
 

 
 
 
Application 
No: 

20/01572/FUL Author: Maxine Ingram 

Date valid: 30 March 2021 : 0191 643 6322 
Target 
decision date: 

29 June 2021 Ward: Camperdown 

 
Application type: full planning application 
 
Location: The Grey Horse, Front Street, Camperdown, NEWCASTLE UPON 
TYNE, NE12 5UT 
 
Proposal: Conversion of pub (A4) into 7 apartments (C3) with 8 new build 
apartments to rear - 15no in total with associated parking (amended plans 
received, amended FRA received 20.04.2021)  
 
Applicant: ESV Electrical Services, Mr Stephen York 18 Falkirk Killingworth 
Newcastle Upon Tyne NE12 6QA 
 
Agent: Jon Tweddell Planning Ltd, Mr Jon Tweddell Coble Quay Coble Quay 
Amble NE65 0FB 
 
RECOMMENDATION:  
 
The Committee is recommended to: 

a) indicate that it is minded to grant this application subject to  
i) an Agreement under Section 106 of the Town and Country Planning 
Act 1990 and 
ii) the addition, omission or amendment of any other conditions 
considered necessary.   

b) authorise the Head of Housing, Environment and Leisure to 
determine the application following the completion of the Section 106 
Legal Agreement to secure the following;  

-Affordable Housing (25%) 
-Ecology and Biodiversity: £2, 925.00 towards mitigating impacts 

to Burradon Pond Local Wildlife Site (LWS) approx. 300m east of 
the site and connecting wagonway as a result of increased 
footfall/dog walking etc.   

-Parks and Greenspaces: £7, 987.00 towards mitigating increased 
use of the adjacent areas of greenspace and nearby parks. 
Impact on local area and informal space from increased footfall.  

-Equipped area for play: £10, 500.00 Increased pressure to 
equipped play sites in the vicinity of the development.  

-Primary Education: £25, 000.00 towards increase in capacity in 
either existing or new provision.  

-Employment and training: £7, 000 or one apprenticeship.  
-Coastal Mitigation: £2, 265.00 towards coastal mitigation. Full 

amount to be paid prior to the commencement of the 
development.  



 

 
 
INFORMATION 
 
1.0  Summary Of Key Issues & Conclusions 
 
1.0 The main issues for Members to consider in this case are: 
-Principle of the development,   
-Impact on the character and appearance of the site and the surrounding area,  
-Impact upon the amenity of existing and future residents,  
-Impact on highway safety,  
-Impact on biodiversity; and,  
-Other issues.  
 
1.1 Planning law requires that applications for planning permission must be 
determined in accordance with the development plan, unless material 
considerations indicate otherwise.  Members need to consider whether this 
application accords with the development plan and also take into account any 
other material considerations in reaching their decision. 
 
2.0 Description of the Site 
2.1 The application relates to The Grey Horse located within Burradon. The site 
measures approximately 1, 320 square metres (sqm). The Grey Horse fronts 
onto the highway (Burradon Road). The site is bound to the east by an area of 
designated open space and a footpath. To the rear it is bound by the two-storey 
residential properties of Allanville. To the west it is bound by Nos. 33 and 34 
Front Street.  
 
2.2 To the rear of the property were several single storey structures. Members 
are advised that these structures have already been demolished and the land to 
the rear of the property has been cleared. The submitted topography survey 
advises that the site was relatively flat rising slightly in the south east corner.  
 
2.3 Part of the site is located in a wildlife corridor.  
 
3.0 Description of the Proposed Development 
3.1 Planning permission is sought to convert the pub (sui generis) into seven 
apartments (C3) and construct a new building to the rear to accommodate eight 
apartments with associated parking.  
 
4.0 Relevant Planning History 
17/01058/ADV - Illuminated fascia box sign – Permitted 10.10.2017 
 
17/01055/FUL - Variation of condition 8 of planning approval 15/00360/FUL.  To 
extend opening hours until 23:00 Monday to Sunday – Permitted 05.09.2017 
 
15/00360/FUL - Variation of condition 8 of planning application 14/01602/FUL:  
The premises shall be open for business only between the 11:00 until 14:00 and 
16:00 until 22:00 Monday to Sunday – Permitted 22.05.2015 
 



 

14/01602/FUL - Part change of use of existing pub (Use Class A4) to form a hot 
food takeaway (Use Class A5).  The proposal also includes the installation of an 
extraction flue to the building (Re-submission 13/02094/FUL) – Permitted 
08.12.2014 
 
13/02094/FUL - Change of use of part of existing pub to form takeaway – 
Refused 02.05.2014 
 
07/00144/FUL - Part change of use of public house to fish and chip takeaway – 
Refused 30.04.2007. Appeal dismissed 14.1.2008 
 
07/02250/FUL - Erection of a single storey shelter (three sides open) for use as a 
sheltered smoking area (Retrospective) – Refused 01.10.2007 
 
5.0 Development Plan 
5.1 North Tyneside Local Plan (2017) 
 
6.0 Government Policy 
6.1 National Planning Policy Framework (NPPF) (February 2019) 
 
6.2 National Planning Practice Guidance (NPPG) (As amended) 
 
6.3 Planning applications must be determined in accordance with the 
development plan unless material considerations indicate otherwise. The NPPF 
is a material consideration in the determination of all applications. It requires 
LPAs to apply a presumption in favour of sustainable development in determining 
development proposals. Due weight should still be attached to Development Plan 
policies according to the degree to which any policy is consistent with the NPPF. 
 
 
 
PLANNING OFFICERS REPORT 
 
7.0 Main Issues  
7.1 The main issues for Members to consider in this case are: 
-Principle of the development,   
-Impact on the character and appearance of the site and the surrounding area,  
-Impact upon the amenity of existing and future residents,  
-Impact on highway safety,  
-Impact on biodiversity; and,  
-Other issues.  
 
7.2 Consultation responses and representations received as a result of the 
publicity given to this application are set out in the appendix of this report.  
 
8.0 Principle of development 
8.1 The Local Plan (LP) was adopted in July 2017 to guide development in the 
period up to 2032. The council acknowledges that the policies contained within 
the LP predate the publication of the revised NPPF however, it is clear from 
paragraph 213 of the NPPF that: “However, existing policies should not be 
considered out-of-date simply because they were adopted or made prior to the 



 

publication of this Framework. Due weight should be given to them, according to 
their degree of consistency with this Framework (the closer the policies in the 
plan to the policies in the Framework, the greater the weight that may be given).” 
The council considers that the local plan policies set out in this report are 
consistent with the NPPF and can be afforded significant weight.  
 
8.2 The National Planning Policy Framework (NPPF) states that at the heart of 
the Framework is a presumption in favour of sustainable development running 
through both plan-making and decision taking. For decision taking this means 
approving development proposals that accord with an up-to-date Plan without 
delay; or where there are no relevant development plan policies or the policies 
which are most important are out-of-date grant planning permission, unless any 
adverse impacts of doing so would significantly and demonstrably outweigh the 
benefits when assessed against the policies in the Framework taken as a whole.  
 
8.3 To support the Government’s objective of significantly boosting the supply of 
homes, it is important that a sufficient amount and variety of land can come 
forward where it is needed, that the needs of groups with specific housing 
requirements are addressed. In order to achieve this objective Government 
requires local planning authorities to identify annually a supply of specific 
deliverable sites sufficient to provide a minimum of five years’ worth of housing 
against their housing requirement set out in adopted strategic policies, or against 
their local housing need where the strategic policies are more than five years old. 
The supply of specific deliverable sites should in addition include a buffer of 5% 
to ensure choice and competition in the market for land. Where there has been a 
significant under delivery of housing over the previous three years, the buffer 
should be increased by 20%.  
 
8.4 The underlying principle of national policy is to deliver sustainable 
development to secure a better quality of life for everyone now and future 
generations. This principle is key to the role of the planning system in the 
development process. The aims of how the Local Plan contributes towards 
achieving sustainable development for North Tyneside are set out under Policy 
S1.1 ‘Spatial Strategy for Sustainable Development’. This policy sets out the 
broad spatial strategy for the delivery of the objectives of the Plan.  
 
8.5 Strategic Policy S1.4 ‘General Development Principles’ states that proposals 
for development will be considered favourably where it can be demonstrated that 
they would accord with strategic, development management and other area 
specific policies in the Plan. Amongst other matters, this includes taking into 
account flood risk, impact on amenity, impact on existing infrastructure and 
making the most effective and efficient use of land.  
 
8.6 The overarching spatial strategy for housing is to protect and promote 
cohesive, mixed and thriving communities, offering the right kind of homes in the 
right locations. The scale of housing provision and its distribution is designed to 
meet the needs of the existing community and to support economic growth of 
North Tyneside. Strategic Policy S4.1 ‘Strategic Housing’ sets out the broad 
strategy for delivering housing.  
 



 

8.7 LP Policy DM1.3 Presumption in Favour of Sustainable Development states: 
“The Council will work pro-actively with applicants to jointly find solutions that 
mean proposals can be approved wherever possible that improve the economic, 
social and environmental conditions in the area through the Development 
Management process and application of the policies of the Local Plan. 
 
8.8 Where there are no policies relevant to the application or relevant policies are 
out of date at the time of making the decision, then the Council will grant 
permission unless material considerations indicate otherwise – taking into 
account whether: 
a. Any adverse impacts of granting permission would significantly and 
demonstrably outweigh the benefits when assessed against the policies in the 
NPPF taken as a whole; or 
b. Specific policies in the NPPF indicate that development should be restricted.” 
 
8.9 LP Policy S4.3 Distribution of Housing Development Sites states: “The sites 
allocated for housing development are identified on the Policies Map of the North 
Tyneside Local Plan 2017, including those identified for both housing and mixed-
use schemes. The Strategic Housing Land Availability Assessment 2016 outlines 
that these sites have an overall capacity of approximately 8,838 homes, 
assessed as being deliverable and developable over the plan period to 2032.” 
 
8.10 Paragraph 96 of the NPPF advises that planning policies should be based 
on robust assessments and up-to-date assessments when determining what 
open space and recreational provision is needed.  
 
8.11 Paragraph 97 of the NPPF states: “Existing open space, sports and 
recreational buildings and land, including playing fields, should not be built on 
unless: an assessment has been undertaken which has clearly shown the open 
space, buildings or land to be surplus to requirements; or the loss resulting from 
the proposed development would be replaced by equivalent or better provision in 
terms of quantity and quality in a suitable location; or the development is for 
alternative sports and recreational provision, the needs for which clearly outweigh 
the loss of the current or former use.” 
 
8.12 Policy DM5.2 ‘Protection of Green Infrastructure’ states:  
“The loss of any part of the green infrastructure network will only be considered in 
the following exceptional circumstances: 
a. Where it has been demonstrated that the site no longer has any value to the 
community in terms of access and function; or,  
b. If it is not a designated wildlife site or providing important biodiversity value; or 
c. If it is not required to meet a shortfall in the provision of that green space type 
or another green space type; or  
d. The proposed development would be ancillary to the use of green 
infrastructure and the benefits to green infrastructure would outweigh any loss of 
open space.  
 
Where development proposals are considered to meet the exceptional 
circumstances above, permission will only be granted where alternative 
provision, equivalent to or better than in terms of its quantity and quality, can be 



 

provided in equally accessible locations that maintain or create new green 
infrastructure connections.  
 
Proposals for new green infrastructure or improvements to existing should seek 
net gains for biodiversity, improve accessibility and multi functionality of the green 
infrastructure network and not cause adverse impacts to biodiversity.” 
 
8.13 Policy DM5.3 ‘Green Space Provision and Standards’ states:  
“Within North Tyneside, accessible green space will be protected and enhanced 
to be of the highest quality and value. New development should sustain the 
current standards of provision, quality and value as recorded in the most up-to-
date Green Space Strategy (GSS). Opportunities should be sought to improve 
provision for new and existing residents.” 
 
