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Introduction
1.

This report sets out the five year housing land supply assessment for the period 1 April
2021 to 31 March 2026 (2021/22 to 2025/26). Middlesbrough has a demonstrable
supply of 11.40 years of deliverable housing land.

Housing Requirement
2.

The National Planning Policy Framework (NPPF) requires local planning authorities to:
“identify and update annually a supply of specific deliverable sites sufficient to provide
a minimum of five years’ worth of housing 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.”

3.

The Housing Local Plan (HLP) was adopted on 26 November 2014. The strategic
policies in the HLP are more than five years old. The five year supply, therefore, needs
to be calculated based on local housing need rather than the HLP housing
requirement. The local housing need calculated using the standard national
methodology gives a minimum housing requirement for 2021/22 to 2025/26 of 1,285
dwellings (257 dwellings per annum). The calculation is set out in Appendix A.

4.

The NPPF requires that:
“The supply of specific deliverable sites should include a buffer (moved forward from
later in the plan period) of:
a)

5% to ensure choice and competition in the market for land; or

b)

10% where the local planning authority wishes to demonstrate a five year
supply of deliverable sites through an annual position statement or recently
adopted plan, to account for any fluctuations in the market during that year; or

c)

20% where there has been significant under delivery of housing over the
previous three years, to improve the prospect of achieving the planned supply.”

5.

The Planning Practice Guidance (PPG) advises that the appropriate buffer is
measured against the Housing Delivery Test (HDT). A 5% buffer is appropriate where
the HDT indicates that delivery was above 85% of the housing requirement. The 2020
HDT for Middlesbrough published by the Government on 19 January 2021 was 230%.

6.

The addition of the 5% buffer increases the minimum housing requirement for 2021/22
to 2025/26 from 1,285 dwellings to 1,349 dwellings.

Housing Supply
7.

In establishing the level of deliverable housing supply the following sources have been
assessed:


sites with planning permission for residential use at 1.04.21;
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8.

an allowance for small windfall sites;
sites allocated for residential use in the HLP; and,
demolition sites.

The NPPF requires that to be considered deliverable:
‘sites should be available now, offer a suitable location for development now, and be
achievable with a realistic prospect that housing will be delivered on the site within five
years. In particular:
a) sites which do not involve major development and have planning permission, and
all sites with detailed planning permission, should be considered deliverable until
permission expires, unless there is clear evidence that homes will not be delivered
within five years (for example because they are no longer viable, there is no longer
a demand for the type of units or sites have long term phasing plans).
b) where a site has outline planning permission for major development, has been
allocated in a development plan, has a grant of permission in principle, or is
identified on a brownfield register, it should only be considered deliverable where
there is clear evidence that housing completions will begin on site within five years.

9.

With regard to sites falling within paragraph b above, the PPG advises that such
evidence, to demonstrate deliverability, may include:







10.

“current planning status – for example, on larger scale sites with outline or
hybrid permission how much progress has been made towards approving
reserved matters, or whether these link to a planning performance agreement
that sets out the timescale for approval of reserved matters applications and
discharge of conditions;
firm progress being made towards the submission of an application – for
example, a written agreement between the local planning authority and the site
developer(s) which confirms the developers’ delivery intentions and anticipated
start and build-out rates;
firm progress with site assessment work; or,
clear relevant information about site viability, ownership constraints or
infrastructure provision, such as successful participation in bids for large-scale
infrastructure funding or other similar projects”.

The projected annual house building rates have been based on:
i.
the average annual build rate achieved on the site over the previous five years
(for years where there were 12 months of completions) where dwellings are
under construction;
ii.
the average annual build rate achieved on earlier phases of the development
where dwellings are not under construction on the site itself;
iii.
completion rates of 25 - 35 dwellings per year for open market housing sites
operated by a single volume house builder where there are no past completions
rates available;
iv.
completion rates of 50 dwellings per year for affordable housing and/or build to
rent sites operated by a single builder where there are no past completions
rates available; and,
v.
all completions on sites for apartment blocks will be completed at the same
time.
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11.

The timing of housing completions have been based on:
i.
dwellings under construction at 1 April 2021 being completed within one year
where the site is active;
ii.
first completions within three years of site obtaining planning permission for
new build sites that are not under construction at 1 April 2021;
iii.
three years for works to commence and one year for the works to be completed
for conversions/change of use (where not under construction at 1 April 2021)
given that many of these developments are undertaken by smaller local
developers;
iv.
first completions on later phases of larger sites (including allocated sites)
following on directly from completion of the earlier phase;
v.
first completions within three years (2023/24) for allocated sites where a current
planning application exists and four years for first completions (2024/25) where
a planning application has not yet been submitted, and earlier phases are not
under construction; or,
vi.
information on timing and build rates supplied by the developer or their agent
to the Council or in a press release.

12.

The basis of the projected build rate and timing of the build set out in paragraphs 10
and 11 have been used as a general guide to inform the projections but have not been
applied slavishly where other information is available that suggests the rates and timing
should be amended.

13.

PPG advises that:
“All student accommodation whether it consists of communal halls of residence or selfcontained dwellings and whether or not it is on campus, can in principle count towards
contributing to an authority’s housing land supply based on:



the amount of accommodation that new student housing releases in the wider
housing market (by allowing existing properties to return to general residential
use); and/or
the extent to which it allows general market housing to remain in such use, rather
than being converted for use as student accommodation.

This will need to be applied to both communal establishments and to multi-bedroom
self-contained flats. Several units of purpose-built student accommodation may be
needed to replace a house which may have accommodated several students.
Authorities will need to base their calculations on the average number of students living
in student only accommodation, using the published census data, and take steps to
avoid double-counting. The exception to this approach is studio flats designed for
students, graduates or young professionals, which can be counted on a one for one
basis. A studio flat is a one-room apartment with kitchen facilities and a separate
bathroom that functions as an independent dwelling.”1
14.

1
2

The 2011 Census indicates that there is an average of 2.5 students per student only
household in England2. Multi-bedroom self-contained flats for students have, therefore,
been calculated as equivalent dwellings on the ratio of 2.5 bedrooms to 1 dwelling.
Studio flats have been counted on a one for one basis.

PPG Paragraph: 034 Reference ID: 68-034-20190722 Revision date: 22 July 2019
Source: ONS 2011 Census: Table CT0773 Number of students in student only households
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Sites with planning permission
15.

The sites set out in Table 1 are sites of five or more dwellings with planning permission
where development had commenced prior to 1 April 2021 along with the number of
dwellings expected to be delivered within five years. Appendix B sets out the
assessment of deliverability for each site. It is projected that these sites will deliver
1,746 dwellings in the next five years.
Table 1: Sites where construction had commenced prior to 1.04.21
Sites under construction
1.04.21
The Wave
277 Marton Road
Coulby Manor Cottage
Beck View
Ladgate Woods and
Orchid Gardens
Milan Grove
Millbrook
Elderwood Park
Acklam Gardens
44 Westbourne Grove
2-4 Granville Road
Ashwood Park (phases I &
II)
Brookfield Woods
Brookland Park
Grey Towers Village
Boro Park
College Gardens
Roworth Road
Boho Zone North
Bracken Grange
133-135 Southfield Road
Former Crown & Mitre
15-25 Albert Road
304 Linthorpe Rd & 5
Albert Tce
New Exchange Buildings
406 Linthorpe Road
(Albert Park Hotel)
190 Borough Road
107-109 Borough Road
114-118 Parliament Road
12-14 Borough Road
165 Albert Road & 88-90
Borough Road
Total

16.

2021/22

17
31

2022/23

31

2023/24

31

2024/25

31

2025/26

Total

31

0
0
0
17
155

1
18
67
30

67
30

67
30
9

67
30

6
30

11
37

37

37

37

37

34
37
21
30
30
28
40
100
22
10
21

49
59
105
71
94
28
40
334
22
0
10
21

12
23

12
23

14
10
5
11
18

14
10
5
11
18

678

15
22
21
30
30

21
11
30

21

75

75

75

1
18
274
150
9
11
185

358

311

21

4

265

9

134

1746

The sites set out in Table 2 are of five or more dwellings with planning permission that
had not commenced on 1 April 2021. Appendix C sets out the assessment of
deliverability for each site. It is projected that these sites will deliver 776 dwellings in
the next five years.
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Table 2: Sites where development had not commenced at 1.04.21
Sites not under construction
1.04.21
1 Burlam Road
Hemlington Grange (Ashwood
Park phases III & IV)
Land rear of Crescent Road
Land between Rochester,
Eastbourne & Mulgrave Roads
1-29 Station Street
Land rear of 50-60 Hutton Road
Brethren site, Gypsy Lane
87-89 Linthorpe Road
7-13 Waterloo Road
368-374 Linthorpe Road
Former St Thomas Church
87-97 St Barnabas
Acklam Iron & Steelworks Club
Land adjacent Ladgate Lane
48-52 Albert Road
Gresham – phase I
Boho Village
Land adjacent Beechwood
113 Borough Road
St Davids
Newbridge Court
Land north of Marton Avenue
303-307 Linthorpe Road
73-75 Albert Road (Centre
North East)
292 Linthorpe Road
35-37 Albert Road
Vancouver House
47-49 Linthorpe Road
45-49 Albert Road
8 Woodlands Road
76 Borough Road
63 North Ormesby Road (Rivers
House)
115 Burlam Road
Total

2021/22

2022/23

2023/24

2024/25

2025/26

Total
0
0
0
0

49
48
3

50
61

3
3

4
4

40
50

45

36
95
6

35

35

36

36

24

5

5
7
26
11
21
8
7
18

7
26
11
21
8
7
18

0

364

207

10
170

0
0
0
49
0
48
10
7
0
0
40
145
61
36
95
76
24
72
0
0

35

10
776

17.

