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INTRODUCTION 

This Local Plan consists of this revised Written Statement and a Proposals Map.   

It covers the period to 2011 and applies to the whole of the Borough of Newcastle under 
Lyme, as shown on the maps overleaf.  

The Development Plan 
The Statutory Development Plan for the Borough consists of this Local Plan, prepared by the Borough 
Council, and the following other plans, prepared jointly by Staffordshire County Council and Stoke on 
Trent City Council: 
 

• THE STAFFORDSHIRE AND STOKE ON TRENT STRUCTURE PLAN 
(Adopted in May 2001) 
 

• THE STAFFORDSHIRE AND STOKE ON TRENT MINERALS LOCAL PLAN 
(Adopted in December 1999) 
 

• THE STAFFORDSHIRE AND STOKE ON TRENT WASTE LOCAL PLAN 
(Adopted in February 2003) 
 

A Local Plan has to conform to national planning guidance, regional guidance and the Structure Plan for 
the area.   A Structure Plan provides the general policy context to which Local Plans must conform and 
also specifies how many houses and how much employment land will be required in future in each 
district. 

What a Local Plan does 

A Local Plan is a land-use plan to help guide future physical and environmental change in the interests of 
the wider community.  It proposes identified sites where a particular kind of development should take 
place, and it sets out general development control policies to be used when planning applications are 
made for any kind of development anywhere in the Borough. 

It is only one of a number of things that guide activity in the Borough and so its influence is limited.  The 
activities and strategies of other organisations will also have influence in their own fields.  However, this 
also illustrates another purpose of the Local Plan - to set the future land use and environmental context 
for other strategies and initiatives.  These include Borough-wide strategies such as the Local Agenda 21 
Strategy and area based initiatives such as the Single Regeneration Budget (SRB) areas.  The aim is not 
only compatibility between different areas of activity, but by seeking to work with each other, in 
partnership, organisations can help to ensure the most effective use of resources. 

The form of this document 
This document contains a written statement and a Proposals Map, which is enclosed at the back.  In the 
written statement there are ten sections: 

1. Sustainable development keynote  
2. Housing 
3. Employment and economic development 
4. Retail and town centres 
5. Transport 

6. Community facilities 
7. Natural heritage 
8. Built heritage 
9. Implementation and monitoring 
10. Sustainability appraisal 
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In each section except the last, there are policies and supporting text.  The policies are shown in 
 bold text  inside boxes.  Where the policies apply only to specific parts of the Borough, the Proposals 
Map shows the areas concerned with a cross-reference to the relevant policy number.     

The preparation of this Local Plan  

The process for preparing this plan was as follows: 

Public consultation on the Consultation Report – Summer 2000 

Approval of the Deposit Draft Local Plan – March 2001 

First deposit of Local Plan – May / July 2001 

Approval of Revised Deposit Draft Local Plan – January 2002 

Revised deposit of Local Plan – March / April 2002 

Public Local Inquiry – September / November 2002 

Receipt of Inspector’s Report – March 2003 

Deposit of Modifications to Local Plan – June / July 2003 

Local Plan adopted –October 2003 
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Aim and Objectives 

The following overall aim and objectives set out the aspirations and provide the direction for the new 
Local Plan.  The objectives link to the individual sections of the plan and are important because they 
provide the purpose behind polices and proposals and the reason for their inclusion in the plan. 

Overall Aim 

To help the Borough develop, in a sustainable way, to meet the needs and aspirations of its residents 
and businesses and improve the quality of life for all. 

Objectives 

1 Sustainable Development 

• To ensure that future development is as sustainable as possible, avoids pollution and conserves 
natural assets 

• To seek to improve the quality of the environment of the Borough by encouraging good design in 
all new development and to take all possible opportunities to improve and regenerate 
impoverished areas 

2 Housing  

• To help to meet the housing needs of the whole community 

3 Employment and Economic Development  

• To maintain and increase confidence in the local economy and attract inward investment 

• To provide the best possible environment to encourage and increase economic enterprise 
and employment  

4 Retail and Town Centres  

• To enable access to the widest range possible of shopping and commercial services for the 
resident population 

• To protect and enhance the vitality and viability of Newcastle Town Centre, Kidsgrove Town 
Centre and the other district centres 

5 Access and Transport 

• To reduce the need to travel while increasing accessibility for all 

• To help to provide a safe, efficient highway network and improve the viability of public 
transport 

• To encourage the use of public transport, cycling and walking 

6 Community Facilities 

• To provide a suitable environment for the provision of the widest possible range of 
community, cultural, educational, health, recreational and leisure facilities 

7 Natural Heritage 

• To protect, and where possible enhance, the biodiversity of the Borough 
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• To protect, and where possible enhance, valuable natural areas and features of the 
landscape of the Borough 

8 Historic Heritage 

• To help to maintain distinctiveness and foster interest in and concern for the heritage of the 
area 

• To protect and, where possible, enhance all valuable elements of the built environment 

Regeneration 

The core strategy of the new plan towards achieving its objectives is to continue the approach of 
regeneration that has been the cornerstone of planning polices in North Staffordshire for many years.  It 
is vital that, throughout the Borough, planning policies are aimed at providing the best possible 
opportunity for economic prosperity while improving the environment and the quality of life for all 
residents.  The plan has to meet the challenges of social and economic changes in both the rural and 
urban areas, whose futures are inextricably linked.   

In terms of the location of development, the aim towards a sustainable pattern of development means 
that new houses, employment, retail and other services should wherever possible be concentrated in and 
around the urban area.  This also has the effect of protecting the countryside from unnecessary 
development.   Complementary to this is the need to regenerate the urban areas so that so many of the 
negative aspects associated with them are removed. Within the urban areas, development should help 
to: 

• retain the integrity of existing communities 

• maintain and increase local population to support and improve facilities 

• tackle derelict or vacant land and buildings 

• provide homes, jobs and facilities close to each other  

• help renew urban infrastructure such as roads and main utilities 

• upgrade the quality of the urban environment 

 

Achieving the plan's aims and objectives 

The new Local Plan looks 10 years into the future at anticipated changes and its polices and proposals 
are intended to help guide change in ways that help to secure the overall aim and objectives. Most of the 
objectives - and certainly the all embracing aim - cannot be satisfied by the plan on its own, largely 
because the plan only has effect where development changes are proposed.  However, the impact of the 
plan is extremely significant and explicit objectives can help to ensure that this impact, at all times, moves 
in the right direction.   

Some of the objectives conflict with each other because land-use planning is concerned with resolving 
competing claims for the use of land.  Objectives as well as policies often pull in opposite directions.  
Where possible, the policies and proposals of the plan help to resolve the conflicts and set out priorities 
against which decisions can be made.  This is referred to in the Sustainability Appraisal. 

The Local Plan helps to guide private and public investment but is not itself able to commit financial or 
other resources to achieve proposals.  It complements other plans and strategies of the Borough Council 
such as its Community Plan, Local Agenda 21 Strategy, Economic Development Strategy and Capital 
Spending programme.  It also ties in with the plans and programmes of other public sector bodies such 
as the Highway Authority’s Local Transport Plan. 
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1 SUSTAINABLE DEVELOPMENT KEYNOTE 

INTRODUCTION  

Sustainable development is intended to be at the heart of government policy. "At its heart is the simple 
idea of ensuring a better quality of life for everyone, now and for generations to come.... It means 
meeting four objectives at the same time, in the UK and the world as a whole: 

• Social progress which recognises the needs of everyone; 

• Effective protection of the environment; 

• Prudent use of natural resources; and 

• Maintenance of high and stable levels of economic growth and employment.” 

(From A Better Quality Of Life – A Strategy For Sustainable Development for the UK – DETR, Crown 
Copyright 1999) 

Sustainable development is at the heart of this Local Plan.  It is enshrined in its general aim (see 
Introduction).  Development that improves the quality of life for the residents of the area is to be 
encouraged so long as it is not to the detriment of the environment in other ways and does not harm the 
environment for future generations.  The highest priority must be given to non-renewable resources: 
those things which if damaged or destroyed can never be replaced.  All development decisions must be 
subjected to the most rigorous scrutiny to ensure that the long term future is not sacrificed to short term 
expediency.  This includes not only what is developed, but where development takes place.  The pattern 
of development affects the way we behave; if we have to travel unnecessarily, we cause pollution and 
use more non-renewable resources. 

The Local Plan is a land-use plan.  There are many areas of activity in the environment that it does not 
cover.  It is nevertheless a corporate plan and reflects other Council commitments, policies and 
strategies.  The Council is committed to Agenda 21 and has adopted its own Local Agenda 21 Strategy 
aimed at applying sustainable development principles in all areas of Council activity.  Agenda 21 is not 
concerned only with the natural environment; it is concerned with sustainable development in its widest 
sense - the quality of our lives both now and in the future.  Thus concerns about crime, design, social 
facilities and education are all part of the Agenda 21 concept.   

Set out at the end of this section are the seventeen themes of Agenda 21 and how they relate to the 
policies in this plan.  Most are touched in some way by the plan, some being affected more profoundly 
than others.  The relevant policies of the plan are for the most part distributed throughout its seven issue 
based sections.  In this keynote section, policies are set out for easy reference and to give special 
prominence to key issues.   

The first policy is a general one, highlighting the concept of sustainable development itself.  Only in a few 
cases will development be entirely in accordance with the principles of sustainable development in all its 
aspects.  The calculation has to be in terms of whether the net effect of the development tends to have a 
positive or a negative effect on sustainable development - in other words whether it moves towards or 
away from the goal. 
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POLICY S1: SUSTAINABLE DEVELOPMENT 

• In determining planning applications for any type of development, the Council 
will have regard to the likely effect of the development on the general aim of 
moving towards increased sustainability.   To the extent that such matters are 
material to the consideration of a planning application, both direct and indirect 
effects will be taken into account, including transport implications, the use of 
water and non renewable resources and the management of waste. 

Renewable Energy  

A special policy on renewable energy is included here because of its significance in terms of sustainable 
development.  Clearly, new opportunities to create energy from renewable sources need to be 
encouraged and exploited, but it is accepted that some can be controversial.  The purpose of the policy is 
to emphasise the positive nature of renewable energy developments without undermining the normal 
concerns over the effects of any development on neighbours, residents and businesses in the Borough.  
A study has been undertaken at Regional level into the practicality of expanding such energy creation in 
the West Midlands. 

POLICY S2: RENEWABLE ENERGY 

• When considering any applications for development for the creation of energy 
from renewable sources, the positive contribution that such development makes 
towards sustainable development and the reduction of greenhouse gases shall be 
weighed against concerns raised in the context of other policies of the Plan aimed 
at preventing nuisance to neighbours and other adverse environmental effects.  

LAND, AIR AND WATER 

Land, air and water are the basic natural elements in the environment.  All are limited in supply or are 
prone to long-term or permanent pollution.  Each must be protected against loss or damage. 

The Green Belt 

The Green Belt is probably the most widely known planning tool.  It is a statutory policy and has been in 
operation since the 1950s.  It is not concerned principally with landscape quality but with the retention of 
open land.  The purpose of the North Staffordshire Green Belt is to prevent unplanned expansion of the 
conurbation, to prevent the merging of the surrounding towns and villages, to safeguard the countryside 
from encroachment and to assist in urban regeneration.  The Structure Plan reiterates the importance of 
the Green Belt though it allows consideration to be given to alteration of its inner boundary for high 
quality employment sites in exceptional circumstances.   

1.9 In this plan, the only significant change to the Green Belt from the previous Plan is at Chatterley, where it 
is proposed to amend the boundary to take out 15 hectares from the Green Belt to accommodate major 
employment development.  This change is specifically proposed in the Structure Plan and involves 
development on a total site area of 44 hectares, the remainder of which is previously developed land.  
(There is also a very small amendment affecting land at Harriseahead to deal with an anomaly in the 
previous Plan and a minor change at Talke in accordance with the recommendations of the Inspector.)  

1.10 The Green Belt policy, in preserving the open character of the land surrounding the conurbation, helps to 
direct development, where possible, to the urban areas.  This is an essential element of the regeneration 
strategy.  The policies to be applied in the Green Belt are based on those in the current Local Plan 
amended in accordance with government guidance and are set out below.  (All policies in the Plan apply 
equally, and attention is drawn particularly to policies elsewhere in the Plan on conversions of rural 
buildings, on replacement of dwellings and on landscape which apply within the Green Belt as well as 
outside it.) 
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POLICY S3: DEVELOPMENT IN THE GREEN BELT  

• Within the Green Belt, as shown on the Proposals Map, there will be a 
presumption against any form of development, subject to the following policies: 

i) Dwellings will not be permitted in the Green Belt even for persons solely or mainly 
employed in the locality in agriculture, as defined in Section 336(1) of the Town and 
Country Planning Act 1990, or in forestry, unless siting in the Green Belt is essential 
for the efficient operation of agriculture or forestry in the locality.  If permission can 
be given, dwellings should normally be sited within, and designed to fit in with, an 
existing group of dwellings or farm buildings. 

ii) Development for residential purposes of a small gap (no more than 1 or 2 plots in 
width) as an exception in the Green Belt, within the built-up area of the village of 
Keele, as defined on the Proposals Map, may be permitted so long as the gap makes 
no material contribution to the amenity of the locality. 

iii) Non-residential development may be permitted in the Green Belt if the applicant 
demonstrates that it is essential for the efficient operation of agriculture or forestry 
in the locality, cannot reasonably be located other than in the Green Belt and so long 
as its siting, access, layout, landscaping and design are acceptable. 

iv) The well-designed extension or alteration of an existing dwelling, or its replacement, 
may be acceptable as long as it does not result in disproportionate additions over and 
above the size of the original dwelling.  Where replacement is proposed, the new 
dwelling must not be materially larger than the dwelling it replaces and the applicant 
must demonstrate that replacement rather than alteration is justified. 

v) The re-use of an existing building, whether for residential or other uses, may be 
acceptable providing it does not have a materially greater impact than the present 
use on the openness of the Green Belt and the purposes of including land within it. 

vi) Development for sport or recreation uses of a predominantly open character, 
whether formal or informal, or for other uses of land that preserve the openness of 
the area, may be located in the Green Belt so long as it does not disrupt viable farm 
holdings.  Such development must use reclaimed land, or low grade agricultural land, 
where practicable.  Any buildings must be limited to those essential to the use and 
must be sited to minimise their impact on the openness of the Green Belt. 

Recycled Land 

1.11 Once land has been developed it is rare for it to be returned to an undeveloped state.  To prevent the 
unnecessary use of open land it is clearly sensible to use, where possible, land that has already been 
developed.   Such land is referred to as 'brownfield', as opposed to 'greenfield' sites, which are 
undeveloped open areas.  (See Glossary for precise definitions.)  This plan aims to ensure that 
opportunities offered by suitable vacant brownfield sites are taken in preference to greenfield sites where 
this is both practicable and in accordance with other policies.  It must be stressed that not all brownfield 
land is suitable for development; there may be other reasons such as its location, ecology or amenity 
value, why it should remain open.  But in general, brownfield land should always be considered first in 
preference to greenfield land.  

1.12 This emphasis on brownfield land is reflected both in the choice of sites for development proposals and in 
specific policies in the Housing Section.  Some brownfield land may also be derelict or even 
contaminated.  Under the Environmental Protection Act 1990, the Council has a duty to inspect land in 
the Borough to identify contaminated sites and to act as the enforcing authority for all contaminated land 
other than those sites designated 'special sites', for which the enforcing authority will be the Environment 
Agency.  Work on a new register of contaminated land is only in its early stages but when completed, and 
kept up to date, it will provide a valuable source of information.  Development of potentially contaminated 
land is to be encouraged if it results in the appropriate remediation measures being taken, but a great 
deal of caution is required both in assessing the nature of the risk and in determining and monitoring the 
appropriate remediation measures.   Contamination of land can occur in a variety of ways: through 
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previous uses on the land or through activities near to the land, brought by air or by seepage.  
Contamination caused by waste tipping can be a particular problem and the Environment Agency 
recommend that any development within 250m of a known landfill site requires special attention to 
ensure that no danger to health or safety of future users would be caused. The policy below sets the 
context for the encouragement of the use of previously developed land, but also imposes restrictions and 
cautions to ensure that the highest standards are met. 

POLICY S4: DEVELOPMENT AND BROWNFIELD, DERELICT OR POTENTIALLY 
CONTAMINATED LAND  

• Preference will be given to the development of brownfield land rather than 
greenfield land and to development schemes that allow the remediation of 
derelict or potentially contaminated land.  Where permission can be given for 
the use of land suspected of being contaminated (either from substances present 
on the site or from those migrating from elsewhere), or unstable, there will be a 
requirement to carry out appropriate site investigations and remediation 
measures prior to development. 

Agricultural Land 

1.13 Once land is developed, it can usually be redeveloped, but where its value lies in its intrinsic quality as 
agricultural land, development can be irreversible. There is a need to protect greenfield land, including 
the best and most versatile land defined as land in grades 1, 2 and 3a of the Agricultural Land 
Classification, from development that would cause it irreversible damage. Government guidance 
suggests that development should not be permitted on agricultural land unless opportunities have been 
assessed for accommodating development on previously developed sites and on land within the 
boundaries of existing urban areas. Where development of agricultural land is unavoidable, areas of 
poorer quality land should be used in preference to that of higher quality. In the Borough there are 
significant areas of previously developed land while agricultural land in grades 1, 2 and 3a is in relatively 
short supply. The need for development of agricultural land, particularly for housing, is unlikely to be 
sufficient to justify its use to any significant degree  There is also a need to protect all land from pollution 
but this is dealt with by the policy on protection of water resources. 

• POLICY S5: CONSERVATION OF AGRICULTURAL LAND 
• Development on agricultural land, including the best and most versatile land, 

defined as land in grades 1, 2 and 3a of the Agricultural Land Classification, will 
not be permitted unless it can be demonstrated that the development cannot be 
accommodated on previously developed land and on land within the boundaries 
of existing urban areas.  Where development of agricultural land is unavoidable, 
areas of poorer quality land should be developed in preference to that of a higher 
quality.  Development which would materially harm the viability of existing 
farmholdings will not be permitted. 
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Air Quality 

The quality of the air we breathe is increasingly under scrutiny.  Under the Environment Act 1995, local 
authorities are required to review and assess air quality within their area in relation to levels of specific 
pollutants prescribed by regulation.  This work is to be carried out within the framework of the National Air 
Quality Strategy set out by the government and local authorities are to produce their own Air Quality 
Strategies.   

Measures to improve air quality are to be taken across a wide range of activity areas, including land-use 
planning and transportation.  Specific policies are to be found in this plan in the section on transport.  The 
policy below sets out a general framework for the relationship between land-use planning and the Air 
Quality Strategy and is intended to be sufficiently flexible to remain relevant as work on the Strategy 
develops. 

• POLICY S6: AIR QUALITY  
• The Council will resist development that would be likely to cause, either directly 

or indirectly, an increase in air pollution that would contravene approved 
pollution levels or exceed levels that would affect sensitive habitats.  
Development will not be permitted in locations where people would be likely to 
suffer the effects of pollution above approved levels or where there would be 
significant harm to the environment.  

Water Pollution 

1.16 Prevention of pollution to water resources is an important aspect of sustainable development.  It is 
always extremely costly, and in some cases it is impossible, to purify water that has become polluted.  
Measures need to be taken both to ensure that sewerage and sewage disposal facilities are not 
overloaded and to prevent direct discharge of polluting substances to watercourses or groundwater.  For 
surface water, sustainable techniques such as porous pavements, balancing ponds or soakaways should 
be considered first, to reduce the quantity and velocity of run-off. However, it is important that only clean, 
uncontaminated water should be discharged to ground. In the case of a contaminated site, the 
disturbance of the land itself can mobilise pollutants already present even though discharge from the 
proposed development will be dealt with effectively.  This too must be prevented, and in such cases, 
applicants will need to demonstrate that measures to mitigate contamination will be sufficient to avoid 
increased pollution of water resources.  Foul sewerage should be connected to the public system 
wherever possible though alternative arrangements may be agreed with the Environmental Agency.  
Currently the requirements are set out in DETR Circular 3/99.  Advice on all matters of drainage should 
always be sought from the Environment Agency. 
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POLICY S7: PREVENTION OF WATER POLLUTION 

• The Council will resist development that would materially harm the quality or 
ecology of watercourses or water bodies or damage groundwater resources.  All 
development should be served by effective arrangements for the disposal of foul 
sewage, trade effluent and surface water as follows: 

i) Sustainable drainage techniques for surface water run-off should always be 
considered first in any new development where ground conditions are appropriate.  
Adequate reasons will be required if alternative forms of surface water drainage are 
chosen.  

ii) For foul sewage, connection should be made to the public sewerage system where 
this is physically feasible and reasonable. 

iii) Where increased sewerage and/or sewage treatment capacity is required, 
development will not be allowed to be occupied before the improved facilities are 
brought into use.  Where necessary, the Council will expect to ensure the phasing of 
development and infrastructure provision by the imposition of suitable conditions on 
any planning permission or  through a formal planning obligation entered into 
voluntarily by the developer. 

iv) Development involving the storage of oils or chemicals will be resisted unless 
measures are incorporated to prevent discharge to watercourses or groundwater. 

v) In areas not served by public foul sewers, development will only be permissible if it 
can be demonstrated that satisfactory alternative sewerage arrangements can be 
made. 

Flood Defence 

1.17 Flooding puts life and property at risk and can also cause pollution by overloading both natural and 
artificial drainage.  It is necessary to ensure that development does not take place in locations unduly 
liable to flooding or that would increase the risk of flooding elsewhere.  The policy below refers to known 
'areas at risk of flooding' but it must be recognised that there will be other areas that are liable to flooding.  
Consultations with the responsible authority (at present the Environment Agency) on individual cases 
may identify the need to take similar precautionary measures on land not forming part of the recognised 
areas at risk of flooding.  The use of sustainable drainage techniques, as required in policy S7, should 
also be of benefit. 
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POLICY S8:  FLOOD DEFENCE 

• The Council will resist development, including the raising of land, in areas at 
risk of flooding, as shown on the Proposals Map (subject to detailed analysis by 
the responsible authority).  In such areas, the Council will require a Flood Risk 
Assessment in accordance with PPG25.  Development will not be permitted if it 
results in any of the following: 

i) An unacceptable risk of flooding either at the location of the development or 
elsewhere. 

ii) Hindering access to watercourses for maintenance. 
iii) An unacceptable loss of areas naturally at risk of flooding.  
iv) Extensive and unacceptable culverting. 
v) Unacceptable damage to the integrity of existing flood defences. 
vi) Unacceptable increase in surface water run-off unless this is satisfactorily 

ameliorated by water balancing facilities.  

BIODIVERSITY  

1.18 Preserving natural history and encouraging biodiversity is a fundamental component of sustainable 
development.  It involves the conservation and enhancement of habitats and physical features and the 
maintenance of wildlife.  All habitats provide opportunities for conservation and enhancement and can 
benefit from sympathetic management.  They include woodland, wetland, grassland, heathland, rivers 
and other water bodies.  In land-use planning, the first responsibility is to safeguard valuable resources 
from damage by directing development away from the most important sites.  The section on Natural 
Heritage contains detailed policies for key sites and the protection of habitats and flora and fauna.  The 
policy below is intended to set the context and provide a basis for taking full account of nature 
conservation interests in all aspects of development throughout the plan area. 

• POLICY S9: NATURE CONSERVATION 
• In determining applications for development, the Council will endeavour to 

protect resources of nature conservation value whether covered by formal 
designation or not.  The enhancement of the Borough's nature conservation 
resource and sympathetic land management will be encouraged wherever 
possible. 

QUALITY OF LIFE  

1.19 The quality of life enjoyed by all the population, both now and in the future, is at the heart of sustainability 
and Agenda 21.   Quality of life is made up of many parts and is to some extent a personal matter; one 
person’s perception of the important elements of his or her quality of life may be very different from 
another’s.  The way an activity carried out by one person affects another’s life is only in some instances 
relevant to land use planning decisions, but it is at the heart of the exercise of development control.  To 
some extent, all the policies in the plan are concerned with making sure that in the competing claims for 
the use of land, activities are not allowed that would be to the detriment of activities already taking place.  
Things that can harm the quality of life are wide ranging; they can include noise, crime, odours, loss of 
accessibility, lack of light, too much light, inconvenience, lack of privacy, intrusive views and many others.  

The policies of this Plan deal with development and the change of use of land.  Decisions about where or 
whether development should be allowed clearly have impact on the quality of life, particularly where there 
is a potential conflict caused by one activity interfering with another. However, in considering such 
conflicts, the question of degree of damage is crucial and it is unreasonable to make decisions on the 
basis that all change is bad.  The first policy sets out a general framework and will be used where no 
other specific polices apply.  It will always be a matter of fine judgement as to what degree of harm is 
reasonable and it could be expected that where this policy is used to refuse development, the Council will 
provide appropriate evidence to demonstrate that the loss of quality of life is significant. 
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• POLICY S10: QUALITY OF LIFE AND THE PUBLIC INTEREST 
• In determining planning applications for any type of development, the Council 

will have regard to the likely effect on the quality of life of people in the locality.  
To the extent that such matters are material to the consideration of a planning 
application, development may be refused if it is considered that an unreasonable 
loss in quality of life would be caused, whether by direct or indirect effects, and it 
would not be practicable for the development to alleviate, or mitigate, such 
effects. 

The government has recognised that the fear of crime is of paramount concern to many members of the 
community.  The Crime and Disorder Act 1998 requires a partnership approach where many agencies 
play their part within an overall strategy.  Land-use planning has an important role to play both in 
reducing crime and in helping to create a feeling of safety for anyone living in, or enjoying some activity in 
the environment.  Sometimes this is a question of design and the special policies on design contain the 
appropriate references.  Sometimes it is a question of taking care when locating different uses close to 
each other.  It is a difficult area because it concerns personal behaviour which is not caused directly by 
development, but by the misuse of development.  It is also a phenomenon that is likely to vary over time 
as habits and fashions change. However, a policy is included to ensure that these concerns are given 
proper consideration. 