8.14 Objections have been received regarding the loss of open space. These 
objections are noted.  
 
8.15 The applicant has addressed the loss of designated open space within their 
Planning Statement. They consider that the area of open space to be lost to be 
an underutilised grassed area that is unlikely to have been significant recreation 
space in the past. The adjacent footpath and cycle route would not be affected by 
this development. They consider that the park to the north east of the site is the 
main focal point of the open space and is more usable that the area to be lost as 
a result of this development.  
 
8.16 Other than the site access which forms part of an area of designated open 
space, the remainder of the site is not designated for any purpose in the Local 
Plan (LP). The open space within the site forms a small part of this wider open 
space designation (approximately 130 square metres). This open space is bound 
to the west by The Grey Horse, Allanville to the south, Kirklands and Redford 
Place to the east and Front Street to the north. A footpath and a footpath/cycle 
route dissect this wider open space designation. The majority of the open space 
is located to the north of the footpath/cycle route and is considered to be the 
most usable part of this wider designation for recreational purposes. The open 
space that is sited between the two footpaths is largely covered by vegetation. 
The open space that forms part of the application site is separated from the wider 
designation by a footpath that links between Front Street and Allanville. This is 
considered to be the least usable part of the wider designation due to its 
proximity to the road and separation from the remaining open space.  The open 
space to be lost is amenity grassland and is not considered to serve a significant 
valuable community function in terms of usability.  
 
8.17 It is clear from the site layout that an area of open space would be retained 
between the site access and the footpath thereby maintaining a sense of 
connectivity to the wider designation. Landscaping enhancements are also 
proposed to the eastern edge of the access which will soften the visual impact of 
the proposed site access.  
 
8.18 Paragraph 98 of the NPPF advises that planning policies and decisions 
should protect and enhance public rights of way and access. The proposed 



 

development would not impact on the adjacent footpath or the cycle route located 
further east of the site.  
 
8.19 Financial contributions towards green infrastructure (ecology and 
biodiversity, parks and greenspaces and equipped area for play) have also been 
secured to mitigate the impacts of this development. The details of the financial 
contributions are set out in section 15 of this report.  
 
8.20 Members need to determine whether the principle of residential 
development on this site is acceptable, including the loss open space. It is officer 
advice that, the principle of some form of residential development on this site 
may be acceptable and the benefits of delivering housing outweighs any harm 
caused by the loss of the benefits of the loss of approximately 130sqm of 
designated open space (amenity grassland), subject to all material 
considerations set out below being addressed.  
 
9.0 North Tyneside 5-Year Housing Land Supply 
9.1 Paragraph 73 of National Planning Policy Framework (NPPF) requires local 
planning authorities to identify and maintain a rolling five-year supply of 
deliverable housing land.  This includes an additional buffer of at least 5%, in 
order to ensure choice and competition in the market for housing land. 
 
9.2 The most up-to-date assessment of housing land supply informed by the 
Strategic Housing Availability Assessment 2019/20 (September 2020) identifies 
the total potential five-year housing land supply in the borough at 4,858 new 
homes (a total which includes delivery from sites yet to gain planning 
permission). This represents a surplus against the Local Plan requirement (or a 
5.0 year supply of housing land). It is important to note that this assessment of 
five-year land supply includes just over 1,800 homes at proposed housing 
allocations within the Local Plan (2017).   
 
9.3 Although the Council can demonstrate a five-year supply of deliverable 
housing sites, this figure is a minimum rather than a maximum. Further planning 
permissions that add to the supply of housing can be granted which add to the 
choice and range of housing. 
 
9.4 The proposed development would assist in supporting the council’s objective 
of meeting the objectively assessed housing need and ensure a mix of housing 
for both existing and new residents in the borough.  
 
10.0 Impact on character and appearance of the site and the surrounding area  
10.1 Paragraph 124 of the NPPF recognises that the creation of high-quality 
buildings and places is fundamental to what the planning and development 
process should achieve. Good design is a key aspect of sustainable 
development, creates better places in which to live and work and helps make 
development acceptable to communities.  
 
10.2 Paragraph 127 of the NPFF states that decisions should ensure that 
developments: will function well and add to the overall quality of the area, not just 
for the short term but over the lifetime of the development; are visually attractive 
as a result of good architecture, layout and appropriate and effective 



 

landscaping; are sympathetic to local character and history, including the 
surrounding built environment and landscape setting, while not preventing or 
discouraging appropriate innovation or change (such as increased densities); 
establish or maintain a strong sense of place, using the arrangement of streets, 
spaces, building types and materials to create attractive, welcoming and 
distinctive places to live, work and visit; optimise the potential of the to 
accommodate and sustain an appropriate amount and mix of development 
(including green and other public space) and support local facilities and transport 
networks; and create places that are safe, inclusive and accessible and which 
promote health and well-being, with a high standard of amenity for existing and 
future users; and where crime and disorder, and the fear of crime, do not 
undermine the quality of life or community cohesion and resilience.  
 
10.3 Paragraph 91 of the NPPF, amongst other matters, seeks to promote 
healthy and safe communities. Decisions should aim to achieve healthy, inclusive 
and safe places which: promote social interaction….street layouts that allow for 
easy pedestrian and cycle connections within and between neighbourhoods, and 
active street frontages; are safe and accessible….enable and support healthy 
lifestyles, especially where this would address identified local health and well-
being needs – for example through the provision of safe and accessible green 
infrastructure, sports facilities, local shops, access to healthier food, allotments 
and layouts that encourage walking and cycling. 
 
10.4 Paragraph 130 of the NPPF makes it clear that permission should be 
refused for development of poor design that fails to take the opportunities 
available for improving the character and quality of an area and the way it 
functions, taking into account any local design standards or style guides in plans 
or supplementary planning documents.  
 
10.5 LP Policy DM6.1 Design of Development states: “Applications will only be 
permitted where they demonstrate high and consistent design standards. 
Designs should be specific to the place, based on a clear analysis the 
characteristics of the site, its wider context and the surrounding area. Proposals 
are expected to demonstrate: 
a. A design responsive to landscape features, topography, wildlife habitats, site 
orientation and existing buildings, incorporating where appropriate the provision 
of public art; 
b. A positive relationship to neighbouring buildings and spaces; 
c. A safe environment that reduces opportunities for crime and antisocial 
behaviour; 
d. A coherent, legible and appropriately managed public realm that encourages 
accessibility by walking, cycling and public transport; 
e. Sufficient car parking that is well integrated into the layout; and, 
f. A good standard of amenity for existing and future residents and users of 
buildings and spaces.” 
 
10.6 The Council has produced an SPD on design quality. It states that the 
Council will encourage innovation in design and layout, provided that the existing 
quality and character of the immediate and wider environment are respected and 
enhanced, and local distinctiveness is generated. It also states that all new 



 

buildings should be proportioned to have a well-balanced and attractive external 
appearance.  
 
10.7 The objections received regarding loss of visual amenity, loss of/damage to 
trees, design and impact on landscape are noted.  
 
10.8 The site is located on a prominent position on Front Street. The proposed 
conversion of the existing pub is sensitive and retains historic features. New 
dormer windows are proposed to the rear of the existing building. These are in 
keeping with the character of the property and would not be dominant when 
viewed from the surrounding area. Furthermore, the proposed conversion would 
bring a vacant building back into use.  
 
10.9 The proposed new build is located to the rear of the existing building, 
positioned in the south east corner of the site. The design approach is simple 
which reflects the simple design of existing housing within the immediate vicinity 
of the site. The south elevation is bland, although the lack of windows does 
ensure that issues of privacy for neighbouring residents is addressed.  
 
10.10 Policy DM7.9 ‘New Development and Waste’ states that all developments 
are expected to: 
a. Provide sustainable waste management during construction and use. 
b. Ensure a suitable location for the storage and collection of waste. 
c. Consider the use of innovative communal waste facilities where practicable. 
 
10.11 The proposed site layout has been amended to reposition the proposed 
refuse store and cycle store. Small pockets of landscaping within the rear of the 
site are now included which assist in screening these storage areas and assist in 
breaking up the car parking. The design comments confirm that this an improved 
layout. A condition is recommended to ensure that the parking area is 
constructed using good quality surface materials to ensure that this area is 
attractive and well-designed. The revised layout demonstrates that this 
development can accommodate the council’s maximum parking standards and 
provide areas for refuse and cycle storage.  
 
10.12 LP Policy DM5.9 ‘Trees, Woodlands and Hedgerows’ seeks to safeguard 
existing features such as trees.  
 
10.13 As already discussed, the land to the rear of The Grey Horse has been 
cleared. Members are advised that the vegetation that did exist on site was not 
protected and as the site is not located within a conservation area planning 
permission was not required for its removal.  
 
10.14 A revised landscape plan has been submitted which increased the level of 
native species to be planted. The Landscape Architect has been consulted. She 
has recommended a condition to ensure that the landscaping is provided in 
accordance with the revised landscape plan.  
 
10.15 The proposed new build would be sited adjacent to the footpath that 
provides connectivity to Front Street and Allanville. This part of the site is 
currently separated from this footpath by a timber fence. Albeit the proposed new 



 

build would be sited in close proximity to this footpath, it is not considered that it 
would significantly overshadow it or impact on its usability. The proposed new 
build would increase natural surveillance to this part of the footpath.  
 
10.16 Members need to consider whether the proposed layout and its design are 
appropriate and whether this complies with current policy. Officer advice is that 
the proposed layout is acceptable. As such, the proposed layout complies with 
policies DM6.1, DM7.9 and DM5.9 of the LP (2017) and the Design Quality SPD.  
 
11.0 Impact upon the amenity of existing and future residents  
11.1 The NPPF states that there are three dimensions to sustainable 
development; economic, social and environmental.  The planning system needs 
to perform each of these roles.  The environmental role contributes to protecting 
and enhancing our natural, built and historic environment, and as part of this, 
helping minimise waste and pollution. 
 
11.2 Paragraph 180 of the NPPF states that planning decisions should ensure 
that new development is appropriate for its location taking into account the likely 
effects (including cumulative effects) of pollution on health, living conditions and 
the natural environment, as well as the potential sensitivity of the site or the wider 
area to impacts that could arise from the development. In doing so, they should 
amongst other matters; mitigate and reduce to a minimum potential adverse 
impacts resulting from new development – and avoid noise giving rise to 
significant adverse impacts on health and quality of life.  
 
11.3 Paragraph 182 of the NPPF advises that planning decisions should ensure 
that new development can be integrated effectively with existing businesses and 
community facilities. It goes on to state that existing businesses and facilities 
should not have unreasonable restrictions placed on them as a result of 
development permitted after they were established.  
 
11.4 Policy S1.4 ‘General Development Principles’ states that development 
proposals should be acceptable in terms of their impact upon local amenity for 
new or existing residents and businesses, adjoining premises and land uses. 
 
11.5 Policy DM6.1 ‘Design of Development’ states that proposals are expected to 
demonstrate a good standard of amenity for existing and future residents and 
users of buildings and spaces. 
 
11.6 Policy DM5.19 ‘Pollution’ states that development proposals that may cause 
pollution either individually or cumulatively of water, air or soil through noise, 
smell, smoke, fumes, gases, steam, dust, vibration, light, and other pollutants will 
be required to incorporate measures to prevent or reduce their pollution so as not 
to cause nuisance or unacceptable impacts on the environment, to people and to 
biodiversity. 
 
11.7 Policy DM4.9 ‘Housing Standards’ states that all new homes, both market 
and affordable, will meet the Government’s Nationally Described Space Standard 
(NDSS).   
 



 

11.8 The Design Quality SPD states that the quality of accommodation provided 
in residential development contributes significantly to the quality of life of 
residents.   Residential schemes should provide accommodation of a good size, 
a good outlook, acceptable shape and layout of rooms and with main habitable 
rooms receiving daylight and adequate privacy. 
 