At 1 April 2021 there is extant planning permission for 131 net additional dwellings on
sites of four or less dwellings, of which 57 net additional dwellings are under
construction. Appendix D sets out a list of the sites. Due to the high number of sites
and their small scale it is not possible to assess each site individually for deliverability.
In order to estimate the probable number of dwellings delivered from these small sites
a lapse rate of 20% has been applied (this is the lapse rate that occurred on sites of
four or less dwellings between 2013/14 and 2017/18). Applying a 20% lapse rate to
sites with planning permission for four of less dwellings reduces the number of
permitted dwellings from 131 dwellings to 105 dwellings.

18.

Over the 10 year period 2011/12 to 2020/21 316 net dwellings have been completed
on small sites of four or less dwellings, an average of 31 dwellings per year. This
average annual completion rate has been used to project when the 105 permitted
dwellings will be delivered.
9

Table 3: Sites of four or less dwellings with planning permission
Sites of 4 or less dwellings with
planning permission
Total

2021/22

2022/23

2023/24

2024/25

31

31

31

12

2025/26

Total
105

Small sites windfall allowance
19.

During the five year period a number of sites will come forward which do not have
planning permission at 1 April 2021 and are not allocated in the HLP. A windfall
allowance has been included within the deliverable supply for sites of four or less
dwellings as these sites are too small to be identified and allocated in the HLP. The
windfall allowance is based on the average of 31 dwellings per year delivered on small
sites, as set out in paragraph 17 above. The windfall allowance has been applied partway through 2023/24 onwards in order to avoid double counting with small sites that
already have planning permission. The windfall sites are projected to deliver 50
additional dwellings in the five year period.
Table 4: Small sites windfall allowance
Small sites windfall allowance
Total

2021/22

2022/23

2023/24

2024/25
19

2025/26
31

Total
50

Allocated sites
20.

A number of sites allocated for residential development in the adopted HLP, which do
not have planning permission at 1 April 2021, are expected to be brought forward for
development in the next five years. The NPPF requires that these sites should only be
assessed as deliverable where there is clear evidence that housing will be delivered
within five years.

21.

An assessment of each of the housing allocations has been undertaken, which is set
out in Appendix E. Table 5 sets out the projected deliverable supply from these sites
of 457 dwellings.

Table 5: Housing allocations
Housing Allocations
Middlehaven
Grove Hill
Gresham (phase II)
Stainsby Hall Farm (phase III)
and Stainsby Hill Farm
Hemlington Grange South
Hemlington North
Newham Hall Farm
South of Guisborough Road
Ford Close Riding Centre
Total

2021/22

2022/23

2023/24
50

50

2024/25
40
50
5
71

2025/26
50
50
71

35

35

201

206

Total
40
150
55
142
0
0
0
70
0
457
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Demolition sites
22.

There are 162 demolitions expected over the next five years, being demolition of the
three tower blocks, Jupiter Court, Milford House and Portland House. The sites are
owned by a Registered Social Landlord and a planning application 20/0735/FUL for
105 replacement dwellings is awaiting determination at 1.04.21. These replacement
dwellings are expected to be developed within five years. The net impact of the site is
to reduce the housing supply by 57 dwellings.
Table 6: Sites where demolitions are proposed
Site
Jupiter Court, Milford House,
Portland House
Total

2021/22
-162

2022/23

-162

2023/24
5

2024/25
50

2025/26
50

Total
-57

5

50

50

-57

Deliverable housing supply
23.

It is projected that a total of 3,077 net additional dwellings are deliverable within five
years, as set out in Table 7.
Table 7: Sources of deliverable housing supply

Deliverable sites of 5 or more
dwellings with planning
permission under construction
at 1.04.21
Deliverable sites of 5 or more
dwellings with planning
permission not under
construction at 1.04.21
Deliverable sites of 4 or less
dwellings with planning
permission at 1.04.21
Allowance for small windfall
sites
Housing allocations
Demolition sites
Total

24.

2021/22
678

31

-162
547

2022/23
358

2023/24
311

2024/25
265

2025/26
134

Total
1746

364

207

170

35

776

31

31

12

753

50
5
604

105

19

31

50

201
50
717

206
50
456

457
-57
3077

The 3,077 dwellings projected to be delivered between 2021/22 and 2025/26 exceeds
the minimum housing requirement of 1,349 dwellings by 1,728 dwellings.
Middlesbrough has a demonstrable deliverable housing supply of 11.40 years.
Table 8: Deliverable housing land supply
Ref
a
b
c
d

Five year housing requirement including 5% buffer
Average annual requirement (b = a / 5 )
Deliverable supply
Deliverable supply expressed as number of years (d = c / b)

Number of
dwellings
1349
270
3077
11.40 years
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Appendix A: Local Housing Need Calculation using the National Standard
Methodology
Step 1 – setting the baseline
The 2014 based household projections published by the Ministry of Housing, Communities &
Local Government (table 406) shows:
 59,641 households in Middlesbrough in 2021
 62,063 households in Middlesbrough in 2031
This is a total of 2,422 new households over the 10 year period, equivalent to an average
household growth of 242 households per year.

Step 2 – an adjustment to take account of affordability
The Office for National Statistics’ house price to workplace based earnings data (table 5c
released on 25.03.21) shows that Middlesbrough’s median workplace based affordability ratio
was 4.96 in 2020 (the most up to date figure at the time of this assessment). As the ratio is
above 4, the following adjustment is required:
Adjustment factor = ((4.96-4)/4) x 0.25 + 1 = 1.06
Minimum annual local housing need figure = 1.06 x 242
The resulting figure is 257

Step 3 – capping the level of any increase
The average annual housing requirement figure in the Housing Local Plan (HLP) is 410
dwellings a year.
Average annual household growth over 10 years is 242 (as per step 1)
The minimum annual local housing need figure is 257 dwellings (as per step 2)
The cap is set at 40% above the higher of the most recent average annual housing
requirement figure or household growth.
Cap = 410 + (40% x 410) = 410 + 164 = 574
The capped figure is greater than the minimum annual local housing need figure and therefore
does not come into effect. The minimum figure is therefore 257 net additional dwellings per
annum (1,285 dwellings over the five year timeframe 2021/22 to 2025/26).
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Appendix B: Sites where development had commenced prior to 1.04.21
Table 9: The Wave (site of former Douglas House)
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?

The Wave (site of former Douglas House)
Yes – vacant site owned by a developer
Yes – site has an extant planning permission. However, site is within flood
zones 2 and 3 and any new development proposals would need a flood risk
assessment and a sequential test.
No – the site received planning permission in December 2005 for 120
apartments. First phase of 40 apartments was completed which has kept the
permission alive. No start on the remaining 80. Subsequently site has changed
ownership and received permission for student accommodation in 2016, which
expired unimplemented. Given that no development has happened on the site
for many years there is not a realistic prospect that housing will be delivered
within 5 years.