Where the possibility of nuisance from particular types of development is a key issue - such as odours 
from take-away food outlets or traffic from a variety of activities - these are covered in specific policies.  
Special attention is given in policies S12 and S13 on the potential nuisance of noise and light spillage.  
Noise nuisance can be minimised through the development control process by endeavouring to ensure 
that development that may cause noise (whether directly by the activity itself or indirectly by the traffic 
generated) is not located near to noise sensitive areas such as residential areas, hospitals or schools.  
This possibility may arise when permission is sought either for the noise generating activity or for the 
noise sensitive development.  The nuisance caused by unwanted light is not a new one though it has 
received more attention recently.  It can be caused by floodlighting, badly designed highway lighting and 
even intruder protection.  In the countryside it can take away the potential 'tranquillity' of an area and 
interfere with observation of the night-time sky. 

1.23 From time to time, issues arise of possible danger to health from aspects of modern technology.  There is 
sometimes widespread concern in such cases whether or not any reliable scientific evidence is available 
that justifies it. The Courts have ruled that health considerations and public concern can in principle be 
material considerations in determining applications for planning permission. Policy S14 is intended to 
help the Council ensure that the best possible information on danger to health is sought and consulted 
where a significant danger to health is perceived to exist. In the absence of relevant authoritative 
scientific advice and Government policy on that advice, applicants may be required to produce 
authoritative evidence that there is no unacceptable risk to health from the development proposed. 

• POLICY S11: CRIME AND DISORDER 
• The potential effect on the incidence of crime or disorder, or fear of crime, 

arising from development or the siting of one development near to another will 
be a material consideration in determining planning applications. 

• POLICY S12: NOISE NUISANCE 
• In considering applications for development of any kind, the Council will take 

into account the possible conflict between neighbouring activities, existing or 
proposed, in terms of noise nuisance.  Where potential noise nuisance cannot be 
minimised to an acceptable degree by insulation or attenuation measures, or 
through time restrictions, and achieved through planning conditions, 
development may be refused. 

 
• POLICY S13: LIGHT SPILLAGE 
• Where new lighting is provided it should be designed and sited in such a way as 

to minimise light spillage, particularly where this affects light sensitive areas 
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such as residential areas, highways, wildlife areas or areas affecting astronomical 
observation or the character of the open countryside. 

 
• POLICY S14: POTENTIAL DANGER TO HEALTH 
• Where there is a widespread perception that a particular feature or process 

involved in a proposed development can give rise to a potential danger to health, 
the Council will have regard to the relevant authoritative scientific advice and 
Government policy on that advice.  In the absence of such advice and policy 
applicants may be required to produce relevant, authoritative evidence that 
there is no unacceptable risk to health from the specific development, and the 
Council will have regard to the weight of that evidence. 

 

THE DESIGN OF DEVELOPMENT 

1.24 Also of key importance to quality of life is the design of the development and its relationship to the 
environment around it.  Design concerns aesthetics, utility and the relationship between human activity 
and the land and buildings on which it takes place.  Good design helps people to use the building or 
space for the purpose for which it was intended.  At best it can give pleasure and even has the power to 
inspire.  It can also create a feeling of security. 

 

1.25 The Government’s Planning Policy Guidance (PPG1) emphasises that: 

“Good design should be the aim of all those involved in the development process and should be 
encouraged everywhere.  Good design can help promote sustainable development; improve the quality 
of the existing environment; and reinforce civic pride and a sense of place….” 
“….The appearance of proposed development and its relationship to its surroundings are, therefore, 
material considerations in determining planning applications.” 

 

The first design policy sets out the key principles of design and also refers to other aspects that need to 
be considered as part of the design process.  These include measures to 'design out' crime, (such as 
streets and spaces that are overlooked and clear definitions of ownership) and measures to conserve 
energy and water (such as harvesting and the use of rainwater, the re-use of 'grey water'  and water 
saving devices and practices) and measures which facilitate the use of secondary aggregates and 
recycled materials where this is environmentally and economically acceptable. 

 
• POLICY S15: THE DESIGN OF DEVELOPMENT 
• The external design and appearance of all new development or extensions and 

alterations to existing buildings must be in visual harmony with the character of 
the area in which the development is situated.  Buildings should be designed, 
massed and grouped together so that in conjunction with varied space between 
buildings and imaginative landscape treatment they create notable architectural 
compositions that add distinction to their surroundings and seek to maintain 
local distinctiveness. 

• Where appropriate, provision should be made to incorporate existing trees and 
other site features contributing to the character of the site, and to provide 
landscaping and new planting proportionate to the scale of the built 
development. 

• In addition, measures to 'design out' crime must be incorporated in the design at 
an early stage.   

• The use of renewable energy sources and techniques will be encouraged in the 
design of new development though this should not be at the expense of good 
design.  Consideration will be given to the implementation of energy efficient 
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heating and lighting systems in new development and refurbishment.  
Consideration will be given to measures that will conserve water and the 
conservation of raw materials through the use of secondary aggregates and 
recycled materials will be encouraged in the design of new development. 

1.26 Policy S15 will not stifle good modern design.  To be in visual harmony with its environment the design of 
a development does not necessarily have to slavishly follow the architectural style and materials of its 
surrounding structures.  Selective and careful use of modern materials, together with innovative design 
approaches to both landscape and building, can produce new developments that are in visual harmony 
with the character of an area. 

1.27 The Planning Policy Guidance also emphasises that: 

“Applicants for planning permission should, as a minimum, provide a short written statement setting out 
the design principles adopted as well as illustrative material in plan and elevation.  This material should 
show the wider context and not just the development site and its immediate surroundings.  Inclusion of 
perspective views can also be of value.  Such material will be particularly important in relation to complex 
or large-scale development proposals, and those involving sensitive sites.  For straightforward or small-
scale proposals, this level of detail is unlikely to be necessary.  Instead, illustrative material might simply 
comprise photographs of the development sites and its surroundings, drawings of the proposed design 
itself and, where appropriate, plans of the proposed layout in relation to neighbouring development sites.” 

1.28 In line with this guidance the Council is committed to securing the best possible standards in the design 
of significant new development.  For schemes that are deemed to be 'significant development proposals', 
planning permission applicants will be required to submit (in addition to the standard full set of scaled 
drawings and plans) a short written design statement, not exceeding 2 sides of A4, setting out those 
matters specified in Policy S16 below. In addition the written statement should describe the conformity of 
the proposed development with any relevant Supplementary Planning Guidance.  Applicants should seek 
advice from the Council at the earliest possible stage to ascertain whether an application will be classed 
as 'significant' prior to making a formal application.  In all other situations, though a design statement will 
not be required, the same criteria will be applied in determining the application.  The definition of 
'significant' in this context is not set out and whether a particular proposal falls within the scope of Policy 
S16 will be determined by the Council on its merits.  Applicants should seek advice at as early a stage as 
possible. 

1.29 In addition to the above commitment, the Council will also strongly encourage all organisations involved 
in public sector developments to ensure that their proposals are in accordance with Policy S15 and that 
the design criteria in Policy S16 are applied where appropriate.  Not all public sector developments 
require formal planning permission and the Council’s powers are therefore limited.  However, where there 
is no requirement for planning permission, the Council will encourage the agencies authorising the 
development to respect the character and appearance of the site surroundings when the proposals are 
being designed.  
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• POLICY S16: WRITTEN DESIGN STATEMENTS FOR 'SIGNIFICANT 
DEVELOPMENT PROPOSALS' 

• Applicants for 'significant development proposals' will be required to submit 
short written design statements describing how the proposed development 
responds to Policy S15 and describing its siting, layout, heights, massing and 
architectural style in relation to the following matters, as far as each is relevant: 

i) The character of the surrounding area, adjoining spaces and buildings. 
ii) Views outwards from the site, inward views of the site and its skyline silhouette and 

prominence. 
iii) Landscape and nature conservation characteristics and features in and surrounding 

the site. 
iv) Adjoining structures, their roof, parapet and storey height lines and established 

building lines. 
v) The design concept and manner in which the proposed development: 

•  a) relates to its surroundings in character, massing and proportions, detailing, 
•           design and materials 
•  b) achieves an overall design quality and composition rather than fragmented  
•      building disposition. 

vi) Site circulation, with especial reference to pedestrian and cycle movement and 
linkages. 

vii) The contribution of the proposal to the enhancement and protection of a 
Conservation Area or any listed building to which it relates. 

viii) Crime prevention and security measures incorporated in the proposals. 
• ix) The manner in which the proposal conforms with the principle of sustainable 

development.17: DESIGN OF NEW BUILDINGS AND SIGNIFICANT 
ALTERATIONS TO EXISTING 

  
 

POLICY S17: DESIGN OF NEW BUILDINGS AND SIGNIFICANT ALTERATIONS TO 
EXISTING BUILDINGS 

• In determining applications for development that involves the erection of new 
buildings or the significant alteration to the external appearance of an existing 
building, the Council will have regard to the following: 

i) The design criteria listed in Policy S16. 
ii) The architectural character of any building intended to be altered. 
iii) The character of the buildings and the area in which the development is proposed 

to be situated. 
iv) Developments that are unsympathetic to the overall environmental quality of a 

locality will be resisted. 

1.30 A Village Design Statement has been prepared by Madeley Parish Council and Madeley Conservation 
Group in partnership with the Borough Council and has been adopted by the Borough Council as 
Supplementary Planning Guidance.  Similar work is proceeding in Whitmore and others may follow.  
Applicants for permission for development within the areas covered will be expected to take account of 
their provisions. 
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2 HOUSING 

INTRODUCTION 

Housing is the most important basic human need that land-use planning can affect directly.  It is also a 
type of development that, if left to the market, with no planning control, can easily damage the 
environment. Care is needed to facilitate and encourage the development of housing to serve identified 
needs and aspirations while at the same time exercising the right degree of control both to protect the 
environment and to ensure satisfactory standards of housing. 

The most important factor in decisions as to where new dwellings should be built is sustainability - 
creating a pattern of land use that minimises the use of scarce resources and the need to travel.  As set 
out in the Keynote section, this includes the regeneration of the urban areas and the protection of the 
countryside.  Government Planning Policy Guidance on housing (PPG3) emphasises the need to “give 
priority to re-using previously developed land within urban areas, bringing empty homes back into use 
and converting existing buildings, in preference to the development of greenfield sites”.  The current 
Regional Guidance (RPG11, April 1998) asks for an improvement in the current 61% contribution that 
previously developed (known as 'brownfield') sites make to new housing development and the Structure 
Plan sets an indicative target of 70% to be achieved in the Borough.  But it is not simply a question of 
'cramming' more development into urban areas; if urban living is to be attractive, then the quality of the 
urban environment is a vital issue.  

A further aspect of the provision of housing is the particular type of housing need or aspiration that must 
be met.  Most needs can be met through the housing market - bought and sold or rented according to the 
means available; but housing is also needed by those who cannot afford even the cheapest 
accommodation available without subsidy.  At the other end of the market, there are high quality 
dwellings available at high prices which are affordable only by a few.  For the economic and social well 
being of the area, all sectors of housing need should be able to be satisfied - if possible in the urban as 
well as the rural area - but this must be accomplished without damaging the environment. 

The County Structure Plan requires that sufficient land should be allocated to enable 3,000 dwellings to 
be completed in the Borough during the period from 1996 to 2011.  This figure is the result of county-wide 
and regional calculations of housing need made in the context of national policies and predictions.  It is 
intended to reflect local housing need and cater for predicted migration.  It is for the Local Plan to decide 
how this allocation will be met.  First, a calculation has to be made of the number of new dwellings that 
have already been built since the 'base date' of the Structure Plan and those that have already been 
committed (i.e. given planning permission) and, therefore, do not have to be identified as part of this plan. 
The result of this calculation is that no new dwellings need to be found as part of this Local Plan. (See 
Table 2.1 in Appendix 2 which shows a technical over-provision of 1).  (This revised calculation has been 
made on the basis of a starting date for the Local Plan of April 2002.) 

The 'commitments' do not include sites from the previous Local Plan that did not receive a permission. 
These no longer have a presumption in favour of housing development.  

During the life of the plan, planning permission for housing will be granted on many small sites that have 
not been specifically identified.  These are perfectly acceptable so long as permission is given in 
accordance with the general policies of the plan.  (These unidentified sites are sometimes referred to as 
'windfalls').  Many sites will arise through the redevelopment of land previously used for other activities, 
such as industry, which is no longer suitable for the purpose.  Where such redevelopment is in 
accordance with the general objectives of the plan, and will not exceed the County Structure Plan 
allocation, it should be encouraged as it assists regeneration.  An estimate has been made of the number 
of 'windfall' sites that are likely to arise during the plan period.  (See Tables 2.2, 2.3 and 2.4 in Appendix 
2.) The total number expected is likely to result in an over-provision in relation to the Structure Plan 
allocation. 

The data on commitments referred to in paragraph 2.4 can be used to calculate the number of years for 
which there will be sufficient land for house building, known as the 'land supply'.  Table 2.5 in Appendix 2 
shows that there is a nine year land supply.  On this basis, no new sites are proposed in this plan.  When 
the windfalls are added, it can be seen that the Structure Plan figure is likely to be met in full before the 
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end of the plan period (as shown in table 2.1), but it is envisaged that the plan will be reviewed roughly 
half way through the remaining plan period to ensure that the identification of sites for housing 
development keeps pace with demand.   

GENERAL POLICIES 

The first policies in this section set out the framework for determining whether planning permission 
should be given for housing development on sites brought forward as windfalls.  

Policies in the Sustainable Development Keynote Section set out the basic requirements for all 
development.  Like any other development, housing should not put undue pressure on services, should 
be adequately accommodated by the road network and should neither suffer nor cause water pollution 
and should facilitate the use of secondary and recycled aggregates in preference to primary aggregates 
where practicable in construction.  Most of these policies will determine how development should be sited 
and designed.  The policies set out below are largely concerned with whether, in any particular location, 
housing development should, in principle, be permitted and should facilitate the use of secondary and 
recycled aggregates in preference to primary aggregates where practicable in construction. 

Policies H1 and H2 aim to protect the open countryside from inappropriate development.  As far as 
possible, new development should be concentrated in the existing built up areas, both to protect the 
countryside from encroachment and damage and to help to create a sustainable pattern of development.   
These include the main urban areas of Newcastle and Kidsgrove and a number of selected villages 
defined clearly by ‘village envelopes’ on the Proposals Map.  

In spite of this need to protect the countryside, it is accepted that rigid control against any development 
within the rural area, including within villages, can create problems.  In particular, people growing up in a 
village can be forced to move out because they cannot find or afford any property available.  Where this 
is a question of cost, there are policies targeted at 'affordable housing' which are set out later.  As far as 
general housing supply is concerned, it is envisaged that sufficient numbers of new dwellings will be 
created in a variety of ways in the rural area.  Examples are conversions of non-residential buildings, 
redevelopment of existing buildings and new houses that can be strictly justified in terms of agricultural 
need.  

The Council's policy on the replacement of dwellings in the Green Belt is set out as Policy S3 in the 
Sustainable Development Keynote Section.  A similar, but less stringent, restriction is applied in non-
Green Belt areas of the countryside.  The purpose is to make sure that the policy on replacement of 
dwellings is consistent with the policy on new development.  

POLICY H1: RESIDENTIAL DEVELOPMENT: SUSTAINABLE LOCATION AND 
PROTECTION OF THE COUNTRYSIDE 

• Permission for residential development will only be given where one of the 
following requirements are satisfied: 

i) The site is within the urban area of Newcastle or Kidsgrove*. 
ii) The site is within one of the 'village envelopes' as defined on the Proposals Map. 
iii) It is essential for the proper functioning of a viable enterprise of agriculture or 

forestry that residential accommodation for a person or persons engaged in that 
enterprise is available in the precise location proposed and there is no alternative. 

iv) The development consists of affordable housing permissible under the terms of 
Policy H12. 

v) The development consists of the conversion of a rural building in accordance with 
Policy H9. 
• Where permission is given under clauses (iii) or (iv), any new buildings should be 

sited within an existing group of dwellings or farm buildings and designed to fit 
in with them. 

(*'Urban area' refers to any land on the inside of the inner boundary of the Green Belt. See Glossary for a 
fuller explanation.) 
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POLICY H2:  REPLACEMENT OF DWELLINGS IN THE OPEN COUNTRYSIDE 

• A dwelling may only be replaced by a new dwelling in the countryside* if its use 
as a dwelling has not been abandoned. 

• Any replacement dwelling deemed to be acceptable should be well designed and 
sympathetic to its immediate environment.  In particular, the scale, location, 
materials and design of any acceptable replacement dwelling should fit in with, 
and not detract materially from, the character of the surrounding rural 
landscape and any other dwellings in the vicinity. 

(*'Countryside' refers to all the land in the Green Belt and the land beyond it.  See Glossary for a fuller 
explanation.) 

Policies H3 to H9 are aimed at giving priority to recycling both buildings and land, particularly in urban 
areas, in line with government policy, but ensuring that environmental standards are not compromised.   

There may be pressure by developers to exceed the Structure Plan housing allocation.  In practice, a 
certain amount of over-provision later on in the plan period may not pose a problem, but it would clearly 
be better to privilege those developments that are wholly in accord with all policies over those that 
comply only with some. With a low overall housing allocation, it is unlikely that the County Structure 
Plan’s indicative target of 70% will be achieved, unless a significant number of greenfield permissions are 
not implemented.  In accordance with PPG3, and to keep as close to the target as possible, Policy H3 
ensures that no additional greenfield development will be allowed while there is a chance that the overall 
allocation will be exceeded.  

There are many opportunities for creating housing without taking more land into development and these 
need to be encouraged where possible. Firstly, unused land, sometimes within a residential curtilage, or 
adjoining a residential area, can provide suitable development land, but care must be taken to ensure 
good design and avoid the unsatisfactory cramming of new housing developments onto backland sites  
or removing other beneficial uses such as garage courts.  Secondly, under-used buildings, or parts of 
buildings such as the upper floors of shops, can provide new accommodation appropriate to certain types 
of housing need.  Accommodation provided in this way must meet all required standards and care must 
be taken to ensure that re-use does not result in conflict between residential use and other activities in 
the vicinity.   

There is also a need to protect the character of certain residential properties and areas that currently 
enjoy a high quality environment.  Not all 'brownfield' development is necessarily appropriate, because it 
is important to preserve the quality of the urban environment.  The purpose of the policy is two-fold:  

(i) to protect the amenity of existing residents; and  
 
(ii) to help to preserve the quality of the environment in the area, however small, for the contribution it 

makes to the overall stock of dwellings. 

The second point is important in terms of sustainability.  Although urban land should be used rather than 
rural land where appropriate, this must not be an excuse for overcrowding the urban environment.  It is 
important that such pockets of high quality residential townscape and individual houses of intrinsic merit 
that already exist are preserved, so that as full a range of housing types as possible can be provided, 
particularly in the urban areas. The areas concerned are all urban except for one in Betley, which is 
within a village envelope.  There are similar areas in the countryside but they are already protected by 
Policy H1 or the Green Belt and do not need the added protection of Policy H7.  

The final policy in this group is concerned with the re-use of rural buildings.  Agriculture is going through 
considerable and increasing change.  Re-using agricultural and other rural buildings for housing can be 
an appropriate way of allowing organic change in the countryside.  However, priority must be given to re-
using such buildings for employment purposes, to help to compensate for the reduction in agricultural 
employment and provide opportunities for diversification.   
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POLICY H3:  RESIDENTIAL DEVELOPMENT - PRIORITY TO BROWNFIELD SITES  

• On sites where other policies of the plan indicate that residential development 
would be acceptable, permission will not be given on a greenfield site if records 
and analysis of completions and permissions indicate that the housing allocation 
given in the Structure Plan is likely to be exceeded during the plan period.  

 

POLICY H4:  HOUSING DEVELOPMENT AND RETENTION OF PARKING FACILITIES 

• Planning permission will not be granted for additional dwellings on garage 
courts or communal parking areas unless one of the following is satisfied: 

i) The car parking facilities serve no local need. 
ii) Alternative parking with equivalent or better capacity and accessibility is proposed. 
iii) The car parking facilities that would remain would be satisfactory for the identified 

demand. 
 

POLICY H5: BACKLAND AND INFILL SITES 

• Planning permission will not be granted for additional dwellings on backland or 
infill sites where such development would be harmful to the form and character 
of the area generally, or the amenities of adjacent residents in particular, 
because of the unsatisfactory disposition and inter-relationships of buildings, 
spaces and accesses. 

 

POLICY H6:  ENCOURAGEMENT OF THE PROVISION OF LIVING ACCOMMODATION BY THE 
CONVERSION OF EXISTING NON-RESIDENTIAL URBAN BUILDINGS 

• Proposals for the conversion and adaptation of existing non-residential buildings 
in urban areas to provide additional living accommodation will be considered 
favourably, and encouraged for their contribution to sustainability objectives, so 
long as the following requirements are met: 

i) The development should not be likely to create conflict with nearby uses or damage 
local amenity. 

ii) Separate pedestrian access must be provided to the living accommodation. 
 

POLICY H7: PROTECTION OF AREAS OF SPECIAL CHARACTER  

• In areas shown on the Proposals Map at Porthill Bank, Sandy Lane/Brampton, 
and Seabridge Lane, Betley (North) and Wolstanton, the Council will seek to 
preserve the unique character of the areas, consisting mainly of large houses in 
extensive plots, and will not permit development that would be detrimental to the 
overall character of the area or that  would result in the further sub-division of 
plots or the loss of, or adverse effect on, visually significant trees. 

 

POLICY H8: LARGE RESIDENTIAL BUILDINGS  

• Where development is proposed that would irreversibly take large houses of 
intrinsic merit out of residential use or change their character or the character of 
their environment by subdivision of the buildings or their curtilages, permission 
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will only be given if the Council is satisfied that the loss would not be detrimental 
to the overall stock of such types of accommodation in the Borough. 

 

POLICY H9:  CONVERSION OF RURAL BUILDINGS FOR LIVING ACCOMMODATION 

• Before the conversion of rural buildings for living accommodation can be 
considered, evidence must be provided to show that the applicant has made 
every reasonable attempt to secure a suitable business use for the premises, 
subject to Policy E12 (in Employment and Economic Development Section). 

• So long as the above criterion is satisfied, conversion for living accommodation 
of a rural building in a sustainable location will be considered favourably 
provided that all the following requirements are met: 

i) The Council must be satisfied that the building was constructed for, and has 
previously been used in connection with, an authorised activity. 

ii) Convincing evidence must be produced that the superstructure of the buildings is of 
permanent and sound construction, it does not require reconstruction extension or 
substantial alteration and its form, bulk and general design is in keeping with its 
surroundings. 

iii) Applications must include the details of the scheme proposed. 

iv) All utility services for the proposed living accommodation must be underground. 

v) New dwellings must not be established within 400 metres of an existing livestock 
unit. 

vi) A survey must be undertaken to ascertain whether any statutorily protected wildlife 
species are present, and if so, measures must be taken to provide for their 
conservation. 

vii) The Council must be satisfied that there will be no adverse effect from the activities 
associated with the use of the building for domestic purposes. 

• viii) The design of the proposal should support the conservation and enhancement of 
local countryside character and distinctiveness. 

• In relation to clause (vii) in particular, the Council may choose to remove 
'permitted development' rights if permission is to be given.    

SITES WITH CURRENT PLANNING PERMISSION 

The calculation of the housing allocation refers to a number of sites with valid planning permissions.  In 
most cases, it is assumed that they will be developed during the plan period.  (The calculation set out in 
the appendix takes account of a number of permissions whose implementation remains uncertain.)  
PPG3 makes it clear that there should be no automatic renewal of residential permissions.  The following 
policy clarifies the Council’s position in regard to the renewal of the current permission in the case of 
three sites of over 1 ha.  These are limited to the brownfield, or largely brownfield, sites.  For any sites 
over 1 ha not included in the list, it could not be assumed that the Council would renew the permission.   
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POLICY H10: RENEWAL OF EXISTING PERMISSIONS FOR RESIDENTIAL                             
DEVELOPMENT 

• On the following sites, as shown on the Proposals Map, for which planning 
permission has already been granted for residential development, it is the 
Council's policy that permission would be renewed during the plan period, 
broadly in the same terms as currently given, unless new factors, including policy 
guidance from central government, or other material considerations indicate 
otherwise: 

• 1) Talke Road (former Michelin warehousing) 2.2ha estimated 60 dwellings 

• 2) Fanny Deakin, Chesterton   1.56ha estimated 50 dwellings 

• 3) Wolstanton     6.70ha estimated 240 dwellings 

• Reference to numbers of dwellings are purely estimates and carry no policy 
implication. 

AFFORDABLE HOUSING 

Throughout this plan, the term affordable housing includes both 'low-cost' housing - housing available 
through the market at a low price, and social housing - available at a subsidised or otherwise assisted 
rent or purchase arrangement through a local authority, housing association or other social landlord.  
What housing may be considered to be 'low-cost' will vary according to location and average earnings.  In 
the Borough, the figure of £40,000 at 1997 prices is considered to be an appropriate threshold. 

In accordance with Circular 06/98, the approach of the Plan will be to endeavour to provide, and allow the 
provision of, affordable housing to meet identified need. Much of the new affordable housing provided in 
the Borough will be developed by Registered Social Landlords (RSLs) on sites they have identified 
themselves, or in partnership with the Council, and supported by the Council’s Housing Strategy.  There 
may also be a need to ensure that other speculative housing developments include an element of 
affordable housing.  In these latter cases, evidence of housing need must be reliable and up-to-date.  For 
this reason, the Plan gives no precise targets or allocations for individual sites but reference should be 
made to the County Council’s Supplementary Planning Guidance on Affordable Housing, which indicates 
that in the Borough of Newcastle, the provision of about 600 affordable houses in the plan period should 
be practicable.  The SPG also notes that 97 of these dwellings had already been completed from 1996 to 
1999. Location specific information on housing need will be used as it becomes available.  Because 
North Staffordshire is a low price housing market, the requirement for additional affordable housing will in 
most cases be for social housing. 

In order to meet demonstrated local housing needs in rural areas that cannot be accommodated in any 
other way, the Council is also prepared to consider proposals for affordable housing in the rural areas of 
the Borough where there is a presumption against general housing.  This will involve only small scale 
provision and exceptional circumstances must apply.  Normally, this would involve a registered social 
landlord identifying and agreeing a site in conjunction with the relevant Parish Council, the landowner and 
the Borough Council.  Similarly, small-scale schemes for affordable housing may be permitted in the 
Green Belt, but only in those extensive areas of Green Belt away from the urban fringe.  In all cases, 
such residential development will be over and above the Structure Plan allocation. 

