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1.  Introduction 
 
1.1 This application is to be determined at committee given the objection from the 
Town Council. 
 
2.  Description of the Proposals 
 
2.1  Planning permission is sought for the construction of 92 dwellings and 
associated access, infrastructure and landscaping on land measuring 3.10 hectares 
in size, directly south of the former Proctor and Gamble site which is now used by 
the NHS. The site which is located to the south of Seaton Delaval, but not in the 
Green Belt, is mainly covered in overgrown grass, with an area of hard standing to 
the western side.  
 
2.2    12 house types are proposed comprising 11x 2bed houses, 46 3x bedroom, 
35 x 4 bedroomed. These will be terraced, semi and detached dwellings, 
predominantly of 2 storeys in height, with car parking and garden areas.  Of these 10 
will be affordable houses. Landscaped SUDs basins will be provided to the west of 
the site.  The dwellings would be located mainly along a linear west/ easterly road 
through the centre of the site, with 5 off shoots, which would lead to a double ended 
cul de sac at the eastern end of the site.  The applicant's aim is to create a high 
quality and varied street scene. 
 
2.3  Under the provisions of the Northumberland Local Plan there is a requirement 
for the provision of 10% affordable homes across the site. It is proposed to deliver 10 
no affordable dwellings, consisting of 5 3-bed semis (Turner style) and 4 2-bed 
semis (Cooper). The location of the affordable housing within the proposals is shown 
on the proposed layout.  
 
2.4  The site is bounded by residential development to the east, employment land 
to the north, the A190 Avenue Road to the west and greenfield land to the south. 
The site is south of the former Procter & Gamble factory which is now used by the 
NHS. The site was previously used as private playing pitches for Procter & Gamble 
employees only before the factory closed. No remnants of the playing pitches 
remain. The site is not subject to any ecological designations and does not have any 
designated heritage assets. The closest ecological designation is Holywell Pond, 
Site of Special Scientific Interest, which is over 1.3km away to the north east and is 
separated from the site by existing development. The closest heritage asset is the 
Grade II Seaton Delaval War Memorial located over 400m north and again is 
separated by existing development. The vast majority of the site is classed as ‘white 
land’ in the local plan, although a small part to the west, closest to Avenue Road, is 
designated as Green Belt. The Seaton Valley Neighbourhood Plan, which 
concentrates on open space designations, has not identified this land for open space 
protection. 
 
3.  Planning History 
 

N/A 

4.  Consultee Responses 



   

 

 

Sport England  1) Sport England objects to the application because it is not 
considered to accord with any of the exceptions to Sport 
England’s Playing Fields Policy or with Paragraph 97 of the 
NPPF. 
2) We are unable to sustain our objection as the playing 
field use has been superseded by another permission.  

Forestry 
Commission  

No response received.    

Waste Management 
- South East  

Looking at the house positions collection points will need to 
be established as some are set back well away from the 
roadside also I object to the road layout as shown for an 
RCV. 
 
In response Highways have confirmed they have checked a 
refuse vehicle entering and turning so are happy this can 
be covered with a condition. As such this matter can be 
addressed with a further condition proposed by Highways. 

Affordable Housing  Require on site affordable housing.    

Open Spaces South 
East Area  

No response received.    

Health Care CG  £60,600 is required from the developer.   

Education - Schools  £243,000 required towards Educational facilities. 

Natural England  No objection subject to appropriate mitigation. 
 

Lead Local Flood 
Authority (LLFA)  

1)Object  
2)Object 
3)Objection still stands 
4)No objection subject to conditions. 

South SE Tree And 
Woodland Officer  

 No response received.    

Northumbrian Water 
Ltd  

1)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 entitled 
“Flood Risk Assessment and Drainage Strategy”. Propose 
condition. 

Fire & Rescue 
Service  

No objection in principle. 
 

Architectural Liaison 
Officer - Police  

1) Offer suggestions to change boundaries. 
2) We would like to reiterate those submitted on 15th July 

Northumbria 
Ambulance Service  

 No response received.    

Highways England   No objection. 

Seaton Valley Parish 
Council  

1) The site is more suitable and preferable for commercial 
development, the proposed development would be 
disconnected from the villages of both Seaton Delaval and 
Seghill, there doesn’t appear to be a need for additional 
housing in Seaton Valley over and above developments on 
sites that have already been identified in NCCs emerging 
local plan, and if the proposed development is allowed, the 
first, middle and high schools in the area would need to be 



   

 

 

enlarged to accommodate the new pupils generated by the 
development. 

County Ecologist   1) No objection subject to conditions and a contribution to 
the Coastal Mitigation Service. 
2)) No objection subject to conditions and a contribution to 
the Coastal Mitigation Service. 
 3) No objection subject to conditions and a contribution to 
the Coastal Mitigation Service. 

Highways  1) Further information required. 
2)Further information required. 
3)No objection subject to conditions.  

Public Protection  1)Object 
2)Removes objection 
3) Objects to the proposed development due to the 
insufficiency of the submitted noise impact assessment in 
relation to the requirements of Paragraphs 185 (Noise) and 
187 (compatibility of New Development with surrounds) of 
the NPPF  
4) Await further response. 

County 
Archaeologist  

1) Necessary for the applicant to undertake a programme 
of archaeological evaluation (trial trenching) prior to the 
determination of this application. 
2) No objections to the proposed development on 
archaeological grounds. No further archaeological work is 
recommended. 

 
5.  Public Responses 
Neighbour Notification 
 

Number of Neighbours Notified 47 

Number of Objections 4 

Number of Support 0 

Number of General Comments 1 

 
 
Notices 
Stat Pub & PROW 20th July 2021  
News Post Leader 2nd July 2021  
 
Summary of Responses: 
 
4 letters of objection have been received consisting of 2 from the same household 
and one from the NHS, 1 letter with comments was also submitted by the NHS, 
summarised below: 
- Seaton Valley has adequate housing provision 
- The Site makes a positive contribution to local amenity and the surrounding Green 
Belt and, does not represent an appropriate ‘windfall site’. 
- The Application Site is not allocated for housing in the emerging Local Plan 
- The Application Site (Ref 9401) was ‘discounted’ in the SHLAA- and therefore not 
considered suitable at the present time for residential development, 



   

 

 

- The proposal introduces unnecessary and unacceptable future constraints in terms 
of its employment use and, as such, the employment role of Seaton Delaval 
- The Glossary in the emerging Local Plan explains that Service Centres, such as 
Seaton Delaval, are the second tier of settlements. 
- Future needs and changes of the factory complex 
- Requirement of the ‘new car park for increased staff parking’ on the Application Site 
that formed part of the Planning Application for the “Packing hall extension, waste 
area alterations, improvements to site services” approved under Reference 14/02914 
as well as additional parking demands for the intensification indicated in the NHS 
Foundation Trust’s letter 
- The proposal would result in a very poor relationship between the commercial and 
residential areas. The prospective occupiers of the dwellings would have poor living 
conditions- noise- here is no assessment on intrusiveness, air pollution, lighting, 
privacy levels etc (the Ecology Report confirms that the factory complex has security 
lighting) 
- The Red Application Site does not extend to the eastern boundary of the factory 
complex, next to my property. The omitted area of land could potentially be the only 
space left for additional needs of the factory complex 
- New housing places new demands on open space provision.  
- The proposal would cause significant harm to the natural environment in this part of 
Seaton Delaval, especially the setting of the Green Belt and the much-valued 
amenity of the Public Right of Way 
- -there is conflict with a number of design principles in emerging Policies HOU 9, 
QOP 1 and QOP 4 (which builds on Development Control Policy DC1). Concerns 
about design, layout  and landscaping.  
- No Landscape and Visual Impact Assessment has been submitted contrary to  
Policy ENV 3(e) the proposal would have a significant impact on visual amenity in 
terms of the surrounding landscape 
-not consider that this Application safeguards the Service Centre’s current 
commercial provision, supports its employment role or represents sustainable 
development as set out 
- The proposed development would increase traffic flow on the A190 which lies west 
of the Site 

- Impacts on local and visual amenity, especially the loss of valued green space. 
-Impact on ecology 
- The Parish Council and local Sports Clubs have identified the need for more 
playing field provision. The Land East Of Avenue Road could still offer this provision. 
- Is a site where the NHS could expand to in the future  
 
Summary of NHS’s representation and objection 
 
- The Trust is the owner of the adjoining ‘Northumbria Healthcare Manufacturing and 
Innovation Hub which has been used by the Trust for a range of ‘back of house’ NHS 
services including clerical functions, the storage of medical records, and PPE 
manufacture. The wider site has huge potential to provide Northumbria Healthcare 
with office, manufacturing and warehousing space to service their own supply chain 
and meet clinical and operational functions both within Northumberland and across 
the wider region moving forward.  
- The facility as it stands currently comprises around 38,000m² of floorspace within a 
mix of Use Classes E (offices), B2 and B8.  



