PLANNING COMMITTEE

AGENDA

HARTLEPOOL
BOROUGH COUNCIL

Wednesday 15 March 2023
at 10.00am

in the Council Chamber,
Civic Centre, Hartlepool.

MEMBERS OF PLANNING COMMITTEE:

Councillors Boddy, Brown, Feeney, Harrison, Little, Loynes, Martin-Wells, Morley,
D Nicholson, V Nicholson and Young.

=

APOLOGIES FOR ABSENCE

2.  TO RECEIVE ANY DECLARATIONS OF INTEREST BY MEMBERS

3. MINUTES

3.1 To confirm the minutes of the meeting held on 15" February 2023

4. ITEMS REQUIRING DECISION

4.1 Planning Applications — Assistant Director (Place Management)

H/2022/0350 Manor Farm, Dalton Piercy (Page 1)

H/2022/0475 11, The Green, Elwick (Page 35)

H/2022/0046 5 Highgate Meadows, Dalton Piercy (Page 51)

H/2021/0096 Land to North West of Highgate Meadows, Dalton Piercy (Page 71)
H/2022/0299 Land South of Wynyard Village and South of A689 (Page 111)

arwdE

5. ITEMS FOR INFORMATION

5.1 Update on Current Complaints and Enforcement Actions — Assistant Director
(Place Management)

5.2 Appeal at Seaton Hall Residential Home, 10 The Green, Seaton Carew —
Assistant Director (Place Management)

5.3 Planning Appeal at Land Adjacent to The Raglan Quoit Club, Clarence Road,
Hartlepool — Assistant Director (Place Management)

CIVIC CENTRE EVACUATION AND ASSEMBLY PROCEDURE

In the event of a fire alarm or a bomb alarm, please leave by the nearest emergency exit as directed by Council Officers.
A Fire Alarm is a continuous ringing. A Bomb Alarm is a continuous tone.

The Assembly Point for everyone is Victory Square by the Cenotaph. If the meeting has to be evacuated, please
proceed to the Assembly Point so that you can be safely accounted for.



6. ANY OTHER BUSINESS WHICH THE CHAIR CONSIDERS URGENT

7. FOR INFORMATION

Any requests for a Site Visit on a matter then before the Committee will be considered
with reference to the Council’s Planning Code of Practice (Section 16 refers). No
requests shall be permitted for an item requiring a decision before the committee other
than in accordance with the Code of Practice

Any site visits approved by the Committee at this meeting will take place on the
morning of the Next Scheduled Meeting on 5 April 2023

www.hartlepool.gov.uk/democraticservices



http://www.hartlepool.gov.uk/democraticservices
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PLANNING COMMITTEE
MINUTES AND DECISION RECORD

15" February 2023

The meeting commenced at 10.00am in the Civic Centre, Hartlepool
Present:
Councillor Paddy Brown (In the Chair)

Councillors:  Moss Boddy, Tom Feeney, Brenda Harrison, Dennis Loynes,
Andrew Martin-Wells, David Nicholson, Veronica Nicholson
and Mike Young.

Officers: Danielle Swainston, Assistant Director (Joint Commissioning)
Zoe Craig, Environmental Health Manager (Environmental
Protection)

Jim Ferguson, Planning and Development Manager
Daniel James, Planning (DC) Team Leader

Peter Frost, Highways, Traffic and Transport Team Leader
Stephanie Bell, Senior Planning Officer

Andrew Morrison, Senior Planning Officer

Stuart Edwards, Flood Risk Officer

Samantha Lindsay, Graduate Planning Assistant

Alex Strickland, Legal Advisor

Jo Stubbs, Democratic Services Officer

Also present Councillors Brian Cowie and Shane Moore

92. Apologies for Absence

Apologies were submitted by Councillors Sue Little and Melanie Morley

93. Declarations of interest by members
The Chair declared an interest in planning application H/2022/033 (Kingsley

Primary School) as his children attended the school. However he felt this
would not impair his judgement.

94. Confirmation of the minutes of the meeting held on
18" January 2023

Minutes confirmed
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95. Planning Applications (Director of Regeneration and

Neighbourhoods)
Number: H/2022/0306
Applicant: MR JOHN WOOD ADVANCED RS DEVELOPMENT

WESLEY SQUARE HARTLEPOOL

Agent: LOGIC ARCHITECTURE MISS ELLIE-MAY SIMMONDS
BOHO SEVEN QUEENS SQUARE BOHO ZONE
MIDDLESBROUGH

Date received: 02/09/2022

Development: Demolition of Former Engineers Club & Registry Office
(The Willows) and erection of 3, 4 & 5 storey residential
blocks with commercial units to ground floor providing
98no. residential units

Location: ENGINEERS SOCIAL CLUB 28 RABY ROAD
HARTLEPOOL

A member queried the extent of the publicity surrounding this application.
Officers confirmed that people living in the immediate vicinity had been
contacted. This did not include those living near to the football ground.
Consultations had also been sent to Morrisons and the town hall. With
reference to the objection around the proposed re-imagining of Middleton
Grange Shopping Centre the Planning Team Leader (DC) advised that
members should consider the application in front of them and not take into
account possible future developments which were not at the planning stage.
In any case he felt the distance between this development and the shopping
centre was significant.

A member queried whether the Council’s arborist was happy with the
proposed development. The Planning Team Leader (DC) confirmed that the
officer had worked positively with the applicant and was satisfied with the
proposals.

Rod Hepplewhite spoke in support of the application which would regenerate
a decaying brownfield site, rejuvenate the site and benefit Hartlepool as a
whole. The applicant was comfortable with the proposed conditions and he
urged members to support the application.

The Vice-Chair expressed his wholehearted support for the application.
Councillor Moss Boddy moved that the vote be put. This was seconded by
Councillor Mike Young. A recorded vote was taken on the officer
recommendation to approve.
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For — Councillors Moss Boddy, Paddy Brown, Tom Feeney, Brenda Harrison,
Dennis Loynes, Andrew Martin-Wells, David Nicholson,
Veronica Nicholson and Mike Young.

Against — None

Abstained - None

Decision: Minded to APPROVE subject to the completion of a
S106 legal agreement to secure financial
contributions toward HRA mitigation (£24,500) for
indirect adverse impacts on SPA (and Ramsar Site)
feature birds through recreational disturbance; a
financial contribution of £7,087 to provide for 2 off-site
trees together with a 5 year maintenance); the
provision, maintenance and long term management of
on-site landscaping and open space; and
maintenance and long term management of surface
water drainage; and subject to the planning
conditions below.

CONDITIONS AND REASONS

1. The development to which this permission relates shall be begun not
later than three years from the date of this permission.
To clarify the period for which the permission is valid.

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

drawing number 2122-LAL-XX-XX-DR-A-00-600 Rev P6 (Block 01
Proposed Elevations),

drawing number 2122-LAL-XX-XX-DR-A-00-10 Rev P9 (Block 01 GA
Floor Plans),

received by the Local Planning Authority on 15" August 2022;

drawing number 2122-LAL-XX-XX-DR-A-00-100 Rev P2 (Location
Plan),

drawing number 2122-L AL-XX-XX-DR-A-00-202 Rev P2 (Proposed
External Refuse Store),

drawing number 2122-LAL-XX-XX-DR-A-00-207 Rev P1 (Boundary
Treatment Types),

drawing number 2122-L AL-XX-XX-DR-A-00-205 Rev P1 (Proposed
Sub Station),

received by the Local Planning Authority on 2" September 2022;

drawing number 2122-LAL-01-RF-DR-A-00-11 Rev P1 (Block 01 GA
Roof Plan),
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received by the Local Planning Authority on 4" November 2022;

drawing number 2122-LAL-XX-XX-DR-A-00-208 Rev P1 (Proposed
Cycle Storage - Block 01),

drawing number 2122-LAL-XX-XX-DR-A-00-102 Rev P9 (Demolition
Site Plan),

drawing number 2122-LAL-XX-XX-DR-A-00-204 Rev P3 (Proposed
Cycle Storage - Block 02 & 03),

received by the Local Planning Authority on 19" December 2022;

drawing number 2122-LAL-XX-XX-DR-A-00-710 Rev P2 (Existing &
Proposed Site Section Sheet 01),

drawing number 2122-LAL-02-ZZ-DR-A-00-12 Rev P10 (Block 02 GA
Floor Plans — Sheet 02),

drawing number 2122-LAL-02-ZZ-DR-A-00-13 Rev P8 (Block 03 GA
Floor Plans — Sheet 01),

drawing number 2122-LAL-02-ZZ-DR-A-00-14 Rev P9 (Block 03 GA
Floor Plans — Sheet 02),

drawing number 2122-L AL-XX-XX-DR-A-00-203 Rev P4 (Proposed
Boundary Treatment),

drawing number 2122-LAL-XX-XX-DR-A-00-201 Rev P7 (Proposed
External Works),

drawing number 2122-L AL-XX-XX-DR-A-00-200 Rev P23 (Proposed
Site Plan),

drawing number 2122-LAL-03-XX-DR-A-00-602 Rev P6 (Block 03
Proposed Elevations),

drawing number 2122-LAL-02-XX-DR-A-00-601 Rev P7 (Block 02
Proposed Elevations), received by the Local Planning Authority on 17t
January 2023;

drawing number 2122-LAL-02-ZZ-DR-A-00-11 Rev P9 (Block 02 GA
Floor Plans — Sheet 01), received by the Local Planning Authority on
24% January 2023.

For the avoidance of doubt.

3. Notwithstanding the submitted information and prior to the
commencement of development (including any demolition works),
details of the existing and proposed levels (both within and outwith the
site) including the finished floor levels of the buildings to be erected and
any proposed mounding and/or earth retention measures shall be
submitted to and approved in writing by the Local Planning Authority.
The development thereafter shall be carried out in accordance with the
approved details.

To take into account the position of the buildings and impact on
adjacent properties and their associated gardens in accordance with
Policies QP4 and LS1 of the Hartlepool Local Plan.

4. Notwithstanding the submitted information, no development (including
any demolition works) shall take place until a detailed design and
associated management and maintenance plan of surface water
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drainage for the site based on sustainable drainage principles and an
assessment of the hydrological and hydrogeological context of the
development has been submitted to and approved in writing by the
Local Planning Authority. The surface water drainage design shall
demonstrate that the surface water runoff generated during rainfall
events up to and including the 1 in 100 years rainfall event, to include
for climate change and urban creep, will not exceed the run-off from the
undeveloped site following the corresponding rainfall event (subject to
minimum practicable flow control). The approved drainage system shall
be implemented in accordance with the approved detailed design prior
to completion of the development. The scheme shall demonstrate that
the surface water drainage system(s) are designed in accordance with
the standards detailed in the Tees Valley SuDS Design Guide and
Local Standards (or any subsequent update or replacement for that
document).

To prevent the increased risk of flooding; to ensure the future
maintenance of the sustainable drainage system, to improve and
protect water quality and improve habitat and amenity.

5. Prior to the commencement of the development hereby approved
(including any demolition works), a detailed scheme for the disposal of
foul water from the development shall be submitted to and approved in
writing by the Local Planning Authority. Thereafter, the development
shall take place in accordance with the approved details.

To prevent the increased risk of flooding from any sources in
accordance with the NPPF.

6. No development (including any demolition works) shall commence until
a scheme that includes the following components to deal with the risks
associated with contamination of the site has been submitted to and
approved in writing by the Local Planning Authority:

1. Site Characterisation

An investigation and risk assessment, in addition to any assessment
provided with the planning application, shall be completed in
accordance with a scheme to assess the nature and extent of any
contamination on the site, whether or not it originates on the site. The
contents of the scheme shall be subject to the approval in writing of the
Local Planning Authority. The investigation and risk assessment shall
be undertaken by competent persons and a written report of the
findings must be produced. The written report is subject to the approval
in writing of the Local Planning Authority. The report of the findings
shall include:

(i) a survey of the extent, scale and nature of contamination;

(if) an assessment of the potential risks to:

a. human health,

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

c. adjoining land,

d. groundwaters and surface waters,

e. ecological systems,
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f. archeological sites and ancient monuments;

g. a detailed unexploded ordnance (UXO) study to confirm the UXO
hazard on site;

(i) an appraisal of remedial options, and proposal of the preferred
option(s).

This shall be conducted in accordance with DEFRA and the
Environment Agency's ‘Model Procedures for the Management of Land
Contamination, CLR 11".

2. Submission of Remediation Scheme

A detailed remediation scheme to bring the site to a condition suitable
for the intended use by removing unacceptable risks to human health,
buildings and other property and the natural and historical environment
shall be prepared, and is subject to the approval in writing of the Local
Planning Authority. The scheme shall include all works to be
undertaken, proposed remediation objectives and remediation criteria,
timetable of works and site management procedures. The scheme shall
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.

3. Implementation of Approved Remediation Scheme

The approved remediation scheme shall be carried out in accordance
with its terms prior to the commencement of development unless
otherwise agreed in writing by the Local Planning Authority. The Local
Planning Authority shall be given two weeks written notification of
commencement of the remediation scheme works.

Following completion of measures identified in the approved
remediation scheme, a validation report that demonstrates the
effectiveness of the remediation carried out shall be produced, and is
subject to the approval in writing of the Local Planning Authority.

4. Reporting of Unexpected Contamination

In the event that contamination is found at any time when carrying out
the approved development that was not previously identified it shall be
reported in writing immediately to the Local Planning Authority. An
investigation and risk assessment shall be undertaken in accordance
with the requirements of 1 (Site Characterisation) above, and where
remediation is necessary a remediation scheme shall be prepared in
accordance with the requirements of 2 (Submission of Remediation
Scheme) above, which is subject to the approval in writing of the Local
Planning Authority.

Following completion of measures identified in the approved
remediation scheme a validation report shall be prepared in
accordance with 3 (Implementation of Approved Remediation Scheme)
above, which is subject to the approval in writing of the Local Planning
Authority.

5. Long Term Monitoring and Maintenance

A monitoring and maintenance scheme to include monitoring the long-
term effectiveness of the proposed remediation over a period of 10
years, and the provision of reports on the same shall be prepared, both
of which are subject to the approval in writing of the Local Planning
Authority.
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Following completion of the measures identified in that scheme and
when the remediation objectives have been achieved, reports that
demonstrate the effectiveness of the monitoring and maintenance
carried out shall be produced, and submitted to the Local Planning
Authority.

This must be conducted in accordance with DEFRA and the
Environment Agency's 'Model Procedures for the Management of Land
Contamination, CLR 11".

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.

7. Notwithstanding the submitted details and prior to the commencement
of the development (including any demolition works) hereby approved,
a scheme for the provision, long term maintenance and management of
all landscaping within the site shall be first submitted to and agreed in
writing with the Local Planning Authority. The scheme shall specify
sizes, types and species, indicate the proposed layout and surfacing of
all areas, include a programme of the works to be undertaken. The
scheme shall include details of biodiversity and habitat enhancement
(and compensation) in accordance with Section 7.2 ‘Compensation’ of
the submitted ‘Ecological Impact Assessment’ by EcoSurv (dated
August 2022), received by the Local Planning Authority 2" September
2022. The scheme shall also include details of the retained landscaping
features as detailed within the ‘Arboricultural Constraints Survey,
Impact Assessment, Protection Plan and Method Statement’, Issue No.
5 document dated 12/01/2023, received by the Local Planning
Authority on 17% January 2023.

All planting, seeding or turfing comprised in the approved details of
landscaping shall be carried out in the first planting season following
the first occupation of the development or completion of the
development (whichever is the sooner) hereby approved. Any trees,
plants or shrubs 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
the same size and species, unless the Local Planning Authority gives
written consent to any variation.

In the interests of visual amenity, biodiversity enhancement and to
ensure a satisfactory form of development.

8. Prior to the commencement of the development (including any
demolition works) hereby approved, a scheme to effectively control
dust emissions from the site remediation and construction works shalll
be submitted to and agreed in writing with the Local Planning Authority.
Thereafter and following the written agreement of the Local Planning
Authority, the development shall be carried out solely in accordance
with the agreed scheme.

In the interests of the occupiers of adjacent and nearby premises and
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10.

11.

highway safety.

Notwithstanding the submitted information and prior to any equipment,
machinery or materials being brought onto the site for the purposes of
the development hereby approved, a scheme for the protection and
retention of the retained trees (as identified in the ‘Arboricultural
Constraints Survey, Impact Assessment, Protection Plan and Method
Statement’, Issue No. 5 documented dated 12/01/2023, received by the
Local Planning Authority on 17! January 2023 and as annotated on
drawing entitled “Tree Protection Plan’, plan dated July 2022, received
by the Local Planning Authority on 17" January 2023) shall be first
submitted to and approved in writing by the Local Planning Authority.
The scheme shall include a dimensioned tree protection plan(s) (TPP).
Thereafter and prior to any equipment, machinery or materials being
brought onto the site for the purposes of the development, the agreed
protection measures shall be implemented on site (and thereafter
retained until the completion of the development) and an on-site
meeting shall be undertaken with the Local Planning Authority to
confirm that all tree protection measures have been installed in
accordance with the required and approved dimensioned tree
protection plan. Nothing shall be stored or placed in any area fenced in
accordance with this condition. Nor shall the ground levels within these
areas be altered or any excavation be undertaken without the prior
written approval of the Local Planning Authority. Any trees that are
found to be dead, dying, severely damaged or diseased as a result of
site works shall be replaced with trees of such size and species as may
be specified in writing by the Local Planning Authority in the next
available planting season.

In the interests of the health and appearance of the existing trees and
the visual amenity of the area.

Prior to the commencement of any pruning works to trees labelled T16,
T18 and T19 (as identified in the ‘Arboricultural Constraints Survey,
Impact Assessment, Protection Plan and Method Statement’, Issue No.
5 documented dated 12/01/2023, received by the Local Planning
Authority on 17" January 2023 and as annotated on drawing entitled
‘Tree Protection Plan’, plan dated July 2022, received by the Local
Planning Authority on 17" January 2023), details of all proposed
Access Facilitation Pruning (as defined by British Standard
BS5837:2012) shall be submitted to and approved in writing by the
Local Planning Authority. Thereafter, the approved tree pruning works
shall be carried out in strict accordance with the approved details.

In the interests of the health and appearance of the existing trees and
the visual amenity of the area.

Prior to any equipment, machinery or materials being brought onto the
site for the purposes of the development hereby approved, a scheme
for protection of the existing stone walls to the northern boundary, as
annotated on drawing number 2122-LAL-XX-XX-DR-A-00-200 Rev P23
(Proposed Site Plan, received by the Local Planning Authority on 17t
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January 2023) and the adajcent ‘High School For Girls’ Arch shall be
submitted to and approved in writing by the Local Planning Authority.
Thereafter and prior to any equipment, machinery or materials being
brought onto the site for the purposes of the development, the agreed
protection measures shall be implemented on site and retained for the
duration of the construction period.

To avoid any irreversible damage to locally listed building (and
associated structures) and to protect and enhance the appearance and
character of the site and locality.

12.  Notwithstanding the submitted information, and prior to the
commencement of development, a site specific Waste Audit which shall
identify the amount and type of waste which is expected to be
produced by the development, both during the construction phase and
once it is in use, shall be submitted to and agreed in writing with the
Local Planning Authority. The Waste Audit shall set out how this waste
will be minimised and where it will be managed, in order to meet the
strategic objective of driving waste management up the waste
hierarchy, and shall include a timetable for implementation. Thereafter,
the development shall be carried out in accordance with the agreed
details.

To ensure compliance with the requirement for a site specific detailed
waste audit in accordance with Policy MWPL1 of the Tees Valley Joint
Minerals and Waste Development Plan Document 2011.

13.  Notwithstanding the submitted information, details of all external
finishing materials and hardstandings shall be submitted to and
approved by the Local Planning Authority prior to the commencement
of above ground construction, samples of the desired materials being
provided for this purpose. Thereafter the development shall be carried
out in accordance with the approved details.  In the interests of visual
amenity.

14.  Notwithstanding the proposals detailed in the submitted plans and prior
to the implementation of such works on site, details of proposed hard
landscaping and surface finishes (including the proposed car parking
areas, footpaths, access and any other areas of hard standing to be
created) shall be submitted to and agreed in writing by the Local
Planning Authority. This shall include all external finishing materials,
finished levels, and all construction details confirming materials,
colours, finishes and fixings. The scheme, including car parking
provision and footpath connections, shall be completed in accordance
with the agreed details prior to the occupation or completion of the
development.

To enable the local planning authority to control details of the proposed
development, in the interests of visual amenity of the area.

15.  No part of the development shall be occupied until vehicular and
pedestrian access connecting the proposed development to the public
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16.

17.

18.

highway has been constructed to the satisfaction of the Local Planning
Authority.

In the interests of highway and pedestrian safety and in the interests of
the visual amenities of the surrounding area.

Notwithstanding the submitted details and prior to above ground
construction of the development hereby approved, full details of all
walls, fences and other means of boundary enclosure, including size,
siting and finishing materials, shall be submitted to and approved by
the Local Planning Authority. The scheme shall make provision for
appropriate screening/means of enclosure adjacent to the external
area(s) to the front of the ground floor flats contained within the north
west elevation of Block 2 (where they directly face the south east
elevation of Block 3). Thereafter the development shall be carried out in
accordance with the approved details prior to first occupation or
completion of the development (whichever is the sooner).

In the interests of visual amenity, the privacy of future occupiers and to
protect the setting and significance of adjacent heritage assets.

Prior to the commencement of development above ground level, details
of bat box bricks and bird nesting features to be incorporated into the
proposed buildings hereby approved, including the exact location,
specification and design, shall be submitted to and approved in writing
by the Local Planning Authority. The bat box bricks and bird nesting
features shall be in general conformity with the details specified in
Section 10.4 ‘Example Compensatory and Enhancement Features’ and
located in general conformity with the identified locations annotated in
Figure 9 of Section 10.4 of the submitted ‘Ecological Impact
Assessment’ by EcoSurv (dated August 2022), received by the Local
Planning Authority 2"d September 2022. Thereafter, the bat box bricks
and bird nesting features shall be installed strictly in accordance with
the details so approved prior to the occupation or completion of the
development, whichever is the sooner, and shall be maintained for the
lifetime of the development.

To provide an ecological enhancement for protected and priority
species, in accordance with paragraph 170 of the NPPF.

Prior to the above ground construction of the development hereby
approved, full details of the proposed solar panels to be installed to
Blocks 2 and 3 as annotated on drawing number 2122-LAL-02-ZZ-DR-
A-00-14 Rev P9 (Block 03 GA Floor Plans — Sheet 02) and drawing
number 2122-LAL-02-ZZ-DR-A-00-12 Rev P10 (Block 02 GA Floor
Plans — Sheet 02), both plans received by the Local Planning Authority
on 17% January 2023, shall be submitted to and approved in writing by
the Local Planning Authority. The details shall include a report that
demonstrates how the use of on-site renewable energy infrastructure
will provide 10% of the development's predicted energy supply. The
development shall thereafter be constructed/installed in line with the
approved scheme prior to the occupation or completion of the
development hereby approved, whichever is sooner.
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To ensure a satisfactory form of development, In the interests of
promoting sustainable development and in accordance with the
provisions of Local Plan Policy CC1.

19.  Prior to the commencement of development above ground level on
Block 2 and Block 3 (as the buildings are annotated on the Approved
Plans set out in Condition 2), a scheme for the obscure glazing and,
where considered necessary, restricted openings (max. 30 degrees) or
be fixed of the following proposed windows (as annotated on the
elevation drawings and denoted on the floor plans by an asterix(*) on
the following drawings);

I) the identified windows to be installed in the north west elevation and
south east elevations of Block 2 (serving residential flats on floors 1, 2,
3 and 4), as detailed on drawing number 2122-LAL-02-ZZ-DR-A-00-12
Rev P10 (Block 02 GA Floor Plans — Sheet 02) and drawing number
2122-LAL-02-XX-DR-A-00-601 Rev P7 (Block 02 Proposed
Elevations), received by the Local Planning Authority on 17" January
2023 and drawing number 2122-LAL-02-ZZ-DR-A-00-11 Rev P9 (Block
02 GA Floor Plans — Sheet 01), received by the Local Planning
Authority on 24" January 2023; and

ii) the identified windows to be installed in the south east elevation of
Block 3 (serving residential flats on floors 1, 2 and 3), as detailed on
drawing number 2122-LAL-02-ZZ-DR-A-00-14 Rev P9 (Block 03 GA
Floor Plans — Sheet 02), drawing number 2122-LAL-02-ZZ-DR-A-00-13
Rev P8 (Block 03 GA Floor Plans — Sheet 01), and drawing number
2122-LAL-03-XX-DR-A-00-602 Rev P9 (Block 03 Proposed
Elevations), all received by the Local Planning Authority on 17
January 2023, shall be first submitted and approved in writing by the
Local Planning Authority.

The windows shall be glazed with obscure glass to a minimum of level
4 of the 'Pilkington’ scale of obscuration or equivalent. Thereafter the
windows shall be installed in accordance with the approved details and
prior to the occupation of each respective residential unit and shall
remain for the lifetime of the development hereby approved. The
application of translucent film to the windows would not satisfy the
requirements of this condition.

To prevent overlooking.

20.  Prior to the occupation of the residential units within Block 2 and Block
3 (as the buildings are annotated on the Approved Plans set out in
Condition 2), the ‘Noise Amelioration Measures’ as set out in sections 6
and 7 of the document reference 10120.1A ‘Former Hartlepool
Engineers Club Noise Impact Assessment’ Revision A by Apex
Consultants, doumented dated 315t August 2022, received by the Local
Planning Authority 2" September 2022) shall be applied to the
residential units as identified on Table 1 (Summary of minimum fagade
sound insulation treatment) and Figure 1 ‘Fagade sound insulation
requirements’ of the above referenced Noise Impact Assessment.
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21.

22.

23.

24.

Thereafter the measures shall be retained for the lifetime of the
development hereby approved.
In the interests of the amneities of future occupiers of the development.

No part of the residential units hereby approved shall be occupied until
details of electric vehicle charging apparatus, including identifying the
location of the apparatus has been submitted and approved in writing
by the Local Planning Authority. Thereafter and prior to the occupation
of the residential units, the agreed scheme shall be implemented on
site.

In the interests of a satisfactory form of development and in
accordance with the requirements of Local Plan Policy CC1.

Prior to the occupation of the development hereby approved, provision
shall be made for storage of refuse in accordance with the locations
shown on drawing number 2122-LAL-XX-XX-DR-A-00-200 Rev P23
(Proposed Site Plan, received by the Local Planning Authority on 17t
January 2023) and thereafter retained for the lifetime of the
development.

To ensure a satisfactory form of development.

No construction/building/demolition works or deliveries shall be carried
out except between the hours of 8.00 am and 18.00 on Mondays to
Fridays and between 9.00 am and 13.00 on Saturdays. There shall be
no construction activity including demolition on Sundays or on Bank
Holidays.

To ensure the development does not prejudice the enjoyment of
neighbouring occupiers of their properties.

Notwithstanding the provisions of The Town and Country Planning
(Use Classes) Order 1987 (as amended) and The Town and Country
Planning (General Permitted Development) (England) Order 2015 (or
any order revoking and re-enacting those orders), the 6no. commercial
units as annotated on drawing number 2122-LAL-02-ZZ-DR-A-00-13
Rev P8 (Block 03 GA Floor Plans — Sheet 01, received by the Local
Planning Authority on 17" January 2023) and drawing number 2122-
LAL-02-ZZ-DR-A-00-11 Rev P9 (Block 02 GA Floor Plans — Sheet 01,
received by the Local Planning Authority on 24" January 2023) hereby
approved shall only be used in connection with Use Class ‘E’ sub-
categories;

E(a) for the display or retail sale of goods, other than hot food;

E(b) for the sale of food and drink for consumption (mostly) on the
premises; E(c) for the provision of the following kinds of services
principally to visiting members of the public - (i) financial services, (ii)
professional services (other than health or medical services), or (iii) any
other services which it is appropriate to provide in a commercial,
business or service locality;
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25.

26.

27.

E(e) for the provision of medical or health services, principally to
visiting members of the public, except the use of premises attached to
the residence of the consultant or practitioner),

as defined in The Town and Country Planning (General Permitted
Development) (England) (Amendment) Order 2020) and for no other
purpose or use (including any other use within Use Class E) and shall
not be extended, sub-divided or externally altered in any manner
without the written approval of the Local Planning Authority.

To enable the Local Planning Authority to exercise control in the
interests of a satisfactory form of development in accordance with
Policy RC2 of the Hartlepool Local Plan (2018).

Notwithstanding the provisions of the Schedule to the Town and
Country Planning (Use Classes) Order 1987, or in any provision
equivalent to that class in any statutory instrument revoking or re-
enacting that Order with or without modification, the 98no. residential
units as annotated on drawing number 2122-LAL-02-ZZ-DR-A-00-14
Rev P9 (Block 03 GA Floor Plans — Sheet 02), drawing number 2122-
LAL-02-ZZ-DR-A-00-13 Rev P8 (Block 03 GA Floor Plans — Sheet 01),
drawing number 2122-LAL-02-ZZ-DR-A-00-12 Rev P10 (Block 02 GA
Floor Plans — Sheet 02, all received by the Local Planning Authority on
17t January 2023, and drawing number 2122-LAL-02-ZZ-DR-A-00-11
Rev P9 (Block 02 GA Floor Plans — Sheet 01, received by the Local
Planning Authority on 24" January 2023) hereby approved shall be
used as flats (C3 Use Class, as defined in the Town and Country
Planning (Development Management Procedure) (England) Order
2015, as amended) and for no other purpose or use (including any
other use within the C3 Use Class) and shall not be extended, sub-
divided, converted or externally altered in any manner.

To enable the Local Planning Authority to exercise control in the
interests of a satisfactory form of development in accordance with
Policy RC2 of the Hartlepool Local Plan (2018).

Notwithstanding the provisions of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (or any order
revoking or re-enacting that Order with or without modification), other
than the boundary enclosures to be agreed under Condition 16, no
fences, gates, walls or other means of enclosure, shall be erected
within the curtilage of the proposed development, without the prior
written consent of the Local Planning Authority. To enable the Local
Planning Authority to exercise control in the interests of the appearance
of the wider area including the adjacent locally listed building and the
protected trees within the site.

Prior to the installation of any external lighting and/or floodlights
associated with the development hereby approved, full details of the
method of external illumination, siting, angle of alignment; light colour,
luminance of external areas of the site, including parking areas, shall
be submitted to and agreed in writing by the Local Planning Authority.
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The agreed lighting shall be implemented wholly in accordance with the
agreed scheme and retained for the lifetime of the development hereby
approved.

To enable the Local Planning Authority to control details and in the
interests of the amenities of adjacent land users and future occupiers.

28.  Notwithstanding the submitted information and prior to the installation
of the air conditioning/condenser units to serve Blocks 2 and 3 as
annotated on plan number 2122-L AL-XX-XX-DR-A-00-200 Rev P23
(Proposed Site Plan, received by the Local Planning Authority on 17
January 2023), full details shall be first submitted to and agreed in
writing with the Local Planning Authority. The scheme shall include the
full manufacturers’ specification, including details of the position,
appearance and details of measures to prevent noise emissions.
Thereafter the agreed scheme shall operate solely in accordance with
the agreed details. This permission does not permit the installation of
any other external air conditioning or condenser units, flues, ventilation
or extraction equipment to serve the commercial or residential
development hereby approved.

For the avoidance of doubt, in the interests of visual amenity, to protect
the setting and significance of the adjacent heritage assets, and in the
interests of the amenity of neighbouring occupiers.

29. The 6no. commercial units hereby approved shall not be open to the
public outside of the hours 07:00hrs — 23:30hrs Mondays to Sundays
inclusive.

In the interests of the amenities of neighbouring occupiers and in line
with Hartlepool Local Plan (2018) Policy RC2.

30. All deliveries to/from the 6no. commercial units hereby approved shall
only be carried out between the hours of 07:00hrs and 21:00hrs
Monday to Friday inclusive, 9:00hrs — 16:00hrs on Saturdays, and
10:00hrs — 16:00hrs on Sundays and bank holidays.

In the interests of the amenities of the occupants of neighbouring
properties.

31. Prior to the development hereby approved being brought into use, a
scheme demonstrating appropriate noise insulation between the
ground floor commercial units in Block 2 and Block 3 (as the buildings
are annotated on the Approved Plans set out in Condition 2) and
adjoining residential units (the ground floor and first floor residential
units within Blocks 2 and 3) shall be submitted to and approved in
writing by the Local Planning Authority. Thereafter, the agreed scheme
shall be implemented prior to the occupation of the development
hereby approved and retained for the lifetime of the development.

In the interests of the amenities of the occupants of neighbouring
properties.

32. The proposed cycle storage as identified plan number 2122-L AL-XX-
XX-DR-A-00-200 Rev P23 (Proposed Site Plan, received by the Local
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Planning Authority on 17" January 2023) shall be provided prior to the
first occupation of the development hereby approved and thereafter
retained for the lifetime of the development.

In the interests of the amenities of the future occupants of the approved
development.

33. The development hereby approved shall be carried out solely in
accordance with the required ecological mitigation measures set out in
Section 7.1 ‘Mitigation’ of the submitted ‘Ecological Impact
Assessment’ by EcoSurv (dated August 2022), received by the Local
Planning Authority 2" September 2022.

To provide ecological mitigation.
The Committee considered representations in relation to this matter.

Number: H/2022/0333

Applicant: HARTLEPOOL BOROUGH COUNCIL

Agent: PORTAKABIN LTD TOM MYERS LEEDS HIRE
CENTRE GELDERD ROAD LEEDS

Date received: 21/09/2022

Development: Provision of a temporary demountable classroom
building

Location: KINGSLEY PRIMARY SCHOOL TAYBROOKE

AVENUE HARTLEPOOL
Councillor Moss Boddy moved that the vote be put. This was seconded by
Councillor Mike Young. A recorded vote was taken on the officer
recommendation to approve.
For — Councillors Moss Boddy, Paddy Brown, Tom Feeney, Brenda Harrison,
Dennis Loynes, Andrew Martin-Wells, David Nicholson,
Veronica Nicholson and Mike Young.
Against — None

Abstained - None

Decision: Planning Permission Approved

CONDITIONS AND REASONS

1. The building hereby approved shall be removed from the site and the land
restored to its former condition within two years of the date of this decision
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in accordance with a scheme of work to be submitted to and approved in
writing by the Local Planning Authority. The required scheme of work shall
be submitted to the Local Planning Authority at least three months prior to
the date that the building shall be removed from the site.

The building is not considered suitable for permanent retention on the site.

2. The development hereby approved shall be carried out in accordance with
the following plans; TM220200849 (Proposed Block Plan at 1:200,
including Location Plan at 1:1250) received by the Local Planning
Authority on 12/09/2022; HD (Plan and Elevations - Double Classroom
Block with toilets and kitchen sinks - 5 x UK093 Ultima Modules) received
by the Local Planning Authority on 23/11/2022.

For the avoidance of doubt.

3. The building hereby approved shall be carried out in accordance with the
external finishing materials and specification as stipulated on plan HD
(Plan and Elevations - Double Classroom Block with toilets and kitchen
sinks - 5 x UK093 Ultima Modules) received by the Local Planning
Authority on 23/11/2022.

In the interests of the visual amenity of the surrounding area and for the
avoidance of doubt.

96. Update on Current Complaints (Assistant Director (Place
Management))

Members were advised of 15 complaints currently under investigation and 5
which had been completed

Decision

That the report be noted

97. Development Management Performance — Third
Quarter 2022-23 (Assistant Director (Place Management))

Members were updated on the performance of the Development
Management Service for the third quarter of 2022/23. All major applications
and county matters had been dealt with within the statutory periods or agreed
time extensions while 99% of non-major applications had been. No decisions
had been overturned by the planning inspectorate. All of these far exceeded
current Government targets.

Decision
That the report be noted.
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98.

99.

CHAIR

Appeal at 56 Rosthwaite Close (Assistant Director (Place
Management)

Members were advised that a planning enforcement appeal in respect of an
enforcement notice issued in respect of the erection of a boundary fence
without planning permission had been dismissed. A copy of the inspector’s
decision was attached.

Decision

That the outcome of the appeal be noted

Planning Appeal at 107 Park Road (Assistant Director (Place
Management)

Members were advised that a planning appeal had been submitted against the
Council’s decision to refuse a planning application for advertisement consent
for the upgrade of an existing 48 sheet advert to a digital poster at 107 Park
Road.

Decision

That the report be noted

The meeting concluded at 10:25am
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No: 1

Number: H/2022/0350

Applicant: HARTLEPOOL WATER/ AWG PROPERTY LTD
BORDERWAY ROSEHILL CARLISLE CA1l 2RS

Agent: H&H LAND AND PROPERTY LTD MR ANGUS
HUTCHINSON BORDERWAY ROSEHILL CARLISLE
CAl 2RS

Date valid: 05/10/2022

Development: Erection of 1no. dwelling and annex/car port (outline, all
matters reserved except access)

Location: LAND ADJACENT TO MANOR FARM DALTON PIERCY
HARTLEPOOL

PURPOSE OF REPORT

1.1  An application has been submitted for the development highlighted within this
report; accordingly Hartlepool Borough Council as Local Planning Authority is
required to make a decision on this application. This report outlines the material
considerations in relation to the proposal and presents a recommendation.

BACKGROUND
1.2  The application site benefits from an extensive planning history. There have
been no recent planning permissions on the site itself. The most relevant and recent

planning applications in the vicinity are considered to be:

In respect of adjacent property Manor Farm, to the east of the site:

HOUT/1989/0623 - Outline application for residential development. Approved
04/10/1990.

HFUL/2004/0074 - Demolition of redundant agricultural buildings, alterations and
conversion of outbuildings to 2 dwellings and construction of 5 new dwellings (to
form 7 new dwellings in total) and provision of new access road and turning area.
Approved 16/09/2004.

HLBC/2004/0075 - Listed Building Consent to demolish agricultural buildings and
convert and alter farm buildings to form 2 dwellings and erection of 5 new dwellings.
LBC Approved 16/09/2004.

H/2007/0393 - Alterations and erection of a breakfast room extension. Approved
09/07/2007.

H/2007/0394 — Listed Building Consent for alterations and erection of a breakfast
room extension. LBC approved 09/07/2007.

H/2008/0093 - Demolition of existing barns and erection of two dwellinghouses and
attached garages. Refused 23/05/2008.
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H/2009/0430 - Demolition of redundant agricultural buildings, reconstruction of
outbuildings to form two dwellings and construction of five new dwellings (to form
seven new dwellings in total) and provision of new access road and turning area
(resubmitted application). Approved 12/05/10.

H/2009/0489 — Listed Building Consent for demolition of redundant agricultural
buildings, reconstruction of outbuildings to form two dwellings and construction of
five new dwellings (to form seven new dwellings in total) and provision of new
access road and turning area (resubmitted application). LBC approved 12/05/2010.

H/2012/0192 - Demolition of detached farm building. Demolition of conservatory and
store rooms, sub division to two dwellings through conversion of annexe to living
accommodation. Erection of sun room and study, provision of pitched roofs to
dormer windows, provision of pitched roof to study and installation of window to rear
elevation. Approved 27/06/2012.

H/2012/0193 - Listed building consent for the demolition of conservatory, detached
farm building, store rooms, sub division to two dwellings through conversion of
annexe to living accommodation. Erection of sun room and study, provision of
pitched roofs to dormer windows, provision of pitched roof to study and installation of
window to rear elevation. LBC approved 27/06/2012.

H/2012/0466 - Amendment to planning applications H/2012/0192 and H/2012/0193
to provide alterations to conservatory, installation of windows and alterations to door.
NMA approved 25/09/2012.

H/2012/0475 - Listed building consent for amendment to application H/2012/0193 to
provide alterations to conservatory, installation of windows and alterations to door.
NMA approved 25/09/2012.

H/2013/0265 - Amendment to planning application H/2012/0192 to provide 3 roof
lights to the rear of the building and alter the design of 2 doors to the annex (front
and rear) and door to boot room. Approved 12/07/2013.

H/2013/0266 - Listed Building Consent for amendment to application H/2012/0193 to
allow utility/bootroom to be erected on footprint of demolished conservatory, external
store/WC to be erected on footprint of demolished store, annexe doors to be fitted
with windows and shutters to give stable door effect, mezzanine floor to annexe to
remain and various internal alterations. LBC approved 12/07/2013.

In respect of Leamount, west:

HFUL/1988/0089 - Earth moving works to landscape garden and siting of calor gas
storage tank. Approved 18/04/1988.

H/2007/0867 - Erection of a rear dining room and store extension. Approved
21/01/2008.
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PROPOSAL

1.3  This application seeks outline planning permission for the erection of a
detached dwelling and associated outbuilding (annex/car port), with all matters
reserved (appearance, scale, layout and landscaping) except access.

1.4 Whilst the final details of the proposal (including appearance, scale, layout
and landscaping) are reserved the indicative proposals show a two-storey detached
dwelling measuring approximately 11.7m in width by approximately 6.6m in depth.
The proposed dwelling features an additional two-storey off shoot on the eastern
side, measuring approximately 5.2m in width by approximately 4.5m in depth, and a
single storey offshoot to the rear measuring approximately 5.2m in width by
approximately 3.1m in depth. The proposed dwelling would feature a pitched roof
design with a total height of approximately 8m, dropping to approximately 5.5m at
eaves level. The proposed ridge height of the two storey off-shoot would be
approximately 7.4m, whilst the proposed height of the single storey off-shoot element
would be 4.4m at the ridge, dropping to approximately 2.4m at eaves level. In
addition, the indicative design features 2no. chimneys on the main roof, and 1no.
chimney on the roof of the single storey off-shoot, measuring approximately 1m in
height and approximately 1.2m in height respectively. The indicative floor plans of
the proposed dwelling feature a living room, open plan kitchen/living and dining
space, utility room, study and W.C. at ground floor and 4no. bedrooms (2no. of which
featuring an en-suite bathroom and 1no. with dressing room) and a bathroom in the
first floor.

1.5 The proposals include the erection of a single storey outbuilding which is
proposed to comprise an annex and car port. During the course of considering the
proposals, amended plans of this element were received following concerns
expressed by the case officer to the applicant in respect of the scale and design of
this element (notwithstanding the outline status of the application). The amended
indicative plans of the proposed outbuilding indicate a building approximately 12m in
width by approximately 6.7m in depth, with a hipped roof design with a total height of
approximately 4.6m dropping to approximately 2.5m at eaves level. The indicative
plans of the outbuilding indicate it would accommodate a Home Office (with store,wc,
and tea kitchen) and a car port accommodating two cars,

1.6  The proposals include vehicular access across the Village Green from the
adopted highway to the south of the site, and a substantial private driveway is
indicated on the submitted block plan.

1.7  The application has been referred to the Planning Committee due to the
number of objections received (more than 3) in line with the Council’'s scheme of
delegation.

SITE CONTEXT
1.8  The application site relates to a parcel of land to the west of Manor Farm (a
Grade Il Listed Building) and east of Leamount (a locally listed building), on the north

side of the village green at Dalton Piercy. Access to the application site is taken
across the village green at the south east portion of the application site.
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1.9 Manor Farm adjacent to the east consists of a farmhouse and cottage with a
range of traditional and modern agricultural buildings to the side and rear. Beyond
Manor Farm to the east is Rose Cottage, also listed, and its associated garden.
Beyond the main highway through Dalton Piercy and open green spaces to the
front/south are additional residential properties. To the north are fields which a short
distance away fall steeply down to a beck and border onto the Howls Site of Nature
Conservation Importance (SNCI).

1.10 The application site has a varied topography, stepping up steeply to the
rear/north. The boundary of the main application site is defined by a wall to the front
and by a sporadic hedge running along the remaining eastern, western and northern
boundaries.

PUBLICITY

1.11 The application has been advertised by way of site notice, press advert and
notification letters to 11 individual neighbouring properties. To date, there have been
5 objections (including two from the same property).

1.12 The concerns raised are:

- Privacy concerns from overlooking to a neighbouring property;

- Original location plan did not adequately identify recent approvals;

- Proposals would impact accessibility to neighbouring property;

- Tree protection;

- Difference in site levels;

- Loss of light;

- Loss of internet connection;

- Plans include an incorrect address;

- Disturbance caused by excavation;

- Large scale of proposed annex/car port which could be adopted as an
additional dwelling in the future;

- Ancient wall damage or removal;

- Potential for damage to adjacent Grade Il Listed Building

- Alterations to earthworks which can affect structural integrity;

- Parking concerns and additional traffic;

- Existing farm structures have planning approval to be converted into
dwellings;

- Light pollution;

- Itis understood that the listing for Manor Farm includes the adjacent village
green boundary wall, and therefore Historic England should be consulted,;

- Dalton Piercy Parish Council should be consulted.

1.13 Background papers can be viewed via the ‘click to view attachments’ link on
the following public access page:
http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServlet?PKID=1553
98

1.14 The period for publicity has expired.

3. 23.03.15 - Plan - 4.1 - Planning Applications 4 HARTLEPOOL BOROUGH COUNCIL


http://eforms.hartlepool.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=155398
http://eforms.hartlepool.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=155398

Planning Committee — 15 March 2023 4.1

CONSULTATIONS
1.15 The following consultation replies have been received:

Head of Service for Heritage and Open Space: The application site is located
adjacent to a grade Il listed building (Manor Farm) and a locally listed building
(Leamount), both of which are heritage assets. Policy HE1 of the Local Plan states
that the Borough Council will seek to preserve, protect and positively enhance all
heritage assets.

Attention should be paid to the desirability of preserving the setting of a listed
building in accordance with section 66(1) of the Planning (Listed Buildings and
Conservation Areas) Act 1990. The National Planning Policy Framework (NPPF)
looks for local planning authorities to take account of the significance of a designated
heritage asset and give, ‘great weight’ to the asset’s conservation (para 199, NPPF).
Policy HE4 of the local plan states, “to protect the significance of a listed building the
Borough Council will ensure harm is not caused through inappropriate development
within its setting”.

With regard to locally listed buildings the NPPF looks for local planning authorities to
take a balanced judgement having regard to the scale of any harm or loss and the
significance of the heritage asset (para. 203, NPPF).

Policy HES5 of the Local Plan states that the Borough Council will support the
retention of heritage assets on the List of Locally Important Buildings particularly
when viable appropriate uses are proposed. Where a proposal affects the
significance of a non-designated heritage asset a balanced judgment should be
weighed between the scale or the harm or loss against the public benefits of the
proposal.

The proposal is an outline application for the erection of a single dwelling and
annex/car port. The site itself has been a longstanding vacant plot in the centre of
the village. It is proposed that the house will be located to the front of the site
reflecting the character of the older properties within the village whereby dwellings
are facing onto the village green with little or no front gardens. To the rear of the
property is an annex and car port which is located to the centre of the site, accessed
by a driveway which runs alongside the boundary of the plot. It is considered that the
house is in a suitable location and of an appropriate design that it will not adversely
impact on the significance of the adjacent heritage assets. The site is currently
bounded by a stone wall, information on future boundary treatments and enclosures
does not appear to be provide however to retain some consistency with the existing
site, should permission be granted, consideration could be given to using similar
materials for the boundary treatment, where needed in this instance.

Update 25/01/23 following amended plans in respect of the proposed outbuilding and
the retention of part of the boundary wall, and additional plans to provide an
illustrative street context:
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Further to the amended plans which have been provided. No objections to the
amended car port and home office. If is considered these works will not impact on
the significance of the adjacent heritage asset.

The retention of the boundary wall, in part, to the front of the site is welcomed.

Update 27/02/23 in response to neighbouring objection:

| wouldn't consider the wall to be included in the listing. The starting point would be
to look at the description, this is not a comprehensive guide of what is and isn't listed
but a description so you can recognise the structure in the streetscape, if the wall
had a value, | would have expected it to be included in this. You can see from below
that is isn't mentioned and the description relates to the farm site only.

"Farmhouse and cottage, now one dwelling, Early C19. Roughcast on rubble, with
mid C20 concrete tile roof, brick end stacks, stone gable copings and kneelers. 2
storeys, 2 windows, symmetrical; central doorway with narrow timber pilaster-and-
entablature surround, door of 2 long panels, and overlight with glazing bars. Sash
windows with glazing bars, painted stone sills and lintels. Dentilled brick eaves
cornice. Slightly later rear pent extension forms a cat-slide with main roof. Lower, 2-
storey cottage adjoining left gable, has door of 3 long panels to right, and one sash
window with painted stone sill, to each floor to left. Single- storey outhouse, adjoining
left gable of cottage, has boarded door. Extensions to right gable of farmhouse are
not of interest."

| would accept that the wall does appear to be attached to the listed building and is
pre-1948 therefore is part of the setting, it is relevant to note that Historic England's
website guidance states,

"In general, a structure attached to a building, such as adjoining buildings or walls,
will also be covered by the listing if the structure was ancillary to the principal
building at the date of listing."

| don't believe this statement to be relevant in this instance as the wall relates to the
adjacent parcel of land rather than Manor Farm itself.

In this instance consideration has been given to the impact on adjacent heritage
assets and it is considered that they will not be adversely impacted.

HBC Ecology: | have assessed the appropriate submitted documents, including the
Heritage, Design and Access Statement (July 2022), the Arboricultural Impacts
Assessment and Tree Bat Roost Assessment (June 2022) and the Nutrient
Neutrality Mitigation Assessment (August 2022). Useful photographs are provided
within these documents.

| agree that the root plate of the cypress tree (growing in the neighbouring property)

should be protected within the site by a Root Protection Zone as specified in the
Arboricultural Impacts Assessment report. This should be conditioned.
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The Arboricultural Impacts Assessment Tree Survey Plan is copied below for
information (Appendix 1). | am satisfied that harm to bats is unlikely. | am satisfied
that there will be no harm to any other protected or priority species. | am satisfied
that the ash tree is in poor condition and that its removal will not cause harm to any
species. The loss of scrub is likely to remove bird nesting sites for common species
and this loss should be mitigated with the provision of integral bird nest bricks built
into the new building.

The site is adjacent to open countryside which supports declining bat and bird
populations, which could benefit from the provision of integral bat roost bricks and
integral bird nest bricks. This will satisfy the NPPF requirement for biodiversity
enhancement.

To meet current Ecology planning requirements, the following should be conditioned:

The dwelling should be built with 2no integral bird nest brick for either sparrows or
starlings, to be >3m above ground level (house or garage) and 2no integral bat roost
brick to be >3m above ground level (house or garage). The bricks should be in
sunlight for part of the day, therefore a sunny location on the east or south facing
side of the building is preferred.

The submitted Nutrient Neutrality report contains two errors. The current land use
(stage 2) is given as ‘agricultural’ which is not an option in version 2.1 of the nutrient
budget. | have replaced this with ‘mixed’ as the best fit. The post development land
use has been divided into ‘greenspace’ and ‘residential land’ whereas gardens are
automatically included within ‘residential land’ and so this should be the single land
use type used in stage 3 of the nutrient budget calculator. The Nutrient Neutrality
report provides evidence of how foul water will be dealt with.

| have completed a nutrient budget calculator version 2.1 (stage 4 conclusion shown
below) and prepared a Habitats Regulations Assessment (HRA) for nutrient
neutrality.

The proposed development is screened out at HRA stage 1 and no mitigation or
further assessment is required.

HBC Arboricultural Officer: The proposed development falls outside of any
conservation area and none of the surrounding trees are subject to a tree
preservation order. The AIA mostly covers what is required for the proposed
development however some parts of the AIA are incorrect and are not adhered to
within the proposed plans.

1. Tree 2, amature Cypress (Cupressus spp.) is outside the boundary of the
proposed development on an adjoining property to the west. The AlA states that the
tree is approximately one metre from the boundary fence which is correct. It also
states that’s the tree has an estimated Diameter at Breast Height (DBH) of 60cm. |
find this to be incorrect and after measurement of the tree, it measures at 260cm
Circumference which equates to 82.7cm diameter. This means the current estimated
Root Protection Area (RPA) is not enough and should have a radius of 993.1cm from
the stem of the tree to provide adequate protection. This is more than 25% larger
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than the proposed RPA within the AlA. This may impact the development and
protection measures will have to be put in place to mitigate this.

