether
otherwise unacceptable development could be made acceptable through the use of conditions or
planning obligations - such obligations are usually secured via legal agreements under Section
106 of the Town and Country Planning Act 1990 (as amended) and should only be used where it
is not possible to use planning conditions. Paragraph 56 goes on to advise that planning
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obligations should only be sought where the following tests can be met (also set out at Regulation
122(2) of the Community Infrastructure Levy (CIL) Regulations 2010):

- Necessary to make the development acceptable in planning terms;
- Directly related to the development; and
Fairly and reasonably related in scale and kind to the development;

Aforementioned policy ID2 of the CSDP, meanwhile, states that s106 planning obligations will be
sought to facilitate delivery of:

)] Affordable housing; and

1)) Local improvements to mitigate the direct or cumulative impact of development and/or
additional facilities and requirements made necessary by the development (in accordance with a
forthcoming Planning Obligations Supplementary Planning Document).

To facilitate the delivery of the mitigation measures, the Council will seek maintenance,
management, monitoring and such related fees.

Paragraph: 018, reference ID: 23b-018-20190315 of the Government's Planning Practice
Guidance website makes it clear that applicants do not have to agree to a proposed planning
obligation, but failure to do so may lead to a refusal of planning permission or non-determination
of the application.

As set out in the 'Representations’ section of this report, the following financial contributions and
obligations have been requested from the respective consultees or are required through relevant
plan policies and would be secured via a s106 agreement:

0 £191,236 towards primary, secondary and SEN education provision in the area;

0 £92,500 towards managing and mitigating off-site ecological impacts;

0 £29,400 towards off-site biodiversity net gain measures;

0 £704 per dwelling towards off-site play provision (in lieu of on-site play equipment being
provided);

0 15% on-site affordable housing (to meet Council's policy objective; development proposes

100% affordable housing);

The requested financial contributions towards education provision, ecology and off-site play are
considered to be necessary to make the development acceptable in planning terms, are directly
related to the development and are fairly and reasonably related in scale and kind to the
development, whilst the affordable housing clause is designed to ensure the Council's affordable
housing policy requirement is met. As such, it is considered that these contributions satisfy the
tests set out at paragraph 56 of the NPPF and Regulation 122(2) of the CIL Regulations.

In addition to the above, it should be noted that a road safety scheme to Redburn Road will be
delivered via an agreement under s278 of the Highways Act.

CONCLUSION

As set out above, the proposed housing development affects a site which has been subject to a
previous planning approval, is identified as available for housing within the Council's latest
SHLAA and is proposed as a housing site by the Council's draft Allocations and Designations
Plan. There are no land use allocations within the Council's Core Strategy and Development Plan
or Unitary Development Plan relevant to the site which would dictate that a housing development
should not be considered favourably. Consequently, and given that the site is envisaged as
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contributing to the Council's supply of housing land for the Core Strategy and Development Plan
period, it is considered that the residential development of the site is acceptable in principle. It is
recognised that the previous planning approval at the site was for 27 no. dwellings, a potential site
capacity replicated by the SHLAA, and that the draft A&D Plan sets out an indicative site capacity
of 32 no. dwellings. It is also recognised that a previous planning application for 50 no. dwellings
at the site was refused planning permission.

The current proposals must, however, be considered on their own merits and, as required by
section 38(6) of the 2004 Act, in accordance with the Council's adopted Development Plan taken
as a whole. In this regard, it should be noted that in isolation, the fact that the number of dwellings
proposed by the application would exceed the figure previously approved at the site and as
recommended by the SHLAA and draft A&D Plan, does not result in conflict with any specific
policy of the Council's adopted Plan.

Consideration has been given to all other relevant policies within the Council's adopted
Development Plan to determine whether the proposed development accords with the Plan or not.
To this end, the following policies of the CSDP are relevant to the determination of the application
and a view is provided below as to whether or not the development accords with the policy's
requirements and objectives:

SP1 - sets out the Council's sustainable development strategy for the Plan period, including the
delivery of at least 13,410 new homes by delivering the right homes in the right locations through
the allocation of homes in the A&D Plan, the allocation of the South Sunderland Growth Area and
The Vaux and amending the Green Belt boundary to allocate Housing Growth Areas.

The development would assist with the Council's stated aim of delivering at least 13,410 homes
over the CSDP period.