   

 

 

- Paragraph 80 of the NPPF states that planning policies and decisions should help 
create the conditions in which businesses can invest, expand and adapt. Significant 
weight should be placed on the need to support economic growth and productivity, 
taking into account local business needs. In this context, Paragraph 182 goes on to 
establish the ‘agent of change’ principle, stating that planning policies and decisions 
should ensure that new development can be integrated effectively with existing 
businesses “Existing businesses and facilities should not have unreasonable 
restrictions placed on them as a result of development permitted after they were 
established. 
- Only a small proportion of the facility is used on a daily basis, with up to 70 FTE 
employees on site. It is intended that by the end of the year up to 360 office based or 
manufacturing staff will be operating at this site. 
- The Trust’s site will soon accommodate up to 590 employees, providing a range of 
jobs available to the local community and contributing to sustainability through a 
reduction in traffic movements to and from the Trust’s other facilities across the 
county. The Trust’s proposals for the site, comprise either uses already falling within 
the facility’s existing lawful use, or permitted development under Part 7 Class H of 
the Town and Country Planning (General Permitted Development) (England) Order 
2015 
- The Trust’s site is currently unfettered in terms of planning restrictions, with no 
operating hours restrictions 24 hours a day and 365 days a year. The NHS need to 
retain this flexibility. Anything which could impact on these operations in future could 
put services at risk.  
- Trust has strong concerns regarding the potential impact of the neighbouring 
housing development upon the operation of the Manufacturing and Innovation Hub 
over the coming years. The nature of these concerns are twofold; residential amenity 
and the resulting potential for restrictions to be placed upon the Trust’s facility, and 
also highway safety. 
- It is considered a real prospect that future residents of the housing development will 
complain and seek to place restrictions upon the operation of the facility.  
- Noise surveys, submitted in support of the subject planning application, were 
undertaken shortly after the Trust’s acquisition of the site and are not representative 
of the scale of employment and manufacturing which will shortly take place on the 
site 
-The Trust are obliged to act reasonably in any decisions they make in connection 
with the site, including in relation to the development of the access road. In 
considering any third-party proposals affecting the access road, the Trust must be 
satisfied that any new junction arrangement is suitable and satisfactory for the 
passage of HGVs, vehicular and pedestrian traffic to and from the Trust’s land, 
whether for its current use or any future development that the Trust is considering. At 
this time, the Trust is not content that the proposed alterations to, and adoption of, 
the main access into this site will not jeopardise their future safe operation of the 
Manufacturing and Innovation Hub. 
- For the reasons described above, Northumbria Healthcare NHS Foundation Trust 
objects to the subject planning application on the basis of Northumberland Local 
Plan Policy ECN7 and paragraph 182 of the NPPF. 
 
The above is a summary of the comments. The full written text is available on our 
website at: http://publicaccess.northumberland.gov.uk/online-
applications//applicationDetails.do?activeTab=summary&keyVal=QU6APHQS0MD0
0   

http://publicaccess.northumberland.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QU6APHQS0MD00
http://publicaccess.northumberland.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QU6APHQS0MD00
http://publicaccess.northumberland.gov.uk/online-applications/applicationDetails.do?activeTab=summary&keyVal=QU6APHQS0MD00


   

 

 

 
 
6.   Planning Policy 

  
6.1 Development Plan Policy 

 
Northumberland Local Plan - 2016 - 2036 (Adopted March 2022) 
  
STP 1 – Spatial strategy (Strategic Policy)  
STP 2 – Presumption in favour of sustainable development (Strategic Policy)  
STP 3 – Principles of sustainable development (Strategic Policy)  
STP 6 – Green Infrastructure (Strategic Policy)  
STP 8 - Development in the Green Belt.  
HOU 2 – Provision of new residential development (Strategic Policy)  
HOU 5 – Housing types and mix  
HOU 9 – Residential development management  
QOP 1 – Design principles (Strategic Policy)  
QOP 2 – Good design and amenity  
QOP 4 – Landscaping and trees  
QOP 5 – Sustainable design and construction  
QOP 6 – Delivering well-designed places  
TRA 1 - Promoting sustainable connections (Strategic Policy)  
TRA 2 -  The effects of development on the transport network  
TRA 3 -  Improving Northumberland's core road network 
TRA 4 – Parking provision in new development 
ENV 2 – Biodiversity and geodiversity  
ENV 7 -Historic environment and heritage assets 
WAT 3 – Flooding  
WAT 2 -  Water supply and sewerage 
WAT 4 – Sustainable Drainage Systems  
POL 1 – Unstable and contaminated land  
POL 2 – Pollution and air, soil and water quality  
INF 6 – Planning obligations 
 
Seaton Valley Neighbourhood Plan September 2021 
 
Policy SV1: Local green space 

Policy SV2: Protected open space 

 
6 .2 National Planning Policy 
 
NPPF (2021)  
NPPG (2021) 
 
  
7.  Appraisal 
 
7.1  Having regard to the requirements of Section 38(6) of the Planning and 
Compulsory Purchase Act 2004, the relevant development plan policies, relevant 
guidance and all other material planning considerations, including representations 
received, it is considered that the main planning issues raised relate to:  



   

 

 

 

• Principle of development  

• Section 106 requirements 

• Design, landscaping and impact on residential amenity impact  

• Noise impact / conflict with the adjacent factory use 

• Highways  

• Flood Risk/ Drainage 

• Ecology matters  

• Archaeology 

• Contamination 
 
Principle of Development 
 
7.2  The majority of the application site is not allocated as anything within the 
Northumberland Local Plan. It is known as ‘white land’. This covers that part of the 
site from where the houses are located to the western side of the site to the most 
eastern side of the site. Only a small proportion of the western side of the site falls in 
the Green Belt.  
 
7.3  The plan defines settlement boundaries for all Main Towns, Service Centres 
and Service Villages (except in the Green Belt where inset boundaries are defined) 
unless local communities, through the neighbourhood planning process  are defining 
boundaries. The Seaton Valley Neighbourhood Plan does not define settlement 
boundaries.   That part of the site which is ‘white land’  lies directly next to the built-
up area of Seaton Delaval but within the Green Belt inset boundary and  as such this 
part of the site is considered to be within the settlement limit.   Under Policy STP1 
Seaton Delaval is identified as a service centre which can accommodate 
employment, housing and services that maintains and strengthens their roles and  
under criteria e) of this policy it specifically states ‘Sustainable development will be 
supported within Green Belt inset boundaries and within settlement boundaries 
defined on the Local Plan policies map or in neighbourhood plans.’ In terms of this 
site it is located in a sustainable location with two bus stops located within 120m of 
the site which connect the site to the regional centre of Newcastle and the main 
towns of Cramlington and Blyth. The site is located 2 miles from the A189 which 
connects to the A19 which in turn connects to the A1.  Seaton Delaval County First 
School, Whytrig Community Middle School and Astley High School are also within 
walking distance from the site as is the local library. The centre of Seaton Delaval is 
also located 600m walking distance north of the site. It is therefore considered that 
the site is acceptable as a sustainable windfall housing site, being close to services. 
As such the development would be a sustainable form of development within the 
Green Belt inset and as such the principle of  the majority of the development 
accords with Policy STP1 b) and e). 
 
7.4  The western end of the site does fall within the Green Belt however where 
development is strictly controlled. Housing does not fall within any of the uses 
considered to be appropriate development in the Green Belt under para 149 of the 
NPPF. It does however, under para 150, allow engineering operations as long as it 
preserves the sites openness and does not conflict with the purposes of 
including land within it. As no houses are proposed on this part of the site and only 
the Suds, access road and landscaping, which are considered to be engineering 
operations that would help to maintain the openness of this part of the site, it is 



   

 

 

considered this principle of this part of the development is therefore acceptable and 
in accordance with the NPPF and Local Plan Policies STP1 and STP8. Overall, it is 
therefore considered the principle of the proposal is acceptable and in accordance 
with the NPPF and Local Plan. 
 
7.5 In addition, whilst the site had previously been used as a sports ground for 
workers at the former Proctor and Gamble site, and Sport England originally 
objected to the application because it was not considered to accord with any of the 
exceptions to Sport England’s Playing Fields Policy or with Paragraph 97 of the 
NPPF, they have since withdrawn their objection as the playing field use has been 
superseded by another permission. The site is also fenced off and is not open to the 
public. Neither the Seaton Valley Neighbourhood Plan nor the Local Plan also 
protect the site as open space. For these reasons the proposal has not been 
assessed in terms of any loss of open space. The open space needs generated by 
the houses now being proposed has however been addressed below. In response 
also to the objections raised that Seaton Valley has adequate housing provision, the 
site is not allocated for housing in the emerging Local Plan and that the Application 
Site (Ref 9401) was ‘discounted’ in the SHLAA. It is noted that the SHLAA has, in the 
past, discounted the site as unsuitable and unachievable. However, the site had 
been put forward and originally assessed as part of the factory premises as a whole, 
during the ‘interregnum’ between the closure of Procter and Gamble and new 
owners taking over. The site is now being promoted as a separate entity and has to 
be reassessed as such.  In terms of whether the site is needed to contribute to the 
distributed housing requirement for the designated neighbourhood plan area in 
Policy HOU 3 (and Table 7.1) of the emerging new Local Plan, it is the case that the 
indicative requirement for Seaton Valley of 540, over the Northumberland Local Plan 
period, can be met from other committed sites. However, this figure is not a 
maximum limit. 
 