2. ltisrecommended that T2 is protected and the RPA is fenced off to provide
that protection. However on the proposed site plan it shows works in the form of a
gravel courtyard is to be undertaken within the RPA of T2. A method statement of
works to be carried out within the RPA will need to be included within the current
method statement as part of the AlA to show how this work will be undertaken and
how protection measures will be put in place.

3.  The trees that are to be removed from the site although singularly provide no
arboricultural value, as a group they do. There is no objection to the removal of trees
identified within the AIA, mitigation measures in the form of a planting scheme
should be designed and implemented. This will help negate the impact of loss of
trees within the site.

Update 01/12/2022 following receipt of Arboricultural Impact Assessment submitted
by the applicant:

The AIA now provides all necessary information in relation to the protection of T2.
The tree protection fencing is very close to the edge of the proposed development
and it is critical that the fencing is erected in the correct position and not moved to
suit the development. To make sure this happens | would think it would seem
suitable to have a pre commencement meeting as part of a condition. This condition
is pre written from the London Tree Officers Association:

e Condition: Before any development or construction work begins, a pre-
commencement meeting shall be held on site and attended by the developers
appointed Arboricultural consultant, the site manager/foreman and a
representative from the Local Planning Authority (LPA) to discuss details of
the working procedures and agree either the precise position of the approved
tree protection measures to be installed OR that all tree protection measures
have been installed in accordance with the approved tree protection plan. The
development shall thereafter be carried out in accordance with the approved
details or any variation as may subsequently be agreed in writing by the LPA.

e Reason: Required prior to the commencement of development in order that
the Local Planning Authority may be satisfied that the trees to be retained will
not be damaged during development works and to ensure that, as far as is
possible, the work is carried out in accordance with the approved details
pursuant to section 197 of the Town and Country Planning Act 1990.

There is still the need to have sight of the planting scheme for the sight to mitigate
the loss of trees. Again happy for this to be a condition. | would suggest the planting
scheme is designed in collaboration with the free document from the Trees and
Design Action Group (TDAG) Tree species selection for Green infrastructure — A
Guide for specifiers. Again | have attached a pre written condition from the London
Tree Officers Association:

e Condition: Prior to completion or first occupation of the development hereby
approved, whichever is the sooner; details of treatment of all parts on the site
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not covered by buildings shall be submitted to and approved in writing by the
Local Planning Authority. The site shall be landscaped strictly in accordance
with the approved details in the first planting season after completion or first
occupation of the development, whichever is the sooner. Details shall include:
a) a scaled plan showing trees and plants to be planted: b) proposed
hardstanding and boundary treatment: c) a schedule detailing sizes and
numbers of all proposed trees/plants d) Sufficient specification to ensure
successful establishment and survival of new planting. There shall be no
excavation or raising or lowering of levels within the prescribed root protection
area of retained trees unless agreed in writing by the Local Planning
Authority. Any new tree(s) that die(s), are/is removed, become(s) severely
damaged or diseased shall be replaced and any new planting (other than
trees) which dies, is removed, becomes severely damaged or diseased within
five years of planting shall be replaced. Replacement planting shall be in
accordance with the approved details (unless the Local Planning Authority
gives its written consent to any variation).

e Reason: Required to safeguard and enhance the character and amenity of the
area, to provide ecological, environmental and biodiversity benefits and to
maximise the quality and usability of open spaces within the development,
and to enhance its setting within the immediate locality in accordance with
NE1 of Hartlepool Local plan 2018.

Natural England: Based on the plans submitted, Natural England considers that the
proposed development will not have significant adverse impacts on designated sites
and has no objection.

Natural England notes that your authority, as competent authority under the
provisions of the Habitats Regulations, has screened the proposal to check for the
likelihood of significant effects.

Your assessment concludes that the proposal can be screened out from further
stages of assessment because significant effects are unlikely to occur, either alone
or in combination. On the basis of the information provided, Natural England concurs
with this view.

Cleveland Police: Police have no objections but advice doors and accessible
windows are certified to the Pas 24 2016 to ensure a good level of security.

HBC Traffic and Transport: There are no highway or traffic concerns.

Dalton Piercy Parish Council: The design removes an ancient wall that abuts
Dalton Piercy Village Green. This should not be allowed to happen.

The stone wall is a significant part of the character of Dalton Piercy and one of the
few remaining structures that indicate the history of the village. It is part of the Village
Green ancient historical boundary wall which was utilised, along with the ancient
gates at either entry to the village to enclose the green and keep animals in at night.
There is already an existing farm gate in the wall, which the access track across the
green affords an entry/exit point to the plot.
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The Village Green is owned by the Parish Council.

A Deed of Easement, signed 15th March 2022 between DPPC and Anglian Water
Ltd., (who own the land), grants access across the village green to the plot for one
home. This easement document references our Village Design Statement (created in
2016): ‘to ensure that the design of the Access Track takes due regard of the Village
Design Statement’

The ancient wall is referenced in the design statement as a historically significant
part of the village.

Concerns were also about the proposed annex/garage building which it was felt
could be considered a second home. The plan indicates this ancillary building is
larger in length and width than the proposed main body of the proposed main house.
This could have potential to break the Deed of Easement agreement in which DPPC
granted access to one home.

Also village residents raised their concerns, which DPPC share, that the adjacent
homes of Manor Farm and Leamount were built without modern building
foundations. The land level at the southern most edge of the plot (abutting the
Village Green) is significantly higher than the floor level of the neighbouring
properties — it is at the same height as the ancient wall. The wall could be described
as a ‘retaining wall’ at around 5ft high. Level access from the village green would
require significant earth removal. Would this be at the detriment to the soundness of
the neighbouring properties? And potentially cause structural damage?

Should you require copies of the Deed of Easement and/or the village design
statement DPPC would be happy to provide them.

Update 15/02/23 following receipt of additional plans (context street elevations)

Dalton Piercy Parish Council STRONGLY OBJECT to the above proposal.

| refer to our previous objection to this application and wish to state that our initial
objections still stand. The design of the house itself is in keeping with the Village
Design Statement and visually acceptable, given its siting between two listed
dwellings. The added ‘Annexe/car port’ has also been amended somewhat, but
clearly its size and design appears to suggest it is intended to potentially be a
second dwelling at some point in the future.

However, the Parish is strongly objects to the proposal to remove a significant part of
the village ancient boundary wall, (the length of the house itself) that abuts onto
Dalton Piercy Village Green, (owned by DPPC). A Deed of Easement, dated March
22nd 2022, was signed between Dalton Piercy Parish Council and Anglian Water Ltd.,
to grant a defined easement across the village green and through an existing farm
gate in the ancient wall, to facilitate access to their plot. Demolishing a large part of
the wall will breach this contract. The Deed also stipulates the easement is for one
residence only. Any attempt to convert the ‘Annexe’ into another dwelling would also
be in breach of the contract. See attached Deed of Easement.
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The stone wall is a significant part of the historical character of Dalton Piercy and
one of the few remaining surviving parts of the enclosing wall that can still be seen,
indicating the history of the village. It is part of the Village Green ancient historical
boundary wall which was utilised, along with gates at either entry to this medieval
village, which were closed at night to keep cattle grazing on the green from straying.
See attached Village Design Statement and Historic England Board photo.

The unnecessary demolition of the wall would be unthinkable!

There are still concerns from villagers that the adjacent homes of Manor Farm and
Leamount were built without modern building foundations . The land level at the
southern edge of the plot (abutting the Village Green) is significantly higher than the
floor level of the neighbouring properties — it is at the same height as the ancient
wall. The wall could be described as a ‘retaining wall’ at around 5ft high. Level
access from the village green would require significant earth removal. Potentially a
cause of structural damage to Manor Farm and Leamount?

HBC Landscape Architect: Defer to Heritage and Countryside comments.

Rural Plan Working Group: Thank you for consulting Hartlepool Rural Plan Group
with regard the above application.

The following Rural Neighbourhood Plan Policies are particularly relevant to this
application:

POLICY GEN1 — DEVELOPMENT LIMITS

Within the Development Limits as defined on the Proposals Map, development will
be permitted where it accords with site allocations, designations and other policies of
the development plan.

POLICY GEN 2 - DESIGN PRINCIPLES

The design of new development should demonstrate, where appropriate:

1. how relevant village design statements and conservation area appraisals have
been taken into account;

2. how the design of new housing scores against the Hartlepool Rural Plan Working
Group's Checklist as set out in appendix 4;

3. how the design helps to create a sense of place and reinforces the character of
the village or rural area by being individual, respecting the local vernacular building
character, safeguarding and enhancing the heritage assets of the area, landscape
and biodiversity features;

4. how the design helps to reinforce the existing streetscape or green public spaces
by facing onto them

5. how the design preserves and enhances significant views and vistas;

6. how the design demonstrates that it can be accessed safely from the highway and
incorporates sufficient parking spaces;

7. how the design uses sustainable surface water management solutions in new
developments to reduce all water disposal in public sewers and manage the release
of surface water into fluvial water and,

8. how the design ensures that homes are flexible to meet the changing needs of
future generations.
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Dalton Piercy Village Design Statement

Within the village there are a number of infill plots for development that have been
identified which will allow the village to grow whilst maintaining its historical layout.
The village residents do not support any mass developments which either spoll its
history or impact on the many special nature areas.

In addition any development which requires access across the village green will
require the granting of an easement from the parish council.

One of the sites identified for future development is:

- The ‘Water Board Land’ between Leamount and Manor Farm.

Village Design Statement, Recommendations & Guidelines

High quality Development in keeping with surrounding;

Ensure well designed, high quality infill development which reflects the heritage and
distinctive character of Dalton Piercy. That development is not out of keeping with
the design of surrounding housing and protecting the amenities of surrounding
occupiers. Giving regard to the historic farming and natural environment in terms of
local features from the existing landscape and character of heritage assets such as
listed buildings.

Ensure adequate provision for car parking in all new development.

Ensuring that the any development accommodates the impact of future climate
change through actions such as the minimisation of hard landscaping and the village
works to minimise the current flooding.

To ensure that sewage is managed in an adequate and environmentally friendly way
respecting the natural water ways in the adjacent wildlife areas.

POLICY H1 - HOUSING DEVELOPMENT — JUSTIFICATION

8.26 Dalton Piercy: Infill is the only appropriate option; homes should be two and
three bedroomed homes within curtilage parking as a preference. Access should be
from within the village not from any fields/tracks surrounding the village.

The site of this application is within the Development Limits (village envelope) of
Dalton Piercy and therefore accords with Hartlepool Rural Neighbourhood Plan
(HRNP) policy GENL1.

The design as presented appears to reference the style of other properties,
especially the adjacent listed Manor Farm. The would be in keeping with the
character of the village and can be said to reinforce the character of the village by
respecting the local vernacular building character and therefore is in accord with
HRNP policy GEN2.

The site is one of those identified for infill development within Dalton Piercy by the
Village Design Statement. The style of the new house, which is like that of adjacent
farmhouses, can be said to reflect the heritage and distinctive character of Dalton
Piercy and is not out of keeping with the design of surrounding housing. Regard has
been given to the historic farming environment in terms of local features and
character of heritage assets such as listed buildings. While the proposal is for a four-
bedroom house the application can largely be said to be in keeping with Dalton
Piercy Village Design Statement.
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The infill site with parking provided within the curtilage and accessed from within the
village is as envisaged for Dalton Piercy. The application is not at odds with HRNP
policy H1.

POLICY HAS3 - PROTECTION AND ENHANCEMENT OF LISTED BUILDINGS
Works within the setting of a Listed Building should be of a design which is
sympathetic to, and takes advantage of opportunities to enhance, the setting of the
Listed Building. If appropriate design solutions that would avoid any harm cannot be
provided, then the scheme will be not be supported

POLICY HA4 - PROTECTION AND ENHANCEMENT OF LOCALLY IMPORTANT
BUILDINGS

In determining applications for planning permission that affect entries on the List of
Locally Important Buildings, the effect of the application on the significance of the
following will be assessed:

1. The historic or architectural importance of the building.

2. Features which contribute significantly to the character of the building.

3. Their contribution to the appearance of the locality.

4. Their scarcity value to the local area.

5. The scale, nature and importance of the proposed redevelopment, which should
clearly demonstrate how it would conserve or enhance the site or setting of other
buildings nearby.

6. The design and means of enclosure.

A balanced judgement will be made, having regard to the scale of any harm or the
loss and the significance of the heritage asset.

This application is on a site between the listed Manor Farm and locally listed
Leamount. The style of the design is very similar to the listed Manor Farm so its
sympathy cannot be denied but being of so similar a fagade might be said to lessen
the unique contribution of the listed Manor Farm. The new buildings should sit well in
the village being very much in the character of the village vernacular.

The existing rubble stone wall is an increasingly rare historical feature. Though much
of this would be lost by the construction of the proposed building we would
recommend that any approval be subject to a strongly enforced condition that as
much as possible of the original wall is retained to provide the boundary either side
of the new building. Also, in the event of this wall being damaged beyond repair, it
must be reinstated in its original form.

This application is in keeping with the policies of the Rural Neighbourhood Plan
outlined above and conforms to the Dalton Piercy Village Design Statement. The
Group therefore have no objections to this application.

Cleveland Fire Brigade: Cleveland fire Brigade offers no representations regarding
the development as proposed.

However, Access and Water Supplies should meet the requirements as set out in:

Approved Document B, Volume 1:2019, Section B5 for Dwellings.
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It should be noted that Cleveland Fire Brigade now utilise a Magirus Multistar
Combined Aerial Rescue Pump (CARP) which has a vehicle weight of 17.5 tonnes.
This is greater than the specified weight in AD B Vol 1Section B5 Table 13.1.

It should be confirmed that ‘shared driveways’ and ‘emergency turning head’ areas
meet the minimum carrying capacity requirements as per ADB Vol 1, Section B5:
Table 13.1, and in line with the advice provided regarding the CARP, above.

Further comments may be made through the building regulation consultation process
as required.

HBC Countryside Access Officer: There is no information to imply that there is any
data relating to any recorded or unrecorded public rights of way and/or permissive
paths running through, abutting to or being affected by the proposed development of
this site.

Tees Archaeology: We note that the site has previously been subject to
archaeological evaluation, and that both the geophysical survey and trial trenching
reports have been submitted. The evaluation has demonstrated that the site is of low
archaeological potential; no further archaeological work is recommended and we
have no objections.

HBC Building Control: | can confirm a Building Regulations application would be
required for Erection of 1no. dwelling and annex/car port (outline, all matters reserved
except access).

HBC Waste Management: Provision of Waste and Recycling Collection and
Storage Facilities to new properties.

Developers are expected provide and ensure at the point of first occupancy that all
new developments have the necessary waste bins/ receptacles to enable the
occupier to comply with the waste presentation and collection requirements in
operation at that time.

Developers can choose to enter an undertaking to pay the Council for delivery and
associated administration costs for the provision of bins/ receptacles required for
each new development. These charges are a one-off cost and the bins remain the
property of the Council. Alternatively, developers are required to source and provide
containers which meet the specifications necessary for the required bins/ receptacles
to be compatible with the Council’s waste collection service and vehicle load handing
equipment.

HBC Flood Risk Officer: In response to your consultation on the above application
we have no objection to proposals in respect of surface water management or
contaminated land. Please include our standard unexpected contamination and
basic surface water conditions on any permission issued for proposals.

HBC Estates: No comments received.
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HBC Public Protection: | would recommend the following:

e No external lighting shall be installed at the site until plans showing the type of
light appliance, the height and position of fitting, illumination levels and light
spillage have been submitted to and approved in writing by the Local Planning
Authority. The lighting approved shall be installed and maintained in
accordance with the approved details.

e The working hours for all construction activities on this site are limited to
between 08:00 and 18:00 Mondays to Fridays and 09:00 to 13:00 Saturdays
and not at all on a Sunday or Public Holidays. Any deliveries/Collections to
the site should be kept between these hours as well.

Environment Agency: No comments received.

Anglian Water / Hartlepool Water: No comments received.
Northumbrian Water: No comments received.

HBC Parks and Countryside: No comments received.
PLANNING POLICY

1.16 In relation to the specific policies referred to in the section below please see
the Policy Note at the end of the agenda.

Hartlepool Local Plan (2018)

1.17 The following policies in the adopted Hartlepool Local Plan (2018) are
relevant to the determination of this application:

CC1: Minimising and adapting to climate change

HEL: Heritage Assets

HE4: Listed Buildings and Structures

HES5: Locally Listed Buildings and Structures

LS1: Locational Strategy

NEZ1: Natural Environment

QP3: Location, Accessibility, Highway Safety and Parking
QP4: Layout and Design of Development

QP5: Safety and Security

QP6: Technical Matters

QP7: Energy Efficiency

SUSL1: The Presumption in Favour of Sustainable Development

Hartlepool Rural Neighbourhood Plan (2018)

1.18 The following policies in the Hartlepool Rural Neighbourhood Plan (2018) are
relevant to the determination of this application:

GENZ1: Development Limits
GEN2: Design Principles
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H1: Housing Development

HAL: Protection and Enhancement of Heritage Assets

HAS: Protection and Enhancement of Listed Buildings

HAA4: Protection and Enhancement of Locally Important Buildings
NEZ1: Natural Environment

National Planning Policy Framework (NPPF)(2021)

1.19 In July 2021 the Government issued a revised National Planning Policy
Framework (NPPF) replacing the 2012, 2018 and 2019 NPPF versions. The NPPF
sets out the Government’s Planning policies for England and how these are
expected to be applied. It sets out the Government’s requirements for the planning
system. The overriding message from the Framework is that planning authorities
should plan positively for new development. It defines the role of planning in
achieving sustainable development under three overarching objectives; an economic
objective, a social objective and an environmental objective, each mutually
dependent. At the heart of the Framework is a presumption in favour of sustainable

development. For decision-taking, this means approving development proposals
that accord with an up-to-date development plan without delay or, where there are
no relevant development plan policies or the policies which are most important for
determining the application are out-of-date, granting permission unless policies
within the Framework provide a clear reason for refusal or any adverse impacts of
doing so would significantly and demonstrably outweigh the benefits. The following
paragraphs are relevant to this application:

PARAOO1:
PARAO002:
PARAOQO0S:
PARAOOQ7:
PARAOQO0S8:
PARAO009:
PARAO010:
PARAO11:
PARAO12:
PARAO3S8:
PARAO047:
PARAO55:
PARAOQS56:
PARAOG0O:
PARAOQ79:
PARA110:
PARA126:
PARA130:
PARA134:
PARA152:
PARA154:
PARA157:
PARA174:
PARA189:
PARA194:
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PARA195: Conserving and enhancing the historic environment

PARA199: Conserving and enhancing the historic environment -Considering
potential impacts

PARA203: Conserving and enhancing the historic environment

PARA218: Implementation

HBC Planning Policy comments: The site is within the defined development limits
of Dalton Piercy, as set by Hartlepool Local Plan 2018 policy LS1 and Hartlepool
Rural Neighbourhood Plan 2016-2031 policy GEN1. Furthermore, as an infill windfall
residential development, the proposal complies with HRNP policy H1, which sets a
general presumption in favour of residential development on non-allocated sites
within the development limits of villages. The site is also identified for future
development in the Dalton Piercy Village Design Statement 2016.

The site has no further policy designations other than in respect of its proposed
access, which is to be taken from an existing access serving Manor Farm, situated
within the Village Green. This Green is designated as green infrastructure (Amenity
Open Space) - NE2i) in the HLP and as an Accessible Green Space in the HRNP.
HLP policy NE2 provides that the loss of green infrastructure components will be
generally resisted; in this case, the loss would entail the hard surfacing of a small
existing area of grass solely to form an access to the site. This is the only means by
which to provide an access to the site, and the Village Green is characterised by
many such accesses crossing it. Planning Policy are satisfied that the proposed
access would not harm the overall amenity value and function of the Village Green
as a valuable and historic green infrastructure component.

Previous officer advice for this site highlighted its sensitivity given the neighbouring
buildings to either side and Village Green to the south, and indicated that a scheme
for a single dwelling is most likely to be appropriate.

The principle of development as concerns the development of a single dwelling on
the site is therefore acceptable.

It is noted that the description of development however includes an annexe/car port,
with the illustrative site plan showing a large building for these uses set a distance
from the dwelling, well back into the plot. HLP policy HSG12 deals with residential
annexes and only allows for new (detached) buildings for such purposes in
exceptional circumstances. Planning Policy have concerns about the approval of a
detached annexe in principle (notwithstanding that the illustrative floor plan does not
include any sleeping accommodation — this being typically associated with the term
‘annexe’) as part of the development, on the basis that the requirements of HSG12
have not been met. The illustrative uses for the building are ancillary in nature and
therefore acceptable in principle — the description should be amended to exclude
reference to an annexe.

Regard should be had to the Council’s Residential Design Guide SPD 2019, the

Dalton Piercy Village Design Statement 2016 together with HLP policies QP3-7 and
HRNP policy GEN2 in preparing any reserved matters scheme.
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The site is positioned between grade Il listed ‘Manor Farmhouse, adjoining cottage
and outhouse’ and locally listed ‘Leamount’. As such, development of the site should
have regard to statutory and policy requirements in relation to the protection of
heritage assets (including their setting). Section 66 of the Planning (Listed Building
and Conservation Areas) Act 1990 (LBCA), HLP policies HE1, HE4 and HE5 and
HRNP policies HA1, HA3, and HA4 policies are of relevance. Planning Policy trust
that the Council’s Head of Service for Heritage and Open Spaces will comment on
the whether the proposal (albeit as in outline at this stage) would give rise to any
harmful impacts upon the historic environment.

PLANNING CONSIDERATIONS

1.20 The main material planning considerations when considering this application
are the principle of development, the impact on the character and appearance of the
area (including adjacent designated and non-designated heritage assets), trees,
neighbour amenity, ecology, highway safety and parking, flood risk, drainage and
contaminated land. These, and any other planning and non-planning matters are
considered in detail below.

PRINCIPLE OF DEVELOPMENT

1.21 The application site is within the development limits to Dalton Piercy, as
identified by Policy LS1 of the Hartlepool Local Plan Policies Map (2018) and Policy
GENL1 of Hartlepool Rural Neighbourhood Plan (HRNP) (2018). Furthermore, as an
infill windfall residential development, the proposal complies with HRNP Policy H1,
which sets a general presumption in favour of residential development on non-
allocated sites within the development limits of villages. As noted in the comments
from the Rural Neighbourhood Plan Working Group (above), the site is also identified
for future development in the Dalton Piercy Village Design Statement 2016.

1.22 As such, a new dwelling in this location is acceptable in principle in terms of
Policy RUR1 of the Hartlepool Local Plan (HLP) (2018) and Policies GEN1 and H1 of
the HRNP (2018), subject to other relevant material planning considerations being
found to be acceptable.

1.23 Whilst the application site is situated on unallocated white land, access would
be taken from the Village Green, allocated as Green Infrastructure under Policy NE2i
(Amenity Open Space) on the Hartlepool Local Plan Policies Map (2018), and
Accessible Green Space on the Hartlepool Rural Neighbourhood Plan Map (2018).
Policy NE2 (Green Infrastructure) of the HLP sets out that the council will safeguard
green infrastructure from inappropriate development and will work actively with
partners to improve the quantity, quality, management and accessibility of green
infrastructure. In addition policy NE2 of the HLP states that the loss of green
infrastructure components will generally be resisted but in exceptional circumstances
green infrastructure will only be considered for other uses where:

it can be demonstrated to be surplus to needs, or
it has no other recreational, nature conservation or amenity function, or
it is in an area where the local need has already been met elsewhere, or
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¢ it can be demonstrated that the area of open space is detrimental to the
amenity of neighbours, or
e itis too small or difficult to maintain.

The access over the Village Green would comprise a relatively small area of
open space, sited on the edge of existing development and the land would
remain open albeit that the access would cross it. It is of note that a significant
amount of the land under this allocation (NEZ2i) would remain and the buffer and
leisure benefits of the parcel of green infrastructure would remain and on
balance the proposed crossing to facilitate the development is considered
acceptable. It is noted in the comments by the Rural Neighbourhood Plan
Working Group and Dalton Piercy Parish Council (above), that a Deed of
Easement is required in order for the applicant to obtain a right of access. It is
understood that this has been agreed in principle with Dalton Piercy Parish
Council who are responsible for the village green.

1.24 The application includes the provision of a detached outbuilding,
proposed to serve as an annex and car port. The submitted indicative floor
plans indicate that the annex element would include a home office, store room,
W.C. and tea kitchen. It is acknowledged that objections from members of the
public as well as Dalton Piercy Parish Council have been received in this
respect.

1.25 Policy HSG12 of the HLP (2018) states that annexes will be supported where
development:

1) Is of a satisfactory scale, location and design in relation to the existing dwelling, its
curtilage and surrounding properties, and;

2) Is designed so that it will serve an ancillary function to the existing dwelling and is
not of a form that would encourage its occupation as a separate dwelling when no
longer required; and

3) Does not deny the existing and future occupiers adequate private amenity space
for normal domestic needs within the curtilage.

1.26 The submitted plans and details indicate that that the proposed annex and car
port outbuilding would be sited on the northern portion of the application site,
approximately 32m from the front / village green at its closest point. The Council’s
Planning Policy team initially raised concerns in respect of the proposed annex, and
the case officer requested that the applicant amend the description of this element to
remove the annex. However the applicant was unwilling to amend the description,
stating that an annex denotes a building that provides extra/ancillary floorspace
which does not necessarily mean separate sleeping accommodation, and that the
submitted plans make clear what the annex is intended to be used for. The applicant
submitted amended indicative plans showing a reduction in scale of the proposed
outbuilding. Following this, the Council’s Planning Policy team have confirmed that
the proposal would be acceptable in respect of the requirements of Policy HSG12 in
that it is a satisfactory scale, location and design in relation to the proposed dwelling
at the application site, is designed to serve an ancillary function to the proposed
dwelling, and the development would provide an adequate amount of amenity space
(including outdoor space and car parking) that would be in accordance with the
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Residential Design Guide SPD (2019) and relevant Policies of the HLP (2018)
(namely RUR1, QP4 and HSG12) and HRNP (namely GEN1 and GEN2 as well as
the Dalton Piercy Village Design Statement). Notwithstanding the above, it is
considered necessary to restrict any permission to prevent the development being
formed into a separate dwelling and to ensure it is used only for ancillary purposes.
This is considered to be necessary in order to enable the Local Planning Authority to
retain control over the development and to prevent potential use of the extension as
a separate dwelling. This can be secured by appropriately worded planning
conditions.

1.27 Policies CC1 and QP7 of the Hartlepool Local Plan (2018) seek to ensure the
provision of renewables and energy efficiency measures beyond Building Regulation
requirements. However, it is of note that Building Regulations have been updated on
15% June 2022, and any forthcoming Building Regulation application will now be
assessed under the new Regulations. The application is considered to be acceptable
in this respect.

1.28 In view of the above, the Council’s Planning Policy team have assessed the
proposals and have confirmed the proposals are acceptable in principle, subject to
consideration of other relevant planning matters.

CHARACTER & APPEARANCE OF THE AREA (INCLUDING DESIGNATED AND
NON-DESIGNATED HERITAGE ASSETS)

1.29 The proposed dwelling, ancillary outbuilding and associated development
would comprise an in-fill development located between Manor Farm (a Grade Il
Listed Building) and Leamount (a locally listed building).When considering proposals
within the vicinity of a listed building attention should be paid to the desirability of
preserving the setting of the asset in accordance with section 66(1) of the Planning
(Listed Buildings and Conservation Areas) Act 1990.

1.30 Policy HE1 (Heritage Assets) of the HLP (2018) states that the Borough
Council will seek to preserve, protect and positively enhance all heritage assets.
Policy HE4 (Listed Buildings) of the HLP states, “to protect the significance of a listed
building the Borough Council will ensure harm is not caused through inappropriate
development within its setting”. Policy HES5 (Locally Listed Buildings) of the HLP
states that the Borough Council will support the retention of heritage assets on the
List of Locally Important Buildings particularly when viable appropriate uses are
proposed. Where a proposal affects the significance of a non-designated heritage
asset a balanced judgment should be weighed between the scale or the harm or loss
against the public benefits of the proposal.

1.31 Policy HA3 (Protection and Enhancement of Listed Buildings) of the HRNP
seeks to protect and/or enhance the setting of a listed building, whilst Policy HA4
(Protection and Enhancement of Locally Important Buildings) of the HRNP requires
that a balanced judgement is made regarding any potential harm or loss to locally
important buildings.

1.32 The NPPF (2021) also looks for local planning authorities to take account of
the significance of a designated heritage asset and give, “great weight” to the asset’s
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conservation (para 199, NPPF). Paragraph 203 of the NPPF (2021) looks for local
planning authorities to take a balanced judgement having regard to the scale of any
harm or loss and the significance of the heritage asset.

1.33 The Council’s Head of Service for Heritage and Open Space has confirmed
that in principle there would be no objections to the proposed siting of the detached
dwelling and associated outbuilding. It is not considered that the proposal would
result in an adverse impact on the setting and significance of the adjacent heritage
assets.

1.34 Itis noted that the proposed dwelling would necessitate the partial removal of
a boundary wall. The Dalton Piercy Village Design Statement identifies that this wall
is part of the Village Green ancient historic boundary wall which was utilised, along
with gates at either entry, to the medieval village. Dalton Piercy Parish Council have
been consulted on the proposals and have objected to the proposed alterations to
and loss of parts of the existing ancient stone wall to the front of the application site.
The application has been amended during the course of consideration, and the
applicant has sought to retain some of the existing boundary wall. A re-consultation
was undertaken however Dalton Piercy Parish Council have sustained their
objection.

1.35 In respect of the proposed design and siting of the detached dwelling, whilst it
is acknowledged that the proposed location of the dwelling would necessitate the
partial removal of the boundary wall, it is of consideration that the retention of the
boundary wall would mean the proposed dwelling would need to be set back from
the front of the application site. It is considered that the setting back of the proposed
dwelling would be at odds with the adjacent Manor Farm and Leamount buildings,
and would appear incongruous in this context. The Council’'s Head of Service for
Heritage and Open Space, the Council’'s Planning Policy team and the Rural
Neighbourhood Plan Working Group acknowledge that the existing rubble stone wall
is an important historical feature, however consider the proposed siting of the
proposed dwelling to be acceptable. The latter have requested a planning condition
to ensure that as much as possible of the original wall is retained to provide the
boundary either side of the new dwelling, and to reinstate the wall in its original form
should it become damaged. In view of the above, and taking into account the above
mentioned Village Design Statement, it is considered the proposal is acceptable in
this respect, subject to a planning condition to safeguard the retained sections of the
boundary wall during construction works.

1.36 An objection makes reference to the adjacent Grade Il Listed Building at
Manor Farm and queries whether the wall is listed. The Council’'s Head of Service for
Heritage and Open Space has confirmed that the listing of the adjacent Manor Farm
does not include the boundary wall to the front of the application site, and as noted
above, it is not considered that the proposal would result in an adverse impact on the
setting and significance of the adjacent heritage assets.

1.37 Policy QP4 (Layout and Design of Development) of the HLP (2018) and
Policies GEN1 and GEN2 of the HRNP (2018) require, amongst other provisions,
that proposals should be of an appropriate size, design and appearance sympathetic
to the host property and the character of the surrounding area. Paragraph 130 of the
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NPPF (2021) stipulates that planning decisions should ensure that developments,
amongst other requirements, will function well and add to the overall quality of the
area, are sympathetic to local character and history, including the surrounding built
environment and landscape setting, while not preventing or discouraging appropriate
innovation or change.

1.38 Itis anticipated that the proposed dwelling and outbuilding (annex and car
port) would be comfortably accommodated within the application site, accessed by
the proposed access driveway (as detailed above) on the southern side. The overall
site context includes an open field flanked by locally listed and Grade Il Listed
buildings to the east and west, with additional outbuildings to the rear, and a mix of
boundary treatments including the existing brick wall to the front and trees and other
landscaping to the rear. It is of consideration that the proposed dwelling would be
readily visible when travelling along Dalton Piercy or from other vantage points within
the surrounding area. Notwithstanding this, design details are reserved, and it is
anticipated that the design and scale of the proposed dwelling and proposed
outbuilding could come forward that would be suitable and could be accommodated
within the site without adversely affecting the character and appearance of the
existing site or the surrounding area.

1.39 Final details of boundary treatments, external finishing materials, hard and
soft landscaping will be required to be provided and considered as part of the
reserved matters application.

Character and Appearance of the Surrounding Area Conclusion

1.40 In light of the above, it is considered that the impact of the development on
visual amenity, the character and appearance of the area (including adjacent
heritage assets) would be acceptable in respect of Policies HE1, HE4, HE3 and QP4
of the HLP (2018), Policies HA3, HA4, GEN1 and GENZ2 of the HRNP (2018) and
paragraphs 126, 130, 134 and 203 of the NPPF (2021).

TREES

1.41 The application site features trees and hedgerows throughout the parcel of
land. Mature trees are also present along the adjacent boundary to the west
(understood to be primarily within the curtilage of the residential properties to the
west). An amended Arboricultural Impact Assessment (AlA) has been provided in
support of the application which details that a mature Cypress tree within the
boundary of Leamount (west) would be protected. This can be secured by planning
condition, which is recommended accordingly.

1.42 The AIA concludes that the proposals would remove a group of trees. The
submitted AIA concludes that suitable mitigation planting should be proposed, and
this can be secured by a planning condition, which is recommended accordingly.

1.43 The Council’s Arboricultural Officer has confirmed that the amended AIA is

acceptable, subject to the recommended conditions being secured. The Council’s
Ecologist has also confirmed that the proposed tree retention details are acceptable,
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subject to a planning condition to ensure that this is undertaken to the satisfaction of
the LPA.

1.44 ltis noted that the submitted plans as part of the outline application do not
include details of any proposed planting. Notwithstanding this, the reserved matters
application will be expected to provide full details of hard and soft landscaping.

1.45 Subject to the above identified conditions the proposal is considered to be
acceptable in respect to its impact on trees.

NEIGHBOUR AMENITY

1.46 Policy QP4 (Layout and Design of Development) of the HLP (2018) requires
that proposals should not negatively impact upon the amenity of occupiers of
adjoining or nearby properties by way of general disturbance, overshadowing and
visual intrusion particularly relating to poor outlook, or by way of overlooking and loss
of privacy. The following minimum separation distances must therefore be adhered
to:
e Principal elevation (habitable room window) to principal elevation (habitable
room window) - 20 metres.
e Gable (blank or non-habitable room window) to principal elevation (habitable
room window) - 10 metres.

1.47 The above requirements are reiterated in the Council’s Residential Design SPD
(2019).

1.48 Paragraph 130 of the NPPF requires that planning decisions should ensure
that developments create places with a high standard of amenity for existing and
future users.

1.49 Itis acknowledged that a number of objections have been received from
neighbouring occupants, primarily citing concerns regarding impacts on privacy, and
in respect of noise, light and air pollution.

1.50 Given that the proposed dwelling is only in outline at this stage, full
consideration of its scale, layout and appearance, and its relationship (and impacts)
on neighbouring properties would form part of the consideration of the reserved
matters application. Notwithstanding this it is considered that the development could
be accommodated with acceptable impacts in respect to neighbouring amenity. This
view is supported by the indicative submitted layout of the proposed main dwelling
and outbuilding. These show the proposed dwelling sited with a separation distance
of approximately 9.5m from Leamount to the west (which does not feature windows
in the main side elevation), approximately 8.5m from Manor Farm to the east (which
does not feature windows in the main side elevation). The indicative plans indicate
that the proposed outbuilding would be sited approximately 26.8m from the rear
extension serving Leamount to the west (at its closest point), and approximately 14m
(oblique) from the rear of Manor Farm to the east. A substantial separation distance
of approximately 195m would remain from the indicative proposal to neighbouring
properties to the south.

3. 23.03.15 - Plan - 4.1 - Planning Applications 23 HARTLEPOOL BOROUGH COUNCIL



Planning Committee — 15 March 2023 4.1

1.51 Itis acknowledged that objections have been received in respect of proposed
light pollution and any disturbance from proposed construction and excavation
works. The Council’s Public Protection section have been consulted on the proposal
and have requested a planning condition restricting construction hours, and securing
details of any proposed lighting, which are recommended accordingly. The Council
also has statutory powers relating to the control of nuisance which can also be relied
on should any statutory nuisance occur. In view of the above, it is considered that
disruption from construction activity can be appropriately controlled and there would
therefore not be any significant detrimental impact on the amenity of neighbours from
undue disturbance, including noise, light or air pollution.

1.52 With respect to noise and disturbance, it is considered that the scheme is
unlikely to result in any unacceptable increase in additional noise and disturbance for
existing residential properties in the surrounding area.

1.53 In view of the above, it is considered that the proposed dwelling and ancillary
outbuilding and associated works would not result in any significant adverse impact
on the amenity or privacy of any neighbouring property (or users of adjacent
footpaths and roads) in terms of loss of outlook, overbearing impression,
overshadowing or overlooking, or adverse noise or light disturbance or air pollution
and the proposal is considered to accord with Policies QP4 and QP6 of the HLP
(2018) and the provisions of the NPPF (2021).

ECOLOGY

1.54 Policies NE1 of the HLP and NE1 of the HRNP requires that the natural
environment be protected, managed and enhanced, whilst Policy NE4 of the HLP
states that the borough council will seek to enhance and maintain the ecological
networks identified throughout the Borough.

1.55 Paragraph 174 of the NPPF (2021) states that planning decisions should
contribute and enhance the natural and local environment including by protecting
and enhancing valued landscapes, recognising the intrinsic character and beauty of
the countryside, and the wider benefits from natural capital and ecosystem services.
This paragraph requires development to minimise impacts on and provide net gains
for biodiversity.

1.56 The Council’s Ecologist has undertaken a Habitats Regulations Assessment
Stage 1 Assessment which has screened out further assessments or mitigation in
respect of Nirate pollution of the Teesmouth & Cleveland Coast SPA and Ramsar
site. The Council’s Ecologist has recommended the inclusion of planning conditions
to secure measures aimed at biodiversity enhancement, by way of the inclusion of
two bat boxes and two bird nesting boxes into the fabric of the proposed buildings.
Subject to planning conditions that secure these measures, the proposals are
considered to be in accordance with the relevant parts of policies NE1 of the HLP,
NE1 of the HRNP (2018) and NPPF (2021).

1.57 Natural England has been consulted on the application has not offered any
objections. Subject to the above referenced conditions, the proposal would not result
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in any significant adverse impacts on statutorily protected nature conservation sites
or landscapes.

1.58 Subject to the abovementioned conditions, the application is considered to be
acceptable with respect to the impact on ecology and nature conservation, and in
accordance with the Policies NE1 and NE4 of the HLP (2018), Policies NE1 and NE2
of the HRNP (2018) and paragraph 174 of the NPPF (2021).

HIGHWAY SAFETY & PARKING

1.59 Itis acknowledged that a number of neighbouring objections have raised
concerns that the proposed access road would result in adverse impacts for highway
and pedestrian safety. As noted above, the application indicates that localised
access would be required across the Village Green. This is proposed by way of a
tracked driveway. As noted above, the access over the Village Green requires the
applicant to have secured a Dead of Easement with the relevant authority, Dalton
Piercy Parish Council.

1.60 The Council’s Highways, Traffic and Transport section have been consulted
on the application and have not raised any objection to the application. The proposal
is therefore considered to be acceptable in this regard.

1.61 In terms of public footpaths, the Council’s Countryside Access Officer has
been consulted in respect of the application and has confirmed that there is no
impact upon any public rights of way and/or permissive paths running through,
abutting to or being affected by the proposed development of this site.

1.62 In view of the above, it is considered that the proposal would not result in any
adverse impact on car parking, highway and pedestrian safety and the proposal is
considered to be acceptable in this respect, subject to the inclusion of appropriate
planning conditions.

FLOOD RISK, DRAINAGE & CONTAMINATED LAND

1.63 The proposed development would be situated in an area identified by the
Environment Agency’s Flood Map for Planning as being in Flood Zone 1 (low risk of
flooding). Notwithstanding this, given the site area, the application has been
accompanied by a Flood Risk Assessment and Drainage Strategy.

1.64 The Council’s Flood Risk Officer has been consulted on the proposals and
has confirmed no objection to proposals in respect of surface water management or
flood risk, subject to the inclusion of a planning condition to ensure that final details
are satisfactory. A planning condition is duly recommended.

1.65 Northumbrian Water have been consulted on the application and not offered
any comments or objections.

1.66 In respect of contaminated land, the Council’s Flood Risk Officer has

confirmed no objections to the proposals subject to an unexpected contamination
condition being appended, which is recommended accordingly.
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1.67 Subject to the inclusion of the above mentioned planning condition, the
proposal is considered to be acceptable in regard to flood risk and surface water
drainage, and contaminated land, in accordance with the relevant Policies of the
HLP and paragraphs of the NPPF (2021).

OTHER PLANNING MATTERS
Archaeology

1.68 Local Plan Policy HE2 ‘Archaeology’ requires new development to identify
potential impacts on archaeological artefacts and sites. Tees Archaeology have been
consulted on the proposals and have confirmed that the site has previously been
subject to archaeological evaluation, and that both the geophysical survey and trial
trenching reports have been submitted. Tees Archaeology have confirmed that the
site is of low archaeological potential and no further archaeological work is required.
The proposal is considered to be acceptable in this respect.

Safety and Security

1.69 The Council’'s Community Safety section have been consulted on the
proposal and have not provided any comments or objections, whilst Cleveland Police
have been consulted on the proposal and have confirmed no objections, albeit
advising that doors and windows are certified to recommended standards. An
informative can relay this advice to the applicant and the proposal is considered to
be acceptable in this respect.

Up to date location plans and consultation

1.70 The submitted plans have been amended following an objection from the
occupant of a neighbouring property that the originally submitted plans omitted
recent development. It is of note that the submitted plans adequately identify the red
line boundary of the application site. The application has been advertised in line with
(if not exceeding) the requirements of planning legislation including neighbour letters,
site notice and a press advert.

Proposals on adjacent land

1.71 Itis acknowledged that an objection raises concerns regarding previous
approvals for the conversion of ancillary farm buildings to residential properties. It is
noted from the planning history for adjacent properties (as detailed above) that these
permissions have not been implemented and have now expired. The current
application cannot consider the merits of other applications.

Levels and earthworks
1.72 Itis acknowledged that objections have been received in respect of the
topography of the site and any works having the potential to undermine the structural

integrity of the existing boundary wall at the application site and/or adjacent
structures (beyond the curtilage of the application site). As noted above, full site
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levels will need to be provided by planning condition and as part of any reserved
matters application.

OTHER MATTERS
Fire Safety & Building Regulations

1.73 Cleveland Fire Brigade have offered no objections to the proposals with
advice on the requirement for access and water supplies access. Ultimately this
would need to be considered and addressed through the separate legislation of
Building Regulations and is not a material planning consideration. Nevertheless,
Cleveland Fire Brigade’s comments have been forwarded to the applicant for their
consideration and a suitable informative note is recommended to reiterate this
advice.

Non-planning matters

1.74 Utility provision and boundary discussions are not material planning
considerations and therefore cannot be considered as part of this application.

CONCLUSION

1.75 The proposal is considered acceptable. It is acknowledged that the southern
part of the application site (access onto the site) is allocated as green infrastructure
(Amenity Public Space) in accordance with Policies LS1 and NE2(i) of the HLP
(2018), however impacts are very limited and the majority of this open space will
remain.

EQUALITY AND DIVERSITY CONSIDERATIONS

1.76  There is no evidence of equality or diversity implications.

SECTION 17 OF THE CRIME AND DISORDER ACT 1998 CONSIDERATIONS
1.77 The Crime and Disorder Act 1998 requires local authorities to consider crime
and disorder reduction in the exercise of all their duties, activities and decision-
making.

1.78 There are no Section 17 implications.

REASON FOR DECISION

1.79 Itis considered by Officers that the proposal in the context of relevant

planning policies and material planning considerations is acceptable as set out in the
Officer's Report.
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RECOMMENDATION — APPROVE, subject to the conditions below:

1. Application for the approval of the reserved matters referred to below must be
made not later than the expiration of three years beginning with the date of this
permission and the development must be begun not later than whichever is the
later of the following dates:

(a) the expiration of five years from the date of this permission; or

(b) the expiration of two years from the final approval of the reserved matters,
or in the case of approval on different dates, the final approval of the last such
matter to be approved.

To clarify the period for which the permission is valid.

2. Approval of the details of the appearance, layout and scale of the building(s)
and the landscaping of the site (hereinafter called the "reserved matters") shall
be obtained in writing from the Local Planning Authority.

In order to ensure these details are satisfactory.

3. The development hereby permitted shall be carried out in accordance with the
plans and details Drwg. No. 2302-01 (Location Plan) received by the Local
Planning Authority on 215t October 2022, and Drwg. No. LPFDP-CF-XX-DR-A-
0503 Rev P9 (Site Plan), received by the Local Planning Authority on 315t
January 2023.

For the avoidance of doubt.

4. The total quantum of development hereby approved shall not exceed 1 no.
dwellinghouse (C3 use class).
To ensure a satisfactory form of development and for the avoidance of doubt.

5. The details submitted at reserved matters stage shall be in general conformity
with the layout shown on dwg. No. LPFDP-CF-XX-DR-A-0503 Rev P9 (Site
Plan), received by the Local Planning Authority on 315t January 2023.

To ensure a satisfactory form of development.

6. Prior to any equipment, machinery or materials being brought onto the site for
the purposes of the development hereby approved, a scheme for protection of
the existing stone walls to the southern boundary, as annotated on drawing
number LPFDP-CF-XX-DR-A-0503 Rev P9 (Site Plan), received by the Local
Planning Authority on 31t January 2023shall be submitted to and approved in
writing by the Local Planning Authority. Thereafter and prior to any equipment,
machinery or materials being brought onto the site for the purposes of the
development, the agreed protection measures shall be implemented on site and
retained for the duration of the construction period.

In order to ensure that the historic interest of this feature is retained and in the
interest of the visual amenity of the area.

7.  Notwithstanding the submitted information and prior to any equipment,
machinery or materials being brought onto the site for the purposes of the
development hereby approved, a scheme for the protection and retention of the
retained trees (as identified in the ‘Arboricultural Implications Assessment and
Tree Bat Roost Risk Assessment, documented dated June 2022, received by
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10.

the Local Planning Authority on 22" November 2022 and as annotated on
drawing entitled ‘Appendix 4 - Tree Protection Plan’, plan dated 18/11/22,
received by the Local Planning Authority on 22" November 2022) shall be first
submitted to and approved in writing by the Local Planning Authority. The
scheme shall include a dimensioned tree protection plan(s) (TPP). Thereafter
and prior to any equipment, machinery or materials being brought onto the site
for the purposes of the development, the agreed protection measures shall be
implemented on site (and thereafter retained until the completion of the
development) and an on-site meeting shall be undertaken with the Local
Planning Authority to confirm that all tree protection measures have been
installed in accordance with the required and approved dimensioned tree
protection plan. Nothing shall be stored or placed in any area fenced in
accordance with this condition. Nor shall the ground levels within these areas
be altered or any excavation be undertaken without the prior written approval of
the Local Planning Authority. Any retained trees that are found to be dead,
dying, severely damaged or diseased as a result of site works shall be replaced
with trees of such size and species as may be specified in writing by the Local
Planning Authority in the next available planting season.

In the interests of the health and appearance of the existing trees and the visual
amenity of the area.

Notwithstanding the submitted details and prior to the commencement of
development, details of the existing and proposed site levels of the application
site (including any proposed mounding and or associated earth retention
measures) and finished floor levels of the hereby permitted development shall
be submitted to and approved in writing by the Local Planning Authority. The
development shall thereafter be carried out in full accordance with the approved
details.

To ensure that the development safeguards the visual amenity of the area and
the living conditions of the neighbouring residents.

Notwithstanding the submitted information, development of the dwelling hereby
approved shall not commence until a detailed scheme for the disposal of surface
water from the development has been submitted to and approved in writing by
the Local Planning Authority. Thereafter, the development shall take place in
accordance with the approved details.

To prevent the increased risk of flooding from any sources in accordance with
the NPPF.

In the event that contamination is found at any time when carrying out the
approved development, works must be halted on that part of the site affected
by the unexpected contamination and it must be reported in writing immediately
to the Local Planning Authority. An investigation and risk assessment must be
undertaken to the extent specified by the Local Planning Authority and works
shall not be resumed until a remediation scheme to deal with contamination of
the site has been carried out in accordance with details first submitted to and
approved in writing by the Local Planning Authority. This scheme shall identify
and evaluate options for remedial treatment based on risk management
objectives. Works shall not resume until the measures approved in the
remediation scheme have been implemented on site, following which, a
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11.

12.

13.

validation report shall be submitted to and approved in writing by the Local
Planning Authority. The validation report shall include programmes of
monitoring and maintenance, which will be carried out in accordance with the
requirements of the report.

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.

Notwithstanding the submitted information and prior to the commencement of
works above ground level, full details of a minimum of 2no. integral bat roosting
box bricks (suitable for crevice roosting bats) and 2no. integral bird nesting
bricks to be installed in a south or east facing sides of the buildings hereby
approved at a height of a minimum of 3m (including the exact location,
specification and design) shall be submitted to and approved in writing by the
Local Planning Authority. The bat roost bricks and bird nesting bricks shall be
installed prior to the first use of the development or completion of the
development (whichever is the sooner). The bat roost bricks and bird nesting
bricks shall be installed strictly in accordance with the details so approved and
shall be maintained as such thereafter for the lifetime of the development.

To ensure the development provides an ecological enhancement in accordance
with policy NE1 and Section 15 of the National planning Policy Framework.

The Reserved Matters application (referred to in conditions 2 and 3) for the
development hereby approved shall be accompanied by a scheme for the
provision, long term maintenance and management of all landscaping within
the site. The scheme must specify sizes, types and species, indicate the
proposed layout and surfacing of all open space areas, include a programme of
the works to be undertaken, and be implemented in accordance with the
approved details and programme of works. Thereafter the agreed scheme (as
part of the Reserved Matters) shall be provided in accordance with the approved
details and timetable. All planting, seeding or turfing comprised in the approved
details of landscaping of the development hereby approved shall be carried out
in the first planting season following the first use or completion of the
development hereby approved (whichever is the sooner). Any trees plants or
shrubs which within a period of 5 years from the completion of the development,
are removed or become seriously damaged or diseased shall be replaced in the
next planting season with others of the same size and species, unless the Local
Planning Authority gives written consent to any variation.

In the interests of visual amenity.

Notwithstanding the submitted information, the Reserved Matters application for
the development hereby approved shall be accompanied by final details of all
hard surfaces, hard landscaping, external finishing materials, boundary
treatments and enclosures including all external finishing materials, finished
levels, and all construction details, confirming materials, colours, finishes and
fixings, and shall include a timetable for implementation. Thereafter, the
development shall be carried out in accordance with the agreed details and
timetable.
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To ensure a satisfactory form of development, in the interests of visual amenity
and the amenities of neighbouring occupiers

14. Prior to the installation of any external lighting and/or floodlights associated with
the development hereby approved, full details of the method of external
illumination, siting, angle of alignment; light colour, luminance of external areas
of the site, including parking areas, shall be submitted to and agreed in writing
by the Local Planning Authority. The agreed lighting shall be implemented
wholly in accordance with the agreed scheme and retained for the lifetime of
the development hereby approved.

To enable the Local Planning Authority to control details and in the interests of
the amenities of adjoining residents and highway safety.

15. No construction/building works or deliveries associated with the development
hereby approved shall be carried out except between the hours of 8.00 am and
6.00 pm on Mondays to Fridays and between 9.00 am and 1.00 pm on
Saturdays. There shall be no construction activity including demolition on
Sundays or on Bank Holidays.
In the interests of the amenities of the occupants of neighbouring properties.