In addition to an inability to afford housing at market prices, persons defined as being in rural housing 
need would be expected to be in one or more of the following categories: 

i) Existing residents needing separate accommodation in the locality.  (This would include people 
setting up new households, moving away from tied housing or leaving accommodation that is 
overcrowded or no longer suitable, for instance through disability.)  

ii) ii) People whose work provides important services and who need to live closer to the local 
community. 
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iii) People who have lived in the locality for a significant period (at least ten years) in the past or who 
have long-standing links with it.  (This would include elderly people wishing to move back to a village to 
be near relatives). 

iv) People who have been offered a job in the locality but cannot take it up because of the lack of 
affordable housing. 

POLICY H11:  AFFORDABLE HOUSING - GENERAL POLICY 

• The Council will endeavour to satisfy proved local need for affordable housing 
by negotiation and in association, where appropriate, with other development. 
This will be a material consideration in determining applications for 
development and will apply to any new housing on sites of 25 or more dwellings 
or on residential sites of 1 hectare or more irrespective of the number of 
dwellings whether specifically identified in this plan or not.  Where affordable 
housing is provided as a requirement of the planning permission, the developer 
must satisfy the Council that the dwellings provided will benefit subsequent 
occupants as well as the initial occupants.   

 

POLICY H12:  AFFORDABLE HOUSING IN RURAL AREAS 

• Planning permission may be granted for affordable housing in the rural areas* 
of the Borough on land that would not normally be released for development 
provided that the following requirements are met: 

i) There must be satisfactory evidence of local housing needs which cannot be met in 
another way. 

ii) The dwellings provided must benefit subsequent occupants as well as the initial 
occupants.  The proposed arrangements for long term control of occupancy will be a 
material consideration in deciding whether to grant planning permission. 

iii) The financing of the development must demonstrate that the eventual cost to the 
occupiers will enable the local housing needs in (ii) to be met. 

iv) New build schemes must be within or immediately adjoin existing settlements and 
contain no more than 10 dwellings. 
• Development will only be allowed within the Green Belt if it is demonstrated that 

the local housing needs cannot be met on land not in the Green Belt. 
(*The term 'rural areas' refers to the land within the Green Belt and the land beyond it.  However, land 
within the Green Belt is also covered by the policy below.) 

The exceptions referred to in Policy H12 above are those concerned with the location of residential 
development.  All other residential policies in the Local Plan apply to affordable housing in the same way 
as other forms of residential development.  In assessing the evidence for 'local housing need', it would 
generally be expected that the need would arise from within the village itself or its immediate hinterland to 
justify a location in or adjoining the village and not in another village nearby.  In some cases, however, 
two settlements may be sufficiently close to justify meeting the needs of one in the other. 

Where a development of affordable housing provided under the terms of any of the above policies is 
intended to include long term control of occupancy, this can be secured by means of planning obligations 
under Section 106 of the Town and Country Planning Act 1990. Such obligations would provide the legal 
framework to establish the continuing use of the properties for persons in local housing need and to 
identify the categories of persons to be considered for occupation.  
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SUPPORTED HOUSING NEEDS 

The Council prepares an annual Housing Strategy Statement, which sets out a framework for investment 
in housing and related services whether provided by a public authority or an RSL.  Aspects such as 
'floating support' (bringing support to individuals in their homes) have no direct land-use planning 
implication.  However, there may be needs identified that require the provision of facilities such as 
housing for the elderly, supported housing or hostels to serve people with a variety of special needs.  In 
terms of use class, depending on their precise nature, these may be regarded as residential or 
institutional (see glossary - use classes.)  The need for such provision could arise through a variety of 
initiatives and partnerships such as the Community Care Plan or Supporting People, but where the need 
could be clearly justified this would also be reflected in the Council’s Housing Strategy.  In some cases it 
may be possible to require the inclusion of such provision as part of a housing development, in the same 
way that affordable housing can be required. This plan makes no specific proposals for developments to 
serve special housing needs but where they are identified in the Housing Strategy they will be supported, 
subject to the appropriate policies of the plan.  In most cases, such developments would be permissible 
in principle in any residential context, but the policy set out below is included to help to prioritise provision 
that meets identified needs, particularly where development might give rise to neighbour concerns.  

POLICY H13:  SUPPORTED HOUSING 

• Development for supported and special needs housing in accordance with the 
Council's Housing Strategy will be encouraged.  When considering any 
applications for such development, the positive contribution that it would make 
towards the Council's Housing Strategy would be weighed against any concerns 
raised in the context of other policies of the Plan. 

FLATS, SHARED DWELLINGS AND OTHER NON-STANDARD HOUSING 

Not everyone wishes to live in a house with two or more bedrooms.  Bedsits, flats with shared facilities, 
self contained flats, residential institutions and other dwellings in multiple occupation can make a 
significant contribution towards meeting specific housing needs, including low cost accommodation and 
in some cases short-term tenancy.  In such non-standard developments, it is accepted that a number of 
requirements and standards will not apply - in particular those dealing with parking and outside amenity 
space.  Care needs to be taken, however, not simply to accept lower standards to increase profitability 
when there is no proper justification. 

It is also important to ensure that high density development does not lead to an intensity of activity out of 
scale with, or harmful to, surrounding residential activities, which could be as serious as if it was a 
commercial development.  There is a particular sensitivity in relation to nuisance to neighbours where a 
very different type of accommodation is introduced into a residential area such as housing for students or 
other single young people in an area of family dwellings.  These concerns are covered by Policy H14. 

Policy H6 deals with the sustainability benefits of converting buildings (both residential and non-
residential) to create additional living space.  Such additional space often includes the types of non-
standard accommodation described above.  Policy H8 seeks to guard against loss of valuable high 
quality dwellings by such means.  There is also a danger of taking out of the general housing supply 
accommodation that is already low-cost, such as two bedroomed terraced houses, in order to increase 
their profitability by subdividing them into a number of small flats. 

A further policy is set out to deal with 'granny-flats': semi-independent housing units built in the curtilage 
of an existing dwelling.  In principle, these should be encouraged; they can help families to stay together 
which has land-use implications as well as possible social advantages because a significant part of the 
increase in housing demand comes from single person households.  However, it is essential to ensure 
that such units do not become additional independent houses. 
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POLICY H14: BEDSITS, FLATS WITH SHARED FACILITIES, SELF CONTAINED FLATS, 
RESIDENTIAL INSTITUTIONS AND OTHER DWELLINGS IN MULTIPLE 
OCCUPATION 

• Development to create bedsits, flats with shared facilities, self contained flats, 
residential institutions or other forms of multiple occupation, including student 
accommodation, whether by new building or by conversion, can be permitted so 
long as the following requirements are met: 

i) The application should include details of provision for disabled access, amenity space 
including ground floor storage, landscaping and space for outdoor activities such as 
the drying of clothes and sitting out.  (Requirements for these matters will be 
considered on the merits of the individual case, taking into account the location and 
the likely needs of residents). 

ii) The development should not result in a material loss of amenity for the occupants of 
any adjoining or nearby dwellings by reason of additional traffic generation, noise, 
increased street activity and general disturbance. 

iii) Where the development adjoins existing dwellings, party walls should have noise 
insulation to a standard commensurate with the likely lifestyle of residents. 

iv) Where the development involves the conversion of an existing building, the outside 
appearance of the building should not be altered in such a way as to detract from its 
character or the character of the surrounding area, and the development should not 
result in the loss of a dwelling unit considered to make a significant contribution to 
the range of housing accommodation which is unlikely to be replaced. 

 

POLICY H15: SMALL ADDITIONAL DWELLING UNITS WITHIN THE CURTILAGES OF 
EXISTING DWELLINGS 

• Planning permission may be given for an additional, small living unit within the 
curtilage of an existing dwelling house, subject to other policies and practices 
concerning extensions to dwellings, and so long as the new unit does not have a 
separate vehicular access.  It will be a condition of any permission that the unit 
remains within the curtilage of the original dwelling and is never allowed to form 
an independent dwelling in its own right.  

DENSITY, DESIGN AND STANDARDS 

POLICY H16: DENSITY OF RESIDENTIAL DEVELOPMENT  

• Housing developments that make efficient use of land (between 30 and 50 
dwellings per hectare) will be encouraged, while developments that are judged to 
make inefficient use of land will be resisted. 

This policy is included in accordance with PPG3.  Higher density development will be especially 
appropriate at places with good public transport accessibility.  Where high density development is 
appropriate it will be particularly important to follow the principles of good design set out in policies S15 to 
17 and in the policies that follow in this section. 

The section on design in the Sustainable Development Keynote emphasises that design in the 
environment is an important part of the quality of life.  Design of that most basic development need - a 
place to live - is clearly a matter that deserves special attention.  The Council is keen to ensure that new 
residential development satisfies the two separate objectives of meeting acceptable environmental 
standards and maintaining or enhancing the character of its setting.  It is also concerned that all new 
residential development is designed so as to foster a sense of personal security on the part of residents. 
The design policies in the Sustainable Keynote section apply to all development including residential.  In 
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addition, two further policies relating purely to residential development are set out below.  

Supplementary Planning Guidance was adopted by the Council in 1994 relating to privacy, daylighting, 
private garden areas and provision of services.  This was intended principally for urban style estate 
development, though many of its standards are equally applicable in other situations. In addition, a new 
Design Guide entitled 'Staffordshire Residential Design', which includes detailed highway matters as well 
as more general design aspects, has been prepared jointly by the County and District Councils and was 
adopted by the County Council in December 2000 as Supplementary Planning Guidance. Applicants 
should study this guide and apply its design concepts in their proposals at the earliest stages.  The 
Borough Council will give consideration to revising its own 1994 SPG in due course.  Finally, Village 
Design Statements, as referred to in the Sustainable Keynote section, may apply where these have been 
prepared by Parish Councils or local communities and adopted by the Council. 

All these policies and guidance will be applied in order to guarantee standards for future occupiers of 
dwellings.  It is recognised that these alone will not determine the total quality of a residential 
development.  In particular, the Council wishes to emphasise that the standards set out are not maxima.  
A good design and layout will offer a choice of standards at or above the minimum standards.  If a 
designer thinks the standards should not be applied in a particular case, the material circumstances 
which are thought to justify this should be explained so that the local planning authority may take them 
into account.  The government is keen to ensure that the use of greenfield land is kept to a minimum and 
wishes land to be used efficiently.  To this end, it is recommended that in all appropriate situations, 
densities of between 30 and 50 dwellings per hectare should be achieved.  To achieve such densities in 
an acceptable manner requires a high standard of design and this will be expected. 

Residential areas accommodate the range of domestic activities associated with living.  They need to be 
pleasant places to live in and have a particular ‘sense of place' deriving from their unique character and 
appearance, their buildings, settings, landscaping and the form and character of the spaces within them.  
They need to be visually attractive and pleasant, to be accessible, safe, secure, convenient, and 
relatively nuisance free.  Successful design will enhance these considerations and determine the quality 
of the residential area as a place in which to live. 

The skill of the designer is critical in producing dwellings and layouts which are fit for their intended use, 
attractive to look at, economical to occupy and maintain, relatively safe from crime and which will 
maintain or enhance the character of the area.  On sites where landscaping and public open space are 
required, they should form an integral part of the overall design for the site.  Designers should not treat 
landscaping and public open space as an after-thought or confine them to those areas left over after the 
houses and roads have been designed. 

In trying to achieve a pleasant and secure residential environment, a designer needs to consider all 
residential activities and how they will be accommodated within the area.  The component parts should 
harmonise with no single component dominating.  For instance, a range of house designs may provide 
the necessary flexibility to make best use of the configuration of a site, its trees or any other features.  
Designers should endeavour to mass and group  buildings in conjunction with varied space between 
buildings and imaginative planting so as to create notable architectural compositions of finely detailed 
individual buildings possessing clear relationship to each other in scale, materials and character. 

 

POLICY H17: RESIDENTIAL DESIGN AND SECURITY 

• All residential development should be designed such that crime and the fear of 
crime are minimised.  Developers will be expected to take account of the best 
advice available at the time (such as that through 'Secured by Design') and take 
such measures as may be recognised to increase domestic security, and these 
matters will be a material consideration in determining applications. 
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POLICY H18: DESIGN OF RESIDENTIAL EXTENSIONS, WHERE SUBJECT TO PLANNING 
CONTROL 

• Proposals to extend dwellings will be favourably considered, subject to other 
policies in the Plan, so long as the following requirements are satisfied: 

i) The form, size and location of each extension should be subordinate to the design of 
the original dwellings. 

ii) The materials and design of each extension should fit in with those of the dwelling to 
be extended.  

iii) The extension should not detract materially from the character of the original 
dwelling or from the integrity of the original design of the group of dwellings that 
form the street scene or the setting. 

 

GYPSY SITES 

The word ‘Gypsy’ as used in this Plan refers, as in the Structure Plan,  to persons of nomadic habit of 
livelihood, whatever their race or origin and includes persons living in largely static or mobile homes that 
have ethnic or cultural associations with the historical travelling community but not members of organised 
groups of travelling showmen or persons engaged in travelling circuses.  Although the local authority no 
longer has any statutory duty to provide sites for Gypsies, their needs must be taken into account in the 
development plan.  In addition, the Council’s responsibility as a Housing Authority embraces the housing 
needs of all the population.  The Structure Plan proposes that adequate sites should be provided and 
sets out criteria against which proposed locations should be judged; these exclude areas of open land 
where development is severely restricted i.e. SSSIs and the Green Belt. 

The existing Gypsy site on Cemetery Road caters for long term accommodation needs and is currently 
full.  It is owned by the County Council and managed, at no charge or profit, Aspire Housing Ltd.  A small 
extension to the site may be feasible though the works required are not currently in the programme of 
either the County or the Borough Council.  Experience on evictions in the Borough also indicates a likely 
need for a transit site though, again, there are no proposals to develop such a site.  Consideration will be 
given to both short and long term needs of Gypsies as part of the Council’s development of its housing 
strategy.  Any proposal from the private sector will be determined with reference to Policies H19 and 
H20. 

• POLICY H19:  THE PROVISION OF GYPSY SITES 
• The Council will have regard to the needs of Gypsies residing in, or resorting to, 

the area and will endeavour to co-operate with any other agency in the 
development of Gypsy sites where a need is demonstrated. 
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• POLICY H20:  PLANNING APPLICATIONS FOR GYPSY SITES  
• In accordance with Policy H19, applications for Gypsy sites may be considered 

favourably in  locations where planning permission for housing could reasonably 
be given (i.e. that satisfy the provisions of Policy H1).  In determining planning 
applications, the Council will take into consideration, amongst other things, the 
following: 

i) The need for the site. 
ii) The standard of landscaping proposed and the impact of the use of the site on the 

landscape and the environment. 
iii) The impact on neighbouring uses, particularly residential areas. 
iv) The suitability of access roads, taking into account the likely level and types of 

traffic involved. 
• Any application must include full details of access, drainage, landscaping, layout 

of pitches, design and siting of buildings, all of which can be approved, and the 
applicant must demonstrate that effective environmental management of the site, 
including satisfactory provision for the collection and disposal of waste, can be 
guaranteed. 
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3 EMPLOYMENT AND ECONOMIC DEVELOPMENT 

INTRODUCTION 

This section is concerned with planning policies for the use and development of employment land, in the 
main, industrial (Class B) development.  Action to promote economic development also includes 
business support, lobbying for external resources, training, promoting innovation and technological 
advance, area promotion generally and the marketing of specific development opportunities.  In these, 
the Council plays some part though they are foremost the roles of partner organisations such as 
Business Link, the NSCCI (North Staffs Chamber of Commerce and Industry), the LSC (Learning and 
Skills Council) or the FE sector.  These actions are vital in helping to achieve the objectives of this Local 
Plan and complement and support the planning policies and land use allocations in the Local Plan. 

The Local Plan can play a role in stimulating market demand, as well as just accommodating it.  It is able 
to publicise the opportunities that exist, it is able to provide clarity where there might otherwise be some 
uncertainty, which itself can hold back development, it is able to set out a long term strategy for 
environmental and infrastructure improvement, which can help provide the private sector with the 
confidence to invest, it can state clearly those forms of development which will be resisted (such as out of 
centre retail development, or industrial development in the Green Belt) thus clarifying options for 
investors and developers, and it can show that the Borough Council and the partner organisations with 
which it works are actively supportive of business, open towards inward investment and receptive to 
ideas and proposals for new business opportunities in the Borough. 

The Economic Strategy for the Borough, which the Council adopted in March 2000, following consultation 
with the business community and other economic partners, sets out a number of priority actions.  These 
actions aim to promote not only greater prosperity but also greater inclusiveness in the benefits of that 
prosperity and to reduce unemployment and diversify employment opportunity. Some of these priority 
actions lie within the field of land-use planning and form elements of this plan.  Examples include the 
need to provide a wide range of development sites appropriate for the needs of modern business, the 
need to build on the strengths of an attractive and accessible town centre and an expanding university, 
and environmental considerations such as reducing the need to travel long distances to work and the 
recycling of formerly developed land for new uses.  This first policy below sets the tone for the Council’s 
stance towards new economic development proposals. 

POLICY E1: SUPPORT FOR NEW ECONOMIC DEVELOPMENT PROPOSALS 

• A positive stance will be taken in considering planning proposals for new 
economic development both for inward investment and for the growth of 
indigenous companies.  Subject to appropriate environmental and other 
safeguards detailed in this plan, the Council will look to encourage and 
accommodate new development for manufacturing, distribution and office 
employment. 

THE EMPLOYMENT LAND STRATEGY 

In 1995, the Borough Council, in collaboration with the City and County Councils, drew up a sub-regional 
employment land strategy, focusing on the three strategic employment sites of Trentham Lakes, Etruria 
Valley and Lymedale Park.  The purpose was to raise the status of the three sites (over that of other sites 
in the area) and to construct the case for the external resources necessary to overcome large-scale site 
preparation costs. At that time all three sites were derelict, though each was well located for employment 
development.  Each of the three sites has received significant European funding to bring it forward; 
English Partnerships' investment was also attracted on a large scale, but to ensure that this investment 
did not lead to an overprovision of sites which duplicated a similar appeal to the development market, the 
strategy established distinctive roles for each site, to meet different markets and to appeal to different 
employment sectors.  Trentham South is aimed at attracting hi-tec investment (and has done so, in the 
case of the Worldgate development), Etruria Valley (in effect, a western extension to Festival Park) at 
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high quality Class B1 development, and Lymedale and Trentham North, at accommodating large scale 
Class B2 and B8 units which require large flat sites beside the primary road network.  

To these three sites, two more can now be added.  These are 'gateway sites' located at opposite ends of 
the conurbation, each sited close to the trunk road network.  In the south-east of the conurbation, a site at 
Blythe Bridge (in Staffordshire Moorlands) will provide a 40 hectare site on the approach into the City on 
the A50 route from Derby and the M1.  In the north-west, Chatterley Valley will provide a 40 hectare site 
next to the A500 as that route reaches the urban area, a few minutes from Junction 16 of the M6.  
Together with the adjoining development sites of Ravensdale and Chatterley South alongside the newly 
constructed Tunstall Western Bypass, the sites will provide over 60 hectares of development land within 
the Borough set in a larger landscape framework that includes Bathpool Park and Bradwell Wood.  The 
land in the Borough, together with adjoining land in the City Of Stoke on Trent form, the study area for the 
'Chatterley Valley Project'. 

The Structure Plan proposes new employment land to improve the capability of North Staffordshire to 
match anticipated business requirements and to attract inward investment.   It proposes a Premium 
Employment Site (PES) at Chatterley Valley (see policy E4 of the Structure Plan).  Regional Planning 
Guidance (RPG11) makes the case for employment-led growth in the north and west of the region and 
the proposal is made in this light.  The Chatterley Valley site has been chosen as a Premium 
Employment Site ahead of locations more remote to the workforce in order to provide for a more 
sustainable pattern of development, requiring less long distance commuting and avoiding 
development of the open countryside.  

The Structure Plan also proposes that 120 hectares (gross) of new employment land should be provided 
in the Borough between April 1996 and 2011 in addition to the separate provision for the Premium 
Employment Site.  Much of this is already committed and little more than 15 ha now needs to be found. 

CHATTERLEY VALLEY  

3.1 The role of premium employment sites is to raise the prospects of attracting new inward investment to 
North Staffordshire, by offering new employment land which is large, flat, attractively set and close to the 
primary highway network.  Although not restricted to a single user, the development of the Premium 
Employment Site (PES) within the Chatterley Valley site will be limited to light industrial uses, offices, hi-
tec and research and development facilities and forms of manufacturing development which will not 
undermine the qualitative nature of the development site i.e. it has a more restrictive range of uses than 
that which is generally permissible on ‘all purpose’ industrial estates elsewhere in North Staffordshire.  
This will be backed up a high quality landscape framework and a requirement for high quality design of 
buildings and in the treatment of the space around buildings.  The objective is to create an employment 
site that is able to be marketed for inward investment and help widen the range of businesses in the area.  
Advantage West Midlands has agreed to fund a master planning exercise for the realisation of the 
Chatterley Valley Project as one of the 'early gains' secured from the 'Byers Initiative'.  It is one of a 
number of strategic development projects which the North Staffordshire Partnership has been 
established to promote and manage.  The Partnership has recently analysed the market potential of all of 
the major new employment sites in North Staffordshire and feels that the Chatterley Valley area, 
including adjoining land at Ravensdale, has particular potential for logistics operators including potential 
to exploit the rail connection.  Such operators can provide high levels of employment (similar to class B1 
and B2 uses) and therefore the principle of some high quality development for logistics uses seems 
consistent with the aims of the PES and would therefore be appropriate in this location. 

• POLICY E2: CHATTERLEY VALLEY 
• A site of 40 ha is proposed for employment development at this gateway location 

to North Staffordshire in the Chatterley Valley between the A500 and the 
London to Manchester railway line, (as shown on the Proposals Map).  
Development of the Premium Employment Site (PES), which forms the northern 
half of this site, will be restricted to light industrial uses, offices, hi-tec and 
research and development facilities (Class B1) and forms of manufacturing 
development (Class B2) which are demonstrably consistent with the role and 
objectives of this premium employment site.  Outside the PES, on the southern 
half of the allocation, development for Class B uses will be supported in 
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principle.  An environmental assessment and an archaeological appraisal are 
needed and the following requirements must be met:  

• i) Viable reserves of Etruria Marl underlying the site should be proved and 
provision made for their extraction prior to development occurring in accordance 
with Mineral Local Plan policies 4,5 & 6 and in a manner which does not jeopardise 
the realisation of the site's development prospects. 

• ii) The design of development in this prominent location should be of high quality. 
• iii) High quality landscaping should be provided to enhance the setting of 

development and the nature conservation value of the site should be enhanced and 
habitat linkages provided. 

• iv) The potential for rail freight access to the site should be safeguarded and 
exploited. 

• v) The potential for access to the site by non-car modes, including a rail passenger 
station, should be fully assessed and exploited. 

The Chatterley Valley site is required to be of high quality in terms of landscape setting, the range of 
employment uses that will be permitted, and in the design of buildings and space around the buildings.  
In accordance with the Structure Plan, the potential for marl extraction on part of the site will need to be 
resolved prior to development.  Rail access for freight will be safeguarded (see Policy T9), and 
consideration will be given to the provision of a new rail passenger station.  The need for improvements 
and or demand management measures to safeguard the strategic highway function of the A500 will also 
be evaluated. 

The north western part of the site formerly lay within the North Staffordshire Green Belt and was removed 
from the Green Belt to allow its development to take place.  This part of E2 is now within the area 
allocated as a PES. The need for the modification to the Green Belt boundary, which is allowed for in the 
Structure Plan, is explained as follows: 

• A site of at least 40 hectares is required to promote the area effectively for inward investment.  14 
hectares of the defined development site was within the Green Belt and it would be unreasonable to 
split the site. 

• The site requires to be prepared through a programme of earthworks which allows underlying marls 
to be extracted and development plateaux created.  It would be unrealistic to carry this out over an 
area of land artificially constrained by the Green Belt boundary as, in practical terms, the larger area 
is required to move large volumes of material around. 

• That section of the Green Belt boundary to be modified did not follow a strong boundary with a visibly 
recognisable landform.  A more visibly obvious boundary is Peacock Hay Road and this is the 
boundary now proposed in the plan. 

An important feature of the Chatterley Valley site will be to ensure, in accordance with the requirements 
set out in the Minerals Local Plan, that the underlying Etruria Marl is proved and extracted prior to the site 
being developed subject to this not jeopardising the development prospects for the site.  It is intended 
that a series of plateaux of even gradients will be created, capable of taking development and being 
serviced satisfactorily. 
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OTHER DEVELOPMENT PROPOSALS 

Five sites in addition to Chatterley Valley are proposed.  The choice of these sites has been influenced 
by such factors as the availability of utility services, accessibility by public transport and the proximity of a 
nearby workforce.   The Structure Plan recommends that in preparing proposals for new development 
land in local plans, ”priority should be given to filling the gaps in the current supply of available 
employment land so that all parts of the County can offer a balanced portfolio catering for inward 
investment, local relocations, small firms of all types, advance units and special industrial uses”.  
Proposals made below are therefore made in the light of employment land available and under 
preparation. 

It is considered that helping to facilitate the growth of existing indigenous industry is at least as important 
to the local economy as the attraction of inward investment.  One of the advantages of the London Road 
site, below, for instance, is that it offers the opportunity for local firms, most obviously those in the Turner 
Crescent and Holditch Industrial Estates to expand on land nearby and incur minimum disruption to their 
business or to their workforce.  Many of these firms are currently located on tight, overdeveloped sites 
which they have outgrown and which offer no opportunity for expansion.  

The sites listed in the following table and defined on the Proposals Map are proposed for employment 
purposes. Each is the subject of a separate policy as listed in the table. Unless defined more strictly in 
the respective policy, each is proposed for Class B1, B2 and B8 development. 