Section 106 contributions 
 
7.6  Policy INF 6 Planning obligations sets out  ‘Where it is not possible to address 
any unacceptable impacts of development through the use of planning conditions, 
planning obligations will be secured to ensure that otherwise unacceptable 
development can be made acceptable...Planning obligations will be used, as 
necessary, to ensure that development meets relevant planning policy requirements 
set out in the Local Plan and any made neighbourhood plans.... Planning obligations 
will only be sought where they meet all of the following tests which require that they 
are: a. necessary to make the development acceptable in planning terms; b. directly 
related to the development; and c. fairly and reasonably related in scale and kind to 
the development.’ 
 
Housing Mix and Affordable Housing 
 
7.7  The NPPF advises that to deliver a wide choice of high-quality homes Local 
Planning Authorities should plan for a mix of housing based on current and 
future demographic trends, market trends and the needs of different groups in 
the community. It goes on to state that Local Planning Authorities should 
identify the range of tenure and range of housing that is required and provide 
affordable housing in accordance with need. 
 



   

 

 

7.8  The proposed housing mix comprises 12 house types of which there are 11x 
2bed houses, 46 3x bedroom, 35 x 4 bedroomed. These will be semi and detached 
dwellings, predominantly of 2 storeys in height, with car parking and garden areas.  
Of these 10 will be affordable houses. This mix is considered to be acceptable and 
along with other dwellings in the Cramlington South West Sector site a much wider 
range of dwelling types are provided.  
 
7.9  In terms of affordable housing the local plan identifies this site falling within a 
low value area where 10% of dwellings should be affordable homes. In this case as 
92 dwellings are proposed 10 affordable homes are required to meet Policy Hou6. 
The applicant has agreed to provide this. NCC Housing confirm the proposal is in 
accordance with the Section 106 and all to be 10 to be home ownership products. 
"Home Ownership" is a NPPF definition that provides options ie discount market or 
shared ownership. 
 
Open space requirements 
 
7.10  Under Appendix H of the Local Plan ‘Major’ residential development proposals 
reflecting the legal planning definition of such development i.e. those with 10 or more 
dwellings or a site of 0.5 hectares or more will be required to provide open space, 
either on-site or off site or make a contribution to improve existing provision. This 
sets out that three different types of open space that should be provided as follows: 
 
Amenity green space and natural and semi-natural green space  
Parks and Gardens 
Provision for children and young people 
 
7.11 The Appendix also includes when this is required on site or off site, standards 
that should be met and formulas for working out the exact provision required. Using 
the formulas set out  the following provisions are required.  
 
Amenity Green Space-  
2326.2 sq m of amenity green space / natural semi natural green space is required-  
on-site. 2,916 sqm of amenity green space / natural and semi natural green space is 
provided on site however and as such no contribution is required towards this.  
 
Parks and gardens- to be provided off site 
232.62 x 3 ( Sq per person)= 697.86 sq m of parks and gardens is required-
multiplied by £103 (cost and maintenance cost of 5 years) = £71,879.58 to be 
secured via financial contribution through section 106 
 
Provision for children and young people 
232.62 x 3 ( Sq per person) = 697.86 sq m of play - to be provided on  site. 
Development is  underproviding play space by 492.86 sqm. 
Therefore  £100 ( cost and maintenance) x 492.86 sqm  = £49,286 is required and to 
be secured via financial contribution through a section 106. 
 
7.12  The applicant has agreed to enter into a section 1-6 agreement to secure 
these costs and as such in this respect the proposal accords with Appendix H of the 
local plan and Policies Inf 5.  
 



   

 

 

Coastal Mitigation 
 
7.13  As this is a proposed residential development within 10km of the coast, 
consideration has been given to the impact of increased recreational 
disturbance to bird species that are interest features of the coastal SSSIs and 
European sites, and increased recreational pressure on dune grasslands 
which are similarly protected. 
 
7.14  When developers apply for planning permission for new residential 
development within the coastal zone of influence, the Local Planning Authority 
has to fulfil its obligations under the Wildlife and Countryside Act (for SSSIs) 
and the Conservation of Habitats and Species Regulations (for SPAs, SACs 
and Ramsar Sites), by ensuring that the development will not have adverse 
impacts on designated sites. The Council has introduced a scheme whereby 
developers can pay a contribution into a strategic mitigation service which will 
be used to fund coastal wardens who will provide the necessary mitigation. 
 
7.15  Contribution to the Coastal Mitigation Service (CMS) enables a conclusion of 
no adverse effect on site integrity to be reached when a planning application 
is subject to appropriate assessment, without the developer having to 
commission any survey or mitigation work. Similarly it enables a conclusion of 
no adverse effect on the interest features of coastal SSSIs. The contribution 
for major developments (10 or more units) is set at £615 per unit within 7km of 
the coast. 
 
7.16  In this particular case the site lies within 7km distance from the relevant 
protected sites and as a result a contribution of £615 per dwelling is required, 
totalling £56,580. The applicant has agreed to pay. The County Ecologist has 
therefore confirmed this will ensure that adequate mitigation will be provided to 
address increased recreational disturbance and damage within the coastal 
designated sites and so will enable the Council to reach a conclusion that there will 
be no adverse effect on site integrity in respect of this issue when undertaking the 
Habitats Regulations Assessment for this development. The proposal would 
therefore accord with Local Plan Policy ENV2 in this respect.  
 
Education 
 
7.17 The Education officer has confirmed that the development would require a 
contribution of £243,000 towards Astley High School (£144,000) and Sen provision ( 
£99,000). The applicant has agreed to pay this contribution and as such the proposal 
would not have an unacceptable impact on Education provision, in accordance with 
Local Plan Policy Inf 6.   
 
Healthcare 
 
7.18  The Northumberland Clinical Commissioning group has confirmed that the 
development would require a contribution of £60,600 towards healthcare provision. 
The applicant has agreed to pay this contribution and as such the proposal would not 
have an unacceptable impact on Healthcare provision, in accordance with Local Plan 
Policy Inf 6.   
 



   

 

 

Design, landscaping and impact on Residential Amenity 
 
7.19  The proposal consists of a residential development, comprising 12 house 
types, predominantly of 2 storeys in height, with car parking and garden areas, 
located mainly along a linear west/ easterly road through the centre of the site, with 5 
off shoots, which would lead to a double ended cul de sac at the eastern end of the 
site.  Landscaped SUDs basins will be provided to the west of the site.  The house 
types will be predominantly finished in facing bricks with roof tiles. The proposed 
house types have a range of design detailing which will help to provide character and 
visual interest.  The accompanying plans provide full details of the house types 
proposed. Whilst objections have been made over the design of the dwellings it is 
considered that the design of these are all acceptable.  The variety in design will  
help to create a diverse and interesting streetscape that adds more interest than 
using just a couple of designs. So whilst some dwellings may appear more plain than 
others the number of actual different styles and materials used will on balance help 
to provide the interest. The scale of these is also similar to other 2 storey  properties 
in the area, with only a few being three storey in height, and the building heights 
reflect the character of this edge of Seaton Delaval location. Overall, the house types 
are considered to be generally acceptable in terms of their design and detailing and 
materials proposed.  
 
7.20  In terms of landscaping there are number of trees surrounding the site, 
particularly to the south and east but there are few trees within the red line. Those 
that are at the eastern end are immature and primarily comprise an outgrown 
hawthorn hedge. The Landscape Masterplan has been updated to provide additional 
details regarding the proposed play area, public open space and the strategy for 
street trees. This reflects recent discussions regarding the NPPF requirement at 
paragraphs 98 and 131, for the consideration of a network of high-quality open 
space, physical activity for the health and well-being of communities and the 
important contribution of street trees to the character and quality of the urban 
environment including mitigating and adapting to climate change. To reflect the 
revised layout, the Arboricultural Report has been updated in accordance with British 
Standard 5837:2012 ‘Trees in Relation to Design, Demolition and Construction’.  The 
Assessment concludes that Tree 26, Group 3 and a small section of Group 4 will 
require removal as part of the construction works. Tree 26 is a small immature oak 
tree, and its removal will have no significant arboricultural or aesthetic impact. Tree 
Group 3 is a short section of Hawthorn hedging that was planted as low screening 
into the site, and which has never been subject to management. It has little 
arboricultural merit. Its loss is considered to have a very minor impact. Tree group 4 
is an immature, dense, mixed species plantation group which is dominated by Ash. 
Whilst the arboricultural report sets out that 4m depth of this needs to be removed 
beyond the residential boundaries, it is considered that this is quite significant, as 
although the individual trees may not have much visual merit, the group as a whole 
does provide an attractive dense woodland setting for the houses to the east of the 
site. The slight removal of trees in this group to the south east of the site is 
considered to be acceptable though. It is therefore considered that a condition 
should be attached to limit any tree removal to the area within the application site 
and gardens of the proposed houses as well as conditions which ensure there is no 
further tree removal beyond that set out in the AIA and existing trees are protected 
throughout.  
 