16. Notwithstanding the provisions of the Schedule to the Town and Country
Planning (Use Classes) Order 1987 and The Town and Country Planning
(General Permitted Development) (England) Order 2015, or in any provision
equivalent to that class in any statutory instrument revoking or re-enacting that
Order with or without modification, the development hereby approved shall be
used solely for C3 use as defined in the Town and Country Planning
(Development Management Procedure) (England) Order 2015, as amended)
and for no other purpose or use (including any other use within the C3 Use
Class) and shall not be extended, sub-divided, converted or externally altered
in any manner.

To enable the Local Planning Authority to exercise control in the interests of a
satisfactory form of development and to manage environmental impacts of the
development.

17. Notwithstanding the provisions of Part 1 of the Town and Country Planning
(General Permitted Development) (England) Order 2015 (or any order revoking
or re-enacting that Order with or without modification), the annex and car port
hereby approved as shown on dwg. No. LPFDP-CF-XX-DR-A-0503 Rev P9
(Site Plan), received by the Local Planning Authority on 315 January 2023 shall
not be converted, altered or extended in any way without the written approval of
the Local Planning Authority.

In the interests of the amenities of the occupants of neighbouring properties
and to accord with Policy RUR1 of the Hartlepool Local Plan (2018).

18. The use of the ancillary accommodation (annex and car port) hereby approved
shall remain ancillary to the use of the dwelinghouse hereby approved. It shall
not be used as a separate dwellinghouse (C3 Use Class), or for any other use.
For the avoidance of doubt.
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BACKGROUND PAPERS

4.1

No part of the development hereby approved shall be occupied until vehicular
access connecting the application site to the public highway has been
constructed to the satisfaction of the Local Planning Authority and in
accordance with the layout and materials as stipulated on dwg. No. LPFDP-CF-
XX-DR-A-0503 Rev P9 (Site Plan), received by the Local Planning Authority on
31st January 2023.
In the interests of highway and pedestrian safety and in the interests of the
visual amenities of the surrounding area.

1.80 Background papers can be viewed by the ‘attachments’ on the following

public

access page:
http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServlet?PKID=1553

98

1.81 Copies of the applications are available on-line:

http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServlet

CONTACT OFFICER

1.82

Kieran Bostock

Assistant Director — Place Management
Level 3

Civic Centre

Hartlepool

TS24 8AY

Tel: (01429) 284291

E-mail: kieran.bostock@hartlepool.gov.uk

AUTHOR

1.83

Stephanie Bell

Senior Planning Officer

Level 1

Civic Centre

Hartlepool

TS24 8AY

Tel: 01429 523246

E-mail: Stephanie.Bell@hartlepool.gov.uk
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Manor Farm Dalton Piercy, Hartlepool

Dsalton Piercy

Copyright Reserved Licence N0o100023390 (2023)

THIS PLAN IS FOR SITE IDENTIFICATION PURPOSE ONLY

DRAWN DATE
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BOROUGH COUNCIL SCALE:  q1:1000
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No: 2.

Number: H/2022/0475

Applicant: MR KARL BYERS 11 THE GREEN ELWICK
HARTLEPOOL TS27 3ED

Agent: ASP Service Ltd OFFICE 206 ADVANCED HOUSE
WESLEY SQUARE HARTLEPOOL TS24 8BX

Date valid: 24/01/2023

Development: Erection of single storey front porch and replacement of

existing windows and doors with uPVC double glazed
units (Re-submission of H/2022/0216).

Location: CHANTRY COTTAGE 11 THE GREEN ELWICK
HARTLEPOOL

PURPOSE OF REPORT

2.1  An application has been submitted for the development highlighted within this
report, accordingly Hartlepool Borough Council as Local Planning Authority is
required to make a decision on this application. This report outlines the material
considerations in relation to the proposal and presents a recommendation.

BACKGROUND

2.2  The following planning history is considered to be relevant to the current
application;

HCON/1990/0615/90 — Conservation Area Consent for the demolition of rear
offshoot and stables at 11 & 12 The Green. Approved 30/11/1990.

HFUL/1990/0614 — Alterations and extensions to create single dwelling unit at
11 & 12 The Green. Approved 30/11/1990.

HFUL/1990/0704 — Erection of 2no. detached houses with garages and detached
garage. Approved 17/01/1991.

H/2022/0216 — Erection of single storey front porch canopy and replacement of
existing windows and doors with new uPVC double glazed units. Refused
17/11/2022 for the following reason:

In the opinion of the Local Planning Authority, it is considered that the replacement
windows, the replacement doors and the proposed porch at the property would
cause less than substantial harm to the designated heritage asset (Elwick
Conservation Area) by virtue of the design, detailing and use of materials. It is
considered that the works would detract from the character and appearance of the
designated heritage asset. It is further considered that there is insufficient
information to indicate that this harm would be outweighed by any public benefits of
the development. The proposal is therefore contrary to policies HE1 and HE3 of the
Hartlepool Local Plan (2018), Policies HA1 and HA2 of the Hartlepool Rural
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Neighbourhood Plan (2018) and paragraphs 124, 130, 189 and 196 of the National
Planning Policy Framework 2021.

PROPOSAL

2.3 Planning permission is sought for the replacement of the existing timber sash
and case windows and timber doors, with new uPVC double glazed units and uPVC
composite doors. The application also seeks planning permission for the erection of
a pitched roof canopy over the entrance door.

2.4  This application is a re-submission following a refusal for a similar proposal
(H/2022/0216, refused 17/11/2022).

2.5 During the course of this application the proposed pitched roof canopy was
altered in its design, due to an objection and concerns raised by Elwick Parish
Council relating to development on land designated as Village Green. Amended
plans were received which removed the brick foundations of the proposed canopy,
with timber supports affixing the proposed canopy to the front/south elevation of the
main dwelling only. The applicant served notice on Elwick Parish Council as the
proposed porch would overhang, but not physically encroach onto. (land under the
ownership of the Parish Council). A period of re-consultation was carried out with all
neighbours and consultees.

2.6  The proposed canopy now comprises a pitched roof canopy supported by
timber curved beams affixed to the front/south elevation of the main dwelling, which
would feature tiles to match existing.

2.7  The proposed development would involve the removal of the existing timber
frame single glazed casement windows, with the installation of uPVC double glazed
mock sash windows with glazing bars to match existing design. The replacement
windows consist on the front/south elevation 4no. two-pane windows, with the
rear/north elevation featuring 1no. two-pane window and 2no. small two-pane
windows. In addition to replacing the timber entrance door and frame on the
front/south elevation and 2no. access doors on the rear/north elevation with uPVC
composite doors.

2.8  The application has been referred to the Planning Committee at the request of
a ward councillor with the agreement of the Planning Committee Chair, in line with
the scheme of delegation and the Council’s Constitution.

SITE CONTEXT

2.9 The application site comprises a single storey terraced cottage of 11 The
Green (also known as Chantry Cottage) located within the Elwick Conservation Area,
a designated heritage asset. To the front/south is Elwick Village Green, with the
highway of The Green beyond. To the side/west is the attached property of 10 The
Green and at the opposite side is an access leading to the properties to the rear of
12a & 12b the Green. Beyond the access to the side/east, is the property of 14 The
Green (also known as Holmlea).
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2.10 Immediately to the south of the front/south elevation of the application
property is a section of grass which is Village Green. Straddling the front access
door on the southern elevation of the main dwelling are 2no. conifer trees. These
2no. conifer trees are situated on Village Green.

PUBLICITY

2.11 The application has been advertised by way of 12 neighbour letters, a site
notice and a press advert. To date, no responses have been received.

2.12 Following an amendment to the proposed development, a further period of
consultation was carried out with all neighbours. At the time of writing, no responses
have been received.

2.13 Background papers can be viewed via the ‘click to view attachments’ link on
the following public access page:
http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServlet?PKID=1564
02

2.14 The period for publicity has expired.
CONSULTATIONS
2.15 The following consultation replies have been received:

Head of Service (Heritage and Open Spaces): This is a resubmission of a
previously application which was refused. The proposed works to the property for
the most part have, for the most part, not changed, apart from the porch which has
been altered to a canopy and therefore the comments provided reflect this.

The application site is located in Elwick Conservation Area, which is recognised as a
designated heritage asset. Policy HE1 of the Local Plan states that the Borough
Council will seek to preserve, protect and positively enhance all heritage assets.

When considering any application for planning permission that affects a conservation
area, the 1990 Act requires a local planning authority to pay special attention to the
desirability of preserving or enhancing the character or appearance of the area. The
National Planning Policy Framework (NPPF) goes further in seeking positive
enhancement in conservation areas to better reveal the significance of an area
(para. 206, NPPF). It also looks for local planning authorities to take account of the
desirability of new development making a positive contribution to local character and
distinctiveness (paras. 190 & 197, NPPF).

Further to this at a local level, Local Plan Policy HE3 states that the Borough Council
will, ‘seek to ensure that the distinctive character of conservation areas within the
Borough will be conserved or enhanced through a constructive conservation
approach. Proposals for development within conservation areas will need to
demonstrate that they will conserve or positively enhance the character of the
conservation areas.’
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Policy HE3 of the Local Plan states that, ‘Proposals for demolition within
Conservation Area will be carefully assessed’ with demolition only permitted if it can
be demonstrated that it would help conserve and/or enhance the character,
appearance and significance of the area, and it’s condition is beyond reasonable
repair or removal is necessary to deliver a public benefit.

The buildings to be found in Elwick Conservation Area reflect the settlement’s early
agricultural origins. Many properties appear to date from the 18™ century, although
this may disguise their earlier origin. In addition there are examples of early and late
19" century terraced dwellings and some individual houses. The scale and
character is predominantly residential.

The earliest buildings are single and two storey most constructed in rubble or stone,
often white washed or rendered subsequently. Roofs are steeply pitched finished
with clay pantiles. Windows can be either horizontal sliding sashes (Yorkshire lights)
or vertical sash windows. Later 19" Century terraced dwellings are constructed in
brick (with contrasting brick detail) with roofs of welsh slate.

The proposal is the replacement of existing timber sash windows and doors with
uPVC double glazed windows in a mock sash style and uPVC composite doors to
the front and rear of the property. In addition an open porch, later amended to a
canopy, is proposed to the front elevation over the main door.

The property is located in the centre of the conservation area. In the Building
Recording Project completed in 2013 it is noted that,

‘While the farmhouses mark the wealthier occupants of the village those who
provided labour had much smaller accommodation, either living within the main farm
complex or in small cottages. Relatively few of these small cottages survive and
none are untouched by extensive modernisation, however their basic character can
still be seen at Elwick in Chantry Cottage, 11 The Green’.

Further to this it describes it as a,

‘Single storey building adjoins ... Rendered, with a gabled roof of pan tiles. The
gable end is somewhat higher than the roof, suggesting this house may once have
been thatched. The main entrance is in the centre of the front elevation. This was
originally two farm cottages (11 & 12 The Green) which were converted into one
dwelling in the 1980's or 90s.’

The house appears to have replacement windows and doors, possibly installed when
the property was converted to a single dwelling, these are in timber and of a
traditional style. It is understood that the proposed replacement windows are uPVC
mock sash style i.e. hinged at the top of the window.

Historic England’s document, ‘Traditional Windows; Their Care, Repair and
Upgrading’ states, UPVC windows, ‘are assembled from factory-made components
designed for rigidity, thermal performance and ease of production. Their design,
detailing and operation make them look different to traditional windows.’ It further
notes that the, ‘different appearance and character’ of such windows in comparison
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to historic windows means they are, ‘unsuitable for older buildings, particularly those
that are listed or in conservation areas.’

The width, bulk of the framing and opening mechanisms of the proposed windows
are unacceptable. The windows to the property would have been traditional double
hung vertical sliding sash windows constructed in timber. The appearance of the
windows that are proposed are vastly different to a sliding sash. They are top hung
and the detailing and shape of the frame is flatter and wider than that of a timber
sash. In particular the lower sash of a timber window would be set back rather than
flush.

Further to this a timber window has tenoned corner joints and the panes of glass are
held by putty. The glazing beads and mitred corner joints found in UPVC windows
are unlike the putty beads and tenoned corner joints of a timber window. It is these
small but significant details that contribute to the special character of a timber sash
window and thus to the appearance of a conservation area.

In relation to the replacement doors. It is proposed that composite doors are
installed to the front and rear of the house. It is noted that the original doors no
longer exist in the property and the doors are of a modern design. Composite doors
are proposed, these have a smoother more regular surface finish and colour than
timber, and the ageing process differs significantly between composite material and
painted timber. The former retains its regularity of form, colour and reflectivity with
little change over time. Newly painted timber is likely to go through a wider range of
change and appearance over time. A composite door will differ significantly in
appearance both at the outset and critically as it ages from one constructed in wood.
For this reason the doors are not considered to be appropriate for use within the
conservation area.

Whilst there are a number of porches to properties within the conservation area
these are predominantly to the more recent buildings, in addition these are all of a
modern design. As noted above this house is one of the few remaining cottages
which were traditionally located on The Green. Historic photographs show these had
direct access to the public space to the front, without any porches or coverings over
the door. This character, and in particular the streetscene of structures fronting the
open space, contributes to the significance of the conservation area.

It is considered that the proposed windows, doors and canopy would cause less than
substantial harm to the conservation area. No information has been provided in the
submission to suggest that this harm would be outweighed by the public benefits of
the proposal.

Clerk to the Parish Council of Elwick: Thank you for consulting Elwick Parish
Council on this application. Councillors are keen to support the Conservation Area
status of the village green, which this property abuts.

We would always prefer to see wooden window and door replacements in wood in
an historic building, but we are also mindful that everyone needs to reduce the loss
of heat through windows and doors to reduce fuel consumption and help meet Net
Zero targets. We would therefore accept uPVC replacement windows, providing
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these were windows with narrow profile framing in keeping with the village
architecture.

Land ownership is not normally a substantive matter for planning decisions however,
it impacts considerably on this application as it stands. We have therefore spoken
with both the owner of the property, and his architect, in respect of his application,
and we believe we have reached agreement on the windows, as stated above. We
have also explained that the land to the front of the property, which the owner
believed to be his, is in fact part of the Registered Village Green and as such, no
structures may be built upon it. (The deeds of the property, held by the HM Land
Registry, clearly show the boundary as being the front wall of the house, as does the
map of the Registered Village Green). The Parish Council issues a Wayleave claim
every year, to this household amongst many abutting the green, to ensure there can
be no uncertainty over the ownership of the land, managed, on behalf of all residents
of Elwick, by the Parish Council. To this end, we have suggested to the owner and
architect, the requested porch be replaced with a canopy, attached to the wall of the
house, and which would not require an encroachment onto the village green, but
would still provide some protection from the weather. This suggestion was, we
believe, accepted as a constructive compromise, and we fully expect the current
planning application to be revised accordingly, before going before the Planning
Committee.

Rural Plan Working Group: Thank you for consulting Hartlepool Rural Plan Group
regarding the above application. The application site is within the development limits
of Elwick village and within Elwick Conservation Area and subject to the article 4
direction in force in Elwick.

There was a previous application for this property, H/2022/0216, which was refused.
We can see no material change from this previous application which would address
the reasons for refusal. Our comments below remain the same.

Chantry cottage is a fine example of the single storey buildings which would have
provided homes for the humble working villager. Originally two farm cottages (11 &
12 The Green) converted into one dwelling in the late 1900s. These simpler buildings
are central to the character of villages like Elwick. The house appears to have
replacement windows and doors, possibly installed when the property was converted
to a single dwelling, these are in timber and of a traditional style. It is understood that
the proposed replacement windows are uPVC mock sash style i.e. hinged at the top
of the window.

The following Rural Neighbourhood Plan Policies are particularly relevant to this
application:

POLICY GEN 2 - DESIGN PRINCIPLES

The design of new development should demonstrate, where appropriate:

1. how relevant village design statements and conservation area appraisals have
been taken into account;

3. how the design helps to create a sense of place and reinforces the character of
the village or rural area by being individual, respecting the local vernacular building
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character, safeguarding and enhancing the heritage assets of the area, landscape
and biodiversity features;
5. how the design preserves and enhances significant views and vistas;

The proposed alterations have not demonstrated how Elwick Village Design
Statement or Elwick Conservation Area Appraisal has been taken into account. The
Borough Council’'s Conservation Area Appraisal even shows a photographic
example of the proposed mock sash window as an ‘inappropriate alteration’.

The move away from the traditional style and material of window proposed fails to
respect the local vernacular. The porch proposed is a further doubtful digression
from the simpler character and sense of place.

POLICY HA1l. — PROTECTION AND ENHANCEMENT OF HERITAGE ASSETS
Planning applications will be supported which:

1. preserve and enhance their physical character and facilitate new uses for
buildings at risk.

2. ensure all heritage assets including Scheduled Ancient Monuments and the ridge
and furrow landscape, within the Rural Plan area are conserved or enhanced
through a constructive conservation approach;

3. ensure that the distinctive character of Conservation Areas, within the Rural Plan
area, is conserved or enhanced through a constructive conservation approach;

The proposals contained in this application cannot be said to preserve or enhance
the physical character of this cottage which is part of Elwick Conservation Area. The
movement away from the proper period style offered by a wooden sash window fails
to maintain the character. No enhancement can be provided by a mock casement
window the detailing of which is not traditional and which when open destroys the
mimicking sought. Upvc is a material which requires a very different construction
which can only digresses from a constructive conservation approach. The use of
composite doors and an external porch further removes this cottage from its
elegantly simple contribution to the character of the conservation area.

POLICY HA2 - PROTECTION AND ENHANCEMENT OF CONSERVATION AREAS
In determining applications within Conservation Areas, or which affect the setting of
a Conservation Area, particular regard will be given to the following:

1. The scale and nature of the development;

2. The design, height, orientation, massing, means of enclosure, materials, finishes
and decoration proposed;

3. The retention of original features of special architectural interest such as walls,
gateways and other architectural details;

7. Guidance provided in relevant Conservation Appraisals, Visual Assessments and
Village Design Statements.

Elwick Village Design Statement. In particular, buildings are seriously affected by
changes to such aspects as roof materials, gutter and downpipes, wall finishes,
windows and dormers, doors and door surrounds. Even the simplest cottage or brick
terrace is part of Elwick’s local heritage and once its quality is destroyed, it is not
easily recreated
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The nature of the materials proposed, and the style of the new features is not
complimentary to the protection and enhancement of the conservation area or the
retention of original features. Even if the existing windows were replaced in the late
1900s, they were replacements that at that time sought to maintain original features.
Elwick Village Design Statement highlights the importance of features such as
windows and doors, even on the simplest cottage.

Heritage priorities for Elwick (as listed in appendix 5 of the Rural Neighbourhood
Plan) include :- Review of the Article 4 directive in Elwick Conservation Area and
encouragement to use more appropriately designed windows, doors, boundary
features and other domestic features.

Elwick Conservation Area Visual Assessment, March 2010, carried out by Hartlepool
Borough Council identified potential negative aspects which can undermine the
positive qualities of Elwick Conservation Area:

- inappropriate alterations to farmhouses and buildings which have resulted in the
removal or alteration of doors, windows and roofing materials for example, which
could make a positive contribution to the character of the conservation area.

- poor detailing and design of housing within the identifiable historic core of Elwick
which could also make a positive contribution to the quality of Elwick as a village and
as a conservation area.

Elwick Village Design Statement states :- Conservation areas are designated by
local planning authorities because of the quality of the buildings and environment.
This quality is fragile and can easily be damaged or destroyed by badly directed
modernisation and maintenance work or lack of concern and knowledge of the
importance of the area. Any development, alteration or indeed any changes
proposed within the conservation area must obtain prior permission from the local
planning authority. In particular, buildings are seriously affected by changes to such
aspects as roof materials, gutter and downpipes, wall finishes, windows and
dormers, doors and door surrounds. Even the simplest cottage or brick terrace is
part of Elwick’s local heritage and once its quality is destroyed, it is not easily
recreated.

The proposal to replace the windows of this cottage with mock sash plastic windows,
which it must be emphasized are casements with hinges at the top and not sash
windows at all, is not in keeping with the above policies of the Rural Neighbourhood
Plan or guidance provided by Elwick Village Design Statement which through
extensive consultation represents the wishes of the communities they serve.

The loss of the period style of the sash windows and the use of non-traditional
materials are contrary to the policies of Hartlepool Rural Neighbourhood Plan. The
replacement of the solid wooden doors with plastic composite examples will again
not be constructed in a traditional way and will represent a further departure from the
gualities of the Conservation Area. The proposed porch is also a doubtful costly
departure from the traditional features of the ordinary South Durham vernacular.

The aim of improving the thermal efficiency of the property is applauded but this can
be achieved without the need for such a digression from the above policies and
advice. For example, secondary glazing can offer an option which puts the quality
and character of the conservation to the fore.
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The proposals do not seem to have taken any guidance from the Village Design
Statement provided by the local community or the Conservation Area Appraisal
provided by the Borough Council. The proposals are not in line with the policies of
the Rural Neighbourhood Plan as outlined above. The Rural Neighbourhood

Plan Group therefore must tender an objection to this application.

HBC Arboricultural Officer: As the trees are protected by virtue of being within the
Elwick conservation areas details of pruning to take place must be submitted to the
LPA to enable an informed decision on the trees to take place. If this is not submitted
and therefore not taken into account as part of your application then a separate
Section 211 notice should be submitted to the LPA before any work to the trees can
be carried out.

HBC Landscape Architect: Defer to Heritage and Countryside comments.

Tees Archaeology: Thank you for the consultation on this application. We agree
with, and defer to, the comments made by Conservation (Heritage and Countryside).

HBC Building Control: I can confirm that a Building Regulation application will be
required for 'replacement of existing windows and doors with uPVC double glazed
units'.

Civic Society: no comment received.

PLANNING POLICY

2.16 Inrelation to the specific policies referred to in the section below please see
the Policy Note at the end of the agenda.

Local Policy

Hartlepool Local Plan 2018

2.17 The following policies in the adopted Hartlepool Local Plan 2018 are relevant to
the determination of this application:

SUS1: The Presumption in Favour of Sustainable Development;
LS1: Locational Strategy;

CC1: Climate Change;

QP4 : Layout and Design of Development;

QP5: Safety and security;

QP6: Technical Matters;

HSG11 : Extensions and alterations to Existing Dwellings;

HEL : Heritage Assets;

HES3 : Conservation Areas.

Hartlepool Rural Neighbourhood Plan 2018

2.18 The following policies in the adopted Rural Plan 2018 are relevant to the
determination of this application:
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Policy GEN2: Design Principles
Policy HAL: Protection and Enhancement of Heritage Assets
Policy HA2: Protection and Enhancement of Conservation Areas

National Planning Policy Framework (NPPF)(2021)

2.19 In July 2021 the Government issued a revised National Planning Policy
Framework (NPPF) replacing the 2012, 2018 and 2019 NPPF versions. The NPPF
sets out the Government’s Planning policies for England and how these are
expected to be applied. It sets out the Government’s requirements for the planning
system. The overriding message from the Framework is that planning authorities
should plan positively for new development. It defines the role of planning in
achieving sustainable development under three overarching objectives; an economic
objective, a social objective and an environmental objective, each mutually
dependent. At the heart of the Framework is a presumption in favour of sustainable
development. For decision-taking, this means approving development proposals
that accord with an up-to-date development plan without delay or, where there are
no relevant development plan policies or the policies which are most important for
determining the application are out-of-date, granting permission unless policies
within the Framework provide a clear reason for refusal or any adverse impacts of
doing so would significantly and demonstrably outweigh the benefits. The following
paragraphs are relevant to this application:

PARA 001:
PARA 002:
PARA 003:
PARA 007:
PARA 008:
PARA 009:
PARA 010:
PARA 011:
PARA 012:
PARA 038:
PARA 047 :
PARA 055:
PARA 056:
PARA 124:
PARA 126:
PARA 129:
PARA 130:
PARA 132:
PARA 134:
PARA 159:
PARA 167:
PARA 189:
PARA 195:
PARA 196:
PARA 197:
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Policies for England;

Planning Law;

NPPF as a whole;

Purpose of the planning system;

Sustainable development;

implementation of plans and relating to local circumstances;
Planning in a positive way;

Presumption in favour of sustainable development;
Status of the Development Plan;

Decision-making;

Determining applications in accordance with the Development Plan;
Planning Conditions;

Planning Conditions;

Design;

High quality buildings and places;

Design principles;

Design;

Achieving well-designed places;

Refusing poor design;

Inappropriate development in areas at risk of flooding;
Determining applications in flood risk areas;
Importance of heritage assets;

Significance of a heritage asset;

Neglect or Damage to Heritage Asset;

Determining applications.
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HBC Planning Policy: The application site is an unlisted building within Elwick
Conservation Area. Planning Policy have no objection with regards to the proposal
providing that the Council's Heritage and Countryside Manager is satisfied with the
scheme's impact upon the character and appearance of the Conservation Area,
which includes the installation of replacement mock uPVC sash units.

PLANNING CONSIDERATIONS

2.20 The main issues for consideration in this instance are the appropriateness of
the proposal in terms of the policies and proposals held within the Development Plan
and in particular the impact on the character and appearance of the existing dwelling
and the Conservation Area, and the impact on the amenity and privacy of
neighbouring land users. These and any other planning matters are considered in
detail below.

IMPACT ON CHARACTER AND APPEARANCE OF EXISTING DWELLING AND
THE ELWICK CONSERVATION AREA

2.21 When considering any application for planning permission that affects a
conservation Area, the 1990 Act requires a Local Planning Authority to pay special
attention to the desirability of preserving or enhancing the character or appearance
of the area. The NPPF goes further in seeking positive enhancement in conservation
areas to better reveal the significance of an area (para. 206). It also looks for Local
Planning Authorities to take account of the desirability of new development making a
positive contribution to local character and distinctiveness (paras. 190 & 197 NPPF).

2.22 Further to this, at a local level, Policy HE3 of the Hartlepool Local Plan (2018)
states that the Council will seek to ensure that the distinctive character of
Conservation Areas within the Borough will be conserved or enhanced through a
constructive conservation approach. Proposals for development within Conservation
Areas will need to demonstrate that they will conserve or positively enhance the
character of the Conservation Areas. These requirements are reflected in the
relevant policies (GEN2, HA1 & HA2) of the adopted Hartlepool Rural
Neighbourhood Plan (2018).

2.23 As identified in the comments received from the Council’s Head of Service
(Heritage and Open Spaces) and echoed by the Hartlepool Rural Neighbouring Plan
Working Group, Elwick Conservation area is traditionally made up from properties
featuring either horizontal sliding sashes (Yorkshire lights) or vertical sash windows.
The application site is prominently located within the centre of the Conservation Area
and the cottage is considered to benefit from its historic character, featuring timber
window frames that are of a traditional sliding sash style.

2.24 The proposed replacement mock sash uPVC windows design, detailing and
operation are considered to appear very different to the traditional sliding sash
windows. Small details such as the glazing beads and mitred corner joints found in
UPVC windows are unlike the putty beads and tenoned corner joints of a timber
window. Furthermore, the width, bulk of the framing and opening mechanisms of the
proposed uPVC windows are considered to be significant differences from the
existing traditional window frames. The Council’'s Head of Service (Heritage and
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Open Spaces) and the Hartlepool Rural Neighbouring Plan Working Groupconsider
that the appearance of the proposed uPVC windows would negatively impact on the
historic charm and character of the application property and the contribution it makes
to the wider Conservation Area as a whole.

2.25 With respect to the replacement doors, it is proposed that composite material
doors are installed to the front and rear of the house, where timber doors are
currently in place. The Council’s Head of Service (Heritage and Open Spaces) has
commented that composite doors differ from traditional timber doors in their texture,
colour and critically, as they do not age in the same way as a traditional timber doors
do. Consequently, they consider that the use of composite doors are not appropriate
for use to replace existing timber doors within the Conservation Area and that timber
replacement doors should be installed to both the front and rear of the dwelling in
order to preserve the existing appearance of the building within the wider heritage
asset. (These comments are echoed in the objection of the Hartlepool Rural
Neighbourhood Plan Group).The use of more traditional style materials is considered
to reflect the age of the property and would reflect national and local policy where
proposals should, ‘demonstrate that they will conserve or positively enhance the
character of the Conservation Areas.’

2.26 With respect to the proposed porch, during the course of the application
Elwick Parish Council objected and raised concerns in respect of the proposed porch
encroaching onto land designated as Village Green whilst the Hartlepool Rural
Neighbourhood Plan Group also raised concerns in respect to the Porch. The
applicant submitted amended plans removing the brick foundations of the proposed
canopy and altered the design of the proposed canopy to ensure that it is supported
by timber beams affixed to the main dwelling only. The amended plans were the
subject of a re-consultation however no further comments were received from Elwick
Parish Council.

2.27 Whilst it is acknowledged that a number of porches exist to the front of
properties within the Conservation Area, the Council’'s Head of Service (Heritage &
Open Space) notes that these are predominantly to the more recent buildings, in
addition these are all of a modern design. The charm and character of the
application site is considered to stem from its modest appearance and simplistic
form. The application property is one of the few remaining cottages, which were
traditionally located on The Green and properties fronting The Green would not have
historically featured porches or coverings over the door. This character, and in
particular the street scene of structures fronting the open space, is considered to
contribute to the significance of the conservation area. Therefore the Council’s Head
of Service (Heritage & Open Space) considers that the proposed porch would cause
less than substantial harm to the conservation area.

2.28 The NPPF requires that works which would result in less than substantial
harm be supported by justification in terms of the public benefit that would outweigh
that harm. In light of the Council’s Head of Service (Heritage and Open Spaces)
comments that have identified that these proposed works would cause less than
substantial harm, where no public benefits have been identified by the applicant as
justification for the harm caused and the proposed development, it is therefore

3. 23.03.15 - Plan - 4.1 - Planning Applications 46 HARTLEPOOL BOROUGH COUNCIL



Planning Committee — 15 March 2023 4.1

considered that the proposed development results in an unacceptable impact and is
therefore recommended for refusal on these grounds.

IMPACT ON AMENITY OF SURROUNDING NEIGHBOURING PROPERTIES

2.29 Policies HSG11 and QP4 (Layout and Design of Development) of the
Hartlepool Local Plan (2018) requires that proposals should not negatively impact
upon the amenity of occupiers of adjoining or nearby properties by way of general
disturbance, overshadowing and visual intrusion particularly relating to poor outlook,
or by way of overlooking and loss of privacy. The following minimum separation
distances must therefore be adhered to:

e Principal elevation (habitable room window) to principal elevation (habitable
room window) - 20 metres.

e Gable (blank or non-habitable room window) to principal elevation (habitable
room window) - 10 metres.

Given that the proposed works would replace existing windows and doors at the
application property and would not introduce new openings, it is considered that
these proposed changes would not result in any loss of privacy and amenity.

2.30 Whilst considered not to be in keeping with the property and wider
Conservation Area as detailed above, the proposed canopy to the front would be of a
modest scale and a location situated at a distance from any immediate neighbouring
property and the proposed development as a whole is considered not to result in any
significant loss of amenity in terms or overbearing, overshadowing and loss of
outlook and therefore would not warrant the refusal of the planning application on
such grounds.

IMPACT ON TREES

2.31 Immediately to the front/south of the application property are 2no. conifer
trees, which straddle the front entrance door and are situated on land designated as
Village Green. As the trees fall within a Conservation Area and have a stem diameter
over 75mm, any works to them require the formal written agreement of the Local
Planning Authority, in addition to informing relevant land owners (in this instance
Elwick Parish Council).

2.32 The Council’s Arboricultural Officer requested the submission of a statement
detailing any works to be undertaken on these trees to allow for the proposed
development. The applicant submitted a statement detailing that approximately 30cm
circumference from both of the trees would be removed to allow for the construction
and installation of the proposed front porch. The Council’s Arboricultural Officer
stated that the removal of 30cm off the whole circumference of each tree is
disproportionate to the access required to facilitate the proposed development, as
such the proposed pruning works would have a detrimental visual impact on the
trees. If the proposed development had been considered acceptable, an informative
would have been attached to the decision notice advising that a separate Tree
Works in a Conservation Area application (Section 211 Notice) is required. Given the
works to the identified trees can be addressed through a separate application, it is
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considered that the impact of the proposed development on these trees would not
form a second reason to refuse this application.

CONCLUSION

2.33 ltis considered the proposed replacement windows, replacement doors and
proposed porch would cause less than substantial harm to the designated heritage
asset of the Elwick Conservation Area, by virtue of this design, detailing and use of
materials. The works would detract from the character and appearance of the
heritage asset. It is further considered that the applicant has failed to demonstrate
that this harm would be outweighed by any public benefits of the development. It is
therefore considered the proposal should be refused.

EQUALITY AND DIVERSITY CONSIDERATIONS
2.34  There is no evidence of equality or diversity implications.
SECTION 17 OF THE CRIME AND DISORDER ACT 1998 CONSIDERATIONS

2.35 The Crime and Disorder Act 1998 requires local authorities to consider crime
and disorder reduction in the exercise of all their duties, activities and decision-
making.

2.36  There are no Section 17 implications.
REASON FOR DECISION

2.37 ltis considered by Officers that the proposal in the context of relevant
planning policies and material planning considerations is not acceptable as set out in
the Officer's Report.

RECOMMENDATION — REFUSE for the following reason;

1. Inthe opinion of the Local Planning Authority, it is considered that the replacement
windows, the replacement doors and the proposed porch at the property would cause less
than substantial harm to the designated heritage asset (Elwick Conservation Area) by virtue
of the design, detailing and use of materials. It is considered that the works would detract
from the character and appearance of the designated heritage asset. It is further considered
that there is insufficient information to indicate that this harm would be outweighed by any
public benefits of the development. The proposal is therefore contrary to policies HE1 and
HE3 of the Hartlepool Local Plan (2018), Policies HA1 and HA2 of the Hartlepool Rural
Neighbourhood Plan (2018) and paragraphs 124, 130, 189 and 196 of the National Planning
Policy Framework 2021.

BACKGROUND PAPERS
2.38 Background papers can be viewed by the ‘attachments’ on the following

public
access page:
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4.1

http://eforms.hartlepool.qgov.uk/portal/serviets/ApplicationSearchServlet?PKID=1564

02

CONTACT OFFICER

2.39

Kieran Bostock

Assistant Director — Place Management
Level 3

Civic Centre

Hartlepool

TS24 8AY

Tel: (01429) 284291

E-mail: kieran.bostock@hartlepool.gov.uk

AUTHOR

2.40 Nick Robertson

Planning Officer
Level 1

Civic Centre
Hartlepool
TS24 8AY

Tel: 01429 806908
E-mail: Nick.Robertson@hartlepool.gov.uk
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No: 3

Number: H/2022/0046

Applicant: WYNYARD HOMES HARBOUR WALK THE MARINA
HARTLEPOOL TS24 0UX

Agent: GAP DESIGN MR GRAEME PEARSON EDENSOR

COTTAGE 1 BLAISE GARDEN VILLAGE ELWICK
ROAD HARTLEPOOL TS26 0QE

Date valid: 23/02/2022

Development: Subdivision of plot 5 and the erection of 3 dwellings (1
pair semi-detached, 1 detached with detached garage),
means of access, boundary enclosures and landscaping.

Location: 5 HIGHGATE MEADOWS DALTON PIERCY
HARTLEPOOL

PURPOSE OF REPORT

3.1  An application has been submitted for the development highlighted within this
report accordingly Hartlepool Borough Council as Local Planning Authority is
required to make a decision on this application. This report outlines the material
considerations in relation to the proposal and presents a recommendation.

BACKGROUND

3.2  The following planning history is considered to be relevant to the current
application site;

H/2015/0353 - Residential development comprising 31 two, three and four
bedroomed bungalows — approved contrary to officer recommendation 27/11/2017.
The permission was subject to the completion of a S106 agreement which secured
2no. Affordable Dwellings on site (plots 24 and 25) and £66,000 (towards a play area
in Dalton village. However if no suitable site identified for a play area the money
could be used for purposes of regeneration works on the village Hall in Dalton). The
planning committee subsequently agreed that the planning obligation could be
directed to the village hall.

H/2019/0094 - Section 73 application for the variation of condition 2 (approved plans)
of planning approval H/2015/0353 for residential development comprising 31 two,
three and four bedroomed bungalows to allow for amendments to the approved site
layout (including alterations to the internal road layout, driveways, garage positions,
landscaping, easements and dwelling positions), and amendments to the approved
garages and house types (including amendments to finishing materials, layouts,
fenestration and eaves/ridge heights) — approved 02/08/2019.

H/2021/0096 - Erection of 7no. Bungalows (including 3no. dormer units), garages

and associated infrastructure — pending consideration by committee (forms part of
the current committee agenda).
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PROPOSAL

3.3  Planning permission is sought for the sub-division of plot 5 on the approved
scheme to accommodate here rather than one dwelling resulting in the original
approved scheme increasing from 31 to 33 dwellings (plots 5, 5a and 5bThe new
proposal will provide a detached bungalow with detached double garage, and a pair
of semi-detached bungalows (affordable dwellings). During the course of the
applications consideration, officer concerns raised with the proposed layout of the
dwellings within the plot has resulted in an amended layout which reduced the stager
between plot 5 and plot 5a, due to the nature of the amendment there was no
requirement to carry out further consultation on the amended plan.

Plot 5

3.4  This plot will feature a detached bungalow with a detached double garage.
The dwelling has a width measuring approximately 13.6m with a depth of
approximately 10.56m (along eastern side) and approximately 7.86m (along western
side) the changes in depth are due to the design, with a projecting gable on the north
eastern side of the property. The rear elevation also includes a central projecting
gable, which projects from the rear elevation approximately 1.23m and is set in from
the side wall elevations (east and west) approximately 2.87m. The dwelling will have
a height to eaves of approximately 2.1m and height to ridge approximately 6.1m.
The dwelling has two bedrooms, one with ensuite, a bathroom, living room and open
plan kitchen/dining/sitting room. The dwelling is served by a detached double
garage which is located to the east side of the proposed dwelling and would
measure approximately 6.1m x 6.1m with a height to eaves of 2.5m with a height to
ridge of 5.02m, garage incorporates a pitched roof (east/west). The garage would
feature blank walls with a single garage door opening. The submitted details indicate
that the proposed dwelling and garage would be finished in materials similar to those
used within the wider development site. The proposal includes garden areas to the
front rear and side, and private driveway being constructed in block paving.

Plots 5a and 5b

3.5 These two plots will feature a pair of semi-detached bungalows each property
will measure approximately 7.5m in width, with a depth of 10m, a height to eaves
2.1m with a height to ridge 5.5m. Both properties will provide 2 bedrooms, hallway,
bathroom, living room and open plan kitchen/dining area. The properties do not
have a garage but are each provided with two off street parking places. The
submitted details indicate that the proposed dwellings would be finished in materials
similar to those used within the wider development site. The proposal includes
garden areas to the front and rear with private driveways being constructed in block
paving.

3.6  The application has been referred to the Planning Committee owing to the
number of objections received (more than 2) and at the request of a Ward Councillor
in line with the Council’s scheme of delegation.

SITE CONTEXT

3.7  The application site is part of a development scheme which is currently under
the final stages of completion. (H/2015/0353 & H/2019/0094 refer). The wider site
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extends approximately six acres and is irregular in shape and was previously
agricultural land outside the village envelope of Dalton Piercy The site sits within a
residential development, with open fields to the rear of the site (south/west). Access
to the site is taken from the internal road which in turn is taken from the adopted
highway between 3 and 4 Dalton Heights. The site is approximately 1.3km from the
A19.

PUBLICITY

3.8  The application has been advertised by way of neighbour letters (24), site
notice and press notice. To date, there have been 3 letters of objection, and 4 letters
of no objection.

3.9 The objections/concerns raised are summarised as follows:

e The access road to the development did not comply either with HBC or the
National Standards

e The submission does not include any road improvements so in addition to
ongoing non-compliance to standards | believe the additional houses could
put life at risk as emergency vehicles do not have unfetter access.

e The village does not offer any amenities to support the current houses let

alone additional houses.

Out of character with the village

Traffic issues

Outside limits of development

Unsustainable development

3.10 Background papers can be viewed via the ‘click to view attachments’ link on
the following public access page:
http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServlet?PKID=1515
73

3.11 The period for publicity has expired.
CONSULTATIONS
3.12 The following consultation replies have been received:

HBC Ecology - No Ecology surveys or reports required. To satisfy national and
local ecological requirements:

Each building (or garage) should include 1 integral bird nest brick located in south or
east facing walls (where possible) and at a minimum height of 3m above ground
level.

This will satisfy NPPF (2018) paragraph 170 d), which includes the bullet point:
Planning policies and decisions should contribute to and enhance the natural and
local environment by: d) minimising impacts on and providing net gains for
biodiversity, including by establishing coherent ecological networks that are more

3. 23.03.15 - Plan - 4.1 - Planning Applications 53 HARTLEPOOL BOROUGH COUNCIL


http://eforms.hartlepool.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=151573
http://eforms.hartlepool.gov.uk/portal/servlets/ApplicationSearchServlet?PKID=151573

Planning Committee — 15 March 2023 4.1

resilient to current and future pressures. Net gain should be appropriate to the scale
of the development and should be conditioned.

Nutrient Neutrality
Following the HRA assessment no requirements are required.

After the above stage 1 screening, this project is assessed as not causing Likely
Significant Effect. European Site features will not be adversely affected and an HRA
stage 2 Appropriate Assessment is not required.

This ends the HRA process.

HBC Flood Officer - In response to your consultation on the above application we
have no objection to proposals in respect of surface water management or
contaminated land.

HBC Countryside Access Officer - There is no information to imply that
there is any data relating to any recorded or unrecorded public rights of
way and/or permissive paths running through, abutting to or being affected
by the proposed development of this site.

HBC Landscape Architect — There are no landscape and visual issues with the
proposed development.

HBC Arboricultural Officer — — This application needs to provide a tree protection
plan for the wooded area to the south west of the development.

Condition: Prior to the commencement of the development hereby approved
(including demolition and all preparatory work), a scheme for the protection of the
retained trees, in accordance with BS 5837:2012, including a tree protection plan(s)
(TPP) shall be submitted to and approved in writing by the Local Planning Authority.
The development thereafter shall be implemented in strict accordance with the
approved details.

Reason: Required prior to commencement of development to satisfy the Local
Planning Authority that the trees to be retained will not be damaged during
demolition or construction and to protect and enhance the appearance and character
of the site and locality, in accordance with NE1 of the Hartlepool Local Plan and
pursuant to section 197 of the Town and Country Planning Act 1990.

HBC Public Protection - | would have no objections to this application subject to
the following conditions;

Demolition or construction works and deliveries or despatches shall not take place
outside

08:00 hours to 18:00 hours Mondays to Fridays and

09:00 hours to 13:00 hours on Saturdays

nor at any time on Sundays or Bank Holidays.

Effectively control dust emissions from the site remediation and construction works.

National Highways — Offer no objection
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Tees Archaeology - Thank you for the consultation on this application. We have no
objection to these proposals.

Cleveland Fire Brigade - Cleveland Fire Brigade offers no representations regarding
the development as proposed.

However Access and Water Supplies should meet the requirements as set out in:
Approved Document B, Volume 1:2019, Section B5 for Dwellings. It should be noted
that Cleveland Fire Brigade now utilise a Magirus Multistar Combined Aerial Rescue
Pump (CARP) which has a vehicle weight of 17.5 tonnes. This is greater than the
specified weight in AD B Vol 1Section B5 Table 13.1. It should be confirmed that
‘shared driveways’ and ‘emergency turning head’ areas meet the minimum carrying
capacity requirements as per ADB Vol 1, Section B5: Table 13.1, and in line with the
advice provided regarding the CARP, above.

Further comments may be made through the building regulation consultation process
as required.

Cleveland Police - Have no concerns with this application.

Dalton Parish Council - DPPC discussed this application in some depth at the most
recent Parish Council meeting where the decision was to OBJECT to this
application.

Councillors felt their objection to the original development as a whole - and the
issues raised at this point are still valid. The development sits outside of the adopted
'Rural Plan’, concerns about increased traffic on local roads etc.

However, it was also recognised that the development has gone ahead and
permission was granted for 1 home on this plot. The plot cannot be left as it currently
is (undeveloped scrubland in the middle of the site) and DPPC would support
development of the plot as is already agreed.

It was also mentioned that there was a previous amendment to reduce the density of
homes on the site. To squeeze extra homes onto this single plot would surely go
against this previous decision? A decision which the DPPC supports.

Rural Neighbourhood Working Group - Thank you for consulting Hartlepool Rural
Neighbourhood Plan Group with regard the above application. The development
now called Highgate Meadow is outside development limits as identified in the Rural
Neighbourhood Plan or Hartlepool Local Plan, it remains at odds with these
documents.

The initial planning approval was given by the then Planning Committee despite
numerous objections and contrary to the recommendations of the planning officers.
Highgate Meadows remains an unsustainable development. Dalton Piercy continues
to have very few facilities, is located at the end of narrow country lanes with
residents heavily dependent on the motor vehicles. While Hartlepool may have an
identified a need for bungalows, no such need was identified for Dalton Piercy and
this was reflected in the Rural Neighbourhood Plan which allocated no site for
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housing in Dalton Piercy other than limited infill. This development does not meet
any of the essential or exceptional needs of the rural area.

Despite this we continue to have presented applications to further increase the
number of properties on this unwelcome development. The suggestion that this
latest application is to accommodate an affordable housing requirement caused by
the as yet undecided application (H/2021/0096) which itself seeks extended this
development is deeply concerning. This should have been considered at the time
application H/2021/0096 was presented and accommodated as part of that
application. If this application is approved and application H/2021/0096 refused will
this latest application be abandoned? The Rural Neighbourhood Plan Group object
to this latest application which compounds the unsustainable development. The
needs, aspirations and wishes of the rural community as identified in the
Neighbourhood Plan deserve to be given their full weight.

Northumbrian Water — | can confirm that at this stage we would have no comments
to make. However | can confirm that the development will discharge into the Seaton
Carew Waste Water Treatment Works (SCWWTW).

PLANNING POLICY

3.13 Inrelation to the specific policies referred to in the section below please see
the Policy Note at the end of the agenda.

Hartlepool Local Plan 2018

3.14 The following policies in the adopted Hartlepool Local Plan 2018 are relevant
to the determination of this application:

CC2: Reducing and Mitigating Flood Risk

HSG1: New Housing Provision

HSG2: Overall Housing Mix

HSG9: Affordable Housing

INF2: Improving Connectivity in Hartlepool

INF4: Community Facilities

LS1: Locational Strategy

NEZ1: Natural Environment

NE2: Green Infrastructure

QP1: Planning Obligations

QP3: Location, Accessibility, Highway Safety and Parking
QP4: Layout and Design of Development

QP5: Safety and Security

QP6: Technical Matters

QP7: Energy Efficiency

RURL1: Development in the Rural Area

RUR2: New Dwellings Outside of Development Limits
SUSL1: The Presumption in Favour of Sustainable Development

Hartlepool Rural Plan
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3.15 The following policies of the adopted Hartlepool Rural Neighbourhood Plan
2018 are relevant to the determination of this application.

GENZ1: Development Limits

GENZ2: Design Principles

H1: Housing Development

H4: Housing in the Countryside

NE1: Natural Environment

PO1: Planning Obligations - Contributions Towards Meeting Community
Infrastructure Priorities

T1: Improvements to the Highway Network

T2: Improvement and Extension of the Public and Permissive Rights of Way Network

National Planning Policy Framework (NPPF)(2021)

3.16 In July 2021 the Government issued a revised National Planning Policy
Framework (NPPF) replacing the 2012, 2018 and 2019 NPPF versions. The NPPF
sets out the Government’s Planning policies for England and how these are
expected to be applied. It sets out the Government’s requirements for the planning
system. The overriding message from the Framework is that planning authorities
should plan positively for new development. It defines the role of planning in
achieving sustainable development under three overarching objectives; an economic
objective, a social objective and an environmental objective, each mutually
dependent. At the heart of the Framework is a presumption in favour of sustainable
development. For decision-taking, this means approving development proposals
that accord with an up-to-date development plan without delay or, where there are
no relevant development plan policies or the policies which are most important for
determining the application are out-of-date, granting permission unless policies
within the Framework provide a clear reason for refusal or any adverse impacts of
doing so would significantly and demonstrably outweigh the benefits. The following
paragraphs are relevant to this application:

PARAOO1: Role of NPPF

PARAO002: Determination of applications in accordance with development plan
PARAO0O03: Utilisation of NPPF

PARAOOQ7: Achieving sustainable development

PARAO0OQ8: Achieving sustainable development

PARAOQ9: Achieving sustainable development

PARAO010: Achieving sustainable development

PARAO11: The presumption in favour of sustainable development
PARAO012: The presumption in favour of sustainable development
PARAO034: Development contributions

PARAO038: Decision making

PARAO047: Determining applications

PARAO55: Planning conditions and obligations

PARAO056: Planning conditions and obligations

PARAO57: Planning conditions and obligations

PARAO0G60: Delivering a sufficient supply of homes

PARAO063: Delivering a sufficient supply of homes

PARAO78: Rural housing
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PARAOQ79: Rural housing

PARAO092: Promoting healthy and safe communities

PARAOQ095: Promoting healthy and safe communities

PARAOQ98: Open space and recreation

PARA100: Open space and recreation

PARA104: Promoting sustainable transport

PARA110: Considering development proposals

PARA124: Achieving appropriate densities

PARA130: Achieving well-designed places

PARA134: Achieving well-designed places

PARA154: Meeting the challenge of climate change, flooding and coastal change
PARA157: Meeting the challenge of climate change, flooding and coastal change
PARA169: Planning and flood risk

PARA174: Conserving and enhancing the natural environment

PARA179: Habitats and biodiversity

PARA183: Habitats and biodiversity

PARA185: Habitats and biodiversity

PARA218: Implementation

HBC Planning Policy - Planning Policy note that the site is within the limits to
development as per the Hartlepool Local Plan (2018) Policies Map. However it is not
included within the limits to development for the Hartlepool Rural Neighbourhood
Plan (2018) Policies Map. It is noted that the site benefits from an extant residential
planning permission, therefore Planning Policy do not object to the principle of two
additional dwellings in this location. To ensure residents have the option to live a
sustainable life the following obligations per unit should be sought, £250 for Play,
£250 for GlI, £250 for Built Sports, £233.29 for playing pitches, £57.02 for tennis
provision £4.97 for bowling provision and a primary school contribution of £5,777.10
is required and a secondary school contribution of £3,863.95 is required. Homes
should be energy efficient and provide electric vehicle charging points as per the
2023 building regulations and thus no energy efficiency condition is required and
homes should provide 10% on site renewables, which can be secured via condition.

In respect to housing need it is acknowledged that the Hartlepool Rural
Neighbourhood Plan Group have stated that there is no need within Dalton Piercy for
bungalows however a need in the wider Borough is evidenced by the Strategic
Housing Market Assessment.

With regards to affordable housing, given that this site is part of a wider housing site
and the Planning Obligations SPD sets out that where sites are sub divided often in
a bid to avoid planning obligations the LPA is permitted to see the site as a whole
and apply all necessary planning obligations.

The proposal is for two additional dwellings, 18% of which should be affordable. This
equated to so 0.36 of an affordable unit. Following discussions with the applicant it
was agreed that the applicant would provide the additional homes as affordable
units, the tenure being discount market value (DMV) and forgo all other obligations
mentioned above. Planning Policy consider that this application should be approved
and the two affordable homes (DMV) be secured via legal agreement.
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PLANNING CONSIDERATIONS

3.17 The main issues for consideration in this instance are the appropriateness of
the proposal in terms of the policies and proposals held within the Development Plan
(including Planning Obligations) and in particular the impact on the visual amenity of
the application site and the character and appearance of the surrounding area, the
amenity and privacy of neighbouring land users and future occupiers, highway and
pedestrian safety, ecology, heritage assets and archaeology, and flood risk and
drainage. These and residual matters are set out in detail below

PRINCIPLE OF DEVELOPMENT

3.18 Objections have been received from neighbouring properties, Dalton Parish
Council and from the Hartlepool Rural Neighbourhood Plan Working Group stating
that the development is in conflict with Policy H1 (Housing Development) of the
Hartlepool Rural Neighbourhood Plan (HRNP) (2018), and that the development is
on a greenfield site. Whilst it is noted that the site is outside of the development limits
shown on the Policies Map associated with the HRNP, and the supporting text to
Policy H1 states that infill is the only appropriate option within Dalton Piercy.
Notwithstanding this, whilst the site has not been included within the development
limits of the village as demarcated within the HRNP, the application site is located on
unallocated ‘white land’, within the limits to development, as shown on the Policies
Map that accompanies the Hartlepool Local Plan (2018) (HLP). The original
planning permission for the development (ref: H/2015/0353) was granted (in
November 2017) shortly prior to the adoption of the HRNP (in December 2018), and
the principle of residential development on this site has therefore previously been
established through this permission.