SP7 - the Council will seek to improve health and wellbeing in Sunderland through a range of
measures.

The development provides good access to recreational opportunities, including open countryside
and public rights of way, includes acceptable public open space, will make a financial contribution
to support off-site play provision and does not have an unacceptable adverse impact on the
amenity of the area.

SP8 - the Council will work with partners and landowners to exceed its minimum target of 745 net
additional dwellings per year by delivering, amongst other sites, the Strategic and Housing
Growth Areas identified in the Plan.

The housing proposed by the development will help to meet the objective of exceeding its housing
delivery target.

HS1 - development must demonstrate that it does not result in unacceptable adverse impacts on
amenity which cannot be addressed through appropriate mitigation, arising from sources such as
air quality, noise, dust, odour and land contamination. Where unacceptable impacts arise,
planning permission will normally be refused.

The technical reports and assessments and responses from relevant consultees confirm that the
development will not give rise to unacceptable adverse impacts on amenity.
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HS2 - proposals should demonstrate that noise-sensitive development, such as new housing, will
not be detrimentally affected by the prevailing noise environment. Effective mitigation must be
proposed where this is necessary.

The submitted noise assessment demonstrates that the development will not be unacceptably
affected by noise.

HS3 - development proposals must demonstrate that risks from land contamination and ground
conditions are adequately understood and accounted for via appropriate remediation and
mitigation.

Risks from contamination have been investigated and can be adequately mitigated and
remediated.

H1 - residential development should create mixed and sustainable communities by meeting
affordable housing needs, providing a mix of house types and tenures appropriate to its location,
achieving an appropriate density for the site's location and, where appropriate and justified,
provide larger detached dwellings and dwellings designed for older people and those with special
housing needs. From 1st April 2021, major housing development should include 10% of dwellings
to meet Building Regulation M4(2) Category 2 - accessible and adaptable dwellings.

The development provides an acceptable mix of affordable housing, including bungalows, and is
considered to be of an appropriate layout and density. More than 10% of dwellings will meet the
accessible and adaptable dwellings standards.

H2 - proposals of more than 10 dwellings should include 15% on-site affordable housing, with the
mix of affordable housing informed by the recommendations of the Council's most up-to-date
Strategic Housing Market Assessment (SHMA). Affordable dwellings should be spread around
the site and be indistinguishable from market housing in terms of appearance and quality.

The development will provide 100% affordable housing, substantially exceeding the policy's
requirement.

BHL1 - development should achieve high quality design and positive improvement by, amongst
other measures: creating places with a clear function, character and identity; ensuring
development is of an appropriate scale, massing, layout, appearance and setting; retaining and
creating acceptable levels of amenity; delivering attractive environments and architecture;
providing high-quality landscaping; and having regard to key views. From 1st April 2021,
proposals should meet nationally described spacing standards.

It is considered that, as amended, the proposed layout, build quality, scale, massing, character,
appearance and landscaping of the development is acceptable, particularly in the context of
delivering a 100% affordable housing scheme at the site.

BH2 - sustainable design and construction should be integral to major development proposals.

The applicant has demonstrated that sustainable design and construction principles are to be
followed in the construction of the proposed dwellings.

BHS3 - requires new areas of public realm to be of a high quality and be attractive, safe, legible,
functional and accessible.
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The Council's Landscape officer is satisfied that the amended proposals provide an appropriate
landscaped environment.

BH9 - development should not adversely affect the archaeological interest and setting of a
Scheduled Ancient Monument and the Council will support the preservation, protection and,
where possible, the enhancement of the City's archaeological heritage, by requiring applications
to involve appropriate investigation and recording of remains.

The County Archaeology officer has confirmed that the archaeological interest of the site has
been adequately investigated.

NE1 - development should maintain and improve the Council's green and blue infrastructure by
enhancing, creating and managing multifunctional greenspaces and bluespaces.

The development will provide new greenspaces for public and ecological benefit and will not harm
existing provision.

NE2 - where appropriate, development must deliver biodiversity net gain and avoid or minimise
impacts on biodiversity and geodiversity, including in relation to designated sites and wildlife
corridors.

The impacts of the development in respect of ecology and biodiversity and the value of nearby
designated sites are acceptable, subject to the securement of the financial contributions detailed
earlier in this report.

NE3 - development should seek to retain and protect valuable trees, woodlands and hedgerows,
any harm caused should be appropriately justified, mitigated and compensated for.