   

 

 

7.21  The application also proposes an area of landscaping to the west of the site 
around the SUDS ponds where a naturalistic play area is proposed. A condition will 
be attached ensuring details of this play area will be submitted. Trees will also be 
planted along the street within the site and landscaping is proposed to the rear of the 
gardens to the north of the site and an acoustic fence which will help to limit views of 
the palisade fence along the boundary of the NHS site to the north. The Council’s 
Ecologist also has no objection to the landscaping proposed. 
 
7.22  Overall, it is considered that the quality of the design and landscaping 
proposed is acceptable in terms of their impact on the character and appearance of 
the area. The layout is also considered to be acceptable now following detailed 
consideration of the privacy distances and amendments being made which now 
ensure that there is no overbearing impact of properties and the residential amenity 
of future residents is acceptable in terms of loss of light, outlook and privacy. It is 
also considered the layout will not cause any impact to the existing residential 
amenity of occupants of existing nearby properties.  In this respect the proposal 
accords with Local Plan Policies HOU9 QOP1, QOP 2,4,6, ENV2 and the NPPF. 
 
Noise impact / conflict with the adjacent factory use 
 
7.23  Northumberland Local Plan Policy POL 2 states ‘Development proposals in 
locations where they would cause, or be put at unacceptable risk of harm from, or be 
adversely affected by pollution by virtue of the emissions of fumes, particles, effluent, 
radiation, smell, heat, light, noise or noxious substances will not be supported.... 
Development proposals that may cause pollution of water, air or soil, either 
individually or cumulatively, are required to incorporate measures to prevent or 
reduce their pollution so as not to cause nuisance or unacceptable impacts on the 
environment, people or biodiversity...... Where the operation of an existing business 
or community facility could have a significant adverse effect on a development 
proposal, the development proposal will be required to provide suitable mitigation.’ 
 
7.24   Paragraph 187 of the NPPF states ‘Planning policies and decisions should 
ensure that new development can be integrated effectively with existing businesses 
and community facilities (such as places of worship, pubs, music venues and sports 
clubs). Existing businesses and facilities should not have unreasonable restrictions 
placed on them as a result of development permitted after they were established. 
Where the operation of an existing business or community facility could have a 
significant adverse effect on new development (including changes of use) in its 
vicinity, the applicant (or ‘agent of change’) should be required to provide suitable 
mitigation before the development has been completed. 
 
7.25  In terms of the above, the application site lies adjacent to an allocated key 
general employment site where main employment uses are supported and in 
particular immediately adjacent are buildings occupied and used by the NHS. The 
proposed residential properties therefore have potential to be impacted upon by this 
adjacent employment use.  In addition, it is also necessary to consider how the 
occupiers of the employment site next door may be restricted as a result of the 
proposed development. Even if processes in the factory are currently compatible 
with the residential use being next door, the layout agreed should take account of the 
possibility that the premises may expand and a different employment use, may seek 
to occupy the building at a later date.  As set out above the NHS have submitted a 



   

 

 

letter of objection raising their concerns about this very issue - impact of future uses 
on residential amenity and the resulting potential for restrictions to be placed upon 
the Trust’s facility and also highway safety. It is considered noise impact is the main 
consideration in terms of residential impact given other Environmental Laws/ 
Regulations can control other impacts. Potential increase in vehicular movements 
has been assessed under Highways.  
 
7.26  In respect of potential impact on and off the site Public Protection have 
therefore been consulted. The applicant has also responded to the concerns raised 
by the NHS.  
 
7.27 In terms of the applicants response they assert that policy ECN7 is not directly 
relevant as the planning application site is not a general employment area and is 
identified as ‘white land’ on the policies map. This is accepted.   The applicant also 
sets out that the ‘Trust’s facility is already situated within a built-up area and is bound 
by residential development to the east and north east, Astley Community High 
School to the north and residential properties and allotments gardens to the west. 
Should the Bellway application be approved to the south, then residential properties 
will not be significantly closer to the boundary of the NHS site than the existing 
residential properties.’ It is accepted that there are already residential properties 
around the site which could also be potentially impacted upon by any future changes 
at the employment site too. Whilst the applicant also provided a Noise Impact 
Assessment as part of the original planning submission in June 202, they will also 
provide a 1.8m high acoustic barrier along the full length of the northern boundary to 
help mitigate against future uses at the site and they are also currently preparing a 
further noise assessment which  assesses  the existing and potential acoustic worst 
case uses of the adjacent site (as far as is possible through extant approvals and 
permitted development rights). This will be assessed by Public Protection before 
committee and an update provided.  
 
7.28 In terms of Public Protections response, whilst they did initially raise no 
objection to the proposal, after coming to light that the employment site is in use they 
have since raised an objection to the proposal and requested further information to 
be submitted with the application, in terms of noise levels. An initially revised noise 
assessment was submitted but considered to be inadequate and Public Protection 
now require the submission of a new noise impact assessment report which will 
assess the existing and potential acoustic worst-case uses of the adjacent factory 
site, and the sufficiency of one or more mitigation approaches in protecting the 
residential amenity of potential occupants of the proposed housing development. As 
part of this assessment Public Protection have asked that it considers how potential 
residents may be detrimentally impacted (in terms of residential amenity) should the 
commercial site be developed under existing permitted development – for example 
Class H (extensions etc of industrial and warehouse) as quoted by the NHS 
objection. Public Protection are aware of para 187 of the NPPF and so as part of 
their assessment will seek any necessary mitigations which will reduce impact on 
residents from future development at the NHS site which in turn will lead to more 
compatibility between the two sites and less potential for restrictions to be placed on 
the NHS. They specifically say in their comments Paragraph 187 of the NPFF states 
clearly that ‘the burden is upon the applicant to determine if the proposed housing 
can be effectively integrated into the community and to determine an acceptable 
scope of acoustic mitigation.’  



   

 

 

 
7.29  It must however also be noted that while the NHS could indeed extend their 
site through permitted uses and changes to other uses that fall within the same use 
class,  as above there are also other Environmental Laws that help protect the 
amenity and safety of nearby residents which currently restrict the NHS. In addition, 
there are also restrictions and conditions set out under Part 7 Class H of the Town 
and Country Planning (General Permitted Development) (England) Order 2015, 
which will also limit the scale of development at the NHS site  (ie, a building cannot 
be extended by more than 25% or 1,000 square metres (whichever is the lesser- and 
height restricted to 5m within 10m of the curtilage).  Previous applications at the NHS 
site also included the need for a noise assessment to be submitted (ie 14/02914/ 
Ful) with restrictions in place. So whilst the NHS are concerned, restrictions at this 
site will not solely be placed on the NHS from the proposed residential development. 
The site is also already confined in an area which itself will restrict future growth. It is 
therefore unreasonable that the proposed residential site should take all the burden 
of future restrictions at the NHS site.  
 
7.30  Therefore in terms of noise impact from current and future activities at the 
NHS site,  provided the  applicants updated noise report, which currently needs to be 
assessed by Public Protection, meets the agreed scope  and justifies any mitigation 
in line with the requirements of Para 187 of the NPPF which in turn will not place 
unreasonable restrictions on the NHS sites growth, it is considered that the impact of 
noise on residents from existing and future developments at the adjoining NHS site 
would be acceptable. In addition, the scheme would also not place unreasonable 
restrictions on the NHS.  In this respect, subject to any conditions proposed by 
Public Protection, the proposal would be in accordance with Local Plan Policies 
HOU9 and QOP2 and the NPPF. Committee members will be updated with Public 
Protections final conclusions at committee. 
 
Highways  
 
7.31  The application has the potential to impact on highway safety, the highway 
network and parking, by virtue of its layout and vehicular movements to and from the 
development when built and through construction traffic. In this case given the sites 
location both Highways England and the Highway Authority have therefore been 
consulted on the information submitted. 
 
7.32  The Council’s Highway Authority have assessed the proposal based on 
information submitted, as well as on-site observations, local and national policy 
requirements and other material considerations. A review of the information provided 
has been undertaken and following the submission of further plans, including revised 
site layout plans, Section 278 preliminary drawings, updated access arrangements 
for the NHS car park area, and associated documents and plans showing a 
pedestrian connection to the North of the bus stops on the A190 providing 
connectivity to Prospect Avenue, Seaton Delaval County First School & Seaton 
Delaval (Northumberland Line) train station, Highways now have no objection to the 
proposal. This information has been presented and detailed on the drawing(s) 
referenced, and a new pedestrian refuge is proposed on the A190, to the north of 
this site. The principle of a crossing point is acceptable, and a review of the scheme 
will be carried out as part of any subsequent S278 Agreement technical approval 
process. Highways also notes that an alternative access arrangement has been 



   

 

 

proposed for both the NHS Facility and Residential scheme, which has been Road 
Safety Audited and principally accepted by the Local Highway Authority. Based on 
the submission of the relevant details, Highways do not have an objection to the 
proposed development subject to appropriate planning conditions. In addition, 
Highways England have no objection to the proposal.  
 
7.33  Overall, the proposals are therefore now considered acceptable on highways 
grounds and as such in this respect the proposal is in accordance with the NPPF 
and Local Plan Policies Policy TRA –1, TRA 2 and TRA 4 – Parking provision in new 
development.  
 