3.19 The Council’s Planning Policy section has no objections with respect to the
proposed additional 2 dwellings. The proposals are therefore considered to be
acceptable in principle, subject to the consideration of all other relevant material
planning considerations, as set out below.

Planning Obligations

3.20 Inthe interests of providing sustainable development and in ensuring that
the proposal is acceptable in planning terms, and in accordance with Local Plan
Policy QP1 (Planning Obligations), the adopted Planning Obligations SPD, and the
requirements of consultees, the following developer contributions would normally be
required based on the current submission, as set out below and based on the
additional units being provided (2);

£250 per dwelling for Play,

£250 per dwelling for GI, £250 for Built Sports,
£233.29 per dwelling for playing pitches,

£57.02 per dwelling for tennis provision,

£4.97 per dwelling for bowling provision, and

primary school contribution of £5,777.10 is required,
secondary school contribution of £3,863.95 is required.
provide electric vehicle charging points
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e Affordable housing provision which is based on 18% and would equate to
0.36 of an affordable unit being provided.

3.21  However, following discussions between the applicant and planning policy,
the applicant has agreed to provide 2 on site affordable units (Discount on Market
Value (DMV) within this current scheme. This provision would outweigh the above
planning obligations being required. The affordable units (DMV) can be secured
through a section 106 legal agreement.

Renewable Energy and Energy Efficiency

3.22  Policy QP7 (Energy Efficiency) of the HLP seeks to ensure high levels of
energy efficiency in all development, and the development is therefore expected to
be energy efficient. In line with this Policy, the development is required to ensure
that the layout, building orientation, scale and form minimises energy consumption
and makes the best use of solar gain, passive heating and cooling, natural light and
natural ventilation alongside incorporating sustainable construction and drainage
methods. In addition to this, policy CC1 (Minimising and Adapting to Climate
Change) of the Local Plan requires that major developments include opportunities for
charging of electric and hybrid vehicles and, where feasible and viable, provide a
minimum of 10% of their energy supply from decentralised and renewable or low
carbon sources.In respect to energy efficiency, it is of note that Building Regulations
have been updated as of 15th June 2022, and any forthcoming Building Regulation
application will now be assessed under the new Regulations. In light of the above,
given the implementation and requirements of the new Building Regulations, a
planning condition is not required in respect of any energy efficiency improvement
(previously required to be 10% improvement above the Regulations, prior to 15
June 2022) and provision of EV charges and as such matters will need to be
addressed through the new Building Regulations requirements. Whilst Planning
Policy accept that energy efficiency measures and EV charging points are addressed
through the Building Regulations, there is still a requirement for 10% on site
renewable which can be secured by appropriate condition. The application is
therefore considered on balance to be acceptable with respect to energy efficiency
and renewable energy provision.

Principle of Development Summary

3.23  Inview of the above and subject to the identified planning conditions and
obligations, it is considered that the principle of the development is acceptable in this
instance, subject to the consideration of all other relevant material planning
considerations, as set out below.

VISUAL AMENITY OF THE APPLICATION SITE AND THE CHARACTER AND
APPEARANCE OF THE SURROUNDING AREA

3.24  Policy QP4 (Layout and Design of Development) of the HLP seeks to ensure
all developments are designed to a high quality and positively enhance their location
and setting. Development should be of an appropriate layout, scale and form that
positively contributes to the Borough and reflects and enhances the distinctive
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features, character and history of the local area, and respects the surrounding
buildings, structures and environment.

3.25 Policy GEN2 (Design Principles) of the HRNP stipulates that, amongst other
requirements, the design of new development should demonstrate, where
appropriate, how the design helps to create a sense of place and reinforces the
character of the village or rural area and how the design preserves and enhances
significant views and vistas.

3.26  The NPPF (2021) sets out the Government’s commitment to good design.
Paragraph 126 states that good design is a key aspect of sustainable development,
creates better places in which to live and work and helps make development
acceptable to communities. Paragraph 129 of the NPPF stipulates that planning
decisions should ensure development will add to the overall quality of the area for
the lifetime of the development, be visually attractive as a result of good architecture,
layout and appropriate and effective landscaping, be sympathetic to local character
and history (whilst not preventing or discouraging appropriate innovation or change),
establish a strong sense of place and optimise the potential to accommodate and
sustain an appropriate amount and mix of development.

3.27 Paragraph 130 of the NPPF (2021) stipulates that planning decisions should
ensure that developments, amongst other requirements, will function well and add to
the overall quality of the area, are sympathetic to local character and history,
including the surrounding built environment and landscape setting, while not
preventing or discouraging appropriate innovation or change.

3.28  Objections have been received from neighbouring properties and Dalton
Piercy Council citing concerns with the proposed development being out of character
with the area. The development site as a whole is set back from the village green
and within an estate of other (in many instance, larger) contemporary dwellings. The
submitted information details the materials to be similar to the other properties within
the immediate area (development site), with a mix of both brick work, render and
weather board cladding. Notwithstanding this palette of materials, it is
acknowledged that the properties within Dalton Village have a mix of materials from
render, brick work etc. The proposed dwellings are bungalows and single storey in
height. The designs of the bungalows are in keeping with the wider development
site and would not appear out of keeping with these properties or appear
incongruous within the street scene or immediate area.

3.29 The subdivision of the plot to facilitate is not considered to create an
appearance of a cramped development when read within the backdrop of the existing
development. There are similar relationships within the scheme. The Council’s
Landscape Architect has been consulted and has confirmed that they have no
landscape or visual objections to the proposal.

3.30 Inview of the above, it is considered that the proposal is acceptable with
respect to the impact on the visual amenity of the application site and the character
and appearance of the surrounding area, and in accordance with paragraphs 124
and 127 of the NPPF (2019), policy QP4 of the HLP and policy GEN2 of the HRNP
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AMENITY AND PRIVACY OF NEIGHBOURING LAND USERS AND FUTURE
OCCUPIERS

3.31 Policy QP4 (Layout and Design of Development) of the HLP stipulates that
the Borough Council will seek to ensure all developments are designed to a high
quality and that development should not negatively impact upon the relationship with
existing and proposed neighbouring land uses and the amenity of occupiers of
adjoining or nearby properties by way of general disturbance, overlooking and loss of
privacy, overshadowing and visual intrusion particularly relating to poor outlook.
Proposals should also ensure that the provision of private amenity space is
commensurate to the size of the development.

3.32 Policy GEN2 (Design Principles) of the HRNP stipulates that new housing,
should be designed to be accessible to those with limited mobility. The Lifetime
Homes Standards sets out design standards to improve the design of new homes so
that they can be adapted to the changing needs of people through their lifetimes. It
will be important to provide a wider choice of housing in the Plan area to meet the
needs of a growing elderly population and those with disabilities and with the aim of
keeping people in their own community with support networks. Although the Lifetime
Home Standards are not an adopted Government standard, the principles within the
standards are endorsed by the rural plan group and could be used as a tool to
ensure homes are built for generations to come.

3.33 Policy QP4 of the HLP stipulates that, to ensure the privacy of residents is not
significantly negatively impacted in new housing development, the Borough Council
seeks to ensure adequate space is provided between houses. The following
minimum separation distances must therefore be adhered to:

e Principal elevation (habitable room window) to principal elevation (habitable
room window) - 20 metres.

e Gable (blank or non-habitable room window) to principal elevation (habitable
room window) - 10 metres.

3.34 The separation distance between the proposed development and existing
properties within the development exceed the requirements as set out within the
Local Plan and residential SPD guide. In terms of the internal relationships in the
application site these are considered acceptable. The proposed bungalow within
plot 5b (house type D) features a bathroom window (non habitable) in the west side
elevation, adjacent to plot 6, this property features a small window in the side
elevation (east) which serves an open plan kitchen dining and sitting area, this area
also features bi-folding doors in the rear elevation, and therefore receives light into
the area. It is considered that this relationship is acceptable and would not cause
such an unacceptable impact in terms of loss of privacy to warrant a refusal of the
application. The bungalow within plot 5a (house type D) features a bathroom
window (non habitable) in the east elevation, adjacent to plot 5, this property will
feature a blank gable wall. It is considered that this relationship is acceptable.

3.35 Initial concerns were raised by the case officer in relation to the stagger

between plot 5 and plot 5a. An amended plan was submitted which reduced the
stagger to be more in keeping with the overall development scheme.
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3.36 The separation between the proposed properties opposite the application site,
and to the south would exceed the requisite separation distances as required by the
Design Guide SPD and the HLP. As such it is not considered that the proposal
would result in a detrimental impact upon the amenity and privacy of existing
neighbouring properties adjacent to the application site. HBC Public Protection have
been consulted on the scheme and raise no objections, subject to a working hours
condition and dust suppression measures being put in place. Suitably worded
conditions are recommended accordingly.

3.37 Inview of the above it is considered that the proposal is acceptable with
respect to the impact on the amenity and privacy of neighbouring land users and
future occupiers, subject to the abovementioned planning condition(s), and is in
accordance with paragraph 127 of the NPPF (2019) and policy QP4 of the Hartlepool
Local Plan (2018).

HIGHWAY AND PEDESTRIAN SAFETY

3.38  Objections have been received citing concerns that the local highway
infrastructure is not adequate enough to support the proposals, there is insufficient
footpath links and the proposals will have a detrimental impact on highway and
pedestrian safety including through an increase in traffic. Objections have also been
received from Dalton Parish Council citing concerns that the proposal will have an
impact on the village access due to the increase in vehicles associated with this
development and therefore additional road improvements should be provided for the
village.

3.39 The main highway and access to the site has essentially been agreed
through the approval of the wider site applications (H/2015/0353 +
H/2019/0094).3.40The Council’'s Highways, Traffic & Transport section has been
consulted and has confirmed that there are no highway or traffic concerns. National
Highways have also been consulted and raise no objection.

3.41  The proposal is considered acceptable in respect to highway and pedestrian
safety.

ECOLOGY

3.42 The Council’s Ecologist has no objection but has confirmed to meet current
Ecological requirements, the new dwellings should include 1 integral bird nest brick
located in south or east facing walls (where possible) and at a minimum height of 3m
above ground level. This can be secured by appropriate condition.

3.43 The impact of the development on the Teesmouth and Cleveland Coast SPA
& Ramsar site has also been considered in respect to indirect impacts arising from
future residents travelling to and using the protected area for recreation and potential
nitrate pollution impacts arising from the development. A HRA was undertaken which
concluded that no specific mitigation was required in respect to this development.
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3.44 In view of the above, the application is considered acceptable in this regard
subject to the required Ecology enhancement which can be secured by relevant
condition.

HERITAGE ASSETS & ARCHAEOLOGY

3.45 The original planning permission for the scheme was subject to a planning
condition to ensure the protection of any potential archaeological assets, including
requiring that no development shall take place/commence until a programme of
archaeological work including a Written Scheme of Investigation has been submitted
to and approved by the local planning authority in writing. The applicant has
complied with this element of the condition, having submitted a Written Scheme of
Investigation to the Council, and this element of the planning condition has been
discharged.

3.46 Tees Archaeology have been consulted and raise no concerns or objection
with the proposed subdivision of plot 5.

3.47 The application site is not within or adjacent to a conservation area, however
the site uses an established access which runs alongside a designated heritage
asset (College Farm, grade Il listed building). The proposed subdivision of Plot 5
would not impact on any listed buildings or locally listed buildings situated in Dalton
Piercy.

3.48 The proposals are therefore considered to be acceptable with respect to the
impact on heritage assets and archaeology.

FLOOD RISK & DRAINAGE

3.49 The Council’'s Engineering section has been consulted and has confirmed that
there are no objections (including with respect to matters of flood risk and drainage).

3.50 The proposals are therefore considered to be acceptable with respect to
matters of flood risk and drainage.

OTHER PLANNING MATTERS

3.51 The Council’'s Countryside Access Officer has advised that there is no
information to imply that there is any data relating to any recorded or unrecorded
public rights of way and/or permissive paths running through, abutting to or being
affected by the proposed development of this site. It is therefore considered that the
proposal is acceptable with respect to the impact on public rights of way.

3.52 The Council’s Arboricultural Officer has been consulted and raises no
objection subject to an appropriate condition for a tree protection plan to be secured
for the wooded area to the south west of the development. Subject to the
appropriate condition the proposal is acceptable with respect to the impact on trees.

RESIDUAL MATTERS
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Fire Safety & Access

3.53 Cleveland Fire Brigade has been consulted and has provided advice in
respect of the carrying capacity of shared driveways, access for emergency vehicles
and water supplies, confirming that further comments may be made through the
Building Regulations consultation process as required. An informative note is
recommended to make the applicant aware of this advice, however these are
principally Building Regulations matters and therefore this will be dealt with through
the Building Regulations process accordingly.

Safety and Security

3.54  Cleveland Police have been consulted and have raised no concerns with the
proposal. It is therefore considered that the proposal is acceptable with respect
safety and security.

EQUALITY AND DIVERSITY CONSIDERATIONS
3.55  There is no evidence of equality or diversity implications.
SECTION 17 OF THE CRIME AND DISORDER ACT 1998 CONSIDERATIONS

3.56 The Crime and Disorder Act 1998 requires local authorities to consider crime
and disorder reduction in the exercise of all their duties, activities and decision-
making.

3.57  There are no Section 17 implications.
REASON FOR DECISION

3.58 ltis considered by Officers that the proposal in the context of relevant
planning policies and material planning considerations is acceptable as set out in the
Officer's Report.

RECOMMENDATION — APPROVE, subjection to completion of s106 Legal
Agreement to secure the provision of two affordable dwellings (DMV), and subject to
the following conditions;

1. The development to which this permission relates shall be begun not later
than three years from the date of this permission.
To clarify the period for which the permission is valid.

2. The development hereby approved shall be carried out in accordance with the
following plans:
1808.E.W.03 Rev A (Proposed Rear & Side Elevation Dwelling Type E),
1808.E.W.02 Rev B (Proposed Front & Side Elevation Dwelling Type E),
1808.E.W.01 Rev F (Proposed Ground Floor Plan Dwelling Type E),
1808.D.W.03 Rev D (Proposed Rear & Side Elevation Dwelling Type D),
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1808.D.W.02 Rev D (Proposed Front & Side Elevation Dwelling Type D),
1808.D.W.01 Rev J (Proposed Ground Floor Plan Type D),
Received by the Local Planning Authority on 22" February 2022.

2210.P.01 Rev C (Proposed Site Layout, Landscaping & Garage Plans &
Location Plan,

Received by the Local Planning Authority on 20" April 2022.

For the avoidance of doubt.

3. Notwithstanding the submitted information and prior to the commencement of
development, details of the existing and proposed levels of the site including
the finished floor levels of the dwellings and buildings to be erected and any
proposed mounding and/or earth retention measures shall be submitted to
and approved in writing by the Local Planning Authority. The development
thereafter shall be carried out in accordance with the approved details.

To take into account the position of the buildings and impact on adjacent
properties and their associated gardens in accordance with Policies QP4 and
LS1 of the Hartlepool Local Plan 2018.

4. Prior to the commencement of the development hereby approved, a report
shall be first submitted to and approved in writing by the Local Planning
Authority that demonstrates how the use of on-site renewable energy
infrastructure will provide 10% of the development's predicted energy supply.
The development shall thereafter be constructed/installed in line with the
approved scheme prior to the residential occupation of the dwellinghouse.

In the interests of promoting sustainable development and in accordance with
the provisions of Local Plan Policy CCL1.

5. No development shall take place until a scheme for the protection during
construction works of all trees and hedges to be retained on the site, in
accordance with BS 5837:2012 'Trees in relation to design, demolition and
construction - Recommendations’, has been submitted to and approved in
writing by the Local Planning Authority. The existing hedgerow on the western
side of the site as indicated on Dwg No: 2210.P.01 Rev C received by the Local
Planning Authority on 20" April 2022 shall be retained. The scheme shall
thereafter be carried out in accordance with the approved details and
particulars before any equipment, machinery or materials are brought on to the
site for the purposes of the development. Nothing shall be stored or placed in
any area fenced in accordance with this condition. Nor shall the ground levels
within these areas be altered or any excavation be undertaken without the prior
written approval of the Local Planning Authority. Any trees which are seriously
damaged or die as a result of site works shall be replaced with trees of such
size and species as may be specified in writing by the Local Planning Authority
in the next available planting season.

In the interests of the health and appearance of the preserved tree(s) and
hedgerows.

6. Notwithstanding the submitted information, details of all external finishing

materials shall be submitted to and approved by the Local Planning Authority
before above ground construction commences, samples of the desired
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10.

materials being provided for this purpose. Thereafter the development shall be
carried out in accordance with the approved details.
In the interests of visual amenity.

Notwithstanding the submitted information a detailed scheme of landscaping
and tree and shrub planting shall be submitted to and approved in writing by the
Local Planning Authority above ground construction commences. The scheme
must specify sizes, types and species, indicate the proposed layout and
surfacing of all open space areas, include a programme of the works to be
undertaken, and be implemented in accordance with the approved details and
programme of works. 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 building(s) or completion of the development, whichever is
the sooner. Any trees plants or shrubs 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 the
same size and species, unless the Local Planning Authority gives written
consent to any variation.

In the interests of visual amenity.

Notwithstanding the submitted details and prior to above ground construction
of the dwellings hereby approved, full details of all walls, fences and other
means of boundary enclosure, including size, siting and finishing materials,
shall be submitted to and approved by the Local Planning Authority. The
scheme shall make provision for hedgehog openings within the boundary
fence where feasible. Thereafter the development shall be carried out in
accordance with the approved details (including the provision of hedgehog
openings) prior to first occupation of the dwellings or completion of the
development (whichever is the sooner).

In the interests of visual amenity and to provide appropriate ecological
mitigation measures and to enhance biodiversity in accordance with
paragraph 118 of the NPPF.

Prior to the commencement of development above ground level, details of bird
nest bricks to be installed integral to each of the completed dwellings (3no. in
total), including the exact location, specification and design, shall be submitted
to and approved in writing by the Local Planning Authority. Thereafter, bird
nest bricks shall be installed strictly in accordance with the details so
approved prior to the occupation or completion of the dwellings, whichever is
the sooner, and shall be maintained for the lifetime of the development.

To provide an ecological enhancement for protected and priority species, in
accordance with paragraph 170 of the NPPF.

Prior to the commencement of development, a scheme for dust suppression
measures during site remediation and construction works shall be submitted to
and approved in writing by the Local Planning Authority. Thereafter the scheme
shall be carried out in accordance with the approved details.

In the interests of the amenities of the occupants of neighbouring properties.
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11. No construction/building works or deliveries shall be carried out except between
the hours of 0800 and 1800 on Mondays to Fridays and between 0900 and
1300 on Saturdays. There shall be no construction activity on Sundays or on
Bank Holidays.
To avoid excessive noise and disturbance to the occupants of nearby
properties.

12.  The dwellings hereby approved shall be used as a C3 dwelling houses and
not for any other use including any other use within that use class of the
schedule of the Town and Country Planning (Use Classes) Order 1987 (as
amended) or in any provision equivalent to that use class in any statutory
instrument revoking or re-enacting that order.

To allow the Local Planning Authority to retain control of the development.

13. Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any order revoking or re-
enacting that Order with or without modification), no fences, gates, walls or
other means of enclosure, shall be erected within the curtilage of any
dwellinghouse forward of any wall of that dwellinghouse which fronts onto a
road, without the prior written consent of the Local Planning Authority.

To enable the Local Planning Authority to exercise control in the interests of
the amenities of the occupants of the adjacent residential properties and the
appearance of the wider area.

14.  Notwithstanding the provisions of Part 1 the Town and Country Planning
(General Permitted Development) (England) Order 2015 (or any order revoking
or re-enacting that Order with or without modification), the dwelling(s) and
garages hereby approved shall not be converted or extended, in any way, and
no garage(s) or other outbuildings/incidental buildings (including sheds,
summer houses etc) shall be erected without the prior written consent of the
Local Planning Authority.

To enable the Local Planning Authority to exercise control in the interests of the
amenities of the occupants of the adjacent residential property.

BACKGROUND PAPERS

3.59 Background papers can be viewed by the ‘attachments’ on the following
public

access page:
http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServlet?PKID=1515
73

3.60 Copies of the applications are available on-line:
http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServlet
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CONTACT OFFICER

3.61

Kieran Bostock

Assistant Director — Place Management
Level 3

Civic Centre

Hartlepool

TS24 8AY

Tel: (01429) 284291

E-mail: kieran.bostock@hartlepool.gov.uk

AUTHOR

3.62

Jane Tindall

Senior Planning Officer
Level 1

Civic Centre

Hartlepool

TS24 8AY

Tel: 01429 523284
E-mail: jane.tindall@hartlepool.gov.uk

3.23.03.15 - Plan - 4.1 - Planning Applications 69

4.1

HARTLEPOOL BOROUGH COUNCIL


mailto:kieran.bostock@hartlepool.gov.uk

Planning Committee — 15 March 2023

5 Highgate Meadows Dalton Piercy, Hartlepool

THISPLANIS FOR SITE IDENTIFICATION PURPOSE ONLY

Copyright Reserved Licence No100023390 (2023)

DRAWN DATE
HARTLEPOOL JB  p1.02.2023
BOROUGH COUNCIL SCALE  4:4,250
Dept of Regeneration & Neighbourhoods | DRG.NO REV
Civic Centre, Victoria Road, Hartlepool TS24 8AY H/2022/0046

3. 23.03.15 - Plan - 4.1 - Planning Applications 70

4.1

HARTLEPOOL BOROUGH COUNCIL



Planning Committee — 15 March 2023 4.1

No: 4

Number: H/2021/0096

Applicant: B MILLER HARBOUR WALK THE MARINA
HARTLEPOOL TS24 0UX

Agent: GAP DESIGN MR GRAEME PEARSON EDENSOR

COTTAGE 1 BLAISE GARDEN VILLAGE ELWICK
ROAD HARTLEPOOL TS26 0QE

Date valid: 22/06/2021

Development: Erection of 7no. bungalows (including 3no. dormer units),
garages and associated infrastructure.

Location: LAND TO NORTH WEST OF HIGHGATE MEADOWS

DALTON PIERCY HARTLEPOOL

PURPOSE OF REPORT

4.1  An application has been submitted for the development highlighted within this
report accordingly Hartlepool Borough Council as Local Planning Authority is
required to make a decision on this application. This report outlines the material
considerations in relation to the proposal and presents a recommendation.

BACKGROUND

4.2  The following planning history is considered to be relevant to the current
application site;

H/2015/0353 - Residential development comprising 31 two, three and four bedroom
bungalows — approved contrary to officer recommendation 27/11/2017. The
permission was subject to the completion of a S106 agreement which secured two
Affordable Dwellings on site (plots 24 and 25) and £66,000 (towards a play area in
Dalton village. However if no suitable site identified for a play area the money could
be used for purposes of regeneration works on the village Hall in Dalton). The
planning committee subsequently agreed that the planning obligation could be
directed to the village hall.

H/2019/0094 - Section 73 application for the variation of condition 2 (approved plans)
of planning approval H/2015/0353 for residential development comprising 31 two,
three and four bedroomed bungalows to allow for amendments to the approved site
layout (including alterations to the internal road layout, driveways, garage positions,
landscaping, easements and dwelling positions), and amendments to the approved
garages and house types (including amendments to finishing materials, layouts,
fenestration and eaves/ridge heights) — approved 02/08/2019.

H/2022/0046 - Subdivision of plot 5 and the erection of 3 dwellings (1 pair semi-
detached, 1 detached with detached garage), means of access, boundary
enclosures and landscaping — pending consideration by committee (forms part of the
current committee agenda).
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PROPOSAL

4.3  Planning permission is sought for residential development comprising the
erection of seven residential dwellings with associated access and landscaping.
There are three house types which are three3 bed dormer bungalows, three 3 bed
bungalows and one 2 bed bungalow. All dwellings are detached and will feature a
detached garage.

4.4  Access is to be taken through the approved housing development to the south
(H/2015/0353 & H/2019/0094 for 31 dwellings). To enable access to the new
development 1no. bungalow has been removed from the original approved site
layout (not constructed).

4.5 Aninformal pedestrian access link to the west of the site is to be provided
which will link into an existing public right of way (PROW) to the south west, which
extends to College Close. The developer has agreed to upgrade the existing
PROW.

4.6  The application has been referred to the Planning Committee owing to the
number of objections received (more than 2) in line with the Council’'s scheme of
delegation at the request of a Ward Councillor.

SITE CONTEXT

4.7  The application site is to the north west of previously approved housing
development scheme which is under final stages of completion. (H/2015/0353 &
H/2019/0094 refer). It extends to some 1.05 hectares and is currently in agricultural
use. The site lies outside the limits to development in both the Hartlepool Local Plan
and the Hartlepool Rural Neighbourhood Plan. There is a hedgerow boundary to the
west, with a public footpath running along the western boundary (north to south) with
agricultural fields beyond. To the north/north eastern boundary is adjacent to the
Howls. A Local Wildlife Site (LWS) and area of Ancient Woodland as designated
within the Hartlepool Local Plan, this area consists of trees and open ground. Access
to the site is taken from the developing estates internal road to the south which in
turn is taken from the adopted highway between 3 and 4 Dalton Heights. The site is
approximately 1.3km from the A19.

PUBLICITY

4.8 The application has been advertised by way of neighbour letters (72), site
notice and press notice. To date, there have been 10 letters of objection (which
include multiple letters from the same household) and 2 letters of support/comments.

4.9 The concerns raised by those objecting are:

Access road below standard

Development to discharge untreated water into local watercourse
Village too small for further development

Road infrastructure is appalling

Not sustainable development

There is no 15m buffer zone between The Howls
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e Encroach into the Green Gap

e Increase in traffic

e Outside limits for development

Environmental risks

No infrastructure to support large developments
Affordable homes are needed not executive
Out of character

No bus service

Impact on wildlife

4.10 The two letters of support/comments raise the following;

e There is a shortage of bungalows

e New residents will help support the development of the village

e Only concern is the road from Dalton to Elwick needs improving with speed
restrictions and repair

e Resident of the estate since 2021, very quiet and minimal traffic

e The traffic that goes through the village is cutting through from the A19.

4.11 Background papers can be viewed via the ‘click to view attachments’ link on
the following public access page:
http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServlet?PKID=1441
45

4.12 The period for publicity has expired.
CONSULTATIONS
4.13 The following consultation replies have been received:

HBC Traffic & Transport — If the proposed development is carried out , 25
properties will be accessed from a single length shared surface carriageway.
Although the HBC Design guide and specification allows up to 25 properties to be
accessed from such a carriageway, these would generally be accessed via short cul
de sacs. The proposed design would therefore not be in keeping with the design
principles for Shared surfaces and would encourage vehicle speeds above the
desired design speed for such a road. | would therefore have concerns for road
safety particularly pedestrian safety.

| would therefore like to object to this proposal.

UPDATE 23/05/2022
Previous Comments still apply, the provision of road humps does not make the
extension of the shared surface acceptable.

UPDATE 20/02/2023

| can confirm that the proposed upgrade of the Public Right of Way between the end
of the site and College Close would be welcomed and would provide pedestrians an
alternative traffic free route when exiting the shared surface section of carriageway.
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This would be sufficient to remove my objection to the proposed scheme. | can
confirm that there are no further Highway or traffic concerns with this proposal.

The proposed PROW upgrade should be implemented by the developer through a
Section106 agreement. Detailed plans showing the construction of the scheme
should be submitted prior to the commencement of the development and the works
implemented prior to the occupation of the site.

Highways England - Offer no objection

HBC Public Protection — | would have no objections to this application subject to
the following conditions;

Demolition or construction works and deliveries or despatches shall not take place
outside 08:00 hours to 18:00 hours Mondays to Fridays and 09:00 hours to 13:00
hours on Saturdays nor at any time on Sundays or Bank Holidays.

Effectively control dust emissions from the site remediation and construction works
No open burning on site at anytime
HBC Ecologist — Ecology Summary:

Further reassurances required:

Amended landscape plan showing:

A 15m buffer.

The whole northern tip to be a buffer.

The whole 15m width of buffer to be planted with thorn trees.

The whole northern tip to be planted with native-species broadleaved trees.

All recommended measures in the EclA to be conditioned.

Biodiversity enhancement in the form of one integral bat roost and one integral bird
nesting brick per dwelling.

A shadow HRA to assess ‘nutrient neutrality’.

A financial contribution of £1,400 to mitigate recreational disturbance to the T&CC
SPA/ Ramsar site

UPDATED 12/10/2022.

Ecology summary: Objection
¢ No 15m buffer to ancient woodland in NW section.
e No 1.8m fence in NW section.
e Earlier comments not addressed.

An amended plan has been submitted. However, | am struggling to see how the plan
has changed in terms of Ecology and request that these changes are pointed out to
me.

The ancient woodland (also The Howls Local Wildlife Site) is protected by the Local
Plan Policy NE1 and national planning guidance (UK protection of ancient woodland
was updated on 14/01/2022 (see: https://www.gov.uk/guidance/ancient-woodland-
ancient-trees-and-veteran-trees-advice-for-making-planning-decisions )
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There is a length of the site in the NW which is not shown as protected by a 15m
buffer (the blue oval in the following figure). The ancient woodland is close enough to
this boundary to require a 15m buffer (planted with thorn trees). There should also be
a 1.8m close boarded fence as for the rest of the boundary.

Further, in my response dated 12/06/2022 | requested that the northern tip of the site
also be a buffer (planted with trees). This is marked as the garden to dwelling number
34. This appears not to have been considered, or if it has, no justification of why it is
undesirable has been provided.

| still require the recommended mitigation measures in the Ecological Impact
Assessment (EclA) report to be conditioned, as well as Biodiversity enhancement in
the form of one integral bat roost and one integral bird nesting brick per dwelling.

| still require a financial contribution of £1,400 to mitigate recreational disturbance to
the Teesmouth & Cleveland Coast SPA/ Ramsar site to be secured to satisfy the
Habitats Regulations. Nutrient Neutrality has been assessed and no mitigation is
required.

UPDATED 19/10/2022

A revised ‘Proposed Site Layout 7no Units’ plan has been submitted and this
addresses the points of my earlier objection. The plan now shows a complete buffer
and a complete 1.8m tall fence between the site and the ancient woodland, and
additional deciduous tree planting which will extend the wood. A snip of the plan is
shown in Figure 1 for information. This amendment satisfies the LPA’s Ecology
requirements regarding the ancient woodland.

The recommended mitigation measures in the Ecological Impact Assessment (EclA)
report should be conditioned, as well as Biodiversity enhancement in the form of one
integral bat roost and one integral bird nesting brick per dwelling.

A financial contribution of £1,400 to mitigate recreational disturbance to the
Teesmouth & Cleveland Coast SPA/ Ramsar site should be secured to satisfy the
Habitats Regulations

Natural England — No objection - subject to appropriate mitigation being secured
We consider that without appropriate mitigation the application would have an
adverse effect on the integrity of:
e Teesmouth and Cleveland Coast Special Protection Area (SPA) and Ramsar
site
¢ Northumberland Coast Special Protection Area (SPA) and Ramsar site
e Durham Coast Special Area of Conservation (SAC)

In order to mitigate these adverse effects and make the development acceptable, the
following mitigation measures are required / or the following mitigation options
should be secured:

e Financial contribution from the Hartlepool Coastal Mitigation scheme.
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We advise that an appropriate planning condition or obligation is attached to any
planning permission to secure these measures.

Natural England’s further advice on designated sites/landscapes and advice on other
natural environment issues is set out below.

Natural England notes that your authority, as competent authority, has undertaken
an appropriate assessment of the proposal in accordance with regulation 63 of the
Conservation of Species and Habitats Regulations 2017 (as amended). Natural
England is a statutory consultee on the appropriate assessment stage of the
Habitats Regulations Assessment process.

Your appropriate assessment concludes that your authority is able to ascertain that
the proposal will not result in adverse effects on the integrity of any of the sites in
guestion. Having considered the assessment, and the measures proposed to
mitigate for all identified adverse effects that could potentially occur as a result of the
proposal, Natural England advises that we concur with the assessment conclusions,
providing that all mitigation measures are appropriately secured in any planning
permission given.

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

It should also be noted that, following the transfer of private drains and sewers in
2011, there may be assets that are the responsibility of Northumbrian Water that are
not yet included on our records. Care should therefore be taken prior and during any
construction work with consideration to the presence of sewers on site. Should you
require further information, please visit https://www.nwl.co.uk/services/developers/
We do not have any issues to raise with the above application, provided it is
approved and carried out within strict accordance with the submitted document /
drawing entitled “Preliminary Drainage Strategy Phase II”. This document reflects our
pre-planning enquiry advice.

We request that the following approval condition be attached to any planning
consent granted, so that the development is implemented in accordance with the
named document:

CONDITION: Development shall be implemented in line with the drainage scheme
contained within the submitted document entitled “Preliminary Drainage Strategy
Phase II” dated “25th May 2021”. The drainage scheme shall ensure that foul flows
discharge to the foul sewer to the South of the site and ensure that surface water
discharges to the existing watercourse.

REASON: To prevent the increased risk of flooding from any sources in accordance
with the NPPF.

It should be noted that we are not commenting on the quality of the flood risk

assessment as a whole or the developers approach to the hierarchy of preference.
The council, as the Lead Local Flood Authority, needs to be satisfied that the
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hierarchy has been fully explored and that the discharge rate and volume is in
accordance with their policy.

For Information Only

Please note that the site lies within drainage area 11-D28. This drainage area
discharges to Seaton Carew Sewerage Treatment Works, which is named on the
Nutrient Neutrality Budget Calculator.

HBC Waste Management - Developers are expected to provide and ensure at the
point of first occupancy that all new developments have the necessary waste bins/
receptacles to enable the occupier to comply with the waste presentation and
collection requirements in operation at that time.

Developers can choose to enter an undertaking to pay the Council for delivery and
associated administration costs for the provision of bins/ receptacles required for
each new development. These charges are a one-off cost and the bins remain the
property of the Council. Alternatively, developers are required to source and provide
containers which meet the specifications necessary for the required bins/ receptacles
to be compatible with the Council’s waste collection service and vehicle load handing
equipment.

Please see our ‘Developer Guidance Waste and Recycling for new properties’
document which can be found at www.hartlepool.gov.uk/usingyourbins for further
information.

HBC Head of Service for Heritage and Open Spaces - The application site is
located in Dalton Piercy. The access route passes a grade Il listed building College
Farm, which is recognised as a designated heritage asset. Policy HE1 of the Local
Plan states that the Borough Council will seek to preserve, protect and positively
enhance all heritage assets.

Attention should be paid to the desirability of preserving the setting of a listed
building in accordance with section 66(1) of the Planning (Listed Buildings and
Conservation Areas) Act 1990. The National Planning Policy Framework (NPPF)
looks for local planning authorities to take account of the significance of a designated
heritage asset and give, ‘great weight’ to the asset’s conservation (para 193, NPPF).

Policy HE4 of the local plan states, ‘to protect the significance of a listed building the
Borough Council will ensure harm is not caused through inappropriate development
within its setting’.

It is considered that given that the access is already established this development
will not impact on the significance of the heritage asset.

HBC Countryside Access Officer — There is no information to imply that there is
any data relating to any recorded or unrecorded public rights of way and/or
permissive paths running through, abutting to or being affected by the proposed
development of this site.

Whilst the above is true; this is a good point to look to create access to link to the
existing neighbouring public footpath (Public Footpath No.03, Dalton Piercy Parish).
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Provision of access to existing public rights of way does then reduce the chance of
unwanted access to neighbouring land, which might not have public or permissive
access. That type of unregulated access could be classed as trespass and so would
not be looked for. Properly planned and approved access to and from public rights
of way, invites enjoyable discovery of local path networks and those further afield.
This would provide much needed physical and mental health benefits to residents
and visitors alike.

| would like to discuss this with the developer so that all options are considered.

UPDATE 23/02/2023

| am very pleased that the developer/applicant will be paying for and
constructing/providing a full 2 metre wide surfacing of the link path and the public
footpath, as shown on the attached plan.

They will need to come up with proper path construction specifications at the
appropriate time but that is a future consideration.

HBC Arboricultural Officer — Following on from previous comments made by the
previous HBC Arboricultural officer it was deemed acceptable that only a plan with
RPA’s shown that extend out of the buffer zone was needed for the application. This
does not seem to have been provided. It is noted that on the latest site layout
(2113.P.02) that there is a buffer zone of 15m for the ancient woodland. This buffer
zone is within the rear gardens of the proposed properties and therefore as a
condition we would need a tree protection plan as was given in decision notice
H/2015/0353 condition 13., this essentially will consist of a temporary fence as per
BS5837:2012 that extends all the way around the buffer zone that is installed at the
very beginning of the development and removed as the very last thing. Ancient
woodland includes the soils of the woodland and therefore an arboricultural method
statement of any work within the buffer zone of the ancient woodland including the
sections within the gardens would also be needed as a condition. They would also
needed to supply and implement a Tree/landscape management plan for the newly
planted trees.

To summarise with the following conditions being met | have no objections to the
proposed development:

Condition: Prior to the commencement of the development hereby approved
(including demolition and all preparatory work), a scheme for the protection of the
Ancient woodland, in accordance with BS 5837:2012, including a tree protection
plan(s) (TPP) and an arboricultural method statement (AMS) for all works within the
ancient woodland buffer zone shall be submitted to and approved in writing by the
Local Planning Authority. The development thereafter shall be implemented in strict
accordance with the approved details.

a Specific issues to be dealt with within the TPP and AMS:

i Details of construction within the RPA or that may impact on the retained trees
and woodland.
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il Full specification of boundary treatment works within the ancient woodland buffer
zone.

iii Specification for protective fencing to safeguard trees during demolition and
construction phases and a plan indicating the alignments of the protective fencing.
iv Tree protection during construction indicated on a TPP and construction and
construction activities clearly identified as prohibited in this area.

v Arboricultural supervision and inspection by a suitably qualified tree specialist

vi Reporting of inspection and supervision

Reason: Required prior to commencement of development to satisfy the Local
Planning Authority that the trees to be retained will not be damaged during
demolition or construction and to protect and enhance the appearance and character
of the site and locality, in accordance with NE1 of the Hartlepool Local Plan and
pursuant to section 197 of the Town and Country Planning Act 1990.

Condition Prior to the commencement of the development hereby approved a
Landscape Management plan setting out how the trees and hedges within the site
will be managed over a minimum period of 5 years has been prepared and has been
submitted to and approved in writing by the Local Planning Authority. No
development or other operations shall take place except in complete accordance
with the approved management plan.

Reason: To ensure the continued wellbeing of the protected species and habitats
and in the interests of the amenity and environmental quality of the locality.

HBC Engineering — In response to your consultation on the above application:
Contaminated land. We have no objection to proposals in this respect and ask that
you include our standard unexpected contamination condition on any permission
issued for proposals. | note that the Conclusions and Recommendations section 15
of the Phase 2 Ground Investigation Report submitted with the application states
Ground gas protection measures are / are not required and Radon gas protection
measures are / are not required, this is assumed to be a typing error as the relevant
sections of the reports find no risk from radon or ground gas. To conclude the report
appropriately can the applicant confirm this is the case.

Surface water management. We have no objection in principle to proposals in this
respect and request that you include our detailed drainage condition, as shown
below, on any permission issued for proposals:

Notwithstanding the submitted information, no development shall take place until a
detailed design and associated management and maintenance plan of surface water
drainage for the site based on sustainable drainage principles and an assessment of
the hydrological and hydrogeological context of the development has been submitted
to and approved in writing by the Local Planning Authority. The surface water
drainage design shall demonstrate that the surface water runoff generated during
rainfall events up to and including the 1 in 100 years rainfall event, to include for
climate change and urban creep, will not exceed the runoff from the undeveloped
site following the corresponding rainfall event (subject to minimum practicable flow
control). The approved drainage system shall be implemented in accordance with
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the approved detailed design prior to completion of the development. The scheme
shall demonstrate that the surface water drainage system(s) are designed in
accordance with the standards detailed in the Tees Valley SuDS Design Guide and
Local Standards (or any subsequent update or replacement for that document). To
prevent the increased risk of flooding; to ensure the future maintenance of the
sustainable drainage system, to improve and protect water quality and improve
habitat and amenity.

Tees Archaeology - The trial trenching at Dalton Piercy for application H/2021/0096
has taken place, and | have received a report on the works (attached). A geophysical
survey was previously carried out on site as part of H/2015/0353, which identified the
remains of a prehistoric settlement; archaeological remains associated with this
geophysical survey were uncovered during the trial trenching for both H/2015/0353
and current application H/2021/0096. The proposed development is in an area of
known archaeology, and it would be reasonable for the planning authority to ensure
that the developer records any archaeological remains that will be destroyed by the
development (NPPF para 205). This should take the form of an archaeological strip,
map and record exercise and can be secured via a condition, the suggested wording
for which | set out below:

Recording of a heritage asset through a programme of archaeological works

A) No demolition/development shall take place/commence until a programme of
archaeological work including a Written Scheme of Investigation has been submitted
to and approved by the local planning authority in writing. The scheme shall include
an assessment of significance and research questions; and:

1. The programme and methodology of site investigation and recording

2. The programme for post investigation assessment

3. Provision to be made for analysis of the site investigation and recording

4. Provision to be made for publication and dissemination of the analysis and records
of the site investigation

5. Provision to be made for archive deposition of the analysis and records of the site
investigation

6. Nomination of a competent person or persons/organisation to undertake the works
set out within the Written Scheme of Investigation.

B) No demolition/development shall take place until the site investigation has been
carried out in accordance with the Written Scheme of Investigation approved under
condition (A).

C) The development shall not be occupied until the site investigation and post
investigation assessment has been completed in accordance with the programme
set out in the Written Scheme of Investigation approved under condition (A) and the
provision made for analysis, publication and dissemination of results and archive
deposition has been secured.

This condition is derived from a model recommended to the Planning Inspectorate by
the Association of Local Government Archaeology Officers.

HBC Landscape Architect - The soft landscape information proved is insufficient.
Soft Landscaping details should include a detailed planting plan and specification of
works indicating soil depths, plant species, numbers, densities, locations inter
relationship of plants, stock size and type, grass, and planting methods including
construction techniques for pits in hard surfacing and root barriers. Details of rabbit
protection, if used, should be provided.
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HBC Building Control - | can confirm that a Building Regulation application will be
required for the residential development

Hartlepool Rural Working Group — The Group strongly object to this application for
reasons indicated below.

POLICY GEN1 — DEVELOPMENT LIMITS

Within the Development Limits as defined on the Proposals Map, development will
be permitted where it accords with site allocations, designations and other policies of
the development plan. Development within the Green Gaps shown on the Policies
Map will be permitted only in exceptional circumstances where it is does not
compromise the openness of the countryside between the villages, Hartlepool and
Billingham. In the countryside outside the Development Limits and outside the
Green Gaps, development will be supported where it is essential for the purposes of
agriculture, forestry, public infrastructure or to meet the housing and social needs of
the local rural community. Other development that is appropriate to a rural area and
supports the rural economy, agricultural diversification, rural tourism and leisure
developments will be supported where it respects the character of the local
countryside and does not have a significant impact on visual amenity and the local
road network.

This is not a site allocated in the Rural Neighbourhood Plan and lies outside the
development limits. It is also outside the development limits of the Local Plan and
thus contrary to Local Plan policies LS1 & RUR2.

The site is within the Green Gaps as shown on the HRNP policies map. There are no
exceptional circumstances and the proposal further erodes the open countryside.
The proposed development is not essential for the purposes of agriculture, forestry
or public infrastructure. Most importantly this development is not needed to meet the
housing or social needs of the local rural community as identified in the housing
survey carried out by the Rural Neighbourhood Plan.

For these reasons the application is contrary to HRNP Policy GENL1.

POLICY GEN 2 - DESIGN PRINCIPLES

The design of new development should demonstrate, where appropriate:

1. how relevant village design statements and conservation area appraisals have
been taken into account;

2. how the design of new housing scores against the Hartlepool Rural Plan Working
Group's Checklist as set out in appendix 4;

3. how the design helps to create a sense of place and reinforces the character of
the village or rural area by being individual, respecting the local vernacular building
character, safeguarding and enhancing the heritage assets of the area, landscape
and biodiversity features;

4. how the design helps to reinforce the existing streetscape or green public spaces
by facing onto them

5. how the design preserves and enhances significant views and vistas;

6. how the design demonstrates that it can be accessed safely from the highway and
incorporates sufficient parking spaces;

7. how the design uses sustainable surface water management solutions in new
developments to reduce all water disposal in public sewers and manage the release
of surface water into fluvial water and,;
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8. how the design ensures that homes are flexible to meet the changing needs of
future generations.

The planning statement provided by the applicant makes no mention of Dalton
Piercy Village Design Statement. The Village Design Statement was produced in
consultation with residents of the village and seeks to ensure well designed, high
quality infill development which reflects the heritage and distinctive character of
Dalton Piercy. The Statement seeks development which is not out of keeping with
the design of surrounding housing and protects the amenities of surrounding
occupiers whilst also having regard to the historic farming and natural environment in
terms of local features from the existing landscape. Whilst the application states
“overall, Dalton Piercy contains few buildings of outstanding individual quality,
though the simple, robust vernacular style of the majority of houses and cottages is
of high importance to the character of the village” they have chosen to ignore this in
favour of a suburban style of detached bungalows that owe no provenance to
anything of the South Durham vernacular or Dalton Piercy village.

While the planning statement suggests there is a shortfall of housing, especially the
provision of bungalows in the Borough, there certainly is no such shortfall in Dalton
Piercy — 31 currently under construction in a village of just some 75 homes. There is
a distinct difference in the needs and types of housing between the rural and urban
parts of the Borough. The Rural Neighbourhood Plan clearly identifies the needs of
the rural communities, including the village of Dalton Piercy, and did so while
resigned to the westward expansion of the town to meet the urban needs. This
application represents yet further unwelcome imposition of an urban need on a rural
community by a speculative developer.

The application fails to meet the design principles of HRNP policy GEN2.

POLICY H1 - HOUSING DEVELOPMENT

New housing development should provide a mix of house types and tenures on sites
of five or more dwellings; the mix should have regard to the latest evidence of
housing need applicable at the time. This application is for 7 bungalows so would be
expected to comply with this policy. The application affords NO mix of house types or
tenure on this site. Described in the application as additional to a development of 31
bungalows which also provided no variety, this only adds to the grave concern that
housing need in the rural communities is being ignored.

The application is therefore not compliant with HRNP policy H1.

POLICY H2 - AFFORDABLE HOUSING

1. Affordable housing will be required in applications for residential development that
consist of a gross addition of six or more dwellings. For schemes of between 6 and
10 units, financial contributions in lieu of on-site provision can be made and any
commuted sums received must be used for the provision of affordable housing within
or adjacent to the villages in the plan area.

2. Developers will be required to deliver 18% affordable housing in a bid to contribute
to the delivery of this. The affordable provision and tenure and mix will be negotiated
on a site-by-site basis, having regard to the economic viability of the development
and the most up-to-date evidence of housing need, aspiration and the local housing
market. The affordable homes provided must be of a tenure, size and type to help
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meet identified local housing needs and contribute to the creation of mixed, balanced
and inclusive communities where people can live independently for longer.

3. Market and affordable homes on sites should be indistinguishable and achieve the
same high design quality.

4. It is expected that affordable housing will be delivered through on-site provision
and where appropriate, be pepper-potted throughout the development. However in
certain circumstances it will be acceptable for provision to be made off-site,
preferably within the same village, where applicants can provide sound, robust
evidence why the affordable housing cannot be incorporated on-site; and/or
Hartlepool Borough Council and the Parish Council is satisfied that off-site provision
will benefit the delivery of affordable housing in the Rural Plan area.

5. Other than in exceptional circumstances all affordable units will be delivered in
partnership with a Registered Provider by means of a Legal Agreement, and
appropriate provision to secure long term availability.

6. Where the scheme’s viability may be affected, such that an adequate amount of
affordable housing cannot be provided, developers will be expected to provide
viability assessments which will be submitted as an open book viability assessment.
There may be a requirement for the provision of ‘overage' payments to be made to
reflect the fact that the viability of a site will be agreed at a point in time and may
need to be reviewed, at set point(s) in the future.

No affordable housing is being provided by this extension to the 31 bungalow
development. No evidence that the scheme’s viability may be affected by providing
affordable housing has been provided. The application is therefore contrary to HRNP
policy H2.

POLICY H4 HOUSING IN THE COUNTRYSIDE

Outside village envelopes, new housing will be supported only in exceptional
circumstances:

1. where it is essential for a person employed in agriculture, forestry, or other use
requiring a countryside location and where it is essential for the worker to live
permanently at or near the place of work; or

2. where it would re-use existing rural buildings and where the building is permanent,
substantial and would not require extensive alteration, rebuilding or extension; or

3. for the replacement of an existing dwelling by a new dwelling not materially larger
than the dwelling it replaces; or

4. for new housing of an exceptional quality or innovative design that reflects the
highest standard of architecture, significantly enhances its setting and is sensitive to
the landscape character and heritage assets of the area.

Proposals for new housing development and the reuse of existing buildings should
pay particular attention to design and landscape character so as to preserve and
enhance the character and distinctiveness of the countryside.

There are no exceptional circumstances in this application that would warrant
support for this proposal outside the village envelope. The proposed new properties
display no signs of being of exceptional quality or innovative design, indeed they are
rather ordinary suburban style bungalows. In no way do they enhance the setting or
appear sensitive to the landscape character, particularly the adjacent Howls wooded
valley and nature reserve.

The application is contrary to HRNP Policy H4.
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POLICY NE1 - NATURAL ENVIRONMENT

The rural plan will seek to protect, manage and enhance the areas natural
environment.

1. Nature conservation sites of international and national importance, Local Wildlife
Sites, Local

Geological Sites and Local Nature Reserves will be protected, managed and actively
enhanced. Designated sites are identified on the Proposals Map.

a. Development that would affect internationally important sites will be permitted only
where it meets all the relevant legal requirements.

b. Development that would affect nationally important sites will be permitted only
where it meets all the relevant legal requirements

c. Development which would negatively affect a locally designated site will be
supported only where the reasons for the development clearly outweigh the harm to
the conservation interest of the site. Where development on a locally designated site
is approved, compensatory measures will be required to maintain and enhance
conservation interests. In the first instance compensatory measures should be as
close to the original site as possible. Compensatory measures may include
biodiversity offsetting where on-site compensation is not possible.

2. Enhancement of wildlife corridors, watercourses (including improving water
guality) other habitats and potential sites identified by the local biodiversity
partnership or similar body must be created in order to develop an integrated
network of natural habitats which may include wildlife compensatory habitats and/or
wetland creation. Opportunities to de-culvert parts of Greatham Beck and its
tributaries will be encouraged within the Neighbourhood Plan area.

3. Where possible, new development should conserve, create and enhance habitats
to meet the objectives of the Tees Valley Biodiversity Action Plan. Any development
should not result in, or contribute to, a deterioration in the ecological quality of the
Greatham Beck waterbody.

4. Existing woodland of amenity and nature conservation value and in particular
ancient semi natural woodland and veteran trees will be protected. The planting of
woodland and trees, and the restoration of hedgerows, using appropriate species,
will be encouraged, particularly in conjunction with new development, to enhance the
landscape character of the plan area.