Planning permission
reference number(s)
Number of homes under
construction 1.04.21

M/FP/2198/05/P
0

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21

80

2020/21

Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
There is not a realistic prospect that housing will be delivered within 5 years

Table 10: 277 Marton Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

277 Marton Road
No – the owner’s intentions are not known
Yes - site has an extant planning permission for conversion and extension.
No – the development has stalled and has not progressed for a number of
years. It would appear that development is either not viable or the owner no
longer intends to develop the site

M/FP/1079/10/P
3

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

6

2019/20

Total number of homes
still to be completed
1.04.21

9

2020/21

Commentary on delivery

Development commenced on 3 of the units but subsequently stalled with no
apparent progress for a number of years.
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
There is not a realistic prospect that housing will be delivered within 5 years
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Table 11: Coulby Manor Cottage
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Coulby Manor Cottage
Yes – site is being marketed for self-build plots
Yes – has planning permission and in close proximity to other residential
properties
No – the site has had planning permission since December 2012. The internal
access road has been constructed and site preparation works have been
undertaken which keep the permission alive. The lack of a start on the individual
house plots suggests that the deliverability of the site within 5 years is
questionable.
M/FP/1009/12/P and 17/0118/FUL
0

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

7

Total number of homes
still to be completed
1.04.21

2019/20

7

2020/21

Commentary on delivery
No start has been made on the individual house plots
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
There is not a realistic prospect that housing will be delivered within 5 years

Table 12: Beck View
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Beck View
Yes – houses are under construction on the site
Yes – as above
Yes – as above

M/FP/0174/14/P; M/FP/0692/16/P; 17/0541/FUL
15

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17 51
2017/18 46
2018/19

25

2

2019/20

Total number of homes
still to be completed
1.04.21
20

2020/21

17

9

Commentary on delivery

203 dwellings have been completed on the site. Delivery rates have averaged
30 dwellings per annum, though have slowed as the development approaches
completion and as the house builder has commenced construction on 2 other
sites in the locality.
Projected number of homes to be completed in next 5 years
2021/22 17
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
17
next 5 years
Basis of projections
2021/22 build rate based on completion of site within the year.
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Table 13: Ladgate Woods and Orchid Gardens
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Ladgate Woods and Orchid Gardens
Yes – houses are under construction on the site
Yes – as above
Yes – as above

M/RES/0808/15/P and 18/0558/FUL for 466 dwellings
29

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17 16
2017/18 53
2018/19

28

296

Total number of homes
still to be completed
1.04.21

2019/20

22

2020/21

325

22

Commentary on delivery

141 dwellings have been completed on site. Delivery rates over full completion
years (2017/18 onwards) have averaged 31 dwellings per annum though slowed
recently while a revised planning application for the site was being considered
and due to the impact of Covid-19.
Projected number of homes to be completed in next 5 years
2020/21 31
2021/22 31
2022/23
31
2023/24 31
2024/25 31
Total projected number of homes to be completed in
155
next 5 years
Basis of projections
Build rates based on average annual build rate between 2017/18 and 2020/21
projected forwards.

Table 14: Milan Grove
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Milan Grove
Yes – houses are under construction on the site
Yes - as above

Yes - as above

M/FP/0994/15/P
1

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17 4
2017/18 2
2018/19

3

0

2019/20

Total number of homes
still to be completed
1.04.21
1

2020/21

1

2

Commentary on delivery

14 out of total of 15 dwellings completed. The site has progressed steadily,
albeit at a low house building rate, over a number of years and is approaching
completion.
Projected number of homes to be completed in next 5 years
2021/22 1
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
1
next 5 years
Basis of projections
2021/22 build rate based on completion of final dwelling currently under
construction.
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Table 15: Millbrook
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Millbrook
Yes – houses are under construction on the site
Yes – as above
Yes – as above

M/FP/1351/15/P
14

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17 28
2017/18 42
2018/19

38

4

Total number of homes
still to be completed
1.04.21

2019/20

20

2019/20

18

16

Commentary on delivery

144 dwellings completed. Delivery rates over full completion years (2017/18
onwards) have averaged 29 dwellings though have reduced as development
reaches completion and the impact of Covid-19 shut down.
Projected number of homes to be completed in next 5 years
2021/22 18
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
18
next 5 years
Basis of projections
Site expected to be completed in 2021/22.

Table 16: Elderwood Park
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Elderwood Park
Yes – houses are under construction on the site
Yes – as above
Yes – as above

M/FP/0082/16/P and 18/0174/RES and 19/0530/RES
42

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18 31
2018/19

83

232

2019/20

Total number of homes
still to be completed
1.04.21
55

2020/21

274

64

Commentary on delivery

233 dwellings have been completed. High house building rates have been
maintained on the site, averaging 67 dwellings per year for complete years
(2018/19 onwards).
Projected number of homes to be completed in next 5 years
2020/21 67
2021/22 67
2022/23
67
2023/24 67
2024/25 6
Total projected number of homes to be completed in
274
next 5 years
Basis of projections
Build rates based on average annual build rate between 2018/19 and 2020/21
(i.e. complete years) projected forwards.
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Table 17: Acklam Gardens
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Acklam Gardens
Yes – houses are under construction on the site
Yes – as above
Yes – as above

16/5034/VAR & 17/0405/FUL
58

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18 5
2018/19

18

152

2019/20

Total number of homes
still to be completed
1.04.21
60

2020/21

210

11

Commentary on delivery

94 dwellings completed. Delivery rates over full completion years (2018/19
onwards) have averaged 30 dwellings/year.
Projected number of homes to be completed in next 5 years
2021/22 30
2022/23 30
2023/24
30
2024/25 30
2025/26 30
Total projected number of homes to be completed in
150
next 5 years
Basis of projections
Build rates based on average annual build rate between 2018/19 and 2020/21
(i.e. complete years) projected forwards.

Table 18: 44 Westbourne Grove
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

44 Westbourne Grove
Yes – development has commenced (foundations in place)
Yes – as above
Yes – as above

M/FP/0413/16/P
9

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21

9

2020/21

Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
9
2024/25
2025/26
Total projected number of homes to be completed in
9
next 5 years
Basis of projections
The development has commenced and is expected to be completed within 5
years.
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Table 19: 2 - 4 Granville Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

2 – 4 Granville Road
Yes – the site is under construction, external walls erected up to roof height
Yes – as above
Yes – as above

16/5164/FUL (for 28 student flats = 11 equivalent dwellings)
11

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

Total number of homes
still to be completed
1.04.21

2019/20

11

2020/21

Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22 11
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
11
next 5 years
Basis of projections
The development is expected to be completed within a year.

Table 20: Ashwood Park (Phases I & II)
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Ashwood Park (Phases I & II)
Yes – houses are under construction on the site
Yes – as above
Yes – as above

16/5435/RES and 19/0597/RES
26

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

35

213

2019/20

Total number of homes
still to be completed
1.04.21
42

2020/21

239

33

Commentary on delivery

110 dwellings have been completed. Build rates have averaged 37
dwellings/year.
Projected number of homes to be completed in next 5 years
2021/22 37
2022/23 37
2023/24
37
2024/25 37
2025/26 37
Total projected number of homes to be completed in
185
next 5 years
Basis of projections
Build rates based on average annual build rate between 2018/19 and 2020/21
projected forwards.
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Table 21: Brookfield Woods
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Brookfield Woods
Yes – houses are under construction
Yes – as above
Yes – as above

17/0045/FUL
29

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

22

20

2019/20

Total number of homes
still to be completed
1.04.21
39

2020/21

49

29

Commentary on delivery

90 dwellings completed. Delivery rates over full completion years (2019/20
onwards) have averaged 34 dwellings/year.
Projected number of homes to be completed in next 5 years
2021/22 34
2022/23 15
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
49
next 5 years
Basis of projections
Build rates based on average annual build rate between 2019/20 and 2020/21
projected forwards.
Table 22: Brookland Park
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Brookland Park
Yes – houses are under construction
Yes – as above
Yes – as above

17/0045/FUL
34

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

27

25

2019/20

Total number of homes
still to be completed
1.04.21
47

2020/21

59

27

Commentary on delivery

101 dwellings have been completed. Delivery rates over full completion years
(2019/20 onwards) have averaged 37 dwellings/year.
Projected number of homes to be completed in next 5 years
2021/22 37
2022/23 22
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
59
next 5 years
Basis of projections
Build rates based on average annual build rate between 2019/20 and 2020/21
projected forwards.
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Table 23: Grey Towers Village
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Grey Towers Village
Yes – houses are under construction with 2 house builders on site
Yes – as above
Yes – as above

18/0060/FUL and 19/0458/FUL
59

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17 27
2017/18 22
2018/19

30

221

2019/20

Total number of homes
still to be completed
1.04.21
26

2020/21

280

22

Commentary on delivery

172 dwellings have been completed. Delivery rates over last 5 years have
averaged 21 dwellings/year.
Projected number of homes to be completed in next 5 years
2021/22 21
2022/23 21
2023/24
21
2024/25 21
2025/26 21
Total projected number of homes to be completed in
105
next 5 years
Basis of projections
Build rates based on average annual build rate between 2019/20 and 2020/21
projected forwards. This may be on the low side as 2 house builders are now
operating on the site and 59 dwellings are under construction. If increased build
rates subsequently materialise the projections will be adjusted upwards in future
updates to the deliverable land supply assessment.