E2 Chatterley 40 ha 
E3: Lymedale Park Extension 15 ha 
E4: London Road, Chesterton  9 ha 
E5: Church Lane, Knutton  2.7 ha 
E6: Chemical Lane  2.8 ha  
E7 Kidsgrove Station Yard 0.7 ha 
TOTAL: 70 ha 

The sites proposed in E4, E5 and E7 have a gross combined area of 12.4 hectares, but do not count 
against the Structure Plan requirement for new development land as each is a redevelopment site.  They 
are proposed for employment purposes in this plan to provide a policy context to guide their 
redevelopment.  The sites proposed in E2 (part), E3 and E6 provide 38 hectares of new employment 
land.  The site allocated in E2 Chatterley comprises 20 ha of land suitable for Class B uses which counts 
towards the Structure Plan requirement and 20 ha of PES which does not.  The employment land 
allocations result in an excess of about 10% over the Structure Plan employment land allocation of 120 
ha.  This is considered to be reasonable in the context of high current rates of employment land take up 
in the Borough and the pressing need to regenerate the local economy.  

The policies set out below identify each site and indicate particular issues that must be addressed.  After 
the plan is adopted, a 'concept statement' for each site will also be made available.  This will be a brief 
analysis of the site showing the general principles of the way the development should be approached.  
Developers will be invited to submit applications on the basis of these concept statements, though other 
innovative approaches will be welcomed if they result in improved design.   

Lymedale Park Extension 

The area of land to the west of Lymedale Park could provide a useful extension to the employment park 
and help to meet the buoyant demand for employment development land in this area.  The proposal area 
includes an adjoining area of open land (Hooters Hall Farm) mainly comprising grassed over spoil 
material moved there when Lymedale Park was laid out.     
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POLICY E3: LYMEDALE PARK EXTENSION 

• The development for Class B uses of up to 15 hectares of land, (as shown on the 
Proposals Map), as an extension to Lymedale Park will be supported in principle 
so long as the following requirements are met: 

i) The stadium will not be displaced by the proposal but to the extent that fringe areas 
of the stadium are affected then satisfactory compensatory arrangements must be 
made. 

ii) Satisfactory access arrangements must be agreed to ensure that all vehicular traffic 
gains access to the site through Lymedale Park and not Loomer Road and the 
potential for access to the site by non car modes should be fully assessed and 
exploited. 

iii) The extent and topography of the development area and access road must not harm 
the visual quality and character of Apedale Community Country Park or the 
Apedale Valley as a whole. 

iv) Development should complement and support proposals for sports facilities in the 
adjoining valley area. 

v) High quality landscaping must be provided which reflects the design standards 
required for Lymedale Park and mitigates any visual harm to the adjoining Apedale 
Valley.  

vi) A habitat survey must be carried out. 
vii) An archaeological assessment of the site must be carried out and its findings 

reported to the Council. 
Access to the site will from be from Lymedale Park because access to the site from Loomer Road would 
be unacceptable as it would increase industrial traffic through Chesterton village.  There is a partly built 
access road within Lymedale Park which would allow future access to the land at Hooters Hall Farm and 
then to Loomer Road Stadium.  Technical studies are being carried out to help define the precise extent 
of the development area and therefore the area shown on the Proposals Map, at this stage, is provisional 
and the development area boundary may change.  The development would require substantial 
earthmoving to create flat stable plateaux that are suitable for development and that did not harm the 
visual character of the adjoining open valley.  There are proposals to locate a new sports pitch complex 
on adjoining land in the Apedale Valley (see C5) and this will constrain the western boundary of the 
employment proposal.  The sports pitch complex could benefit from shared access with the employment 
proposal and from its associated landscaping. 

London Road, Chesterton 

This site comprises the former British Gas depot and its redevelopment will provide an opportunity for a 
road link to Turner Crescent, allowing some of the traffic from that industrial estate to be re-routed away 
from Chesterton Village.  This would need to be achieved through collaboration between the site 
developers and the adjoining firms in Turner Crescent, perhaps through a common interest in providing 
land for development.  The internal development road will need to give access to the two businesses in 
Turner Crescent that adjoin the site.  As a former gas works site, the developers will need to demonstrate 
that measures have been taken to ensure that the site is free of contamination prior to redevelopment. 
Building design, construction materials, the disposition of buildings and service yards and landscaped 
screening will need to be treated carefully to ensure that the amenity of nearby residents is respected. 

Although described as a redevelopment site, developers are encouraged to take the opportunity to retain 
the two relatively modern industrial units on the site and to refurbish the large office premises as part of 
their plans for the site as a whole. 
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POLICY E4: LONDON ROAD, CHESTERTON 

• The redevelopment of this site, (as shown on the Proposals Map), for Class B 
uses will be permitted so long as the following requirements are met: 

i) The satisfactory treatment of any adverse ground conditions, including 
contamination. 

ii) The use of Holditch Road as the principal access to the site and also the provision of 
vehicle access to the firms in Turner Crescent that adjoin the site in the event that the 
site is developed for more than a single main user and the existing subsidiary use. 

iii) Building design, construction materials, the disposition of buildings and service 
yards, outdoor lighting and landscaped screening should be treated carefully to 
protect the amenity of nearby residents. 

iv) An archaeological assessment of the site must be carried out and its findings 
reported to the Council. 

v) The potential for access to the site by non-car modes should be fully assessed and 
exploited. 

Church Lane, Knutton 

The site of Knutton Tileries was cleared in 1997 and this now provides an opportunity to attract new 
development in Knutton, part of the Newcastle Western Urban Villages Community Programme area.  
This site already has planning permission for Class B1, B2, B8 development and part of the site has 
recently been developed for a mail sorting office.  However, in view of the need for new employment land 
in this area, following the succession of recent closures in Knutton and Silverdale (not least the Colliery), 
it is desirable to make clear the planning policy position with regard to this site.   

POLICY E5: CHURCH LANE, KNUTTON 

• The development of 2.7 ha of land at Church Lane, Knutton, (within the area 
shown on the Proposals Map), will be permitted for Class B uses, so long as the 
following requirements are met: 

i) Satisfactory access arrangements are made and the potential for access to the site 
by non-car modes should be fully assessed and exploited. 

ii) Ground conditions are fully assessed and satisfactorily treated. 
iii) Suitable access must be provided to the adjoining marl reserves at Knutton Quarry. 
iv) A suitable landscaped buffer must be provided between the site and the adjoining 

quarry and between the site and nearby residents. 
Chemical Lane 

This site adjoins the Tunstall Western Bypass, close to its junction with the A500.  It is capable of 
development independently of the Premium Employment Site at Chatterley Valley to the north, though it 
will form part of the infrastructure planning of the larger development proposal and part of its wider 
marketing.  The site is proposed to be developed for Class B1, B2 and B8 uses and is 2.8 ha in area.  
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POLICY E6: CHEMICAL LANE 

• The development of 2.8 ha of land off Chemical Lane, as shown on the Proposals 
Map, will be permitted for Class B uses provided that viable reserves of Etruria 
Marl underlying the site should be proved and provision made for their 
extraction prior to development occurring in accordance with Mineral Local 
Plan policies 4,5 & 6.  

• The potential for access to the site by non-car modes should be fully assessed and 
exploited. 

Kidsgrove Station Yard 

Kidsgrove is the only rail passenger station within the Borough and there are aspirations to upgrade 
facilities and improve the bus interchange and links with the town centre (see 5: Transport).  The station 
car park is adequate for current rail passenger traffic but there is potential for passenger growth and 
additional parking space might perhaps be needed within the plan period.  The station is also close to the 
Harecastle Tunnel northern entrance of the Trent and Mersey Canal.  The vacant station yard site looks 
over the canal and provides a special opportunity for uses linked to canal based and other tourism (there 
are thousands of boats using this stretch of water every year).  However the site has a restrictive shape 
and there are limitations on the only access via the bridge over the canal.  There are 2 pedestrian 
accesses via steps from the station to the canal towpath.  A new ramped access from the station area is 
suggested to provide easier access.  

POLICY E7 KIDSGROVE STATION YARD 

• The development of 0.8 ha of land at Kidsgrove Station Yard (as shown on the 
Proposals Map) for uses that exploit the potential offered by its canal/railside 
location will be supported so long as the following requirements are met: 

i) The future car parking and other land needs of Kidsgrove station have been 
assessed and provision made for them. 

ii) The form and design of development is in visual harmony with the character of the 
adjoining conservation area. 

iii) Satisfactory access is provided and the potential for access to the site by non-car 
modes should be fully assessed and exploited. 

iv) A suitable ramped pedestrian/cycle access to the canal towpath is provided. 
• Class B1 use is, in principle, an acceptable use for the site.  Other uses, 

particularly those related to tourism, may also be acceptable dependant on their 
local impact and the ability of any specific development scheme to meet normal 
planning standards. 

Keele University and Keele Science Park 

Keele University is very important not only as an educational and research institution and conference 
venue but also in terms of its contribution to the local economy and community at large.  It has 6,500 
students now and plans to have 10,000 students by 2010.  It employs 1,900 staff and contributes over 
£100M annually to the local economy.   Development such as the establishment of the medical school 
and the Keele Science Park continues to increase the role of the university and this is formally 
recognised in strategic plans such as the Structure Plan and the Borough Economic Development 
Strategy.  A development site of the quality and location of Keele Science Park is uncommon in North 
Staffordshire and one of the Council’s foremost planning and economic development objectives is to 
make best use of the site's unique environmental setting and its close relationship with the research and 
business activities of the University.  Development will include new academic, research and residential 
development.  A new main entrance to the University was completed in 2000.  The total area within policy 
area E8 is about 30 ha, some of which is already committed for development by the grant of planning 
permission or resolution to grant such permission.  Other separate potential developments within the 
University are referred to in other sections.  These comprise residential accommodation within the walled 
garden (see 3. Housing) and expanded conference facilities at the Hawthorns (see 6. Community 
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Facilities)  

Guidelines for the scale and character of the future development near the new main access to the 
University including Home Farm are set out in the development brief (1997) which has been prepared by 
the University, its planning consultants and the Borough Council. Guidance on appropriate future uses 
within the future development area identified on the Proposals Map is summarised below.  

POLICY E8: KEELE UNIVERSITY AND KEELE SCIENCE PARK 

• Development at Keele University and Keele Science Park, including the area 
formerly known as Home Farm, will be permitted so long as it is limited to one 
or more of the following uses: 

i) Academic functions. 
ii) Staff and student residences. 
iii) Employment uses directly related to or complementary to the University's core 

activities including conference, training, retail and leisure for use of students, staff, 
conference delegates and their visitors and in the case of leisure facilities for the 
wider community. 

iv) Class B1 uses directly related to the university's functional activities but excluding 
manufacturing or storage of large tonnages or mass production of goods. 
• Development should retain the farm buildings of Home Farm and also 

development should not adversely affect the historic park or its setting. 
• The potential for access to the site by non-car modes should be fully assessed and 

exploited. 
 

OTHER SITES 

Sites with current planning permission 

There are a number of significant sites where planning permission has been granted or where the 
Council has resolved to grant planning approval subject to a S106 agreement.  The following 
policy clarifies the Council’s policy towards the renewal of planning permission for such sites 
where permission has lapsed or may lapse in future before development has started. 
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POLICY E9:  RENEWAL OF PLANNING PERMISSIONS FOR EMPLOYMENT 
DEVELOPMENT 

• On the following sites, as shown on the Proposals Map, for which planning 
permission has already been granted for employment development, it is the 
Council's policy that permission would be renewed during the plan period, 
broadly in the same terms as currently given, unless new factors or other 
material considerations, such as the need for access by non car modes, indicate 
otherwise: 

• 1) Lymedale 28 ha 
• 2) Rowhurst 12 ha 
• 3) Ravensdale 20 ha 
• 4) Wolstanton Colliery (Centre 500) 12 ha 
• 5) Talke Road (Michelin) 5 ha 
• In the cases of Rowhurst and Ravensdale any viable reserves of Etruria Marl 

underlying the site should be proved and provision made for their extraction 
prior to development occurring in accordance with Mineral Local Plan policies 4 
& 5.  In the case of Ravensdale an environmental statement will also be required.  
In the case of Rowhurst a nature conservation study will be required. 

 

Silverdale Colliery –'New Vision' 

It is proposed to carry out a detailed consultation process that will lead to the formulation of a masterplan 
for a 'New Vision' for the former Silverdale Colliery, and other land in the local area, in the context of the 
regeneration of the wider Silverdale area.  It is intended that this masterplan will be available in 2003.  
Planning permission has already been granted for 4 ha of Class B1, B2 and B8 uses.  An initial local 
public consultation event relating to this area was carried out in July 2000 and comments from this 
appear to support the provision of some jobs here.  However the extent of any future employment or 
other uses will be developed via the process for formulating the masterplan.  The masterplan will also 
need to assess future road and or rail access requirements in connection with any future development of 
the pithead area and local mineral and landfill operations (including the High Lane Void, Knutton Quarry 
and Walley’s Quarry). This could require the construction of a new road link to the A34 and bypassing 
Knutton.  The masterplan will also include an appraisal of the industrial heritage of the colliery.  

Unspecified development sites 

In addition to the proposed development sites E2 to E8, some new employment land, which was not 
identified in the plan will come forward during the plan period.  Such sites can make an important 
contribution to the supply of employment land, particularly where their redevelopment offers the 
possibility of more intensive use and greater employment.  Examples from the former plan period include 
the former Michelin Tyre factory in Crackley and the site of the former Newcast Foundry, now Silverdale 
Business Park and a site at West Avenue, Butt Lane is identified as being suitable for Class B1 
expansion by local high-tec companies. 

POLICY E10: UNSPECIFIED DEVELOPMENT SITES 

Subject to other policies in the plan, the development of land for Class B use on sites other than 
those proposed in this plan may be acceptable as long as its operations do not create an 
unacceptable adverse impact on the neighbourhood or environment, are unsightly or create 
problems of traffic or parking and will be encouraged where this would improve the range and 
quality of the portfolio of sites available for economic development in the Borough. 

Development of employment land for other uses 

It is likely that some land or buildings suitable for industrial development will also be attractive for other 



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 xxxix

uses.  While proposals for uses other than class B development will be dealt with on their merits, the 
overriding priority is to preserve the stock of land and buildings attractive to class B users, so that 
opportunities for inward investment and for the modernisation of existing local businesses can be 
maximised.  Retail uses will not be allowed on new employment sites or on the best existing industrial 
land.  For the avoidance of doubt, it would not be sufficient for a developer to demonstrate that there is 
an adequate amount of other Class B development land elsewhere in the Borough.  The purpose of this 
policy is to retain the better employment sites for Class B development and to keep available a range of 
sites to offer developers choice.  There may also be situations in the rural area where small employment 
sites are considered worthy of being retained in business use.  

POLICY E11: DEVELOPMENT OF EMPLOYMENT LAND FOR OTHER USES 

• Development that would lead to the loss of good quality business and general 
industrial land and buildings will be resisted where this would limit the range 
and quality of sites and premises available.  The criteria for what constitutes 
'good quality' business and general industrial land and buildings include the 
following: 

i) Accessibility to and from the primary road network. 
ii) Size. 
iii) Topography and configuration.  
iv) Ground conditions. 

v) Its location and relationship to adjoining uses 
 

OTHER ISSUES 

Expansion of existing firms and provision for small firms 

Growth by existing firms can be expected to make a greater contribution to the local economy than the 
attraction of new firms.  For this reason, the expansion of existing firms onto land adjoining will, in 
principle, be supported, unless there are demonstrable environmental concerns or undesirable traffic or 
parking impacts arising from expansion (see Policy E1).  Such development forms part of the organic 
growth of the local economy.  Firms seeking to expand will be expected to create a satisfactory layout 
and design of buildings and open areas and to make satisfactory provision for access, car parking and 
landscaping.  The Loomer Road, London Road and West Avenue sites proposed in the policies above 
provides the opportunity for nearby firms to expand. 

Small firms make a particularly valuable contribution to the local economy because of their flexibility in 
providing products and services and also because today’s small firms can be tomorrow’s major 
employers.  Small firms are less well-resourced and more volatile than larger firms and therefore it is 
important that planning polices should be operated in a flexible and supportive manner provided that 
environmental, safety and other concerns are met.  No specific land allocations are made for small firms 
but the provision of small units is monitored as part of the Council’s economic development strategy with 
a view to public sector involvement in the provision of units if circumstances warrant. 

Employment development in rural areas 

No site-specific proposals are made in the plan for the development of sites in the rural area.  
Nevertheless, in view of the principles of sustainable development and the objective of reducing the need 
to travel lengthy journeys to work, favourable consideration will be given to small scale employment 
proposals in rural areas as long as they are in accord with environmental and Green Belt objectives and 
are able to make satisfactory arrangements for access which do not have undesirable impacts on the 
local area. 

It is important to retain and where possible provide new employment in rural areas to maintain the 
viability and vitality of rural communities.  The main opportunities for providing new employment uses are 
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likely to be presented by the conversion of existing buildings.  The proposed use should be appropriate to 
the needs of the area, related to the availability of the local workforce and of a scale and type in keeping 
with its location. 
 

POLICY E12: THE CONVERSION OF RURAL BUILDINGS 

• The conversion of rural buildings for new employment purposes will, subject to 
amenity and highway considerations, be supported as a means of providing jobs 
in the rural areas, so long as the following requirements are met: 

i) The Council must be satisfied that the building was constructed for, and has 
previously been used in connection with, an authorised activity. 

ii) Convincing evidence must be produced that the superstructure of the building is of 
permanent and sound construction, it does not require reconstruction, extension or 
substantial alteration and its form, bulk and general design is in keeping with its 
surroundings. 

iii) The use proposed must not involve any of the following: 
•  (a) A significant extension of the building. 
•  (b) The unsightly storage of, or work on, raw materials or goods outside. 

•  (c) Operations that create an unacceptable adverse impact, are unsightly or 
•   create problems of traffic or parking in the neighbourhood. 

•  (d) The use of an unsatisfactory access to and from the public highway. 
•  (e) The introduction of significant additional traffic into environmentally 

sensitive areas or the creation or aggravation of traffic problems. 
•  (f) Detriment to the building's setting that cannot be overcome by external 
•   landscaping or treatment.  

iv) The proposal must incorporate measures to provide for the conservation of 
statutorily protected wildlife species, if present.  

v) The design of the proposed conversion should conserve or enhance local countryside 
character and distinctiveness and ensure that the historic character and setting of 
traditional rural buildings is maintained. 

A sequential approach will be adopted in considering the reuse of redundant rural buildings.  In the first 
instance, alternative employment uses should be investigated.  Residential use will normally not be 
permissible in these circumstances (see Policy H9).  This aims to ensure that rural areas remain places 
where people are able to live and work.  Important factors are that any development should not, by virtue 
of its size or nature detract from the attractiveness of the countryside or generate traffic of a scale and 
nature which fundamentally alters the character of the area. 

Homeworking and teleworking 

Homeworking and teleworking are expected to become more commonplace in years to come.  
Homeworking can be seen, in part, as a reaction against commuting long distances from home and, in 
some instances, as a means of combining work with family responsibilities.  In planning terms, 
homeworking may involve the conversion of space in the home to office space or a house extension for 
the same purpose. Teleworking involves use of the internet. It can be a type of homeworking or a more 
formal arrangement where individuals and groups are able to access the internet away from their 
permanent base.  (There is an example of this latter form of development at Warslow in the Staffordshire 
Moorlands.)  These may be developed through extensions or adaptations of existing non-domestic 
buildings. 

In general, such activities are to be welcomed as they reduce the need to travel and improve 
sustainability and the need to investigate the potential for this is referred to in the Borough Council’s Draft 
Green Travel Plan.  Homeworking requires no planning permission where the use does not change the 
overall character of the property’s use as a single dwelling, but if the work intensifies, permission may be 
required.  More formal activities such as community teleworking developments would require permission 
and would be covered by other policies in this section.   
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Design and quality of the business and industrial environment 

The quality of the business and industrial environment is an important factor in the success of the 
Borough in helping to attract, retain and grow business.  This will be achieved through a number of 
means, through the development control process, which will encourage new development to be of the 
highest standard; through the establishment of business associations to encourage a community of 
interest in the success of specific industrial estates (Parkhouse, Loomer Road and Holditch provide 
examples of this); or through initiatives by the Borough Council to upgrade the external setting of the 
business environment (the landscaping of the A34 corridor provides an example of this).   The general 
design policies applying to all forms of development are set out in the Sustainable Keynote Section. 

Tourism, leisure development and retailing 

Tourism, leisure development and retailing are important components of the economic development of 
the Borough and provide many jobs.  They are also a significant factor in encouraging investment by 
generating a positive image of North Staffordshire, which, in turn, helps to attract and retain people and 
business to the area.  An example of this is Newcastle Town Centre, which, as well as being the largest 
shopping centre in the Borough, with over 41,000 sq. m. of retail floorspace, is also the centre for a 
thriving evening economy based around entertainment and leisure including a wide range of pubs and 
restaurants.  The town centre is considered in more detail in Section 4: Retail and Town Centres. 

The employment provided through tourism, leisure development and retailing offers the opportunity to 
make up the job gap created by the reduction in the workforce that was traditionally employed in the 
manufacturing and mining sectors.  While growth might be expected to follow national patterns of 
consumer expenditure, these sectors also have the opportunity of building on certain strengths which the 
Borough is able to offer: 

• an attractive and accessible town centre with potential for growth, 

• an attractive rural hinterland to the west and south-west and  

• the town's demographic position within the sub-region.  

Development proposals for tourism and leisure will be considered on their merits having regard to 
sustainability principles and to amenity and highway considerations.  

Implementation, partnerships and resources 

The private sector has the leading role in bringing forward land and property for employment use, since it 
is the private sector which is most often the landowner, which has the resources to commit and which is 
usually the end user/occupier.  Assisted Area status, which now applies in fourteen wards of the 
Borough, including Keele and Holditch, will provide a major fillip for stimulating private sector investment.  
In bringing forward difficult sites, particularly those in priority areas where new investment is being 
actively promoted as public policy, the public sector will also have a role.  This could include site 
acquisition, site preparation, the provision of site services and infrastructure and perhaps the 
development of certain types of property, such as small rented premises, which the private sector is 
reluctant to bring forward. 

Intervention by, for instance, the Borough or County Council or by the Regional Development Agency 
(Advantage West Midlands) will usually require market need to be demonstrated and studies and data for 
this will form an integral part of the development process.  Where available, these agencies will use 
available funding streams, such as the European Regional Development Fund and/or government 
regeneration funding (SRB and AWM support) and will collaborate with landowners and developers to 
overcome constraints to development.  The local authorities also have a role in initiating and promoting 
development, even where they do not have a financial stake in that development, illustrated by their 
involvement in the redevelopment of the former Knutton Tileries site. 
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4 RETAIL AND TOWN CENTRES 

INTRODUCTION 

Government policy on town centres and retailing is set out in PPG6, issued in June 1996.  This puts 
forward a 'sequential approach' which essentially requires that town centres are the preferred location for 
retail and leisure uses, with other locations on the edge of centre or out of centre to be considered only if 
necessary and in sequence. The rationale behind this is to focus retail developments "in locations where 
the proximity of businesses facilitates competition from which all consumers are able to benefit". This 
policy also contributes to sustainable development objectives by "ensuring the availability of a wide range 
of shops, employment, services and facilities to which people have easy access by a choice of means of 
transport". 

A healthy, vibrant town centre is important to the long term future of the local economy and community. 
Town centres are part of our national and civic heritage and securing their health helps to foster civic 
pride and local identity. PPG6 highlights four points upon which the vitality and viability of the town centre 
depends: 

i) The retention and development of a diverse range of attractions and amenities. 

ii) The creation and maintenance of an attractive environment. 

iii) Good accessibility to and within the centre. 

iv) Continued attraction of investment in development or refurbishment of existing buildings. 

The Structure Plan identifies a hierarchy of shopping centres within Staffordshire which includes 
Newcastle as a 'large town centre' and Kidsgrove as a 'smaller town centre'. In general, retail and leisure 
developments, and any others that attract members of the public, should be located so that they are as 
near as possible to their catchment populations.  Thus major attractions, intended to serve part of the 
conurbation and some of its rural hinterland would be expected to be located in Newcastle or Kidsgrove 
Town Centres, whereas smaller, more local services should be retained in district centres, local centres 
and villages.   

The following table describes the characteristics of the different types of centres in the Borough and the 
Local Plan policies that apply to them 

Type of centre Characteristics Local Plan 
policies  

Large Town Centre 
Newcastle under Lyme 

Has a substantial number of national 'multiple' retailers 
and is a significant centre for evening leisure activity.  
Suitable for substantial investment including edge of 
centre retail developments and major leisure 
development such as cinemas and night clubs 

R1,R3, R4, 
R5, R6, R7, 
R8, R9, R10, 
R11  

Smaller Town Centre 
Kidsgrove 

Has individual character concentrating on local general 
provision and speciality niches.  Development emphasis 
on 'organic' growth and consolidation and diversifying 
retail and leisure offer. 

R1, R12, R13 

District centres 
Wolstanton, 
Chesterton, Silverdale 

Concentrating on local general provision with emphasis 
on consolidation and upgrading of retail units and 
retention of a range of important local facilities. 

R14, R15 

Other groups of shops 
Local centres, small 

Providing a very local service and particularly important 
where there are no other facilities locally.

R15 



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 xliii

groups of shops and 
freestanding 
supermarkets 

where there are no other facilities locally. 

 

The Plan, in accordance with PPG6, requires that major retail proposals (over 2,500 m2 gross) should 
provide evidence, by means of a retail impact assessment, on their likely economic impact on town 
centres, local centres and villages including consideration of their cumulative effect with other recent or 
permitted developments. Such assessments may also be required for smaller developments likely to 
have a significant impact on an existing centre. 

The following two policies set out the sequential approach and the criteria that will be taken into account 
in any retail impact assessment. 

POLICY R1: MAJOR RETAIL AND LEISURE DEVELOPMENT - THE SEQUENTIAL 
APPROACH 

• Where applications for major retail and leisure developments are made, 
applicants must demonstrate their compliance with the principles of the 
Sequential Approach as set out below.   

• Major developments should preferably be located in Newcastle or Kidsgrove 
Town Centres.  If a need can be demonstrated for the development and it can be 
shown that there are no sites or buildings in any town centre within the 
anticipated catchment area that are suitable, viable for the proposed use and 
available, or likely to become available within a reasonable period of time, then 
alternative locations may be considered.  These locations should be considered in 
the following sequence and later locations only considered where it can be shown 
that there are no suitable earlier ones: 

i) An edge of centre site within easy walking distance of the town centres. 
ii) A site in or adjoining a district centre, provided that the proposal is appropriate in 

scale, character and function and would not adversely affect the vitality and 
viability of that centre or other centres. 

iii) An out of centre site provided that the impact on existing centres would be 
acceptable. 

iv) In assessing whether a proposal is acceptable, its potential to be reduced in scale or 
subdivided into smaller elements will be considered as also will the need for it to be 
accessible by a satisfactory choice of transport modes. 