The site of this application shares a significant boundary with a protected ‘ancient
woodland' which has taken hundreds of years to establish. This is the only
substantial area of ancient woodland in the Borough of Hartlepool. This special
habitat is home to a recorded 53 species of birds, including owls, woodpeckers,
skylarks, warblers and spotted flycatcher. A number of small and large animals,
including voles, bats, stoats, hares, badgers and roe deer make their home here.
Bats can be seen leaving their roosts to forage particularly during dusk in the
summer and can also be seen nesting in many houses and trees in the village.
Notable flowers to be found in the wood include early purple orchids, violets, lesser
celandines and, particularly uncommon in this locality, twayblades. At the bottom of
The Howls Dalton Beck runs downstream into a Site of Special Scientific Interest,
just before the bridge at the eastern end of the village. In this habitat can be found
the rare water vole and other amphibians such as newts, frogs and toads. Dalton
Beck eventually becomes Greatham Beck which flows into Greatham Creek and the
internationally important nature conservation sites at Seal Sands.
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Government guidelines state that “for ancient woodlands, you should have a buffer
zone of at least 15 metres to avoid root damage. Where assessment shows other
impacts are likely to extend beyond this distance, you're likely to need a larger buffer
zone”. It also states, “you should avoid including gardens in buffer zones”.

The application appears to only show a 5m buffer in the form of a hawthorn hedge
plus a further 5m within the new gardens. Bearing in mind the risk of leachate of
garden chemicals and invasive non-native garden plants this is entirely inadequate.
How would this buffer within a garden be maintained/enforced? The plan oddly
shows a gap in this inadequate garden buffer adjoining Bogle Beck in the north west
corner of the site.

Considering the above this application is contrary to HRNP policy NE1

POLICY PO1: PLANNING OBLIGATIONS - CONTRIBUTIONS TOWARDS
MEETING COMMUNITY INFRASTRUCTURE PRIORITIES

Developer contributions towards improved community infrastructure will be sought
where it is shown that the obligation is necessary to make the scheme acceptable in
planning terms, is directly related to the development and is fairly and reasonably
related in scale and kind to the development.

Developer contributions will be determined on a site by site basis in accordance with
Hartlepool Borough Council’s Supplementary Planning Document on Planning
Obligations and due consideration should be given to priorities listed in Appendix 5.
Where a developer deems a scheme’s viability may be affected they will be expected
to submit an open book viability assessment. There may be a requirement for the
provision of ‘overage’ payments to be made to reflect the fact that the viability of a
site will be agreed at a point in time and may need to be reviewed, at set point(s) in
the future.

POLICY C1 - SAFEGUARDING AND IMPROVEMENT OF COMMUNITY
FACILITIES

Community buildings, play areas, sports/recreation facilities, allotments and open
spaces will be safeguarded unless they are proven to be surplus to requirements or
unless improved alternative provision, of similar or better quality, is to be made.
Recreation and associated facilities will be supported where the proposed facilities
are of a type and scale appropriate to the size of the settlement.

Priority schemes include:

1. Improvements to Dalton Piercy Village Hall

2. A new equipped children’s play area at Dalton Piercy

Contributions will be sought from new housing development towards the
improvement of leisure, community and recreation facilities and open spaces serving
the settlement where it is shown that the need for the facility, open space or the
contribution towards the improvement of existing facilities is directly required as a
result of the proposed development.

The Rural Neighbourhood Plan Group find it staggering that the development to
which this application is suggested as an extension has not contributed to the
replacement of Dalton Piercy village hall. This community facility is identified as a
priority in the Neighbourhood Plan. As the only facility in a village without shop or
pub, support of a replacement for the village hall which is currently a crumbling
temporary wooden structure surely requires attention. For any development within a
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village to be acceptable that village must be able to offer facilities that will enable
community cohesion and contribute to the sustainability of the village.

The developments at Highgate Meadows, Dalton Piercy, existing and proposed, fail
to meet the social objective of sustainable development as set out in the NPPF. “A
social objective — to support strong, vibrant and healthy communities, by ensuring
that a sufficient number and range of homes can be provided to meet the needs of
present and future generations; and by fostering well-designed beautiful and safe
places, with accessible services and open spaces that reflect current and future
needs and support communities’ health, social and cultural wellbeing”.

The proposed development fails to meet the requirement of HRNP policies PO1 &
C1.

The proposed development is very clearly contrary to several policies contained in
Hartlepool Rural Neighbourhood Plan and also Hartlepool Local Plan both of which
were produced in consultation with the communities of Hartlepool and represent their
aspirations. As such Hartlepool Rural Neighbourhood Plan Group strongly oppose
this application.

Dalton Parish Council - Councillors at Dalton Piercy Parish Council strongly object
to the above application.

Following a special meeting to allow Councillors the opportunity to discuss this
application in depth, Councillors unanimously voted to object to H/2021/0096.
This application for 7 extra houses is against guidance and still falls outside of the
adopted Local and Rural Neighbourhood Plans.

There are no exceptional circumstances which would allow such development to go
ahead. Numerous infill sites were identified by DPPC and are laid out in the Village
Design Statement. This site does not form any part of that plan. Since the Dalton
Piercy Village Design Statement was created in 2017, 31 houses at Highgate
Meadows were approved contrary to the Design Statement and the now adopted
Local and Rural Neighbourhood Plans. These houses increase the size of the
village by almost 50%. A village that has no amenities other than a crumbling Village
Hall which is in desperate need of replacement. With an influx of population our
community needs a centre to create cohesion and a sense of place, now more than
ever.

To date the new development has not contributed towards redevelopment of our
Village Hall or any other community cohesion projects. This is quite shocking and
certainly does not contribute towards a sustainable village community.

The proposed new houses — like the approved adjoining site — abut “The Howls’
nature reserve. This protected area, important to the Borough of Hartlepool as the
only area of untouched ancient woodland, must be protected.

There are in-depth reports regarding the site and DPPC urge HBC to take on board
the importance of this woodland valley, ensuring comments from HBC ecologists are
taken on board. Protecting this habitat and the unique to the area flora and fauna it
supports should be the number one priority. Unlike phase 1 of the site, this phase 2
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also abuts ‘Bogglebeck’ another important wildlife corridor with ancient trees. This
area must also be protected and DPPC would urge officers to look at this area
separately and ensure its protection. According to the plans a 15m ‘buffer’ zone
includes part of the dwelling’s gardens. This is against national policy and simply not
acceptable.

Some comments at the meeting included, but were not limited to the following;

- HBC planning officers created an 11-page document laying out reasons why the
original development application for the Highgate Meadows site should be refused.
DPPC see no reason in which any of these issues have changed and this application
should be refused.

- The proposed new dwellings further encroach on the ‘green gap’ between Dalton
Piercy and Elwick and falls outside of the village envelope.

- The main access road to the site (from Dalton Heights) is still too narrow — issues
identified with the developer which were supposed to be resolved are still not.

- Increased traffic pressure on the blind bend at College Farm is only going to be
exacerbated.

- Dalton Road and Dalton Back Lane cannot support further traffic pressure. Fears of
a serious accident are increasing. We hope a child/pedestrian/horse and rider/cyclist
vs car collision does not come to fruition.

- When does this development stop? Does this design provide potential for even
further development? This would be unacceptable.

- The homes seem to be quite high density with small gardens — very out of
character with the rest of the village. The original development was approved after
the density of dwellings was reduced.

- The additional houses are designed to solely rely on cars for access — Adding to
carbon deficit and further reducing the green credentials of Hartlepool as a whole.

Dalton Piercy Parish Council fully support Hartlepool Rural Plan Group and all of
their in-depth comments relation to this application and the policies it contradicts.
In conclusion this application should be refused.

Cleveland Fire Brigade - Cleveland fire Brigade offers no representations regarding
the development as proposed. However, Access and Water Supplies should meet the
requirements as set out in:

Approved Document B, Volume 1:2019, Section B5 for Dwellings.

It should be noted that Cleveland Fire Brigade now utilise a Magirus Multistar
Combined Aerial Rescue Pump (CARP) which has a vehicle weight of 17.5 tonnes.
This is greater than the specified weight in AD B Vol 1Section B5 Table 13.1.

It should be confirmed that ‘shared driveways’ and ‘emergency turning head’ areas
meet the minimum carrying capacity requirements as per ADB Vol 1, Section B5:
Table 13.1, and in line with the advice provided regarding the CARP, above.

Further comments may be made through the building regulation consultation process
as required.

Northern Powergrid - The enclosed Mains Records only give the approximate

locations of known Northern Powergrid apparatus in the area. Great care is therefore
needed and all cables and overhead lines must be assumed to be live.
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Northern Gas Works - Northern Gas Networks has no objections to these
proposals, however there may be apparatus in the area that may be at risk during
construction works and should the planning application be approved, then we require
the promoter of these works to contact us directly to discuss our requirements in
detail. Should diversionary works be required these will be fully chargeable.

We enclose an extract from our mains records of the area covered by your proposals
together with a comprehensive list of precautions for your guidance. This plan shows
only those mains owned by Northern Gas Networks in its role as a Licensed Gas
Transporter (GT). Privately owned networks and gas mains owned by other GT's
may also be present in this area. Where Northern Gas Networks knows these they
will be represented on the plans as a shaded area and/or a series of x's.

Information with regard to such pipes should be obtained from the owners. The
information shown on this plan is given without obligation, or warranty, the accuracy
thereof cannot be guaranteed. Service pipes, valves, siphons, stub connections, etc.,
are not shown but their presence should be anticipated. No liability of any kind
whatsoever is accepted by Northern Gas Networks, its agents or servants for any
error or omission.

Tees Wildlife Trust — Objection, Ancient woodland is irreplaceable. It is our richest
wildlife habitat, having developed over centuries, and contains a high proportion of
rare and threatened species; ancient woods are reservoirs of biodiversity, and
because the resource is limited and highly fragmented, they and their associated
wildlife are particularly vulnerable to development-induced changes.

Nationally, only 1.2% of land is now covered by ancient woodland habitat, a tiny
fragment of the habitat which once covered much of the country. The situation in
Hartlepool is significantly worse; there is only 41.2 hectares of ancient woodland left
in the borough ‘just 0.4% of the land area.

The National Planning Policy Framework (NPPF) (paragraph 175c1 ) states: ‘When
determining planning applications, local planning authorities should apply the
following principles: c) development resulting in the loss or deterioration of
irreplaceable habitats (such as ancient woodland and ancient or veteran trees)
should be refused, unless there are wholly exceptional reasons58 and a suitable
compensation strategy exists.

Government advises that ancient woodlands should have a buffer zone from
development of at least 15 metres to avoid root damage.

Although the application has acknowledged the presence of ancient woodland on its
eastern boundary and made provision for a buffer zone, it has failed to make any
provision for the ancient woodland which extends along Bogle Beck on its western
boundary. In this location, construction is proposed within 10 metres of the
woodland.

On this basis, the application is contrary to the National Planning Policy Framework
and other government advice and the application should be refused.

Forestry Commission - Thank you for seeking the Forestry Commission’s advice
about the impacts that this application may have on Ancient Woodland. As a non-
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statutory consultee, the Forestry Commission is pleased to provide you with the
attached information that may be helpful when you consider the application:

* Details of Government Policy relating to ancient woodland

* Information on the importance and designation of ancient woodland

Ancient woodlands are irreplaceable. They have great value because they have a
long history of woodland cover.

It is Government policy to refuse development that will result in the loss or
deterioration of irreplaceable habitats including ancient woodland, unless “there are
wholly exceptional reasons and a suitable compensation strategy exists” (National
Planning Policy Framework paragraph 180).

We also particularly refer you to further technical information set out in Natural
England and Forestry Commission’s Standing Advice on Ancient Woodland — plus
supporting Assessment Guide and Case Decisions.

As a Non Ministerial Government Department, we provide no opinion supporting or
objecting to an application. Rather we are including information on the potential
impact that the proposed development would have on the ancient woodland.

One of the most important features of Ancient woodlands is the quality and inherent
biodiversity of the soil; they being relatively undisturbed physically or chemically.
This applies both to Ancient Semi Natural Woodland (ASNW) and Plantations on
Ancient Woodland Sites (PAWS). Direct impacts of development that could result in
the loss or deterioration of ancient woodland or ancient and veteran trees include:
« damaging or destroying all or part of them (including their soils, ground flora or
fungi)

« damaging roots and understory (all the vegetation under the taller trees)

» damaging or compacting soil around the tree roots

* polluting the ground around them

 changing the water table or drainage of woodland or individual trees

» damaging archaeological features or heritage assets

It is therefore essential that the ancient woodland identified is considered
appropriately to avoid the above impacts.

Planning Practice Guidance emphasises: ‘Their existing condition is not something
that ought to affect the local planning authority’s consideration of such proposals
(and it should be borne in mind that woodland condition can usually be improved
with good management)’.

If the planning authority takes the decision to approve this application, we may be
able to give further support in developing appropriate conditions and legal
agreements in relation to woodland management mitigation or compensation
measures. Please note however that the Standing Advice states that “Ancient
woodland, ancient trees and veteran trees are irreplaceable. Consequently you
should not consider proposed compensation measures as part of your assessment
of the merits of the development proposal’.

We suggest that you take regard of any points provided by Natural England about
the biodiversity of the woodland.

This response assumes that as part of the planning process, the local authority has
given due regard as to whether or not an Environmental Impact Assessment is
needed under the Town and Country Planning (Environmental Impact Assessment)
Regulations 2017 or the Environmental Impact Assessment (Forestry) (England and
Wales) Regulations 1999, as amended. If there is any doubt regarding the need for
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an Environmental Impact assessment (Forestry), including for forest roads, please
contact us. We would also like to highlight the need to remind applicants that tree
felling not determined by any planning permission may require a felling licence from
the Forestry Commission.

If you would like to see more information on the role of the FC in planning please see
: https://www.gov.uk/guidance/planning-applications-affecting-trees-and-woodland

Environment Agency — No comments received.
PLANNING POLICY

4.14 In relation to the specific policies referred to in the section below please see
the Policy Note at the end of the agenda.

Local Policy

4.15 The following policies in the adopted Hartlepool Local Plan 2018 are relevant
to the determination of this application:

CC1: Minimising and adapting to Climate Change

HSG1: New Housing Provision

HSG2: Overall Housing Mix

HSG9: Affordable Housing

INF1: Sustainable Transport Network

INF2: Improving Connectivity in Hartlepool

INF4: Community Facilities

LS1: Locational Strategy

NEZ1: Natural Environment

NE2: Green Infrastructure

QP1: Planning Obligations

QP3: Location, Accessibility, Highway Safety and Parking
QP4: Layout and Design of Development

QP5: Safety and Security

QP6: Technical Matters

QP7: Energy Efficiency

RURZ1: Development in the Rural Area

RUR2: New Dwellings Outside of Development Limits
SUS1: The Presumption in Favour of Sustainable Development

4.16 The following policies in the adopted Hartlepool Rural Neighbourhood Plan
2018 are relevant to the determination of this application:

C1: Safeguarding and improvement of Community Facilities

GENZ1: Development Limits

GENZ2: Design Principles

H1: Housing Development

H4: Housing in the Countryside

NE1: Natural Environment

PO1: Planning Obligations - Contributions Towards Meeting Community
Infrastructure Priorities
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T1: Improvements to the Highway Network
T2: Improvement and Extension of the Public and Permissive Rights of Way Network

National Planning Policy Framework (NPPF)(2021)

4.17 In July 2021 the Government issued a revised National Planning Policy
Framework (NPPF) replacing the 2012, 2018 and 2019 NPPF versions. The NPPF
sets out the Government’s Planning policies for England and how these are
expected to be applied. It sets out the Government’s requirements for the planning
system. The overriding message from the Framework is that planning authorities
should plan positively for new development. It defines the role of planning in
achieving sustainable development under three overarching objectives; an economic
objective, a social objective and an environmental objective, each mutually
dependent. At the heart of the Framework is a presumption in favour of sustainable

development. For decision-taking, this means approving development proposals
that accord with an up-to-date development plan without delay or, where there are
no relevant development plan policies or the policies which are most important for
determining the application are out-of-date, granting permission unless policies
within the Framework provide a clear reason for refusal or any adverse impacts of
doing so would significantly and demonstrably outweigh the benefits. The following
paragraphs are relevant to this application:

PARAOO1:
PARAO002:
PARAOOS:
PARAOOQ7:
PARAOO8:
PARAOOQ9:
PARAO010:
PARAO11:
PARAO12:
PARAO034:
PARAO3S8:
PARAO047:
PARAO55:
PARAOQS56:
PARAOS57:
PARAOG0O:
PARAOGS:
PARAO0G4:
PARAOQ78:
PARAOQ79:
PARAQ092:
PARAQ95:
PARAOQ98:
PARA100:
PARA104:
PARA110:
PARA124:
PARA130:

3.23.03.15 - Plan - 4.1 - Planning Applications

Role of NPPF

Determination of applications in accordance with development plan
Utilisation of NPPF

Achieving sustainable development

Achieving sustainable development

Achieving sustainable development

Achieving sustainable development

The presumption in favour of sustainable development
The presumption in favour of sustainable development
Development contributions

Decision making

Determining applications

Planning conditions and obligations

Planning conditions and obligations

Planning conditions and obligations

Delivering a sufficient supply of homes

Delivering a sufficient supply of homes

Affordable housing in designated rural areas

Rural housing

Rural housing

Promoting healthy and safe communities

Promoting healthy and safe communities

Open space and recreation

Open space and recreation

Promoting sustainable transport

Considering development proposals

Achieving appropriate densities

Achieving well-designed places

91 HARTLEPOOL BOROUGH COUNCIL



Planning Committee — 15 March 2023 4.1

PARA134: Achieving well-designed places

PARA154: Meeting the challenge of climate change, flooding and coastal change
PARA157: Meeting the challenge of climate change, flooding and coastal change
PARA169: Planning and flood risk

PARA174: Conserving and enhancing the natural environment

PARA179: Habitats and biodiversity

PARA183: Habitats and biodiversity

PARA185: Habitats and biodiversity

PARA218: Implementation

HBC Planning Policy comments (summrised) - The proposal is beyond the urban
limits of the built up area and is not located within one of the Borough's villages
envelopes. The proposal is within the countryside. The Borough Council seeks to
protect the countryside from unnecessary development, in general, only permitting
development in exceptional circumstances (for example to provide accommodation
for an essential agricultural worker to live on site).

The 2018 Local Plan allocates sufficient land within the limits to development for
housing growth over the next 15 years, policy LS1 sets out appropriate locations for
housing. The site is not allocated for housing development. Planning Policy consider
that the proposal does not accord with policy RUR1 (Development in the Rural
Area). Policy RUR1 seeks to protect and enhance the rural area so that it’s rural
character and charm remains and is not lost to inappropriate development. Planning
Policy consider that the proposal does not accord with policy RUR2. Policy RUR2
sets out that the council will only permit new dwellings outside development limits if
there is clear justification demonstrated by six key criteria (established functional
need, for rural based enterprise, need could not be met elsewhere, dwellings are of a
size commensurate to the associated rural business, the proposal accords with other
plan policies and, where relevant, the development would secure the future of a
heritage asset).

Given the allocations within the Local Plan, the Borough Council considers that there
will be limited need to add additional dwellings to the countryside. The Borough
Council seeks to provide the majority of new homes within or adjacent to the urban
limits of the Borough, this is because such areas are deemed to be the most
sustainable, offering options to walk or cycle and use public transport alongside
easier access to convenience facilities such as shops. New dwellings in the villages
have been limited to Elwick and Hart and no dwellings have been allocated within
the open countryside as that area is deemed to be the most unsustainable in the
Borough, with limited options to use sustainable transport and thus rely on the
private car and in turn drive up carbon emissions in the Borough, which is contrary to
the aim of policy CC1 (Climate Change).

In regards to the Hartlepool Rural Neighbourhood Plan, policies GEN 1, H1 and H4
are particularly relevant these policies define the limit to development and allocated
green gaps where development is only permitted in exceptional circumstances (for
example a dwelling for an essential agricultural worker). This proposal is beyond the
limits to development, within the Green Gaps, and no relevant exceptional
circumstances have been put forward to justify dwellings in this location.
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In respect to housing need it is acknowledged that the Hartlepool Rural
Neighbourhood Plan Group have stated that there is no need within Dalton Piercy for
bungalows however a need in the wider Borough is evidenced by the Strategic
Housing Market Assessment.

In respect to the Hartlepool Local Plan, as set out above, the proposals is contrary to
policies LS1, RUR1, RUR2, and CC1. The objections of the Hartlepool Rural
Neighbourhood Plan Group are noted, and it is considered the proposals are also
contrary to relevant Rural Neighbourhood Plan policies (GEN1, H1 and H4).

The development would have been expected to contribute towards green
infrastructure and other planning obligations, in accordance with relevant Local Plan
and Rural Neighbourhood Plan policies and the adopted Planning Obligations SPD,
had it been considered acceptable in principle.

PLANNING CONSIDERATIONS

4.18 The main issues for consideration in this instance are the appropriateness of
the proposal in terms of the policies and proposals held within the Development Plan
(the principle of the development), the impact on the visual amenity of the site and
the character and appearance of the surrounding area, the amenity and privacy of
neighbouring land users and future occupiers highways and pedestrian safety,
ecology, nature conservation landscaping and trees, , flood risk and drainage, and
heritage assets and archaeology. These and all other planning and residual matters
are considered in detail below.

PRINCIPLE OF DEVELOPMENT

4.19 Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires
that any application for planning permission must be determined in accordance with
the development plan, unless material considerations indicate otherwise. The
development plan for the Borough consists of the policies within the adopted
Hartlepool Local Plan (2018) and the Hartlepool Rural Neighbourhood Plan (2018),
as well as minerals and waste policies where relevant.

4.20 The National Planning Policy Framework (NPPF) is a material planning
consideration in the determination of planning applications. The NPPF was updated
in July 2021. The polices within the 2018 Hartlepool Local Plan (HLP) and 2018
Hartlepool Rural Neighbourhood Plan (HRNP) were found to be in accordance with
the 2012 NPPF. The Council’s Planning Policy section are of the view that the
policies within the HLP and HRNP are significantly aligned with the 2021 NPPF and
thus the Local Plan and Rural Neighbourhood Plan are paramount in determining
this application. Notwithstanding the above, the relevant NPPF paragraphs have
been applied to assist in determining this application.

4.21  As set out, objections have been received from Dalton Piercy Parish Council,
the Hartlepool Rural Neighbourhood Plan Group and the Council’s Planning Policy
section. Concerns were raised that the proposals are contrary to the relevant policies
of the HLP and HRNP.
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Development Limits and Sustainability

4.22 Both the HLP and the HRNP set development limits, beyond which there is a
presumption against development. Development limits are tightly drawn around the
Borough’s villages. The application site sits beyond the development limits of both
the main urban area of Hartlepool and village of Dalton Piercy, and is therefore
within the open countryside. The Borough Council seeks to protect the countryside
from unnecessary development, in general, only permitting new housing
development in exceptional circumstances that is to serve the rural area (for
example accommodation of essential agricultural works that must live on site)The
proposed development does not accord with any of the exceptional circumstances
which might support dwellings in the countryside.

4.23 Policy LS1 (Locational Strategy) of the HLP stipulates that the development of
Hartlepool will be based on a strategy of balanced urban growth with expansion
being concentrated in areas adjoining the existing built up area. The 2018 Local Plan
allocates sufficient land within the urban limits for housing growth over the next 15
years, and policy LS1 sets out appropriate locations for housing. Given the
allocations within the Local Plan, the Borough Council considers that there will be
limited need to add additional dwellings to the countryside. The Borough Council
seeks to provide the majority of new homes within or adjacent to the existing urban
limits of the Borough because such areas are deemed to be the most sustainable,
offering options to walk or cycle and use public transport alongside easier access to
convenience facilities such as shops, as indicated in policy CC1 (Minimising and
Adapting to Climate Change) of the HLP. No new dwellings have been allocated
within the open countryside as this area is deemed to be the most unsustainable in
the Borough with limited options to use sustainable transport and thus increasing
reliance on the private car and in turn driving up carbon emissions in the Borough,
which is contrary to the aim of HLP policy CC1.

4.24 Policy RURL1 (Development in the Rural Area) of the HLP stipulates that the
Borough Council will seek to ensure the rural area is protected and enhanced,
ensuring its rural landscape character is not lost, and that development outside the
development limits will be strictly controlled. Criterion 1 of the policy states that
development must be an accordance with the HRNP. The policy seeks to support
the rural economy, and Criterion 2 of the policy seeks to direct development to the
rural villages or near to a village. Criterion 8 of the policy indicates development
should where possible create and improve sustainable connectivity.

4.25 In view of the above, the Council’s Planning Policy section consider the
location of the site to be unsustainable, and that the site is isolated from services.
Dalton Piercy village has very limited services there is no shop, school or church,
though there is a village hall and some low skilled employment on the village farms
and surrounding farms.

4.26 It is noted that paragraph 78 of the NPPF sets out that to promote sustainable
development in rural areas, housing should be located where it will enhance or
maintain the vitality of rural communities. In view of the above however, the Council’s
Planning Policy section consider that, given the surrounding rural services are
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severely limited, the dwellings are likely to have a negligible positive impact upon the
rural economy and community.

Site Allocations / Designations

4.27 The application site lies outsider the development limits and has no designation
or allocation on the HLP Policies Map, however it is located within the allocated ‘Green
Gaps’ shown on the HRNP Policies Map, designated by policy GEN1 (Development
Limits) of the HRNP.

4.28 Policy GEN1 of the HRNP stipulates that development within the Green Gaps
shown on the Proposals Map will be permitted only in exceptional circumstances
where it does not compromise the openness of the countryside between the villages,
Hartlepool and Billingham.

4.29 The Hartlepool Rural Neighbourhood Plan Group (HRNPG) consider that
there are no exceptional circumstances (i.e. for the purposes of agriculture, forestry,
public infrastructure or to meet the housing and social needs of the local rural
community) identified in the application that would permit the development within the
Green Gap and beyond development limits. The HRNPG consider that the
application is inappropriate to the rural area and does not support the rural economy,
agricultural diversification, rural tourism or leisure developments, as required by
policy GENL1.

4.30 This view is shared by the Borough Council’s Planning Policy section, who
also note that adequate justification for the proposed dwellings has not been
provided, whilst it is acknowledged that the proposed dwellings are an extension to
existing development, the proposed dwellings encroach further into the Green Gap.
In light of this it is considered that the additional dwellings in this location would
compromise the integrity of the Green Gap and overall reduce the openness of the
area between Dalton Piercy and Elwick to the north, contrary to policy GEN1 of the
HRNP.

New Dwellings Outside of Development Limits

4.31 As established above, the proposals constitute new dwellings outside of
development limits, in which case policies RUR1 (Development in the Rural Area)
and RUR2 (New Dwellings Outside of Development Limits) of the HLP, the Borough
Council’'s adopted New Dwellings Outside of Development Limits (NDODL) SPD
(2015), policy H4 (Housing in the Countryside) of the HRNP, and paragraph 79 of
the NPPF, are relevant.

4.32 Policy RUR1 seeks to support the rural economy and development in the rural
area must be necessary for the viable operation of an acceptable rural based
businesses. The policy also indicates that for new dwellings in the rural area, the
development must meet the criteria set out in the New Dwellings Outside of
Development Limits (NDODL) Supplementary Planning Document (SPD) and be in
accordance with policy RUR2.
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4.33 The need for new dwellings in the countryside is driven by many factors; one
of the few circumstances in which residential development may be justified is when
accommodation is required to enable agricultural, forestry and other rural based
enterprise full-time workers to live at, or in the immediate vicinity of, their place of
work. Policy RUR2 of the Local Plan allows for new dwellings in the countryside
subject to the proposals being in accordance with criteria set out in the policy and
expanded upon in the NDODL SPD. The SPD sets out further guidance on how to
comply with policy RUR2. The SPD sets out when a justification test will be required
and details what information the applicant will be required to submit as part of the
justification test.

4.34 Policy RUR2 is considered to be the main consideration in the determination
of this application. The policy sets out that the Borough Council will only permit new
dwellings outside development limits if there is clear justification demonstrated by six
key criteria; (1) established functional need, (2) for rural based enterprise, (3) need
could not be met elsewhere, (4) dwellings are of a size commensurate to the
business, (5) the proposal accords with other plan policies and (6) where relevant
the development would secure the future of a heritage asset. These policy criteria
are not optional, the policy clearly states “only permitting....if there is clear
justification and it can be demonstrated”.

4.35 The applicant has not submitted information with regards to how the proposal
complies with the criteria in policy RUR2 and the NDODL SPD.

Taking this into account and applying the relevant policy tests for new dwellings
outside of development limits accordingly, in view of the submitted information, no
evidence has been provided to demonstrate that the proposed dwellings are for
essential rural workers, and are linked to an agricultural, forestry or other rural based
enterprise. As the dwellings are not linked to a rural enterprise, whether they are
commensurate to the size of the rural enterprise cannot be assessed. The Council’s
Planning Policy section consider that the proposals do not accord with other relevant
Local Plan policies. As there are no heritage assets within the vicinity of the site, the
sixth criterion is not applicable in this instance. In light of the above, the Council’s
Planning Policy section see no justification for the dwellings and thus consider that
the proposal does not accord with policy RUR2. The proposal is therefore also
considered to be contrary to policy RURL in this respect.

4.36 Similarly, policy H4 of the HRNP sets out that, outside village envelopes, new
housing will be supported only in exceptional circumstances. Criterion 1 to 4 set out
those circumstances (essential for agricultural employee, re use of existing buildings,
replacement dwellings and exceptional quality or innovative design). As above, the
Council’s Planning Policy section are of the view that no justification has been put
forward to show that the dwellings are for essential purposes. The proposal does not
re-use existing buildings or provide a replacement dwelling (it increases an existing
development, encroaching into the countryside) and there is no evidence to suggest
they will be of exceptional quality or innovative design. Furthermore, it is considered
that the dwellings would be unlikely to sustain rural services, firstly because there
are severely limited services to maintain within Dalton Piercy and secondly there is
no evidence to show that the residents would frequent Elwick village instead of the
urban area. The proposals are therefore also considered to be contrary to HRNP
Policy H4.
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Climate Change, Energy Efficiency and Renewable Energy

4.37 NPPF section 14 (Meeting the challenge of climate change, flooding and
coastal change) sets out how the planning system should support the transition to a
low carbon future in a changing climate, taking full account of flood risk and coastal
change.

4.38 HLP policy CC1 (Minimising and adapting to climate change) requires that for
major developments, 10% of the energy supply should be from decentralised and
renewable or low carbon sources. Where it can be demonstrated that this is not
feasible, the provision of the equivalent energy saving should be made by improving
the building fabric or a combination of energy provision and energy saving measures
that equates to the equivalent of 10%. The policy also requires major developments
include opportunities for charging electric and hybrid vehicles.

4.39 The ability of the scheme to mitigate its carbon emissions through the use of
renewable energy technology and electric vehicle charging points is particularly
important in this instance given its isolated location in the open countryside and
resulting reliance on private cars for access to employment and services.

4.40 In addition to the above, where the design and layout of the development,
construction methods and green infrastructure provision does not ensure greater
energy efficiency through solar gain, passive heating and cooling, natural light and
natural ventilation, the Borough Council will encourage the dwellings to be 10% more
efficient than that required by the building regulations through building fabric
improvements, in accordance with HLP policy QP7 (Energy Efficiency). The new
2022 building regulations do place a greater emphasis on energy efficiency of
dwellings and given that the homes will be built to modern building regulation
standards it is that the acknowledged that policy QP7 will be met and this
application, had it been recommended for approval would not require an energy
efficiency condition.

4.41 In view of the above, and whilst the principle of the development is ultimately
considered to be unacceptable, final details of renewable energy provision and
electric vehicle charging points could be secured by planning conditions had the
application been considered acceptable.

Planning Obligations

4.42 In the interests of providing sustainable development and in ensuring that
the proposal is acceptable in planning terms, and in accordance with Local Plan
policy QP1 (Planning Obligations), Rural Neighbourhood Plan policy PO1 (Planning
Obligations - Contributions Towards Meeting Community Infrastructure Priorities),
the adopted Planning Obligations SPD, and the requirements of consultees, the
following developer contributions will be required based on the current submission,
as set out below;

o Affordable housing (given that this site forms part of an existing development
site (extension to this) (18% would equate to 1.26 dwellings)
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o Play facilities - £250 per dwelling towards play in Dalton Piercy or the Village
Hall (£1,500)

e Built sports - £250 per dwelling towards the Village Hall and/or Summerhill
Country Park (£1,500)

e Tennis - £57.02 per dwelling towards provision the Village Hall and/or at
Brierton Sports Centre (£342.12)

e Playing pitches - £233.29 per dwelling for the Village Hall and/or pitches at
Rift House Recreation Ground (£1,399.74)

e Bowling green - £4.97 per dwellings for borough wide provisions (£29.82)

« Secondary school provision - (13.7 secondary school pupils per 100 dwelling
(0.137) 6 dwelling likely to generate 0.822 secondary school places. (The
cost of providing an additional secondary school place £14,102, and therefore
the contrition from this development would be 0.822 x £14,102.00 which
equates to £11,591.84).

« Provision of footpath link (west) to existing public right of way (Public Footpath
No0.03 Dalton Piercy Parish)(south west) including the upgrading of the PROW
and maintenance

e £1,400 Ecological Mitigation in respect to the Special Protection Area(s) as
identified through the Habitats Regulations Assessment HRA

« Long term management of surface water drainage infrastructure

e Long term management of any open space within the site

4.43 lItis acknowledged that the developer has agreed to 2no. affordable dwellings
being provided on the adjacent site (H/2022/0046), and agreed to all of the other
obligations, which Planning Policy considers to be acceptable. The aforementioned
contributions could have been secured by virtue of a Section 106 legal agreement,
had the application been considered acceptable in all other respects.

Principle of Development Conclusion

4.44 In conclusion, the principle of development in this instance is considered to be
unacceptable for the reasons set out in detail above and the proposals are therefore
considered to be contrary to policies LS1, CC1, RUR1 and RUR2 of the Hartlepool
Local Plan (2018), policies GEN1, H1 and H4 of the Hartlepool Rural Neighbourhood
Plan (2018), the New Dwellings Outside of Development Limits SPD (2015), the
Planning Obligations SPD (2015) and paragraphs 78 and 79 of the NPPF (2021).

VISUAL AMENITY OF THE SITE AND THE CHARACTER AND APPEARANCE OF
THE SURROUNDING AREA

4.45 Objections have been received from Dalton Parish Council and the Hartlepool
Rural Neighbourhood Plan Group with respect to the impact of the proposals on the
visual amenity of the site and the character and appearance of the area.

4.46 Policy QP4 (Layout and Design of Development) of the HLP seeks to ensure
all developments are designed to a high quality and positively enhance their location
and setting. Development should be of an appropriate layout, scale and form that
positively contributes to the Borough and reflects and enhances the distinctive
features, character and history of the local area, and respects the surrounding
buildings, structures and environment. Policy RUR1 (Development in the Rural Area)

3. 23.03.15 - Plan - 4.1 - Planning Applications 98 HARTLEPOOL BOROUGH COUNCIL



Planning Committee — 15 March 2023 4.1

of the HLP stipulates that development in the rural area should reuse existing buildings
or materials where possible, and enhance the quality, character and distinctiveness of
the immediate area, villages and landscapes. Policy NE1 (Natural Environment) of the
HLP requires all development ensures that the character, distinctiveness and quality
of the Borough'’s landscape is protected and, where appropriate, enhanced.

4.47 Policy GEN2 (Design Principles) of the HRNP stipulates that, amongst other
requirements, the design of new development should demonstrate, where
appropriate, how the design helps to create a sense of place and reinforces the
character of the village or rural area and how the design preserves and enhances
significant views and vistas.

4.48 NPPF paragraph 127 stipulates that planning decisions should ensure that
developments, amongst other requirements, will function well and add to the overall
quality of the area, are sympathetic to local character and history, including the
surrounding built environment and landscape setting, while not preventing or
discouraging appropriate innovation or change.

4.49 The Council’s Strategic Gap Assessment (2017) considered the landscape
value and capacity for change of the Strategic Gaps (HLP) and Green Gaps (HRNP)
along the western edge of the development limits of Hartlepool. As above, the
application site is located within the Green Gaps of Dalton Piercy allocated in the
HRNP, and the application site sits within an area of undulating farmland which was
assessed as having a high landscape value, with a strong sense of openness that
positively contributes to the setting of nearby settlement areas and a very low/low
capacity for change.

4.50 Itis acknowledged that the site is located adjacent to a developing residential
estate and the design of the new dwellings will be similar. However the site is
located in countryside outside the limits to development and within the Green Gaps
and represents therefore an unacceptable visual and physical intrusion into the
countryside to the detriment of the visual amenity of the site and the character and
appearance of the area contrary to policies RUR1, RUR2, and QP4 of the HLP and
policies GEN1 and GEN 2 of the HRNP.

AMENITY AND PRIVACY OF NEIGHBOURING LAND USERS AND FUTURE
OCCUPIERS

451 Paragraph 127 of the NPPF requires that planning decisions should ensure that
developments create places with a high standard of amenity for existing and future
users.

4.52 Policy QP4 (Layout and Design of Development) of the HLP requires, amongst
other provisions, that the Borough Council will seek to ensure all developments are
designed to a high quality and that development should not negatively impact upon
the relationship with existing and proposed neighbouring land uses and the amenity
of occupiers of adjoining or nearby properties by way of general disturbance,
overlooking and loss of privacy, overshadowing and visual intrusion particularly
relating to poor outlook. Proposals should also ensure that the provision of private
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amenity space is commensurate to the size of the development. Policy QP4 also
stipulates that, to ensure the privacy of residents and visitors is not significantly
negatively impacted in new housing development, the Borough Council seeks to
ensure adequate space is provided between houses. The above requirements are
reiterated in the Council’s recently adopted Residential Design SPD (2019).

4.53 The following minimum separation distances must therefore be adhered to:

e Principal elevation (i.e. any elevation containing a habitable room window) to
principal elevation - 20 metres.

e Gable elevation (i.e. those containing a blank or non-habitable room window)
to principal elevation - 10 metres.

454  Due to officer concerns with the proposed layout (the relationship between
plots 32 and 14) an acceptable amended layout plan was submitted The proposed
layout of the properties within the proposed scheme complies with the separation
distances identified within Policy QP4 of the Hartlepool Local Plan (2018) and
Residential Design Guide SPD (SPD), to include distances in excess of 10 m where
primary elevations face side elevations and in excess of 20m where primary
elevations face each other from the dwellings proposed, and therefore internal
relationships between plots are considered to be acceptable. It is anticipated that
appropriate boundary treatments will be provided between rear gardens, final details
of which could be secured by a planning condition, which would have been
recommended accordingly had the application been considered acceptable in all
other respects. Taking account of the above considerations regarding overlooking,
light, outlook, overbearing appearance and private amenity space, it is considered
the proposed development is acceptable in terms of amenity and privacy for all
existing and future occupants of nearby and neighbouring properties (Highgate
Meadows).

455 HBC Public Protection have been consulted and recommended a condition
on working hours and dispatches and deliveries from the site, had the proposal been
acceptable in all other respects a suitable condition could have been imposed on the
development.

456 Notwithstanding the aforementioned concerns with respect to the principle of
the development, the application is considered to be acceptable with respect to the
impact on neighbouring properties and future occupiers, subject to the identified
conditions, and in accordance with the relevant policies of the development plan and
relevant paragraphs of the NPPF in this respect.

HIGHWAY AND PEDESTRIAN SAFETY

4,57 The access to the development will be taken from the public highway between
3 and 4 Dalton Heights, which in turn links into the internal estate road of Highgate
Meadows. Each of the properties is to be served by a detached double garage.

4.58 Obijections have been received from neighbouring properties citing concerns

including the development having extremely poor vehicular access. This application
does not include any alterations to the vehicular access to the site, which was
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approved by virtue of planning permission H/2015/0353 and no such issues have
been raised by HBC Traffic & Transportation. Concerns are also raised that the
scheme will exacerbate existing access/parking problems and the impact on the
existing network in terms of capacity.

4.59 Initial concerns were raised by HBC Traffic and Transport, due to approx. 25
properties being accessed from a single length shared surface carriageway.
Although the HBC Design guide and specification allows up to 25 properties to be
accessed from such a carriageway, these would generally be accessed via short cul
de sacs. The concern raised was that the proposed design would therefore not be in
keeping with the design principles for Shared surfaces and would encourage vehicle
speeds above the desired design speed for such a road to the detriment of
pedestrian safety.

4.60 Amended plans were duly submitted, which included the provision of speed
humps, however these measures did not address the objection to make the
extension of the shared surface acceptable. Following further discussion between
officers and the applicant however further amended plans were submitted which will
provided an alternative pedestrian access which includes a 2m wide footpath from
the development, linking into the existing Public Right of Way (PROW) No.3 Dalton
Piercy Parish (west — south/west). The applicant has agreed to provide the link
including the upgrading of the PROW for a length of approximately 340 metres. This
footpath will finish at College Close, allowing pedestrian a safe access from vehicle
traffic.

4.61 HBC Traffic and Transport were consulted on the amended plans and
welcome the link and upgrading of the PROW. They considered these amendments
are sufficient to remove their objection to the proposed scheme and confirm that
there are no further Highway or traffic concerns with the proposal. Had the proposal
been considered acceptable the improvement works could have been secured
through a section 106 agreement, requiring detailed plans showing the construction
of the scheme and its completion prior to the occupation of the site.

4.62 Highways England have been consulted on the application and raised no
objection to the proposal in respect to impacts on the strategic road network.

4.63 The NPPF indicates that account should be taken of whether improvements
can be undertaken within the transport network that cost-effectively limits the
significant impacts of development. It goes on to advise that development should
only be prevented or refused on transport grounds where the residual cumulative
impacts of development are severe. The Councils Traffic and Transport section do
not considered that the traffic movements associated with an additional dwellings
within the village would result in a severe residual impact.

4.64  Notwithstanding the aforementioned concerns with respect to the principle of
the development, the application is considered to be acceptable with respect to the
impact on highway and pedestrian safety, subject to the identified planning
obligations and in accordance with the relevant policies of the development plan and
relevant paragraphs of the NPPF in this respect.

3.23.03.15 - Plan - 4.1 - Planning Applications 101 HARTLEPOOL BOROUGH COUNCIL



Planning Committee — 15 March 2023 4.1

ECOLOGY, NATURE CONSERVATION, LANDSCAPING AND TREES

4.65 Concerns have been raised from residents and Tees Wildlife Trust with regard
to the potential impact the development will have on wildlife and the nearby the
ancient woodland ‘The Howls’ which bounds the site.

4.66 HBC Ecologist raised concerns regarding the lack of buffer being provided
between the ancient woodland in the NW section of the site, including no fencing
being provided. The woodland at the Howls is classed as Ancient Semi-Natural
Woodland and is also designated as a Local Wildlife Site. There are several
potential effects from the proposed development, however there are mitigation
measures that can be taken to protect the Ancient Woodland and enhance
biodiversity. A buffer zone area is required to be maintained between the ancient
woodland and any development boundary, this can vary dependant on the type of
development. In this instance it has been recommended that a 15m buffer zone be
provided which includes a 5m ‘no build’ area within the rear garden boundaries of
plots 33 -36 (inc) and plot 38 and a 10m zone from the rear boundary fence to the
tree line with a new hawthorn hedge planted along the length of this boundary. An
ecological Impact assessment has been submitted (EIA) which details further
mitigation measures, including biodiversity enhancement in the form of bat roost and
bird nesting bricks being provided for each dwelling. An amended plan has been
submitted detailing landscaping and indicating the requested buffer between the
dwellings and the ancient woodland. The Councils Ecologist has been consulted on
the proposal and raises no objections subject to conditions securing the mitigation
measures, which would have been recommended accordingly had the application
been considered acceptable in all other respects.

4.67 The Council’s Arborcultural Officer has been consulted and raises no
objection to the proposal, however notes that there will be a requirement for tree
protection measures including an Arboricultural Method Statement (AMS) for all
works within the ancient woodland buffer zone, and a landscape management plan,
these details could be secured by appropriate planning conditions, which would have
been recommended accordingly had the application been considered acceptable in
all other respects.

4.68 The Council’s Landscape Architect has been consulted and considers that
insufficient landscape information as being provided. However, these details could
be secured by appropriate planning conditions, which would have been
recommended accordingly had the application been considered acceptable in all
other respects.

4.69 The impact of the development on the Teesmouth and Cleveland Coast SPA
& Ramsar site has also been considered in respect to indirect impacts arising from
future residents travelling to and using the protected area for recreation and nitrate
pollution impacts arising from the development.

1) Recreational impacts on designated sites

4.70 A Habitats Regulations Assessment (HRA Stage 1 screening) has been
undertaken by the Council’s Ecologist as the competent authority. This assessment
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concludes that there will be an increase in recreational disturbance. The
development is not covered by the Hartlepool Local Plan Mitigation strategy and
Delivery Plan, and triggers the requirement of HRA Stage 2 (Appropriate
Assessment) which concludes that a financial contribution of £1,400 will be required
to fund the Hartlepool Coastal Mitigation Scheme. The applicant has confirmed
agreement to this. In turn, Natural England have confirmed they have no objection
to the application subject to a suitable legal agreement to secure the financial
contribution. This could have been secured in a s106 legal agreement had the
application been considered acceptable in all other respects

2) Nitrate Pollution

4.71 During the course of the consideration of the application on 16 March 2022
Hartlepool Borough Council, along with our neighbouring authorities in the catchment
of the Tees, received formal notice from Natural England that the Teesmouth &
Cleveland Coast Special Protection Area/Ramsar (SPA) is now considered to be in
an unfavourable condition due to nutrient enrichment, in particular with nitrates,
which are polluting the protected area. Given the application would involve
residential development it is considered the proposals are ‘in scope’ for further
assessment. A Nutrient Budget Calculation (NNBC) has been undertaken, which
concludes that the application does not result in a net increase in nitrates as a result
of foul and surface water discharging to the Seaton Carew Waste Water Treatment
Works. A HRA Stage 1 Screening Assessment was duly completed by the Council’s
Ecologist which confirms there would not be a Likely Significant Effect on the
designated sites in terms of nitrate pollution. It has subsequently been confirmed
that surface water will be attenuated and discharged to a nearby watercourse.
Current Natural England guidance advise is that where a development is below EiA
thresholds (less than 150 dwellings etc), discharges its foul water to Seaton Carew
(or Billingham) STW and incorporates SUDS then any surface water impacts on on
nitrate pollution can be screened out. Therefore the impacts of the development
remain acceptable.

4.72 Natural England have been consulted on the HRA Stage 1 Screening
Assessment and have confirmed no objections, and therefore the application is
considered to be acceptable in this respect.

4.73  Notwithstanding the aforementioned concerns with respect to the principle of
the development, the application is considered to be acceptable with respect to the
impact on Ecology, Nature Conservation, Landscape Features and Tree Protection,
subject to the identified conditions and the completion of a s106 securing the
required planning obligations and in accordance with the relevant policies of the
development plan and relevant paragraphs of the NPPF in this respect.

FLOOD RISK AND DRAINAGE

4.74 The application is supported by a Flood Risk Assessment. The application site
is in Flood Zone 1 (low risk of flooding from rivers or the sea).

4.75 Objections have been received citing concerns with the discharge of untreated
water to the local watercourse.
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4.76 Foul water is to the public sewers whilst surface water (attenuated) will
discharge to a nearby watercourse.

4.77 The Council’s Flood Risk Officer has been consulted on the application and has
confirmed that they would have no objection to the proposals subject to a standard
planning condition to secure surface water management details and a planning
obligation to ensure the long term management of any infrastructure, which would
have been recommended accordingly had the application been considered acceptable
in all other respects.

4.78 In addition, Northumbrian Water (NWL) has not raised any concerns or
objections with respect to the application subject to a condition, however has
confirmed that a sewerage rising main runs along the western boundary of the site
and may be affected by the proposed development and that NWL do not permit a
building over or close to NWL apparatus. NWL has also confirmed that there may be
assets that are the responsibility of Northumbrian Water that are not yet included on
NWL records, advising that care should therefore be taken prior and during any
construction work with consideration to the presence of sewers on site. A suitable
informative note is therefore recommended to make the applicant aware of this.

4.79 No representations have been received from Environment Agency.

4.80 Notwithstanding the aforementioned concerns with respect to the principle of
the development, the application is considered to be acceptable with respect to the
impact on flood risk and drainage, subject to the identified conditions and planning
obligation, and in accordance with the relevant policies of the development plan and
relevant paragraphs of the NPPF in this respect.

HERITAGE ASSETS AND ARCHAEOLOGY

4.81 The application site is not within or adjacent to a conservation area, however
the site uses an established access which runs alongside a designated heritage
asset (College Farm, grade Il listed building). The Council’'s Head of Service for
Heritage and Open Spaces has been consulted and has confirmed that the proposal
would not impact on any listed buildings or locally listed buildings situated in Dalton
Piercy.

4.82 Tees Archaeology has been consulted and confirmed that the proposed
development is in an area of known archaeology. Tees Archaeology raise no
objections to the scheme but advise that it would be reasonable to request that the
developer records any archaeological remains that will be destroyed by the
development, (archaeological strip, map and record exercise) this would be in line
with NPPF paragraph 205 and can be secured by a planning condition, and this
would have been recommended accordingly had the application been considered
acceptable in all other respects.

4.83  Notwithstanding the aforementioned concerns with respect to the principle of

the development, the application is considered to be acceptable with respect to the
impact on heritage assets and archaeology, subject to the identified conditions, and

3.23.03.15 - Plan - 4.1 - Planning Applications 104 HARTLEPOOL BOROUGH COUNCIL



Planning Committee — 15 March 2023 4.1

in accordance with the relevant policies of the development plan and relevant
paragraphs of the NPPF in this respect.

OTHER PLANNING MATTERS
Land Contamination

4.84 HBC Engineers have been consulted and have advised that they have no
objection to proposals in respect of contaminated land. (It is noted within their
comments that within the supporting documents there appears to be a typing error,
an updated report has been received correcting the error andits contents noted).
They have however requested a standard condition to deal with any unexpected
contamination discovered during the works, which would have been recommended
accordingly had the application been considered acceptable in all other respects.

Public Rights of Way

4.85 The Council’'s Countryside Access Officer has confirmed that there is no
information to imply that there is any data relating to any recorded or unrecorded
public rights of way and/or permissive paths running through, abutting to or being
affected by the proposed development of this site.The applicant has agreed to
provide a link into the existing PROW, and also to upgrade the PROW which it is
envisaged will improvement accessibility to the public rights of way network. These
works at the developer expense. Had the proposal been otherwise considered
acceptable these works could have been secured by a S106 agreement.

Waste Management

4.86 The layout plan indicates sufficient space for the storage of bins within plot
boundaries. No objection or concerns have been received from the Council’'s Waste
Management section.

RESIDUAL MATTERS
Fire Safety and Access

4.87 Cleveland Fire Brigade has been consulted and has provided advice in
respect of the carrying capacity of shared driveways, access for emergency vehicles
and water supplies, confirming that further comments may be made through the
Building Regulations consultation process as required. An informative note to make
the applicant aware of this advice would have been recommended accordingly had
the application been considered acceptable in all other respects, however these are
principally Building Regulations matters and therefore this would be dealt with
through the Building Regulations process accordingly.

Utilities
4.88  Northern Powergrid has been consulted and has not raised any concerns or

objections in respect of the proposals, however has provided a Mains Record for the
applicant’s information and has provided advice in respect of any works in proximity
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to Northern Powergrid apparatus. This information has been forwarded to the
applicant and an informative note to make the applicant aware of this advice would
have been recommended accordingly had the application been considered
acceptable in all other respects.

4.89 Northern Gas Networks has been consulted and has not raised any
concerns or objections in respect of the proposals, however has provided a Mains
Record for the applicant’s information and has provided advice in respect of any
works in proximity to Northern Powergrid apparatus. This information has been
forwarded to the applicant and an informative note to make the applicant aware of
this advice would have been recommended accordingly had the application been
considered acceptable in all other respects.