Trees to be felled are not of significant value and the majority existing hedges within the
development site are being retained and improved.

NE4 - requires new major development to incorporate an appropriate amount and quality of
usable greenspace, unless it is considered more appropriate to make a financial contribution
towards off-site delivery.

The proposed landscaping and open space provision provided within the development is
considered to be acceptable.

NE9 - new development should respect the prevailing landscape character, taking into account
elements identified in the Council's Landscape Character Assessment. Development which
clearly has a significant adverse impact on distinctive landscape characteristics is unlikely to be
supported unless the impact is outweighed by the benefits of the development.

The development is considered to relate acceptably to the prevailing landscape and does not
adversely affect distinctive landscape characteristics.

NE11 - new development should take account of views into, out of and within the development,
with particular consideration given to key local views and views of significant buildings.

The development will not impinge upon key views given its location on the edge of the existing
settlement.
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WWE?2 - requires development to appropriately consider the risk from flooding and follow the
sequential and exception tests set out in national planning policy and incorporate appropriate
mitigation where required. Proposals should also not adversely affect the flow or quality of
groundwater.

The development is appropriate within Flood Zone 1 and risks from flooding can be appropriately
mitigated and managed.

WWES3 - requires development to incorporate appropriate sustainable drainage measures to
ensure it does not unacceptably increase the risk of flooding within the site and elsewhere.

The development incorporates an acceptable sustainable drainage solution, as confirmed by the
Council's Flood and Coastal team in their capacity as Lead Local Flood Authority (LLFA).

WWE4 - requires new development to maintain water quality.

There are no concerns regarding water quality, as confirmed by the LLFA and Northumbrian
Water.

WWES - requires new development to deal with the disposal of foul water via the drainage
hierarchy.

There are no concerns regarding the disposal of foul water, as confirmed by the LLFA and
Northumbrian Water.

ST2 - states that new development must not have an adverse impact on the existing local road
network, taking into account the number, design and location of new access points, local capacity,
access to sustainable modes of travel and road safety considerations.

The Council's Highways officers have confirmed that impacts on the local road network are
acceptable subject to ongoing improvements and the development provides appropriate access
to sustainable modes of travel.

ST3 - development should provide safe and convenient access for all road users, should
incorporate appropriate pedestrian and cycle links, should be supported by the necessary
Transport Assessments and Statements, should provide appropriate levels of parking, including
for electric vehicles, and should safeguard existing rights of way.

The Council's Highways officers are satisfied with the details of the proposals and appropriate
pedestrian improvements will be secured to Redburn Road.

ID1 - development will be expected to contribute to infrastructure improvements where this is
necessary to make the development acceptable in planning terms.

The development will contribute towards education provision, as per the request of the Council's
Education officer.

ID2 - the Council will seek planning obligations (via s106 contributions) to secure affordable
housing and other local improvements to mitigate the impact of the development as is necessary.

The s106 agreement will secure contributions towards education provision, ecological mitigation,

biodiversity net gains, off-site play and affordable housing. All contribution requests are being
made in full.
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The proposed development is also considered to largely address the development objectives set
out by policy H8.46 of the draft A&D Plan, in that the scheme acceptably addresses the
requirements relating to built form, ecology, highways, pedestrian accessibility, archaeology,
ground conditions, sustainable drainage, noise and infrastructure.

With regard to the policy appraisal set out above, it is considered that the proposed development
of 45 dwellings does not give rise to any significant conflicts with the relevant policies of the
CSDP. Nor are there any significant conflicts with any of the Council's relevant Supplementary
Planning Documents, the draft A&D Plan or the relevant policies of the NPPF, as referenced
throughout this report. As such, when considering the application for 45 dwellings at the site in the
context of the development plan as a whole, it is evident that there are no significant conflicts with
its policies and no other material planning considerations which mean the planning application
should be refused.

It must also be taken into account that the proposed development will deliver significant benefits,
in terms of providing housing at a site which has been subject to a previous planning approval, is
identified as available through the SHLAA and is intended to be allocated for housing via the A&D
Plan, and will assist the Council in meeting, and potentially exceeding, its stated housing supply
and delivery targets. The development will also deliver benefits in terms of expanding housing
availability and choice in the area, including bungalows and it will also provide employment and
economic benefits in that new residents will be able to support existing shops, services and
facilities in the locality. These benefits of the development should also be given weight in the
determination of the application.