Table 24: Boro Park
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Boro Park
Yes – houses are under construction
Yes – as above
Yes – as above

18/0160/FUL
45

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

26

2019/20

Total number of homes
still to be completed
1.04.21
2020/21

71

15

Commentary on delivery

15 dwellings were completed in 2020/21 which was the first year of completions
on the site.
Projected number of homes to be completed in next 5 years
2021/22 30
2022/23 30
2023/24
11
2024/25
2025/26
Total projected number of homes to be completed in
71
next 5 years
Basis of projections
Build rates based on 30 dwellings per annum which is the average build rate
that the same developer has achieved on its sites at Beck View and Acklam
Gardens.
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Table 25: College Gardens
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

College Gardens
Yes – houses are under construction
Yes – as above
Yes – as above

17/0347/FUL
50

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

44

2019/20

Total number of homes
still to be completed
1.04.21
2020/21

94

12

Commentary on delivery

12 dwellings were completed in 2020/21 which was the first year of completions
on the site.
Projected number of homes to be completed in next 5 years
2021/22 30
2022/23 30
2023/24
30
2024/25 4
2025/26
Total projected number of homes to be completed in
94
next 5 years
Basis of projections
Build rates based on 30 dwellings per annum which is the average build rate
that the same developer has achieved on its sites at Beck View and Acklam
Gardens.

Table 26: Roworth Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Roworth Road
Yes – houses are under construction
Yes – as above
Yes – as above

18/0634/FUL
28

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21
2020/21

28

61

Commentary on delivery

61 dwellings were completed in 2020/21 which was the first year of completions
on the site.
Projected number of homes to be completed in next 5 years
2021/22 28
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
28
next 5 years
Basis of projections
Completion in 2021/22 of the remaining dwellings, all of which are under
construction at 1.04.21.
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Table 27: Boho Zone North
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Boho Zone North
Yes – apartments are under construction and nearing completion
Yes – as above
Yes – as above

19/0203/FUL
40

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21

40

2020/21

Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22 40
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
40
next 5 years
Basis of projections
The apartment block is at an advanced construction stage and expected to be
fully completed in 2021/22.

Table 28: Bracken Grange
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Bracken Grange
Yes – site is under construction by 3 developers, for affordable housing, private
rental and market housing for sale.
Yes – as above
Yes – as above

19/0516/RES
154

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

180

2019/20

Total number of homes
still to be completed
1.04.21
2020/21

334

16

Commentary on delivery

16 dwellings were completed in 2020/21 all completed in March 2021,
representing 1 month of completions. A further 154 dwellings are under
construction.
Projected number of homes to be completed in next 5 years
2021/22 100
2022/23 75
2023/24
75
2024/25 75
2025/26 9
Total projected number of homes to be completed in
334
next 5 years
Basis of projections
High build rate expected given approx. 50% of housing is affordable or private
rented so build rate not constrained by housing sales rates. The 154 dwellings
under construction at 1.04.21 would suggest that completions in 2021/22 will be
particularly high.
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Table 29: 133 - 135 Southfield Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

133-135 Southfield Road
Yes – apartment block under construction, externally nearing completion
Yes – as above
Yes – as above

20/0058/FUL for 22 studio flats
22

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

Total number of homes
still to be completed
1.04.21

2019/20

22

2020/21

Commentary on delivery
External walls and roof joists constructed.
Projected number of homes to be completed in next 5 years
2021/22 22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
22
next 5 years
Basis of projections
The site is well under construction and the apartment block is expected to be
completed in 2021/22.

Table 30: Former Crown & Mitre Public House
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Former Crown & Mitre Public House
Yes – conversion to apartments commenced
Yes – has planning permission and in a residential area
No – the conversion works have stalled and the site has been boarded up for
some time. There is nothing to indicate a realistic prospect of the works recommencing in near future.

M/FP/0029/14/P
5

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21

5

2020/21

Commentary on delivery
Site has stalled
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
As work has stalled and building now boarded up it is considered unlikely
homes will be delivered within 5 years.
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Table 31: 15 - 25 Albert Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

15 – 25 Albert Road
Yes – external works on the apartments have been completed
Yes – as above
Yes – as above

M/FP/1244/14/P
10

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21

10

2020/21

Commentary on delivery
The external works have been completed
Projected number of homes to be completed in next 5 years
2021/22 10
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
10
next 5 years
Basis of projections
Build rate based on completion of apartments, which externally appear to have
been completed but for which a completion certificate has not been issued.

Table 32: 304 Linthorpe Road & 5 Albert Terrace
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)

304 Linthorpe Rd & 5 Albert Tce
Yes – conversion work underway
Yes – as above

Number of homes under
construction 1.04.21

21

Yes – as above

18/0438/FUL (for 14 studio flats; and 7 self-contained student flats with 17
bedrooms = 21 equivalent dwellings)
Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21

21

2020/21

Commentary on delivery
Conversion works are approaching completion
Projected number of homes to be completed in next 5 years
2021/22 21
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
21
next 5 years
Basis of projections
2021/22 build rate based on completion of conversion works that are currently
under construction.
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Table 33: New Exchange Buildings
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

New Exchange Buildings
Yes – conversion of building to apartments is ongoing, external works complete
Yes – as above
Yes – as above

18/0539/COU
12

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

Total number of homes
still to be completed
1.04.21

2019/20

12

2020/21

Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22 12
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
12
next 5 years
Basis of projections
2021/22 build rate based on completion of conversion works that are underway

Table 34: 406 Linthorpe Road (Former Albert Park Hotel)
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

406 Linthorpe Road (Former Albert Park Hotel)
Yes – conversion work underway
Yes – as above
Yes – as above

18/0447/FUL (for 22 studio flats and 1 self-contained 2 bed student apartment =
22 equivalent dwellings).
22
Number of homes not started 0
Total number of homes
22
1.04.21
still to be completed
1.04.21
Number of homes completed in previous 5 years
2016/17
2017/18
2018/19
2019/20
2020/21
Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22 22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
22
next 5 years
Basis of projections
2021/22 build rate based on completion of conversion works that are currently
under construction.
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Table 35: 190 Borough Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

190 Borough Road
Yes – conversion work underway
Yes – as above
Yes – as above

19/0193/COU (for 14 studio flats = 14 equivalent dwellings)
14

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

Total number of homes
still to be completed
1.04.21

2019/20

14

2020/21

Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22 14
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
14
next 5 years
Basis of projections
2021/22 build rate based on completion of conversion works that are currently
under construction.

Table 36: 107 - 109 Linthorpe Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

107-109 Linthorpe Road
Yes – vacant building owned by developer
Yes - planning permission has recently been approved for residential use

Yes - the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable

19/0315/COU approved 8/12/19 for 10 studio flats
10

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21

10

2020/21

Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22 10
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
10
next 5 years
Basis of projections
A year projected for the conversion works underway to be completed.
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Table 37: 114 - 118 Parliament Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

114-118 Parliament Road
Yes – conversion work underway
Yes – as above
Yes – as above

19/0624/COU
5

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21

5

2020/21

Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22 5
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
5
next 5 years
Basis of projections
2021/22 build rate based on completion of conversion works that are currently
under construction.

Table 38: 12 - 14 Borough Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

12-14 Borough Road
Yes – conversion work underway
Yes – as above
Yes – as above

20/0192/FUL (for 12 studio flats and loss of 1 flat = 11 dwellings)
11

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21

11

2020/21

Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22 11
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
11
next 5 years
Basis of projections
2021/22 build rate based on completion of conversion works that are currently
under construction.
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Table 39: 165 Albert Road and 88 -90 Borough Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

165 Albert Road & 88-90 Borough Road
Yes – conversion work underway
Yes – as above
Yes – as above

20/0284/PNR
18

Number of homes not started
1.04.21

Number of homes completed in previous 5 years
2016/17
2017/18
2018/19

0

2019/20

Total number of homes
still to be completed
1.04.21

18

2020/21

Commentary on delivery
N/A
Projected number of homes to be completed in next 5 years
2021/22 18
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
18
next 5 years
Basis of projections
2021/22 build rate based on completion of conversion works that are currently
under construction.
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Appendix C: Sites where development had not commenced at 1.04.21
Table 40: 1 Burlam Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

1 Burlam Road
Yes – site is owned by a developer who has converted the existing buildings to
residential
Yes – site has planning permission and is in a residential location
No – permission was granted in 2015 for the conversion of outbuildings to 4
dwellings and for 6 new build properties. The conversion work has been
completed, which has kept the permission alive for the 6 new build properties.
Given that the 6 dwellings have not commenced over a number of years since
the planning permission there is nothing to indicate that development will occur
within the 5 years of this assessment.
M/FP/0654/15
0

Number of homes not started
1.04.21

6

Total number of homes
still to be completed
1.04.21

6

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
There is not a realistic prospect that housing will be delivered within 5 years

Table 41: Hemlington Grange (Ashwood Park phase III & IV)
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Hemlington Grange (Ashwood Park phase III & IV)
Yes – site is owned by the Council with legal agreement in place with developer
for phased release as development progresses.
Yes – the site is allocated for residential use, has outline planning permission as
part of hybrid planning application and is adjacent to residential development.
No – the site is to be developed by the same house builder as Ashwood Park
phases I & II which are under construction. Based on current build out rates for
these earlier phases development of phases III & IV is likely to take place
beyond the 5 year timeframe of this assessment.