Agricultural land

4.90 The NPPF defines the best and most versatile agricultural land as being
Grades 1, 2 and 3a. Based on Natural England/Defra’s ‘Agricultural Land
Classification’ map, the application site is rated as ‘good to moderate’. Whilst the
proposed development would result in the loss of agricultural land from production,
the loss is not considered to be significant enough to warrant refusal on this ground
alone.

Building Regulations

4.91 The Council’s Building Control section has confirmed that a Building
Regulation application is required for the works as described and an informative note
to make the applicant aware of this would have been recommended accordingly had
the application been considered acceptable in all other respects.

EQUALITY AND DIVERSITY CONSIDERATIONS

4.92  There is no evidence of equality or diversity implications.

SECTION 17 OF THE CRIME AND DISORDER ACT 1998 CONSIDERATIONS
4.93 The Crime and Disorder Act 1998 requires local authorities to consider crime
and disorder reduction in the exercise of all their duties, activities and decision-
making.

4.94  There are no Section 17 implications.

REASON FOR DECISION

4.95 It is considered by Officers that the proposal in the context of relevant

planning policies and material planning considerations is not acceptable as set out in
the Officer's Report.
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RECOMMENDATION — REFUSE for the following reasons

1.

In the opinion of the Local Planning Authority, the development would result in
new dwellings outside of the development limits defined in the Hartlepool
Local Plan (2018) and Hartlepool Rural Neighbourhood Plan (2018) where
new housing is allowed in only exceptional circumstances. The proposed
housing does not meet any of those exceptional circumstances. Further the
site is located in an area that has very limited sustainable transport links and
local services. It is considered that the proposal does not constitute
sustainable development. The proposal is therefore contrary to policies LS1,
RUR1 and RUR?2 of the Hartlepool Local Plan (2018), the Council's New
Dwellings Outside Development Limits SPD (2015), policies GEN1, H1 and
H4 of the Hartlepool Rural Neighbourhood Plan (2018) and paragraphs 79
and 80 of the NPPF (2021).

In the opinion of the Local Planning Authority, it is considered that by virtue of
the location of the proposed development outside of the development limits
defined in the Hartlepool Local Plan (2018) and Hartlepool Rural
Neighbourhood Plan (2018) the development would result in unacceptable
visual and physical intrusion into the countryside to the detriment of the visual
amenity of the site and the character and appearance of the area and that the
proposal would not enhance its location and setting, contrary to policies LS1,
RUR1, RUR2 and QP4 of the Hartlepool Local Plan (2018), policies GEN 1
and GEN2 of the Hartlepool Rural Neighbourhood Plan (2018) and
paragraphs 79 and 80 of the NPPF (2021).

In the opinion of the Local Planning Authority, it is considered that by virtue of
the location of the proposed development in the Green Gaps identified by the
Hartlepool Rural Neighbourhood Plan (2018), the proposed dwelling would
compromise the integrity of the Green Gaps by failing to preserve or enhance
the open character and distinctiveness of the countryside and as such would
be detrimental to the visual amenity of the application site as a whole and the
character and appearance of the surrounding rural area, contrary to policy
GENL1 of the Hartlepool Rural Neighbourhood Plan (2018) and paragraph 130
of the NPPF.

BACKGROUND PAPERS

4.96 Background papers can be viewed by the ‘attachments’ on the following

public

access page:
http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServlet?PKID=1441

45

4.97 Copies of the applications are available on-line:
http://eforms.hartlepool.qgov.uk/portal/serviets/ApplicationSearchServlet
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CONTACT OFFICER

4.98

Kieran Bostock

Assistant Director — Place Management
Level 3

Civic Centre

Hartlepool

TS24 8AY

Tel: (01429) 284291

E-mail: kieran.bostock@hartlepool.gov.uk

AUTHOR

4.99

Jane Tindall

Senior Planning Officer
Level 1

Civic Centre

Hartlepool

TS24 8AY

Tel: 01429 523284
E-mail: jane.tindall@hartlepool.gov.uk
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No: 5

Number: H/2022/0299

Applicant: ROBERTSON HOMES

Agent: LICHFIELDS THE ST NICHOLAS BUILDING ST
NICHOLAS STREET NEWCASTLE UPON TYNE NE1
1RF

Date valid: 28/07/2022

Development: Full planning permission for the erection of 143no.

dwellinghouses (Use Class C3) with associated
infrastructure, access and landscaping

Location: LAND WEST OF WYNYARD VILLAGE AND SOUTH OF
A689 WYNYARD BILLINGHAM

PURPOSE OF REPORT

1.1 An application has been submitted for the development highlighted within this
report accordingly Hartlepool Borough Council as Local Planning Authority is
required to make a decision on this application. This report outlines the material
considerations in relation to the proposal and presents a recommendation.

BACKGROUND
1.2 The following applications represent the relevant planning history:

H/2022/0382 — (Land West of Wynyard Village and South of the A689

Wynyard Billingham, TS21 3JG) Erection of 51no. dwellinghouses (Use Class C3)
with associated infrastructure, access and landscaping.

Pending consideration.

H/2021/0282 — (Land North of Duchy Homes, Wynyard Park) Outline planning
application with all matters reserved except for access (Amended site location plan
and reduction in the number of proposed dwellings from 29no. to 25 no.)

Permitted 18/01/22.

H/2021/0157 — (South of Wellington Gardens, Wynyard) Erection of 9 residential
dwellings (Use Class C3) with associated landscaping, highways and infrastructure
works.

Permitted 02/08/21.

H/2019/0473 — (Land at Wynyard Park) Residential development comprising erection
of 186 dwellings and associated works including access and landscaping.
Permitted 03/02/21.

H/2019/0226 (Land to the North of Hartlepool Road (A689) Residential development
comprising 243 houses including associated access link road connection,
infrastructure and open space.

Permitted 20/10/21.
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H/2016/0501 — (Land at Wynyard Woods West) Variation of condition 2 of planning
application H/2015/0386 for the erection of 64 dwellings, access and associated
works for the substitution of house types and alterations to layout.

Permitted 15/02/17.

H/2015/0386 — (Land at Wynyard Woods West) Erection of 64 dwellings
Permitted 01/04/16.

H/2014/0176 - (Land at Wynyard Woods West) Outline application for erection of
134 dwellings, provision of landscaping bund, access and other associated works.
Minded to grant subject to a S106 legal agreement never signed.

PROPOSAL

1.3 Full planning permission for the erection of 143no. dwellinghouses (Use Class
C3) with associated infrastructure, access and landscaping.

1.4 The application has been referred to Planning Committee, as there has been
more than 2 objections in line with the Council’s Scheme of Delegation.

SITE CONTEXT

1.5 The application site measures 11.23 hectares in area and is located to the west
of Wynyard Village, south of the A689. The site is currently undeveloped arable
land. A tree belt runs along the northern and western boundaries of the site. The
site would be accessed via Stoney Wood Drive, which provides access to the Dere
Street Homes and Cameron Hall developments to the east and south respectively.
The site is bound to the north by the A689 beyond which is the wider Wynyard Park,
to the west by the Castle Eden Walkway, to the south and east by residential
development.

1.6 Whilst it is noted that this proposal sits within the development limits of Wynyard
(LS1 and Rur2) the south eastern portion of the site where meets Stoney Wood
Drive is designated as a Green Wedge according to policy NE3 of the Local Plan.

PUBLICITY

1.7 The application was advertised by way of a site and press notice. To date, there
have been 75 objections and 1 general comment.

The concerns raised are:

Contrary to the development plan

Wynyard is too big

Loss of privacy

Loss of light

Loss of green space

Increased traffic resulting in increased noise

Increased traffic detrimental to highway safety

Contrary to the Wynyard Masterplan

Appearance and density of housing on Stoney Wood Drive

3.23.03.15 - Plan - 4.1 - Planning Applications 112 HARTLEPOOL BOROUGH COUNCIL



Planning Committee — 15 March 2023 4.1

Parking issues and obstruction on roads causing safety issues.

Lack of public services to existing residents including GP, shops, school places.
Improvements on services and infrastructure before further housing.

Too high a density

Over development

Adverse impact on wildlife

Adverse impact upon the character and appearance of the site and its surroundings.
Not enough trees proposed.

Over development

Insufficient public transport

Unsustainable development

Lack of cycle routes

Lack of green space

Lack of water pressure

Difficult to access for emergency vehicles.

No need for any more housing

There is no evidence of any commerce or services such as shops, doctors, dentist
etc. Been a resident in close proximity to this development we were of the
impression that a deer run wide open space way to Castle Eden Walkway. We were
told this by Robertson’s sales team when we bought our house. We are aware that
the owners of the present Robertson’s homes are having long delays getting jobs
done 1-2 years for some. They need to finish the homes that are already built before
they start anymore developments in this area.

| have a major objection to what appears to be a complete disregard by the applicant
to the Wynyard Masterplan 2019 (as adopted by HBC) specifically in reference to the
Green Infrastructure Framework section of that document.

Section 4.32 of the submitted Planning Statement is as follows and references the
Wynyard Masterplan 2019:-

4.32 Local Plan Policy HSG6 requires development at Wynyard Park ‘to accord with
an approved masterplan.’” As such, taking the policy wording into account and
following endorsement of the Wynyard Park Masterplan by the Council, we consider
the Masterplan to be a material planning consideration in the determination of
planning applications at Wynyard Park.

However, the existing Deer Run (from Wynyard Care Home to Stoney Wood Drive)
is, according to the Wynyard Masterplan, to be extended to the north of Stoney
Wood Drive (between the existing Charles Church and Dere Street developments)
for a significant distance to the north-west and continue west with a broad tree lined
corridor to create amenity access to the Castle Eden Walkway. This does not appear
to be the case with the submitted plans and is totally unacceptable.

Lack of Green Space

The existing housing offer at Wynyard is focussed primarily on the executive housing
market with a significant proportion of homes generally being large detached
dwellings set in an attractive large plot. Both Local Plans recognise the unique
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character Wynyard Village and seek to maintain the lower density executive housing
nature of the development in that part of the settlement.

The proposed plan will not allow for low density of housing. As you enter Stoney
Wood Drive through Coppice Lane and through the Dere Street development you will
then enter this new planning application area and then Charles Church and the
existing Robertson development with no space or green space between any of these
on the right hand side. This also ties in to the above point regarding the Deer run
which is meant to extend between Charles Church and Dere street development.

Robertson homes have had a huge number of issues and residents on the existing
site have been left with homes with huge problems. Perhaps a survey of existing
residents on Robertson’s and customer satisfaction should be proposed before they
are allowed to do the same to another 143 home owners.

The new school building is able to accommodate 420 pupils (Key Stage 1 and 2)
plus a 39 place nursery.

As of 2019, no secondary school provision has been secured within the Wynyard
area. Furthermore, given the executive housing nature of Wynyard Village a number
of students in the area attend private schools within the Borough.

There are a large number of Wynyard residents who are currently not able to secure
spaces at Wynyard Primary for their children. With a second primary school not due
until at least 2024 and on the other side. There is a serious lack of education
facilities. Bellway are still progressing their phase 2, Robertson’s original
development still has homes to complete and also Charles Church to finish. The
provision for education needs to be expanded before further development of homes.

Further lack of community facilities
There are no GP surgeries within Wynyard, with the nearest practices located in
Sedgefield and Billingham.

We need community facilities in that area not more houses. A secondary school,
community centre and retail outlets are paramount rather than this existing housing.

Wynyard contains one area (‘The Stables’) identified as a ‘Local Centre’ a type of
centre that serves a small catchment and typically includes a small supermarket
convenience store and a range of other small shops, services and community
facilities.’

Due to the expansion so far of Wynyard there is already huge pressure on these
facilities and the need for more, and as such adding further homes is increasing that
pressure.

The 143 homes is also not the complete number for this site as per the proposed

plan. Is there a planning reference for the homes outside of the red box backing the
Dere street development?
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Over development. This will cause high density housing which is against the
Wynyard Design.

Lack of green space, not in keeping with the Wynyard Masterplan. The master plan
shows a larger green area running adjacent to Coppice Lane, allowing for a
complete deer run from the site of the play park to the side of the road where the
new proposed plan is. The new proposed plan shows a much needed reduced
green deer run which has been replaced with houses. In the master plan houses
would be set back from the road and a green area maintained, however the new plan
shows houses crammed right up to the main road Coppice Lane.

| would have lost amenity as the view from the front of my house would be obscured
by houses, rather than green space.

Lak of infrastructure, there is only one road in to our development (Robertson Homes
Phase 1) and this is narrow and acts as a building site during the day for Dere
Street, and | would be the case of Robertson’s were to build the proposed site.

Health and safety issues. There are a number of existing health and safety issues
that pertain to Dere Street using Coppice Lane/Stoney Wood Driver as a live
building site. | have had near misses with construction equipment, the road is a
mess, paths often closed and we are scared to walk to school. | have reported this
before to Hartlepool Council. 1 am concerned that this will become the same with
Robertson’s as they will need to use the road as they build, like Dere Street have,
this will be unsafe and also a disturbance, children unable to walk to school and
safety vehicles such as fire engines unable to pass, this is in particular worse when
building houses right up to the boundary of the road as they have drawn them
without green space in front as expected.

Access — we will all have only one small road to get to our houses, and everyone will
have to pass through Wynyard Woods. The road system is not set up to cope with
the number of cars and as we don’t have public transport most houses have at least
two cars. Traffic will built up as will noise and risk for pedestrians.

Noise — again | have lived in Wynyard 8 years and have always lived on a building
site, | cannot escape noise and disturbance. | work from home and this is very
disruptive.

No facilities, again we are adding 143 new family homes with no family resources, no
buses, no secondary school, a bursting primary school with waiting lists, no
community centre, no GP, Wynyard is totally forgotten. More strain is put on existing
amenities.

Wildlife — I was particularly concerned about the presence of crested newts, how will
these be protected, have Natural England been consulted?

The land is the only remaining field for local wildlife. As the study shows they have
seen a lot of different species of animals and some of those are protected animals.
Just because concessions were made for the Bellway development regarding the
wildlife habitat loss | would hope it has not set a precedent.
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Border issues — this site falls on a border between Stockton and Hartlepool, it is easy
to over develop as one does not involve the other, a story of life in Wynyard. 1 live
across the road from the proposed site, but was not consulted due to being in a
different council.

Investment zones, as Hartlepool may become an investment zones, | am concerned
that that environmental issues may be overlooked in this planning case.

The deer run, green space access to castle Eden should be fulfilled as planned.

Robertson Homes have been terrible with the current site in Wynyard, people are still
waiting for their homes to be finished, why would building another site be beneficial.
The land they are intending to build on we questioned before we moved to Wynyard,
we were told it was a deer reserve and could not be built on, why has this suddenly
changed.

Concerns on sewerage and drainage as this has been an ongoing issue on the
estate.

The current proposal should be modified to allow a wider section of country park to
buffer between this new development and the Wynyard Woodland walkway. This
should be scaled in terms of the same width as that existing to the west.

The continued use of internal Wynyard Woods toads for heavy construction traffic
also remains an issue and this development should consider an alternative access
on the A689 which would be relatively east to add to the development given its
location. Itis time that long suffering residents of Wynyard Woods and is associated
roads are given respite from significant mud, dust and heavy vehicle noise which has
been present for years.

The area does not have the required road structure to support this.
There is no infrastructure.

Complete disruption to the existing occupants of Wynyard

High traffic

Destruction of green belt.

This was never in the original Wynyard plans.

| strongly object to this plan. The details of the plan do not conform to my
understanding of the master plan. The near total absence of green space and long
meadows that characterise Wynyard are not included in this plan. They also appear
to be building on the land that was not assigned for building. In fact, before moving
here we had enquired with the council about fields around Stony Drive and were told
that if there was to be aby future construction it would be in the field that is along the
remaining woodland. While it is unfortunate that the Council is keen to build
anywhere there is vacant land, the character of the village needs to be maintained
and any building in these remaining fields needs to be in harmony with the open
green spaces that characterise the village. This plan is the opposite of that.
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| would also strongly advise the Council to revisit the sustainability of that number of
houses. There are already significant problems with the existing infrastructure,
especially water pressure and water drainage issues. | do not see anything in these
plans that seek to address in any meaningful or tangible way sustainability regarding
local infrastructure.

Relatedly, | am very concerned about the ability of the existing roads and local
amenities to support that number of houses. There is not local GP (Sedgefield is the
closest), no post office in Wynyard, very limited public transportation options, and |
do not see any additional schools in the plans.

The plans need to be majorly changed to (1) respect the green requirements for
open meadows and wildlife protection needs. And (2) address transportation
pressures, utility requirements, the risks posed by increased traffic, and the high
pressures being placed locally without the resources to support community needs.

In particular, the planning proposal needs to be amended to respect the Masterplan’s
principle and areas that were actually approved for some future construction. This
application does neither of these things.

We strongly object to this proposed additional development on the grounds that we
understood that the green belt would be protected for all parties, including wildlife.
This was never part of the master plan and there was an understanding that there
would be green space between the different developments. There is a current lack
of infrastructure available and building more housing would impact on these limited
resources. As there is only one road into the proposed building site, the amount of
construction traffic would be horrendous, with filthy roads, additional rubbish, dust
and noise adding to the misery of local house owners. The local environment would
be greatly affected and a real impact on wildlife would result. It is time to consider
that the quality of life for the current residents versus profit.

This is a highly over ambitious plan to tarnish the philosophy of Hartlepool Council to
make Wynyard a model green village. | am surprised to see this highly greedy plan
to east up whatever green land is left in this particular location in an already densely
populated estate with lots of new houses built in the vicinity. It will also compromise
the welfare of the current residents in the willow drive with increased noise pollution
and spoiling their mental peace. | object to this plan and intend to move to court if
the plan goes ahead.

Health and safety issues.

During the building phase the only access appears to be via a single T-junction onto
Stoney Wood Drive and onto Coppice Lane and The Wynd, in fact through a large
part of the existing Wynyard residential area. For 143 new homes the traffic,
including large heavy vehicles, will be very significant. This is surely a physical risk
for existing residents though the existing narrow streets. The streets will surely also
be very muddy and inevitably choked with the vehicles of the many and various
contractors. The scale and duration will not only be a risk to physical health but also
be a major factor for the mental health of existing residents.
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The above concern is exacerbated by the plans for the construction which show
development up to the edges of the site in all directions. There is no obvious area
set aside for construction vehicles and delivery services so, inevitably Coppice Land
and Stoney Wood Drive will become part of a building site at least as bad as we see
the Dere Street Homes development going on this year.

After building is complete the traffic will be very significant via a single T-junction and
other streets of Wynyard. There is no on-site infrastructure for schools, post office,
shops, doctor, dentist etc. Everything needed will be via personal car transportation.
School run time will inevitably be chaotic and stressful and consequently dangerous.
Roads and junctions will be blocked with a tail-back. Both physical and mental
health issues to be considered.

Surely there must be an alternative plan to open up an access to this new
development directly from the A389, near the existing foot bridge to the north east of
the site. To continue with only the requested single access will be creating a
situation waiting for the inevitable disaster.

Access to the Castle Eden Walkway

Many people are using the existing walkway from Stoney Wood Drive, near the
Robertson’s Sales Suite and 1 Beck Close to the Castle Eden Walkway along the
southern edge of the site.

There is no evidence in the application that this access is to be kept open to the
public. To the contrary, all plans are showing the development of the site right up to
the treeline and old fencing. As a minimum there is no evident claims of keeping this
access open.

In the spirit of Wynyard overall development surely such public access routes must
be retained and respected respite the clear commercial interests of a developer to
use every square yard for this own benefit.

Such access is essential for the quality of living and, indeed the mental health of the
residents of existing and future developments.

The Wynyard Master Plan (November 2019) defines the relevant area of the current
planning application as Zone WV-E.

The Master Plan for this zone indicated ‘low density development of executive
dwellings.’

The definition of an Executive Dwelling is a building with over 2000 sq ft (198 sq m)
of space and a double or triples garages with driveways for at least two cars.

The existing Willow Drive development which is alongside the proposed
development area fits this category by providing large houses and plots in an
attractive setting.

The Robertson proposal does not comply with the requirements by aiming for 140+
2-storey houses and completely removing the existing green space that runs all the
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way from the established Wynyard Woods housing and contributes to the unique
character of the development.

The density of the proposed development would also significantly increase the
number of residents and associated volume of traffic, demands for doctors, schools,
etc. which again would impact the current standards of living in the Wynyard Village
community.

We urge Hartlepool Council to consider the value of the existing green space to the
current residents and wildlife above the potential huge profits sought by the
developers.

It is extremely disappointing that no was notified of this planning application within
the immediate area via post or signage on lamppost. Itis only be chance through
social media that we became aware and notified who also had no clue. It has not
allowed a fair appraisal for the planning application as most who will be impacted
until after the 21 days from posting. | hope that the council will take into account
when assessing the proposal. As also mentioned above the drawings do not
represent the area as it currently stands with the full Dere Street development.
Leading to guess work as to where things exactly sit in line with our properties.

We were all informed there would be some development but behind the brown
wooden fence, this proposal is taking the whole land and backing onto out existing
homes right up to Stoneywood Drive. This is not the idea of Wynyard a luxury and
low density. | urge the Council to object to this plan and ask the developers to resort
to the original agreed development area, giving green space between developments.

The Wynyard Masterplan (November 2019) defines the relevant area of the current
planning application as Zone WV-E.

The Master Plan for this Zone indicates Low Density Development of Executive
Dwellings. The definition of an Executive dwellings is a building with over 2000 sq ft
(198 sg m) of space and double or triple garages with driveways for at least two cars.

The existing Willow Drive development which is alongside the proposed
development area fits this category by providing large houses and plots in an
attractive setting.

The Robertson proposal does not comply with this requirement by aiming for 140
plus 2 storey houses and completely removing the existing green space that runs all
the way from the established Wynyard Woods housing and contributes to the unique
character of the development.

The density of the proposed development would also significantly increase the
number of residents and associated volume of traffic, demands for doctors, schools
etch which again would impact the current standard of living in the Wynyard Village
community.

| wish to raise the strongest possible objection to this blatant disregard of the
Wynyard Masterplan and the destruction of the green space for the Wynyard
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community. There is already a lack of green space and amenities (schools, shops,
medical care, etc. in Wynyard and this development will further compound the
problem. The deer run is a core value of this local community which contributes to
the wellbeing of residents, wildlife and the surrounding environment. The destruction
of such a vital part of this ecosystem would have more damage to the local area than
you may believe.

Where is the consideration for the existing residents.

| wish to raise the strongest possible objection to this blatant disregard to the
Wynyard Masterplan and the destruction of the green space for the Wynyard
Masterplan and the destruction of the green space for the Wynyard community.
There is already a lack of green space and amenities (schools, shops, medical care,
etc) in Wynyard and this development will further compound the problem. The deer
run is a core value of this local community, which contributes to the wellbeing of
residents, wildlife and the surrounding environment. The destruction of such a vital
part of this ecosystem would have more damage to the local area than you may
believe.

Where is the consideration for existing residents? The increased building traffic will
present a danger to our children and families on their home roads this has gone on
long enough. The noise pollution, air pollution and general dirt/dust in area is getting
intolerable.

How can the council approve this? This development plan goes completely against
the ethos of the out promised plan for low density executive dwellings, and it will be
to the detriment of the entire community wishing to enjoy Wynyard and the access to
the Eden walkway.

| object to these plans entirely. The Council must reject this bid.

We bought into the Wynyard Master plan specifically because of the assurance that
the green open spaces known as Deer Run would be preserved.

| feel even more disappointed that none of our street were informed by post of this
application so that we could raise our objections in good time. This neighbouring
development will impact our daily living for the next few years it is goes ahead.
Surely it would have been courteous to let us know the intensions. Or is this
common practice when builders and developers are trying to obtain planning
permission. The less people that know the less objections will be received ensuring
a done deal.

And finally do we really need another 143 houses squeezed onto that section of land
not enough schools, doctors, supermarkets or transport systems to support the
growth? Or is it greed over need? | strongly object.

The Hartlepool Local Plan repeatedly stresses the importance and centrality of

sustainability across multiple areas. | see no grounds for viewing the proposed
development as sustainable in any measure.
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There is not sustainable transport network in Wynyard that reliably and usefully
connects residents to the major employment areas in the region, or even local shops
and amenities. Wynyard is very much a commuter village. Excluding those of
school age or who are retired, and assuming that not everybody works at home, it is
reasonable to assume that a significantly large proportion of residents of Wynyard
need to commute to work. There has already been a very sizeable increase in
housing and thus the local population — and another development of over 100
properties will place even more strain on transportation infrastructure that it either
unable to cope with the constant increasing pressures or does not actually exist.

The development proposal is assuming that all transpiration trips are made by car.
There is a limited bus network in the area and for those who commute further afield
(Darlington, Durham, Hartlepool, Middlesbrough, Newcastle, etc.) there are no train
stations nearby and the primary (if not the only) option is either single vehicle
occupancy journeys or taxi. With the current financial situation facing the country,
and the well-known political matter pertaining to under-investment in the Northeast of
England when compared to the South, we can safely assume that there will be no
large-scale infrastructure projects in the future to improve the already poor public
transportation infrastructure and services in the region. Single occupancy journeys
will be the norm.

As a result, we can safely assume that the development will yield at least 200 (if not
much more) regular journeys at peak times, as it is highly likely that each household
will have two cares (at least). The local roads are not suitable for the large increase
in traffic and that the housing developments in Wynyard are producing. All journeys
in and out of Wynyard that matter for the purpose of this proposal rely on Coppice
Lane and Wynyard Woods. Currently, the increase in vehicular use of Coppice Lane
in particular is already noticeable created considerable safety concerns (people drive
too fast). These are not commuter roads, but residential roads with residential
driveways accessing the road. There is also an appalling lack of pedestrian
crossings. Coppice Lane in particular, and sections of Wynyard Woods, are not
designed to safely and sustainably function as commuter roads. This development t
will place undue pressure on these roads in ways that are dangerous to pedestrians,
residents and drivers, and it unsustainable.

| would expect that the developers would counter that Stoney Wood Drive will
eventually connect to an additional exit/entry point to Wynyard Woods, thus
ostensibly alleviating traffic along Coppice Lane and North side of Wynyard Woods.
However, the reality is that most people will drive the shortest route, and the amount
of traffic that this development will produce will transform Coppice Lane and
Wynyard Woods into a major thoroughfare of traffic, posing risks to residents,
making it difficult to access/exit your driveway, and possibly even making it hard to
turn into/out of Willow Road, Black Spruce Wood or Coppice Lane, it would also very
quickly produce traffic congestion. The roads are simply not wide enough to easily
accommodate any parked vehicles with a regular flow of traffic. More traffic is also
likely to increase driver anxiety, which can also lead to increased driving speeds, and
we know that the majority of traffic incidents (accidents) tend to happen close to
home. A major increase of traffic will likely pose a risk of significant harm to existing
residents by dramatically changing the nature of local residential roads into a
significant commuter thoroughfare. In the context of commuting, it is important to
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note that there are no other entry points to the A689 that residents of this
development can access. This development will transform Coppice Lane and
Wynyard Woods into a mini-commuting highway.

Moreover, there are remarkably few local amenities. There is no local post office.
There is only a small Co-op. No butcher. Wynyard Hall Care and the Glass House
restaurant can only be easily accessed by car (there is no pedestrian route from the
village, and the final section to the café/restaurant not having any pedestrian access
along the road at all — it is surprising the Council has not pushed for pedestrian
access to the Hall from the Village). There is also no local sports pitch or athletic
leisure centre. The list goes on. Consequently, almost every journey will require
transportation by car to one of the larger villages/towns nearby, further stressing
Coppice Lane and Wynyard Woods and the A689. The traffic increase that this
development will produce could be the final straw that breaks the back of the local
infrastructure, which | consider is already strained. The parking at the local Co-Op
for example was not built to cope with the increasingly large number of residents and
people are now parking unsafely in that parking lot in absence of any alterative.

This application does not conform to the Wynyard Master Plan, approved by both
Stockton and Hartlepool Councils. What is the point of having a Master Plan if it is
then completely disregarded?

The proposal is for a single road from Stoneywood Drive into the development of 143
houses, with another 51 houses to be developed at a later date. Given the size and
style of the houses proposed it is not unreasonable to assume an average of 1.75
cars per household (especially as Hartlepool Councils own planning guidelines
require a minimum of 3 car parking spaces for houses with 4 or more bedrooms and
poor public transport links) - a total of 340 cars. Even if only half that number (170
cars) are trying to exit this proposed development at one time such as rush hour or
school run, that will lead to significant congestion at the access point. There will be
significant traffic coming from the Charles Church Development making exit from the
development onto Stoneywood Drive/Coppice Lane extremely difficult, inevitably
leading to frustration, dangerous manoeuvres and ultimately accidents. It will also
cause further knock-on congestion as the vehicles try to exit Coppice Lane onto
Wynyard Woods. All the vehicles from the Charles Church development, existing
Robertson Homes development and Dere Street Homes as well as the new
proposed developments will then need to exit Wynyard Woods onto The Wynd to
access the A689. The road system and junctions are just not set up for this volume
of traffic at peak hours.

The existing work at Dere Street has caused major problems with construction and
delivery vehicles blocking Coppice Lane on a regular basis. The amount of mud on
the roads actually makes driving on the road dangerous, | have skidded on more
than one occasion. The safety issues mean that this application should be rejected.

The amount of waste that the builders leave on the roadside is an environmental
disgrace, with obvious impact on local wildlife.

When we bought our property in 2022 we were categorically assured by a
representative of Robertson Homes that the land subject to this application would not
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be built on as it would contravene the Wynyard Master Plan, and it was intended to
form a corridor for wildlife to transit. If Hartlepool Council is serious about
maintaining its environment and wildlife it should reject this application.

There is a total lack of sustainability to this proposal. Currently there is one primary
school for the whole of Wynyard, which is oversubscribed. There is one shop and
one pub/restaurant and no doctors surgery. There is no secondary school to serve
both parts of Wynyard, meaning that children are bussed or driven out of the area to
schools in surrounding towns. This is not environmentally friendly or sustainable in
the medium term as the population of schoolchildren grows. Both parts of Wynyard
are significantly under-resourced in terms of local amenities. This application should
be rejected on the basis of lack of amenities.

The application talks about sustainability, and even mentions public transport. Apart
from the Tees Flex | am not aware of any public transport serving Wynyard Village.
The lack of good public transport and local amenities forces people to travel out of
the village by car. This is not sustainable in any timeframe.

Currently there is a footpath from Stoneywood Drive, opposite 1 Beck Close, to the
Castle Eden Walkway. It would appear from the application from Robertson Homes
that this footpath will be eliminated by the development. If Hartlepool Council is
serious about encouraging healthy exercise then this footpath should be maintained.

There is a lack of sustainable amenities for teenagers in Wynyard. There are a few
small play areas for younger children, but a woeful lack of amenities such as
basketball/football courts for older children and teenagers. Given the demographic
that will be expected to purchase these proposed houses there will only be more
teenagers who have nothing to do.

The application mentions that facilities/amenities are available in Wolviston. That is
clearly incorrect. Wolviston is a small village with limited facilities. Itis at leasta 7
minute drive from the proposed development, and significantly longer at peak hours.
To suggest that residents can access services in Wolviston is, putting it mildly,
disingenuous at best.

Contrary to the Wynyard Masterplan

Adverse impact on highway safety

Insufficient car parking

Construction traffic blocking existing roads

Mud and dust on the roads making driving dangerous.

Rubbish and construction waste dumped by the roadside..

Lack of facilities

It is not sustainable

Insufficient public transport

Lack of access routes to the countryside

Sick of successive applications submitted for the same site.

Adverse impact upon the character and appearance.

The following section taken from my original objection to the development has not

been changed in the revised plans at all and therefore it is still contrary to the
Wynyard Masterplan 2019 with the access to the walkway far too narrow and the
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houses much too close to Stoney Wood Drive... "However, the existing Deer Run
(from Wynyard Care Home to Stoney Wood Drive) is, according to the Wynyard
Masterplan, to be extended to the north of Stoney Wood Drive (between the existing
Charles Church and Dere Street developments) for a significant distance to the
north-west and continue west with a broad tree lined corridor to create amenity
access to the Castle Eden Walkway. This does not appear to be the case with the
submitted plans and is totally unacceptable.” | suggest the planning committee take
a close look at the Masterplan and compare it with this application.

| would request that an access route be provided direct from the A689 through a new
access road - Wynard Woods and Coppice Lane cannot accommodate additional
traffic.

In addition the current Robertson estate in Wynard which is north from the proposed
development already has access issues with the Dere Home development which
seems to have taken over the entire area with considerable contractor parking
leading to difficulties in leaving the estate - this has been raised with Dere Homes on
a number of occasions and | am ready to raise a HSE action if matters do not
improve in the New Year

In short all construction traffic and contractor parking should be directly off the A689
as opposed to ploughing through the village

Whilst | would welcome anyone to enjoy the natural beauty of the Wynyard estate we
are now reaching physical capacity in a number of critical areas including but not
limited to access to village - currently the two points of access of the A689 are
already running at full capacity and the additional access route is essential for a
development traffic & construction noise ¢ contractor parking retail - currently there is
room for only one retail unit and no space allocated for any other retail /

commercial developments health - given influx of further families the health care
provision must be augmented as there is no local surgery.

The amendments do not overcome my previous concerns.
Original objections still stand, houses still overcrowded and lack of bike
path/walkway that is not a mud pit to castle Eden walkway.

1 general comment has been received raising the following issues;

The updated application shows a path along the southern edge of the site. Thisis a
really positive improvement. The cross-section refers to a grass surface. Please,
please put an aggregate surface so that the many walkers do not get bogged down
in the mud, and please, please put the path as one of the first scheduled items of the
development rather than waiting until the end.

1.8 Background papers can be viewed by clicking on the following link
http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServilet and then
typing the application reference number H/2022/0299 into the relevant search box.
The background papers can be viewed by clicking on the ‘attachments’ link.

1.9 The period for publicity has expired.

CONSULTATIONS
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1.10 The following consultation replies have been received:

HBC Traffic and Transport

This development does not form part of the National Highways Mini-Infrastructure
study. The developer has indicated that the development H/2014/0176 has been
identified in the Mini-infrastructure study and has been allocated 134 Houses which
can come forward prior to the identified Mitigation Measures on the A19 / Wolviston
junction being completed. This application has since been superseded by
H/2015/0386, which is for 64 dwellings leaving a surplus 70 properties which can be
constructed prior to the mitigation scheme being delivered.

The developer as agreed a £70k contribution to help fund identified improvements to
the A689 / The Meadows roundabout, this contribution is most welcome.

Further to my previous comments, | can confirm that the developer has amended the
plans to splay the drive crossings and construct the crossings to the Councils
Tarmac specification. | can therefore confirm that there are no highway or traffic
concerns with this application.

HBC Public Protection
| have no objections to this application subject to the following conditions:

There should be a 4 metre high earth bund created to the northern edge of the site
as detailed in section 8 sub section 8.2.1 of the accompanying Noise Report to
protect the dwellings from noise generated by traffic on the

A689.

The glazing and ventilation referred to in 8.5.1 and Table 7 of the Noise report must
be installed to the identified properties.

The working hours for all construction activities on this site are limited to between
08:00 and 18:00 Mondays to Fridays and 09:00 to 13:00 Saturdays and not at all on
a Sunday or Public Holidays. Any deliveries or collections at the site must also be
limited to these hours as well.

No open burning shall be permitted on site at any time.
Adequate dust suppression facilities must be on site during construction work.

| would require the provision of a wheel washing facility to the entrance/exit of the
site.

HBC Engineering Consultancy

In response to your consultation on the above amended application we have no
objection in principle to proposals in respect of surface water management or
contaminated land. Please include our standard unexpected contamination condition
and the condition shown below on any permission issued for proposals,

Notwithstanding the submitted information, no development shall take place until a
detailed design and associated management and maintenance plan of surface water
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drainage for the site based on sustainable drainage principles and an assessment of
the hydrological and hydrogeological context of the development has been submitted
to and approved in writing by the Local Planning Authority. The surface water
drainage design shall demonstrate that the surface water runoff generated during
rainfall events up to and including the 1 in 100 years rainfall event, to include for
climate change and urban creep, will not exceed the run-off from the undeveloped
site following the corresponding rainfall event. The approved drainage system shall
be implemented in accordance with the approved detailed design prior to completion
of the development.
The scheme shall demonstrate that the surface water drainage system(s) are
designed in accordance with the standards detailed in the Tees Valley SuDS Design
Guide and Local Standards (or any subsequent update or replacement for that
document).

To prevent the increased risk of flooding; to ensure the future maintenance of
the sustainable drainage system, to improve and protect water quality and improve
habitat and amenity.

HBC Ecologist

| have noted the comments from Graham Megson of 31/10/2022.

Graham noted that the Biodiversity Metric 3.1 report and LEMP were outstanding. In
addition, an Amphibian (GCN) Method Statement was requested by Graham
needed. In addition, Graham stated that compensation measures for some species
were needed. The Biodiversity Net Gain report has now been submitted (February
2023). | have reviewed these documents what are satisfactory.

| am happy to condition the amphibian method statement, but | would like to see this
as a pre-commencement condition (as it will need to describe the mitigation required
during site clearance) which should be submitted as a pre-commencement condition
for review by the LPA in advance of any vegetation clearance on site. Although the
report acknowledges that Great Crested Newt is known to be present within the
wider area of the site the records search suggests breeding ponds lie beyond 500m
of the site. A pre-commencement condition is therefore suitable (Condition 1):

1. No part of the development hereby approved shall take place until a plan detailing
the mitigation to reduce adverse impacts on amphibians and particularly Great
Crested Newt showing the vegetation to be cleared/removed has been submitted to
and approved in writing by the Local Planning Authority. The submitted details will
include a timetable of when the vegetation shall be removed. Thereatfter, the
development shall take place in accordance with the approved details.

Reason: In the interests of Great Crested Newt and conservation of common
amphibians.

| am happy that any remaining mitigation measures can be incorporated into a pre-
commencement Construction Environmental Management Plan (CEMP) — Condition
2:

2. No part of the development hereby approved shall take place until a Construction
Environmental Management Plan (CEMP) has been submitted to and approved in
writing by the Local Planning Authority. The CEMP shall set out as a minimum site-
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specific measure to control and monitor impacts in relation to construction traffic,
noise, vibration, dust and air pollution, land contamination, disturbance to ecology
and ground water. Thereafter, the development shall be carried out in accordance
with the approved CEMP.

Reason: To safeguard the amenities of residents and to minimise the disruption
caused to ecology.

The details presented in the BNG Plan (February 2023) need to be incorporated
within a Biodiversity Net Gain Plan, which should be submitted as a pre-
commencement condition for review by the LPA in advance of any activities on site —
Condition 3.

3. Notwithstanding Condition 1, (approved plans condition not these conditions) no
part of the development hereby approved shall take place until full details presented
in the Biodiversity Net Gain Plan including a timetable for its implementation has
been submitted to and approved in writing by the Local Planning Authority.
Thereatfter, the development shall be carried out in accordance with the approved
details.

Reason: In the interests of biodiversity.

To satisfy the NPPF (2018) paragraph 170 d) requirement for Biodiversity
Enhancement the following should be conditioned (Condition 4):

4. The site is adjacent to open countryside which supports declining bat and bird
populations, which could benefit from the provision of integral bat roost bricks and
integral bird nest bricks. Each dwelling should be built with two integral bird nest
brick for either sparrows or starlings, to be >3m above ground level (house or
garage) or two integral bat roost brick to be >3m above ground level (house or
garage). The bricks should be in sunlight for part of the day, therefore a sunny
location on the east or south facing side of the building is preferred.

Informative
The following examples would be suitable:
HABIBAT

Bat Tiles

| have no further issues regarding this application with the recommendation of the
fore mentioned conditions.

HRA
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| have prepared a Habitats Regulations Assessment (HRA) for Nutrient Neutrality and
Recreational disturbance and the findings are as follows.

Nutrient Neutrality and Recreational disturbance Likely Significant Effect (LSE)

considered.
LSE Yes/ No
Nutrient Neutrality Yes
Recreational disturbance Yes

European Sites screened in.
Site Screened in
Teesmouth and Cleveland SPA and Ramsar Site Yes
Northumberland SPA No
Durham Coast Special Area of Conservation (SAC) No
Castle Eden Dene SAC No
Others (specify if applicable) No
Proposal directly connected with or necessary to the No
management of the site for nature conservation.

Site relationship with T&CC SPA and Ramsar Site
Within river catchment Yes
Waste-water Treatment Works - Seaton Carew No
Waste-water Treatment Works - Billingham Yes
Area (Ha) 11.23
Existing land use Cereals

Planned land use

Residential urban
land

Additional kg of Total Nutrients to mitigate 0
Distance by road to closest N2K site boundary (if 9.5 km
applicable)

Increase in number of dwellings (if appropriate) 143
Cost/dwelling for distance (if applicable) £50
Cost/dwelling for SANGS (if applicable) £100
Total cost/dwelling (if applicable) £150
Total cost for development £21,450
Outstanding LSE (not mitigated) No
HRA stage 2 Appropriate Assessment required No

HBC Arboricultural Officer

The Arboricultutral Impact Assessment provides all the necessary information

needed in relation to the impact on the trees on the site. There is one small area of
conflict with the RPA in the south west corner of the development where the property
boundary/fence is within the RPA of the trees to be protected in tree group 1. This is
however minimal and will not have an adverse effect on the development. The
protective fencing within appendix 7 of the AIA has been moved within the RPA in
this location to adjust for the boundary issue.
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The trees selected within the planting scheme are bio-diverse and provide good
benefits to the site. A condition should be added that if within a period of five years
from the dare of the planting of any tree, or any tree planted as a replacement for it,
is removed uprooted, destroyed, dies or becomes in the opinion of the Local
Planning Authority seriously damaged, or defective, another trees of the same
species and size as that originally planted shall be planted in the same place, unless
the Local Planning Authority gives its written consent to any variation.

HBC Landscape Architect
No landscape and visual issues with the proposed amendments.

HBC Countryside Access Officer

The ‘Amended Plans Informal Footpath Routes’, shows the route of the path that
Dere Street Homes installed earlier this year. The cross section drawing of the
‘proposed footpath' is exactly the one used by Dere Street Homes, when they
submitted plans of their required installation/creation of this new footpath. Are
Robertson homes stating that they are going to install a new path on top of the one
already installed earlier this year, or are they suggesting that they will, instead,
improve the existing surface with an aggregate one, for the benefit of the walking
public.

This point does need to be cleared up and | suggest that the agent and or the
developer contact me to discuss this further.

The applicant has also added link paths from their roads and pavements to link to
this path and directly, in one instance, to the Castle Eden Walkway. These are very
welcome and show that the developer is looking to provide sustainable routes
directly to the Walkway as well as to the informal footpath, as shown in the amended
plans.

They have also shown the widths in metres along the route of the informal footpath
and all of them, including the most restricted narrow points are above what is
required for the path including some extra room on either side of the path.

As requested above, a meeting with the agent and developer would assist in clearing
up the above points raised, rather than a simple email reply.

HBC Waste Services

Developers are expected provide and ensure at the point of first occupancy that all
new developments have the necessary waste bins/ receptacles to enable the
occupier to comply with the waste presentation and collection requirements in
operation at that time.

Developers can choose to enter an undertaking to pay the Council for delivery and
associated administration costs for the provision of bins/ receptacles required for
each new development. These charges are a one-off cost and the bins remain the
property of the Council. Alternatively, developers are required to source and provide
containers which meet the specifications necessary for the required bins/ receptacles
to be compatible with the Council’s waste collection service and vehicle load handing
equipment.
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Please see our ‘Developer Guidance Waste and Recycling for new properties’
document which can be found at www.hartlepool.gov.uk/usingyourbins for further
information.

HBC Economic Growth Manager
We have reviewed the proposed applications and have no concerns from an
Economic Growth Perspective.

Tees Archaeology

Thank you for the consultation on this application. The site has already been
evaluated and was found to be of low archaeological potential. We have no
objections to the proposed development and no further archaeological work is
needed.

Cleveland Fire Brigade
No representations regarding the development as proposed.

However, Access and Water Supplies should meet the requirements as set out in:
Approved Document B. Volume 1:2019, Section B5 for Dwellings

It should be noted that Cleveland Fire Brigade now utilise a Magirius Multistar
Combined Aerial Rescue Pump (CARP) which has a vehicle weight of 17.5 tonnes.
This greater than the specified weight in AD B Vol 1Secrtion B5 Table 13.1.

It should be confirmed that ‘shared driveways’ and ‘emergency turning head’ areas
meet the minimum carrying capacity requirements as per ADB Vol1l, Section B5:
Table 13.1 and in line with the advice provided regarding the CARP above.

Further comments may be made through the building regulation consultation process
as required.

Cleveland Police

Police have no objections though development is located in a lower than average
crime rate we would always recommend that doors and accessible windows are to a
good level of security doors and windows certified to PAS24 2016 would provided
this it also important to have good lighting to all roads and footpaths lighting that
complies with BS 5489 would ensure this. It is also important that any rear /side
boundaries to open land deter intrusion to rear gardens boundaries require to be a
min of 1.8m with no climbing aids.

Northern Powergrid

No objections to make providing that our rights are not affected and will continue to
enjoy rights to access to the apparatus for any maintenance, replacement or renewal
works necessary.

Northern Gas Networks

No objections to these proposals, however there may be apparatus in the area that
may be at risk during constructions works and should the planning application be
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approved, then we require the promoter of the works to contact us directly to discuss
our requirements in detail. Should diversionary works be required these will be fully
chargeable.

North East and North Cumbria Integrated Care Board

| am writing in response to the above planning application currently being evaluated
by you. Please see below for the required contribution should the scheme be
approved.

Local surgeries are part of CCG wide plans to improve GP access and would be
likely beneficiaries of any S106 funds secured.

Local GP Practices are keen to maintain/improve their access, and an increase in
patient numbers may require adjustments to existing premises/access methods.
Please be advised that we would be unable to guarantee to provide sustainable
health services in these areas in future, should contributions not be upheld by
developers.

In calculating developer contribution, we use the Premises Maxima guidance which
is available publicly. This assumes a population growth rate of 2.3 people per new
dwelling and we link this increase to the nearest practice to the development for
ease of calculation.

We use NHS Property Services build cost rate £3,000 per square metre to calculate
the total financial requirement.

This reflects the current positon based on information know at the time of
responding. The NHS reserves the right however to review this if factors change
before a final application is approved.

Total contribution being sought £69,069.

Wynyard Parish Council

Wynyard Parish Council (Hartlepool) note the recent amendments made by the
developer following the initial stages of this application. However it appears that no
changes have been made to the overall number of properties for this development
and as expected the attached neighbouring site which was shown on the application
for a further 51 properties has now been submitted under a separate application -
H/2022/0382.

In line with the views expressed by residents who attended our October meeting,
further residents attended our November meeting to express their similar concerns.
Wynyard Parish Council (Hartlepool) wish to reiterate both residents and our
concerns regarding this amended application and the link associated with the
attached neighbouring planning application H/2022/0382 for which we have
submitted comment separately.

1) Over development - This parcel of land was initially subject to a previous planning

application (H/2014/0176) which approval was recommended for a maximum of 134
dwellings, with additional restrictions. This new application is for 143 dwellings on a
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smaller section of the total site with a planned separate application (H/2022/0382) for
a further 51 dwellings. This would make the total number for the whole of the
planned site to194 dwellings - an increase of 60 dwellings on the previously
recommended maximum for the total site!

This is in contravention of the Wynyard Master Plan which was approved by both
Hartlepool and Stockton Borough councils.

2) Increased Traffic Flow - The above development will add significant vehicle
movement onto Stoney Wood Drive, Coppice Lane, Wynyard Woods and ultimately
The Wynd and A689 traffic controlled roundabout. Whilst traffic assessments
documents have been submitted these appear to be very conservative and suggest
a minor increase in additional traffic flow. Our view is that upon completion with an
average of two cars per dwelling this will mean a further potential 298 vehicle
movements at peak times onto an already busy route. This does not take into
account increased construction traffic movements during the construction phases.

3) Sustainability - Wynyard Park and Wynyard Village are currently served by one
Primary school, a small convenience store, a pharmacy and a public house. Whilst
plans have been or are being submitted for a further public house, local centre
shopping/retail area and an additional primary school on the Wynyard Park area,
these are not yet in place and may not be for a further 2-3 years. therefore any new
planning applications of this magnitude should be withheld until all public amenities
have been completed. Whilst it is noted in the amended application that the
developer is making contributions to S106 obligations it would suggest that these
may be used across the borough and not secured for Wynyard Village. WPC(H)
strongly object to S106 obligations potentially being denied to the area and wish to
ensure that amenities such as a General Practice, Post Office, Recreational/sports
facilities for all age groups, Community Centre and Secondary School be secured
under S106 agreements with specific timeframes for completion across Wynyard
Village as a whole.

4) H&S - Due to its location within Wynyard Village, construction traffic will have to
navigate its pathway through a significant route of Wynyard which is already
occupied and regularly used by parents and children en-route to school or other
public amenities. Significant problems are already being experienced by residents
and have been repeatedly reported to Hartlepool Planning dept due to construction
traffic accessing existing building development areas. This development will add to
the concerns and continue to increase H&S issues being raised - consideration must
be given to significantly reducing the amount of construction traffic or an alternative
access route be it permanent or temporary be identified.

No specific information has been provided regarding fencing around SUDs ponds - in
view of recent events in Solihull regarding the deaths of children, WPC(H) would
request that appropriate fencing to restrict access to these areas is included in any
new planning applications.

5) Open spaces & Public access route - Access to Castle Eden walkway and Cycle

Path is currently via a route at the North and South boundaries of this proposed
development. At the North this runs parallel with the A689 and then runs South along

3.23.03.15 - Plan - 4.1 - Planning Applications 132 HARTLEPOOL BOROUGH COUNCIL



Planning Committee — 15 March 2023 4.1

the West boundary. The development proposes a 4m sound bund - Recent
neighbouring developments also have installed a 4m sound bund, and during the
construction phase this completely obliterated the pathway. This pathway has only
recently been restored, therefore a condition to retain the public pathway must be
maintained throughout the phases of development.

We are happy to see that the developer has agreed to provide a suitable
access/pathway on the Southern pathway of the site to Castle Eden, however
confirmation that this will installed and maintained throughout construction and
completion phases must be conditional on any planning approval. This also should
be a requirement for the Northern pathway - adjacent to the proposed sound bund.

This development whist showing an open space in addition to the suds pond, does
not provide anything in-terms of amenities such as children play/recreational
facilities. This area also being totally surrounded by housing and no thorough fares
effectively restricts it to the residents of the development and not accessible to the
wider Wynyard community.

6) Wildlife - It is clear that Wynyard Estates and Wynyard Park make use of the fact
that deer and other wildlife are key in the overall well-being of a Village status and
ethos by the use of deer on its logos and signage. The removal of open grasslands,
safe routes and habitats for wildlife surely goes against the aims and objectives of
the land owners and the residents of Wynyard Village as a whole.

WPC(H) submit our comments and trust Planning Officers and Committee reject this
application:

1) with a view to seeking a significant reduction in housing numbers in any future
planning applications for this site

2) ensure their contribution of S106 funding is secured and specific timeframes for
provision of amenities as outlined above on Wynyard Village as a whole are
implemented.

3) ensure appropriate fencing to restrict access around SUDS ponds.

Elwick Parish Council
This planning application is not relevant to Elwick PC, as it now falls within the
Wynyard PC's purview.

Hartlepool Rural Neighbourhood Plan Group

Whilst the application site is outside the Rural Neighbourhood Plan area there is
concern that the increasing development direction that it taking place at Wynyard is
having a negative impact upon the rural area between Wynyard and Hartlepool.

The Rural Neighbourhood Plan Group are very concerned that as development at
Wynyard continues the negative impact on the rural area from increasing traffic,
particularly along the A698 dual carriageway cutting the community in half.
Improvements which are designed to be in keeping with the rural setting are required
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that will alleviate these unacceptable conditions. We would draw your attention to
the traffic improvements sought in Policy T1 of the Rural Neighbourhood Plan.