7.34 Whilst concern was raised about the removal of the ‘new car park for 
increased staff parking’ on the application site that formed part of the Planning 
Application for the packing hall extension, under Reference 14/02914/ Ful, this was 
required by Proctor and Gamble who were the former occupier of the site next door 
which is now used by the NHS. The requirements at the site have therefore changed 
under new ownership. Should any future proposals require assessment by the LPA 
parking would be assessed.  
 
7.35 The NHS have also raised concern over highway safety and that proposed 
alterations to, and adoption of, the main access into this site will jeopardise their 
future safe operation of the Manufacturing and Innovation Hub. They have concerns 
regarding the potential impact of the neighbouring housing development upon the 
operation of the Manufacturing and Innovation Hub over the coming years in terms of 
highway safety.  In response Bellway state they have discussed these matters with 
the NHS over a prolonged period of time and have redesigned the position of the 
residential access off the existing private road and a Stage 1 Road Safety Audit has 
been undertaken for the proposed site access arrangement and concludes that there 
are no unacceptable highway safety concerns. The Highways Authority, as the 
overseeing organisation, have also signed off/approved the Stage 1 Road Safety 
Audit. In addition, the operational assessments at the site access junctions (to both 
the NHS site and the proposed residential development) as well as the 
roundabout junction linking the site to the A190, Avenue Road show no concerns 
regarding the capacity on the highway network. Highways have also requested 
further modelling information throughout the course of the application and modelling 
results, which takes into account future development. Modelling for the base year 
2021, base year 2021 with full extant NHS development, 2026 future year with full 
extant NHS development and 2026 future year with both the NHS and residential 
developments in place – with an estimated 500 employees have been submitted 
which show maximum queuing and concludes there would not be a major change if 
the NHS building was in full use. As such Highways have taken into account future 
development. Should any further applications be submitted, these would be 
assessed at the time by the Highways Authority.  
 
Flood Risk/Drainage 
 
7.36  The Lead Local Flood Authority (LLFA) who assess the proposal in terms of 
impact of surface water run off and potential impact of flooding from the site, 
have no objection to the proposal subject to conditions. In addition Northumbrian 
Water has no objection to the proposal subject to one condition. In light of these 



   

 

 

comments, the proposal is considered to be in accordance with NLP Policies  WAT 3 
and 4 which deal with Flooding and Sustainable Drainage Systems. 
 
Ecology 
 
7.37  The County Ecologist, who assesses the proposal in terms of impact upon 
biodiversity, protected species and protected sites has considered the submitted 
Ecological Appraisal and Arboricultural Survey Arboricultural Impact Assessment 
Arboricultural Method Statement Tree Protection Plan, has no objection to the 
proposal subject to conditions which will help to maintain and enhance biodiversity. 
Subject to these the proposal would accord with the NPPF and Local Plan Policy 
ENV2 which seeks to protect and enhance biodiversity and geodiversity. 
 
Archaeology 
 
7.38  The proposed development site has potential to retain significant unrecorded 
archaeological remains. The County Archaeologist has therefore been consulted 
who initially requested that the applicant undertake a programme of archaeological 
evaluation (trial trenching) prior to the determination of this application. The applicant 
has since commissioned a programme of archaeological field evaluation (trial 
trenching) and submitted a report. The County Archaeologist states ‘evaluation 
identified that much of the site had been disturbed in the modern period, including 
via site levelling in advance of playing field construction. Previous phases of 
archaeological assessment had identified cropmark features of potential 
archaeological origin. No trace of these cropmark features was identified. No 
significant archaeological remains were recorded by the evaluation exercise.’ Given 
the negative results of the evaluation, the County Archaeologist therefore has no 
objections to the proposed development on archaeological grounds and has stated 
that no further archaeological work is recommended.  Overall and in conclusion it is 
therefore considered that the proposals impact on heritage assets is acceptable and 
in accordance with Local Plan Policy ENV7. 
 
Contamination 
 
7.39  The site is situated within the Northumberland Coal Field with outcrop 
features also being present within Seaton Delaval. Public Protection have confirmed 
that ‘in accordance with Northumberland County Councils Planning Contaminated 
Land Procedure it is proportionate and necessary to require gas protection measures 
at this site. Conditions to control noise and dust during the construction phase are 
proportionate to protect residential amenity of Newburgh Avenue. In addition, onsite 
contamination associated with a track and compound has been identified and it is 
essential that a sufficient remediation strategy and verification report is submitted to 
protect future site users.’ Public Protection therefore have no objection to the 
proposal on these grounds subject to conditions which will help to protect future and 
existing residents from contamination. Subject to these conditions the proposal 
would be acceptable and in accordance with Local Plan Policy Pol1.  
 
Conclusion 
 



   

 

 

7.40  The objections raised have all been taken into account in the assessment of 
this application. For the above reasons however it is considered that the proposal is 
acceptable.  
 
Equality Duty 
  
The County Council has a duty to have regard to the impact of any proposal on 
those people with characteristics protected by the Equality Act. Officers have had 
due regard to Sec 149(1) (a) and (b) of the Equality Act 2010 and considered the 
information provided by the applicant, together with the responses from consultees 
and other parties, and determined that the proposal would have no material impact 
on individuals or identifiable groups with protected characteristics. Accordingly, no 
changes to the proposal were required to make it acceptable in this regard. 
  
Crime and Disorder Act Implications 
 
These proposals have no implications in relation to crime and disorder. 
  
Human Rights Act Implications 
 
The Human Rights Act requires the County Council to take into account the rights of 
the public under the European Convention on Human Rights and prevents the 
Council from acting in a manner which is incompatible with those rights. Article 8 of 
the Convention provides that there shall be respect for an individual's private life and 
home save for that interference which is in accordance with the law and necessary in 
a democratic society in the interests of (inter alia) public safety and the economic 
wellbeing of the country. Article 1 of protocol 1 provides that an individual's peaceful 
enjoyment of their property shall not be interfered with save as is necessary in the 
public interest. 
 
For an interference with these rights to be justifiable the interference (and the means 
employed) needs to be proportionate to the aims sought to be realised. The main 
body of this report identifies the extent to which there is any identifiable interference 
with these rights. The Planning Considerations identified are also relevant in 
deciding whether any interference is proportionate. Case law has been decided 
which indicates that certain development does interfere with an individual's rights 
under Human Rights legislation. This application has been considered in the light of 
statute and case law and the interference is not considered to be disproportionate. 
 
Officers are also aware of Article 6, the focus of which (for the purpose of this 
decision) is the determination of an individual's civil rights and obligations. Article 6 
provides that in the determination of these rights, an individual is entitled to a fair and 
public hearing within a reasonable time by an independent and impartial tribunal. 
Article 6 has been subject to a great deal of case law. It has been decided that for 
planning matters the decision making process as a whole, which includes the right of 
review by the High Court, complied with Article 6. 
 
 
8. Recommendation 
 



   

 

 

That this application be GRANTED permission subject to further comments from 
Public Protection and a Section 106 agreement securing Affordable Housing on site 
and contributions towards education facilities, healthcare, parks and gardens, 
provision for children and young people and coastal Mitigation.  
 
Conditions/Reason 
 
1. The development hereby permitted shall be begun before the expiration of 
three years from the date of this permission. 
 
Reason: To comply with Section 91 of the Town and Country Planning Act 1990 (as 
amended) 
 
2. Except where modified by the conditions attached to this planning permission, 
the development shall be carried out in accordance with the details shown on the 
following plans and documents: 
 
Flood Risk Assessment reference QD1688-FRA revision E, from Queensberry 
Design; Alternative Access Arrangement - Technical Note 
Arboricultural Survey Arboricultural Impact Assessment Arboricultural Method 
Statement Tree Protection Plan Ref: ARB/AE/2589 Date: September 2022 
Landscape Masterplan C-1947-01 Rev E 20 Sept 2022 
Engineering Layout QD1688-03-01 Rev B 20 Sept 2022 
External Works Sheet 1 QD1688-04-01 Rev B 20 Sept 2022 
External Works Sheet 2 QD1688-04-02 Rev B 20 Sept 2022 
Adoption Plan 1161-BEL 19-001-PO3 Rev F 09 Sept 2022 
Boundary Treatment Plan 1161-BEL 19-001-PO2 Rev G 09 Sept 2022 
Site Layout Plan 1161-BEL 19-001-PO1 Rev P 09 Sept 2022 
Section 278 Engineering Layout QD1688-03-11 Rev A 27 June 2922 
Tree Protection Plan ARB/AE/2589TpP 20 Sept 2022 
Tree Impact Plan ARB/AE/2589TiP 20 Sept 2022 
Sustainability statement 
Double Garage A/436/00/CB/R1/01  
Single Garage A/218/00/CB/R1/0 
 