Outline planning permission for 374 dwellings as part of hybrid application
M/FP/0082/16/P.
0
Number of homes not started 374 Total number of homes
374
1.04.21
still to be completed
1.04.21
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
Ashwood Phases III & IV are projected to follow directly on from phases I & II. It
is projected that the full build out of the earlier phases will be completed post
2025/26.
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Table 42: Land at rear of Crescent Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?

Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Land at rear of Crescent Road
Yes – owned by a developer
Yes – site has planning permission and in close proximity to other residential
properties
No – development received permission in May 2016. Whilst technically
development started through ground preparation works there has been no start
on the built element of the development. The owner has submitted a planning
application 20/0374/FUL for a revised residential proposal, which has not been
determined at 1.04.21. This would suggest the owner does not intend to
implement the extant planning permission. Given the lack of progress since the
extant permission was granted there is not a realistic prospect that residential
development will be delivered within five years.
M/FP/0347/16/P for 72 studio flats
0

Number of homes not started
1.04.21

72

Total number of homes
still to be completed
1.04.21

72

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
There is not a realistic prospect that housing will be delivered within 5 years

Table 43: Land between Rochester, Eastbourne & Mulgrave Roads
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Land between Rochester, Eastbourne & Mulgrave Roads
Yes – site is owned by a developer
Yes – site has planning permission and in a residential location
No – the site has had various residential planning permissions since 2007,
which have not been implemented. As such, there is not a realistic prospect that
the current permission will be developed.

17/0223/FUL
0

Number of homes not started
1.04.21

6

Total number of homes
still to be completed
1.04.21

6

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
Lack of progress since 2007 makes development within 5 years questionable.
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Table 44: 1 - 29 Station Street
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

1-29 Station Street
Yes – owned by a developer, currently leased to business occupiers
Yes – planning application approved as site is considered a suitable location for
residential accommodation
No – development received permission in October 2017 and is yet to
commence. Some of the site has been cleared, but there are still businesses
trading from existing properties on the site. This would suggest that
development is not likely to take place in near future.
17/0277/FUL (for 337 studio flats)
0

Number of homes not started
1.04.21

337

Total number of homes
still to be completed
1.04.21

337

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
As part of the site is still occupied by existing businesses there is not a realistic
prospect that development will be delivered within 5 years.

Table 45: Land rear of 50 - 60 Hutton Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Land rear of 50-60 Hutton Road
Yes – owned by a local developer
Yes - has planning permission and adjacent to a residential area
No – site has had various planning permissions since 2002, none of which have
been implemented, as such there is not a realistic prospect that the current
permission will be implemented.

17/0585/OUT
0

Number of homes not started
1.04.21

28

Total number of homes
still to be completed
1.04.21

28

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
There is not a realistic prospect that site will deliver housing within 5 years
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Table 46: Brethren Site, Gypsy Lane
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Brethren Site, Gypsy Lane, Nunthorpe
No – the site is in use as a Brethren meeting hall, and relocation of the use is
required in order that the site becomes available.
Yes – planning application approved as site is considered a suitable location for
residential accommodation and is allocated for housing
No – as the site is not available now it does not meet the NPPF requirements to
be classed as deliverable within 5 years. The Council has agreed to sell land to
the Brethren to enable the relocation to take place and as such the existing site
should become available in due course.
18/0778/OUT
0

Number of homes not started
1.04.21

7

Total number of homes
still to be completed
1.04.21

7

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
As the site only has outline permission and relocation of the Brethren meeting
hall to an alternative site has not yet taken place the site does not meet the
NPPF requirements to be classified as deliverable within 5 years.

Table 47: 87 -89 Linthorpe Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

87-89 Linthorpe Road
Yes – the existing building is vacant
Yes – planning application approved as site is considered a suitable location for
residential accommodation
Yes – the site has detailed planning permission and, as such, in accordance
with the NPPF is considered to deliverable.

19/0219/FUL (for 49 studio flats = 49 equivalent dwellings) approved 9.09.19
0

Number of homes not started
1.04.21

49

Total number of homes
still to be completed
1.04.21

49

Projected number of homes to be completed in next 5 years
2021/22
2022/23 49
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
49
next 5 years
Basis of projections
Three years have been projected between obtaining planning permission and
completion, which allows to demolish the existing building. As the site is for
apartments in a single building, all the accommodation is expected to be
completed in the same year.
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Table 48: 7 - 13 Waterloo Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

7-13 Waterloo Road
Yes – in control of developer and being marketed on Right Move at 1.04.21
Yes – planning application approved as site is considered a suitable location for
residential accommodation
No – the site is being marketed for sale or as a joint venture with the current
owners. This would suggest the current owner does not intend to develop the
site unless a third party investor can be found, which raises uncertainties on
whether the development is deliverable.

19/0356/RES granted 12.09.19 (for 6 self-contained student flats containing a
total of 83 bedrooms = 33 equivalent dwellings)
0
Number of homes not started 33
Total number of homes
33
1.04.21
still to be completed
1.04.21
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
Given the apparent need to attract a third party investor it is questionable
whether the site is deliverable.

Table 49: 368 - 374 Linthorpe Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

368-374 Linthorpe Road
Yes – site is vacant and owned by a local developer
Yes – planning application approved as site is considered a suitable location for
residential accommodation
Yes – the developer has a good record of developing similar residential
schemes for students and young professionals in the urban area of
Middlesbrough. The site has a recent detailed planning permission and, as
such, in accordance with the NPPF is to be considered deliverable

19/0347/FUL (for 46 studios and 2 self-contained students flats of 2 bedrooms
each = 47 equivalent dwellings) granted 23.09.19
0
Number of homes not started 47
Total number of homes
47
1.04.21
still to be completed
1.04.21
Projected number of homes to be completed in next 5 years
2021/22
2022/23 47
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
47
next 5 years
Basis of projections
Three years have been projected between obtaining planning permission and
completion. As the site is for apartments in a single building, all the
accommodation is expected to be completed in the same year.
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Table 50: Former St. Thomas Church, Brambles Farm
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Former St. Thomas Church, Brambles Farm
Yes – owned by a property rental company
Yes – planning application approved as site is considered a suitable location for
residential accommodation and is adjacent to residential areas
Yes - the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable

19/0440/FUL granted 21.11.19
0

Number of homes not started
1.04.21

10

Total number of homes
still to be completed
1.04.21

10

Projected number of homes to be completed in next 5 years
2021/22
2022/23 3
2023/24
3
2024/25 4
2025/26
Total projected number of homes to be completed in
10
next 5 years
Basis of projections
Three years have been projected between obtaining planning permission and
completion of first units.

Table 51: Land adjacent 234 Linthorpe Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Land adjacent 234 Linthorpe Road
Yes – owned by local developer and being marketed on Right Move at 1.04.21
Yes – planning application recently approved as site is considered a suitable
location for residential accommodation.
No – the site is being marketed for sale or as a joint venture with the current
owners. This would suggest the current owner does not intend to develop the
site unless a third party investor can be found, which raises uncertainties on
whether the development is deliverable.

19/0558/FUL granted 19/12/19 (for 7 self-contained student flats containing 89
bedrooms = 36 equivalent dwellings)
0
Number of homes not started 36
Total number of homes
36
1.04.21
still to be completed
1.04.21
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
Given the apparent need to attract a third party investor it is questionable
whether the site is deliverable.
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Table 52: 87 - 97 St Barnabas Road
87 – 97 St Barnabas Road
Yes – owned by a local developer
Yes – planning application recently approved as site is considered a suitable
location for residential accommodation.

Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Yes - the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable. The site has been
cleared ready for construction works to commence.

19/0749/RES for 7 dwellings granted 17.06.20
0

Number of homes not started
1.04.21

7

Total number of homes
still to be completed
1.04.21

7

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
3
2024/25 4
2025/26
Total projected number of homes to be completed in
7
next 5 years
Basis of projections
Three years have been projected between obtaining planning permission and
completion of first units.

Table 53: Acklam Iron & Steelworks Club
Site Name
Is the site available
now?
Does the site offer a
suitable location for
development now?
Is the site achievable
with a realistic prospect
that housing will be
delivered on the site
within five years?