There is also a great need to improve public transport to reduce the level of carbon
emissions from the ever increasing number of vehicles that must be used by
Wynyard residents to access basic amenities such as medical, educational, retail
etc. The limited facilities currently proposed will have little impact in making
Wynyard less dependent on the car.

Stockton-on-Tees Borough Council
The Highways, Transport and Design Manager objects to the proposals for the
following reasons;
e due to their unknown impact on the local highway network in particular the key
junctions along the A689 road corridor.
e Due to the detrimental impact, they may have on the delivery of Stockton
Borough Council’s Local Plan.

Highways Comments

The Highways, Transport and Design Manager has reviewed the information
provided in support of the proposed development and has issues regarding the
submitted Transport Assessment (TA).

Whilst it is acknowledged that the site in isolation on the local highway network of the
proposals cannot be viewed in isolation as they form part of a much wider
development which, should all the current applications be approved, will result in
Hartlepool Borough Council local plan allocation within the Wynyard area being
increased from 732 to circa 2260 dwellings.

Therefore, an assessment on the impact on the local highway network of the
proposals, within the context of the wider development proposals within the Wynyard
area, is required and until this work has been undertaken an d submitted for
consideration the Highways, Transport and Design Manager objects to the proposals
due to their unknown impact on the local highway network in particular key junctions
along the A689 road corridor.

The impact of the full proposals on the local highway network should be assessment
using the strategic highways model and the following key junctions along the A689
corridor:
e A689 /The Meadows / The Wynd signalised roundabout
A689 / Hanzard Drive / The Wynd roundabout (*)
A689 / Wynyard Avenue roundabout (*)
A689 / Wolviston services roundabout
A689 / A1185 / Wolviston Road roundabout
A689 / A19 grade separated junction

It is accepted that the junctions of the A689 with both Hanzard Drive and Wynyard
Avenue (marked with an * above) are both subject to improvements which have
been secured against application 14/2993/EIS and 13/0342/EIS however, the
required s278 Agreements have not yet been entered into by the respective
landowners.
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Should the development be recommended for approval a Grampian condition should
be imposed preventing any dwelling from being occupied until the required
improvement works along the A689 road corridor including the improvements at the
A689 road corridor including the improvements at the A689/A19 interchange are
complete.

Based on the current Local Plan, as set out in the Hartlepool Borough Council Local
Plan Policy HSGB6, the current level of housing identified within this area of Wynyard
Park is 732 dwellings the majority of which have already been approved. Therefore,
the current proposals alongside other live applications (H/2022/0181 and
H/2022/0255) would represent an increase of circa 1,530 dwellings over and above
what has previously been considered and accepted, as detailed within the A19/A689
MINI-INFRASTRUCTURE STUDY.

It is therefore considered that the TA does not provide sufficient information or take
account of sites and local plan allocations which are already reliant upon the
proposed junction improvements coming forward and that increasing the level of
housing over and above what was previously agreed figure of 4,415 dwellings could
prejudice the delivery of the identified Local Plan Allocations within the Borough of
Stockton-on-Tees.

Taking the above into account the Highways, Transport and Design Manager also
objects to the proposals due to the detrimental impact they may have on the delivery
of Stockton Borough Council’s Local Plan.

Landscape & Visual Comments
There are no landscape and visual comments on the proposals.

Flood Risk Management

The Lead Local Flood Authority have reviewed the information submitted to support
the above application and are unable to comment as the information pertaining to
flood risk has not been supplied.

Northumbria Water

In making our response to the local planning authority Northumbrian Water assess
the impact of the proposed development on our assets and assess the capacity
within our network to accommodate and treat anticipated flows arising from the
development. We do not offer comment on aspects of planning applications that are
outside of our control.

It should also be noted that, following the transfer of private drains and sewers in
2011, there may be assets that are the responsibility of Northumbrian Water that are
not yet included on our records. Care should therefore be taken prior and during
construction work with consideration to the presence of sewers on site. Should you
require further information, please visit https://nwl.co.uk/developers.aspx.

At this time the planning application does not provide sufficient detail with regards to
the management of foul and surface water from the development for Northumbrian
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Water to be able to assess our capacity to treat the flows from the development. We
therefore request the following condition:

CONDITION: Development shall not commence until a detailed scheme for the
disposal of foul and surface water from the development hereby approved has been
submitted to and approved in writing by the Local Planning Authority in consultation
with Northumbrian Water and the Lead local Flood Authority. Thereafter the
development shall take place in accordance with the approved details.

Reason: To prevent the increased risk of flooding from any sources in accordance
with the NPPF.

National Highways
We have reviewed the amended plans submitted in support of this application and
would offer the following comments.

Planning Context
HBC has previously confirmed that the following planning context applies to planning
application H/2022/0299:

1. The proposed development is not allocated for housing within the adopted
Hartlepool Local Plan.

2. However, the proposed development is located within a consented outline
planning application boundary for 134 dwellings.

3. Within this outline consent also lies an approved planning application for 64
dwellings (Planning reference H/2014/0176.

4. The buildout schedule that has been agreed with HBC and Stockton-On-Tees
Borough Council (SBC) includes the delivery of 70 dwellings before the
required A19/A689 improvements, as part of the outline consented planning
boundary.

Amended plans
The covering letter for the amended plans explains the following the regards to
highways:
e “The Council’s Planning policy Team state that the 70 dwelling on site could
be occupied prior to the delivery of the A19/A689 improvement works.”, and
e “The applicant would be agreeable to a Grampian condition which prevents
the occupation of more than 70 dwellings until the A19/A689 improvement
works have been commenced.”
The amendments relate to matters that are not relevant to National Highways (e.qg.
greenspace, internal site layout. Housing mix, energy and S106 obligations).

Recommendation
On the basis of the above, National Highways’ position is unchanged.

For reference, we previously recommended that the following planning condition
should be attached to any grant of planning permission for this application:

Recommended Condition
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Prior to the occupation of the 74th dwelling, the off-site highway improvement works
at the A19/A689 Wolviston junction, shown indicatively on Drawing humber 276864-
ARP-ZZ-XX-DR-CH-0101 & Drawing Number 276864-ARP-ZZ-XX-DR-CH-0102,
shall be completed as submitted to and approved in writing by the Local Planning
Authority in consultation with National Highways.

Natural England
The advice provided in our previous response applies equally to this amendment
although we made no objection to the original proposal.

The proposed amendments to the original application are unlikely to have
significantly different impacts on the natural environment than the original proposal.

Should the proposal be amended in a way which significantly affects its impact on
the natural environment then, in accordance with Section 4 of the Natural
Environment and Rural Communities Act 2006, Natural England should be consulted
again. Before sending us the amended consultation, please assess whether the
changes proposed will materially affect any of the advice we have previously
offered. If they are unlikely to do so, please do not re-consult us.

Forestry Commission

As a Non-Ministerial Government Department, we provide no opinion supporting or
objecting to an application. Rather, we are providing information on the potential
impact that the proposed development would have on woodland.

In 2021, the National Planning Policy Framework (NPPF) was updated, including a
strengthening of protections for irreplaceable habitats such as ancient woodland.
Paragraph 180c of the NPPF requires that development resulting in the loss or
deterioration of irreplaceable habitats (such as ancient woodland and ancient or
veteran trees) should be refused, unless there are wholly exceptional reasons, and a
suitable compensation strategy exists. This policy applies to both ancient semi-
natural woodland (ASNW) and plantations on ancient woodland sites (PAWS).

Development, including both construction and operational activities, can affect
ancient woodland habitat, not just through direct loss of the habitat but also
indirectly, for example through fragmentation of habitat, damage arising from
increased recreational pressure, and increased pollution. For more information on
the impacts of development on ancient woodland and how to assess these, please
see the joint Forestry Commission/Natural England standing advice ‘Ancient
woodland, ancient trees and veteran trees,’ advice for making planning decisions
and the assessment guide included within it.

The standing advice also provides information on mitigation, including the use of
buffers. Proposals in proximity to ancient woodland should have a buffer zone of at
least 15m from the boundary of the woodland to avoid root damage. Where
assessment shows other impacts are likely to extend beyond this distance, for
example the effects of air pollution from increased traffic, the proposal is likely to
require a large buffer zone. We would be keen to engage with the Local Planning
Authority in relation to any mitigation and compensation strategic particularly in
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relation to mitigating any potential impact on the adjoining area of Ancient Woodland
to the South West of the proposed development site called Brierley Wood.

In relation to the presence of non-ancient woodland within the proposal area, we
would like to draw your attention to paragraph 131 of the NPPF which states that
planning policies and decisions should ensure that existing trees are retained
wherever possible. We would therefore suggest that a woodland and landscape UK
Forestry Standard compliant management plan is developed and implemented for
non-ancient woodland surrounding the proposed development. We not the
immediate area surrounding the proposed development is currently a woodland
buffer and was covered by Woodland Planning Grant 38549 if you would like more
detail on this scheme, please do not hesitate to contact us.

Areas of woodland that have already been felled are still considered to be woodland
for the purposes of any planning proposal, and when calculating baseline values.
We not immediately to the south of the prosed development site there are several
areas that have been felled in accordance with a Forestry Commission felling licence
(FL 022/007/16-17) and looks like there has been development taking place since
felling. If you would like more information on this felling licence, please do not
hesitate to contact us. If you would also like to make you aware of the Town and
Country Planning (Environmental Impact Assessment) presence of a felling licence
on land does not prohibit the application for, or granting of, planning permission.

PLANNING POLICY

1.11 In relation to the specific policies referred in the section below please see the
Policy Note at the end of the agenda.

HARTLEPOOL LOCAL PLAN (ADOPTED MAY 2018)

1.12 The following policies are relevant to this application:

Policy | Subject

SUS1 The Presumption in Favour of Sustainable Development
LS1 Locational Strategy

CC1 Minimising and adapting to Climate Change

CC2 Flood Risk

INF1 Sustainable Transport Network

INF2 Improving Connectivity in Hartlepool

INF4 Community Facilities

QP1 Planning Obligations

QP3 Location, Accessibility, Highway Safety and Parking
QP4 Layout and Design of Development

QP5 Safety and Security

QP6 Technical Matters

QP7 Energy Efficiency

HSG1 New Housing Provision

HSG2 Overall Housing Mix

HSG6 Wynyard Housing Developments
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HSG9 Affordable Housing
NE1 Natural Environment
NE2 Green Infrastructure
NE3 Green wedges

Figure 1: Extract from Local Plan Policies Map

1.13 The application site mainly comprises ‘white land’, and is entirely within the
defined development limit (LS1 and Rur2). The southern part of the site however
comprises part of a Green Wedge (NE3).

WYNYARD MASTERPLAN (ADOPTED NOVEMBER 2019)

1.14 Local Plan policy HSG6 requires that development at Wynyard should be in
accordance with an endorsed masterplan. Wynyard Masterplan was produced by
Hartlepool and Stockton Borough Councils in consultation with Wynyard Park in
order to guide development to a high standard in pursuit of the vision for a
sustainable settlement at Wynyard. The Masterplan was endorsed by Members as a
commitment to residents for the future direction of the community, was adopted in
November 2019 and is a material planning consideration.
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1.15 The Masterplan contains a number of principles in support of its vision; these
principles are categorised under the headings of Land Use, Place Making,
Movement and Green Infrastructure element. The Masterplan’s Strategic Framework
gives a spatial context to these elements and includes the mapping of residential
parcels, pedestrian/cycle routes and public open/green space.

1.16 The Masterplan defines the application site (together with adjoining land to its north east
subject of application H/2022/0382) as Character Zone WV-E, with development anticipated to
respond to the following constraints and opportunities:

¢ Development should be designed to respond positively to the adjacent Caste Eden

Walkway

¢ Low density development of executive dwellings.

RELEVANT SPDs AND OTHER DOCUMENTS

Green Infrastructure SPD and Action Plan 2020

1.17 Green Infrastructure (GI) is important for the people who live,
work in and visit the borough, and is also critical for a multitude of
species which are present and are at risk of displacement due to
development.

1.18 The council’s Green Infrastructure Supplementary Planning
Document (SPD) is split into two documents; the SPD itself and the
accompanying Action Plan. This document provides information
regarding the importance of GI within the borough and details the
council’s GI vision and what GI can be found within the borough,
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highlighting where there are any gaps which need to be addressed.
The Action Plan builds upon this, setting out specifically where
improvements are needed to enhance the GI network within the
borough.

1.19 With regards to Wynyard and specifically Wynyard Village south
of the A689, the existing and planned extended Green Wedge so as to
adjoin onto the Castle Eden Walkway to the west is a key feature of
the community, providing an attractive setting for the housing and an
important amenity, including for dog walking. The SPD links to the
Wynyard Masterplan and advises that the Wynyard Masterplan sets
out a green network within the area which will be delivered by
developments as they come forward; this green network includes
Green Wedges.

Residential Design SPD (2019)

1.20 The Residential Design (SPD) sets out the Council’s design aspirations for
new residential development. The SPD contains guidance and best practice
relating to several aspects of design including space standards, density, local
distinctiveness, accessibility, safety and energy efficiency.

1.21The SPD was created to act as a tool for developers, offices and decision
makers in a bid to drive up design standards and move away from creating
generic “anywhere estates” that can lack identity. The SPD is a material
consideration when determining planning applications and Planning Policy will
have regard to the SPD while assessing the design of the proposal.

Planning Obligations SPD (2015)

1.22 The SPD provides parties with information and guidance concerning the
local authority’s approach towards securing planning obligations associated with
development within the borough. New development often puts pressure on
already over-stretched infrastructure and it is generally expected that developers
will mitigate or compensate for the impact of their proposals by way of ‘Planning
Obligations’ which will be used to address community and infrastructure needs
associated with development.

1.23 Planning Policy have set out below what planning obligations should be
secured towards local infrastructure in the interests of mitigating the impacts of
the proposal and contributing towards sustainable development.

HARTLEPOOL RURAL AREA NEIGHBOURHOOD PLAN

1.24 The proposal is not within the Hartlepool Rural Plan area.

WYNYARD NEIGHBOURHOOD PLAN

1.25 The Wynyard Neighbourhood Plan was drafted prior to 2020 and to date
has not been amended and publically consulted upon. The Wynyard
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Neighbourhood Plan, holds no weight with regard to decision making for this
proposal.

ADOPTED TEES VALLEY MINERALS AND WASTE DPD

1.26 The Tees Valley Minerals DPDs (TVMW) form part of the Development Plan
and includes policies that need to be considered for all major applications, not just
those relating to minerals and/or waste developments.

1.27 The following policies in the TVMW are relevant to this application:

Policy | Subject
MWP1 | Waste Audits

Summary of local policy framework

1.28 Planning Policy are of the view that the Hartlepool Local Plan, the Wynyard
Masterplan, the aforementioned SPDs and the Tees Valley Minerals and Waste
DPD should be considered when determining this application.

NATIONAL PLANNING POLICY FRAMEWORK (2021)

1.29 The NPPF sets out the Government’s planning policies for England and
how these are expected to be applied. It sets out the Government requirements
for the planning system. The overriding message from the Framework is that
planning authorities should plan positively for new development. It defines the
role of planning in achieving sustainable development under three overarching
objectives; an economic objective, a social objective and an environmental
objective, each mutually dependent. At the heart of the Framework is a
presumption in favour of sustainable development. For decision-taking, this
means approving development proposals that accord with an up-to-date
development plan without delay or, where there are no relevant development
plan policies or the policies which are most important for determining the
application are out-of-date, granting permission unless policies within the
Framework provide a clear reason for refusal or any adverse impacts of doing so
would significant and demonstrably outweigh the benefits.

1.30 It must be appreciated that the NPPF does not change the statutory status
of the development plan as the starting point for decision making.

1.31 The following paragraphs in the NPPF are relevant to this application:

Para | Subject

002 | Determination in accordance with the development plan

003 | The NPPF should be read as a whole

007 | Achieving sustainable development

008 | Achieving sustainable development (three overarching objectives —
Economic, Social and Environmental)
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009

Achieving sustainable development (not criteria against which every
decision can or should be judged — take into account local circumstances)

010

The presumption in favour of sustainable development

011

The presumption in favour of sustainable development

012

The presumption in favour of sustainable development (presumption does
not change statutory status of the development plan as the starting point for
decision making)

038

Decision making

047

Determining applications

055

Use of conditions or planning obligations

056

Planning conditions should be kept to a minimum

057

Planning obligations tests

058

Contributions and viability

060

Significantly boost the supply of homes

065

Major development and affordable housing

073

Planning for larger scale development

075

Five year supply of deliverable housing sites

078

Housing in rural areas

092

Promoting healthy and safe communities

093

Social, recreational and cultural facilities to meet needs

095

Sufficient choice of school places should be available to meet the needs of
existing and new communities

098

Access to a network of high quality open spaces and opportunities for sport
and physical activity

100

Protect and enhance public rights of way and access

104

Considering transport issues from an early stage

106

Promoting sustainable transport

110

Promoting sustainable transport

112

Promoting sustainable transport

113

Travel Plans and Transport Assessments

124

Achieving appropriate densities

125

Area-based character assessments, design guides and codes and
masterplans

126

Achieving well-designed places

130

Achieving well-designed places

131

Tree-lined streets

132

Design quality through evolution of proposals

134

Permission should be refused for development of poor design

152

Planning system contribution to low carbon future

154

New development addressing climate change

157

Decentralised energy and energy efficiency

167

Ensuring flood risk does not occur elsewhere

169

Major development should incorporate SUDS

174

Contribute to and enhance the natural environment

180

Biodiversity principles

183

Ground conditions

185

Impacts of pollution on health, living conditions and the natural
environment, and the potential sensitivity of the site or the wider area

218

Implementation of NPPF
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CONSIDERATION OF PROPOSAL

UPDATED COMMENTS FOLLOWING RECEIPT OF ADDITIONAL AND
AMENDED PLANS / INFORMATION 14/12/2022

Principle of development

1.32 The application site comprises part of a larger application site (H/2014/0176
- Outline application for erection of up to 134 dwellings, provision of landscaping
bund, access and other associated works) which was recommended for approval
but never granted planning permission due to the required section 106
agreement not being agreed.

1.33 Notwithstanding that this permission was not issued, this recommendation
resulted in the majority of the H/2014/0176 site being included within the
development limits of the Hartlepool Local Plan as defined on the Local Plan
Policies Map (policies LS1 and Rur2). The parts of the site not included were at
its periphery and designated as Green Wedge (policy NE3). The main part of the
site as within the development limits is classified as ‘white land’, where the
principle of residential development is established with reference to the quantum
of development subject of H/2014/0176.

1.34 H/2014/0176 included an indicative phasing and density plan which showed
the eastern part of the site being developed first, followed by the southwestern
and then potentially finally the north-western. A low density of approximately 10
dph across the eastern and southwestern phases produced the figure of 134
dwellings.

1.35 Full permission was granted in April 2016 for the eastern part of the
H/2014/0176 site (H/2015/0386 - Erection of 64 dwellings, access and
associated works). This permission was later varied by H/2016/0501 and
H/2019/0061 and is nearing completion as Wynyard Rise (Dere Street Homes).

1.36 Condition 11 of H/2015/0386 and H/2016/0501 requires that Prior to the
commencement of development a scheme to secure improved pedestrian
access onto the Castle Eden Walkway (CEW) , together with a timetable for its
implementation, shall be submitted to and approved in writing by the Local
Planning Authority. The scheme shall thereafter be implemented in accordance
with the details and timetable so approved’. This condition has not been formally
discharged to date, however it is understood that the HBC Countryside Access
Officer is satisfied with the works that have been carried out by Dere St Homes
pursuant to this as amounting to a first phase towards the provision of an
appropriately surfaced, secured and signposted access/path suitable for year
round use.

1.37 This requirement relates to the access route shown on the Wynyard

Masterplan Strategic Framework (see Figure 2 above) as linking the CEW and
Stoney Wood Drive; this access route, within a wider area of public open space
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(Green Wedge) as per the Strategic Framework, is fully located within the red
line of the current proposal. Amended site layout plan SD10.01A now shows this
path.

1.38 The significant encroachment of the proposal southwards and eastwards
into land earmarked for public open space in the Wynyard Masterplan Strategic
Framework (see Figures 2 and 3) between the CEW and Stoneywood Drive (this
serving as the final section of the continuous generously spaced Green Wedge
as extending from the CEW across to The Wynd) remains a major concern.
Squeezing this ‘open space’ to little more than the width of the path, as is
proposed, is unacceptable. This would be inconsistent with the width, character
and overall amenity associated with the Green Wedge as extends to the east,
thereby failing to deliver on this fundamental element of Masterplan Strategic
Framework. The proposal does not therefore comply with the Masterplan in this
important respect, and so in turn, does not comply with Local Plan policy HSG6.
Figure 3 below indicates with a yellow line where the approximate division of
development / open space should be in order to provide an appropriate size of
Green Wedge.

1.39 As noted above, the proposal also appears to encroach on the (lesser) size
of the designated Green Wedge as is shown on the Local Plan Policies Map
(NE3). Furthermore, whilst the majority of the application site is within ‘white
land’ on the Policies Map, this designation as such was with reference to
H/2014/0176, an outline application for much lower density / unit numbers than is
now proposed (see following section).

1.40 Members endorsed the Masterplan and committed to its delivery, the
Masterplan assisted in setting a framework for residents and have a level of
expectation on what should be achieved. Members have not withdrawn the
Masterplan and thus its aims should still to be achieved. The importance of the
provision of the Green Wedge as per the Masterplan is highlighted in many of
the third party representations on the proposal.
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Figure 3: Yellow line indicates approximate division of housing development and public open
space (Green Wedge) as set by Wynyard Masterplan Strategic Framework

1.41 The agent’s letter of 1 December 2022 accompanying the amended /
additional plans argues that the Council should accept the proposal’s trading of a
much narrower Green Wedge than the Masterplan’s Strategic Framework
provides for, in favour of what is stated to be a similar amount of total green
space to be provided elsewhere across the application site. Whilst Planning
Policy reject this argument, in any event, no plan(s) have been submitted as
would be necessary in order to illustrate/evidence the stated figures through a
comparison exercise.

1.42 Planning Policy note that the proposed central green space is, by definition,
not Green Wedge (as is defined by paragraph 16.54 of the Local Plan). Green
spaces within a development site, such as this, are to be provided as appropriate
to achieve good quality urban design in addition to, not as an alternative to,
strategic Green Wedges. In this respect, the Masterplan Strategic Framework
does not seek to dictate how a development parcel is laid out, rather it defines
the extent of such parcels in relation to their boundaries with non-developed
land, e.g. Green Wedges as strategic open space.

1.43 The letter presents a narrative which compares the proposal’s arrangement
of green space as favourable versus that of the Masterplan Strategic
Framework. This muddles the important distinction between green spaces within
a development parcel, and the provision of strategic green spaces, e.g. Green
Wedges as beyond the limit of the development parcels. The Masterplan
Strategic Framework does not seek to define how a development parcel is laid
out (including open spaces, e.g. SuUDS, within it), and therefore such a
comparison with the proposal is not valid. It shall be noted that if the application
proposed a number of dwellings consistent with its allocation, then the density of
development would be significantly lower than that proposed as a result. The
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letter’s assertion that ‘the Masterplan shows development set up against the
existing woodland to the west’ is therefore unfounded.

1.44 The latest layout shows that Green Wedge’s width as proposed would be
just 5.5m at its narrowest, widening to a maximum of 12-14m in places. The
narrowest point of the existing Green Wedge to the east, to which the proposal
would connect and form part of, is approximately 34 metres, as shown in Figure
4 below. The proposal is therefore harmfully out of character to this key
landscape feature of Wynyard Village. Whilst the proposal provides sufficient
width for the access path, this is not sufficient for its planned purpose as open
space; it is at odds with the remainder of the existing Green Wedge as a
spacious, open undeveloped finger of land running across the settlement. The
importance of maintaining the Green Wedge’s minimum existing width of open
space fully across to the CEW to the west is reflected in its size as is set by the
Masterplan Strategic Framework (see Figure 2).

Figure 4: Narrowest point of existing-Green Wedge

1.45 The issue of the proposed quantity/density of development as significantly
exceeding that established by H/2014/0176 is considered further below.

Layout and Density

1.46 Wynyard Masterplan sets out a Placemaking Framework which defines
Character Zones, for which approximate numbers of dwellings are given (Figure
22). The application site comprises part of Zone WV-E, as referred to above, for
which 134 dwellings are assigned as a committed development. This quantity of
dwellings is however an error; it has been transferred from H/2014/0176, yet
H/2015/0386 reduced this to 70 (134 minus 64). The current proposal is for 143
dwellings across only part of WV-E, whereas the whole of WV-E has been
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classed as a commitment for no more than 70 dwellings since the outset of
highway modelling work (thereby in consistency with the amount of units
originally set by H/2014/0176). The number of dwellings proposed in this
application is therefore significantly in excess of that which has been set by
previous applications and transport modelling to date.

1.47 In December 2022 a full application was received for the remaining part of
WV-E: H/2022/0382 Erection of 51no. dwellinghouses (Use Class C3) with
associated infrastructure, access and landscaping. As a result, taking
H/2022/0299 and H/2022/0382 together, a total of 194 dwellings are proposed
across WV-E. This amounts to 124 more dwellings than the quantum of
development set by H/2014/0176 as a commitment.

1.48 The proposed density is greater than that of the H/2014/0176 indicative
phasing and density plan and greater than that of the adjacent Dere St Homes
development. Nevertheless, higher densities than those stated for Character
Zones in the Masterplan have been proposed and accepted elsewhere across
Wynyard on a case-by-case basis. Putting aside the significant concern over the
proposal’s non-compliance with the Masterplan Strategic Framework as
explained above, Planning Policy are otherwise of the view that parts of the
scheme where within both the allocated development parcel as per the
Masterplan and ‘white land’ as per the Policies Map generally presents a good
guality low-medium density layout, including gently curving roads and a good
sized public open space (not an element of Green Wedge) at its centre, onto
which dwellings address. The large SuDS and CEW beyond is also suitably
fronted by dwellings, however it is however disappointing that the dwellings
either turn their back on / are side on to the squeezed Green Wedge to the
south. Consideration should be given to re - orientating the dwellings so that
some front onto a widened Green Wedge which complies with the Masterplan
Strategic Framework, to provide natural surveillance. If this is not possible then
the application should ensure that low rise open fencing should be erected along
the boundaries adjacent to the Green Wedge, as is a typical approach applied
across Wynyard.

1.49 Given that significant amendment (reduction) is still required to the proposal
in order to make it compliant with the Masterplan Strategic Framework and
therefore local plan policy, Planning Policy do not have any more detailed
comments on the current layout.

1.50 Should the proposal be amended to maintain the Masterplan Strategic
Framework’s required width of Green Wedge along its southern boundary,
assuming no changes to density and house types, this would appear to result in
the loss of approximately 25 units. This would mean the number of units would
still be well above that previously allocated. However, Planning Policy do not
have an in principle objection to such an increase, in the interests of developing
parcel WV-E in an sensitive yet more efficient manner than originally foreseen by
H/2014/0176.
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Play provision

1.51 It is not necessary to secure formal play facilities on this development site;
facilities have been secured in short walking distance to the east (adjoining
Wynyard Woods) and south (adjoining Stoney Wood Drive — within Stockton
borough).

1.52 The additional population will however place significantly more demand on
these facilities. Given that HBC do not own these facilities, or other land in the
locality where play equipment could be provided, it would be most appropriate
for the development to directly provide for a betterment of the existing nearby
facility adjoining Wynyard Woods - see Planning Obligations section below.

Highways

1.53 As referenced above, the A19/A689 mini-infrastructure study accounted for
70 dwellings for this site together with that subject of application H/2022/0382,
on the basis that this was the remaining figure once H/2015/0386 (64) is
subtracted from H/2014/0176 (134), meaning on the basis of this work, 70
dwellings from this total development parcel could be occupied from this prior to
the delivery of identified highway improvement works at the A19 / A689. As set
out above, applications H/2022/0299 and H/2022/0382 however propose a total
of 184 dwellings for the parcel.

1.54 Planning Policy trust that all highway matters will be addressed to both
National Highways and the local highway authority’s satisfaction prior to a
permission being issued in respect of any application at development parcel WV-
E for in excess of the existing commitment of 70 units.

Connectivity

1.55 Additional plan ‘Dere Street Informal Footpath Overlay WYL-ENG-010 B’
identifies the route between Stoney Wood Drive and the Castle Eden Walkway
as a ‘proposed footpath’. The routing and construction details on this additional
plan have simply been repeated from the details informally put forward by Dere
St Homes in relation to condition Condition 11 of H/2015/0386 and H/2016/0501.

1.56 Planning Policy support the HBC Countryside Access Officer’s latest
comments of 15 December 2022 in which clarification is requested as to the
applicant’s intentions with respect to this path, which is not yet fully realised. It is
expected that the applicant shall upgrade this path from the purely grass surface
shown on WYL-ENG-010 B, in order to provide for easier usage all year round in
wetter conditions; details of this are required, together with maintenance and
long term management arrangements, fencing such to prevent vehicular access
and signage.

1.57 It is positive that the amended layout now includes links from within the
development onto both this path and directly towards the CEW, however
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notwithstanding this, the layout remains fundamentally unacceptable for the
reasoning set out above.

Housing Mix and Affordable Housing

1.58 The scheme provides for detached 4,5 and 6 bedroom dwellings, a mix
similar to the adjacent Dere Street Homes development of 64 units, albeit with
comparatively smaller building footprints and plot sizes, and therefore to a higher
density. The proposed mix and density also reflects that of the existing 39 unit
Robertson development to the south east of Stoney Wood Drive, within Stockton
borough.

1.59 Opposite the existing Robertson development (and therefore to the south of
the proposal) is a 137 unit Charles Church development of predominately 4 and
5 bedroom dwellings, however this does include a significant number of 3
bedroom properties fronting onto Stoney Wood Drive. More modest sized
general market housing has also been introduced in some other areas across
Wynyard.

1.60 Given the scale of the proposal and considerable increase in unit numbers
proposed versus that previously allocated for this site, Planning Policy are
disappointed that the scheme does not include any 3-bedroom dwellings. It is
however noted that the adjoining proposal H/2022/0382 mainly comprises of 3
bedroom bungalows, and so on this basis the overall mix across the
development parcel is, on balance, considered acceptable.

1.61 Policy HSG9 of the Local Plan requires on-site affordable housing at 18% in
respect of proposals of 15 dwellings or more. The applicant however seeks to
meet the affordable housing requirement in the form of a financial contribution for
off-site provision, in lieu of on-site provision.

1.62 The agent’s letter of 1 December 2022 provides further justification for this
proposed approach. Notwithstanding the stated density of 12.2 dwelling per
hectare, which is calculated on the basis of the red line boundary, Planning
Policy do not consider the proposal to constitute executive housing, as is
described in Table 10 of the Local Plan. This is due to the limited separation
between dwellings and their moderately sized curtilages, as partly evidenced by
back-to-back distances which in many cases only slightly exceed the 20 metres
minimum distance stipulated by Local Plan policy QP4.

1.63 Nevertheless, it is accepted that the housing product proposed is similar to
that subject of H/2019/0365, for which Planning Policy did not seek on-site
provision taking into account the mix, size and density proposed. A contribution
towards the delivery of affordable housing off-site in the borough is therefore
considerable in this instance.

Energy
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1.64 Local Plan policy CC1 requires that for major developments, 10% of the
energy supply should be from decentralised and renewable or low carbon
sources. Whilst the agent’s letter of 1 December 2022 states that all plots are
intended to have Photovoltaic Arrays, a specification and schedule of plots is
requested pre-determination in order to avoid the need for a condition which
required the submission of such details.

CC1 also requires that major developments include opportunities for electric
vehicle charging.

Planning obligations

1.65 Within the wider Wynyard site, and identified throughout the Wynyard
Masterplan, there is a variety of infrastructure which is required in order to make
the development sustainable and provide facilities to the local residents.
Appendix 1 (Infrastructure Delivery Plan) and Appendix 2 (Infrastructure Delivery
Schedule) of the Wynyard Masterplan set out what infrastructure is required
across the Wynyard area to make Wynyard into a sustainable community. This
will be secured through developer contributions and delivery of the infrastructure
through the developers/landowners.

1.66 It is noted that some requirements relate to land which may not be in the
applicant’s ownership or control, however these are required to be secured and
the relevant landowner will need to be party to any relevant part of the legal
agreement. The associated legal agreement will need to include suitable clauses
that are likely to be based upon timescales and require occupation
restrictions/triggers relating to various stages in the procurement process (e.g.
reservation of land, marketing, submission of planning application to agreed
spec, commencement/completion of development and opening of the facility).

1.67 Notwithstanding that the number of dwellings proposed is considered
unacceptable for the reasoning detailed above, in the interests of providing
sustainable development in accordance with Local Plan policy QP1 Planning
Obligations and the Planning Obligations SPD methodology, the following
developer contributions would be required based on 143 units:

Affordable housing = £1,378,664.26

Primary education = £422,966.25

Secondary education = £276,399.20

Health = £69,069 as requested by NHS North East & North Cumbria towards the
provision of future services in vicinity

Green infrastructure Update: No GI contribution would be sought provided that
the applicant agrees to the making of appropriate hard surfacing improvements
to the existing natural ‘path’ running along and within the southern end of the
application site, as connecting CEW and Stoney Wood Drive. This would need to
be secured by condition.

Built sports facilities £250 per dwelling - secured towards new facilities and/or
maintenance of existing facilities in the locality or within the borough as a whole
= £35,750
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Tennis courts £57.02 per dwelling - secured towards new tennis courts and/or
maintenance of existing courts in the locality or within the borough as a whole =
£8,153.86

Playing pitches £233.29 per dwelling - secured towards new pitches and/or
maintenance of existing pitches in the locality within the borough as a whole=
£33,360.47

Bowling greens £4.97 per dwelling - secured towards new bowling greens
and/or maintenance of existing greens in the borough as a whole = £710.71
Recreational disturbance to European Sites mitigation = £21,450

Off-site biodiversity measures - TBC

In addition, a section 106 agreement should include:

1) Play - A scheme for off-site physical works commensurate with a £35,750
contribution (£250 per dwelling) should be submitted for approval such to
improve the existing play facility adjacent to Wynyard Woods. This could
include more natural play equipment located near to the facility within the
Green Wedge e.g. wooden balance beams, stepping stones etc

2) Submission of an incidental open space plan in order to secure appropriate
arrangements for the maintenance and long term management for those
landscaped open spaces within the site which do not form part of a dwelling
(to include the larger central open space)

3) Submission of Local Employment and Training Agreement to give
opportunities within the development for local workers as well as training and
apprentice opportunities. The economic development team will give further
information on this element.

1.68 Notwithstanding that the number of dwellings proposed is considered
unacceptable as for the reasoning detailed above, Planning Policy accept that a
phased/triggered approach to the payment of contributions is often appropriate
for large-scale development. The applicant’s proposed payment profile is not
however acceptable in that it seeks to withhold payment of any contributions until
over half of the proposed units are occupied. This is not consistent with the
general approach that has been agreed to date for larger-scale sites at Wynyard
within Hartlepool borough and Planning Policy do not consider this to be
acceptable. As with other large-scale developments, a bespoke payment
schedule is to be agreed for each category of contribution, with the starting point
for such discussions being that the development has an impact upon existing
infrastructure from the occupation of its first completed unit. Planning Policy are
happy to discuss this further once the application has been amended such to be
acceptable in principle.

PLANNING CONSIDERATIONS

2. The main issues for consideration are the appropriateness of the proposal in
terms of the policies held within the Development Plan and in particular the principle,
impact on the character and appearance of the site and surroundings, impact on
neighbours, whether sufficient living conditions would be provided for future
occupiers and the impact on highway safety.
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PRINCIPLE OF DEVELOPMENT

3. Local Plan Policy LS1 identifies sites at Wynyard for approximately 732 new
dwellings in accordance with policy HSG6. This site is not included as one of the
sites identified by policy HSG6. Policy HSG6 (5) states that a multifunctional
strategic green wedge is defined on the policies map. Planning permission will only
be given for developments which relate to the use of land within the green wedge as
parkland or other amenity, recreational or landscaped open space, or for allotments
or wildlife purposes. Policy HSG (6) states that a landscape buffer, including a
corridor along the A689 will be created. No built incursion into the landscape buffer
will be permitted other than for uses intrinsically linked to its use as a landscape
buffer.

3.1 The Wynyard Masterplan (WMP) was adopted by the Council in 2019 following
the adoption of the Local Plan in 2018. However, it is not a Development Plan
Document (DPD) and cannot be given full weight in the same way as the Local Plan.
Although it is a material consideration to be taken into account in the determination
of this application. Furthermore, the WMP acknowledge itself that it should not be
seen as a rigid blueprint for development and design, but rather a document that
sets out the context and development principles within which individual projects
come forward.

3.2 Planning law requires that applications be determined in accordance with the
development plan unless material considerations indicate otherwise. Here the
development plan is the Hartlepool Borough Local Plan 2018. The proposal would
involve development within the green wedge contrary to policy NE3. Although the
green wedge would be reduced in terms of its depth and towards the eastern and
southern ends of the site, a green wedge would still be provided. The Wynyard
Masterplan acknowledges itself that it should not be seen as a rigid blueprint.

3.3 The site is not designated for any particular purpose (white land) in the Local
Plan and is within the development limits. Although not specifically allocated for
housing in the Local Plan, it is identified as such within the Wynyard Masterplan.
The Local Plan and the Wynyard Masterplan both identify a green wedge to the
southern, northern and western extent of the site. The proposal would encroach
within the green wedge to the south and would be contrary policies NE3, and HSG6.
A green wedge would still be provided albeit reduced and on balance, it is
considered that the principle of residential development on this site is acceptable.

5-YEAR HOUSING LAND SUPPLY

4. Paragraph 74 of NPPF requires local planning authorities to identify and update
annually a supply of specific deliverable sites sufficient to provide a minimum of five
years’ worth of housing.

4.1 The Council has published a Housing Delivery Report 2020, which concludes
that the Council is able to demonstrate a five year housing land supply.
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4.2 The requirement to provide a five year housing land supply is a minimum rather
than a maximum. Providing additional housing above and beyond this is acceptable
subject to it be sustainable. All this does is increase the range are choice of
housing.

4.3 The proposal would provide a welcome and valuable boost to the Council’s
housing land supply positon, as it is not allocated as such for housing in the Local
Plan.

CHARACTER AND APPEARANCE

5. Paragraph 131 of NPPF states, ‘Trees make an important contribution to the
character and quality of urban environments and can also help to mitigate climate
change’ It goes onto state that decisions should ensure that new streets are tree-
lines (unless in specific cases, there are clear, justifiable and compelling reasons
why this would be inappropriate). Opportunities should be taken to incorporate trees
elsewhere into developments, secure measures to ensure long-term maintenance of
newly planted trees and that existing trees are retained wherever possible.

5.1 Paragraph 134 of NPPF makes it clear that development that is not well-
designed especially where it fails to reflect local design policies and government
guidance on design should be refused.

5.2 The application site is within Zone WV-E of the Wynyard Masterplan, which
states that development should be designed to respond positively to the adjacent
Castle Eden Walkway and expects a low density development of executive
dwellings.

5.3 Table 10 of the Local Plan defines Executive Housing. The proposed
development is considered to be of a high quality design and all of the dwellings will
be detached and have 4 or more bedrooms. The dwellings would be set in large
generous plots with attractive woodland views to the west and south. The density of
the proposed development is 12.2 dwellings per hectare and falls within the definition
of Executive Housing set out in Table 10 of the Local Plan.

5.4 The Residential Design SPD (2019) contains guidance on issues such as
density, local distinctiveness, accessibility, safety and energy efficiency. The
provision of the green space and SUDS pond also help create the sense of an
attractive spacious low density development. The SUDS pond would also have
houses facing onto it ensuring natural surveillance.

5.5 The dwellings to the south and eastern edge of the site are set back from the
frontage in recognition of the green wedge. They are front facing towards Stoney
Wood Drive and help to define this part of the street and provide for a sense of
arrival. The primary access route is curved leading towards a central area of open
space, which has dwelling facing onto it and so is well overlooked.

5.6 The new homes will be two storeys in terms of height. The proposal would still

provide a low density of approximately 12 dwellings per hectare. It is accepted that
this is higher than less than 10 dwelling per hectare which is characteristic of
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executive dwellings and is what is sought by the WMP, but it is still a low density. An
average density of 30 dwellings per hectare and this is well below that and
considered to be appropriate. It would be viewed within the context of the rest of
Wynyard which his characterised by generally low to medium density developments
and would not adversely affect the character and appearance of the area.

5.7 Policy HSG2 seeks to ensure an overall balanced housing stock that meets local
needs and aspirations and will give significant weight to housing need as identified
within the most up-to-date Strategic Housing Market Assessment (SHMA). The
proposal does provide a range of house types albeit at the larger end, however as
the site was identified as being appropriate for executive housing in the Wynyard
Masterplan, this is seen as appropriate.

5.8 In terms of a mix of dwellings, it is proposed that there would be 46 x 4 bed, 61 x
5 bed and 36 x 6 bed. The applicant argues that this site needs to be seen in
context. There is a pending application on land immediately to the north that
proposes 32 x 3 bed dwellings as part of a 51 new dwellings and therefore a mix and
range of dwellings would be provided. This would be the case if application
H/2022/0382 is approved, but it is still pending. Members cannot attach any weight
to this, as it has not been determined. However, the proposed mix on this site is
considered to be acceptable.

5.9 The Residential Design SPD also places a large emphasis on ensuring that any
scheme has local distinctiveness and architectural interest. This scheme achieves
both.

5.10 The site lies within the National Character Area (NCA) 23: Tees Lowland and
within Local Landscape Character Area: Lowland Plain. There would be an
inevitable change in local landscape character brought about by the housing
development. However it would be seen as part of the wider Wynyard Park area
which is currently undergoing extensive development and it is considered that it
would not have an adverse impact.

RESIDENTIAL AMENITY

6. When assessing the scheme against the main characteristics highlighted within
the Residential Design SPD, it must be ensured that each house benefits from
sufficient daylight, sunlight and privacy alongside appropriate parking and in curtilage
amenity space.

6.1 Policy QP4 of the Local Plan sets out separation distances between windows.
These require a separation distance of at least 20m between habitable room
windows and a separation distance of at least 10m between habitable room and non-
habitable room windows and/or gable end. The following properties would not meet
the minimum distances and therefore conflict with policy QPA4.

Plots Actual Distance Required Distance | Difference (m)
(m) (m)
80-81 19.4 20 -0.6
79-82 18.7 20 -1.3
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6.2 These plots are set at an angle and not directly back to back and on balance, it is
considered to be acceptable. However the proposal does not fully comply with policy
QP4 and this weighs against the proposal.

6.3 The applicant has undertaken a Noise Assessment. This concludes that the
dominant source of noise is from traffic associated with the A689 (Hartlepool Road).
Mitigation is proposed in the form of a 4m high acoustic bund along the northern
boundary of the site. Alongside enhanced glazing and ventilation to some properties
to the north all internal noise levels will achieve guidance levels. With the acoustic
bund, all gardens will achieve noise levels below upper guideline criteria.

6.4 The applicant has also submitted an Air Quality Assessment. This
acknowledges that during construction, there is the potential for dust to be
generated, however this can be controlled during the construction phase by a
Construction Environmental Management Plan to protect existing neighbouring
residential occupiers.

6.5 With regard to the operational phase, the report finds that the primary impact of
the proposed development on air quality would derive from the vehicle movements,
arriving and departing from the site, but that these would avoid having a significant
impact upon air quality.

6.6 HBC Public Protection have been consulted and do not object subject to
conditions.

6.7 Subject to conditions, it is considered that the proposal would provide a
satisfactory living environment for future occupiers.

HIGHWAY SAFETY AND PARKING

7. The Council’s Traffic and Transportation Team has been consulted and states this
development does not form part of the National Highways Mini-Infrastructure study.
The developer has indicated that the development H/2014/0176 has been identified
in the Mini infrastructure study and has been allocated 134 Houses which can come
forward prior to the identified Mitigation Measures on the A19 / Wolviston junction
being completed. This application has since been superseded by H/2015/0386,
which is for 64 dwellings leaving a surplus 70 properties, which can be constructed
prior to the mitigation scheme being delivered.

7.1 The developer as agreed a £70,000 contribution to help fund identified
improvements to the A689 / The Meadows roundabout. This contribution would be
secured via a S106 agreement.

7.2 The Council’s Traffic and Transportation Team confirm that the developer has
amended the plans to splay the drive crossings and construct the crossings to the
Councils Tarmac specification. They confirm that there are no highway or traffic
concerns with this application.
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7.3 There is remaining capacity within the strategic road network, to allow a
proportion of this site to be able to come forward prior to the off-site highway works
at the A19/A689 junction works being completed. When taking into account other
developments that are likely to come forward it has been agreed with National
Highways that if Members were minded to grant planning permission a Grampian
condition would be imposed to allow up to 73 dwellings on this site to be built before
the necessary highway improvement works must be complete. Originally National
Highways wanted this limited to 70 dwellings, but the applicant has asked National
Highways whether they would be willing to allow 73 units to come forward prior to the
completed improvement works to the A19? National Highways have said that they
would have no problem with the slight increased threshold, as in their view it would
have a very insignificant impact on the Strategic Road Network.

7.4 The Countryside Access Officer states that the proposal would provide improve
access to the Castle Eden Walkway. A new link would be located next to the
western SUDS pond and would be secured by the S106 legal agreement. The
applicant has also agreed to improve the surfacing in relation to the existing footpath
access to the Castle Eden Walkway to an aggregate surface to cater for the
increased use brought about by the additional residents. This will bring benefits to
the walking public and provide an all year round link for residents and visitors to use.
This will be secured by a condition.

7.5 The proposal would not have an unacceptable impact on highway safety or have
a residual cumulative impact that would be severe and would comply with policies
INF2, QP3 and the advice in NPPF.

ECOLOGY

8. The Teesmouth & Cleveland Coast SPA & Ramsar sites encapsulated the coastal
and estuarine areas to the east and south of the Borough. This is a protected area
designed for its important ecological features (particularly Bird species and
assembles)

8.1 Nitrate enrichments is mainly caused by farming activities and discharges from
existing sewage treatment works however there is concern that this will be
exacerbated by new development.

8.2 Natural England have advised that as the Competent Authority and also as the
Local Planning Authority that the nutrient impacts of any in-scope development on
the SPA and whether those impacts may have an adverse effect on its integrity that
requires mitigation.

8.3 As this is a proposal is for new dwellings, it is within scope and therefore needs
to be assessed for its likely impact. The applicant has submitted a Nutrient
Neutrality Statement and a Nutrient Neutrality Budget Calculator. HBC’s Ecologist
has concluded following a Stage 1 Screening, this project is assessed as not causing
Likely Significant Effect. European Site features will not be adversely affected and a
HRA Stage 2 Appropriate Assessment is not required. Natural England have been
consulted and do not object.
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8.4 The proposal will result in a biodiversity net gain of approximately 13%, which
accords with the advice in NPPF. The Habitat Regulations Assessment also
concludes that the proposal would avoid causing recreational disturbance to
protected sites providing a contribution of £21,450 is secured.

8.5 HBC’s Ecologist does not object subject to conditions and S106 contributions to
mitigate the impact of the development.

TREES AND LANDSCAPING

9. Policy NE1 seeks amongst other matters to increase the tree cover.

9.1 There are five district areas of landscaping proposed. The main access is set
back from Stoney Wood Drive with tree planting near the entrance to the site. The
main arterial estate road through the development would be tree lined in accordance
with the advice paragraph 131 of NPPF.

9.2 At the centre of the development is a large area of open space, which would act
as a focal point to the development and provide residents with an opportunity to
enjoy the outdoors.

9.3 The western boundary is bordered by the exiting public right of way (Castle Eden
Walkway). The sustainable urban drainage system pond for the site would be
located in this area providing a buffer between the built development and the public
right of way.

9.4 No trees are required to be removed to facilitate development and the applicant’s
Arboricultural Impact Assessment recommends a series of mitigation measures to
ensure that trees next to the site are protected.

9.5 Neither the Council’s Arboriculturalist or Landscape Architect object. Details of
landscaping and tree protection can be secured by a condition.

FLOOD RISK AND DRAINAGE

10. A Flood Risk Assessment (FRA) has been submitted to accompany this planning
application. This concludes that the site is at low risk of flooding.

10.1 The Environment Agency surface water flood maps show an area centrally
along the western site boundary considered to be at risk from surface water flooding.
This area is consistent with a low spot identified on the topographic survey. This
area of surface water flooding will be eliminated post development throughout the
site collecting surface water run-off from impermeable areas and conveying it to the
detention basin.

10.2 Finished floor levels will be raised locally to a minimum of 300mm above the

maximum water level of the proposed detention basin. In addition, proposed site
levels will be designed to direct surface water away from dwelling entrances where
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possible. Post development, then risk of surface water flooding to properties can be
considered low throughout the site.

10.3 HBC’s Engineering Consultancy has not objection in principle. Northumbrian
Water have no objection subject to a condition.

ARCHAEOLOGY

11. The Tees Archaeologist has been consulted and states the site has already been
evaluated and was found to be of low archaeological potential. Tees Archaeology
have not objected to the proposed development and no further archaeological work
is needed.

PLANNING OBLIGATIONS

12. Where up to date policies have set out the contributions expected from
development, planning applications that fully comply with them should be assumed
to be viable. It is up to the applicant to demonstrate whether particular
circumstances justify the need for a viability assessment at the application stage.

12.1 Paragraph 57 of NPPF states that planning obligations must only be sought
where they meet all of the following tests;

e Necessary to make the development acceptable in planning terms;

e Directly related to the development; and

e Fairly and reasonably related in scale and kind to the development.

12.2 The Local Plan identifies a number of elements of infrastructure to be delivered
at Wynyard in order to develop a sustainable community including green space,
community facilities such as school, playing pitches, local centre and play areas.

12.3 The WMP and associated Infrastructure Delivery Plan and Schedule give
further information on the required infrastructure and delivery timescales which will
be tied to development as schemes on sites come forward. In order to be in
accordance with policy QP1 of the Local Plan, the proposal is expected to contribute
towards the required facilities in the area.

12.4 Policy QP1 seeks planning obligations where viable and deemed to be required
to address the impacts arising from development.

12.5 Policy HSG9 seeks 18% affordable housing on sites where 15 or more new
dwellings are proposed.

12.6 The Council’s Planning Obligations Supplementary Planning Document (SPD)
(2015) is a material consideration in determining of planning applications and if
development proposed does not comply, the SPD may be used as a basis for the
refusal of planning permission.

12.7 The Council is seeking the following contributions:
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Affordable Housing: £1,378,664.26 towards an off-site contribution.

Primary School: There is a requirement to secure an accessible, fully serviced
primary school site on the WP site, alongside securing the community use of
facilities. There is also a requirement for the developer to pay a financial contribution
of £422,966.25 which will be allocated towards the new school.

Secondary Education: There is the requirement to secure an accessible, fully
serviced site for a secondary school (if this is required in the future). There is also a
requirement for the developer to pay a financial contribution of £276,399.20 towards
secondary education.

Highways Contribution: £70,000 contribution towards improvements to the Wynd/The
Meadows/A689 as part of a comprehensive scheme to deal with additional traffic
created by this and other developments within the vicinity.

Health Facilities: The masterplan requires the delivery of Health Facilities. There is a
requirement to safeguard land. The CCG has noted that they wish to see land
safeguarded for a potential future GP service and have requested a contribution of
£69,069 from this development.

Green infrastructure £250 per dwelling — secured towards provision of Green Wedge
between Castle Eden Walkway and Stoney Wood Drive as per Wynyard Masterplan
= £35,750.

Play Provision £250 per dwelling - secured towards expansion / improvement of
existing facilities in the borough = £35,750.

Built sports facilities £250 per dwelling - secured towards new facilities and/or
maintenance of existing facilities in the borough = £35,750.