11.9 The objections received regarding nuisance, disturbance, visual intrusion, 
impact on residential amenity and loss of privacy are noted.  
 
11.10 It is not considered that the proposed conversion, including the proposed 
dormers to rear, would significantly affect the residential amenity of the properties 
sited on Allanville.  
 
11.11 Alterations are proposed to the west elevation of the existing premises. 
These alterations include replacing the existing doors and window at ground floor 
with a door and two windows and the addition of a further window to 
accommodate the apartment proposed in the roof space. The windows at ground 
and first floor would serve a kitchen and bathroom and the window proposed to 
the attic apartment would serve a bedroom. It is not considered that the windows 
serving habitable rooms would significantly affect the amenity of Nos. 33 and 34 
Front Street.  
 
11.12 The internal layout of the apartments proposed within the existing building 
are not required to comply with the requirements of Policy DM4.9. The internal 
layouts are considered to be acceptable and habitable rooms are all served by 
windows. The outlook from the windows is also considered to be acceptable.  
 
11.13 The proposed new build would be located to the north of Nos. 103 and 105 
Allanville. Based on the plans provided, a separation distance of approximately 
13.5m would exist between the rear of these properties and the proposed 
building. The pitched roof would pull away from this shared boundary. A cross 
section to show the height of the proposed building in relation to these 
neighbouring properties has been provided. This cross section demonstrates that 
the height of the proposed building would not be significantly higher than these 
neighbouring properties. However, as the site has been cleared a levels condition 
is recommended to ensure that the relationship between the existing dwellings 
and the proposed building is acceptable. Members need to consider whether the 
outlook from these neighbouring properties is acceptable. On balance, it is officer 
advice that it is.  
 
11.14 The proposed new build would accommodate two windows to its south 
elevation at ground floor. These windows would serve bedrooms. The remaining 
windows to the south elevation are false. Views into the rear gardens serving 
Nos. 103 and 105 Allanville from the ground floor windows would be obscured by 
the existing boundary treatment.  Members need to consider whether the impact 
on the privacy of these neighbouring properties is acceptable. On balance, it is 
officer advice that it is.  
 
11.15 The proposed new build would be located to the north of Nos. 103 and 105 
Allanville. Members need to consider whether this part of the proposed 
development would significantly affect the amount of light entering these 



 

neighbouring properties. On balance, it is officer advice that it is, as any impacts 
would occur in the evening to the most northern part of their rear gardens.   
 
11.16 The proposed new build would not be sited directly behind No. 107 
Allanville. Therefore, it is not considered that this part of the proposed 
development would significantly affect the residential amenity of any habitable 
rooms within this property. It is noted that the rear garden serving this 
neighbouring property extends along part of the south east corner of the 
application site. The proposed development may affect the amount of light 
entering this part of the neighbour’s rear garden (its most northern and narrow 
part) in the evening. This impact is considered to be minimal.  
 
11.17 The ground floor windows proposed to the east elevation (Units 10 and 12) 
would afford views of the boundary treatment enclosing the most northern part of 
the rear garden serving No. 107 Allanville. Given the width of this part of this 
neighbour’s rear garden it is not considered that the proposed first floor windows 
to the east elevation (Units 11 and 13) would significantly affect the privacy of this 
neighbouring property as views would mainly be over it and not into it. The 
impact on privacy is considered to be minimal.  
 
11.18 The internal layout demonstrates that all habitable rooms within the 
proposed new build are served by windows. The outlook from some of the 
ground floor windows would be of the proposed parking area. However, this 
impact is not considered to be sufficient to sustain a recommendation of refusal.  
 
11.19 The plans provided demonstrate that the proposed new build flats would 
comply with Policy DM4.9. A condition is recommended to ensure this.  
 
11.20 This site is located adjacent to Front Street therefore Environmental Health 
have raised concerns regarding road traffic noise, particularly habitable rooms 
fronting onto the road.  
 
11.21 A noise report has been submitted and this has been considered by 
Environmental Health. It advises that the recommended internal noise levels will 
not be achieved with window open which will expose future occupants to noise 
levels higher than the recommended levels. The noise report recommends a 
glazing and ventilation strategy for those habitable rooms fronting onto the road 
and for those with a partial line of sight to Front Street. The noise report 
recommends Mechanical Ventilation Heat Recovery (MVHR) is provided for the 
ventilation scheme for those habitable rooms on the northern facade of the 
development.  
 
11.22 The NPPF, paragraph 54 states “Local Planning Authorities should 
consider whether otherwise unacceptable development could be made 
acceptable through the use of conditions or planning obligations.” It is clear from 
the Environmental Health’s comments that appropriate mitigation can be secured 
via condition to protect future occupants from road traffic noise. It is also noted 
that Environment Health have not raised any objections to the proposed 
development impacting on existing businesses located to the west and north east 
of the site.  
 



 

11.23 Newcastle International Airport Limited (NIAL) has raised no objections to 
this development relating to aircraft noise.  
 
11.24 Members need to determine whether the proposed development is 
acceptable in terms of its impact on residential amenity. Subject to the imposition 
of the suggested conditions, it is officer advice that the impacts on residential 
amenity area acceptable. As such, the proposed development accords with the 
NPPF and LP policies DM4.9, DM6.1 and DM5.19.   
 
12.0 Highways 
12.1 The NPPF paragraph 109 makes it clear that development should only be 
prevented or refused on highway grounds if there would be an unacceptable 
impact on highway safety, or the residual cumulative impacts on the road network 
would be severe.  
 
12.2 The NPPF paragraph 110 states, amongst other matters, that applications 
for development should give priority first to pedestrian and cycle movements both 
within the scheme and with neighbouring areas and address the needs of people 
with disabilities and reduced mobility in relation to all modes of transport.  
 
12.3 Policy S7.3 states that the Council, will support its partners, who seek to 
provide a comprehensive, integrated, safe, accessible and efficient public 
transport network, capable of supporting development proposals and future 
levels of growth.   
 
12.4 LP Policy DM7.4 ‘New Development and Transport’ makes it clear that the 
Council will ensure that the transport requirements of new development, 
commensurate to the scale and type of development, are taken into account and 
seek to promote sustainable travel to minimise environmental impacts and 
support resident’s health and well-being.  
 
12.5 The Council’s maximum parking standards are set out in the Transport and 
Highways SPD (LDD12).  
 
12.6 The site is accessed from Front Street to the eastern side of the building. 
Parking is proposed to the rear and west of the new build. A total of 20 parking 
spaces will be provided. Cycle storage and refuse storage are also proposed to 
the rear of the existing premises.  
 
12.7 Objections have been raised regarding inadequate parking provision, poor 
traffic and pedestrian safety, poor unsuitable vehicular access and a recent 
highway incident. These objections are noted.  
 
12.8 The site would be accessed from Front Street. A new site access is 
proposed to the eastern side of The Grey Horse. Parking is proposed to the rear 
of The Grey Horse. The level of parking provision proposed in the site complies 
with the council’s current parking standards. Cycle storage is also proposed.  
 
12.9 The site is located within close proximity to existing local services, public 
transport and recreational areas.  
 



 

12.10 The Highways Network Manager has been consulted. He has 
recommended conditional approval.   
 
12.11 The Public Rights of Way Officers comments are noted. However, his 
suggestions are not considered necessary or directly related to any impacts 
caused as a result of the proposed development. 
 
12.12 Members need to consider whether the proposal is acceptable in terms of 
its impact on highway safety and the wider highway network. It is officer advice 
that subject to conditions the proposal is acceptable. 
 
13.0 Biodiversity 
13.1 An environmental role is one of the three dimensions of sustainable 
development according to NPPF, which seeks to protect and enhance our natural 
environment.  
 
13.2 Paragraph 170 of the NPPF states that the planning policies and decisions 
should contribute to and enhance the natural and local environment. Amongst 
other matters, this includes minimising the impacts of biodiversity and providing 
net gains for biodiversity, including by establishing coherent ecological networks 
that are more resilient to current and future pressures.  
 
13.3 Paragraph 174 of the NPPF states that when determining planning 
applications LPA’s should aim to protect and enhance biodiversity and 
geodiversity by following the principles set out in paragraph 175 which includes, 
amongst other matters, if significant harm cannot be avoided, adequately 
mitigated, or as a last resort, compensated from the planning permission should 
be refused.  
 
13.4 LP Policy S5.4 ‘Biodiversity and Geodiversity’ states that these resources 
will be protected, created, enhanced and managed having regard to their relevant 
significance.  
 
13.5 LP Policy DM5.5 ‘Managing effects on Biodiversity and Geodiversity’ seeks 
to protect biodiversity and geodiversity.  
 
13.6 LP Policy DM5.6 ‘Management of International Sites’ seeks to protect 
internationally designated sites.  
 
13.7 LP Policy DM5.7 ‘Wildlife Corridors’ seeks to protect and enhance the 
quality and connectivity of the wildlife corridor.  
 
13.8 The Coastal Mitigation SPD contains additional guidance and information on 
the mitigation expected from development within North Tyneside to prevent 
adverse impacts on the internationally protected coastline. 
 
13.9 The objections received regarding the impact on wildlife is noted.  
 
13.10 The Biodiversity Officer has been consulted. She has considered the 
submitted Protected Species Survey which assessed the buildings on the site. 
No significant impacts were identified subject to all works following a 



 

precautionary method statement. Subject to the imposition of the suggested 
conditions she has raised no objections.  
 
13.11 The application site is located beyond the 6km buffer of the Northumbria 
Coast Special Protection Area (SPA). However, it will still have an impact on the 
coast as result of an increase in recreational disturbance. This development will 
need to comply with the Coastal Mitigation SPD which provides guidance and 
information on the mitigation required from development within North Tyneside to 
prevent adverse impacts on the internationally protected coastline. This 
development is required to pay the lower tariff (£151.00 per dwelling). The 
applicant has agreed to pay this financial contribution.  
 
13.12 Members need to consider whether the proposal is acceptable in terms of 
its impact on biodiversity.  It is officer advice that, subject to the imposition of the 
suggested conditions and securing the coastal mitigation contribution, the 
proposed development would accord with the NPPF and policy DM5.7 of the 
Local Plan.  
 
14.0 Other issues 
14.1 Flooding 
14.2 Paragraph 157 of the NPPF advises that all plans should apply a sequential, 
risk-based approach to the location of development – taking into account the 
current and future impacts of climate change – so as to avoid, where possible, 
flood risk to people and property.  
 
14.3 The National Planning Policy Framework states that when determining any 
planning applications, local planning authorities should ensure that flood risk is 
not increased elsewhere. Where appropriate, applications should be supported 
by a site-specific flood-risk assessment. 
 
14.4 LP Policy “DM5.12 Development and Flood Risk” states that all major 
developments will be required to demonstrate that flood risk does not increase as 
a result of the development proposed, and that options have been taken to 
reduce overall flood risk from all sources, taking into account the impact of 
climate change over its lifetime. 
 
14.5 The objections received regarding inadequate drainage and flood risk are 
noted.  
 
14.6 The Lead Local Flood Authority (LLFA) has been consulted. He has advised 
that the applicant will be providing surface water attenuation within the site via 
the use of an underground tank and permeable paving for up to a 1 in 100 year 
storm event and will restrict the surface water discharge rate from the site using a 
hydrobrake and orifice.  
 
14.7 Northumbrian Water has been consulted. They have recommended 
conditional approval.  
 
14.8 Members need to consider whether the proposal is acceptable in terms of its 
impact on flooding.  It is officer advice that subject to conditions it is acceptable. 
 