Planning permission
reference number
Number of homes under
construction 1.04.21

Acklam Iron & Steelworks Club
Yes – the site is in the control of 2 local developers
Yes – the site has outline planning permission
No – a planning application 20/0159/OUT for 55 dwellings was approved on
30.07.20. Subsequently, the developers have submitted representations to the
Council’s Strategic Housing Land Availability Assessment proposing the site for
124 dwellings. It appears that the developers no longer wish to implement the
outline permission and will in due course be pursuing a higher level of
development. This would be dependent on an alternative site for re-provision of
the onsite playing pitches being agreed between the landowner and the Council
and the landowner funding the re-provision. There is no evidence to indicate that
a new planning application is imminent or that agreement on the location and
cost of playing pitch re-provision is likely in the short term. As such, there is not a
realistic prospect of development within 5 years.
20/0159/OUT
0

Number of homes not
started 1.04.21

55

Total number of
homes still to be
completed 1.04.21

55

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be
0
completed in next 5 years
Basis of projections
Given the developers’ apparent preference to pursue a higher density scheme
than the one permitted and the need to resolve the issue of replacement pitch
provision there is not a realistic prospect that development will occur within five
years.
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Table 54: Land adjacent Ladgate Lane
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Land adjacent Ladgate Lane
Yes – site has been advertised for sale
Yes – has planning permission and in close proximity to other residential
properties
No – the site originally received outline consent in 2011 and subsequently
obtained permission in 2014 to extend the timescale of the consent. In 2020 full
planning permission was obtained. Given that since 2011 no actual
development has taken place there is not sufficient evidence to demonstrate a
realistic prospect of the site being delivered within 5 years.
18/0110/FUL
0

Number of homes not started
1.04.21

6

Total number of homes
still to be completed
1.04.21

6

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
Given the lack of progress since the original consent in 2011 there is not a
realistic prospect that housing will be delivered within 5 years

Table 55: 48 - 52 Albert Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

48-52 Albert Road
Yes – the buildings on site are vacant
Yes – has planning permission and in close proximity to other residential
properties
Yes – the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable

20/0331/FUL (for 40 studio apartments) granted 29.09.20
0

Number of homes not started
1.04.21

40

Total number of homes
still to be completed
1.04.21

40

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
40
2024/25
2025/26
Total projected number of homes to be completed in
40
next 5 years
Basis of projections
Three years have been projected between obtaining planning permission and
completion of units. As the development is for an apartment block all units are
expected to be completed in the same year.
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Table 56: Gresham - phase I
Site Name
Is the site available
now?
Does the site offer a
suitable location for
development now?
Is the site achievable
with a realistic prospect
that housing will be
delivered on the site
within five years?
Planning permission
reference number
Number of homes under
construction 1.04.21

Gresham – phase I
Yes – the site has been leased by the Council to a Registered Social Landlord
(RSL) to enable the development of affordable housing.
Yes – the site has planning permission, is allocated for residential use in the
Housing Local Plan and is adjacent to existing residential areas, including
recently developed housing.
Yes – the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable. The RSL has been
awarded funding under the Brownfield Housing Fund to assist in developing the
site. The site has been cleared ready for development.
20/0289/FUL granted 5.10.20
0

Number of homes not
started 1.04.21

145

Total number of
homes still to be
completed 1.04.21

145

Projected number of homes to be completed in next 5 years
2021/22
2022/23 50
2023/24
50
2024/25 45
2025/26
Total projected number of homes to be
145
completed in next 5 years
Basis of projections
The RSL projects that first completions will be in summer 2022. As the
development is for affordable housing a build rate of 50 dwellings/annum has
been projected.

Table 57: Boho Village
Site Name
Is the site available
now?
Does the site offer a
suitable location for
development now?
Is the site achievable
with a realistic prospect
that housing will be
delivered on the site
within five years?
Planning permission
reference number
Number of homes under
construction 1.04.21

Boho Village
Yes – the site is owned by the Council and is to be developed as a joint venture
between Bright ideas and Middlesbrough Development Company.
Yes – the site has planning permission, is allocated for mixed use including
residential use in the Housing Local Plan and is adjacent to a recent small scale
residential development.
Yes – the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable. Development on the
site is due to start in 2021.

20/0198/FUL granted 27.10.20
0

Number of homes not
started 1.04.21

61

Total number of
homes still to be
completed 1.04.21

61

Projected number of homes to be completed in next 5 years
2021/22
2022/23 61
2023/24
2024/25
2025/26
Total projected number of homes to be
61
completed in next 5 years
Basis of projections
The developer projects that development will commence in Spring 2021 with
completion in Autumn 2022.
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Table 58: Land adjacent Beechwood
Site Name
Is the site available
now?
Does the site offer a
suitable location for
development now?
Is the site achievable
with a realistic prospect
that housing will be
delivered on the site
within five years?
Planning permission
reference number
Number of homes under
construction 1.04.21

Land adjacent Beechwood
Yes – the site is owned by a house builder
Yes - the site has planning permission, is allocated for residential use in the
Housing Local Plan and is adjacent to a residential area.
Yes – the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable.

20/0635/FUL granted 27.10.20
0

Number of homes not
started 1.04.21

36

Total number of
homes still to be
completed 1.04.21

36

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
36
2024/25
2025/26
Total projected number of homes to be
36
completed in next 5 years
Basis of projections
Three years have been projected between obtaining planning permission and
completion of units.

Table 59: 113 Borough Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

113 Borough Road
Yes – building on site has been demolished and foundations constructed
Yes – as above
Yes – as above

20/0034/FUL (for 95 studio flats) granted 10.11.20
0

Number of homes not started
1.04.21

95

Total number of homes
still to be completed
1.04.21

95

Projected number of homes to be completed in next 5 years
2021/22
2022/23 95
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
95
next 5 years
Basis of projections
As the development is an apartment block all dwellings will be completed within
the same year. As the foundations have just been constructed 2 years have
been projected for the development’s completion.
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Table 60: St Davids
Site Name
Is the site available
now?
Does the site offer a
suitable location for
development now?
Is the site achievable
with a realistic prospect
that housing will be
delivered on the site
within five years?
Planning permission
reference number
Number of homes under
construction 1.04.21

St Davids
Yes - part of site is controlled by a house builder and part of site is owned by the
Council. It is expected that the Council land will be released through a private treaty
with the house builder.
Yes - the site has planning permission, is allocated for residential use in the
Housing Local Plan and is adjacent to a residential area.
Yes – the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable.

20/0004/FUL granted 4.02.21
0

Number of homes not
started 1.04.21

139

Total number of
homes still to be
completed 1.04.21

139

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
6
2024/25 35
2025/26 35
Total projected number of homes to be
76
completed in next 5 years
Basis of projections
Three years have been projected between obtaining planning permission and
completion of first units.

Table 61: Newbridge Court
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Newbridge Court
Yes – the site is to be developed by Middlesbrough Development Company
Yes – planning permission granted for residential use as part of a mixed used
scheme with retail element. Site is within a residential area
Yes – the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable.

20/0496/FUL granted 4.02.21
0

Number of homes not started
1.04.21

24

Total number of homes
still to be completed
1.04.21

24

Projected number of homes to be completed in next 5 years
2021/22
2022/23 24
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
24
next 5 years
Basis of projections
Timescale reflects that this development is a priority for the Council and has
funding in place.
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Table 62: Land north of Marton Avenue
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Land north of Marton Avenue
Yes – the Council has appointed a preferred developer.
Yes – site has planning permission, is allocated for residential use and is
adjacent to existing residential areas
Yes – the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable.

20/0755/RES granted 11.03.21
0

Number of homes not started
1.04.21

72

Total number of homes
still to be completed
1.04.21

72

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25 36
2025/26 36
Total projected number of homes to be completed in
72
next 5 years
Basis of projections
Three years have been projected between obtaining planning permission and
completion of units.

Table 63: 303 - 307 Linthorpe Road
Site Name
Is the site available now?

Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

303-307 Linthorpe Road
No – owner’s intentions not known as restaurant that was the part of the mixed
use scheme that had been implemented has closed and an alternative use and
premises now in different use
Yes – planning application approved as site is considered a suitable location for
residential use and is adjacent to a residential area
No – given that residential element of the application has not been implemented
since 2013 there is not a realistic prospect of the apartments being delivered
within 5 years.

M/FP/0140/13/P granted 20.03.13
0

Number of homes not started
1.04.21

8

Total number of homes
still to be completed
1.04.21

8

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
There is not a realistic prospect that housing will be delivered within 5 years
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Table 64: 73 - 75 Albert Road (Centre North East)
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

73-75 Albert Road (Centre North East)
Yes – owned by a developer
Yes – Prior notification application approved as site is considered a suitable
location for residential accommodation
No – development received prior notification approval in April 2016 but has not
commenced. Given lack of progress over previous 4 years there is not a realistic
prospect that the housing units will be delivered within the next 5 years.

M/PDA/0327/16/P for 300 studio flats granted 18.04.16
0

Number of homes not started
1.04.21

300

Total number of homes
still to be completed
1.04.21

300

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
0
next 5 years
Basis of projections
There is not a realistic prospect that residential development will be delivered
within 5 years

Table 65: 292 Linthorpe Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

292 Linthorpe Road
Yes – the property is vacant
Yes – planning application approved as site is considered a suitable location for
residential accommodation
Yes – the site has detailed planning permission and, as such, in accordance
with the NPPF is to be considered deliverable.