House Type Turnwright Elevations A/921CW/00/CB/02 09 Sept 2022 
House Type Turnwright Floorplans A/921/CW/00/CB/01 09 Sept 2022 
House Type Shipwright Elevations SW-3B-3S-P1 23 June 2022 
House Type Shipwright Floorplans SW-3B-3S-P1 23 June 2022 
House Type Scrivener Elevations SC-4B-2S-CB-E Rev A 23 June 2022 
House Type Scrivener Floorplans SC-4B-2S-P1 Rev A 23 June 2022 
House Type Sawyer Elevations SY-3B-2S-P1 23 June 2022 
House Type Sawyer Floorplans SY-3B-2S-P1 23 June 2022 
House Type Potter Elevations PO-2B-2S-P1 23 June 2022 
House Type Potter Floorplans PO-2B-2S-P1 23 June 2022 
House Type Lorimer Elevations LO-4B-2S-P1 23 June 2022 
House Type Lorimer Floorplans LO-4B-2S-P1 Rev A 23 June 2022 
House Type Cooper Elevations CO-2B-2S-P1 23 June 2022 
House Type Cooper Floorplans CO-2B-2S-P1 23 June 2022 
House Type Cutler Elevations CU-4B-2S-CB-E 23 June 2022 
House Type Cutler Floorplans CU-4B-2S-P1 23 June 2022 



   

 

 

House Type Chandler Elevations CH-3B-2S-P1 23 June 2022 
House Type Chandler Floorplans CH-3B-2S-P1 Rev A 23 June 2022 
House Type Carver Elevations CA-3B-2S-P1 23 June 2022 
House Type Carver Floorplans CA-3B-2S-P1 23 June 2022 
House Type Bowyer Elevations BO-4B-2S-P1 23 June 2022 
House Type Bowyer Floorplans BO-4B-2S-P1 Rev A 23 June 2022 
 
 
Reason: To ensure the development is carried out in accordance with the approved 
plans. 
 
3.   Notwithstanding the landscape details approved on the master plan, prior to 
the occupation of any of the houses which have rear garden boundaries along the 
north eastern edge of the site, a further landscape plan showing details along this 
boundary, shall be submitted to, and approved in writing by, the Local Planning 
Authority.  The development shall then be carried out in accordance with these 
details. 
 
Reason: In the interests of visual amenity and the satisfactory appearance of the 
development upon completion, and in accordance with the provisions of 
Northumberland Local Plan Policy HOU9. 
 
4.   All landscaping outside the boundaries of the houses shall be carried out in 
accordance with the approved drawings not later than the expiry of the next planting 
season following commencement of the development, or within such other time as 
may be approved with the Local Planning Authority. The landscaping and boundary 
treatments (ie fences) within and to the boundaries of the houses shall be carried out 
before that particular dwelling is occupied. The landscaped areas shall be 
subsequently maintained to ensure establishment of the approved scheme, including 
watering, weeding and the replacement of any plants, or areas of seeding or turfing 
comprised in the approved landscaping plans, which fail within a period up to 5 years 
from the completion of the development. 
 
Reason: In the interests of visual amenity and the satisfactory appearance of the 
development upon completion, and in accordance with the provisions of 
Northumberland Local Plan Policies QOP1, 2 and 4. 
 
5. All trees and hedges within, and to the boundaries of the site identified on 
either the approved tree survey or the approved application plans as being retained, 
shall be retained and protected throughout the course of development in accordance 
with the details in the Arboricultural Survey Arboricultural Impact Assessment 
Arboricultural Method Statement Tree Protection Plan, September 2022. 
These measures shall be implemented in complete accordance with the approved 
scheme and shall remain in place throughout the course of the construction of the 
development, unless otherwise approved in writing with the Local Planning Authority.  
Any trees or hedges removed without the written consent of the Local Planning 
Authority or dying or being severely damaged or becoming seriously diseased before 
the completion of development or up to 12 months after occupation of the last 
dwelling shall be replaced with trees or hedging of such size, species in a timescale 
and in positions as approved in writing by the Local Planning Authority. 
 



   

 

 

Reason: To ensure the protection of existing trees and hedges in the interests of 
visual amenity in accordance with the provisions of Northumberland Local Plan 
Policies ENV2 and QOP 4. 
 
6. Notwithstanding any description of the materials in the application, the 
dwellings shall not be constructed above damp proof course until precise details, of 
the materials to be used in the construction of the external walls and / roof(s) of the 
buildings have been submitted to and approved in writing by, the Local Planning 
Authority.  All roofing and / or external facing materials used in the construction of 
the development shall conform to the materials thereby approved. 
 
Reason: To retain control over the external appearance of the development in the 
interests of amenity and in accordance with the provisions of Northumberland Local 
Plan Policies QOP1 and 2. 
 
7.  Notwithstanding the details contained within the Arboricultual Impact 
Assessment, no trees within Tree Group 4 shall be removed which fall outside the 
application site,  
 
Reason: To ensure the protection of existing trees and hedges in the interests of 
visual amenity in accordance with the provisions of Northumberland Local Plan 
Policies ENV2 and QOP 4. 
 

8.  Before the occupation of any dwelling's full details regarding the location and 
specification of an onsite play area and a timetable for its provision, shall be submitted 
to and approved in writing by the Local Planning Authority.  Thereafter the play area 
shall be implemented in full accordance with the approved timetable, and it shall be 
maintained so it does not all within a state of disrepair.  
 
Reason: To achieve a satisfactory form of development and to secure appropriate 
provision for on-site play provision in accordance with the Northumberland Local 
Plan. 
 
9.  No dwelling hereby approved shall be occupied unless and until a detailed 
Open Space Management and Maintenance Scheme for the maintenance and 
management of all areas of open space (excluding private gardens) has been 
submitted to and approved in writing by the Local Planning Authority. The approved 
scheme shall be implemented in full upon the substantial completion of the 
landscaping works. Details to be submitted shall include; 

 
i)       Details of landscape management and maintenance plans 
ii)      Details of planting, grass cutting, weeding and pruning 
iii)     Inspection, repair and maintenance of all hard landscaping and structures 
iv)     Management, monitoring and operational restrictions 
v)      Maintenance and planting replacement programme for the establishment 
period of landscaping 
vi)     Establish a procedure that would be implemented in the event of any tree (or 
item of soft landscaping) being removed, uprooted/ destroyed or dying which shall 
ensure that any soft landscaping removed, dying or becoming seriously damaged, 
defective or diseased within 5 years from the substantial completion of development 



   

 

 

in that phase shall be replaced within the next planting season with soft landscaping 
of a similar size and species to that which it is replacing. 

 
The open space areas provided shall be retained for their intended purpose at all 
times thereafter unless otherwise is approved in writing by the Local Planning 
Authority. 

 
Reason: To ensure appropriate maintenance and management of open space having 
regard to the National Planning Policy Framework. 
 
10.  Every house or parking area for that house, shall have an electric vehicle 
charging point.  
 
Reason:  To help promote sustainable development and in the interests of reducing 
carbon emissions, in accordance with the National Planning Policy Framework. 
 
11.  No dwelling shall be occupied until details of refuse storage facilities and a 
refuse storage strategy for the development have been submitted to and approved in 
writing by the Local Planning Authority. The details shall include the location and 
design of the facilities and arrangements for the provision of the bins. The approved 
refuse storage facilities shall be implemented before the development is brought into 
use. Thereafter the refuse storage facilities and refuse storage plan shall operate in 
accordance with approved details. 
 

Reason: To ensure sufficient and suitable facilities are provided for the storage and 
collection of household waste in accordance with the National Planning Policy 
Framework and Policies TRA1 and TRA2 of the Northumberland Local Plan. 
 

12.   No development will take place unless in accordance with the mitigation and 
enhancement recommendations of the report Development of land East of Avenue 
Road, Seaton Delaval Ecological Appraisal, May 2021, BSG Ecology including:  
 
• As a precaution it is recommended that no vegetation clearance should take place 
during the core bird breeding period (late March to August), unless vegetation has 
first been checked by a suitably qualified ecologist to confirm that nesting birds are 
absent. If nesting is confirmed, then this vegetation should be excluded from 
clearance activity and buffered until such time as the chicks have fledged or that the 
nest has been abandoned through natural causes (for example predation of a parent 
bird). 
 • If development has not commenced by May 2022, that the eDNA survey for great 
crested newts must be repeated within the next appropriate survey window 
• the use of close boarded fencing should either be avoided, or a gap measuring 13 x 
13 cm should be created at the bottom of each section of garden fencing  
• A new bat access feature (e.g., integral bat boxes) will be installed at a ratio of 1:2 
of into those dwellings located closest to retained boundary habitats. 
 • A bird nesting feature, such as a swift brick or open fronted bird box, will be 
installed at a ratio of 1:2 of new dwellings. 
 
The details of the enhancement measures and will be provided on an amended site 
plan prior to commencement for approval in writing. The details will be fully 
implemented as approved. 



   

 

 

 
Reason: to maintain and enhance the biodiversity value of the site in accordance 
with the NPPF and in accordance with the provisions of Northumberland Local Plan 
Policy ENV2. 
 
13.  Prior to first occupation of the development, a sensitive lighting scheme for all 
areas of the site (e.g. car parking, footpath, buildings) shall be submitted to and 
approved in writing by the local planning authority. The lighting scheme shall:  
1. Be designed in consultation with the project ecologist and follow guidance set out 
in Institution of Lighting Professionals (2018) Advice note 08/18 
(https://theilp.org.uk/publication/guidancenote-8-bats-and-artificial-lighting/).  
2. Show how and where external lighting will be installed (through the provision of 
appropriate lighting contour plans and technical specifications) so that it can be 
clearly demonstrated that areas to be lit will not disturb or prevent bats using their 
territory (e.g. for foraging and commuting) or having access to their breeding sites 
and resting places.  
 