 

14.9 Ground conditions 
14.10 Paragraph 178 of the NPPF states planning policies and decisions should 
ensure that a site is suitable for its proposed use taking account of ground 
conditions and any risks arising from land instability and contamination i.e. mining 
or land remediation. Paragraph 179 of the NPPF goes onto say that where a site 
is affected by contamination or land instability issues, responsibility for securing a 
safe development, rests with the developer and/or landowner. In addition, NPPG 
makes it clear that planning applications in the defined Coal Mining High Risk 
Area must be accompanied by a Coal Mining Risk Assessment.  
 
14.11 LP Policy DM5.18 ‘Contaminated and Unstable Land’ states “Where the 
future users or occupiers of a development would be affected by contamination 
or stability issues, or where contamination may present a risk to the water 
environment, proposals must be accompanied by a report…”. This report must 
provide details of site investigations and provide detailed measures to allow the 
development to go ahead safely and without adverse effect. 
 
14.12 The NPPF sets out that LPAs should define Mineral Safeguarding Areas 
(MSAs), with further detail included in National Planning Practice Guidance 
(2014). The whole of the local plan area has been identified as an MSA. Policy 
DM5.17 Minerals is considered to be relevant. 
 
14.13 The Contaminated Land Officer has been consulted. She has 
recommended conditional approval.  
 
14.14 The Coal Authority has been consulted. They have raised no objections to 
the proposed development.  
 
14.15 Members need to consider whether the proposal is acceptable in terms of 
its impact on ground conditions. It is officer advice that subject to conditions it is 
acceptable. 
 
14.16 Aviation Safety 
14.17 Newcastle International Airport Limited (NIAL) has been consulted. They 
have raised no objections to this development in terms of aviation safety. 
  
14.18 Archaeology 
14.19 Paragraph 199 of the NPPF states “Local planning authorities should 
require developers to record and advance understanding of the significance of 
any heritage assets to be lost (wholly or in part) in a manner proportionate to their 
importance and the impact and to make this evidence (and any archive 
generated) publicly accessible. However, the ability to record evidence of our 
past should not be a factor in deciding whether such loss should be permitted”.  
 
14.20 LP Policy DM6.7 ‘Archaeological Heritage’ seeks to protect, enhance and 
promote the borough’s archaeological heritage and where appropriate, 
encourage its interpretation and presentation to the public.  
 
14.21 The Tyne and Wear Archaeology Officer has been consulted. She has 
raised no objection.  
 



 

14.22 North West Villages Sub Area 
14.23 The application site is located in an area identified as being within the 
North West Sub Area. The proposed development would not prevent the aims of 
Policy AS8.24 being met.  
 
15.0 S106 Contributions 
15.1 The NPPF states that planning obligations must only be sought where they 
are necessary to make the development acceptable in planning terms, directly 
related to the development and fairly and reasonably related in scale and kind to 
the development. 
 
15.2 Regulation 122 of the Community Infrastructure Levy (CIL) Regulations 
makes it unlawful for a planning obligation to be taken into account in determining 
a planning application, if it does not meet the three tests set out in Regulation 
122. This states that a planning obligation may only constitute a reason for 
granting permission for the development if the obligation is: 
-Necessary to make the development acceptable in planning terms; 
-Directly related to the development; and  
-Fairly and reasonably related in scale and kind to the development.  
 
15.3 The Council’s adopted SPD on Planning Obligations LDD8 (2018) states 
that the planning obligations are considered an appropriate tool to ensure that 
the environment is safeguarded and that the necessary infrastructure facilities 
are provided to mitigate impacts, ensure enhancements and achieve a high-
quality environment where people choose to live, work, learn and play.  
 
15.4 The SPD states that the Council will take a robust stance in relation to the 
requirements for new development to mitigate its impact on the physical, social, 
economic and green infrastructure of North Tyneside.  
 
15.5 LP S7.1 General Infrastructure and Funding states “The Council will ensure 
appropriate infrastructure is delivered so it can support new development and 
continue to meet existing needs. Where appropriate and through a range of 
means, the Council will seek to improve any deficiencies in the current level of 
provision. The Council will also work together with other public-sector 
organisations, within and beyond the Borough, to achieve funding for other 
necessary items of infrastructure. This will include the use of combined and 
innovative funding schemes to maximise the amount and impact of funding. New 
development may be required to contribute to infrastructure provision to meet the 
impact of that growth, through the use of planning obligations and other means 
including the Community Infrastructure Levy (CIL). Planning obligations will be 
sought where: 
a. It is not possible to address unacceptable impacts through the use of a 
condition; and b. The contributions are fair, reasonable, directly related to the 
development and necessary to make the application acceptable. In determining 
the level of contributions required from a development, regard will be given to the 
impact on the economic viability of the scheme.” 
 
15.6 LP DM7.2 Development Viability states “The Council is committed to 
enabling viable and deliverable sustainable development. If the economic viability 
of a new development is such that it is not reasonably possible to make 



 

payments to fund all or part of the infrastructure required to support it, applicants 
will need to provide robust evidence of the viability of the proposal to 
demonstrate this. In these circumstances the Council may: 
a. Enter negotiations with the applicant over a suitable contribution towards the 
infrastructure costs of the proposed development, whilst continuing to enable 
viable and sustainable development; 
b. Consider alternative phasing, through the development period, of any 
contributions where to do so would sufficiently improve the economic viability of 
the scheme to enable payment. 
 
When determining the contributions required, consideration will be given to the 
application’s overall conformity with the presumption in favour of sustainable 
development.” 
 
15.7 LP DM7.5 Employment and Skills states “The Council will seek applicants of 
major development proposals to contribute towards the creation of local 
employment opportunities and support growth in skills through an increase in the 
overall proportion of local residents in education or training…” 
 
15.8 The S106 subgroup of the Investment Programme Board (IPB) has 
considered the S106 contributions being sought, including viability. The following 
contributions have been requested:  
 
-Affordable Housing (25%) 
-Ecology and Biodiversity: £2, 925.00 towards mitigating impacts to Burradon 
Pond Local Wildlife Site (LWS) approx. 300m east of the site and connecting 
wagonway as a result of increased footfall/dog walking etc.   
-Parks and Greenspaces: £7, 987.00 towards mitigating increased use of the 
adjacent areas of greenspace and nearby parks. Impact on local area and 
informal space from increased footfall.  
-Equipped area for play: £10, 500.00 Increased pressure to equipped play sites 
in the vicinity of the development.  
-Primary Education: £25, 000.00 towards increase in capacity in either existing or 
new provision.  
-Employment and training: £7, 000 or one apprenticeship.  
-Coastal Mitigation: £2, 265.00 towards coastal mitigation.  
 
15.9 These contributions are considered necessary, directly related to the 
development and fairly and reasonable relate in scale and kind to the 
development and therefore comply with the CIL Regulations. 
 
15.10 This development would be CIL liable.  
 
15.11 Members are advised that the applicant has agreed to pay the requested 
S106 contributions and the coastal mitigation tariff.  
 
16.0 Local Financial Considerations  
16.1 Section 70(2) of the Town and Country Planning Act 1990 (as amended) 
provides that a local planning authority must have regard to local finance 
considerations 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, that will or could be provided to a relevant authority by 
a Minister of the Crown (such as New Homes Bonus payments). 
 
16.2 The proposal involves the creation of 15no. new dwellings. Granting 
planning permission for new dwellings therefore increases the amount of New 
Homes Bonus, which the Council will potentially receive.  In addition, the new 
homes will bring additional revenue in terms of Council Tax and jobs created 
during the construction period.  
 
16.3 Members should give appropriate weight to amongst all other material 
considerations to the benefit of the Council as a result of the monies received 
from central Government. 
 
16.4 In addition, the new homes will bring additional revenue in terms of Council 
Tax and jobs created during the construction period. 
 
16.5 Members should give appropriate weight to amongst all other material 
considerations to the benefit of the Council as a result of the monies received 
from central Government. 
 
17.0 Conclusions 
17.1 Members should consider carefully the balance of issues before them and 
the need to take in account national policy within NPPF and the weight to be 
accorded to this as well as current local planning policy.  
 
17.2 Specifically NPPF states that LPA’s should approve development proposals 
that accord with an up-to-date development plan without delay.  However, the 
NPPF also recognises that the presumption in favour of sustainable development 
does not change the statutory status of the development plan as the starting 
point for decision making. Where a planning application conflicts with an up-to-
date development plan permission should not usually be granted. 
 
17.3 Part of the application site is designated as open space and a wildlife 
corridor. Members need to determine whether the benefits of bring a vacant site 
back into use outweigh the loss of open space. It is officer advice that it does. 
The application site lies within an existing built-up area and it is located in close 
proximity to existing local services. In terms of the impact of the development, the 
consultees are satisfied that the development is acceptable in terms of its impact 
on the highway network, its impact on flood risk, ecology, the impact on the 
amenity of existing and future occupants and its overall design and appearance.  
 
17.4 Approval is recommended.  
 
 
RECOMMENDATION:  
 
The Committee is recommended to: 

c) indicate that it is minded to grant this application subject to  
i) an Agreement under Section 106 of the Town and Country Planning 
Act 1990 and 



 

ii) the addition, omission or amendment of any other conditions 
considered necessary.   

d) authorise the Head of Housing, Environment and Leisure to 
determine the application following the completion of the Section 106 
Legal Agreement to secure the following;  

-Affordable Housing (25%) 
-Ecology and Biodiversity: £2, 925.00 towards mitigating impacts 

to Burradon Pond Local Wildlife Site (LWS) approx. 300m east of 
the site and connecting wagonway as a result of increased 
footfall/dog walking etc.   

-Parks and Greenspaces: £7, 987.00 towards mitigating increased 
use of the adjacent areas of greenspace and nearby parks. 
Impact on local area and informal space from increased footfall.  

-Equipped area for play: £10, 500.00 Increased pressure to 
equipped play sites in the vicinity of the development.  

-Primary Education: £25, 000.00 towards increase in capacity in 
either existing or new provision.  

-Employment and training: £7, 000 or one apprenticeship.  
-Coastal Mitigation: £2, 265.00 towards coastal mitigation. Full 

amount to be paid prior to the commencement of the 
development.  

 
 
 
 
Conditions/Reasons 
 
1.    The development to which the permission relates shall be carried out in 
complete accordance with the following approved plans and specifications: 
         Location plan Dwg No. PL_953_001  
         Proposed site plan Dwg No. PL_953_102 Rev C 
         Existing plans and elevations existing build Dwg No. PL_953_201 
         Proposed plans and elevations existing build Dwg No. PL_953_302 B  
         Proposed plans and elevations new build Dwg No. PL_953_301 Rev C  
         Detailed planting plan Dwg No. N1064-ONE-ZZ-XX-DR_l-0201 Rev P02  
         Cross section Dwg No. PL_953_303 
         Topographical survey Dwg No. PL_953_101 
         Reason:  To ensure that the development as carried out does not vary from 
the approved plans. 
 
2. Standard Time Limit 3 Years FUL MAN02 * 

 
 
3.    The construction site subject of this approval shall not be operational and 
there shall be no construction, deliveries to, from or vehicle movements within the 
site outside the hours of 0800-1800 Monday - Friday and 0800-1400 Saturdays 
with no working on Sundays or Bank Holidays. 
         Reason:  To safeguard the amenity of nearby residents having regard to 
policy DM5.19 of the North Tyneside Local Plan (2017) and National Planning 
Policy Framework. 
 



 

4.    No part of the development hereby approved shall be occupied until the new 
means of access has been sited and laid out in accordance with the approved 
drawing. 
         Reason: In order to minimise danger, obstruction and inconvenience to 
users of the highway and of the access having regard to policy DM7.4 of the 
North Tyneside Local Plan (2017). 
 