 

POLICY R2: RETAIL DEVELOPMENT – IMPACT ASSESSMENT 

• When Retail Impact Assessments are submitted, the applicant must demonstrate 
that the proposed development, taken together with other existing or permitted 
retail development, will not: 

i) Harm the viability or vitality of any established retail centre or  
ii) Prejudice any retail proposal, yet to be implemented but approved or committed by 

Council policy, that is important to the future viability or vitality of an identified 
centre. 
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NEWCASTLE  

Introduction 

Newcastle Town Centre is the second largest shopping centre in North Staffordshire and for planning 
purposes the ring road is used to define the boundary of the town centre (see Proposals Map).  There is 
an estimated 33,000 square metres of shopping floorspace in the town centre.  As well as being by far 
the largest shopping centre in the Borough, it is also the largest and most diverse employment centre in 
the Borough.  Most of the central core is a conservation area and contains about thirty listed buildings. 
Pedestrianisation, planting and paving have been undertaken during the last decade and the centre now 
boasts an environment which is extremely attractive as well as functional.  It is important that full 
advantage is taken of this asset. 

In January 1998, the retail consultants Drivers Jonas were commissioned by Newcastle and Stoke on 
Trent Councils to undertake a retail study of the North Staffordshire conurbation.  As well as assessing 
general shopping patterns throughout the study area, the final report included town centre health checks 
on eight centres within the conurbation.  The report was received by the Council in 1999 and was agreed 
as a basis for the formulation of policies for the Local Plan.  It will also be used as the base line for future 
'town centre health checks' and developing town centre strategies. 

The report considered that there would be very little growth in future convenience retail spending in North 
Staffordshire and that any growth should be used to improve existing out-moded stores and existing 
floorspace in established centres.  However for comparison retail it predicted significantly more growth in 
local spending and emphasised the importance of this growth to maintaining and improving the viability 
and vitality of existing centres.  The report describes Newcastle Town Centre as “the most attractive of 
the shopping centres in the North Staffordshire conurbation”.  The regular catchment is estimated to be 
about 60,000, the majority of whom live in the Borough, and the turnover in comparison goods is about 
£60 million.  The report makes reference to a number of negative indicators, such as the number of 
charity shops in primary frontages, the lack of a department store and some major national names, the 
weakness of fashion shopping in particular and evidence that retailer demand is not particularly strong.  
These weaknesses could be exacerbated by any further expansion of out-of-centre retail.  However, the 
report also notes the recent growth in pubs and restaurants that has increased the vitality of the Town 
Centre and created a thriving night-time economy.  The new Warner Village Multiplex Cinema will be a 
great asset and stimulate further investment and so long as the additional 13,000 sq m of floorspace 
(about 34 units) in the Town Centre East development are utilised effectively, the Town Centre should be 
in a strong position to maintain investor confidence.  

The report lists five priorities for the Town Centre, two of which – the redevelopment of the Fine Fare site 
and the Town Centre East development – are now coming to fruition.  The remaining three are as 
follows: 

i) Seeking to distinguish Newcastle Town Centre from Hanley City Centre by emphasising in 
marketing, the market town character, ease of shopping, plentiful parking, range of independent 
retailers and attractive environment. 

ii) The refurbishment/redevelopment of the High Street West site between Friars Street and the 
Roebuck Centre retaining quality frontages and creating larger retailer units serviced from a lower 
level on the Midway. 

iii) Promotion of the sites on the ring road for retail warehousing, restricted to the sale of bulky goods 
and to units of more than 1,000 sq m. 

The first point is the key to the continued viability and prosperity of the Town Centre.  Newcastle’s 
catchment lies wholly within that of Hanley, which serves as the sub-regional shopping centre, but the 
Town Centre will retain its attractiveness if it continues to offer its own, different appeal. The report notes 
the strong presence of a number of local independent traders as well as the regular market stalls, both of 
which are identifiably part of Newcastle’s character.  As a lower order centre than Hanley, Newcastle also 
has a higher proportion of convenience goods.  These attract customers on a regular basis.  Although a 
department store and more national high street names are clearly needed, without the independent 
stores and its own particular attractive character, there is a danger that Newcastle would lose its identity 
and thus the key to its attractiveness.   It is important that policy for the Town Centre builds on this 
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identity and promotes its special attractions. 

The second point identifies High Street West as a possible site for future expansion The site is not put 
forward as a specific proposal as its extent and viability depend upon agreement between the various 
landowners within the area and the promotion of an appropriate scheme by a developer.  The St Giles 
and St George Primary School is put forward as a development proposal because it is proposed to 
relocate the school. A policy to guide any future redevelopment in the town centre is set out below.  Also 
considered later is the potential for development around the ring road, which is the subject of the third 
priority point listed above.  

Future development  

The Town Centre East development is providing over 13,000 sq m of new shopping floorspace, and a 
new bus station.  These, and the new Warner Village Cinemas development, will add significantly to the 
attractiveness of the Town Centre.  Apart from the St Giles and St George School Site there are no other 
large areas within the ring road with a current redevelopment interest, but policies are needed to guide 
any proposal – large or small – that arises within the plan period to ensure that potential is not wasted 
and every opportunity is taken to enhance the environment of the Town Centre and the range of goods 
and services that it offers. 

POLICY R3: NEWCASTLE TOWN CENTRE - DEVELOPMENT 

• Development within the town centre (as defined on the Proposals Map) may be 
permitted so long as all the following requirements are met: 

i) The development must respect the historic heritage and architectural character of 
the town centre. 

ii) The development or change of use must not reduce the amount of high street uses 
such as Class A1, A2 and A3. 

iii) The development must add to the attractiveness of the town centre. 
iv) Satisfactory servicing arrangements must be proposed that offer satisfactory 

pedestrian/vehicle separation and do not conflict with existing uses. 
 

POLICY R4: ST GILES AND ST GEORGE PRIMARY SCHOOL SITE 

• The development of this site for town centre uses, such as Class A1, A2, A3, B1, 
leisure and residential, will be supported so long as the following requirements 
are met: 

i) Development should meet the requirements of Policy R3. 
ii) Development should, as a first preference, involve the retention and reuse of the 

existing school premises. 
iii) Development should respect the quality of adjoining spaces such as the Queens 

Gardens and should have a high quality design at this prominent ring road location. 
iv) Development should provide good connection to nearby pedestrian routes. 
Primary Shopping Frontages 

The current Local Plan contained a policy to resist further changes of use of retail units within the defined 
'Primary Shopping Frontage' to Class A2, which includes banks and building societies.  The policy was 
instituted in response to a perceived problem of the domination of high streets by these businesses to the 
detriment of the range of goods and services offered.  This, it was feared, would reduce the attraction of 
the Centre, both in visual terms (the lack of attractive shop windows) and in relation to the number and 
variety of businesses that potential buyers would be able to visit.  During the plan period, however, the 
demand for such uses has begun to decrease, particularly due to the computerised, automatic or inter-
net banking possibilities.  On the other hand, Class A3 uses - restaurants, pubs and take-aways have 
increased significantly. This gives rise to two separate concerns: that retail opportunities are being 
excluded, reducing the quality of the 'shopping experience' to users of the streets involved; and the 
associated public nuisance potential of late night drinking premises.  However, such uses clearly add to 
the vitality of the Centre and serve to extend that vitality outside normal shop opening times.  The 
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Borough Council has approved (February 1996) Supplementary Planning Guidance on Hot Food 
Takeaways and will keep under review the need to update this or produce guidance for other A3 uses. 

This plan will cover the period to 2011 and must be sufficiently robust to meet whatever situation prevails 
in the market.  The key objective in relation to the Town Centre, set out in the Introduction is “to protect 
and enhance the vitality and viability of Newcastle Town Centre, Kidsgrove Town Centre and the other 
district centres”.  It is this general aim that should inform the policies of the plan rather than a specific, 
and current, concern about individual use classes.  The balance between the uses will almost certainly 
change during the plan period.  The policies below aim to protect the viability and vitality of the Town 
Centre by ensuring that the range of goods and services offered is not prejudiced by domination of any 
particular sector while, at the same time, allowing the Centre to change in response to developing needs 
and market conditions.  Clearly it is not in the interest of any particular sector of the market to damage 
the Town Centre by over concentration as this would reduce its market effectiveness.  To a certain 
extent, therefore, the market regulates itself. 

In this plan the 'primary shopping frontages' in Newcastle Town Centre are defined as High Street from 
Red Lion Square to Hassell Street and Ironmarket from Post Office/Library to High Street excluding side 
streets other than Cheapside.  This represents a frontage of about 800 metres, containing 100 ground 
floor units, just over a third of the units in the whole of the area within the ring road.  In 1998 about 28% 
of the 100 units (excluding vacancies) were in non retail use (i.e. 14 Class A2 uses, 12 Class A3 uses 
and 1 amusement arcade.  This shows an increase in Class A3 uses since 1993 when about 21% of 106 
units were in non retail use including 15 Class A2 uses, 7 Class A3 uses and 1 amusement arcade.  Over 
the town centre as a whole, the proportion of units in non retail uses in 1998 was about 31%, a significant 
increase compared with 14% in 1993.  There is a particular concern to try to retain the attractive retail 
character of the town centre streets, and particularly the primary shopping frontages, to ensure that they 
do not become marginalised by changes to non retail use.  

Many of the upper floors of the buildings in the Town Centre are unused or underused.  In principle, it is in the 
interests of sustainability that such resources are exploited fully.  Their potential includes extended retail 
use by the ground floor business, separately accessed retail or business premises and residential 
accommodation.   Policy R7 seeks to resist the loss of such potential and sets out the general principle of 
acceptability of additional uses; a further policy later on deals specifically with residential use. 

POLICY R5: NEWCASTLE TOWN CENTRE - NON-RETAIL USE IN PRIMARY SHOPPING 
FRONTAGES 

• Within the primary shopping frontages, as defined on the Proposals Map, the 
Council will resist changes of use of ground floors to other uses where this would 
result in a significant reduction in the retailing attractiveness of that frontage or 
the range of goods and services offered.  Of particular importance will be the 
uses of the adjoining units and the possible creation of inappropriate, continuous 
lengths of non-retail frontage. 

• Where Class A2 uses are permitted, a shop window display may be required. 
• Where Class A3 uses are concerned, permission will not be given if the 

development would be likely to cause a nuisance to neighbours or the general 
public by virtue of smells, fumes, noise or litter or be likely to increase the 
potential for public disorder and crime or reduce the perceived attractiveness of 
the Town Centre and these concerns can not be overcome by agreement with the 
developer on appropriate measures such as improvements to the security of the 
town centre. 

 

In order not to increase the potential for public disorder and crime where large (over 100 sq m) Class A3 
uses such as pubs clubs and bars are permitted a financial contribution may be required towards the cost 
of town centre surveillance and security measures. This contribution would be related to the likely impact 
of the proposal and would normally be via a section 106 agreement and may be in the form of a 
commuted sum towards the ongoing cost of CCTV surveillance.  
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POLICY R6: NEWCASTLE TOWN CENTRE - NON-RETAIL USES OUTSIDE PRIMARY 
SHOPPING FRONTAGES 

• Within the town centre, but outside the primary shopping frontages, non retail 
uses may be acceptable so long as they would not be likely to reduce the 
attractiveness of the Town Centre or interfere with the operation or enjoyment 
of other nearby town centre uses by virtue of smell, fumes, noise or increased 
traffic. 

• Where Class A2 uses are permitted, a shop window display may be required. 
• Where Class A3 uses are concerned, permission will not be given if the 

development would be likely to cause a nuisance to neighbours or the general 
public by virtue of smells, fumes, noise or litter or be likely to increase the 
potential for public disorder and crime or reduce the perceived attractiveness of 
the Town Centre and these concerns can not be overcome by agreement with the 
developer on appropriate measures such as improvements to the security of the 
town centre. 

 

POLICY R7: NEWCASTLE TOWN CENTRE - USE OF UPPER FLOORS 

• Development that that would remove separate access to upper floors of 
properties within the ring road will be resisted. 

• The use of upper floors within the ring road will be encouraged so long as any 
such use does not conflict with the predominant activities in the Town Centre 
and so long as servicing requirements can be dealt with satisfactorily.   

Car parking 

Car parking in the Town Centre is dealt with in detail in the section on Transport.  In summary, additional 
car parking to serve the Town Centre is to be discouraged.  Within existing parking provision the 
emphasis will be on encouraging short stay parking and discouraging long stay.  Within the ring 
road, some existing parking spaces will be lost as part of the east of town centre development and 
no more car parking will be provided.  Outside the ring road new car parking will be confined to the 
needs of new development. 

Residential accommodation 

Shops are open only for limited hours.  Town Centres are sometimes therefore lifeless from early 
evening.  In Newcastle this has been changed considerably by the establishment of a number of new 
licensed premises.  Introduction of a certain amount of appropriate residential accommodation can also 
help to maintain a living town centre.  However, there is a potential conflict between residential activities 
and late night commercial activities, and this is exacerbated if the behaviour of some of the customers is 
such as to create a nuisance.  Other conflicts include odours from cooking smells and traffic noise, 
particularly from delivery vehicles.  Nevertheless, the Council will continue to encourage residential uses 
in the Town Centre where this can be accommodated with the minimum of conflict.  Car parking would 
not be expected to be provided, in accordance with the parking policies referred to above.  Additional 
policies on conversions to residential development generally are to be found in the section on housing.   

POLICY R8: NEWCASTLE TOWN CENTRE - RESIDENTIAL USES 

• The Council will support new development and the conversion of existing 
buildings for residential use in the town centre so long as it would not be likely to 
interfere with the operation of any established business in the Town Centre. 

Beyond the Ring Road 

Outside the ring road are areas of mixed uses where retail, office and other business activities have 
become established over the years.  These areas provide a useful extension to the Town Centre, 
particularly for new or marginal businesses.  Although most retail premises are within the ring road, there 
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is significant shopping provision in the business area outside it, and a large number of office uses and 
restaurants and hot food takeaways. 

Mixed development can be an asset to the town and form a very sustainable form of development so 
long as potential conflicts are minimised.  The Town Centre and adjacent areas are good locations for 
housing because of proximity to services and public transport, so housing that exists in such locations 
should be maintained and its quality and environment should be protected.  The plan therefore identifies 
'Town Centre Housing Areas' where additional businesses development will not normally be allowed.   In 
any residential area, the encroachment of business development can cause conflict and needs to be 
controlled carefully; the Town Centre Housing Areas are identified specifically because of the higher 
demand for business development in these areas as compared to other residential areas, and in order to 
maintain housing opportunities close to the Town Centre. 

POLICY R9: TOWN CENTRE HOUSING AREAS 

• Within the Town Centre Housing Areas, shown on the Proposals Map, the 
Council will support changes of use to, or development for, residential purposes. 

• It will resist change of use to, or development for, non-residential purposes 
except for essential community services. 

• Intensification of any business use will only be allowed if it does not cause, and is 
not likely to cause, any nuisance to nearby residents. 

The extension of business development outside the ring road is a logical and sustainable way for the 
Town Centre to grow.  Sites around the periphery adjoining the ring road that arise for redevelopment 
from time to time will be extremely valuable.  It is important to ensure that they are not wasted and are 
used properly to complement the town centre in terms of the facilities offered and the access across the 
ring road.  The Drivers Jonas report, referred to earlier, recommends the promotion of sites on the ring 
road specifically for large units of retail warehousing for bulky goods. Visual impact in these key sites is 
especially critical and the submission of written design statements with proposals will be appropriate.  
Design opportunities may be enhanced by the inclusion of mixed uses in any developments. 

POLICY R10: DEVELOPMENT OF SITES ADJOINING NEWCASTLE TOWN CENTRE RING 
ROAD. 

• Proposals for town centre uses on sites immediately outside the ring road will be 
supported where the proposals have no reasonable prospect of being 
accommodated within Newcastle or Kidsgrove town centres and provided that 
the following requirements are met: 

i) Preference will be given to mixed-use developments. 
ii) Development must add to the attractiveness of the Town Centre. 
iii) Where Class A1 uses are concerned, preference will be given to non-food retail 

warehouses over 1,000 sq m for the sale of bulky goods and restrictions will be placed 
on any units permitted to prevent their subdivision to smaller units.   

iv) Small retail units will not be permitted unless they represent only a minor part of the 
overall development and there are no suitable sites or premises available in the town 
centre. 

v) Development must be designed to assist with pedestrian access across the ring road.  
Where the development is of sufficient scale, the Council may require new or 
improved crossing facilities and/or the improvement of access to an existing facility.  

vi) Development should not prejudice a more comprehensive future development or the 
development of adjoining sites. 

 

POLICY R11 DEVELOPMENT OF SITES ADJOINING THE RING ROAD - DESIGN 

• Any development adjoining the ring road should add to the attractiveness of the 
approaches to the Town Centre.  Buildings and the treatment of spaces and 
edges should display a high quality of design, reflecting the visual importance of 



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 xlix

prominent locations and, where appropriate, provide landmark features at main 
road junctions.   

KIDSGROVE TOWN CENTRE 

The last Borough retail survey (1995) showed that Kidsgrove had a total retail floorspace of about 3,700 
sq metres. Since then Tesco have opened a nearby superstore (4,200 sq metres) linked by a walkway to 
the centre.  The centre has a relatively low vacancy rate but also few national multiple retailers.  The 
centre has a weekly open market and convenient car parking.  The shopping environment suffers from 
traffic along the A50 and highlights the need for further investigation of improvements for pedestrians.  
Rear access improvements have been made to the properties in Market Street but there is still a derelict 
area of land (part of the former North Staffs Loopline) which is badly in need of treatment. 

The Drivers Jonas retail study (1998) suggested that priorities for Kidsgrove should be to promote, if 
possible, retail uses and development around the northern end of the centre, in order to encourage 
Tesco shoppers into the centre.  It also suggested the promotion of canal related tourism.  To support its 
continuing attractiveness Kidsgrove needs to maintain a range of uses that complement its retail function 
and respond to changing services and demand.  However it is also important not to let other uses swamp 
the core retail function of the centre and Policy R13 seeks to achieve this balance. 

POLICY R12: DEVELOPMENT IN KIDSGROVE TOWN CENTRE 

• Development for retail or leisure uses within or close to Kidsgrove Town Centre 
as defined on the Proposals Map, will be encouraged so long as the following 
requirements are met: 

• i) The development should not harm the vitality and viability of the centre. 
• ii) Any opportunities to improve conditions for pedestrians should be exploited. 

 

POLICY R13: NON-RETAIL USES IN KIDSGROVE TOWN CENTRE 

• In determining applications for changes of use from retail (Class A1) to 
non-retail uses in Kidsgrove Town centre the Council will consider the effect of 
the proposal on the range of goods and services offered in the locality.  In 
considering the effect of the proposed change account will be taken of other 
changes from retail to non-retail that have already taken place in the centre. 

DISTRICT CENTRES AND OTHER GROUPS OF SHOPS 

Although Newcastle and Kidsgrove Town Centres are the preferred locations for major retail and leisure 
facilities in the Borough, it is important that the district centres are also encouraged to fulfil their potential.  
None of them is as clearly defined as Newcastle and the problem arises that development nearby can be 
seen alternatively as expansion or competition.  The policy below, with the defined boundaries on the 
Proposals Map, aims to direct new development to the locations where it can best enhance, rather than 
detract from, the existing district and local centres.  The defined boundaries, shown on the Proposals 
Map, are also relevant to Policy R1 in relation to development outside established centres. 

POLICY R14: DEVELOPMENT IN DISTRICT CENTRES 

• New development or redevelopment for retail or leisure uses within or close to 
the district centres of Chesterton, Silverdale and Wolstanton as defined on the 
Proposals Map, will be encouraged so long as the following requirements are 
met: 

• i) The likely catchment for the development should be appropriate to the size 
of the centre. 

• ii) The development should not harm the vitality and viability of the centre. 
• iii) Any opportunities to improve conditions for pedestrians should be exploited. 

Small centres are particularly vulnerable to the loss of retail opportunities, as there is little of the self-



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 l 

regulation that can operate in a larger centre.  Where a group of shops contains as few as four retail 
units, ordinary shopping facilities may disappear completely if other service uses are not carefully 
controlled.  A policy is, therefore, included to give the Council the flexibility to be able to limit such uses 
where appropriate. 

POLICY R15: NON-RETAIL USES IN DISTRICT CENTRES AND OTHER GROUPS OF 
SHOPS 

• In determining applications for changes of use from retail (Class A1) to 
non-retail uses, in the district centres of Chesterton, Silverdale and Wolstanton 
and other groups of 3 or more shop units, the Council will consider the effect of 
the proposal on the range of goods and services offered in the locality.  Material 
considerations will include not only the proposed development itself but also the 
cumulative effect of the development and any others that have already taken 
place. 

DEVELOPMENT OUTSIDE ESTABLISHED RETAIL CENTRES 

The sequential approach set out in Policy R1 makes it clear that town centre sites are to be preferred 
over any out-of-town location for major retail or leisure development.  In addition, Policy R2 emphasises 
the key issue of potential damage to the town centre or other centres when determining the possible 
impact of major retail development.  Similar considerations apply to smaller retail developments which 
are large enough to have the potential to harm existing neighbourhood and other retail centres and offer 
the opportunity to provide significant support to them (see policy R16).  Where proposals have the 
potential to harm existing centres then impact assessments may be required.  To be in a close and 
supportive location requires a proposal to be within a very short walking distance of the centre and in a 
location where the trade attracted to the proposal will also benefit trade in the centre. 

Sustainability principles involve trying to enable goods and services to be offered as close as possible to 
the demand for them.  Thus small shops in villages and urban neighbourhoods are to be encouraged in 
principle. In rural areas, because distances between settlements are often large, it is particularly 
important to retain facilities such as a local shop and post office.  In the urban area there are many small 
groups of shops serving as neighbourhood centres.  In the rural area, many settlements are without any 
retail outlet at all.  Policy R13 seeks to ensure that shops in rural areas are intended to serve the local 
population and not create additional traffic by attracting a catchment that would be better served in an 
established centre.  In villages wholly within the Green Belt, policy S3 will also apply. 

Many farms have established businesses selling their own produce.  This requires no planning 
permission.  However, some have extended the range of goods offered to such an extent that permission 
is required for the retail use.  It is in the interests of agricultural diversification that farms are allowed a 
certain leeway but care must be taken to ensure that this means is not used simply to gain permission for 
a significant retail outlet that is contrary to sustainability principles.  Policy R18 seeks to control such 
developments to an acceptable level.   

There has been a growing trend for the larger vehicle fuel retailers to develop convenience food outlets 
within their establishments.  Where these merely add to the service provided to the existing customer, 
there can be little objection.  However, where retail facilities are out of proportion to the attraction of the 
filling station, there is clearly an intention to attract additional trade.  This may have two consequences: 
the first is the creation of additional trips; the second is the attraction of trade away from established 
centres.  Where established centres may be affected by a proposal then a retail impact assessment will 
be required to assess the likely effect of the proposal.  Petrol filling stations depend on good car access 
for their trade but they are often in locations where there is limited access by public transport, by bicycle 
or on foot.  Where they attract additional trade,  it is rarely in the interests of sustainable travel.  Policy 
R19 sets out a size threshold and makes it clear that applications for such developments will be dealt 
with in the same way as any other retail proposals.  Applications are more likely to be successful where 
the location of the filling station can be seen to be part of an existing district or local centre.  
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POLICY R16: RETAIL DEVELOPMENT OUTSIDE EXISTING CENTRES 

• Proposals for retail development of less than 2,500 m2 but still large enough to 
have the potential to harm the vitality and viability of an existing centre will not 
be permitted outside an existing centre unless the following requirements are 
met: 

i) It must be in a close and supportive location to an existing centre and have a 
catchment appropriate to the size of the centre. 

ii) It must not be able to be accommodated on an alternative site that is available or 
likely to become available within an existing centre or in a more supportive location 
to an existing centre. 

iii) It must not harm the vitality and viability of an existing centre. 
• In considering whether the proposal could be accommodated on an alternative 

site the potential for the proposal to be reduced in scale or subdivided into 
smaller elements will be considered. 

 

POLICY R17: VILLAGE SHOPS 

• Retail development within existing rural settlements may be permitted so long as 
the following requirements are met: 

i) The goods offered and the size of premises are appropriate to the needs of the 
locality. 

ii) The proposed location, whether for new development or re-use of an existing 
building, is within the built area of a settlement.  

iii) There will be no undue nuisance caused to nearby residents and the design of 
development contributes to the conservation and enhancement of local 
distinctiveness. 

 

POLICY R18: FARM SHOPS 

• Planning permission may be granted for retail activities based on existing farm 
shops so long as the selling of farm produce remains a significant proportion of 
the range and quantity of goods sold.  Where the use might otherwise have a 
significant adverse effect on a nearby village shop then planning conditions will 
be imposed on any permission granted to limit the broad types of produce to be 
sold. 

 

POLICY R19: ADDITIONAL RETAIL IN PETROL FILLING STATIONS 

• Where additional retail floorspace is proposed within a petrol filling station that 
will bring the total retail floorspace to more than 100 sq m, planning permission 
will not be given unless the development complies with other policies on retail 
development.  In particular, development must meet the following requirements: 

i) The development will not be likely to increase the amount of travel by car for 
shopping purposes. 

ii) The development will not have an adverse effect on the viability or vitality of existing 
retail centres. 

iii) There will be no undue nuisance caused to nearby residents. 
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5 TRANSPORT 

INTRODUCTION 

This section contains policies and proposals that play a key role in the sustainable approach to 
development that is at the heart of this plan and will help achieve national and local sustainable transport 
aims. 

Over the last 20 years, 1976 to 1996, total traffic grew nationally by 82% and over the next 20 years, 
1996 to 2016, is expected to grow by between 24% and 51%.  Nationally the number of cars licensed 
over the last 10 years (1988 to 1998) has increased by 23% to approximately 23M.  This is expected to 
increase by between 27% and 37% over the next 20 years (1996 to 2016).  The proportion of households 
in the Borough owning one or more cars in 1991 (69.7%) was higher than the national average (66.6%). 