18/0282/COU (4 studio apartments and 1 x 1 bed apartment) granted 9.10.18
0

Number of homes not started
1.04.21

5

Total number of homes
still to be completed
1.04.21

5

Projected number of homes to be completed in next 5 years
2021/22
2022/23
5
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
5
next 5 years
Basis of projections
Timing based on three years to commence and a year for conversion works.

41

Table 66: 35 - 37 Albert Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

35-37 Albert Road
Yes – vacant office building owned by developer
Yes - planning permission has been approved for residential use

Yes - the site has detailed planning permission and, as such, in accordance with
the NPPF is to be considered deliverable

19/0305/COU granted 9/08/19
0

Number of homes not started
1.04.21

7

Total number of homes
still to be completed
1.04.21

7

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
7
2024/25
2025/26
Total projected number of homes to be completed in
7
next 5 years
Basis of projections
Timing based on 3 years to commence and a year for the conversion works

Table 67: Vancouver House
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

Vancouver House
Yes – owned by developer, with short term office lease to Council
Yes - planning permission has been approved for mixed use including
residential use
Yes - the site has a detailed planning permission and, as such, in accordance
with the NPPF is to be considered deliverable

19/0456/COU – granted 15/11/19 for 26 self-contained flats as part of a mixed
use scheme including a hotel
0
Number of homes not started 26
Total number of homes
26
1.04.21
still to be completed
1.04.21
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
26
2024/25
2025/26
Total projected number of homes to be completed in
26
next 5 years
Basis of projections
Timing based on 3 years to commence and a year for the conversion works
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Table 68: 47 - 49 Linthorpe Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

47-49 Linthorpe Road
Yes – vacant property owned by local developer
Yes - planning permission approved for residential use

Yes - the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable. Scaffolding had
been erected and new windows installed which would suggest work on
conversion to apartments is imminent.
19/0755/COU granted 6/04/20
0

Number of homes not started
1.04.21

11

Total number of homes
still to be completed
1.04.21

11

Projected number of homes to be completed in next 5 years
2021/22
2022/23 11
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
11
next 5 years
Basis of projections
Given some building work appears to be underway a year has been projected
for the conversion works.

Table 69: 45 - 49 Albert Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

45-49 Albert Road
Yes – vacant office owned by investment company
Yes - planning permission approved for residential use

Yes - the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable.

19/0750/COU granted 21.05.20
0

Number of homes not started
1.04.21

21

Total number of homes
still to be completed
1.04.21

21

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25 21
2025/26
Total projected number of homes to be completed in
21
next 5 years
Basis of projections
Timing based on 3 years to commence and a year for the conversion works
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Table 70: 8 Woodlands Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

8 Woodlands Road
Yes – vacant property
Yes - planning permission approved for residential use

Yes - the site has a recent detailed planning permission and, as such, in
accordance with the NPPF is to be considered deliverable.

20/0270/COU granted 16.07.20
0

Number of homes not started
1.04.21

8

Total number of homes
still to be completed
1.04.21

8

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25 8
2025/26
Total projected number of homes to be completed in
8
next 5 years
Basis of projections
Timing based on 3 years to commence and a year for the conversion works

Table 71: 76 Borough Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

76 Borough Road
Yes – owned by a development company
Yes – prior notification approval for residential use

Yes - the site has a recent prior notification approval and, as such, in
accordance with the NPPF is to be considered deliverable.

20/0283/PNR granted 23.07.20
0

Number of homes not started
1.04.21

7

Total number of homes
still to be completed
1.04.21

7

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25 7
2025/26
Total projected number of homes to be completed in
7
next 5 years
Basis of projections
Timing based on 3 years to commence and a year for the conversion works
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Table 72: 63 North Ormesby Road (Rivers House)
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

63 North Ormesby Road (Rivers House)
Yes – owned by a Registered Social Landlord
Yes – prior notification approval/planning permission for residential use

Yes - the site has a recent prior notification approval and a planning permission
and, as such, in accordance with the NPPF is to be considered deliverable.

20/0110/PNR and 20/0113/FUL
0

Number of homes not started
1.04.21

18

Total number of homes
still to be completed
1.04.21

18

Projected number of homes to be completed in next 5 years
2021/22
2022/23 18
2023/24
2024/25
2025/26
Total projected number of homes to be completed in
18
next 5 years
Basis of projections
Two years from permission to completion as development is by a Registered
Social Landlord and development is imminent.

Table 73: 115 Burlam Road
Site Name
Is the site available now?
Does the site offer a
suitable location for
development now?
Is the site achievable with
a realistic prospect that
housing will be delivered
on the site within five
years?
Planning permission
reference number(s)
Number of homes under
construction 1.04.21

115 Burlam Road
Yes – owned by local developer
Yes – has a recent planning permission for residential use

Yes - the site has a recent planning permission and, as such, in accordance
with the NPPF is to be considered deliverable.

20/0568/COU granted 6.01.21
0

Number of homes not started
1.04.21

10

Total number of homes
still to be completed
1.04.21

10

Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25 10
2025/26
Total projected number of homes to be completed in
10
next 5 years
Basis of projections
Timing based on 3 years to commence and a year for the conversion works
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Appendix D: Sites with planning permission – 4 dwellings or less
Table 74: Sites with planning permission - 4 dwellings or less

Site

Number of
dwellings
permitted

Number of
dwellings under
construction

Number of
dwellings not
started

L/A 33 Cheltenham Avenue

2

L/R 43-45 Parliament Road

4

4

2

L/R 43-45 Parliament Road

2

2

Wentworth/Waverley Street

2

2

L/R 95 Low Lane, Acklam

2

2

L/A Acklam Green, Springfield Road

2

2

L/A Cropton Way, Coulby Newham

3

3

L/A Linden Crescent, Marton

4

4

143-145 Burlam Road, Linthorpe

4

L/B 16-18 Cambridge Road, Linthorpe

3

Firmhaul Garage Site

3

L/A 20 Beech Grove Road

1

1

L/R 62 Hutton Road, Longlands

1

1

L/A 5 Andover Way, Hemlington

1

1

L/A 58 The Grove, Marton

1

1

9 Fountains Drive, Acklam

1

1

L/B Oakfield & Orchard Houses, Normanby Rd

1

Plot 2 Bridlewoods, Marton

1

1

Plot 3 Bridlewoods, Marton

1

1

Plot 4 Bridlewoods, Marton

1

1

L/A 236 Borough Road

1

1

4 The Crescent, Linthorpe

1

1

L/A Gables Cottage, Highfield Road

1

97 Gunnergate Lane, Marton

1

1

Plot 5 Bridlewoods

1

1

94 Gunnergate Lane

1

1

L/A Penrhyn, Cedar Drive, Thornton

1

1

23 Orchard Road, Linthorpe

3

3

L/A 43-45 Parliament Road

2

2

136 Borough Road

2

2

327A Linthorpe Road

1

1

41 Thomas Street, North Ormesby

1

1

76 Orwell Street

1

1

259 Acklam Road

3

3

86 North Ormesby Road

2

2

29 Wicklow Street

1

1

131 Marton Road

3

3

39 Longford Street

1

1

139-141 Linthorpe Road

4

4

4
2

1
3

1

1
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107-109 Victoria Road

1

19 St. Barnabas Road

4

65 Newport Road

2

473 Linthorpe Road

2

91-93 Linthorpe Road

4

43 Cedar Drive, Thornton

1

7 St. Barnabas Road

1

1

18-20 Princes Road

1

1

7 Beaumont Road, North Ormesby

1

1

136 Crescent Road

1

1

26 Borough Road

3

408 Linthorpe Road

1

1

85 Parliament Road

1

1

16 Garrett Walk

1

420-422 Linthorpe Road

4

4

61 Borough Road

2

2

17A-21 Hartington Road, Newport

1

1

4 The Crescent, Linthorpe

1

1

24 Rosemoor Close, Marton

1

1

6-6a Borough Road

4

4

122-123 Hollowfield, Coulby Newham

4

4

30 Linthorpe Road

2

2

134 Linthorpe Road

2

2

74 King’s Road

1

1

39 Eastbourne Road

1

1 Alderwood, Coulby Newham

1

1

6-8 Norfolk Place, Berwick Hills

4

4

31-33 Parliament Road

-1

-1

283 Linthorpe Road

2

2

133 Victoria Road

1

1

121A Guisborough Road

-1

-1

321 Acklam Road

1

1

208 Parliament Road

1

1

1A Borough Road

2

2

72 Borough Road

3

3

82 Borough Road

4

4

92 Newport Road

1

1

Westmoor View (conversion of care home to 3 dwellings)

-15

1
4
2
2
4
1

3

1

1

-15

Westmoor View (2 dwellings in grounds)

2

2

58 Laycock Street, Newport

1

1

74 Borough Road

4

4

25 Croydon Road

3

3

Flat 1, 47 Grange Road

-1

-1

96-98 Corporation Road

1

1

Total

131

57

74
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Appendix E: Sites Allocated in Housing Local Plan
Table 75: Middlehaven
Site Name
Is the site available
now?
Does the site offer a
suitable location for
development now?