5.    The scheme for parking and manoeuvring indicated on the approved plans 
shall be laid out prior to the initial occupation of the development hereby 
permitted and these areas shall not thereafter be used for any other purpose. 
         Reason:  To enable vehicles to draw off, park and turn clear of the highway 
to minimise danger, obstruction and inconvenience to users of the adjoining 
highway having regard to policy DM7.4 of the North Tyneside Local Plan (2017). 
 
6.    Notwithstanding Condition 1, no development shall commence until a 
Construction Method Statement for the duration of the construction period has 
been submitted to and approved in writing by the Local Planning Authority. The 
approved statement shall: identify the access to the site for all site operatives 
(including those delivering materials) and visitors, provide for the parking of 
vehicles of site operatives and visitors; storage of plant and materials used in 
constructing the development; provide a scheme indicating the route for heavy 
construction vehicles to and from the site; a turning area within the site for 
delivery vehicles; a detailed scheme to prevent the deposit of mud and debris 
onto the highway and a dust suppression scheme (such measures shall include 
mechanical street cleaning, and/or provision of water bowsers, and/or wheel 
washing and/or road cleaning facilities, and any other wheel cleaning solutions 
and dust suppressions measures considered appropriate to the size of the 
development). The scheme must include a site plan illustrating the location of 
facilities and any alternative locations during all stages of development. The 
approved statement shall be implemented and complied with during and for the 
life of the works associated with the development. 
         Reason: This information is required pre-development to ensure that the 
site set up does not impact on highway safety, pedestrian safety, retained trees 
(where necessary) and residential amenity having regard to policies DM5.19 and 
DM7.4 of the North Tyneside Local Plan (2017) and National Planning Policy 
Framework. 
          
 
7.    Notwithstanding Condition 1, prior to the occupation of any part of the 
development hereby approved details of the provision of wheeled refuse facilities 
for all waste types and refuse collection management strategy, including 
identifying a suitable storage area for collection day only and any details of any 
boundary enclosure, shall be submitted to and approved in writing by the Local 
Planning Authority. Thereafter, these agreed details shall be provided prior to the 
occupation of any dwelling hereby approved and permanently retained.  
         Reason:  In order to safeguard the amenities of the area and highway 
safety having regard to policies DM6.1 of North Tyneside Local Plan (2017). 
          
 
8.    Notwithstanding Condition 1, prior to the occupation of any part of the 
development hereby a scheme for secure under cover cycle storage, including 



 

details of any boundary enclosure shall be submitted to and approved by in 
writing the Local Planning Authority.  Thereafter, this scheme shall be 
implemented in accordance with the approved details prior to the occupation of 
the dwelling and retained thereafter. 
         Reason:  In the interests of highway safety having regard to Policy DM7.4 
of the North Tyneside Local Plan (2017).  
           
 
9.    Notwithstanding Condition 1, prior to the commencement of any 
development, a noise scheme in accordance with noise report reference NJD20-
0136-001R shall be submitted to and approved in writing by the Local Planning 
Authority. This scheme must provide details of the window glazing and sound 
attenuation measures to be provided to habitable rooms to ensure bedrooms 
meet the good internal equivalent standard of 30 dB(A) at night and prevent the 
exceedance of Lmax of 45 dB(A) and living rooms meet an internal equivalent 
noise level of 35dB(A) as described in BS8233:2014.  Thereafter, the 
development shall be carried out in accordance with these agreed details which 
shall be implemented prior to the occupation of each dwelling and permanently 
retained.  
         Reason:  This information is required from the outset to ensure appropriate 
mitigation is provided to safeguard the amenity of future occupants having regard 
to policy DM5.19 of the North Tyneside Local Plan (2017) and National Planning 
Policy Framework. 
 
10.    Notwithstanding Condition 1, prior to the occupation of any unit hereby 
approved details of the ventilation scheme shall be submitted to and approved in 
writing by the Local Planning Authority. This scheme must ensure an appropriate 
standard of comfort to prevent overheating and ensure internal  noise  levels with 
windows closed  comply with BS8233 and the WHO community noise standards  
at night namely a minimum of  night time equivalent noise level of 30 dB ( 23:00 
hours to 07:00 hours)  and Maximum noise level of  45dB and daytime equivalent 
noise level of 35dB (07:00 hours to 23:00 hours) in bedrooms and  daytime 
equivalent noise level  (23:00 hours to 07:00  hours) of 35 dB in living rooms.  
Where the internal noise levels are not achievable, with window open, due to the 
external noise environment, an alternative ventilation system must be installed 
that addresses thermal comfort to reduce the need to open windows, unless an 
overheating assessment is provided to verify that there are no overheating risks.  
The alternative ventilation system must not compromise the facade insulation or 
the resulting internal noise levels.  Where an overheating assessment is provided 
this must be carried out by a qualified ventilation engineer in accordance with the 
current CIBSE guidance.  Where the property is subject to a risk of overheating 
an alternative ventilation or cooling system must be provided that is designed to 
achieve the levels in the current CIBSE guidance. Thereafter, the development 
shall be carried out in accordance with these agreed details which shall be 
implemented prior to the occupation of each dwelling hereby approved and 
permanently retained and maintained.  
         Reason:  To ensure appropriate mitigation is provided to safeguard the 
amenity of future occupants having regard to policy DM5.19 of the North 
Tyneside Local Plan (2017) and National Planning Policy Framework. 
 



 

11.    Notwithstanding Condition 1, prior to the occupation of any dwelling hereby 
approved details of all screen and boundary walls, fences and any other means 
of enclosure shall be submitted to and approved in writing by the Local Planning 
Authority. These details shall include hedgehog gaps (13cm x 13cm) details of 
the number of gaps and their location. These agreed details shall be 
implemented prior to the occupation of any dwelling hereby approved and shall 
be permanently retained and maintained.  
         Reason: To ensure that the proposed development does not adversely 
affect the privacy and visual amenities at present enjoyed by the occupiers of 
neighbouring properties, and to ensure a satisfactory environment within the 
development having regard to policies DM6.1 and DM5.19 of the North Tyneside 
Local Plan (2017).  
 
12.    No vegetation removal or building works shall take place during the bird 
nesting season (March- August inclusive) unless a survey by a suitably qualified 
ecologist has confirmed the absence of nesting birds immediately prior to works 
commencing. 
         Reason: To ensure that local wildlife populations are protected in the 
interests of ecology having regard to the NPPF and Policy DM5.5 of the North 
Tyneside Local Plan (2017).  
 
13.    Notwithstanding Condition 1, prior to the occupation of any dwelling hereby 
approved details of 1no. bat box to be installed to the rear of the existing building, 
including specifications and locations, shall be submitted to and approved in 
writing by the Local Planning Authority. Thereafter, these agreed details shall be 
installed prior to the occupation of any dwelling hereby approved and 
permanently maintained and retained.  
         Reason: To ensure that local wildlife populations are protected in the 
interests of ecology having regard to the NPPF and Policy DM5.5 of the North 
Tyneside Local Plan (2017). 
 
14.    Notwithstanding Condition 1, prior to the commencement of any part of the 
development hereby approved a precautionary Bat Method Statement, including 
the stripping of any roof coverings, shall be submitted to and approved in writing 
by the Local Planning Authority. Thereafter, the development hereby approved 
shall be carried out in full accordance with these agreed details.  
         Reason: This information is required from the outset to ensure that local 
wildlife populations are protected in the interests of ecology having regard to the 
NPPF and Policy DM5.5 of the North Tyneside Local Plan (2017). 
 
15.    Notwithstanding Condition 1, prior to the commencement of any part of the 
development hereby approved a precautionary Hedgehog Method Statement, 
including a hand search of suitable refugia, shall be submitted to and approved in 
writing by the Local Planning Authority. Thereafter, the development hereby 
approved shall be carried out in full accordance with these agreed details.  
         Reason: This information is required from the outset to ensure that local 
wildlife populations are protected in the interests of ecology having regard to the 
NPPF and Policy DM5.5 of the North Tyneside Local Plan (2017). 
 
16.    Any external lighting to the rear of the building will be low level and low 
lumen, avoiding use of high intensity security lighting and will be designed in 



 

accordance with the BCT & Institute of Lighting Professionals (ILP) Guidance 
Note 08/18 "Bats & Artificial Lighting in the UK". 
         Reason: To ensure that local wildlife populations are protected in the 
interests of ecology having regard to the NPPF and Policy DM5.5 of the North 
Tyneside Local Plan (2017). 
 
17.    Any excavations left open overnight shall have a means of escape for 
mammals that may become trapped in the form of a ramp at least 300mm in 
width and angled no greater than 45°.  
         Reason: To ensure that local wildlife populations are protected in the 
interests of ecology having regard to the NPPF and Policy DM5.5 of the North 
Tyneside Local Plan (2017). 
 
18.    Notwithstanding Condition 1, all soft landscape works shall be carried out in 
accordance with drawing no N1064-ONE-ZZ-XX-DR_L-020 P02 approved under 
condition 1 and to a standard in accordance with the relevant recommendations 
of British Standard 8545:2014 prior to the occupation of any dwelling hereby 
approved.  
         Reason: To ensure that local wildlife populations are protected in the 
interests of ecology having regard to the NPPF and Policy DM5.5 of the North 
Tyneside Local Plan (2017). 
          
          
 
19.    Notwithstanding Condition 1, prior to the occupation of any dwelling hereby 
approved a schedule of landscape maintenance for a minimum period of 10 
years including details of the arrangements for its implementation has been 
submitted to and approved in writing by the Local Planning Authority.  The 
maintenance programme is to include the replacement of any plants that are 
removed, die or become seriously damaged or defective, which shall be replaced 
with others of species, size and number as originally approved, by the end of the 
first available planting season. Thereafter the development shall be carried out in 
accordance with the approved schedule. 
         Reason: To ensure that local wildlife populations are protected in the 
interests of ecology having regard to the NPPF and Policy DM5.5 of the North 
Tyneside Local Plan (2017). 
 
20.    Notwithstanding Condition 1, prior to the construction of any part of the new 
build hereby approved above damp-proof course level a schedule and/or 
samples of all surfacing materials and external building materials, including doors 
and windows) shall be submitted to and approved in writing by the Local Planning 
Authority. Thereafter, the development shall not be carried out other than in 
accordance with the approved details.  
         Reason: To ensure a satisfactory appearance having regard to Policy 
DM6.1 of the North Tyneside Local Plan (2017). 
 
21.    Notwithstanding Condition 1, prior to the commencement of any 
construction works on the site details showing the existing and proposed ground 
levels and levels of thresholds and floor levels of the proposed new build and the 
existing levels of the adjacent footpath and residential properties of Allanville 
shall be submitted to and approved in writing by the Local Planning Authority.  



 

Such levels shall be shown in relation to a fixed and known datum point. 
Thereafter, the development shall not be carried out other than in accordance 
with the approved details. 
         Reason: This information is required pre-commencement to ensure that the 
work is carried out at suitable levels in relation to adjoining properties and 
highways, having regard to amenity, access, highway and drainage requirements 
and protecting existing landscape features having regard to the NPPF and policy 
DM6.1 of the North Tyneside Local Plan (2017). 
          
22.    The development hereby approved shall be implemented in line with the 
drainage scheme contained within the submitted document entitled "Flood Risk 
Assessment and Drainage Strategy Revision 2" dated "December 2020". The 
drainage scheme shall ensure that new development foul flows discharge to the 
combined sewer at or downstream of manhole 0202 and ensure that new 
development surface water discharges to the surface water sewer at manhole 
9215. The surface water discharge rate shall not exceed the available capacity of 
5l/sec that has been identified in this sewer. Details of the final surface water 
discharge rate shall be submitted to and approved in writing by the Local 
Planning Authority in consultation with the Lead Local Flood Authority. 
Thereafter, the development hereby approved shall be carried out in full 
accordance with these agreed details which shall be permanently retained and 
maintained.  
         Reason: To prevent the increased risk of flooding from any sources in 
accordance with the NPPF.  
 