All external lighting shall be installed in accordance with the specifications agreed. 
Under no circumstances should any other external lighting be installed without prior 
consent from the local planning authority.  
 
Reason: to maintain and enhance the biodiversity value of the site in accordance 
with Policy ENV2 of the Northumberland Local Plan and the NPPF. 
 
14.  All works on site will be undertaken in accordance with British Standard 
"Trees in Relation to Design, Demolition and Construction to Construction - 
Recommendations" (BS 5837) (2012), and the detailed Tree Protection measures in 
the report Arboricultural Survey Arboricultural Impact Assessment Arboricultural 
Method Statement Tree Protection Plan (Elliot Consultancy, November 2021). 
 
Reason: to maintain and enhance the biodiversity value of the site in accordance 
with Policy ENV2 of the Northumberland Local Plan and the NPPF. 
 
15.  Additional infiltration testing shall be carried out during the months of 
December and January to ensure groundwater levels in the location of the basin are 
consistent with 2 previous findings. Should groundwater be found higher than 
expected, the basin shall need to be lined with clay and modelling undertaken 
removing any infiltration.  
 
Reason: To ensure the effective operation of the attenuation basin. In accordance 
with Northumberland Local Plan Policies Wat 3 and 4. 
 
16.  Prior to first occupation details of the adoption and maintenance of all SuDS 
features shall be submitted to and agreed by the Local Planning Authority. A 
maintenance schedule and log, which includes details for all SuDS features for the 
lifetime of development shall be composed within and be implemented forthwith in 
perpetuity.  
 
Reason: To ensure that the scheme to dispose of surface water operates at its full 
potential throughout the development’s lifetime. In accordance with Northumberland 
Local Plan Policies Wat 3 and 4. 



   

 

 

 
17. Prior to first occupation of the development details of the disposal of surface 
water from the development through the construction phase shall be submitted to 
and agreed with the Local Planning Authority. The development shall then be carried 
out in accordance with these approved details.  
 
Reason:  To ensure the risk of flooding does not increase during this phase and to 
limit the siltation of any on site surface water features. In accordance with 
Northumberland Local Plan Policies Wat 3 and 4. 
 
18. Prior to the first occupation of the development, a verification report carried 
out by a qualified drainage engineer or a suitably qualified professional must be 
submitted to and approved by the Local Planning Authority, to demonstrate that all 
sustainable drainage systems have been constructed as per the agreed scheme. 
This verification report shall include: 
 * As built drawings for all SuDS components - including dimensions (base levels, 
inlet/outlet elevations, areas, depths, lengths, diameters, gradients etc);  
* Construction details (component drawings, materials, vegetation); * 
 Health and Safety file; and  
* Details of ownership organisation/adoption details.  
 
Reason: To ensure that all sustainable drainage systems are designed to the 
DEFRA non-technical standards. In accordance with Northumberland Local Plan 
Policies Wat 3 and 4. 
 
19.  Development shall be implemented in line with the drainage scheme 
contained within the submitted document entitled “Flood Risk Assessment and 
Drainage Strategy revision E” dated “May 2021”. The drainage scheme shall ensure 
that foul flows discharge to the foul sewer at manhole 4602 and ensure that surface 
water discharges to the surface water sewer at manhole 5507. The surface water 
discharge rate shall not exceed the available capacity of 12l/sec that has been 
identified in this sewer. The final surface water discharge rate shall be agreed by the 
Lead Local Flood Authority.  
 
Reason: To prevent the increased risk of flooding from any sources in accordance 
with the NPPF. 
 
20.   Prior to the first occupation of the development, a scheme for a continuous 
acoustic barrier constructed along the northern boundary of the site with Plant Based 
Valley, of a minimum height of 1.8 metres measured from the ground level and 
minimum surface density of 10 kg/m2 shall be submitted to, and approved in writing 
by, the local planning authority. All works which form part of the approved scheme 
shall be completed before the first residential occupation. The barrier shall be 
retained throughout the life of the development.  
 
Reason: To protect the amenities of residents with respect to noise. In accordance 
with the provisions of Northumberland Local Plan Policies QOP2 and Pol2.  
 
21.  During the construction period, there should be no noisy activity, i.e. audible 
at the site boundary, on Sundays or Bank Holidays or outside the hours: Monday to 
Friday - 0800 to 1800, Saturday 0800 to 1300.  



   

 

 

 
Reason: To protect residential amenity and provide a commensurate level of 
protection against noise. In accordance with the provisions of Northumberland Local 
Plan Policies QOP2 and POL2. 
 
 22.  Deliveries to and collections from the construction phase of the development 
shall only be permitted between the hours: Monday to Friday - 08:00 to 18:00 
Saturday - 08:00 to 13:00 With no deliveries or collections on a Sunday or Bank 
Holiday, unless agreed in writing with the LPA.  
 
Reason: To protect residential amenity and provide a commensurate level of 
protection against noise. In accordance with the provisions of Northumberland Local 
Plan Policies QOP2 and POL2. 
 
23.   No development shall commence, until a written dust management plan has 
been submitted and approved in writing by the Local Planning Authority. The agreed 
plan shall be implemented for the duration of the site works and shall include 
measures for the control and reduction of dust emissions associated with 
earthworks, construction and track out, dealing with complaints of dust and 
arrangements for monitoring air quality during construction. The development shall 
be carried out in accordance with the plan so agreed.    
 
Reason: To ensure a commensurate level of protection against windblown dust and 
debris. In accordance with the provisions of Northumberland Local Plan Policies 
QOP2 and POL2. 
 
24.   No building shall be constructed until a report detailing the protective 
measures to prevent the ingress of ground gases, including depleted Oxygen 
(<19%), to the CS2 standard specified in BS8485:2015 (Code of Practice for the 
design of protective measures for Methane and Carbon Dioxide ground gases for 
new buildings) have been submitted to and approved in writing by the Local Planning 
Authority. The aforementioned report must also detail to the Local Planning 
Authority’s satisfaction how the annulus of service ducts will be sealed to prevent 
gas ingress into the living space of the dwelling. Furthermore, the report shall contain 
full details of the validation and verification assessment to be undertaken on the 
installed ground gas protection, as detailed in CIRIA C735 (Good practice on the 
testing and verification of protection systems for buildings against hazardous ground 
gases)      
 
Reason:  In order to prevent any accumulation of ground gas, which may potentially 
be prejudicial to the health & amenity of the occupants of the respective properties. 
In accordance with the provisions of Northumberland Local Plan Policy POL1. 
 
25.  No building shall be brought into use or occupied until the applicant has 
submitted a validation and verification report (including details of phasing) to the 
approved methodology in Condition 24 which has been approved in writing by the 
LPA.  
 
Reason:  In order to prevent any accumulation of ground gas, which may potentially 
be prejudicial to the amenity of the occupants of the respective properties. In 
accordance with the provisions of Northumberland Local Plan Policy POL1. 



   

 

 

 
26.  If during redevelopment contamination not previously considered within any 
statement / report that has received the approval of the Local Planning Authority is 
identified, then a written Method Statement regarding this material shall be submitted 
to and approved in writing by the Local Planning Authority – the written method 
statement must be written by a competent person.  No building shall be occupied 
until a method statement has been submitted to and approved in writing by the Local 
Planning Authority, and measures proposed to deal with the contamination have 
been carried out. 
 
 [Should no contamination be found during development then the applicant shall 
submit a signed statement indicating this to discharge this condition].    
 
“Competent Person” has the same definition as defined within the National Planning 
Policy Framework (NPPF) 2021    
 
Reason:    To ensure that risks from land contamination to the future users of the 
land and dwellings are minimised and to ensure that the development can be carried 
out safely without unacceptable risks to any future occupants.   In accordance with 
the provisions of Northumberland Local Plan Policy POL1. 
 
27.  A written Remediation Strategy report detailing the remediation requirements 
for the land contamination and/or pollution of controlled waters affecting the site shall 
be submitted to and approved by the Local Planning Authority. The Remediation 
Strategy Report must provide sufficient detail as to how the contamination identified 
within the approved report “Phase II Geo-Environmental Site Assessment Ergo 
Environmental 20-641-01/Rev B September 2020” will be remediated to protect 
future site occupants. The report must demonstrate that the soil in landscaped areas  
from the surface down to a minimum depth of 600 millimetres will provide a suitable 
growing medium as defined within BS 3882:2015. All requirements shall be 
implemented and completed to the satisfaction of the Local Planning Authority. No 
deviation shall be made from this scheme without express written agreement of the 
Local Planning Authority. 
 
 Reason: To ensure that risks from land contamination to the future users of the land 
and dwellings are minimised and to ensure that the development can be carried out 
safely without unacceptable risks to any future occupants. In accordance with the 
provisions of Northumberland Local Plan Policy POL1. 
 