Tennis courts £57.02 per dwelling - secured towards new tennis courts and/or
maintenance of existing courts in the borough = £8,153.86

Playing pitches £233.29 per dwelling - secured towards new pitches and/or
maintenance of existing pitches in the borough = £33,360.47

Bowling greens £4.97 per dwelling - secured towards new bowling greens and/or
maintenance of existing greens in the borough = £710.71

RENEWABLE ENERGY

13. Policy QP7 seeks to ensure high levels of energy efficiency in all development.
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13.1 Policy CC1 requires that major development must secure, where feasible and
viable a minimum of 10% of their energy from decentralised and renewable or low
carbon sources.

13.2 Policy MWPL1 of the Tees Valley Minerals and Waste DPD requires applications
for major development to be accompanied by a Waste Audit.

13.3 HBC Waste Services states that developers are expected to provide and
ensure at the point of first occupancy that all new developments have the necessary
waste bins/receptacles to enable the occupier to comply with the waste presentation
and collection requirements. A condition can be attached to require the applicant to
provide the necessary rubbish and recycling bins prior to first occupation.

13.4 In order to comply with policy CC1, the applicant has confirmed that they intend
to provide a photovoltaic arrays a specification and schedule can be conditioned.
Policy CC1 also requires that major developments include opportunities for electric
vehicle charging, which can also be secured by condition.

LOCAL FINANCIAL CONSIDERATIONS

14. Paragraph 11 of National Planning Practice states that Section 70(2) of the Town
and Country Planning Act 1990 (as amended) provides that a local planning
authority must have regard to a local financial consideration as far as it is material.
Section 70(4) of the 1990 Act (as amended) defines a local financial consideration as
a grant or other financial assistance that has been, will or could be provided to a
relevant authority by a Minister of the Crown (such as New Homes Bonus payments)
or sums that a relevant authority has received or will or could receive, in payment of
Community Infrastructure Levy.

14.1 Whether or not ‘a local financial consideration’ is material to a particular
decision will depend on whether it could help make the development acceptable in
planning terms. It is not considered that New Homes Bonus is material in making
this development acceptable in planning terms. HBC does not currently seek
Community Infrastructure Levy.

CONCLUSIONS AND PLANNING BALANCE

15. Planning law requires that applications for planning permission be determined in
accordance with the development plan unless material considerations indicate
otherwise.

15.1 Here the development plan is the Hartlepool Local Plan 2018. The application
site is within the development limits of Wynyard (LS1 and Rur2), but not allocated for
housing in the Local Plan and therefore is a departure. The proposal would
encroach into an area of designated Green Wedge contrary to policies NE3 and
HSG6. This would result in harm, as the Green Wedge would be reduced in size.
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15.2 The majority of the site is identified for housing in the Wynyard Masterplan
(2019). However, this is not a Development Plan Document (DPD) and cannot be
afforded significant weight. The Wynyard Masterplan itself acknowledges that it
should not be seen as a rigid blueprint.

15.3 Although the Council can demonstrate a 5-year supply of housing, this is a
minimum requirement and not a maximum. Approving additional housing above this
minimum provides additional choice in the market for housing, which is a benefit of
this scheme. The proposal would also provide a substantial off-site affordable
housing contribution, which is a material consideration of significant weight in favour
of it.

15.4 Overall, it is considered that the proposed development would represent high
quality design, although 4 plots would not meet the minimum separation distances
contrary to policy QP4. These units would be set at an angle to each other and not
directly back-to-back and on balance would provide an acceptable residential living
environment for future occupiers.

15.5 Subject to conditions, the proposal would avoid having an adverse impact upon
neighbouring properties and be acceptable in terms of drainage. It would provide a
net gain in terms of biodiversity. The proposal would provide on-site renewable
energy to help make it sustainable and S106 contributions are sought in order to
mitigate the impact of the development to make it acceptable in planning terms. The
benefits of the proposal outweigh the harm that would be caused.

15.6 Overall, and on balance it is recommended that planning permission should be
granted subject to a S106 legal agreement and conditions.

EQUALITY AND DIVERSITY CONSIDERATIONS

16. There is no evidence of equality or diversity implications.

SECTION 17 OF THE CRIME AND DISORDER ACT 1998 CONSIDERATIONS

17. The Crime and Disorder Act 1998 requires local authorities to consider crime and
disorder reduction in the exercise of all their duties, activities and decision-making.

17.1 The final scheme will be designed with the reduction of crime and anti-social
behaviour in mind.

REASON FOR DECISION
18. It is considered by Officers that the proposal in the context of relevant planning

policies and material planning considerations is acceptable as set out in the Officer's
Report.

RECOMMENDATION — APPROVE, subject to the completion of a S106 Legal
Agreement securing off-site affordable housing contribution: (£1,378,664.26), a
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primary education contribution (£422,966.25), a secondary education contribution
(£276,399.20), highways contribution (£70,000) health facilities (£69,069), play
provision (£35,750), built sports facilities (£35,750), mitigation for recreation
disturbance to protected sites (£21,450) Tennis courts, (£8,153.86), playing pitches
(£33,360.47) bowling greens, (£710.71), improved link to Castle Eden Walkway,
Open Space Management Plan and a Local Employment and Training Plan.

1.
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The development hereby approved shall be carried out in accordance with the
following plans and reports:
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Drawing No.
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Drawing No.

Plans

. Drawing No.
Drawing No.
Drawing No.

Elevations

Drawing No.
Drawing No.

Elevations

Drawing No.

SD-00.01A, (OS Location Plan)

SD10.01E (Proposed Site Layout)

SD10.02E (Boundary Treatments Plan)

SD10.03F (Surface Treatments Plan)

SD10.04E (Adoption Plan)

WYL-ARC-009 B (Wynyard Plot Separation Distances)
WYL-ARC-011 A (Bund Sections)

WYL-ENG-010B (Informal Footpath Overlay)
18-GU-Mk11-B-011 (Guimard 18 MKII) Proposed Floor Plans
18-GU-Mk11-B-012 (Guimard 18 MKIl) Proposed Elevations
18-NA-G-11 (Naysmth Grand 18) Proposed Floor Plans
18-NA-G-12 (Nasmyth Grand 18) Proposed Elevations
18-NE-GR-11 (Newman Garden Room 18) Proposed Floor

18-NE-GR-12 (Newman Garden Room 18) Proposed
18-ST-GR-12 Rev A (Stewart Garden Room 18) Proposed
18-ST-GR-11 (Stewart Garden Room 18) Proposed Floor
18-EV-GR-11 (Everett Garden Room 18 Proposed Floor
18-EV-GR-12 Rev A (Everett Garden Room 18) Proposed
18-HU-GR-12 Rev A (Hutton Garden Room 18) Proposed
18-HU-GR-11 (Hutton Garden Room 18) Proposed Floor
18-LA-GR-12 Rev A (Lawrie Garden Room 18) Proposed
18-LA-GR-11 (Lawrie Garden Room 18) Proposed Floor
18-LA-G-12 Rev A (Lawrie Grand 18) Proposed Elevations
18-LA-G-11 (Lawrie Grand 18) Proposed Floor Plans

18-LE-GR-12 Rev A (Leonardo & GR 18) Rev A Proposed

18-LE-GR-11 (Leonardo & GR 18) Proposed Floor Plans
18-LE-G-12 Rev A (Leonardo Grand 18) Rev A Proposed

18-LE-G-11 (Leonardo Grand 18) Proposed Floor Plans
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cc. Drawing No. 18-LI-GR-12 (Linton Garden Room 18) Proposed Elevations

dd.Drawing No. 18-LI-GR-11 (Linton Garden Room 18) Proposed Floor Plans

ee.Drawing No. 18-MU-GR-11 (Murray Garden Room) Proposed Floor Plans

ff. Drawing No. 18-MU-GR-12 Rev B (Murray Garden Room) Proposed
Elevations

gg. Drawing No. 18-MI-GR-12 Rev A (Mitchell Garden Room 18) Proposed
Elevations

hh.Drawing No. 18-MI-GR-11 (Mitchell Garden Room 18) Proposed Floor
Plans

ii. Drawing No. 18-MI-G-11 (Mitchell Grand 18) Proposed Floor Plans

jj. Drawing No. 18-MI-G-12 (Mitchell Grand 18) Proposed Elevations

kk. Drawing No. 18-MA-G-11 (Mackintosh Grand 18) Proposed Floor Plans

[Il. Drawing No. 18-MA-G-12 (Mackintosh Grand 18) Proposed Elevations

mm. Drawing No. 18-MA-GR-11 (Mackintosh GR 18) Proposed Floor Plans

nn.Drawing No. 18-MA-GR-12 Rev A (Mackintosh GR 18) Proposed
Elevations

00.Drawing No. 201 Rev P2 Engineering Appraisal Sheet 1

pp.Drawing No. 202 Rev P2 Engineering Appraisal Sheet 2

gg. 22010 - 203 - P2 - Engineering Appraisal, Sheet 3

rr. 22010 - 204 - P3 - Engineering Appraisal, Sheet 4

ss. 22010 - 205 - P3 - Engineering Appraisal, Sheet 5

tt. 22010 - 206 - P3 - Engineering Appraisal, Sheet 6

uu.22010 - 207 - P2 - Engineering Appraisal, Sheet 7

vv. 22010 - 208 - P3 - Engineering Appraisal, Sheet 8

ww. Drawing No. N1203-ONE-ZZ-XX-DR-L-0001 Rev P01 (Softworks
General Arrangement

xX. Drawing No. N1203-ONE-ZZ-XX-DR-L-0201 Rev P02 (Detailed Planting
Plan (Sheet 1 of 6)

yy. Drawing No. N1203-ONE-ZZ-XX-DR-L-0202 Rev P02 (Detailed Planting
Plan (Sheet 2 of 6)

zz. Drawing No. N1203-ONE-ZZ-XX-DR-L-0203 Rev P02 (Detailed Planting
Plan (Sheet 3 of 6)

aaa. Drawing No. N1203-ONE-ZZ-XX-DR-L-0204 Rev P02 (Detailed
Planting Plan (Sheet 4 of 6)

bbb. Drawing No. N1203-ONE-ZZ-XX-DR-L-0205 Rev P02 (Detailed
Planting Plan (Sheet 5 of 6)

ccc. Drawing No. N1203-ONE-ZZ-XX-DR-L-0206 Rev P02 (Detailed
Planting Plan (Sheet 6 of 6)

ddd. Flood Risk Assessment and Drainage Strategy by Coast Consulting En
Engineers dated April 2022.

eee. Travel Plan by Bryan G Hall dated August 2022

fff. Ecological Appraisal by OS Ecology dated July 2022.

ggg. Noise Assessment by NJD Environmental Associates dated June
2022.

hhh. Arboricultural Impact Assessment by Elliot Consultancy Ltd dated May
2022

iii. Air Quality Assessment by NJD Environmental Associates dated July 2022

For the avoidance of doubt.
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2. The development to which this permission relates shall be begun not later
than three years from the date of this permission.

To clarify the period for which the permission is valid.

3. Notwithstanding the submitted information, details of all external finishing
materials shall be submitted to and approved in writing by the Local Planning
Authority before above ground construction, samples of the desired materials
being provided for this purpose. Thereafter the development shall be carried
out in accordance with the approved detalils.

In the interests of visual amenity.

4. No construction/building/demolition works or deliveries shall be carried out
except between the hours of 8.00am and 18.00 on Mondays to Fridays and
between 9.00am and 13.00 on Saturdays. There shall be no construction
activity including demolition on Sundays or Bank Holidays, unless otherwise
agreed in writing by the Local Planning Authority.

To ensure that the development does not adversely affect neighbours living
conditions.

5. Notwithstanding the submitted information and the measures outlines with the
submitted Flood Risk Assessment, no development in relation to surface
water drainage shall take place until a scheme for a surface water
management system including the detailed drainage/SUDS design, has been
submitted to and approved in writing by the Local Planning Authority. The
scheme shall include details of the plant and works required to adequately
manage surface water: detailed proposals for the delivery of the surface water
management system including a timetable for its implementation; and details
as to how the surface water management system will be managed and
maintained thereafter to secure the operation of the surface water
management system. With regard to the management and maintenance of
the surface water management system, the scheme shall identify parties
responsible for carrying out management and maintenance including the
arrangements for adoption by any public authority or statutory undertaker or
any other arrangements to secure the operation of the surface water
management system through its lifetime. The scheme shall be fully
implemented and subsequently managed and maintained for the lifetime of
the development in accordance with the agreed detalils.

The needs to be pre-commencement to prevent increased risk of flooding
form any sources in accordance with the NPPF and to ensure future
maintenance of the surface water drainage.

6. Prior to works pertaining to foul water drainage, a detailed scheme for the

disposal of foul water from the development shall be submitted to and
approved in writing by the Local Planning Authority in consultation with
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Northumbrian Water and the Lead Local Flood Authority. Thereafter, the
development shall take place in accordance with the approved details.

This needs to be pre-commencement to ensure that the site is appropriately
constructed to prevent the increased risk of flooding in accordance with the
advice in NPPF.

7. A Construction Environment Management Plan (CEMP) shall be submitted to
and agreed in writing with the Local Planning Authority, prior to the
commencement of development, to agree the routing of all HGVs movements
associated with the construction phases, effectively control dust emissions
from the site remediation and construction works, this shall address earth
moving activities control and treatment of stock piles, parking for use during
construction and measures to protect any existing footpaths and verges,
vehicle movements, wheel cleansing measures to reduce mud on highways,
road sheeting of vehicles, offsite dust/odour monitoring and communication
with local residents. The CEMP shall also set out as a minimum site specific
measures to control and monitor impacts in relation to construction traffic,
noise, vibration, dust and air pollution, land contamination, disturbance to
ecology and ground water. Thereafter, the development shall be carried out
in accordance with the approved CEMP.

This needs to be pre-commencement to ensure that the agreed measures are
in place in the interests of the amenities of the area.

8. Notwithstanding the proposals detailed in the submitted plans and prior to the
implementation of such works on site, a detailed scheme of landscaping and
tree and shrub planting shall be submitted to and approved in writing by the
Local Planning Authority. The scheme must specify sizes, types and species,
programme of the works to be undertaken, and implementation in accordance
with the approved details and programme of works.

In the interests of visual amenity and biodiversity enhancement.

9. All planting, seeding or turfing comprised in the approved details of
landscaping shall be carried out in accordance with the approved programme
of works for implementation. Any trees plants or shrubs 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 other of the same size and species, unless the Local Planning
Authority gives written consent to any variation.

In the interests of visual amenity and biodiversity enhancement
10. No part of the residential development shall be occupied until a vehicular and
pedestrian access to the proposed development has been constructed to the

satisfaction of the Local Planning Authority.

In the interests of highways and pedestrian safety and in the interest of the
visual amenities of the surrounding area.
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11.

12.

13.

14.

Prior to first occupation of the dwellings hereby approved, a compliance report
to confirm that the energy demand of the development and its CO2 emissions
(measured by the Dwelling Emission Rate) has been reduced in line with the
approved details shall be submitted to and agreed in writing with the Local
Planning Authority.

In the interests of promoting sustainable development and in accordance with
the provisions of Local Plan Policies QP7 and CC1.

In the event that contamination is found at any time when carrying out the
approved development, works must be halted on that part of the site affected
by the unexpected contamination and must be reported in writing immediately
to the Local Planning Authority. An investigation and risk assessment must
be undertaken to the extent specified by the Local Planning Authority and
works shall not be resumed until a remediation scheme to deal with the
contamination on the site has been carried out in accordance with details first
submitted to and approved in writing by the Local Planning Authority. This
scheme shall identify and evaluate options for remedial treatment based on
risk management objective. Works shall not resume until the measures
approved in the remediation scheme have been implemented on site,
following which, a validation report shall be submitted to and approved in
writing by the Local Planning Authority. The validation report shall include
programmes of monitoring and maintenance, which will be carried out in
accordance with the requirements of the report.

To ensure that the site is suitable for its intended use.

Demolition and the clearance/removal of trees and vegetation shall take place
outside of the bird breeding season. The breeding season is taken to be
March-August inclusive unless otherwise advised by the Local Planning
Authority. An exception to this timing restriction could be made if the site is
first checked within 48 hours prior to the relevant works taking place by a
suitable qualified ecologist who confirms that no breeding birds are present
and a report is subsequently submitted to the Local Planning Authority
confirming this.

In the interests of breeding birds.

Notwithstanding the submitted details none of the dwellings shall be first
occupied until details of the proposed street lighting have been submitted to
and approved in writing by the Local Planning Authority. Thereafter, the street
lighting shall be provided in accordance with the approved details.

In the interests of biodiversity.
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15. Notwithstanding the submitted information, prior to first occupation of the
development hereby approved, details of the boundary means of enclosure
shall be submitted to and approved in writing by the Local Planning Authority
and thereafter development shall be implemented in accordance with the
approved details prior to the occupation of each dwelling.

In the interests of a satisfactory form of development and in the interests of
the amenities of future occupiers.

16.No part of the development hereby approved shall take place until an
Amphibian Method Statement (particularly focussing on Great Crested Newts)
has been submitted to and approved in writing by the Local Planning
Authority. The submitted details will include a timetable of when the
vegetation shall be removed. Thereafter, the development shall take place in
accordance with the approved details.
Reason: In the interests of Great Crested Newt.

17.Notwithstanding condition 1, (approved plans condition not these conditions)
no part of the development hereby approved shall take place until full details
presented in the Biodiversity Net Gain Plan including a timetable for its
implementation has been submitted to and approved in writing by the Local
Planning Authority. Thereafter, the development shall be carried out in
accordance with the approved details.

In the interests of biodiversity.

18.No dwelling hereby permitted shall be first occupied until two integral bird nest
bricks for either sparrow or starlings to be more than 3m above ground level
to be provided on the house or garage of that dwelling, or two integral bat
roost bricks to be more than 3m above ground level on the house or garage of
that dwelling. The bricks should be sunlight for part of the day and therefore
must be located on the east or south facing side of the dwelling or garage.
In the interests of biodiversity.

19.None of the dwellings hereby permitted shall be first occupied unless and until
the 4m high earth bund shown on Drawing No. 3 of page 10 of the Noise
Assessment produced by NJD Environmental Associates dated June 2022
and Drawing No. WYL-ARC-011 A (Bund Sections) has been constructed in
accordance with these detalils.
To protect the dwellings from noise generated by traffic from the A689.

20.No dwelling hereby permitted shall be first occupied until the glazing and
ventilation specification as identified in section 8.5.1 of the Noise Assessment
produced by NJD Environmental Associates dated June 2022 has been
provided. Thereatfter, it will be maintained and retained as such
To ensure a satisfactory living environment.

21.There shall be no open burning permitted on site at any time.
To protect neighbouring residential occupiers from smoke and fumes.
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22.Prior to the first occupation of any of the dwellings hereby permitted a scheme
to secure improved pedestrian access including its surfacing onto the Castle
Eden Walkway (CEW), together with a timetable for its implementation, shall
be submitted to and approved in writing by the Local Planning Authority. The
scheme shall thereafter be implemented in accordance with the details and
timetable so approved.
To improve access to the countryside.

23.Prior to the occupation of the 74" dwelling, the off-site highway improvement
works at the A19/A689 Wolviston junction, shown indicatively on Drawing
number 276864-ARP-ZZ-XX-DR-CH-0101 & Drawing Number 276864-ARP-
ZZ-XX-DR-CH-0102, shall be completed as submitted to and approved in
writing by the Local Planning Authority in consultation with National Highways
To ensure the safe and efficient operation of the strategic highway.

24.Notwithstanding the submitted details, none of the dwellings hereby permitted
shall be first occupied until a detailed specification and schedule of
photovoltaic arrays to be provided to ensure that 10% of the energy
requirement for each dwelling is provided from renewable sources has been
submitted to and approved in writing by the Local Planning Authority.
Thereatfter, the development shall be carried out in accordance with the
approved details.
In the interests of sustainability.

25. Notwithstanding the submitted details none of the dwellings hereby permitted
shall be first occupied until details of a vehicle charging point for each dwelling
has been submitted to and approved in writing by the Local Planning
Authority. The vehicle charging points shall be installed and available to use
prior to first occupation.

In the interests of sustainability.

26.No dwelling hereby permitted shall be first occupied until details of refuse and
recycling bins to be provided at each property has been submitted to and
approved in writing by the local planning authority. Thereafter the approved
details shall be provided to each dwelling prior to first occupation.
To ensure satisfactory refuse and recycling bins are provided for residents.

INFORMATIVE 01 — STATEMENT OF PROACTIVE ENGAGEMENT

The Local Planning Authority in arriving at its decision to support this application has
without prejudice to a fair and objective assessment of the proposals, issues raised,
and representations received, sought to work with the applicant in a positive and
proactive manner with the objective of delivering high quality sustainable
development to improve the economic, social and environmental conditions of the
area in accordance with the NPPF.

BACKGROUND PAPERS
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Background papers can be viewed by the ‘attachments’ on the following public
access page:
http://eforms.hartlepool.gov.uk/portal/serviets/ApplicationSearchServlet

CONTACT OFFICER

Kieran Bostock

Assistant Director — Place Management
Level 3

Civic Centre

Hartlepool

TS24 8AY

Tel: (01429) 284291

E-mail: kieran.bostock@hartlepool.gov.uk

AUTHOR

Aidan Dobinson Booth
Principal Planning Officer
Level 1

Civic Centre

Hartlepool

TS24 8AY

Tel: 01429 523856
E-mail: aidan.dobinson-booth@hartlepool.gov.uk
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POLICY NOTE

The following details a precis of the overarching policy documents referred to in the
main agenda. For the full policies please refer to the relevant document, which can
be viewed on the web links below;

HARTLEPOOL LOCAL PLAN POLICIES
https://www.hartlepool.gov.uk/localplan

HARTLEPOOL RURAL NEIGHBOURHOOD PLAN
https://www.hartlepool.gov.uk/downloads/file/4876/hrnp_2016-2031_-
_made_version_-_december 2018

MINERALS & WASTE DPD 2011
https://www.hartlepool.gov.uk/info/20209/local plan/317/tees valley minerals and
waste development plan documents for the tees valley

REVISED NATIONAL PLANNING POLICY FRAMEWORK (NPPF) 2021
https://assets.publishing.service.gov.uk/government/uploads/system/uploads/attach
ment data/file/1005759/NPPF July 2021.pdf
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ILLUSTRATIVE EXAMPLES OF MATERIAL PLANNING CONSIDERATIONS

Material Planning Considerations

Can be taken into account in making a planning decision

Non Material Considerations

To be ignored when making a decision on a planning
application.

e Local and National planning policy

Political opinion or moral issues

e Visual impact

Impact on property value

e Loss of privacy

Hypothetical alternative proposals/sites

e Loss of daylight / sunlight

Building Regs (fire safety, etc.)

e Noise, dust, smells, vibrations

Land ownership / restrictive covenants

e Pollution and contaminated land

Private access disputes

e Highway safety, access, traffic and parking

Land ownership / restrictive covenants

e Flood risk (coastal and fluvial)

Private issues between neighbours

e Health and Safety

Applicants personal circumstances (unless exceptional
case)

e Heritage and Archaeology

Loss of trade / business competition (unless exceptional
case)

e Biodiversity and Geodiversity

Applicants personal circumstances (unless exceptional
case)

e Crime and the fear of crime

e Planning history or previous decisions made

(NB: These lists are not exhaustive and there may be cases where exceptional circumstances require a different approach)




Planning Committee — (15 March 2023)

PLANNING COMMITTEE

15 March 2023

HARTLEPOOL
BOROUGH COUNCIL
Report of: Assistant Director (Place Management)
Subject: UPDATE ON CURRENT COMPLAINTS AND
ENFORCEMENT ACTIONS

1. PURPOSE OF REPORT

1.1 To update members with regard to complaints that have been received,
investigations that have been completed and enforcement actions that have
been taken.

1.2 Investigations have commenced in response to the following complaints:

1. The installation of rooflights, at a residential property in Hutton Avenue.
2.  Running a car repair business at a residential property in Robinson Close.

3.  The deposit of spoil and raising of ground levels at a residential
development site on land at Old Cemetery Road.

4.  The creation of additional pitches, including the removal of parking spaces
and gardens, at a residential park homes site off Queen Street, Seaton
Carew.

5.  Non-compliance with the construction management plan (relates to mud on
the road) at a residential development site at land west of Middle Warren.

6. The erection of an outbuilding at a residential property in Cath Hill Close.

1.3 Investigations have been completed as a result of the following complaints:
1. Non-compliance with the approved plans at a householder development at
North View, Dalton Piercy. The complaint was withdrawn.

2. The erection of extensions at the side and rear of a residential property in
Ryan Court. The side and rear extensions have since been removed.
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1.4

3.2

The siting of a clothing collection container at an area of land on Raby
Road. The clothing collection container has since been removed.

The disposal of building rubble in the backstreet at the rear of commercial
premises on Victoria Road. The complaint has been redirected to the
Council’s highways section.

The rebuilding of a boundary wall at a listed residential property in Friar
Terrace. The works are considered to constitute a repair not requiring
planning or listed building consent.

Non-compliance with a working hours condition at a residential
development site at land east of Brenda Road and south of Seaton Lane.
No evidence of a breach of the working hours condition has been received.

The erection of an extension at the rear of a residential property in
Rosthwaite Close. A retrospective planning application seeking to
regularise the development has since been approved.

The painting of a mural on the side of a residential property in Station Lane.

Permitted development rights apply in this case.

No formal enforcement actions have been taken within this reporting
period.

RECOMMENDATION

Members note this report.

CONTACT OFFICER

Kieran Bostock

Assistant Director — Place Management
Tel 01429 284291

E-mail kieran.bostock@hartlepool.gov.uk

AUTHOR

Tony Dixon

Enforcement Officer

Tel (01429) 523277

E-mail: tony.dixon@hartlepool.gov.uk
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15t March 2023 =
e Emon:
Report of: Assistant Director - Place Management
Subject: APPEAL AT SEATON HALL RESIDENTIAL HOME,

10 THE GREEN, SEATON CAREW, HARTLEPOOL
TS25 1AS

APPEAL REF: APP/H0724/F/22/3305285

Appeal against a listed building enforcement notice
for without listed building consent, the installation of
uPVC windows at ground floor level.

11

1.2

2.1

3.1

PURPOSE OF REPORT

To advise members of the outcome of a planning enforcement appeal that
has been determined in respect of a listed building enforcement notice
issued by Hartlepool Borough Council on 14/07/2022 in respect of without
listed building consent, the installation of uPVC windows at ground floor
level.

The appeal was dismissed and the enforcement notice, as corrected (to
allow a longer period for compliance), is upheld. A copy of the Inspector’s
decision is attached. (Appendix 1)

RECOMMENDATIONS
That Members note the outcome of this appeal.
CONTACT OFFICER

Kieran Bostock

Assistant Director - Place Management
Level 3

Civic Centre

Hartlepool

TS24 8AY

Tel: (01429) 284291

E-mail: Kieran.Bostock@hartlepool.gov.uk
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4. AUTHOR

4.1 Nick Robertson
Planning Officer
Level 1
Civic Centre
Hartlepool
TS24 8AY
Tel (01429) 806908
E-mail: Nick.Robertson@hartlepool.gov.uk
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Appendix 1.

#5% The Planning Inspectorate

Appeal Decision

Site visit made on 27 October 2022

by Elaine Gray MA{Hons) MSc IHBC
an Inspector appointed by the Secretary of State
Decision date: 07 February 2023

Appeal Ref: APP/HO0724/F/22/3305285
Seaton Hall Residential Home, 10 The Green, Seaton Carew, Hartlepool
T525 1AS

The appeal is made under section 39 of the Planning (Listed Buildings and Conservation
Areas) Act 1990 as amended by the Planning and Compensation Act 1991,

The appeal is made by Mr Armnold Wilks against a listed building enforcement notice
issued by Hartlepool Borough Council.

The enforcement notice is dated 14 July 2022,

The contravention of listed building contrel alleged in the notice is: Without listed
building consent, the installation of UPVC windows at ground floor level.

The requirements of the notice are: (i) Remove the existing uPVC windows. (ii) Restore
the windows to their condition before the breach took place.

The period for compliance with the reguirements is three months.

The appeal is made on the grounds set out in section 39(1){e) and {h} of the Planning
{Listed Buildings and Conservation Areas) Act 1990 as amended.

Decision

1.

It is directed that the enforcement notice be varied by deleting "three months”
from the penod for compliance and replacing it with “six months”.

Subject to this vanation, the appeal i1s dismissed, the enforcement notice 1s
upheld, and listed building consent is refused.

The appeal on ground (e)

3. Ground (e) is that listed building consent ought to be granted for the works

Main Issue

4, The appeal site is listed for group value along with Nos 7, 8, 9, and 11-13,
which form the west side of the terrace facing towards the seaside. The
appellant contends that it is unclear as to whether No 10 would have been
listed had it not been part of a group.

5. However, if a building is considered by the Secretary of State to be of special

architectural or histonc interest, it will be included in a list of such buildings.
The special interest may anse from the contribution the building makes to the
architectural or historic interest of any group of buildings of which it forms part.
By definition, the contribution of such a building resides in its physical
characteristics, and any historical interest that may be discerned in those
characteristics. Crucially, its preservation carries the considerable importance
and weight as any other listed building.

hithps f www . gow . Uk planning -inspactorate
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Appeal Dedsion APP/HO724/F/22/3305285

. Therefore, the main i1ssue is the effect of the works on the special interest of
10 The Green, which is a grade II listed building.

Significance

7. The property at Mo 10 is now in use as a residential care home. At the time of
its listing in 1985, it was the Seaton Hall Hotel, and was built as the Kings Head
Inn in c1803. It comprises a three storey section and a two storey section with
rendered and painted frontages and Welsh slate roofing. At the upper levels are
sash windows whose heights and styles vary. In around 1900, the rectangular
plan timber bay windows were added to the ground floor. These have
distinctive angle pilasters and cornicing. A similar bay forms the porch around
the main entrance door.

8. The later ground floor bay windows are typical of the style of window that was
appearing in late Victorian and early Edwardian commercial buildings. The
arrival of plate glass allowed for much bigger windows than was previously
possible. The weight of these new panes led to the need for ‘chunky’ frames,
to use the appellant’s term, and the large frames that were removed were
entirely typical of the architecture of their time.

9, Commercial architecture has always placed a high premium on novelty and
effect, and these larger windows were a key factor allowing businesses to
promote their facilities and attract greater attention. In this case, this change
also reflects the rise of the seaside holiday which was greatly facilitated by the
growth of the railway system. Therefore, the frontage of Mo 10 encapsulates
the social history of the area. Despite some changes, the overall histonc form
and character of the listed building remains legible, and the factors I have
identified contnbute to its significance.

Effect of the works

10. although the timber bay surrounds have been retained, the timber window
frames have been replaced with uPVC units of similar overall dimensions.
However, these new units depart from the design of the previous windows in a
number of key ways. They have a bland, flat appearance that fails to replicate
the distinctive heavy moulding of the timber units. The streamlined, cleaner
and neater appearance the appellant refers to is not historically accurate.

11. From the photographs, it is clear that there was a distinction between the
heavy two-paned sections and the small narrow lights above. It is unclear
from the evidence whether these upper lights opened in some way for
wventilation, or perhaps contained a more decorative element similar to a fan
light over a door. In any event, the new uPVC windows do not reproduce this
form of construction, and therefore depart significantly from the character of
traditionally constructed timber windows they replaced.

12. uPVC is a synthetic material whose smooth, shiny, modern appearance does
not satisfactorily capture the appearance of the traditional painted timber finish
of the previous windows. It is well established that uPVC and painted timber
do not age in the same way. Unlike uPVC, painted timber tends to take on a
mellow patina of age that complements the natural materials of historic
buildings.

13. Although there are some instances of the use of UPVC windows in the area, I
saw on my visit that these are in the minority. For the most part, the

6. 23.03.15 - Plan - 5.2 - Seaton Hall Residential Care Home - Appeal De.._
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14

13

16.

17.

18,

19.

character of the terrace is informed by painted timber fenestration. By the
same token, the majority of the remaining windows at No 10 are timber. I also
observed that the unauthorised windows can be seen clearly and at close
guarters from the pavement in front of the building. That being the case, the
use of a modern maternal and the lack of detailing of the frames are obvious to
all but the most casual of observers.

. The appellant also refers to the replacement of the lead covering of the bays

with felt. However, this unsympathetic alteration of the building does not
justify the further harm arsing from the new windows.

. Taking these factors in combination, I conclude that the works unacceptably

harm the character, appearance and significance of the appeal site.

Accordingly, in view of the harm I have identified to the listed building, the
works conflict with the overarching statutory duty as set out in the Planning
(Listed Buildings and Conservation Areas) Act 1990, which must be given
considerable importance and weight, and with the National Flanning Policy
Framewark (MFPF). In addition, the appeal scheme conflicts with Policy BH1 of
the Sunderland City Council Core Strategy and Development Plan 2015-2033
(CSDP), which requires high guality design, CSDP Policy BH7, which gives great
weight to the conservation of heritage assets, and CSDP Policy BHE, insofar as
it requires alterations to listed buildings to conserve their significance.

Although serious, the harm to the heritage asset in this case is less than
substantial, within the meaning of the term in paragraph 195 of the NFPF.
FParagraph 194 states that any harm to, or loss of, the significance of a
designated heritage asset should require clear and convincing justification.
Faragraph 196 requires that, where there is less than substantial harm, the
harm should be weighed against the public benefits of the works.

The windows serve both bedrooms and lounge areas for the residents of the
home. The old windows were draughty, and it appears that the secondary
glazing did not adeguately address the problem. I hawve taken into account the
nead for a warm environment in the winter, and for cooler temperatures in the
summer. Howewver, there is little evidence that these benefits could not have
been achieved through a more sympathetic scheme of works.

It is clear that the listed building has undergone changes over the years, and
will no doubt continue to do so in the future. However, this fact does not
justify changes that would harm the significance of the building.

. The appellant also highlights one incidence where uPVC windows were allowed

in a listed building at 1 Albion Terrace. As few details of this case are given, I
am unable to be certain if it is directly parallel to the case before me, which
limits the weight I can afford it. The other examples are of unlisted buildings in
the conservation area. However, in view of the lack of detail, I cannot be
certain of the circumstances in which these developments were found to be
acceptable. I cannot take a view on whether the Council has been consistent
or not, based on the evidence before me.

. The appellant also refers to the additional cost of installing replacement timber

windows, over and above the cost of uPVC windows. He provides a link to an
article that provides a generalised overview of the relative costs. It s unclear
if he sought any specific comparative guotations for this particular building.

IJIII:E'-"':!!!!'!!' nn!. II;._'F! al:l:.ll]ﬂ'.ll:slilﬂl:Il:faIE _3
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Although he raises issues of the sustainability and viability of the care home,
he provides no detailed quantitative evidence that would allow me to undertake
a meaningful assessment.

[a
Fa

. I therefore find that insufficient public benefits have been identified that would
justify or outweigh the harm I have identified to the heritage asset. The
scheme therefore conflicks with the NPPF, which directs, at paragraph 193, that
great weight should be given to the asset’s conservation, rrespective of
whether any potential harm amounts to substantial harm, total loss or less
than substantial harm to its significance. It also fails to comply with the NPPF's
environmental objective of protecting and enhancing the historic environment,

Conclusion

23. For the reasons above, the appeal on ground (&) fails, and listed building
consent is refused.

The appeal on ground (h)

24. Ground (h) is that the period specified in the notice within which any step
required by the notice is to be taken falls short of what should reasonably be
allowed.

25. The enforcement notice gives a compliance period of three months. The
appellant confirms that the old windows have been disposed of and cannot be
reclaimed. Mew windows will therefore have to be made, and the appellant
suggests that 18 months is the minimum time required. However, such a
timescale would not be tenable. To allow the harm to the listed building to
persist for such a long period would not be justified, would call into question
whether it was expedient for the Council to enforce in the first place, and would
erode the confidence of the public in the efficacy of the planning system.

26. However, I agree that three months would be a tight pericd for the
construction of timber windows of a bespoke design. In my experience, there
tends to be a longer lead-in time for engaging a suitable contractor and
carrying out what is quite specialist work. I therefore consider that six months
would be more reasonable.

27. The appellant also refers to the cost of having to replace the unauthorsed
windows. Howewver, as he effectively incurred these costs himself by carrying
out the works without listed building consent, this factor in itself does not
justify any further extension of the stated time period.

28. However, the appeal on ground (h) succeeds to the extent that the compliance
period is varied to six months.

Conclusion

29, For the reasons above, the appeal is dismissed, the listed building enforcement
notice, as vared, is upheld, and listed building consent is refused.

Elaine Gray

INSPECTOR

hitos: /v, gov. k/planning-inepectorate 4
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PLANNING COMMITTEE

15th March 2023

HARTLEPOOL
BOROUGH COUNCIL

Report of: Assistant Director — Place Management

Subject: PLANNING APPEAL AT LAND ADJACENT TO THE

RAGLAN QUOIT CLUB, CLARENCE ROAD,
HARTLEPOOL, TS24 8DA

APPEAL REF: APP/H0724/Z/23/3316644
Advertisement consent for the erection and display of
a freestanding 48-sheet digital LED advertising unit
(H/2022/0421).

11

1.2

1.3

2.1

7.23.03.15 - Plan - 5.3 - Land south of Raglan Quoit Club - New Appeal...

PURPOSE OF REPORT

To advise members of a planning appeal that has been submitted against
the Council’s decision to refuse a planning application for advertisement
consent for the erection and display of a freestanding 48-sheet digital LED
advertising unit at Raglan Quoit Club.

The planning application was refused under delegated powers on 23"
November 2022 for the following reason:

1. In the opinion of the Local Planning Authority, it is considered that the
proposed digital advertisement, by virtue of its design, scale and siting,
would result in a visually obtrusive feature and an overly assertive form of
advertisement, resulting in an unacceptable and harmful effect on the
visual amenity of the area. The development is therefore contrary to
Policies QP4 and QP8 of the Hartlepool Local Plan (2018) and paragraph
134 and 136 of the National Planning Policy Framework (2021) which
collectively seek to achieve high quality places.

A copy of the officer’s delegated report is appended at Appendix A.
RECOMMENDATIONS

That Members note this report.

Hartlepool Borough Council
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3.

3.1

4.0

4.1

CONTACT OFFICER

Kieran Bostock

Assistant Director — Place Management
Level 4

Civic Centre

Hartlepool

TS24 8AY

Tel: 01429 284291

E-mail: Kieran.Bostock@hartlepool.gov.uk

AUTHOR

Nick Robertson

Planning Officer

Level 1

Civic Centre

Hartlepool

TS24 8AY

Tel (01429) 806908

E-mail: nick.robertson@hartlepool.gov.uk
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DELEGATED REPORT

Application No H/2022/0421

Proposal Advertisement consent for the erection and display of a
freestanding 48-sheet digital LED advertising unit

Location LAND SOUTH OF RAGLAN QUOIT CLUB CLARENCE
ROAD HARTLEPOOL
PS Code: 22

DELEGATION ISSUES Neighbour letters: 02/01/2023
Site notice: 13/01/2023

1) Publicity Expiry Advert: N/A
Weekly list: 24/01/2023
Expiry date: 18/01/2023
Extended date: N/A

2) Publicity/Consultations
Publicity

The application was advertised by way of eleven neighbour notification letters and a
site notice, to no responses have been received.

Consultations
The following consultations were received:

HBC Public Protection: | would have no objections to this application subject to the
following conditions which are all in line with the Institute of Lighting Professionals
guidance -The Brightness of llluminated advertisements 2014:

e No individual adverts displayed on the panel shall contain moving images,
animation, video or full motion images or images that resemble road signs or
traffic signs.

e The interval between successive displays shall be instantaneous (0.1
seconds or less) with no flashing and a smooth instant change to the next
static poster image and the complete screen shall change, there shall be no
visual effects including swiping or other animated transition methods between
successive displays.

¢ The intensity of the luminance anywhere on the surface of the
advertisements hereby granted shall be no greater than 300 candela per
square metre during night time hours (23:00hrs to 06:00hrs)

e The sequential advertisement on any display panel shall not change more
than once every 10 seconds.

7.23.03.15 - Plan - 5.3 - Land south of Raglan Quoit Club - New Appeal..._ Hartlepool Borough Council
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HBC Landscape Architect: There are no landscape and visual issues with the
proposed development.

HBC Traffic and Transport: There are no highway or traffic concerns

Network Rail: no comment received.

3) Neighbour letters needed N
4) Parish letter needed N
5) Policy

National Planning Policy Framework (NPPF)(2021)

In July 2021 the Government issued a revised National Planning Policy Framework
(NPPF) replacing the 2012, 2018 and 2019 NPPF versions. The NPPF sets out the
Government’s Planning policies for England and how these are expected to be
applied. It sets out the Government’s requirements for the planning system. The
overriding message from the Framework is that planning authorities should plan
positively for new development. It defines the role of planning in achieving
sustainable development under three overarching objectives; an economic
objective, a social objective and an environmental objective, each mutually
dependent. At the heart of the Framework is a presumption in favour of sustainable
development. For decision-taking, this means approving development proposals
that accord with an up-to-date development plan without delay or, where there are
no relevant development plan policies or the policies which are most important for
determining the application are out-of-date, granting permission unless policies
within the Framework provide a clear reason for refusal or any adverse impacts of
doing so would significantly and demonstrably outweigh the benefits. The following
paragraphs are relevant to this application:

PARAOO1: Role of NPPF

PARAO002: Determination of applications in accordance with development plan
PARAOQO03: Utilisation of NPPF

PARAOQ7: Achieving sustainable development

PARAO0OQ8: Achieving sustainable development

PARAOO09: Achieving sustainable development

PARAO010: Achieving sustainable development

PARAO11: The presumption in favour of sustainable development
PARAO12: The presumption in favour of sustainable development
PARAO038: Decision making

PARAO047: Determining applications

PARAO55: Planning conditions and obligations

PARAO56: Planning conditions and obligations

PARA124: Achieving appropriate densities

PARA126: Achieving well-designed places

PARA130: Achieving well-designed places

PARA134: Achieving well-designed places

7.23.03.15 - Plan - 5.3 - Land south of Raglan Quoit Club - New Appeal...
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PARA136: Achieving well-designed places
PARA218: Implementation

Hartlepool Local Plan 2018

SUS1: The Presumption in Favour of Sustainable Development
LS1: Locational Strategy

QP3: Location, Accessibility, Highway Safety and Parking

QP4: Layout and Design of Development

QP5: Safety and Security

QP6: Technical MattersAdvertisements

HBC Planning Policy: Planning Policy have concerns with regards to the proposed
advertising unit. Local Plan policy QP8 (Advertisements) sets out that
advertisements should be appropriately located and are of an appropriate scale and
size. Proposals should not negatively impact upon the building/land on which it is to
be displayed or upon the surrounding area and have a negative impact upon public
safety. The policy further advises that advertisements which introduce visually
obtrusive features will not be permitted. Planning Policy are of the view that the unit
is intrusive in the streetscene which is currently open green space, the green space
softens the visual appearance of the area but the unit would be harsh and at odds
with this location, PP are of the view that the unit will have a detrimental impact
upon the area.

6) Planning Consideration
BACKGROUND

HADV/1986/0375 — Erection of 3 x 48-sheet advertisement display panels and
fencing. Advertisement consent approved 10/01/1986.

SITE AND SURROUNDINGS

The application site is a section of open green space, adjacent to the side/south
elevation of the Raglan Quoit Club. To the east is the highway of Clarence Road,
with a railway line beyond and Anchor Retail Park beyond that. To the south of the
application site is an area of open green space, which extends to the south towards
Hartlepool Football Club. To the west of the application site are a number of mature
trees, with the rear gardens of residential dwellings extending along Greenwood
Road and Milner Grove beyond.

PROPOSAL

Advertisement consent is sought for the erection and display of a freestanding 48-
sheet digital LED advertising unit.

The advertising unit would be approximately 6.4m in width, approximately 3.4m in
height and approximately 0.7m profile. The advertising unit would be situated upon
leg supports which extend approximately 2.5m in height, giving the advertising unit a
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total height of approximately 5.9m. The advertising unit would face south and would
be approximately 1.5m-2.2m from the side/south elevation of the Raglan Quoit Club.

MATERIAL PLANNING CONSIDERATIONS
Paragraph 136 of the National Planning Policy Framework (2021) states:

The quality and character of places can suffer when advertisements are poorly sited
and designed. A separate consent process within the planning system controls the
display of advertisements, which should be operated in a way which is simple,
efficient and effective. Advertisements should be subject to control only in the
interests of amenity and public safety, taking account of cumulative impacts.

As such, the main planning considerations in respect to this application are the
impact on the amenity of the surrounding area (including the impact on the amenity
of neighbouring land users) and the impact on highway safety.

IMPACT ON CHARACTER AND APPEARANCE OF EXISTING SITE AND
SURROUNDING AREA

The application site is situated on a prominent position on Clarence Road and is
situated on ‘white land’, as per the Hartlepool Local Plan Policies Map (2018)..
There are a number of illuminated/digital and paper/sheet billboards in the nearby
area, namely to the north of the application site at the junction of Clarence Road and
Middleton Road (approximately 45m away). It is acknowledged that the application
site has planning history for the erection of 3 x 48-sheet advertisement display
panels and fencing (HADV/1986/0375, advertisement consent approved
10/01/1986), however this is a historical consent and it is understood that these
advertisements were removed between 2012 — 2014 (understanding based on
google street view images) and the land has remained void of advertisements (and
any form of development) since this time.

The highway of Clarence Road, which the proposed advertisement would be
adjacent to, provides access to the Suit Direct Stadium (Hartlepool United Football
Club stadium) and Morrison’s supermarket (both to the south of the application site).
The highway of A179 is situated to the side/east, beyond a number of retail parks,
and this road is considered to be a main road link to the Town Centre of Hartlepool,
as such the highway of Clarence Road is considered to be a local access road.

Local Plan Policy QP8 (Advertisements) states that advertisements should be
appropriately located and be of an appropriate scale and size. Where such signs
introduce visually obtrusive features these will not be supported.

The proposed advert would be read against the backdrop of the single storey
element of the Raglan Quoit Club. The immediate surrounding street scene is
mixed, with commercial and residential uses which are softened by the presence of
the open green space, which the proposed advert would be situated on. It is
considered that the introduction of the proposed digital advertisement board would
result in the introduction of a visually intrusive form of development that would

7.23.03.15 - Plan - 5.3 - Land south of Raglan Quoit Club - New Appeal..._ Hartlepool Borough Council

6




Planning Committee — 15 March 2023 53

negatively impact the area of open green space and the softening impact it provides
to the surrounding street scene.

It is considered that this application is contrary to Policy QP8 and paragraph 136 of
the NPPF on the basis that the proposal would introduce a visually intrusive feature,
to the detriment of the visual amenity of the surrounding area. Owing to its scale,
siting on an area of green open space which is characterised by one of restraint
(particularly following the removal of the previous signage in this area), its overall
height (approximately 5.9m) and use of illumination, it is considered that the
proposed advert would result in an overly assertive form of advertisement that would
be a dominating and incongruous feature that would be seen in stark contrast to the
backdrop of the main building of the Quoit Club and the adjacent open space, as
such the proposed advert would dominate this part of the street scene which would
be harmful to the visual amenity of the area.

Furthermore, to the north of the application site (approximately 45m away) are a
number of historic illuminated/digital and paper/sheet billboards. Due to the
proximity of these established advertisements, it is considered the introduction of a
digital advertisement board at the application site would result in an over
proliferation of signage within the immediate surrounding area to the detriment of
the visual amenity of the area. These existing advertisements to the north are
situated on a busy junction within the town and therefore is considered to be subject
to a greater number of vehicular traffic. The planning history at the application site is
noted, where 3no. historic adverts and associated fence were given advertisement
consent in 1986 (HADV/1986/0375, advertisement consent approved 10/01/1986),
however these were removed between circa 2012 — 2014 (from google street view
images). Notwithstanding, the application site has been vacant of advertisements
(and any form of development) for some time (at least 10 years) and is
characterised by one of restraint (in terms of adverts) and the proposed
development has been considered against an up-to-date Local Plan (2018) and the
National Planning Policy Framework and is considered unacceptable.

In respect of neighbour amenity, the nearest residential dwellings are to the west of
the application site, along Greenwood Road, approximately 30m away, with
additional residential properties extending to the south along Milner Grove, whose
rear elevations face east. The residential dwellings along Milner Grove would have
views of the front/south elevation of the digital advertisement board, although this
would be oblique. Given the satisfactory separation distance from the proposed
advertisement board, it is considered that there would be no concerns in terms of
overbearing, overshadowing or loss of outlook brought about the proposed
structure.

Furthermore, no objections were received from the Council’'s Public Protection
section, subject to conditions in line with the Institute of Lighting Professionals
guidance — The Brightness of Illuminated Advertisements 2014 to prevent any
adverse impact on the amenity of neighbouring land users. Had the proposal been
considered acceptable, these measures would have been secured by appropriate
planning condition.
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On receipt of the case officer's concerns, the applicant requested that they be able
to proposed amendments to try and overcome the LPA’s concerns. The case officer
advised that there were not any positive alternatives in this instance and that the
scheme could not be supported. No further amendments were put forward by the
applicant and the application has been considered based on the original submitted
schemes accordingly. It is of further note that the applicant has not engaged with the
LPA through pre-application discussions on the proposal as promoted in the NPPF
(2021).

In summary and when considered against the Local Plan and the NPPF as a whole,
it is considered that the proposal would not amount to sustainable development and
would not accord with Policies QP4 and QP8 of the Hartlepool Local Plan (2018)
and Chapter 12 of the NPPF (2021) which collectively seek to achieve high quality
places.

HIGHWAY SAFETY

Policy QP8 ‘Advertisements’ of the Hartlepool Local Plan (2018) states that
advertisements should take into account the impact upon public safety in particular
whether the advertisement itself, or the location proposed, is likely to be so
distracting or impacts upon site lines that it creates a hazard.

The Council’s Traffic and Transport section have raised no concerns to the proposal
in respect of any impact on the local highway network. The proposed signage is
therefore considered acceptable in this respect of impact on highway safety.

CONCLUSION

In view of the above material planning considerations, it is considered that the
proposed digital advertising unit, by virtue of the design, scale and siting would have
an unacceptable, harmful effect on the visual amenity of the area. The proposals are
therefore considered to be unacceptable and contrary to policies QP4 and QP8 of
the Hartlepool Local Plan (2018) and paragraphs 134 and 136 of the NPPF (2021),
which collectively seek to achieve high quality places. The application is therefore
recommended for refusal.

7) EQUALITY AND DIVERSITY CONSIDERATIONS

There are no equality or diversity implications.

8) SECTION 17 OF THE CRIME AND DISORDER ACT 1998 CONSIDERATIONS

There are no Section 17 implications.

9) Alternative Options Considered
No
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10) Any Declared Register of Interest
No

11) Chair’'s Consent Necessary N

12) Recommendation

REFUSE; for the following reason;

REASON

1. In the opinion of the Local Planning Authority, it is considered that the
proposed digital advertisement, by virtue of its design, scale and siting, would
result in a visually obtrusive feature and an overly assertive form of
advertisement, resulting in an unacceptable and harmful effect on the visual
amenity of the area. The development is therefore contrary to Policies QP4
and QP8 of the Hartlepool Local Plan (2018) and paragraph 134 and 136 of
the National Planning Policy Framework (2021) which collectively seek to
achieve high quality places.

INFORMATIVE
1.0 Statement of Proactive Engagement

The Local Planning Authority in arriving at its decision to refuse this
application has, without prejudice to a fair and objective assessment of the
proposals, issues raised, and representations received, sought to determine
the advertisement consent in accordance with the Hartlepool Local Plan 2018
and the NPPF. However, in this instance, it has not been possible to address
the identified visual impacts/constraints.

Author of Report: Nick Robertson

Signed: N.Robertson Dated: 13/01/2023

Signed: DJAMES Dated: 17/01/2023
Planning Team Leader DC
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