23.    Notwithstanding Condition 1, the proposed new build dwellings must 
comply with the housing standards set out under Policy DM4.9 of the North 
Tyneside Local Plan (2017).  
         Reason: To ensure appropriate living conditions for future occupiers are 
provided in accordance with Policy DM4.9 of the North Tyneside Local Plan 
(2017).  
 
24.    No part of the development shall be occupied until an area has been laid 
out within the site for refuse to turn in accordance with the approved drawing and 
that area shall not thereafter be used for any other purpose. 
         Reason: To enable vehicles to draw off and turn clear of the highway 
thereby avoiding the need to reverse onto the public highway having regard to 
policy DM7.4 of the North Tyneside Local Plan (2017). 
 
25.    The development hereby permitted shall not be constructed above damp 
proof course level until the details of a scheme of site investigation and 
assessment to test for the presence and likelihood of gas emissions from 
underground workings, historic landfill, unknown filled ground or made ground 
has been submitted to and agreed in writing by the Local Planning Authority. 
          
         Upon approval of the method statement: 
          
         a) A detailed site investigation should be carried out to establish the degree 
and nature of the gas regime, and whether there is a risk likely to arise to the 
occupants of the development. The results and conclusions of the detailed site 
investigations should be submitted to and the conclusions approved in writing by 



 

the Local Planning Authority.  The Ground Gas Assessment Report should be 
written using the current government guidelines. 
          
         b) In the event that remediation is required following the assessment of the 
ground gas regime using current guidelines, then a method statement must be 
submitted to and approved in writing by the Local Planning Authority.  
          
         The detailed design and construction of the development shall take account 
of the results of the site investigation and the assessment should give regard to 
results showing depleted oxygen levels or flooded monitoring wells. The method 
of construction shall also incorporate all the measures shown in the approved 
assessment. 
          
         This should provide details of exactly what remediation is required and how 
the remediation will be implemented on site; details including drawings of gas 
protection scheme should be included. 
          
         c) Where remediation is carried out on the site then a validation report will 
be required. This report should confirm exactly what remediation has been 
carried out and that the objectives of the remediation statement have been met.  
          
         The validation report should include cross sectional diagrams of the 
foundations and how any gas protection measures proposed in the remediation 
method statement are incorporated.  In the event that integrity testing of 
membranes is required then any test certificates produced should also be 
included. 
          
         A verification report shall be submitted to and approved in writing by the 
Local Planning Authority before the development is occupied/brought into use. 
          
         d) In the event that there is a significant change to the ground conditions 
due to the development, for example grouting or significant areas of hard 
standing; then additional gas monitoring should be carried out to assess whether 
the gas regime has been affected by the works carried out. In the event that the 
gas regime has been altered then a reassessment of remediation options shall 
be submitted to the Local Planning authority to be agreed in writing before the 
development is occupied/brought into use. 
          
         Thereafter the development shall not be implemented otherwise than in 
accordance with the scheme referred to in c) above. 
          
         Reason: In order to safeguard the development and/or the occupants 
thereof from possible future gas emissions from underground and or adverse 
effects of landfill gas which may migrate from a former landfill site having regard 
to policy DM5.18 of the North Tyneside Local Plan (2017) and National Planning 
Policy Framework. 
 
26.    No development shall be commenced until a Desk Study (Phase 1) has 
been completed and a written sampling strategy (scope of works) for the 
contamination site investigation is submitted to, and agreed in writing by, the 
Local Planning Authority before the commencement of site investigation works. 



 

The Desk Study Report should be written in accordance with the current 
government guidelines including but not exclusive of those including the 
BS10175 2011 +A1 2013, BS 5930 2015 +A12020, Development on Land 
Affected by Contamination YALPAG Version 11.2 - June 2020, Land 
Contamination Risk Management - Environment Agency. 
         Reason:  This information is required from the outset ensure that the 
potential contamination of the site is properly investigated and its implication for 
the development approved fully taken into account having regard to policy 
DM5.18 of the North Tyneside Local Plan (2017) and National Planning Policy 
Framework. 
 
27.    Prior to commencement of development a detailed Site Investigation 
(Phase 2) must be carried out including an interpretative report on potential 
contamination of the site.  This must be prepared by an appropriately qualified 
person and submitted to and approved in writing by the LPA to establish: 
          
         i) If the site is contaminated; 
         ii) To assess the degree and nature of the contamination present, and an 
assessment whether significant risk is likely to arise to the end users and public 
use of land, building (existing or proposed) or the environment, including 
adjoining land; 
         iii) To determine the potential for the pollution of the water environment by 
contaminants and; 
         iv) an appraisal of remedial options, and proposal of the preferred option(s). 
          
         The Site Investigation report must include the following information: 
          
         - A site plan with sampling points and log; 
         - Results of sampling and monitoring carried out in accordance with 
sampling strategy, and; 
         - An interpretative report on potential contamination of the site, conclusions 
must be prepared by a competent person (a person with a recognised relevant 
qualification, sufficient experience in dealing with the type(s) of pollution or land 
instability, and membership of a relevant professional organisation). 
          
         The Site Investigation report should be written in accordance with the 
current government guidelines including but not exclusive of those including in 
the BS10175 2011+A1 2013, BS 5930 2015 +A12020, Development on Land 
Affected by Contamination YALPAG Version 11.2 - June 2020, Land 
Contamination Risk Management - Environment Agency. 
         Reason:  To ensure that the potential contamination of the site is properly 
investigated and its implication for the development approved fully taken into 
account having regard to policy DM5.18 of the North Tyneside Local Plan (2017) 
and National Planning Policy Framework. 
 
28.    Prior to the commencement of the development a detailed Remediation 
Method Statement shall be submitted to and approved in writing by the Local 
Planning Authority.  The remediation method must include phase 1 and 2 reports 
in accordance with BS10175 risk assessment pre and post remediation scheme.  
The method statement must specify remediation for each identified contaminants 
giving installation or construction methods required to break pathway, or 



 

specifying disposal; or in situ treatment as deemed appropriate, the handling and 
disposal of contaminants to prevent spread of contaminants and the critical 
control checks required to ensure remediation areas, handling and deposition 
areas and installation drawings of gas protection scheme must be included. 
          
         The design of the remediation strategy should consider the results from the 
previous two phases of investigation and consider the proposed use/layout of the 
development. 
          
         The scheme must include all works to be undertaken, proposed 
remediation objectives and remediation criteria, timetable of works and site 
management procedures.  The scheme must ensure that the site will not qualify 
as contaminated land under Part 2A of the Environmental Protections Act 1990 in 
relation to the intended use of the land after remediation.  An options appraisal 
will only be acceptable upon the inclusion of the recommended preferred option. 
          
         The Remediation Method Statement should be written in accordance with 
the current government guidelines including but not exclusive of those including 
in the BS10175 2011+A1 2013, BS 5930 2015 +A12020, Development on Land 
Affected by Contamination YALPAG Version 11.2 - June 2020, Land 
Contamination Risk Management. 
         Reason:  To ensure that the potential contamination of the site is properly 
investigated and its implication for the development approved fully taken into 
account having regard to policy DM5.18 of the North Tyneside Local Plan (2017) 
and National Planning Policy Framework. 
 
29.    Prior to the first occupation of the development hereby permitted, a 
Remediation Validation report for the site must be submitted to and approved in 
writing by the Local Planning Authority.  A Validation report (sometimes referred 
to as a Verification report) is used to demonstrate remediation completed in 
accordance with submitted and approved remediation report. 
          
         This report must contain the following: 
          
         - A summary of site investigation and remediation works undertaken with 
accompanying site layout identifying source / treatment areas; 
         - Confirmation of Required Concentration of Reduction Targets, and/or 
Cover and Break Screens; 
         - Post Remediation Interpretative report of Sampling to demonstrate 
compliance with quantative goals. 
         - An explanation / discussion of any anomalous results, or failure to meet 
agreed target values, alongside additional work proposed and actioned; 
         - Demonstrate via photographic and documentation evidence of remedial 
measures; 
         - Post-remediation contaminated land risk assessment profile; 
         - Cross sectional diagrams for the site and detailed plans of the site. 
          
         The Remediation Validation report should be written in accordance with the 
current government guidelines including but not exclusive of those including in 
the BS10175 2011+A1 2013, BS 5930 2015 +A12020, Verification Requirements 



 

for Cover Systems YALPAG Version 3.4 - November 2017, Land Contamination 
Risk Management - Environment Agency. 
         Reason:  To ensure that the potential contamination of the site is properly 
investigated and its implication for the development approved fully taken into 
account having regard to policy DM5.18 of the North Tyneside Local Plan (2017) 
and National Planning Policy Framework. 
          
30.    If any unexpected contamination or hotspots are encountered during the 
investigation and construction phases it will be necessary to inform the Local 
Authority within 24 hours.  Work must be ceased until any risk is assessed 
through chemical testing and analysis of the affected soils or waters.  If required 
remediation of any unexpected contamination or underground storage tanks 
discovered during the development must take place before development 
recommences.  Thereafter the development shall not be implemented otherwise 
than in accordance with the scheme approved under the planning consent. 
          
         Any additional reports should be written in accordance with the current 
government guidelines including but not exclusive of those including in the 
BS10175 2011+A1 2013, BS 5930 2015 +A12020, Verification Requirements for 
Cover Systems YALPAG Version 3.4 - November 2017, Land Contamination 
Risk Management - Environment Agency. 
          
         Reason:  To ensure that the potential contamination of the site is properly 
investigated and its implication for the development approved fully taken into 
account having regard to policy DM5.18 of the North Tyneside Local Plan (2017) 
and National Planning Policy Framework. 
 
 
Statement under Article 35 of the Town & Country (Development 
Management Procedure) (England) Order 2015): 
The Local Planning Authority worked proactively and positively with the applicant 
to identify various solutions during the application process to ensure that the 
proposal comprised sustainable development and would improve the economic, 
social and environmental conditions of the area and would accord with the 
development plan. These were incorporated into the scheme and/or have been 
secured by planning condition. The Local Planning Authority has therefore 
implemented the requirements in Paragraph 38 of the National Planning Policy 
Framework. 
 
 
Informatives 
 
Building Regulations Required  (I03) 
 
Consent to Display Advertisement Reqd  (I04) 
 
Contact ERH Construct Highway Access  (I05) 
 
Contact ERH Works to Footway  (I08) 
 
No Doors Gates to Project Over Highways  (I10) 



 

 
 
Contact ERH Erect Scaffolding on Rd  (I12) 
 
Do Not Obstruct Highway Build Materials  (I13) 
 
Take Care Proximity to Party Boundary  (I21) 
 
Advice All Works Within Applicants Land  (I29) 
 
Coal Mining Standing Advice (FUL,OUT)  (I44) 
 
Street Naming and numbering  (I45) 
 
Highway Inspection before dvlpt  (I46) 
 
Free and full access to the Public Right of Way network is always to be 
maintained.  Should it be necessary for the protection of route users to 
temporarily close or divert an existing route during development, this should be 
agreed with the council's Public Rights of Way Officer. 
 
 
 
  



 

 

 

 
Application reference: 20/01572/FUL 
Location: The Grey Horse, Front Street, Camperdown  
Proposal: Conversion of pub (A4) into 7 apartments (C3) with 8 new build 
apartments to rear - 15no in total with associated parking  
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Appendix 1 – 20/01572/FUL 
Item 1 
 
Consultations/representations 
 
1.0 Internal Consultees 
1.1 Manager of Environmental Health (Contaminated Land)_  
1.2 Part of the site lies within 250m of known former colliery. There may be a risk 
of ground gas. Due to the proposed sensitive end use the following must be 
attached: 
Gas 006 
Con 003 
Con 004 
Con 005 
Con 006 
Con 007 
 
1.3 Manager of Environmental Health (Pollution) 
1.4 This site is located adjacent to Front Street and I would be concerned about 
road traffic noise affecting development, especially habitable rooms fronting onto 
the road and a noise scheme will need to be provided to ensure appropriate 
sound mitigation measures are implemented to mitigate against the road traffic 
noise. 
 