Significant weight should also be given to the fact the development will deliver 100% affordable
housing; the development will consequently make a substantial contribution to the provision of
affordable housing in the area and this is considered to be a key benefit of the proposed
development.

The content of the objections to the proposed development are acknowledged and it is evident
that the local community holds significant concerns in relation to the proposed development of the
site, particularly around ecology, highway safety, local infrastructure and the development of a
‘greenfield’ site. All relevant material planning considerations have, however, been appraised in
the context of the policies of the Council's CSDP, the NPPF, the draft A&D Plan and with regard to
the consultation responses received from a range of external and internal consultees and there
are not considered to be any reasons which would justify a refusal of planning permission in the
context of the benefits being derived from the development.

The development will also make, in full, the requested contributions towards local infrastructure,
such as education provision, highways improvements and off-site play, to ensure that its impacts
on local infrastructure can be appropriately managed and mitigated.

Consequently, the proposed development is not considered to give rise to any significant conflict
with the Council's development plan as a whole and there are not considered to be any grounds
which would direct the Council to refuse planning permission for the development as proposed.

As noted earlier, feedback is awaited from the Council's Ecology consultant in relation to the
additional ecology work undertaken by the applicant, although it is anticipated that the
development will be acceptable in this regard. An update on this matter will be provided to
Members ahead of the Committee meeting.
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Accordingly, and in light of the requirements of section 38(6) of the 2004 Act, it is recommended
that Members be Minded to Approve the application, subject to receipt of comments from the
Council's Ecology consultant, subject the completion of the agreement under s106 of the Town
and Country Planning Act and subject to the imposition of the draft conditions below and any
additional conditions recommended by the Council's Ecology consultant.

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.

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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RECOMMENDATION: MINDED TO APPROVE, subject to finalisation of outstanding ecology
considerations, the completion of an agreement under s106 of the Town and Country Planning
Act 1990 (as amended) and subject to the draft conditions below and any additional conditions
recommended by the Council's Ecology consultant:

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. RES824-BHA-ST-XX-DR-A-0500

Existing site plan, drawing no. RES824-BHA-ST-ZZ-DR-A-0510

Amended proposed site plan, drawing no. RES824-BHA-ST-ZZ-DR-A-1220, P14;

Amended landscape masterplan, drawing no. C-1924-01, rev. D;

Site levels plans, drawing nos. 2782-SGC-ZZ-00-DR-C-0561 PO1 and
2782-SGC-ZZ-00-DR-C-0562 P01;

Proposed surface finishes plan, drawing no. RES824-BHA-ST-ZZ-DR-A-1420
RES824-BHA-ST-ZZ-DR-A-1420, P03

Amended boundary treatment plan, drawing no. RES824-BHA-V1-ZZ-DR-A-1310, P11
Streetscene elevations, drawing no. RES824-BHA-ST-ZZ-DR-A-1590, P03;

'Sunningdale’ house type plan, drawing no. RES824-BHA-V5-ZZ-DR-A-1500, P05;

‘Carnoustie’ house type plan, drawing no. RES824-BHA-V6-ZZ-DR-A-1510, PO6;

‘Lancaster' house type plan, drawing no. RES824-BHA-V8-ZZ-DR-A-1530, P04;

'‘Whitby' house type plan, drawing no. RES824-BHA-V7-ZZ-DR-A-1520, P05;

Arboricultural Method Statement and Impact Assessment (document ref. ARB/CP/2533) and
Tree protection plan, drawing no. ARB/CP/2533/TPP, Elliott Consultancy, both dated July 2021,
Design and Access Statement, document no. RES824-BHA-V1-ZZ-RP-A-9001, P03

Flood Risk Assessment and Drainage Strategy, Shadbolt Civil & Structural (Issue 3, June 2021).

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 external materials to be used in the construction of the dwellings hereby approved
shall be those specified in the submitted Design and Access Statement (i.e. Drumquin brick;
Redland, DuoPlain, 77 Charcoal Grey (Coated), Smooth Finish, Concrete roof tiles; white render
to feature bungalows; Hardie Plank Fibre Cement Cladding, colour grey) unless the Local
Planning Authority first agrees any variation in writing.