The government’s overall approach to transport is set out in the white paper "A New Deal For Transport: 
Better For Everyone" (1998).  This contains a comprehensive approach which aims to provide a better 
transport system that serves the needs of business and the whole community but does less harm to the 
environment.  This approach underpins legislation such as the Road Traffic Reduction Act 1997 which 
requires local authorities local authorities to set targets for traffic reduction and national guidance such as 
PPG13 Transport (2001) which urges local authorities to adopt planning policies that encourage use of 
public transport, walking and cycling and discourage an increase in car use. 

Regional Planning Guidance for the West Midlands Region (RPG11 – 1998) aims to reconcile the 
demand for travel with environmental concerns and encourage a shift from private to public transport.  
The West Midlands Regional integrated transport action plan (1998) applies this approach and proposes 
high quality bus and rail services including upgrading of the west coast main line, improvements to the 
strategic highway network with priority for through vehicles and HGVs and the promotion of walking and 
cycling. 

The Staffordshire Structure Plan 1996-2011 provides the strategic transport planning context for the 
Newcastle under Lyme Local Plan 2011.  It contains a comprehensive set of policies that encourages 
development to maximise use of sustainable travel modes and promotes particular sustainable travel 
modes as well as individual transport schemes. 

The Staffordshire Local Transport Plan 2000 contains Staffordshire’s bid to the government for transport 
funding for 2001 to 2006.  It has an area transport strategy, for the urban part of the Borough, which 
focuses on improvements for public transport, pedestrians and cyclists and the management of traffic 
flows on main roads.  The plan has proposals for theme based strategies such as demand management, 
passenger transport and walking and cycling.  In addition, area action plans are to be prepared for urban 
and rural parts of the Borough. 

Transport is one of the key elements of the Borough Local Agenda 21 strategy which seeks to reduce 
traffic levels and pollution, especially at peak hours, and to encourage walking, cycling and bus use. The 
Borough Community Plan 1999-2003 also includes transport as an important element and has a vision of 
an effective and integrated transport network for the Borough.  It aims to reduce car dependency and 
encourage sustainable travel modes and has targets to cut peak hour traffic and accidents.  Eleven area 
traffic studies, within the Borough, have been completed which identify local traffic safety concerns and 
suggest alleviation measures.  It is proposed to complete coverage of the Borough by carrying out a 
further two studies. 

SUSTAINABLE APPROACH 

The integration of land use and transport planning is vital to help achieve national and local sustainable 
travel aims.   These aims include minimising the need to travel, reducing the harmful impacts of traffic 
and car use and widening travel and access opportunities particularly for those with limited or no access 
to a car.  The following policies support these aims by seeking to ensure that proposals for new 
development give proper consideration, for example by the preparation of Green Travel Plans, to the 



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 liii

opportunities for maximising the use of sustainable travel modes.  The policies relate to the location and 
layout of development and financial support for transport improvements and to minimising traffic related 
pollution.  The policies complement and support the strategies, targets and schemes that are included in 
the Staffordshire Local Transport Plan.  In policy T1 the reference to 'significant development' is to 
development of a size and type such that the preparation of a green travel plan would be expected. 

POLICY T1: SUSTAINABLE DEVELOPMENT 
• Significant development will be expected to locate where it is reasonably 

accessible by public transport, walking and cycling.  In locations where access by 
these modes is not already adequate then development will be expected to fund 
improvements in accessibility to a level commensurate with the development. 

• The layout and design of new development, highway schemes and traffic 
management measures will be required to facilitate the use of public transport, 
walking and cycling. 

• Where development is permitted an appropriate contribution will normally be 
required towards the cost of identified schemes that improve local facilities for 
travel by public transport, walking and cycling or assist in meeting local targets 
for increasing travel by these modes or assist in promoting travel by these modes. 

Green Travel Plans show how people will travel to the development and discourage car use and 
encourage use of public transport, walking and cycling.  This can be done in various ways for example by 
exploiting opportunities for teleworking and teleconferencing, limiting car parking availability, providing 
cycle parking, setting up a car sharing scheme and making information on public transport easily 
available to staff and visitors.  Advice on Green Travel Plans is contained in the DETR publication 
“Preparing your organisation for the future – The benefits of Green Travel Plans” (1999).  Staffordshire 
County Council has recently prepared draft guidance on the recommended content for travel plans and 
developers will be expected to comply with this and with other relevant guidance.  

POLICY T2: GREEN TRAVEL PLANS  
• Development that attracts significant numbers of employees or visitors will be 

required to maximise the opportunity for travel to the site by sustainable travel 
modes by producing and implementing green travel plans. 

• Green travel plans will be required for the following: 
i) Major developments comprising jobs, shopping, leisure or services. 
ii) Smaller developments comprising jobs, shopping, leisure or services that would 

generate significant amounts of travel in locations where there are approved local 
initiatives or targets for the reduction of road traffic or promotion of public 
transport, walking and cycling. 

iii) Other developments where the implementation of a green travel plan might 
overcome a problem associated with the development and which would otherwise 
merit refusal of planning permission. 

Prolonged exposure to high levels of traffic noise or air pollution damages health and affects peoples’ 
quality of life and ability to develop and perform to their full potential. The Council monitors air quality at a 
number of points in the Borough and there are proposals to extend this and link it to a telematics system 
that would help divert traffic when air quality dropped below recommended standards. 

In applying this policy the latest government approved standards for acceptable levels of air quality and 
traffic generated noise will be used.  Current national standards for air quality are contained in "The UK 
National Air Quality Strategy (1997)" and are concerned with levels of particular gases and particulates.  
Local standards will be contained in the Borough Council's Air Quality Strategy that is currently in 
preparation.  Current standards for noise are contained in PPG24: Planning and noise - 9/94 and are 
concerned with noise levels near noise sensitive development such as housing, schools, hospitals and 
offices. 
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• POLICY T3: TRAFFIC RELATED AIR POLLUTION AND NOISE 
• Development will not be permitted if it would be likely to generate traffic levels 

leading to unacceptable levels of air pollution or noise. 

SUSTAINABLE TRANSPORT MODES 

The following section outlines the Council's supportive approach to sustainable travel modes such as 
walking, cycling and public transport.  It contains policies that seek to ensure that proposals for 
development accommodate and give priority to these modes and where appropriate financially support 
improvements for them. 

Access for disabled people 

The Borough Council is seeking to improve ease of mobility, safety and access for wheelchair users, 
ambulant disabled people and those with visual or hearing impairment in areas under its control.  These 
areas include public pedestrian areas, pavements, footpaths and road crossing.  It is also concerned to 
ensure that disabled people have adequate access to buildings where the general public has access.  It 
has control, under the Building Regulations 1991 – Part M, to require access and facilities for disabled 
people in new development e.g. via a level or ramped approach.  However there are some developments 
where planning powers are the appropriate means for securing desirable access and facilities for 
disabled people as this would not be required by the building regulations. 

• POLICY T4: ACCESS AND FACILITIES FOR DISABLED PEOPLE 
• Proposals for development, including conversion of existing buildings involving 

substantial investment, that are visited by the public will be expected to provide 
facilities and access with dignity for disabled people to a primary entrance at 
street level and to other floors visited by significant numbers of the public. 

Walking 

Staffordshire County Council has produced a policy framework on walking in line with the government’s 
publication “Encouraging walking: advice to local authorities”.  A local walking strategy for the Borough 
will also be prepared building upon the local transport plan urban area strategy for the Borough.  The 
Borough Council will continue to act to improve the safety and convenience of pedestrian movement by 
providing new routes, upgrading existing routes and improving pavements, footways, pedestrian crossing 
and other facilities.  It is intended that priority for improvements to facilitate pedestrian movement will be 
given to areas with the most existing or potential future pedestrian traffic and where pedestrians, 
particularly children and the elderly, are most at risk from traffic.  Measures will be considered to improve 
pedestrian access to Newcastle town centre across the ring road and to Kidsgrove town centre across 
the A50.  (See also section 6, Community Facilities, for the protection of rights of way and proposals for 
recreational footpaths) 

• POLICY T5: WALKING 

• Development, including proposals for new roads, road improvement and traffic 
management, which would adversely affect pedestrian safety or disrupt local 
pedestrian routes will not be permitted. 

• Development will be required, where appropriate: 
i) To facilitate pedestrian movement in its layout and design. 
ii) To contribute to the creation, extension and improvement of pedestrian routes in 

the local area, including safe road crossings, together with related facilities such as 
seating and signing. 
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Cycling 

The National Cycling Strategy (1996) refers to the environmental, health and other benefits of cycling and 
the potential to increase cycling particularly for the high proportion of short trips (less than 2 miles) that 
are made every day.  It contains targets to increase cycling nationally to 4% by 2004 and to 8% by 2012.  
This target is also adopted in the Staffordshire Local Transport Plan.  The proposed National Cycle Route 
Network covers 5,000 miles by the year 2000 and a further 4,000 miles by 2005.  2 of these routes, 
national cycle routes 506 and 551, pass through the Borough. 

The Borough Council’s cycle action plan (1996) seeks to provide a network of convenient and safe cycle 
routes and identifies a network of routes radiating from the town centre as well as other route such as the 
national cycle routes.  This network is incorporated in the Staffordshire Cycle Strategy (1999) which is 
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part of the Staffordshire Local Transport Plan 2000.  As this plan has a longer time scale than the Local 
Transport Plan some additional routes are suggested in this plan to provide a more comprehensive route 
network in line with the Structure Plan aim of linking residential areas to town centres, employment areas, 
schools and other facilities. It is intended that a review of the network will be carried out during the plan 
period.  The identified network includes some greenway routes but mainly uses the existing highway 
network (See Diagram 1).  Priority will be given to the implementation of cycle routes where there is most 
existing or potential cycle use or cycle accidents and will be based on a review of the highway network 
and monitoring of cycle flows.  Achieving the approved targets for increasing local cycling will require that 
conditions for cycling across the highway network become safer and pleasanter and less intimidating.  
Measures to assist buses, such as bus lanes, and to improve pedestrian safety, such as traffic calming 
and pedestrian crossings, will be at least as important in increasing cycling as cycle specific measures 
such as cycle lanes and off road cycle routes. 

• POLICY T6: CYCLING 
• Development, including proposals for new roads, road improvement and traffic 

management, that would adversely affect cycle safety or disrupt the local cycle 
route network will not be permitted 

• Development will be required, where appropriate: 
i) To facilitate cycle movement in its layout and design. 
ii) To contribute to the creation, extension and improvement of the cycle network in 

the local area and the provision of appropriate links to it. 
iii) To provide cycle parking in accordance with Table 3.1 (appendix 3) but this may be 

phased where likely initial use justifies this. 
• Cycle parking should be located to give convenient access to buildings and have 

good surveillance to reduce the risk of theft and vandalism, have reasonable 
weather protection and should allow cycles to be parked without risk of damage 
and to be locked to a secure fixture. 

Safer routes for schools 

There are 10 secondary schools in the Borough.  Two secondary schools (Chesterton and Wolstanton 
High Schools) have already had some measures carried out under a safer routes to school exercise and 
plans are in hand for two other schools (Newcastle Community and Clayton High Schools).  These 
measures include school cycle parking, new/improved pedestrian crossing facilities and traffic calming.  It 
is intended to carry out, as resources permit, safer route appraisals and schemes for the remaining 
schools and also their feeder primary schools.  There is great potential to reduce peak hour congestion 
by encouraging travel to school by non car modes as about 20% of peak hour car trips are journeys to 
school.  

• POLICY T7: SAFER ROUTES TO SCHOOLS 
• Development, where appropriate, will be required to contribute to the creation, 

extension and improvement of a safer route to school network in the local area. 
Bus services 

The strategic objective for the improvement of bus services is to meet local and longer distance travel 
needs including the improvement of bus links between residential areas, town centres, main employment 
areas and other main facilities such as rail stations and also higher education.  The Local Transport Plan 
and its draft strategy for passenger transport identify five quality bus partnership routes (see Diagram 2) 
in the Borough where measures are proposed to reduce delays to buses and improve facilities for bus 
passengers, together with the introduction of new low floor buses.  It is likely that further routes and other 
improvements will be identified during the period of this Local Plan.  Studies are also proposed to 
investigate further the potential for a fast passenger transport, such as Light Rail Transit (LRT), in North 
Staffordshire.  A new bus station has been provided in the town centre, as part of a wider town centre 
development scheme, which offers improved bus boarding, better customer information and greater 
security. Rural areas are often poorly served by public transport and the West Staffordshire Rural 
Transport Partnership is investigating this issue (see Rural Concerns para 5.23). 



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 lvii

 



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 lviii 

• POLICY T8: BUS SERVICES AND FACILITIES 
• Development, where appropriate, will be expected to contribute to the 

improvement of local bus services and facilities and pedestrian links to public 
transport corridors. 

• Where the provision of bus services within a new development is required then 
the layout of the development will be expected to accommodate this in terms of 
road widths, bus lay-bys, passenger waiting facilities and pedestrian routes to 
bus stops. 

• Bus stops should be located close to developments and facilities likely to be 
visited by bus passengers i.e. not more than 350 metres from bus routes with an 
hourly, or more frequent, weekday service.  

 

Rail services 

The proportion of freight carried by rail is only 8% or 11% of freight moved on land (DETR 1999).  The 
desirability and potential for encouraging a switch from road to rail freight is recognised at national and 
local levels and it is therefore important to safeguard the few opportunities that exist for this in the 
Borough.  There are two sites with existing rail connections (i.e. Chatterley Valley and Silverdale Colliery) 
and another site with potential for rail connection (i.e. Ravensdale). 

• POLICY T9: RAIL FREIGHT 
• Development of land that could be served by the three existing or potential rail 

connections, as shown on the Proposals Map, will not be permitted if this would 
jeopardise the reasonable prospect of the future use of these connections. 

 

Both the Borough and County Councils support the improvement of local and intercity rail passenger 
services including the upgrading of the West Coast Main Line which is a national and regional priority.  
The Borough is also seeking the improvement of facilities at Kidsgrove station, including passenger 
waiting and information, car and cycle parking and the improvement of walking, cycling and bus links to 
the station is a key proposal in the LTP.  The Borough supports the principle of a new station in the 
Chatterley area (see para 3.9) subject to viability.  Also there are two stations (i.e. Longport and Etruria) 
which are in Stoke on Trent but which immediately adjoin the Borough boundary and Stoke Station itself 
is only a little over a mile from the borough boundary.  The Borough Council supports the improvement of 
walking, cycling and bus links from the Borough to these stations. 

• Taxis and private hire 
Taxis and private hire vehicles provide a valuable and complementary role to other public transport.  The 
Borough currently has 45 licensed hackney carriages and five designated taxi ranks, two in the town 
centre and one each in Kidsgrove, Wolstanton and Silverdale.  The number and distribution of taxi ranks 
will be kept under review in the light of changing circumstances and identified needs such as the 
desirability of providing safe queuing facilities with CCTV surveillance in the town centre. There are about 
300 private hire vehicles licensed by the Borough Council. 

• POLICY T10: TAXI AND PRIVATE HIRE BASES 
• Proposals for taxi and/or private hire bases will not be permitted where this 

would adversely affect residential amenity or would be likely to cause local 
traffic or parking problems in local streets. 

Canals 

Over 1 km of the Trent and Mersey canal including the northern end of the Harecastle Tunnel and a 
section of the Macclesfield branch are in the Borough.  The Trent and Mersey canal has substantial 
recreation use and over 8,500 boats per annum go through the Harecastle Tunnel.  (See also Section 1: 
Sustainable Development Keynote, for water quality protection; Section 3: Employment and Economic 
Development, for tourism; Section 6: Community Facilities, for recreation; Section 7: Natural Heritage, for 
nature conservation and landscape and Section 8: Built Heritage, for conservation areas and listed 
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buildings). 

• POLICY T11: CANALS 
• Proposals to exploit the potential of the canals in the Borough as a means of 

transport will be supported provided that this does not cause pollution or harm 
the character of the canal and its setting or harm the nature conservation value 
of the canal corridor or its potential for recreation and tourism. 

RURAL CONCERNS 

In rural areas there is a heavy reliance on car use because public transport services are limited or non-
existent.  Also lack of pavements and high traffic speeds can make walking hazardous and long journey 
lengths can make walking and cycling impractical. To help address these concerns the Structure Plan 
seeks to retain and enhance local community facilities in rural areas.  Also the Staffordshire Local 
Transport Plan 2000 aims to improve public transport in rural areas and improve conditions for walking 
and cycling and provides the context for a rural area transport strategy that is being prepared for the rural 
part of the Borough.  A rural transport partnership has recently been set up, for the rural area of 
Staffordshire west of the M6 and also including Audley and Kidsgrove Parishes, in order to improve local 
public transport and consider shared transport initiatives such as post buses and car and taxi sharing. 

HIGHWAY NETWORK 

The Structure Plan and Local Transport Plan propose that the different elements of the highway network 
should be managed and improved to reflect their key functions in terms of the type and nature of traffic 
that they are intended to carry.  The strategic highway network contains routes that carry a high 
proportion of through traffic and significant numbers of goods vehicles and include the links between 
major employment areas and town centres and centres of population with the national primary road 
network.  In the Borough the network comprises routes of national and regional significance, i.e. the M6 
and the A500, and other primary roads or routes of more than local importance i.e. A34, A50, A5011, 
A51, A519, A52, A525 and A53 (see Diagram 3). The Highways Agency is the responsible authority for 
motorways and trunk roads and must be consulted by the local planning authority on proposals within 67 
metres.  The Highways Agency then has the power to direct planning refusal to development proposals 
that would adversely affect safety or the strategic traffic function of these roads. 

“A New Deal For Trunk Roads In England” (DETR, July 1988) proposed a West Midlands to North West 
Conurbation Study of M6 capacity problems and possible solutions including the scope for modal shift.  
This study, due for completion in 2001, is looking at the widening of the M6 but is also looking at 
opportunities to maximise the use of rail and public transport.  The Borough Council believes that the 
potential to transfer freight to rail and to provide enhanced opportunities for both rail and intercity 
passenger travel should be fully exploited.  As future proposals for improvements to the M6 could have 
significant implications for the Borough it is appropriate to set out criteria to assist the Council in 
formulating its response to such proposals (see Policy T12).  The Borough would also be concerned 
about disruption to the local economy during works to the M6 and diversions to the local highway network 
and that the benefits from increased of capacity on the M6 should not be quickly swallowed up by general 
traffic growth.  

Proposals for two 42-bed Welcome Lodge hotel developments at the Keele Services on the M6 have 
been permitted.     

There are proposals under the “Pathfinder Project” to upgrade a section of the A500 in the vicinity of 
Stoke town centre and including the Stoke Road and City Road junctions.  Also a study commissioned by 
the Highways Agency is assessing the implications of future development along the A500 corridor.  The 
A500, as a trunk road, has a national strategic through-traffic function but it is also vital to the 
regeneration of North Staffordshire in opening up major development opportunities.  Future action needs 
to ensure that both of these roles are met. 
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Below the level of the strategic network are local roads where the priority is to improve safety and 
facilities for more vulnerable users such as pedestrians and cyclists and to reduce the environmental 
impact of traffic.  Staffordshire County Council, as local highway authority, is responsible for roads other 
than motorways and trunk roads. 

The potential impact of a development proposal on safety on the highway network (including the trunk 
road network) and its effective functioning needs to be assessed before a decision can be made on 
whether to permit the proposal.  This is done by means of a transport assessment which predicts the 
traffic impact of a development on the surrounding highway network after allowing for travel to the site by 
public transport, walking and cycling.  Guidance on the preparation of Transport Assessments has been 
prepared by Staffordshire County Council.  

The means for managing the highway network include Advanced Transport Telematics (ATT), which can 
help to control traffic, assist buses, allow action on poor air quality and provide driver information, bus 
and cycle lanes and speed control measures such as traffic calming and speed cameras. 

• POLICY T12: M6 CORRIDOR 
• The Borough Council recognises the vital importance of good transport 

communications to the local business community including the upgrading of the 
West Coast Main Line.  When formulating its views on any future proposals for 
the M6 corridor the Borough Council will consider the following: 

• i) Their benefits to the local economy. 
• ii) Their environmental and social impact. 
• iii) Their impact on the local transport network. 
• iv) Their potential to increase the use of sustainable transport modes. 

 
POLICY T13: DEVELOPMENT IN THE A500 CORRIDOR 

• When assessing proposals for development close to the A500 then balanced 
consideration will be given to the role of the A500 as a strategic traffic corridor 
and its vital importance in opening up development opportunities in North 
Staffordshire.  Where proposals are permitted then they may be required to 
make appropriate financial contributions towards improvements and traffic 
management, within or affecting the A500 corridor, that are essential to 
accepting their transport impact. 
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• POLICY T14: DEVELOPMENT AND THE HIGHWAY NETWORK 
• Development that would significantly harm the safety and efficient use of the 

highway network will not be permitted. 
• Transport assessments will be required for developments that are likely to have 

significant transport implications. 
• The scope and content of transport assessments shall be agreed prior to their 

submission. 
• Where developments have significant transport implications, but are otherwise 

acceptable, then they may be required to prepare and implement a green travel 
plan (see policy T2) and to contribute appropriately (i.e. relating in scale and 
kind to the development concerned) to mitigating measures for: 

• i) Works to improve and/or manage the highway network  

• ii) The provision or improvement of walking and cycling routes and facilities 
(see policies T5 & T6) 

• iii) The provision or improvement of public transport services and facilities (see 
policy T8) 

• New access, or intensification of existing accesses, on to the A500 will be 
restricted and most severely restricted in the case of the M6. 

The current Local Plan includes three major strategic road schemes.  One of these, the Tunstall Western 
Bypass Phase II has been built.  Another, Etruria Road (Queensway to Sandy Lane) has been 
abandoned by the highway authority.  The third scheme, Wolstanton Link Road, has now been granted 
planning approval on appeal but it is no longer included in the Structure Plan as a strategic scheme and 
the Borough Council has resolved not to include it in this Local Plan. 

There are no other identified significant highway schemes.  However the process of preparing a 
masterplan, under the 'New Vision for Silverdale', could identify the need for a new road link from theA34 
to serve future development on the former Silverdale Colliery and quarries and voids in the Silverdale/ 
Knutton areas (see para 3.27 – Silverdale Colliery).  Also there are areas where local concern about 
traffic conditions (e.g. Congleton Road in Butt Lane) justifies future consideration of highway schemes. 

 

Road freight  

The government’s Sustainable Distribution Strategy (March 1999) emphasises that lorries and vans are 
an essential economic lifeline but at the same time they contribute towards accidents, pollution, 
congestion and community disturbance.  Heavy lorry movements in the Borough will be controlled where 
the volume is unsuitable for the physical and environmental characteristics of a road, taking into account 
the needs of all road users.  The highway authority proposes to minimise the environmental and social 
impact of road freight by measures, such as signing and traffic regulation orders in order to channel HGV 
traffic to the strategic highway network and away from residential streets.   

• POLICY T15: ROAD FREIGHT 
• Development will not be permitted where this would cause a high level of heavy 

commercial vehicle movement in a residential area or on unsuitable roads.  
Where developments that generate heavy commercial traffic are otherwise 
acceptable in principle then vehicle movements may be controlled by requiring 
routing agreements or off site highway works. 

Powered two wheelers 

The needs of powered two wheelers will be taken into account in the design of road schemes and traffic 
management measures and in the provision of public parking.   
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PARKING 

The availability of parking has a major influence over whether people travel by car.  Limiting the level of 
parking in new development helps to promote sustainable transport choice and avoid wasteful use of 
land for unnecessary parking and also helps to reduce congestion.  This is already recognised in existing 
policies for the UK, the West Midlands Region, Staffordshire and the Borough.  It is proposed to prepare 
a parking strategy for the West Midlands Region which will provide a basis for a more consistent 
approach on parking policy and parking charging between local authorities in the region and will also 
investigate the potential for workplace parking charging.  The Structure Plan (policy T16) requires that 
local plans in Staffordshire should set maximum standards for off-street parking which should not exceed 
national standards or any future regional standards that may be set. 

When assessing appropriate levels of parking provision in new development it is important to encourage 
non-car travel choices but also to ensure that cars and other vehicles are not displaced to surrounding 
streets causing safety or obstruction problems or nuisance to local residents.  In some streets the level of 
parking demand is such that there is a need to consider introducing parking or waiting controls for safety 
reasons or to ensure adequate access to properties.  There are already a number of residents’ parking 
schemes in the Borough and the Council may consider further future schemes for residential streets, 
such as those close to the town centre, subject to residents' wishes and the resolution of enforcement 
issues.   

The Council’s approach to the design and layout of parking in residential areas is based on Design 
Bulletin 32 – Residential Roads and Footpaths (1992) as applied in the Staffordshire Residential Design 
Guide (2000).  The Council’s approach on the design and layout of parking in non-residential areas will 
follow that of the Staffordshire Industrial and Commercial Design Guide, currently in preparation. 

Within the Borough the number of “blue badge” holders (1998) represents about 3.7% of total car 
ownership.  However in order to ensure adequate future parking for disabled people in all sizes of non-
residential developments a standard of at least one disabled space is required plus additional parking of 
6% of the maximum total permissible amount of parking.  
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• POLICY T16: DEVELOPMENT - GENERAL PARKING REQUIREMENTS 
• Development will not be permitted to provide more parking than the maximum 

levels specified in Table 3.2 (appendix 3).  Development may be required to 
provide less than these maximum levels in order to meet the requirements of 
other transport policies in this plan such as the implementation of a Green 
Transport Plan. 

• Development which provides significantly less parking than the maximum 
specified levels will not be permitted if this would create or aggravate a local on 
street parking or traffic problem.  Development may be permitted where local on 
street problems can be overcome by measures to improve non-car modes of 
travel to the site and/or measures to control parking and waiting in nearby 
streets.  In such cases the development would be required to make an 
appropriate contribution towards the initial and ongoing costs of required 
schemes. 