1.5 I have reviewed the noise report that has assessed the external noise arising 
from the road.  The noise report has modelled the external noise levels and 
assessed the noise levels at the faзade to the northern facade of the 
development site as in the region of 69 dB LAeq for daytime and 61 dB LAeq at 
night.  The recommended internal noise levels will not be achieved with open 
window and therefore residents will be exposed to noise levels higher than the 
recommended levels. The noise report recommends a glazing and ventilation 
strategy for those habitable rooms fronting onto the road and for those with a 
partial line of sight to Front Street. The noise report recommends that MVHR is 
provided for the ventilation scheme for those habitable rooms on the northern 
faзade of the development. I would therefore recommend if planning consent is 
to be given that planning conditions for the noise and ventilation scheme are 
attached to the approval. 
 
1.6 The site layout plan shows that no gardens or outdoor space will be provided 
as part of this development. 
 
1.7 Conditions: 
Prior to development submit and implement on approval of the local Planning 
Authority a noise scheme in accordance with noise report reference NJD20-
0136-001R, providing details of the window glazing and sound attenuation 
measures to be provided to habitable rooms to ensure bedrooms meet the good 
internal equivalent standard of 30 dB(A) at night and prevent the exceedance of 
Lmax of 45 dB(A) and living rooms meet an internal equivalent noise level of 
35dB(A) as described in BS8233:2014.   
 



 

Prior to occupation, submit details of the  ventilation scheme for approval in 
writing and thereafter implemented to ensure an appropriate standard of comfort 
to prevent overheating and ensure internal noise levels with windows closed 
comply with BS8233 and the WHO community noise standards  at night namely a 
minimum of  night time equivalent noise level of 30 dB ( 23:00 hours to 07:00 
hours) and Maximum noise level of 45dB and daytime equivalent noise level of 
35dB (07:00 hours to 23:00 hours) in bedrooms and daytime equivalent noise 
level (23:00 hours to 07:00  hours) of 35 dB in living rooms.  Where the internal 
noise levels are not achievable, with window open, due to the external noise 
environment, an alternative ventilation system must be installed that addresses 
thermal comfort to reduce the need to open windows, unless an overheating 
assessment is provided to verify that there are no overheating risks.  The 
alternative ventilation system must not compromise the facade insulation or the 
resulting internal noise levels.  Where an overheating assessment is provided 
this must be carried out by a qualified ventilation engineer in accordance with the 
current CIBSE guidance.  Where the property is subject to a risk of overheating 
an alternative ventilation or cooling system must be provided that is designed to 
achieve the levels in the current CIBSE guidance. 
 
HOU04 
SIT03 
 
1.8 Lead Local Flood Authority (LLFA)  
1.9 I can confirm following the revisions to the surface water drainage proposals, 
I do not have any objections. The applicant will be providing surface water 
attenuation on site via the use of permeable paving and an underground storage 
tank which will contain surface water within the site for up to a 1 in 100 year 
rainfall event plus a 40% increase for climate change. The surface water from the 
site is then intended to discharge into the local surface water network at MH9215 
at a restricted discharge rate of 2.5l/s.  
 
1.10 I can also confirm the condition relating to the future maintenance of surface 
water drainage assets can be removed as this information has been provided 
within the submitted Flood Risk Assessment and Drainage Strategy document.  
 
1.11 Landscape Architect and Biodiversity Officer  
1.12 Existing Site Context 
1.13 The above application is for the conversion of the Grey Horse pub in 
Camperdown into 7 apartments with 8 new build apartments and associated car 
parking and landscape. An existing garage and store to the rear of the PH is to 
be demolished as part of the proposal.  The remainder of the site is made up of 
grass, concrete and rough ground.  
 
1.14 Additional information has been provided that includes a revised landscape 
plan which has been altered to shows the relocation of the bin store, which is 
now relocated away from the entrance, increasing the areas internally for 
additional planting.  The planting has also been revised to increase the level of 
native species within the site which will in turn, enhance biodiversity and the 
wildlife corridor. 
 



 

1.15 A planning statement, which included an Open Space Assessment has 
been submitted previously as a result of earlier comments.  A small area of the 
site falls within the open space designation as defined by the Local Plan.  The 
Councils Green Space Strategy (2015) defines the open space as medium to 
high value and medium to high quality.  Due to limited space within the site, it will 
be difficult to achieve any mitigation for the loss of open space and there is no 
availability for an alternative area of land that can be offered as mitigation.   
 
1.16 Although the loss of open space has not been adequately addressed, the 
landscape plan has been revised to offer more areas of planting within the site 
and increased use of native trees and shrubs.  On balance, the landscape plan is 
considered acceptable subject to the appropriate conditions being applied. 
 
1.17 Ecology 
1.18 A ‘Protected Species Survey’ has been submitted which has assessed the 
buildings on site for bat risk. The report concludes that the scheme will result in 
the loss of a small number of potential crevice roost opportunities and there is a 
low residual risk to bats during conversion works as well as potential impacts 
from increased lighting. The report recommends that all works should be 
undertaken to a precautionary bat method statement (including stripping of any 
roof coverings carefully by hand) as well as low level lighting to the rear of the 
property and landscape planting for bats that includes flower and berry bearing 
species. 
 
1.19 The following conditions should be attached to the application: 
Works will be undertaken to a precautionary Bat Method Statement, including 
stripping of any roof coverings carefully by hand. Details of the Method Statement 
will be submitted to the LPA for approval prior to works commencing on site. 
 
Works will be undertaken to a precautionary Hedgehog Method Statement, 
including a hand search of suitable refugia prior to removal. Details of the Method 
Statement will be submitted to the LPA for approval prior to works commencing 
on site. 
 
1no. bat boxes will be erected on the rear of the building. Details of the bat box 
specification and its location must be submitted to and approved in writing by the 
Local Planning Authority within 4 weeks of development commencing on site and 
will be installed in accordance with the approved plans. 
 
External lighting to the rear of the building will be low level and low lumen, 
avoiding use of high intensity security lighting and will be designed in accordance 
with the BCT & Institute of Lighting Professionals (ILP) Guidance Note 08/18 
“Bats & Artificial Lighting in the UK”. 
 
Any excavations left open overnight will have a means of escape for mammals 
that may become trapped in the form of a ramp at least 300mm in width and 
angled no greater than 45°.  
 
No vegetation removal or building works shall take place during the bird nesting 
season (March- August inclusive) unless a survey by a suitably qualified 



 

ecologist has confirmed the absence of nesting birds immediately prior to works 
commencing. 
 
Hedgehog gaps (13cmx13cm) will be provided within any new fencing associated 
with the scheme. Details of the number of gaps and their location to be submitted 
to the LPA for approval within 4 weeks of works commencing on site. 
 
All soft landscape works shall be carried out in accordance with drawing no 
N1064-ONE-ZZ-XX-DR_L-020 P02 and to a standard in accordance with the 
relevant recommendations of British Standard 8545:2014.  The works shall be 
carried out prior to the occupation of any part of the development or in 
accordance with the timetable agreed with the Local Planning Authority.  
 
No development shall take place until a schedule of landscape maintenance for a 
minimum period of 10 years including details of the arrangements for its 
implementation has been submitted to and approved in writing by the Local 
Planning Authority.  The maintenance programme is to include the replacement 
of any plants that are removed, die or become seriously damaged or defective, 
which shall be replaced with others of species, size and number as originally 
approved, by the end of the first available planting season. Thereafter the 
development shall be carried out in accordance with the approved schedule. 
 
1.20 Highways Network Manager  
1.21 This application is for the conversion of the pub into 7 apartments with 8 
new build apartments to the rear - 15 in total with associated parking.  The site is 
accessed from Front Street, parking will be provided in accordance with current 
standards and cycle storage will be provided for all dwellings. Conditional 
approval is recommended.  
 
1.22 Recommendation - Conditional Approval 
 
1.23 Conditions: 
ACC11 - New Access: Access prior to Occ 
PAR04 - Veh: Parking, Garaging before Occ 
REF01 - Refuse Storage: Detail, Provide Before Occ 
SIT06 - Construction Method Statement (Minor) 
 
No part of the development shall be occupied until a refuse management plan for 
the site has been submitted to and agreed in writing by the Local planning 
Authority.  Thereafter this refuse management plan shall be carried out in 
accordance with the agreed details. 
Reason: In the interests of highway safety. 
 
1.24 Informatives: 
I05 - Contact ERH: Construct Highway Access 
I08 - Contact ERH: Works to footway. 
I10 - No Doors/Gates to Project over Highways 
I12 - Contact ERH Erect Scaffolding on Rd 
I13 - Don't obstruct Highway, Build Materials 
I45 - Street Naming & Numbering 
I46 - Highway Inspection before dvlpt 



 

 
Free and full access to the Public Right of Way network is always to be 
maintained.  Should it be necessary for the protection of route users to 
temporarily close or divert an existing route during development, this should be 
agreed with the council's Public Rights of Way Officer. 
 
1.25 Public Rights of Way  
1.26 The bridleway just north of the site is in dire need of a crossing over Front 
Street. The path also carries the Reivers Cycle Route. 
 
1.27 Front Street is a 20mph road. A raised table parallel crossing would be 
ideal, but it would require advice from engineers with reference to the bend to the 
north and that this is a bus route.  There is a degree of street furniture that will 
also need to be repositioned to accommodate the required space. 
 
1.28 On the east side the crossing would connect to two separate paths and 
would benefit from being on a wider footprint. It also links directly to a primary 
school and sports facilities. On the west there are shops/bus stops/trading estate 
and Weetslade Country Park. 
 
1.29 None of this is insurmountable and would benefit the wider community. 
 
1.30 Design Officer  
1.31 The application is for the conversion of the Grey Horse pub into 7 
apartments with 8 new build apartments to the rear. The design follows pre-
application discussions. The development site lies on a prominent position on 
Front Street and the sensitive conversion of the existing pub that retains historic 
features is supported. New dormer windows are proposed to the rear of the 
existing building. These are in keeping with the character of the property and 
would not be dominant when viewed from the surrounding area. 
 
1.32 A new building of apartments is proposed to the rear. The design approach 
is relatively plain which the applicant has stated reflects the character and style of 
the existing housing to the south of the site. The south elevation is bland 
although the lack of windows does ensure that issues of privacy for neighbouring 
residents is addressed.  
 
1.33 There is a large parking area and good quality surface materials should be 
used to ensure this area is attractive and well designed. Surface materials should 
be conditioned.  Some trees will be removed as part of the proposal and new 
indicative areas of landscaping are shown. A detailed landscape plan should be 
conditioned.  
 
1.34 Sustainable Transport  
1.35 No Travel Plan required.  
 
2.0 Representation  
2.1 Petition signed by 30 residents objecting to the proposed development.  
-There is local concern regarding land encroachment and legality of the 
ownership of the land within this application. Historically and continuing, the Grey 
Horse Inn has been illegally extending its boundaries to the eastern and southern 



 

sides between the pub and Allanville estate house gardens, which over the years 
were reduced in size by the tenants to make them more manageable, with the 
Grey Horse Inn encroaching and taking advantage.  
-This audacious application for the erection of 15 apartments, 8 to the south east 
of the pub, plus 7 within the pub, would form the conglomeration of dense 
building ill-suited and in close proximity to a main right of way to properties of 
Allanville and Moor View  Estates. The location of a main refuse store to serve 
the proposed 15 apartments would no doubt be impractical.  
-The application for 7 apartments within the pub should also be refused. A four 
flat application would have been more suitable considering the dimensions of the 
Grey Horse Inn using the existing original access road and also ensuring no on 
street parking.  
-The proposed main vehicle access shown on the previous village green space is 
not within the applicant’s ownership (identified on the proposed site plan 
PL953102 as ‘Approved Access’). The triangle area of green space, adjacent to 
the busy main pedestrian pathway from the housing estates has been a village 
green since the Railway Cottage was demolished and has since been maintained 
by the council.  
-There would no doubt be major road safety concerns for the residents of 
Camperdown and Burradon as the proposed road enters and exists onto the 
bend of a busy main village road, public pathways and the main NTC bridle 
path/cycle way.  
-An explanation of the history and ownership of the land in question could be 
offered if desired.  
-Furthermore, inexplicably, the building company have progressed with building 
operations, both inside and to the outside of the pub for months without planning 
permission. How has this been allowed to happen?  
 