Reason: in the interests of visual amenity and to comply with policy BH1 of the Core Strategy and
Development Plan.
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4 Prior to commencement of work on site the applicant shall submit for the agreement of the
LPA a suitable plan that shall address the potential environmental impacts of site clearance and
construction works, in the form of a Construction Environmental Management Plan. The plan shall
identify suitable mitigation measures to be implemented to minimise those impacts upon the local
environment and nearby residents, including measures to manage site construction traffic, and
shall demonstrate consultation with the Asset Protection Project Manager at Network Rail. The
development shall thereafter be carried out in accordance with the approved construction
methodology unless otherwise agreed in writing by the Local Planning Authority.

Reason: in order to ensure construction works do not result in unacceptable harm to the amenity
of the area and to comply with the objectives of policy HS1 of the CSDP.

5 Prior to the occupation of the first dwelling, a scheme of noise attenuation measures shall
be submitted for the agreement of the LPA. The scheme shall set out the specifications of glazing
and ventilation to be applied to dwellings identified within the noise assessment reference LAE
1085.1 dated 1/3/2021. The scheme shall also set out the location and specification for noise
barriers as identified within the same report. Measures shall be implemented prior to occupation
of the respective dwellings.

Reason: in order to ensure occupiers of the dwellings are afforded and acceptable standard of
amenity and to comply with the objectives of policy HS1 of the Council's adopted CSDP.

6 No individual dwelling shall be occupied until its in-curtilage parking space(s) have been
constructed and made available for the use of the dwelling's occupiers. Within six months of the
final dwelling within the development being occupied, all visitor parking provision for the
development must be constructed, surfaced, sealed and made available in accordance with the
approved plans. The visitor parking areas shall then be retained and permanently reserved for the
parking of vehicles.

Reason: to ensure that adequate and satisfactory provision is made for the off street parking of
vehicles and to comply with policy ST3 of the CSDP.

7 No dwelling shall be occupied until details of a proposed scheme of highways
improvements, together with a timetable for their implementation, have been submitted to and
approved in writing by the Council as Local Planning Authority, in consultation with the Local
Highway Authority. The improvements must include appropriate pedestrian provision to Redburn
Road, in order to provide pedestrian connection to the existing footway network, and other traffic
management measures as necessary. The agreed highways improvements must then be
installed in accordance with the agreed timetable.

Reason: in order to ensure that the local road and pedestrian network conditions are suitable to
accommodate the proposed development and comply with the objectives of policies ST2 and ST3
of the Council's adopted CSDP.

8 No dwelling within the development shall be occupied until details of proposed measures
to encourage sustainable transport initiatives, such as electric vehicle charging points and cycle
shelters, have been submitted to and approved in writing by the Council as Local Planning
Authority.
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Reason: in order to promote sustainable transport options and comply with the requirements of
policies ST2 and ST3 of the Council's CSDP.

9 The development hereby approved shall be carried out in full accordance with the
proposed ‘fabric first' sustainable construction measures submitted with the application.

Reason: in order to ensure the agreed sustainability measures are incorporated into the
development and to comply with the objectives of policy BH2 of the CSDP.

10 Prior to the first occupation of any property and the occupation of the final dwelling within
the development, a verification report carried out by a suitably qualified person must be submitted
to and approved by the Local Planning Authority, to demonstrate that all sustainable drainage
systems have been constructed as per the agreed scheme. This verification reports at the
beginning and end of the development shall include:

0 As built drawings (in dwg/shapefile format) for all SuDS components - including
dimensions (base levels, inlet/outlet elevations, areas, depths, lengths, diameters, gradients etc)
and supported by photos of installation and completion.

0 Construction details (component drawings, materials, vegetation).
0 Health and Safety file.
0 Details of ownership organisation, adoption & maintenance.

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 LLFA/LPA prior to the occupation of the first
dwelling.

Reason: To ensure that all sustainable drainage systems are designed to the DEFRA
non-technical standards for SuDS and comply with Core Strategy and the Local Plan.

11 All planting, seeding or turfing comprised in the approved details of landscaping shall be
carried out in the first planting season following the occupation of the buildings or the completion
of the development (whichever is the sooner) to Site A and to Site B respectively, and any trees or
plants which within a period of 5 years from the completion of the development die, are removed
or become seriously damaged or diseased shall be replaced in the next planting season with
others of a similar size and species, unless the Local Planning Authority gives written consent to
any variation.

Reason: in the interests of visual amenity and to comply with policies BH1 and BH3 of the CSDP.