28.  The development hereby permitted shall not be brought into use or continue 
in use until two full copies of a full closure (Verification Report) report shall be 
submitted to and approved by the Local Planning Authority. The report shall provide 
verification that the required works regarding contamination have been carried out in 
accordance with the approved Remediation Strategy Report. Post remediation 
sampling and monitoring results shall be included in the closure report to 
demonstrate that the required remediation has been fully met.  
 
Reason: To ensure that risks from land contamination to the future users of the land 
and dwellings are minimised and to ensure that the development can be carried out 
safely without unacceptable risks to any future occupants. In accordance with the 
provisions of Northumberland Local Plan Policy POL1. 



   

 

 

 
29.  Development shall not commence until a Construction Method Statement, 
together with a supporting plan has been submitted to and approved in writing by the 
Local Planning Authority. The approved Construction Method Statement shall be 
adhered to throughout the construction period. The Construction Method Statement 
and plan shall, where applicable, provide for:  
i. details of temporary traffic management measures, temporary access, routes and 
vehicles;  
ii. vehicle cleaning facilities; 
iii. the parking of vehicles of site operatives and visitors; 
iv. the loading and unloading of plant and materials;  
v. storage of plant and materials used in constructing the development  
vi. Condition survey of the A190 Roundabout, junction onto the A190 & internal 
access road leading up to the site access  
vii. Details of the size and number of HGV’s associated with the construction phase 
of the development.  
 
Reason: To prevent nuisance in the interests of residential amenity and highway 
safety, in accordance with the National Planning Policy Framework and Policy TRA2 
of the Northumberland Local Plan. 
 
30.  No development above damp-proof course level shall commence until details 
of proposed arrangements for future management and maintenance of the proposed 
streets within the site have been submitted to and approved in writing by the Local  
Planning Authority. Following occupation of the first dwelling on the site, the streets 
shall be maintained in accordance with the approved management and maintenance 
details. 
 
Reasons: To ensure estate streets serving the development are completed in the 
interests of residential amenity and highway safety, in accordance with the National 
Planning Policy Framework and Policies TRA1 and TRA2 of the Northumberland 
Local Plan. 
 
31.  No works to the streets proposed for adoption shall commence until full 
engineering, drainage, street lighting and constructional details of the streets 
proposed for adoption have been submitted to and approved in writing by the Local 
Planning Authority. Thereafter, the development shall be constructed in accordance 
with the approved details, unless otherwise agreed in writing with the Local Planning 
Authority. 
 
 Reason: In the interests of highway safety and to safeguard the amenities of the 
locality and users of the highway in accordance with the National Planning Policy 
Framework and Policies TRA1 and TRA2 of the Northumberland Local Plan. 
 
32.  No dwelling shall be occupied until the associated car parking area indicated 
on the approved plans, including any visitor car parking spaces contained therein, 
has been implemented in accordance with the approved plans. Thereafter, the car 
parking area shall be retained in accordance with the approved plans and shall not 
be used for any purpose other than the parking of vehicles associated with the 
development.  
 



   

 

 

Reason: In the interests of highway safety, in accordance with the National Planning 
Policy Framework and Policy TRA4 of the Northumberland Local Plan 
 
33. The development shall not be occupied until a means of vehicular access has 
been constructed in accordance with the approved plans and NCC standards and 
specification. 
 
 Reason: In the interests of highway safety, in accordance with the National Planning 
Policy Framework and Policy TRA2 of the Northumberland Local Plan 
 
34.  Development shall not be occupied until details of the proposed highway 
works including: - 
▫ Full details on the pedestrian crossing upgrade on the A190 roundabout. ▫ Full 
details on the proposed pedestrian footway on the Eastern side of the above 
crossing point  
▫ Full details of a new pedestrian crossing facility on the A190 to Prospect Avenue. 
▫ Bus stop upgrade works (level access kerbing) on both stops on the A190 to the 
north-east of the main site access 
 
 have been submitted to and approved in writing by the Local Planning Authority. 
The building(s) shall not be occupied until the highway works have been constructed 
in accordance with the approved plans.  
 
Reason: In the interests of highway safety, in accordance with the National Planning 
Policy Framework and Policy TRA2 of the Northumberland Local Plan. 
 
35. No dwelling shall be occupied until the associated cycle parking shown on the 
approved plans has been implemented. Thereafter, the cycle parking shall be 
retained in accordance with the approved plans and shall be kept available for the 
parking of cycles at all times.  
 
Reason: In the interests of highway safety, residential amenity, and sustainable 
development, in accordance with the National Planning Policy Framework and Policy 
TRA1 of the Northumberland Local Plan. 
 
36.  Twelve months after first occupation of the development details of a Full 
Travel Plan shall be submitted to and approved in writing by the Local Planning 
Authority. At all times thereafter the approved Full Travel Plan shall be implemented 
in accordance with the approved details. This Full Travel Plan must include: 
 i details of and results from an initial staff travel to work survey; 
 ii clearly specified ongoing targets for staff travel mode shares; 
 iii a plan for monitoring and reviewing the effectiveness of the Full Travel Plan; and 
iv a scheme providing for a biennial monitoring report to be submitted to the Local 
Planning Authority regarding the implementation of the Full Travel Plan.  
 
Reason: In the interests of Sustainable Development, in accordance with the 
National Planning Policy Framework and Policies TRA1 and TRA2 of the 
Northumberland Local Plan. 
 
 
Informatives 



   

 

 

 
1)This permission does not grant approval for the removal of any trees outside the 
application site boundary.  
 
 
2) Highways 
INFO35 Section 38 Agreement and adoption of highways  
 
You are advised to contact the Council’s Highway Development Management team 
at highwaysplanning@northumberland.gov.uk concerning the need for a Section 38 
Agreement of the Highway Act 1980 relating to the adoption of new highways.  
 
 
INFO28 Section 278 Agreement and works in adopted highway  
You are advised that offsite highway works required in connection with this 
permission are under the control of the Council’s Technical Services Division and will 
require an agreement under section 278 of the Highway Act 1980. These works 
should be carried out before first occupation of the development. All such works will 
be undertaken by the Council at the applicant’s expense. You should contact 
Highway Development Management at highwaysplanning@northumberland.gov.uk 
to progress this matter.  
 
INFO29 Highway condition survey  
You should note that a highway condition survey should be carried out before the 
commencement of demolition and construction vehicle movements from this site. To 
arrange a survey contact Highway Development Management at 
highwaysplanning@northumberland.gov.uk 
 
 INFO33 Reminder to not store building material or equipment on the highway 
Building materials or equipment shall not be stored on the highway unless otherwise 
agreed. You are advised to contact the Streetworks team on 0345 600 6400 for 
Skips and Containers licences  
 
INFO35 Contact Lighting Section  
You are advised to contact the Council’s Lighting Section on 
HighwaysStreetLighting@northumberland.gov.uk before and during the construction 
period with respect of street lighting to ensure sufficient illumination levels of the 
public highway  
 
INFO37 Contact Local Highway Authority - Management and Maintenance of Estate 
Streets  
The applicant is advised that to discharge condition HWD11 the Local Planning 
Authority requires a copy of a completed agreement between the applicant and the 
Local Highway Authority under Section 38 of the Highways Act 1980 or the 
constitution and details of a Private Management and Maintenance Company 
confirming funding, management and maintenance regimes. You can contact 
Highway Development Management at highwaysplanning@northumberland.gov.uk.  
 
 
 INFO38 Contact Local Highway Authority - Submission of details of adoptable 
streets 

mailto:highwaysplanning@northumberland.gov.uk


   

 

 

 The applicant is advised to obtain a technical approval for all estate street details 
from the Local Highway Authority prior to the submission of such approved details to 
the Local Planning Authority to discharge condition HWD12 of this permission. You 
can contact the Highway Development Management at 
highwaysplanning@northumberland.gov.uk.  
 
INFO40 Reminder to not deposit mud/ debris/rubbish on the highway 
 In accordance with the Highways Act 1980 mud, debris or rubbish shall not be 
deposited on the highway.  
 
INFO41 Road Safety Audits You should note that Road Safety Audits are required to 
be undertaken. Northumberland County Council offers this service. You should 
contact highwaysplanning@northumberland.gov.uk or 01670 622979 Street Naming 
You are advised that to ensure that all new properties and streets are registered with 
the emergency services, Land Registry, National Street Gazetteer and National Land 
and Property Gazetteer to enable them to be serviced and allow the occupants 
access to amenities including but not limited to; listing on the Electoral Register, 
delivery services, and a registered address on utility companies databases, details of 
the name and numbering of any new house(s) and/or flats/flat conversion(s) on 
existing and/or newly constructed streets must be submitted to the Highway 
Authority. Any new street(s) and property naming/numbering must be agreed in 
accordance with the Councils Street Naming and Property Numbering Policy and all 
address allocations can only be issued under the Town Improvement Clauses Act 
1847 (Section 64 & 65) and the Public Health Act 1925 (Section 17, 18 & 19). 
 
3) There is a section 106 agreement attached to this permission. 
 
Date of Report:  
 
Background Papers: Planning application file(s) 21/02285/FUL 
  
 