• The design and layout of any parking provided for non residential development 
should meet the following general requirements to: 

• i)  Provide adequate sized parking bays. 
• ii)  Provide adequate circulation and access space. 
• iii)  Avoid the obstruction of adjoining highways, particularly classified roads. 
• iv)  Provide easy and safe pedestrian circulation. 
• v)  Provide adequate and appropriate surfacing and landscaping. 
• vi)  Provide parent and toddler parking bays at retail outlets. 
• vii)  Provide adequate parking facilities for motorcycles. 
• The design and layout of any parking provided for residential development 

should accord with the Staffordshire Residential Design Guide (2000). 
• For non-residential development at least one parking space for disabled people 

should be provided plus 6% of the maximum standards in Table 3.2 (appendix 
3).  In addition to the above design and layout requirements parking for disabled 
people should: 

• a) be sited to give convenient access to buildings. 
•  b)  provide adequate sized parking bays for use by disabled people with 
•  wheelchairs   (i.e. should be 3.6m wide). 
There are currently about 2,900 parking spaces available to the public in and close to the town centre.  
About of 1,500 of these are inside the ring road and about 1,500 are privately controlled.  This provision 
more than meets current demand, apart from rare occasions, and existing parking that is displaced by 
current town centre development schemes will not be replaced.  It is proposed, as resources permit, to 
upgrade existing public car parks within the centre to provide attractive short stay parking but to 
discourage long stay parking.  Upgrading of car parks will include the aim of attaining the Association of 
Chief Police Officers (ACPO) secured car park award.  The removal of existing private long stay parking 
will be sought where opportunities arise.  There is off-street parking available for public use in Kidsgrove 
Town Centre and Chesterton, Silverdale and Wolstanton District Centre.  The adequacy of public parking 
in these centres will be kept under review and new development may be required to provide only limited 
or no new parking.  Contributions may also be required to improvements for non-car modes of travel and 
for measures to control on street parking. 

There are a number of disabled parking spaces within the town centre and in addition blue badge holders 
are permitted to park, for a limited period, in streets with waiting restrictions provided that this does not 
raise safety or obstruction concerns.  The adequacy of parking arrangements for disabled people will be 
kept under review to ensure reasonable access to all parts of the town centre.  There are about 60 
disabled parking spaces inside the ring road, including privately controlled parking.   
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• POLICY T17: PARKING IN TOWN AND DISTRICT CENTRES 
• Development in Newcastle town centre within the ring road will not be permitted 

to provide new private parking but will be required, where appropriate, to 
contribute to appropriate improvements to travel to the development. 

• These improvements may include upgrading or expanding existing public 
parking, providing parking availability information, traffic management on 
approaches to the town centre, bus help schemes and facilities for public 
transport, walking and cycling, the provision and operation of CCTV, and 
mitigating the impact of any on street car parking attracted by the development 
by appropriate parking/waiting controls including resident parking schemes. 

• Similar improvements may be sought in Kidsgrove town centre and the district 
centres. 

 

• POLICY T18: DEVELOPMENT - SERVICING REQUIREMENTS 
• Development, not in use class C3 (residential), will be required to provide 

satisfactory arrangements for delivery vehicles to stand, manoeuvre, load and 
unload within the site and to enter and leave the site forwards except where this 
would prevent the implementation of developments important to the vitality and 
viability of town centres. 

Park and ride 

Several park and ride schemes are already proposed in North Staffordshire and there may be potential 
for a scheme to serve Newcastle town centre.  Any schemes should not add to total parking provision 
and should see parking removed from more central locations in compensation. 

Lorry parking 

The former lorry park in Friars Road was displaced by the Safeway store.  It is not proposed to allocate a 
replacement site unless a clear need for such a facility emerges in future.  

TELECOMMUNICATIONS 

Continuing technological advances in information transfer are of increasing importance to the economy 
and everyday life.  These advances, such as home to work computer links, video conferencing and 
internet shopping, can support sustainable transport aims by offering increasing potential to reduce the 
need to travel  

The benefits of new telecommunications technologies are widely recognised and the government is 
encouraging the roll out of a network of installations to give widespread access to these benefits.  
However some telecommunication facilities require, for operational reasons, prominent elevated locations 
and need careful design and siting.  Also concerns have been raised about the health impact of radiation 
from telecommunication masts when sited very close to population (see policy S12).  These are referred 
to in the Stewart report - “The Report Of The Independent Expert Group On Mobile Phones” (IEGMP) 
May 2000 - and PPG8 Telecommunications (August 2001).  In 2000 the Borough Council set up a 
Telecommunications Working Party to consider local concerns and this has reported (January 2001) with 
a number of recommendations. 

PPG8 refers to public concern on whether exposure to low level Electromagnetic Fields (EMFs) might 
cause 'non-established' health effects such as headaches, sleep disturbance, depression, stress and 
also long term heath effects such as cancer.  The Stewart Report says that the possibility of harm can not 
be ruled out with confidence and that gaps in knowledge are sufficient to justify a precautionary 
approach.  PPG8 recognises that it is a matter for the Local Planning Authority to decide what weight to 
attach to considerations of health effects and public perception of danger.  However it considers that if 
installations meet International Commission on Non-Ionizing Radiation Protection (ICNIRP) guidelines 
then it should not be necessary for an authority, in processing an application, to consider health effects 
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further.  It is concerned that in relation to macrocell base stations, the beam of greatest intensity should 
not fall on any part of school grounds or buildings without agreement from the school and parents.   

PPG8 also recognises the potential harmful impact that masts can have on amenity generally and 
particularly in sensitive locations such as the Green Belt and Conservation Areas.  It strongly encourages 
mast sharing where this would limit visual intrusion and to assist in this the Radiocommunications Agency 
has set up a national register of operational sites.  Prior approval as to the siting and appearance of an 
installation will normally be the appropriate procedure in cases where a determination on this is needed.  
When considering whether to intervene to seek the relocation of an antenna installed under permitted 
development rights then the Council will take into consideration the amenity concerns in Policy 19. 

• POLICY T19: TELECOMMUNICATIONS DEVELOPMENT – GENERAL 
CONCERNS 

• Applications for permission for the siting of telecommunications equipment will 
be approved provided that they meet the following requirements: 

i) The proposal does not unacceptably harm the visual quality and character of 
sensitive areas and locations such as the countryside, the Green Belt, Conservation 
Areas, Registered Historic Parks and Listed Buildings or adversely affect the 
townscape quality of an area, the street scene or the amenity of nearby property or 
the local area. 

ii) There are no alternative more suitable sites available which would meet the 
operational requirements for the equipment, it is not feasible to share existing 
facilities and in the case of radio masts there is no possibility of erecting antennae on 
an existing building or structure. 

iii) The proposal would not adversely affect the health and well being of local persons 
as the equipment complies with relevant standards recognised by Government, such 
as those of the International Commission on Non-Ionizing Radiation Protection 
(ICNIRP). 

iv) The proposal, where appropriate, incorporates satisfactory arrangements for 
landscaping and boundary treatment and subsequent maintenance.   
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• POLICY T20: TELECOMMUNICATIONS DEVELOPMENT – REQUIRED 
INFORMATION 

• Where the applicant is requested to submit any of the following information but 
fails to do so then the Council will regard the non-submission of such 
information as grounds for automatic refusal of prior approval or planning 
permission.  The applicant may be requested:  

i) To confirm that the proposed installation complies with ICNIRP standards or 
subsequent standards recognised by the government. 

ii) To submit information on the direction and coverage of the beam of greatest 
intensity of radiation for installations near schools and residential areas. 

iii) To submit details of security measures to protect the public from coming too close 
to the installation where radiation levels exceed ICNIRPS guidelines. 

iv) To demonstrate that site sharing opportunities have been fully explored. 
v) To demonstrate, where there is potential for concern about the visual or other 

impact of a proposed installation, that adequate consideration has been given to 
other less sensitive locations and that there is no alternative more suitable site 
available. 

vi) To provide operational information that justifies siting the installation in the 
location proposed. 

vii) To submit a satisfactory detailed scheme for landscaping and boundary treatment 
including details of the implementation, phasing and future maintenance of such 
works. 

viii) To sign an agreement (section 106) to allow other operators to share a mast where 
appropriate. 
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6 COMMUNITY FACILITIES 

INTRODUCTION 

6.1 Community facilities are an essential part of the overall development of the Borough and play an 
important role in the lives of residents by addressing social, educational, health and spiritual needs.  By 
helping to enable such facilities to be provided, for both formal and informal enjoyment, the Council can 
make a contribution to the quality of life.  In addition, anything that encourages community activity helps 
in a small way to combat social exclusion. 

6.2 For the purpose of the Local Plan, the definition of Community Facilities is a broad one.  It includes areas 
of land and buildings which are essential for the well being of the community.  Facilities would include 
areas of public open space which are important for either their amenity value or for informal recreation 
purposes; other more specialist sports and leisure facilities; land and buildings which provide access to 
the countryside and cultural heritage of Newcastle; educational facilities and a number of other 
miscellaneous built facilities or land which are essential to the community.   

6.3 Although many community facilities are provided by the Council, both the commercial sector and the 
voluntary sector have important roles to play.  The commercial side is seen most in the growing leisure 
market and the voluntary sector in a wide range of health, educational and welfare provision. Whoever is 
the provider, the Local Plan is essential in creating a framework for the future development, retention and 
enhancement of these facilities, ensuring that an adequate supply of land is safeguarded for the needs of 
the community and encouraging sustainable development through the re-use of land and buildings and 
through policies to protect the environment and public access to the countryside. 

OPEN SPACE 

General 

6.4 Availability and accessibility of areas of open space, particularly within the urban area, is an issue to 
which the Government attaches a great deal of importance. PPG17 Planning for Open Space, Sport and 
Recreation recognises its contribution to broader government objectives such as urban renaissance, rural 
renewal, social inclusion, community cohesion, health and well being, and promoting sustainable 
development.   

6.5 PPG17 emphasises the importance of robust assessments of the needs of local communities for the full 
range of open space, sports and recreational facilities and audits of existing facilities. Together, these will 
allow local authorities to identify specific needs and form the starting point for establishing effective 
strategies.  The Council has commenced the preparation of a comprehensive leisure strategy but this is 
not available in time to form a full input to the Local Plan.  Instead, the policies of the plan aim to preserve 
what exists already unless detailed assessments can show that facilities are not required.  In one aspect 
of the matters covered by PPG17 - that of open land, including playing fields - there are particular 
reasons to maintain a restrictive policy. 

6.6 Areas of open space can make valuable contributions to the conservation of the natural and built heritage 
of the area and provide a means of access to recreation and leisure, particularly for children, the elderly 
and the disabled.  Despite their importance, areas of open space are increasingly being put under the 
risk of development as more pressure is put on the urban area.  Areas such as school playing fields, 
sports pitches and allotment gardens are particularly at risk.  The topography, position and the nature of 
these areas means that they are a clear target for development.  It may be that some areas of open 
space may be better located to serve surrounding populations, but the Council is committed to ensuring 
that the quality of urban life in the Borough is not compromised.  To achieve this it is important that open 
space supply and accessibility is not compromised by the demands for development and that, where 
appropriate, opportunities presented by regeneration in the urban area are taken to remedy shortcomings 
in open space provision. 

6.7 As well as the areas of open space that we recognise as being important for their recreational and 
amenity value, there are many areas of less formal open space which are of equal importance, 
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particularly in an urban environment.  The main purpose of informal open space is to provide a pleasant 
green area the public may enjoy.  Its value is as much in its visual amenity as in its role as a space for 
passive recreation.  Therefore, such an area need not necessarily be entirely grassed for passive 
recreation or 'kickabout' space, it could instead form a different habitat, such as woodland, wildflower 
meadow or wetlands, any of which would provide a valuable visual amenity as well as encouraging 
wildlife.  Such sites have considerable amenity value in both the urban and rural village environment. 

6.8 An annex to PPG17 sets out the definition of 'open space' and it is this definition that should be applied to 
the phrase in this section of the plan, particularly in Policy C1.  "Open space should be taken to mean all 
open space of public value, including not just land, but also areas of water such as rivers, canals, lakes 
and reservoirs which offer important opportunities for sport and recreation and can also act as a visual 
amenity".  Specifically, the annex gives a list to "illustrate the broad range of open spaces that may be of 
public value".  These include urban and country parks, formal gardens, natural and semi-natural urban 
greenspaces, green corridors such as river banks and rights of way, outdoor sports facilities whether of 
natural or artificial surfaces and either publicly or privately owned, amenity greenspace, provision for 
children and teenagers, allotments, cemeteries, churchyards, accessible countryside in the urban fringe 
and civic spaces. 

6.9 PPG17 encourages local authorities to use the data collected from assessments and audits to set locally 
derived standards covering both qualitative and quantitative aspects and accessibility.  In the past, a 
ready-made standard was available known as the National Playing Fields Association (NPFA) 'six acre 
standard'. This set a minimum standard for the provision of open space of 2.43 ha. (6 acres) per 1,000 
population. The inspector appointed to hear the inquiry into objections to the Local Plan noted that the 
Council had not yet completed a comprehensive leisure and open space strategy and considered that the 
NFPA standard should continue to form the basis for assessing open space requirements until such a 
strategy is available. 

6.10 The NPFA standard is easily exceeded across the Borough though clearly this conceals local 
deficiencies. In some areas it may be very difficult to achieve the open space standard, for the following 
reasons:- 

• in areas which are well built-up and lack facilities, there may be little or no land suitable for 
recreational use; 

• other community needs may compete with recreation for the use of available land; 

• the increasing cost of acquiring land for recreational purposes, laying it out and maintaining it, 
particularly when there is a substantial alternative development value, reduces the Council's ability to 
implement such proposals, especially when strict limits are placed on its spending. 

6.11 The Council acknowledges the importance of providing local people living within its various communities 
with safe, interesting and accessible outdoor recreation and playing spaces. Firm and realistic proposals 
are being prepared to ensure this provision through the development of a comprehensive 'Policy for 
Play'.  This is based on the aims and objectives set out in the Council's Leisure Policy which is currently 
being reviewed.  In the longer term, it is the Council’s intention to carry out a 'green audit', looking at all 
amenity land and its potential in terms of both recreation and ecology.  
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6.12 The Council's Policy for Play sets out a hierarchy of sites of unsupervised children's play areas taken 
from the NPFA as follows: 

LAPs - Local Areas for Play 

Small area of open space specifically designated for young children close to where they live.  Within 
about 100m of catchment population. 

LEAPs - Local Equipped Areas for Play 

Play area equipped for children of early school age (4 to 8).  Within about 400m of catchment population. 

NEAPs - Neighbourhood Equipped Areas for Play 

Play area equipped mainly for older children (8 to 14), but with opportunities for play for younger children, 
and serving a substantial residential area.  Within about 1km of catchment population. 

6.13 In some areas it will take the Council a long time to be in a position to provide play areas according to 
this hierarchy throughout the Borough.  As an interim measure, the Council has adopted a bridging 
standard as follows: 

"To provide a safe outdoor play facility within 15 minutes walk (about 1km) of every home in the Borough, 
with priority given to those areas classified as 'socially deprived'". 

6.14 The Council’s approach to the provision of open space, and specifically the Policy for Play, will provide 
the context for considerations under the following policy which is aimed at maintaining the required levels 
of open space.  The policy also refers to playing fields.  These are dealt with later in the section, but for 
the avoidance of doubt it is emphasised that all playing fields are covered by the policy, not just those 
available to the public on a casual basis. 

POLICY C1: DEVELOPMENT AND OPEN SPACE 

• The Council will seek to ensure that the provision of open space and playing 
fields - their type, condition and location - is appropriate to the needs of the 
community. 

• To this end, if development is proposed on any open space or playing field, 
permission will not be given unless it can be shown that the present and future 
catchment community will not be under provided for, in terms of its particular 
needs, should the facility in question be closed, or alternatively unless a suitable 
replacement facility is provided. 

• * For definition of open space and playing fields, see paragraph 6.8 
6.15 It is essential when allocating land for new development or regeneration purposes, particularly in the 

urban area, that areas of publicly accessible open space which are essential for either their amenity or 
recreational value are not compromised and these areas are retained according to local need.  For the 
same reason, areas of the Borough that are under provided in terms of amenity and informal open space 
will have at least the current level of provision maintained and will be increased if the opportunity and 
resources arise.  

Allotments 

6.16 Allotments can be an important resource within the community, especially for those people with small 
gardens, or who lack a garden altogether.  In addition, they can have a significant amenity and nature 
conservation role.  As is the case with other areas of amenity open space, allotment gardens are under 
pressure from development.  As valuable open space, allotment gardens require protection from 
development of an irreversible nature, unless an equally acceptable area can be made available in 
advance of any proposed development. The policy below gives them the same protection as that given in 
Policy C1. 
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6.17 In addition, allotments need a special protection for their intrinsic value in terms of sustainable food 
production and health benefits.  The Council will endeavour to ensure that supply keeps pace with 
demand.  For allotments to be removed from use it would be necessary to demonstrate that facilities are 
under-utilised and likely to remain so. 

POLICY C2: RETENTION OF ALLOTMENT GARDENS 

• The Council will not grant planning permission to redevelop allotment gardens 
unless an equally acceptable site can be made available for use prior to any 
development, or unless there is evidence that existing facilities are under-used, 
and are likely to remain so.   

• If it is considered acceptable for allotments to be closed, the land should be 
redeveloped only for recreation, sport or nature conservation unless it can be 
shown that the local area will not be under-provided for in terms of its particular 
needs for open space. 

Publicly accessible open space - Poolfields 

6.18 One area of new open space is proposed in this plan and shown on the Proposals Map.  It is used by the 
public already, to a certain extent, though on an informal basis.  The policy is included to clarify the 
Council's intentions, to prevent development and to provide a context for attracting resources should the 
opportunity arise. 

6.19 Land at Poolfields, Newcastle, to the west of the playing fields, is largely unsuitable either for 
development or intensive recreation.  This is the flood plain of the Silverdale and Lyme Brook, a wide 
sweep of open land drawing the countryside nearly to the town centre and a spectacular resource for 
nature conservation.  It also contains a walking - and in the longer term, cycling - route that runs from 
Silverdale to Clayton.  Policy C3 protects the land against development.  (Further details about the nature 
conservation potential are contained in the section on the Natural Heritage.) 

POLICY C3: PUBLICLY ACCESSIBLE OPEN SPACE, POOLFIELDS, NEWCASTLE   

• An area of about 19 hectares of land at Poolfields, as shown on the Proposals 
Map, is allocated as publicly accessible open space.  It is the Council's policy to 
protect the visual continuity of the open land along the line of the Silverdale 
Brook, to endeavour to secure public access by agreement where possible and to 
encourage nature conservation on appropriate parts of the site and to deem it a 
future Local Nature Reserve.  The Council will resist any development on the site 
that would be detrimental to the open rural character and visual amenities of the 
area and any development on neighbouring land that would result in 
deterioration of the site. 

Open space in housing areas  

6.20 As a result of new housing development, existing areas of open space are put under pressure as 
demand for these facilities increases.  Therefore it is necessary for developers to make provision for 
additional publicly accessible open space with play equipment as appropriate.  This is particularly 
important in the more urbanised parts of the Borough which may already have a lack of open space, 
either of an amenity or informal nature.  Developers will not be required to make provision inappropriate 
to the size of the development but the Council will endeavour to take opportunities that arise to move 
towards the long term aim of establishing the full hierarchy of open spaces set out earlier in this section. 

6.21 In some cases it may not be appropriate for the developer to include an area of open space within a 
housing development.  In these circumstances a more effective way of dealing with the situation would 
be to upgrade facilities elsewhere in the vicinity.  The Council should be contacted at an early stage to 
assess what particular type of open space, or play equipment would be most appropriate.  Where a 
financial contribution is to be preferred over the provision of land and/or equipment, the calculation would 
be made on the basis of the cost of the appropriate area of land (in relation to the size of the 
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development) plus the costs of equipment, its installation and landscaping.  

POLICY C4: OPEN SPACE IN NEW HOUSING AREAS 

• Appropriate amounts of publicly accessible open space must be provided in 
areas of new housing, and its maintenance must be secured.  To this end, on sites 
with ten or more dwellings, or at least 0.4 hectares with fewer dwellings, taking a 
gross figure for all contiguous development areas, developers will be expected to 
provide for open space in accordance with the following: 

• i) Publicly accessible open space must be provided pro rata at a scale of 0.1 
hectares for each 50 houses.  

• ii) Appropriate play equipment must be provided within new housing areas 
with 100 or more dwellings, taking a gross figure for all contiguous development 
areas.  The amount of equipment required will be appropriate to the size of the 
development. 

• iii) Where new play areas are provided within the development, each must be of 
at least 0.1 hectare and be located so that no child has to walk more than 0.4 km 
(0.25 mile) or cross a major road to reach such an area from home. 

• iv) In the case of developments of fewer than 50 dwellings, areas of new housing 
development, or in other situations where the Council considers that such a 
course of action would be more appropriate, developers will be invited to make 
some other contribution in accordance with a scale to be determined by the 
Council. 

• v) The design and location of new play areas must take into account 
community safety issues. 

6.22 Where a developer provides publicly accessible open space to the Council's standard, and transfers it to 
the Council for maintenance, an agreement with the following conditions would have to be concluded:- 

(i) The necessary works for the layout and maintenance to be completed at the expense of the 
developer to the satisfaction of the Council. 

(ii) The developer to carry out and complete the necessary works not later than the completion of 75% 
of the approved development or the expiration of 24 months from the date of the agreement, 
whichever is the sooner or other agreed arrangements. 

(iii) The developer to pay to the Council at the time of transfer a commuted sum representing the 
estimated cost of maintenance of the open space for 15 years, following the transfer of the land. 

(iv) The developer to enter into a bond for the completion of the works in case of bankruptcy, failure to 
lay out in accordance with the approved details or other eventualities. 

Playing fields 

6.23 Despite the fact that school playing fields and pitches or those of private clubs may not be used by 
members of the public on a casual basis, they still form part of the open space standard.  Through their 
use, or potential use, by community based clubs, they form part of the overall provision of facilities 
enjoyed by the public.  Many also have amenity value as valuable areas of open land, particularly within 
an urban environment.  As a result these areas are subject to the General Protection Policy C1: 
Development and Open Space. 

6.24 The Borough Council provides a number of sports pitches both for organised team sports and for more 
informal recreation purposes.  Many are in isolated places with no accompanying facilities.  To provide 
effective facilities, it is necessary to group pitches and provide a pavilion.  Such a facility exists at Roe 
Lane in the Southern part of the urban area, and at Birchenwood in the north.  This leaves a deficiency in 
the central part of the urban area. 
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6.25 As a result of the development of the Apedale Country Park and the Lymedale Business Park, there is an 
opportunity to use the area between the Country Park and the urban area for sport and recreation 
purposes.   A possible expansion area for Lymedale is also currently being investigated and is the 
subject of Policy E3 in the Employment and Economic Development section. The two schemes should 
complement each other both in terms of implementation and in their layout and landscaping.  There may 
also be potential for shared access. The Lyme Brook runs through the site and where appropriate, 
enhancement of the brook corridor will be undertaken in association with the development  

6.26 The development of this facility would not necessarily mean that all isolated sport pitches are surplus to 
requirements and, therefore, developable.  Some of these pitches may still be valuable to the community 
as amenity green space and/or 'kickabout' space and will be retained if there is sufficient demand. 

POLICY C5: AREA OF SEARCH FOR GROUPED PLAYING FIELDS 

• An area of search between Loomer Road and Cheviot Close, as shown on the 
Proposals Map, will be reserved for the provision by the Council of grouped 
playing fields and ancillary facilities.  Any proposals will seek to safeguard 
sensitive habitats and species in and around the Lyme Brook corridor. 

SPECIALIST SPORTS FACILITIES 

6.27 In addition to the sites already allocated for leisure and recreation facilities in the open space sections of 
this section, there are a number of sports facilities that do not form part of the open space standard.  The 
majority of these facilities are either built facilities, such as leisure centres and swimming pools, or areas 
of open space that are not always accessible to the public, such as private golf courses.  Some of these 
sports facilities are in short supply in the Borough, a fact that is also recognised by the Sports Council 
and other interested bodies.  This section of the Local Plan highlights some of these needs and sets out 
policies for the future provision of facilities. 

6.28 Sport plays an essential role in modern society and the part the planning system can play in allocating 
and safeguarding land for sport and recreation purposes is a very important one.  Sport and recreation 
facilities can have a very positive impact on the environment; for example golf courses may provide or 
improve public access to the countryside or they might make a positive contribution to landscape 
enhancement.  In contrast, the provision of sports facilities can also have a very negative and detrimental 
impact on the environment, as they are often land intensive and facilities away from the urban area may 
encourage the need to travel.  As a result care must be taken when allocating and safeguarding land 
particularly in regard to Green Belt and sustainable development issues.    

General policies  

6.29 Policies C6 and C7 set out requirements for recreation and leisure facilities in the Borough, ensuring that 
any new development is sustainable, by reducing the need to travel and by protecting or regenerating the 
environment, by encouraging the re-use and reclamation of previously developed land and minimising 
impact on the natural environment. 

6.30 For sustainable development, recreation and leisure facilities should as far as possible be close to those 
who will use them.  Some facilities - notably built ones - are more appropriately located in town centres, 
or in cases where their catchment is smaller, in other centres of population and services such as large 
villages.  Where recreation facilities require large areas of land (such as golf courses) it must be 
accepted that opportunities for developing them are limited though from the point of view of sustainability, 
urban fringe locations are preferable.   Any development, whether in town centres or in the countryside 
will also be subject to other policies in the plan. 

6.31 Policy C7 covers any land extensive recreation and leisure use, including golf courses and driving 
ranges.  The importance of golf courses is recognised in PPG17 and by other interested bodies such as 
the Countryside Commission who, whilst acknowledging the importance of these developments, also 
recognise that golf courses can have a substantial impact on the landscape.  As a result golf courses 
should be located and designed to ensure harmony with the surrounding countryside and the natural 
environment. 
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6.32 In assessing any proposed development, the Council will judge each part of it on its merits.  This is 
important in those cases where developers seek to make their schemes financially viable by including 
developments that are not strictly ancillary to the principal activity, such as areas of new housing or 
hotels in association with a golf course.  Any additional buildings should be limited to those essential 
facilities necessary for the operation of the principal activity. 

6.33 Any land extensive recreation and leisure development can provide an opportunity to improve and 
enhance the landscape and environment.  Developers will be expected to demonstrate how they intend 
to manage, retain and create habitats and landscape features.  Where the development involves creating 
an artificial type of landscape, care needs to be taken to maximise the use of natural features. 

POLICY C6: RECREATION AND LEISURE – BUILT FACILITIES 

• Built facilities for recreation and leisure purposes should generally be located in 
town or district centres, unless it can be demonstrated that they will be close to 
the population they will serve or would provide relief for over-used and/or more 
remote facilities.   The potential for access to the development by non-car modes 
should be fully assessed and exploited.  