12 The development hereby approved shall be undertaken in complete accordance with the
recommendations of sections 5 and 6 and the Tree Protection Plan (drawing no.
ARB/CP/2533/TPP) of the Arboricultural Method Statement, inc. Impact Assessment (report no.
ARB/CP/2533, Elliott Consultancy Ltd, July 2021). All recommended tree protection measures
shall remain in situ in accordance with the recommendations of the Method Statement and TPP
for the duration of construction works.

Reason: to ensure the implications of the development is acceptable relative to trees and to
comply with the objectives of policy NE3 of the CSDP.
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13 In the event any of the hedges proposed to be retained within the development are unable
to be retained, or are damaged, or need to be removed in full or in part, the affected hedges or
sections of hedges must be replaced within the next available planting season following the
damage or their removal, in accordance with a methodology which must firstly be agreed in
writing with the Council as Local Planning Authority.

Reason: to ensure the continued health, amenity and ecology value of the hedges at the sites and
to comply with the objectives of policies NE2, NE3 and NE4 of the CSDP.

14 The proposed retaining walls and acoustic fencing shall not be constructed until full details
have been submitted for the approval of the Council as Local Planning Authority. The
development shall then be carried out in accordance with the agreed details.

Reason: in order to ensure the design and appearance of the structures is acceptable and accord
with the objectives of policies BH1 and NE3 of the CSDP.

15 No dwellings shall be occupied until a proposed lighting strategy for the development has
been submitted to and approved in writing by the Council as Local Planning Authority. The lighting
strategy will be required to demonstrate that lighting within the development would not have an
unacceptable impact on foraging and commuting bats.

Reason: to ensure the ecological implications of the development are acceptable and to comply
with the objectives of policy NE2 of the CSDP.

16 The development shall be carried out in full accordance with the mitigation and working
practices recommendations set out within section 6 of the Preliminary Ecological Appraisal report,
Taxus Ecology, June 2021 and section 7 of the Breeding Bird Survey report, Sterna Ecology,
June 2021. Bird boxes must be installed in accordance with the recommendations provided within
abovementioned reports and at the locations shown on the submitted proposed site/block plan
drawing (no. RES824-BHA-ST-ZZ-DR-A-1220).

Reason: to ensure the ecological implications of the development are acceptable and to comply
with the objectives of policy NE2 of the CSDP.

17 The development shall be carried out in full accordance with the mitigation and working
practices recommendations set out within section 6 of the Bat Survey Report, OS Ecology, July
2021. As set out by paragraph 6.1 of the Report, in the event trees at the site are not felled prior to
15th July 2022, an updated bat survey report must be submitted for the approval of the Council as
Local Planning Authority prior to the trees being felled. Tree felling works must be undertaken in
accordance with the recommendations at paragraph 6.3 of the Report. Bat boxes must be
installed in accordance with the recommendations provided within abovementioned reports and
at the locations shown on the submitted proposed site/block plan drawing (no.
RES824-BHA-ST-ZZ-DR-A-1220).

Reason: to ensure the ecological implications of the development are acceptable and to comply
with the objectives of policy NE2 of the CSDP.
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18 No development other than site clearance/preparation works shall be commenced until the
submitted Phase I/Phase Il Geo-Environmental Site Investigation and Risk Assessment Reports
and the submitted Remediation Strategy have been amended/updated/expanded to satisfactorily
address the comments provided by the Council's Land Contamination Consultant response
(dated 30th March 2021). 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”. The Remediation Scheme must ensure that as a minimum, the
site will not qualify as contaminated land under Part 2A of the Environmental Protection Act 1990
in relation to the intended use of the land after remediation. Once the Remediation Scheme has
been approved in writing by the Local Planning Authority it shall be known as the Approved
Remediation Scheme.

Reason: To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely without
unacceptable risks to workers, neighbours and other offsite receptors, in accordance with the
National Planning Policy Framework Paragraphs 170, 178, 179, and 183.

The details are required to be submitted and approved in advance of construction works
commencing on site to ensure the development is undertaken in a manner to protect future users
of the site and the environment.

19 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 183.