Middlehaven
Yes – the site is a mixed use allocation, including a number of parcels of land that
will be brought forward for housing.
Yes – the site is allocated for mixed use development including housing
development in the HLP. Housing is under construction within Middlehaven, with
40 apartments nearing completion at Boho Zone North and a further 61 houses
and apartments at Boho Village due to commence in 2021/22. These two
developments have been assessed separately in the housing land supply
assessment. A number of plots have been cleared, ready for future development.
Is the site achievable
Yes, a build to rent housing supplier has released images of the first phase of its
with a realistic prospect
proposed residential development for 40 dwellings, with a planning application
that housing will be
due to be submitted in 2021. The Council has been awarded Brownfield Housing
delivered on the site
Fund to bring forward a number of other parcels of land at Middlehaven for
within five years?
housing. It is, therefore, expected that a number of additional housing
developments will come forward within the next five years. However as at 1.04.21
with the exception of the above 40 dwellings there is currently insufficient robust
evidence as required by the NPPF to demonstrate that other parcels of land
within Middlehaven will be delivered in 5 years.
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25 40
2025/26
Total projected number of homes to be
40
completed in next 5 years
Basis of projections
The projections allow a year to obtain planning permission and then three years
through to completions. As the dwellings are for rental it is expected that a higher
than average build rate will be achieved.

Table 76: Grove Hill
Site Name
Grove Hill
Is the site available
Yes – the site is owned by a Registered Social Landlord (RSL)
now?
Does the site offer a
Yes – the site is allocated for residential use in the HLP and is adjacent to
suitable location for
existing residential areas.
development now?
Is the site achievable
Yes– at 1.04.21 a planning application 20/0546/FUL for 296 affordable dwellings
with a realistic prospect
is awaiting determination. The RSL has previously completed the first phase of
that housing will be
development at Grove Hill in 2019/20 with the development of 90 dwellings at
delivered on the site
Bishopton Road achieving a rapid build out rate.
within five years?
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
50
2024/25 50
2025/26 50
Total projected number of homes to be
150
completed in next 5 years
Basis of projections
Annual projected completions of 50 dwellings, given that the development is for
affordable housing and the high recent build rates achieved on the adjacent site
by the RSL (90 dwellings completed in 2019/20).
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Table 77: Gresham (phase II)
Site Name
Is the site available
now?

Gresham (phase II)
Yes – on 16/02/21 the Council’s Executive approved a 999 year lease of the land
to a Registered Social Landlord (RSL) in order that the site can be developed for
affordable housing.
Yes – the site is allocated for residential use in the HLP and is adjacent to
existing residential areas.

Does the site offer a
suitable location for
development now?
Is the site achievable
Yes – the RSL has submitted a development appraisal for 81 houses and
with a realistic prospect
apartments. The lease of the land and the appraisal are clear indications that the
that housing will be
RSL intends to develop the site in the short term. The RSL already has
delivered on the site
permission for 145 dwellings on Gresham phase I.
within five years?
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25 5
2025/26 50
Total projected number of homes to be
55
completed in next 5 years
Basis of projections
As the development is for affordable housing a build rate of 50 dwellings/annum
has been projected. It is projected that phase II will follow on directly from phase
I.

Table 78: Stainsby Hall Farm (phase III) and Stainsby Hill Farm
Site Name
Stainsby Hall Farm (phase III) and Stainsby Hill Farm
Is the site available
Yes – the Stainsby Hall Farm and Stainsby Hill Farm sites are in the control of 3
now?
volume housebuilders who have options on the site.
Does the site offer a
Yes – the site is allocated in the HLP and is in a location attractive to the housing
suitable location for
market. Phase II, which is currently being built out has averaged 71 dwellings per
development now?
year.
Is the site achievable
Yes – two volume house builders have indicated they intend to submit a planning
with a realistic prospect
application in 2021 for the Stainsby Hall Farm (phase III) part of the site and to
that housing will be
commence housebuilding in early 2023. The rapid build out of earlier phases has
delivered on the site
demonstrated strong demand for housing in this location.
within five years?
2021/22
2022/23
2023/24
2024/25 71
2025/26 71
Total projected number of homes to be
142
completed in next 5 years
Basis of projections
71 dwellings per annum based on build rate achieved on ongoing phase II. A
year projected between house builders’ projected start date and first completions.

Table 79: Hemlington Grange South
Site Name
Is the site available
now?

Hemlington Grange South
Yes. The site is owned by the Council. On 27/10/20 the Council’s Executive
adopted development guidance for the site to be used for marketing the site and
to select a preferred bidder.
Yes – site is allocated in the HLP as part of the wider Hemlington Grange site
and is adjacent to the new housing recently built at Hemlington Grange.

Does the site offer a
suitable location for
development now?
Is the site achievable
No – the site is in a location that is attractive to the market where housing
with a realistic prospect
development is viable. However, at this stage a preferred developer is not in
that housing will be
place. Whilst it is expected that development on the site will commence within 5
delivered on the site
years, there is currently insufficient robust evidence as required by the NPPF to
within five years?
demonstrate that the site will be delivered in 5 years.
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be
0
completed in next 5 years
Basis of projections
There is insufficient robust NPPF compliant evidence to demonstrate that the site
is deliverable.
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Table 80: Hemlington North
Site Name
Is the site available
now?

Hemlington North
Yes. The site is owned by the Council. On 27/10/20 the Council’s Executive
adopted development guidance for the site to be used for marketing the site and
to select a preferred bidder.
Yes – the site is allocated in the HLP as part of the wider Hemlington Grange site
which is under construction.

Does the site offer a
suitable location for
development now?
Is the site achievable
No – the site is to be marketed for affordable housing. At this stage a preferred
with a realistic prospect
developer is not in place. Whilst it is expected that development on the site will
that housing will be
commence within 5 years, there is currently insufficient robust evidence as
delivered on the site
required by the NPPF to demonstrate that the site will be delivered in 5 years.
within five years?
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be
0
completed in next 5 years
Basis of projections
There is insufficient robust NPPF compliant evidence to demonstrate that the site
is deliverable

Table 81: Newham Hall Farm
Site Name
Newham Hall Farm
Is the site available
No – site is in Council ownership but has not yet been released for development
now?
Does the site offer a
Yes – site is allocated in the HLP and is adjacent to existing residential areas
suitable location for
development now?
Is the site achievable
No – the site is in a location attractive to the market. However, as the site is not
with a realistic prospect
available now, in accordance with the NPPF it cannot be classed as deliverable
that housing will be
within 5 years. Given the large size of the site a master plan and disposal
delivered on the site
strategy will be required.
within five years?
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be
0
completed in next 5 years
Basis of projections
No homes have been projected to be delivered within 5 years as the site is not
available now, requires master planning, infrastructure planning and a disposal
strategy.
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Table 82: South of Guisborough Road (Nunthorpe Grange)
Site Name
Is the site available
now?
Does the site offer a
suitable location for
development now?
Is the site achievable
with a realistic prospect
that housing will be
delivered on the site
within five years?

South of Guisborough Road (Nunthorpe Grange)
Yes – the privately owned land at the east of the site and the north west of the
site are available now. The Council owned land has not yet been released to the
market.
Yes – the site is allocated in the HLP for 250 dwellings and is adjacent to existing
residential areas

Yes. A planning application 18/0786/FUL for 97 dwellings on the privately owned
land at the east of the site was refused in September 2020 and the decision
upheld on appeal. Revised proposals for 77 dwellings were submitted
(20/0658/FUL) in November 2020. Whilst the application has not been
determined at 1.04.21 there is a clear intention by the applicant to bring the site
forward within 5 years.
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25 35
2025/26 35
Total projected number of homes to be
70
completed in next 5 years
Basis of projections
Given the site does not yet have planning permission housing completions have
been projected from the 4th year onwards at an average industry build rate per
year.

Table 83: Ford Close Riding Centre
Site Name
Ford Close Riding Centre
Is the site available
Yes – site is control of a house builder
now?
Does the site offer a
Yes – site is allocated in HLP and is adjacent to existing residential areas
suitable location for
development now?
Is the site achievable
No - a planning application 20/0199/FUL for 69 dwellings was refused in
with a realistic prospect
December 2020 on the grounds that it did not achieve a high quality, high value
that housing will be
development. At 1.04.21 it is not known whether the applicant intends to submit a
delivered on the site
revised planning application.
within five years?
Projected number of homes to be completed in next 5 years
2021/22
2022/23
2023/24
2024/25
2025/26
Total projected number of homes to be
0
completed in next 5 years
Basis of projections
At 1.04.21 there is a lack of robust up to date evidence to demonstrate that the
site will be delivered within 5 years.
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