2.2 Officer note: The applicant has signed certificate C which advises that they 
own part of the site but not all of it.  
 
2.3 Six objections have been received. These objections are set out below:  
- Adverse effect on wildlife  
- Affect character of conservation area  
- Affect setting of listed building  
- Impact on landscape  
- Inadequate drainage  
- Inadequate parking provision  
- Nuisance - disturbance  
- Nuisance - noise  
- Poor traffic/pedestrian safety  
- Poor/unsuitable vehicular access  
- Traffic congestion  
- Will result in visual intrusion 
- Loss of visual amenity  
- Loss of/damage to trees  
-Development of the land around the pub building should be stopped. 
because they encroached on village land without obtaining planning permission.  
-The conversion of the building to apartments is just not right for the village, it 
should be used to benefit the community.  



 

-The village is very congested as it is. Opposite you have another entrance 
leading to the main road through Burradon which in my opinion is already a 
hazard for all public including people using the footpaths. The flow of traffic would 
become a big issue. Village land needs to be kept. There will eventually be no 
history of Burradon left. I don’t think this will benefit the community.  
- I have witnessed numerous times land and grassed areas being taken and built 
on without permission which is ex coal board/village land. The owner proposes to 
use the grassed area which is village land as the main entrance to 15 
apartments. Increase in the number of extra cars and the build-up of traffic. This 
entrance to 15 apartments would be on the bend and the busiest part of the road. 
The narrow pathway running alongside the grass is used as a through route and 
there is also a dangerous crossing which would be very close to this entrance. 
Over the years there has been many accidents in this exact place as the sharp 
bend is right outside the local shop therefore very busy. Only yesterday an 8 year 
old boy was knocked over on his way home from school and over the Christmas 
period another two car accidents occurred there, this is my reason for my 
objection.  
-There is not enough land to build anything new on, without causing major 
problems. Nearly every property now comes with the resident owning at least one 
car, there will not be enough parking spaces, and where it is situated on a bend it 
is not safe for anyone leaving or arriving from the busy main road. Cars will end 
up being parked anywhere.  
-Too close to the footpath and small open space. 
-Plenty pubs are converted into living accommodation, but not with this many 
apartments proposed for the size of the pub. Converting it into one or 2 houses or 
no more than 4 flats. The area at the back really needs to be kept green, and not 
built on. Wildlife, people, green space. 
-There is not enough space for the bins for each property.  
-Taking away green space poses a potential for flooding, when buildings are 
placed on, there is already flooding in the village on the main road. 
-Trying to cram in too many properties, these types of properties have a high 
turnover of tenants, because they will not be owner occupied, they will be buy to 
let, and they are not affordable for working people to buy and put down roots, as 
they are too small. High turnover means increase in waste from people moving in 
and out.  
-Further blight on the village by adding more new builds. 
-Restrict the safe use of pedestrians, cyclists and horse riders. 
-Loss of village status. 
-Not enough shops to support more residential.  
-Potential to impact on privacy of surrounding properties. 
-Remove natural drainage allowing flooding to occur. 
-Increase in noise from residents coming and going. 
-Difficult access for vehicles as on bend of road, will not allow for safe turning and 
loading. 
-Will further reduce the Green Space. 
-Disturb nature which visits Green Space, interfere with the Natural established 
Conversation. 
-Remove all Green space, properties will have no green space of their own - 
gardens . 
-Emptying of bins will be difficult due to vehicle access and any emergency 
vehicles, fire hazard will be hampered if need to gain access to the properties. 



 

-Difficult access for delivery vehicles (we now live in an age where white 
van/home deliveries of groceries is the norm rather than the exception).  
-Increase in vehicles will spill onto the main road. 
-Will increase vehicles parking on main road and on neighbouring properties, 
which will lead to anti-social behaviour. 
-Not enough parking, tight parking and parking spaces do not allow for space for 
disabled and parent/child parking. 
-Not enough local amenities to support people from retail to medical, will put 
further strain on local resources especially GP surgeries, nearest one is 
Killingworth, so add strain to this area as well. 
-Over development will be intrusive on neighbouring properties, lack of privacy 
and for those with the new properties, crowded, cramped, will not have privacy. 
-No individual bins for properties means lack of responsibility for keeping 
communal bin area and bins clean, and if there is any doubt visit the back lanes 
of Heaton where communal bins were installed to see the disaster having these 
bins has been, dumping of goods, attracts vermin, filthy dirty, smelly, no 
ownership and recycling lost. 
-High turnover of residents due to size of properties, add to more vehicle access 
for deliveries, removals, increase of disposal. 
-The amount is clearly over development of the site, which will dominate the 
area, over shadow the footpath/bridal and cycling paths (which should be made 
wider).  
-Will chase away those people who use the footpaths, restrict their access. 
-Interference with natural light on footpaths. 
-There are just too many for the site. 
-Need to keep as a green open space. 
-Question have they not already started developing the site without planning 
permission? 
-The land has already been fenced in, and there was burning of wood during the 
middle of the day (thought this had to be done at dusk, not during the day). 
Looked like the land had been cleared. 
-Are they allowed to remove trees and bushes and burn them without planning 
permission? 
-Keep the pub and convert it into suitable sized accommodation for families or 
couples with parking, green space and adequate own bin storage, while keeping 
with the character, and original features of the property both inside and out. Less 
properties, with well-proportioned living space inside. 
-No new builds, not enough room. 
-Is there not some sort of listed building order or a covenant on the building and 
land? 
-I have a barbers shop at 26 Front Street and it has a parking bay outside which 
even the chemist staff use. I've asked council if we can have restrictions only for  
customer parking say from 9 till 6 but have not heard back. Now if The Grey 
Horse is converted to flat will they be lazy and park in the only parking bay for my 
shop. I've asked all neighbours about having parking bay outside made into 
restricted parking and everyone says they don't mind, and I've put an application 
into council but never heard back. 
 
2.4 Officer note: The Grey Horse is not a listed building and it is not located 
within a conservation area.  
 



 

2.5 Two representations of support have been received. These are set out below:  
-The conversion of the existing dilapidated former public house and the clearance 
and redevelopment of the land at the rear of the premises will enhance the 
appearance of the area and contribute to the regeneration of the village. The 
apartments will provide essential accommodation with its exceptional 
specification and create a wider variety of properties for local people to rent. 
-The development will also improve the safety of residents, particularly the 
women in the community with improved lighting and with tenants regularly 
entering and leaving the properties. 
-An innovative and exciting development for the village and the scheme has my 
unequivocal support. 
-The conversion of the former Grey Horse public house and construction of the 
apartments is crucial to the community's 25-year project to regenerate the village 
of Burradon and Camperdown. The redevelopment of the building and the 
construction of the new apartments would provide high specification properties 
for rent for people within the community. 
-The Grey Horse Public House had become synonymous with drug dealing and 
violence prior to its closure and the conversion to accommodation will reduce 
crime and disorder and drastically improve the quality of life of all of the residents 
in Burradon and Camperdown. I support the applicant's plans for the conversion 
of the Gey Horse Pub. 
 
3.0 External Consultees 
3.1 Tyne and Wear Archaeology Officer 
3.2 The Grey Horse is shown on the Ordnance Survey First Edition map and 
dates to the 19th century. Various additions were made to the building and it 
appears to have been refronted or rebuilt in the early 20th century. The interiors 
do not survive. Whilst it is not currently entered on the Historic Environment 
Record it may be considered a non-designated heritage asset (NPPF para 197) 
of local importance, and makes a positive contribution to the streetscape. 
  
3.3 I support the proposed conversion of the building and as the building is to be 
retained, historic building recording is not required. If proposals are made to 
demolish the building, this should be reconsidered. 
  
3.4 The Grey Horse is located in an area with known prehistoric activity to the 
northwest, in the form of an Iron Age enclosure known from aerial photographs 
(HER309), which has now been built over. The applicant has provided a Ground 
Investigation Report for the site which indicates that the site has been previously 
disturbed. I therefore consider the archaeological potential of the site to be low, 
and no archaeological work is required. 
 
3.5 The Coal Authority  
3.6 The application site does not fall within the defined Development High Risk 
Area and is located instead within the defined Development Low Risk Area. This 
means that there is no requirement under the risk based approach that has been 
agreed with the LPA for a Coal Mining Risk Assessment to be submitted or for 
The Coal Authority to be consulted.  
 
3.7 In accordance with the agreed approach to assessing coal mining risks as 
part of the development management process, if this proposal is granted 



 

planning permission, it will be necessary to include The Coal Authority’s Standing 
Advice within the Decision Notice as an informative note to the applicant in the 
interests of health and safety.  
 
3.8 Newcastle International Airport Limited (NIAL) 
3.9 No comments to make.  
 
3.10 Northumbria Police  
3.11 We have no objections to this application, the only comments I would make 
are as follows: 
 
3.12 Cycle Storage 
3.13 The location of the cycle store is sited next to the shared vehicle access, 
this makes it quite vulnerable to cycle thefts, especially as the entrance to the 
cycle store also faces towards the shared vehicle access.  Could the door be 
positioned so it is facing the parking area and also to ensure this door is lockable 
and the shelter is adequately lit 
 
3.14 Lighting Plan – Car Park 
3.15 Where there is communal car parking, lighting is at levels as recommended 
by BS 5489-1:2013 
 
3.16 Northumbrian Water  
3.17 In making our response to the LPA Northumbrian Water will assess the 
impact of the proposed development on our assets and assess the capacity 
within Northumbrian Water’s 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 our area of control.  
 
3.18 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/developers.aspx.  
 
3.19 The revised Flood Risk Assessment and Drainage Strategy clarifies the 
position on separating flows. We therefore have no issues to raise with the above 
application, provided the application is approved and carried out within strict 
accordance with the submitted document entitled “Flood Risk Assessment and 
Drainage Strategy Revision 2”.  
 
3.20 We would therefore request that the following condition be attached to any 
planning approval, so that the development is implemented in accordance with 
this document: 
 
3.21 Condition: Development shall be implemented in line with the drainage 
scheme contained within the submitted document entitled “Flood Risk 
Assessment and Drainage Strategy Revision 2” dated “December 2020”. The 
drainage scheme shall ensure that new development foul flows discharge to the 
combined sewer at or downstream of manhole 0202 and ensure that new 

https://www.nwl.co.uk/developers.aspx


 

development surface water discharges to the surface water sewer at manhole 
9215. The surface water discharge rate shall not exceed the available capacity of 
5l/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.  
 
3.22 It should be noted that we are not commenting on the quality of the FRA as 
a whole or the developer’s approach to the hierarchy preference. The council, as 
LLFA, needs to be satisfied that the hierarchy has been fully explored and that 
the discharge rate and volume is in accordance with their policy. The required 
discharge rate and volume may be lower than the Northumbrian Water figures in 
response to the National and Local Flood Policy requirements and standards. 
Our comments simply reflect the ability of our network to accept flows if sewer 
connection is the only option.  
 
 
 
 
 
 
 
  
 
 
 
 