20 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.
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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.
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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 SUB

COMMITTEE
Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date
21/00603/FUL Persimmon Homes Construction of 275 dwellings ~ 22/04/2021 12/08/2021
(Durham) (use class C3).
Land East OfNorth
Hetton RoadHetton-le-
HoleHoughton-le-
Spring
21/01174/SUB Gentoo Group Limited Erection of 84 residential 17/05/2021 16/08/2021
dwellings (Class C3)
Land South West
Hetton OfCragdale
GardensHetton-le-
HoleHoughton-le-
Spring
Page 1 of 8
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Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date
21/01034/FUL James Jones & Sons Erection of portal frame 05/05/2021 04/08/2021
(Pallets & Packaging) industrial building for pallet
Ltd storage.
Former Alltrack Waste
Hetton Recycling Centre
AndCorus Engineering
Steels LimitedHetton
Lyons Industrial
EstateHetton-le-
20/00134/LP3 City Development Installation of solar panels to 05/02/2020 01/04/2020
roof of existing building, solar
carports within carparking
Evolve Business area and associated battery
Hetton CentreCygnet storage.
WayRainton Bridge
SouthHoughton-le-
SpringDH4 5QY
Page 2 of 8
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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) (reconsultation on
Coal Bank FarmHetton- amended scheme).
Hetton le-HoleHoughton-le-
SpringDH5 0DX
21/01423/FUL Mamas Italian Kitchen Extension to car park and 18/06/2021 13/08/2021
erection of close boarded
fence (Retrospective).
Mamas lItalian
Houghton KitchenHoughton
RoadNewbottleHought
on-le-SpringDH4 4EF
20/01591/FU4 Hellens Land Ltd Erection of units for retail, 08/09/2020 08/12/2020
cafe/restaurant (within Use
Class E) and takeaway (Sui
Former Houghton Generis) uses, with new
Houghton CollieryNewbottle vehicular access, parking,
StreetHoughton-le- servicing areas and
Spring landscaping (additional
archaeology and ground
investigation reports received).
Page 3 of 8
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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.
The Durham
Houghton CompanyHawthorn
HouseBlackthorn
WaySedgeletch
Industrial
EstateHoughton-le-
19/01446/FUL Karbon Homes Erection of 36 dwellings with 24/09/2019 24/12/2019
associated works, including
relocation of a substation.
Land Off Hutton Close (Updated information received
Houghton And Ninelands 16 February 2021).
Houghton Le Spring
Page 4 of 8
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Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date
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).
Land North Of Coaley Amended plans submitted
Houghton LaneHoughton Le July 2018.
SpringNewbottle
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
Land AtLambton with associated access,
Houghton LaneHoughton-le- landscaping and infrastructure
Spring (AMENDED DESCRIPTION -
FEBRUARY 2019).
Page 5 of 8
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Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date
20/02027/HE4 Taylor Wimpey North Full planning permission for 17/11/2020 09/03/2021
East 116 residential dwellings (use
class C3) with associated
infrastructure and landscaping
_ Land South West Of and outline planning
Shiney Row Herrington Country permission (all matters
ParkChester reserved except access) for
RoadPenshawSunderla up to 324 residential dwellings
nd (use class C3), associated
infrastructure and landscaping.
21/01192/TC3 Sunderland City Council Felling of two conifers . 18/05/2021 29/06/2021
(Amended description 29.6.21)
_ The GreenWashington
Washington Central VillageWashington
20/02026/LP3 Sunderland City Council Refurbishment and extension ~ 25/05/2021 24/08/2021
of disused school building to
form 15no0. residential
_ The OId School accommodation units with
Washington Central BuildingAlbert support.
PlaceColumbiaWashin
gtonNE38 7BP
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Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date
20/01309/FUL Windsor Engineering Erection of 2no. commercial 11/08/2020 10/11/2020
LTD units including new vehicular
access and associated
parking /service areas.
] 4 Turbine
Washington North WaySunderlandSR5
3NZ
21/00401/HE4 Legal And General Erection of industrial units for 15/03/2021 05/07/2021
Property Partners Ltd light industrial, general
industrial and storage
distribution uses with ancillary
) Land To The West office floorspace, associated
Washington North OfInfiniti access, landscaping, parking
DriveWashington and service yards. (As
Amended)
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Application Ref and Ward Applicant and Address Proposal Date Valid ~ Determination Date

21/00605/0U4 C/O Agent Application for Outline 16/03/2021 15/06/2021
Planning Permission with all
matters reserved for the

] Land To The East erection of industrial units for
Washington North OfInfiniti light industrial, general
DriveWashington industrial and storage and

distribution uses with ancillary
office floorspace
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