• Development will not be permitted if it would result in any significant loss of 
amenity to neighbouring residents or materially harm neighbouring uses or 
biodiversity. 

 

POLICY C7: RECREATION AND LEISURE – LAND EXTENSIVE ACTIVITIES 

• Proposals for the development of facilities and the use of land and water 
resources for recreation and leisure may be permitted so long as all the following 
requirements are met, inasmuch as each applies: 

• i) The development should be in an appropriate location in relation to its 
catchment and not cause unnecessarily long journeys to be made. 

• ii) The development must not have an adverse impact on the environment. 
• iii) Any traffic generated must be able to be accommodated on the public road 

system without undue adverse effects. 
• iv )The form, bulk and general design must be in keeping with the 

surroundings. 
• v) The development should relate to existing open space/public access systems, 

including footpaths. 
• vi) The potential for access to the site by non-car modes should be fully assessed 

and exploited.  
6.34 The Council is undertaking a strategic review of sport and leisure provision within the Borough. Until the 

strategy document has been published it is not considered appropriate to make any firm proposals in this 
Local Plan.  

ACCESS TO THE COUNTRYSIDE 

Country parks 

6.35 Country parks offer an excellent opportunity for the public to enjoy and gain access to the countryside.  
As well as improving and enhancing the environment, they provide opportunities for community 
involvement and education in nature conservation and heritage issues.  In the current Local Plan, country 
parks were proposed at Leycett (about 32 hectares) and at Apedale (about 130 hectares), both on land 
owned and managed by the County Council.  Each has arisen from opencast coal workings.  Little 
progress has yet been made at Leycett.  In contrast a lot of work has taken place on the Apedale 
Community Country Park, in the form of landscaping and visitor provision, but it has not yet been formally 
opened to the public.  Both are made the subject of formal proposals, to clarify the Council's aspirations 
and to provide policy context for allocating resources.  A further aspect of the Apedale Community 
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Country Park is also covered in policy C13.   

POLICY C8: COUNTRY PARKS 

• Country Parks will be developed on the sites at Apedale and Leycett as shown on 
the Proposals Map. 

6.36 Apedale Community Country Park, when it is finally open to the general public will provide excellent 
access to the countryside from a fairly urbanised part of the Borough, as well as making a very significant 
contribution to the landscape enhancement of the area.  The country park provides a valuable area of 
amenity open space and recreation opportunities and, through its close relationship with the Newcastle 
Countryside Project, will give the opportunity for community involvement, in particular, giving school 
children the opportunity to learn about nature conservation, the heritage of the area and the environment.  
The Apedale Community Country Park as it exists today can act as catalyst to a much wider scheme in 
the Lower Apedale Valley.  There is also an opportunity to extend the country park on to the White Rock 
area.  Further proposals are made later in this section.  

6.37 On a slightly smaller scale are the Borough Council owned major recreation areas at Lyme Valley and 
Bathpool Park and the smaller sites at Bradwell Wood, Lower Apedale and Poolfields.  These are all 
public access land and incorporate woodland, open recreation areas and nature conservation areas.  
Each one immediately adjoins the built up area and in most cases gives direct access to the countryside.  
Part of the land at lower Apedale will form part of a wider area, centred around the country park, which 
will be used for a variety of leisure and recreational activities. 

6.38 To complement these, two new countryside parks are being developed by the Borough Council at 
Kidsgrove and Halmerend. (The difference in terminology is merely to reflect the different ownership.)  
The site at Halmerend (about 54 hectares including Podmore Nature Area) known as Hayes Wood, has 
been laid out by British Coal following opencasting at Bateswood.  It includes about 27 hectares of 
woodland and a 2-hectare lake and has been designated as a Local Nature Reserve.  At Birchenwood, in 
Kidsgrove, 48 hectares of former industrial land have been restored by the council for open space 
purposes.  This includes about 15 hectares of tree planting and will also accommodate formal games 
pitches. A pavilion has been built and consideration will be given to extending this for wider community 
use.   Neither of the two parks is yet properly established and both are made the subject of formal 
proposals to clarify the Council's intentions and to provide a policy context for allocating resources. 

POLICY C9: COUNTRYSIDE PARKS 

• Countryside Parks will be developed at Hayes Wood and at Birchenwood as 
shown on the Proposals Map. 

Footpaths, cycleways and facilities for horseriding 

6.39 Walking, cycling and horseriding are important leisure activities.  This section includes policies to protect 
facilities already available and create a small number of new ones.  Cycling and walking in particular also 
make an important contribution to sustainability being non-polluting means of transport.  They are 
therefore also covered in the transport section. 

6.40 An extensive network of public rights of way gives access to the countryside throughout the Borough.  
The majority are footpaths, there being only 14 bridleways in the Borough.  No Local Plan policy is 
needed to secure public access to these paths, which exists by right and can be enforced by law.  The 
Borough and County Councils have a responsibility to ensure that all rights of way are passable and 
appropriately signposted and waymarked.  It is also necessary, however, to ensure that the effectiveness 
of the right of way network is not prejudiced by development.  Legal machinery exists to divert a right of 
way if development properly permitted cannot take place unless a diversion is made.  In such cases, it is 
valid to consider the right of way in determining the application.  

6.41 The importance of horse riding as a recreational pursuit is recognised, as is the economic potential of 
equestrian businesses, particularly as an opportunity for the development of tourism. The plan proposes 
only two new routes for horse riding, but opportunities will be taken where appropriate to assist with the 
provision of horse riding facilities where this can be done without detriment to other activities. Particular 
attention will be given to opportunities to improve the Potteries Ring Route or create links with long 
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distance horse riding trails. 

POLICY C10: DIVERSION OF PUBLIC RIGHTS OF WAY 

• Where a development needs the diversion of a public right of way, permission 
may be refused if the required diversion would be unduly detrimental to the 
quality or convenience of the right of way or have adverse effects on adjoining 
uses. 

6.42 Seven new paths are proposed.  Two are new horse routes to compensate for the lack of this type of 
path in the Borough.  At Bates Wood opencast site, a new bridleway has already been established close 
to the line of a route shown on the Definitive Map as a footpath.  This connects Leycett to the Hayes 
Wood recreation area.  A new horse route is also proposed from Minnie Pit at Halmerend to Leycett 
Country Park, mostly along the line of a former railway line to the west of Hayes Wood.  (This is a long-
term aspiration and a means of implementation has not yet been established.)  Two new paths are also 
to be established as part of phase II of the National Cycleway Network: South of Biddulph, at the north 
eastern edge of the Borough, a short section of new horse route along the line of former railway being 
developed by the City Council and Staffordshire Moorlands District Council; and the former loop line 
through Birchenwood, a walking and cycling path to connect Kidsgrove Town Centre to one of the City 
greenways.  The long term provision of a route from Lower Milehouse Lane to Halmerend (partly already 
available through the Country Park) should also be available for cyclists.  The final proposal is for the 
completion of the walking and cycling path connecting the Town Centre to Silverdale, Knutton and 
Lymedale.  This is to be extended westwards to give direct access to Silverdale village.  In all cases, 
when proposals are implemented, detailed designs will take into account relevant issues such as 
maintenance, ease of use and potential for reducing crime.  Where private land is involved in a new 
route, there will be appropriate consultation with land owners before any detailed scheme is formulated.  

POLICY C11: NEW FOOTPATHS, HORSE ROUTES AND CYCLEWAYS 

• The following new paths will be developed as and when opportunities arise along 
the following routes as shown on the Proposals Map, and their routes will be 
protected against development that would hinder their creation: 

• i) Lower Milehouse Lane to Halmerend (footpath and cycleway). 
• ii) Kidsgrove Town Centre to the Borough boundary through Birchenwood 

(footpath and cycleway). 
• iii) Brindley Ford to Brown Lees (footpath, horse route and cycleway). 
• iv) Minnie Pit to Leycett Country Park (footpath and horse route).  
• v) Alongside Silverdale Road from the Lyme Brook path to opposite Cherry 

Hill Lane (footpath). 
• vi) From the Lyme Brook path to Keele Road (footpath). 
• vii) From Church Lane, Knutton to Silverdale (footpath and cycleway). 
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CULTURAL AND TOURIST FACILITIES 

General 

6.43 The planning system can play a key role in supporting and encouraging access to, and the provision of, 
cultural facilities.  In terms of its cultural heritage, Newcastle shares much of its history with the rest of the 
North Staffordshire Conurbation.  However, it has its own cultural identity, through its long history of 
mining and other industries and more recently through developments such as the New Victoria Theatre.  
The industrial heritage can provide an opportunity to develop cultural facilities to be used by the 
community.  This can be achieved for example, by re-using vacant and derelict land and buildings, which 
have come about by the working of minerals.  There may be merit in some circumstances to develop 
cultural facilities on such sites, to provide the community with a valuable resource and an opportunity for 
all to gain an insight into Newcastle's industrial past.   

6.44 Any development of this nature would also attract people from outside the Borough which demonstrates 
the link between cultural facilities and tourism.  Tourism whilst being an important part of the economic 
development of the area by creating jobs and attracting further investment, also benefits the community 
as many tourist facilities can be used equally by residents.  It is important to provide sufficient 
accommodation and tourist attractions to meet demand and support the local economy, without 
damaging the qualities that draw tourists into the area in the first place. Therefore a sustainable approach 
to tourism is required both environmentally and economically. 

6.45 Development for tourism, as any other form of development, will be judged in accordance with all the 
policies of the plan.  This needs to be emphasised especially in those cases where a significant amount 
of retail development is involved.  The following policy highlights three specific concerns that are likely to 
arise because of the particular nature of tourism developments, in particular their location, which may be 
governed by the presence of a cultural asset.  

POLICY C12: DEVELOPMENT FOR TOURISM 

• The Council will support, in principle, development for tourism, whether 
through new or extended facilities, subject to the following considerations: 

• The development should, where appropriate, make use of the natural and 
cultural heritage of the Borough without causing harm to such assets. 

• The development must allow for satisfactory vehicular access to the highway 
network without giving rise to undue extra traffic on unsuitable roads. 

• The potential for access to the site by non-car modes should be fully assessed and 
exploited.  

Apedale Community Country Park 

6.46 Reference has already been made to the opportunities offered by the development of the Apedale 
Community Country Park.  The Apedale area has had a long history of industrial activity and mineral 
extraction which is an important part of the cultural heritage of the Borough.  The Council would lend 
support to positive and realistic development proposals to exploit this by the provision of a wide range of 
other facilities. 
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POLICY C13: ADDITIONAL FACILITIES AT APEDALE COMMUNITY COUNTRY PARK  

• Proposals to provide additional facilities at the Country Park will be considered 
favourably, provided that all the following requirements are met: 

• i) Any proposal should where relevant be in keeping with surrounding 
buildings and not harm the landscape and environment. 

• ii) The proposal should contribute to the overall regeneration of the area by re-
using derelict or despoiled land and existing buildings. 

• iii) The proposal should contribute to the cultural, recreational and amenity 
value of the Country Park. 

• iv) Measures should be taken to encourage access by other means than the 
private car. 

 

Keele Conference Centre – the Hawthorns 
6.45 The Hawthorns is a large Hall of Residence not on the main campus but adjoining the village of Keele.  

Associated with the Hall is a conference centre which the University wishes to increase in size.  The 
Conference Centre, as originally proposed, comprised 58 bedrooms, 4 seminar rooms, 1 lecture theatre 
and communal facilities.  It was to be built in two phases.  Phase I, which is now built, comprises 18 
bedrooms, 2 seminar rooms and communal facilities.  The proposal in the Plan recognises the principle 
of completing the development.  The Hawthorns is within Keele Conservation Area, designated in April, 
1989 as an area of special architectural and historic interest, the character and appearance of which it is 
desirable to preserve or enhance.  Special attention, therefore, will be given to all applications for 
development within the Conservation Area, as set out in the appropriate policies in the Built Heritage 
section. 

 

POLICY C14: EXTENSION OF THE KEELE CONFERENCE CENTRE AT THE HAWTHORNS 

• The Conference Centre at the Hawthorns may be extended within the area 
defined on the Proposals Map.  In determining a planning application for the 
extension of the Conference Centre, consideration will be given to: 

• i) Its bulk, height, materials, colour and design, particularly in relation to the 
character and appearance of the conference centre and other buildings in the 
vicinity and the character and appearance of the Conservation Area. 

• ii) Access and servicing. 
• iii) Parking of vehicles in connection with the use of the building and their 

security. 
Tourist accommodation 

6.46 The Structure Plan lays down clear guidelines on the provision of accommodation for tourism. 

"New tourist and visitor accommodation should be allowed subject to: 

• major hotel developments and conference facilities being located where they have ready access to 
the main transport network and where they will not have adverse impacts upon local residents, 
businesses or the environment; 

• budget hotel accommodation and motels being in urban areas, at strategic points related to business 
and holiday potential, at motorway junctions or close to the primary road network; 

• 'Country House' hotels, where appropriate, being established in redundant buildings of historic 
interest in suitable rural locations; 

• guest house, bed and breakfast and self-catering accommodation being related to the main visitor 
routes in urban areas, or associated with existing built development in rural areas; 
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• touring caravans/tent sites being related to the main holiday routes and in other areas of tourist 
importance, located and designed so as not to intrude on the appearance of rural areas or generate 
traffic which cannot be accommodated on the road system without undue adverse effects.” 

 (Structure Plan Policy E12) 

6.47 In accordance with this policy, hotel development requiring new building should be limited to the urban 
area.  In the countryside, the emphasis should be on conversions of buildings and diversification of 
agricultural business.  Self-catering accommodation should be encouraged, but care must be taken to 
ensure that permanent residences are not established in inappropriate locations or inadequate premises.  
As far as caravan and camping facilities are concerned, the need for such provision in the Borough - 
particularly on the A53 - has been recognised for some time. 

POLICY C15: HOTELS, GUEST HOUSES, PUBLIC HOUSES, RESTAURANTS AND SELF-
CATERING ACCOMMODATION 

• The following considerations, amongst other things, will be taken into account in 
dealing with proposals for hotels, guesthouses, public houses, restaurants and 
self-catering accommodation.  The development will be expected to meet the 
following requirements: 

• i) It should be served by a satisfactory access to the public highway network. 
• ii) It should provide adequate provision for car parking. 
• iii) It should not cause additional traffic to be introduced into residential or 

other sensitive areas or create or aggravate traffic problems. 
• iv) It should not cause a nuisance likely to give rise to complaints about noise, 

particularly at unsociable hours, or odours. 
• Where the re-use of buildings is involved, particularly in rural areas, a survey 

may be required to ascertain whether any statutorily protected wildlife species 
are present, and if so, measures for the conservation of protected wildlife species 
must be undertaken.   

• To be permitted, any application for such development must be accompanied by 
details of site layout and landscaping that can be approved. 

 

POLICY C16: RESTRICTIONS ON SELF-CATERING HOLIDAY ACCOMMODATION 

• Where planning permission is given for self-catering accommodation, conditions 
will be applied to limit its use to short-stay holiday purposes, explicitly excluding 
any other uses in Class C3. 

 

POLICY C17: CAMPING AND CARAVAN SITES 

• In determining an application for a camping or caravan site, the Council will 
take into consideration, amongst other things, the following: 

• i) The need for such facilities in the area. 
• ii) The standard of landscaping proposed and the impact of the development on 

the landscape and the environment. 
• iii) The impact on neighbouring uses, particularly residential areas. 
• iv) The suitability of access roads, taking into account the use of caravans and 

trailers. 
• Any application must include full details of access, drainage, landscaping, layout 

of pitches, design and siting of buildings, all of which can be approved, and the 
applicant must demonstrate that effective environmental management of the site, 
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including satisfactory provision for the collection and disposal of waste, can be 
guaranteed.  The use must be limited to short stay holiday use only. 
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OTHER PUBLIC AND COMMUNITY FACILITIES 

Education 

6.48 The County Council, as Local Education Authority, has informed the Borough Council that it intends to 
replace the existing primary school of St Giles and St George.  The current school is situated on Barracks 
Road, adjacent to Queens Gardens and this site is proposed in the section on Retail and Town Centres 
for redevelopment appropriate to the Town Centre.  The new school is to be developed on a site on 
Orme Road, and it is the County Council’s intention to provide the replacement in the early part of the 
plan period. 

POLICY C18: NEW PRIMARY SCHOOL AT ORME ROAD 

• A site of about 1.5ha at Orme Road, Newcastle, is to be developed for a new 
Primary School to replace the existing School of St Giles and St George in 
Newcastle Town Centre. 

Burial grounds 

6.49 Current projections indicate that additional burial space will be required in the Borough towards the end 
of the current plan period.  A site of 18.5 ha (45.5 acres) will be required to accommodate 100 years 
worth of burial space.  This figure takes into account land for buildings, roads, paths, services, car 
parking and landscaping.  The Council will continue to search for a suitable site.  The Parochial Church 
Councils at Madeley, Audley and Mucklestone have also drawn attention to their need for additional 
burial land.  Burial grounds would not be acceptable in a zone 1 aquifer area (as defined by the 
Environment Agency).  

6.50 In recognition of the shortage of burial land the Council has identified a 1.5 hectare site off Chatterley 
Close, Bradwell in order to extend its central provision of burial facilities.  Landscaping will need to be 
provided to act as a buffer from the nearby housing developments. 

POLICY C19: BURIAL GROUND BRADWELL 

• It is proposed that an area of 1.5 hectares, adjoining Chatterley Close, Bradwell, 
as shown on the Proposals Map, is allocated for a burial ground and that a 
landscaped area, with a width of at least 10 metres, be laid out along the western 
boundary of the site. 

Libraries 

6.51 The County Council has recently carried out a review of its services and consultations with local 
communities are continuing.  In the proposals formulated so far, a number of libraries in the Borough are 
to be refurbished, particularly to provide disabled access, or relocated. No sites have yet been identified 
for relocations so there are no firm proposals in the plan.  

Madeley Village Hall project 

6.52 A site in the centre of Madeley village has been identified for possible community development.  The 
scheme, being formulated by Madeley Parish Council and others, is intended to incorporate an improved 
multi-purpose Village Hall, village green, allotments, play facilities and car parking.  The Village Hall is 
proposed to enable a shared facilities development incorporating a 'one stop shop' for access to local 
councils, the library service, the police and health services, access to the internet, teleworking etc.     
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POLICY C20: MADELEY VILLAGE HALL 

• A site of about 2.0ha, as shown on the Proposals Map, is allocated for community 
use to incorporate a village green, play facilities, allotments and an enhanced 
village hall to serve as a multi purpose joint facilities centre. 

White Rock – Apedale Road 

6.53 A site of about 13ha at Apedale Road is shown on the Proposals Map allocated for community leisure 
uses.  A community group known as 'Dream Valley' is currently formulating proposals for a variety of 
leisure and nature conservation uses appropriate to the site which is adjacent to the Apedale Country 
Park and to the Mining Heritage Museum. Although the two latter facilities are expected to attract visitors 
from a wide area, the developments on this site are expected to be of a scale and type appropriate 
primarily for the local community. 

POLICY C21: WHITE ROCK – APEDALE ROAD 

• A site of 13ha, on Apedale Road, as shown on the Proposals Map, is allocated for 
community leisure use.  Planning permission may be given for a wide variety of 
leisure and recreational uses appropriate to the needs of the local community 
and in keeping with adjoining activities.  Any car parking provided must be on a 
limited scale only.  An application should be accompanied by an environmental 
statement. 

Other community facilities 

6.54 The Council is by no means the only provider of community facilities.  Many commercial businesses, 
notably public houses in villages, serve an important community function.  There are also meeting halls 
owned privately in regular use by the public.  Where such facilities are closed, it is rarely possible for the 
Council to make good the loss.  Policy C22 aims to help to prevent such facilities being redeveloped for 
other purposes without thought to the effect on the community.  Policy C23 gives encouragement to the 
creation of new community facilities, including local community halls, churches etc. as well as 
mainstream services such as health facilities. 

POLICY C22: PROTECTION OF COMMUNITY FACILITIES 

• When considering applications for development that would involve the loss of an 
important community facility, the need for the facility and the likelihood of its 
being able to be replaced will be a material consideration. 

• Where the community facility is a commercial enterprise, planning permission 
for alternative use may not be given unless the applicant can demonstrate that 
the business is not commercially viable. 

 

POLICY C23: NEW COMMUNITY FACILITIES 

• Development of new community facilities will be supported in principle so long 
as the use proposed would not be likely to give rise to complaints of nuisance and 
so long as the location is appropriate to the catchment population for the activity. 
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7 NATURAL HERITAGE 

INTRODUCTION 

7.1 A central component of sustainable development is the protection and enhancement of the natural 
environment.  In this section, policies relating to wildlife and landscape are set out for all parts of the 
Borough.  The policy framework seeks to conserve key aspects of the Borough's natural heritage as well 
as the character and quality of the wider environment to help ensure that development throughout the 
plan area is compatible with the aims of sustainable development. 

7.2 The Borough possesses a rich and varied natural heritage, many aspects of which are of wildlife and 
ecological value as well as making an important contribution to the local landscape.  To reflect this 
interrelationship the policies in this section are complementary in seeking to safeguard the diverse wildlife 
and characteristic landscapes of the Borough. This is further endorsed by the need to conserve 
biodiversity - the variety of life - at its three levels: the diversity between and within ecosystems and 
habitats; the diversity of species; and the genetic variation within individual species.  Thus it is important 
not only to protect rare species and particular sites, but also to maintain the existing ranges of native 
species. 

7.3 In response to the international Convention on Biological Diversity (1992) the UK Government published 
a national action plan for the conservation of biodiversity (Biodiversity: The UK Action Plan, 1994).  The 
main objectives of the Action Plan are to conserve and where practicable enhance: 

• the overall populations and natural ranges of native species and the quality and range of wildlife 
habitats and ecosystems;  

• internationally important and threatened species, habitats and ecosystems;  

• species, habitats and natural and managed ecosystems that are characteristic of local areas; and  

• the biodiversity of natural and semi-natural habitats where this has been diminished over recent past 
decades. 

7.4 In accordance with these objectives, policies relating to habitat creation, management and restoration are 
set out in addition to policies that protect the Borough's natural heritage to ensure that the full range of 
biological diversity can be maintained.   

7.5 The County Structure Plan sets out the strategic context for the policies in this Plan and is firmly 
committed to the principle of sustainable development.  It contains a number of wide ranging policies on 
the natural environment and where these fulfil the more detailed requirements of the local planning 
framework they have been included as a formal part of this Plan. 

NATURE CONSERVATION 

Protecting and enhancing biodiversity  

7.6 The conservation of biodiversity at a national and county level requires the enhancement of particular 
ecosystems and wildlife habitats, in terms of their extent and quality, as well as their direct protection.  
Enhancement can involve the improved management or restoration of declining or degraded ecosystems 
and habitats in addition to the creation of new habitats.   

7.7 Habitat creation is a key element in the enhancement of the Borough's natural heritage.  Development 
proposals and landscaping schemes, in particular, can offer many opportunities for the creation of wildlife 
habitats.  In addition to contributing to the Borough's natural heritage, the adoption of these different 
approaches to landscaping can also result in lower maintenance costs in the long term. 
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Policy N1: Creation of habitats and the enhancement of biodiversity 
• The Council will support, subject to other plan policies, proposals that would 

contribute to a long term increase in the number, size and diversity of sites of 
nature conservation importance within the Borough, whether by creative 
conservation measures or by the creation of new habitats and features of wildlife 
interest.  Proposals should reflect the ecological characteristics and conservation 
priorities of the particular area a site falls within. 

7.8 Habitat creation should not be considered a substitute for protecting existing semi-natural habitats.  
Developers should be able to demonstrate that their proposals do not destroy or degrade any existing 
nature conservation interest and that they are suitable to the local conditions of the site and surrounding 
area.  Appropriate provisions for managing a site throughout the establishment phase of the proposals 
and in the longer term would also be agreed in consultation with English Nature or another relevant 
organisation and may be included in an planning obligation under Section 106 (see paragraph 9.8 and 
glossary).   

7.9 English Nature has identified a series of Natural Areas covering the whole of England and Wales 
representing distinctive tracts of land with similar types of wildlife and natural features.  The distinct 
character of each area provides a valuable framework for identifying local priorities and needs in nature 
conservation such as the protection and creation of habitats.  The Borough falls within two Natural Areas: 
the Meres and Mosses Natural Area and the Potteries and Churnet Valley Natural Area.  Appendix 4 
gives outline descriptions of the main features of each of these areas.  The boundaries of Natural Areas 
are not shown on the Proposals Map since they cannot be represented as sharp lines and there is often 
a gradation from one area to another over varying distances.  Further information on the boundaries, 
ecological character and conservation strategies for each Natural Area can be obtained from English 
Nature. 

7.10 Nature conservation cannot be confined to individual sites and needs to encompass the wider 
environment if the natural heritage of the Borough is to reflect fully the diversity of habitats and species 
characteristic of the area.  The consideration of nature conservation issues in all planning applications 
will help to establish this wider context and generate a more pro-active approach towards protection and 
enhancement.  The purpose of the following policies is to ensure that the protection and enhancement of 
habitats and features of nature conservation interest are taken into account wherever relevant at the 
earliest possible stage in the planning process. 

7.11 A background data search and a preliminary habitat survey will help to establish the nature conservation 
interest of a site.  This would include consultation with relevant nature conservation organisations, such 
as English Nature and the Staffordshire Wildlife Trust.  All ecological surveys should be carried out by 
appropriately qualified ecologists with relevant field experience of the survey methods being used and of 
the species or habitats under study.   

Policy N2: Development and nature conservation - site surveys 
• In determining applications for development of previously undeveloped, or long 

abandoned sites of over ¼ hectare, the Council will require the applicant to carry 
out and submit a preliminary habitat and protected species survey together with 
a data search of relevant ecological information, except where the Council is 
satisfied that a survey is not necessary by virtue of the site's location, planning 
history and/or existing data records.   
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Policy N3: Development and Nature Conservation - protection and enhancement measures 
• The consideration of applications for planning permission will take into account 

the potential effects of development proposals upon wildlife and geological 
features.  In all cases where development or land use change is permitted, 
development proposals will be expected to avoid or minimise any adverse effects 
and, where appropriate, to seek to enhance the natural heritage of the Borough 
by the following measures: 

i) Habitats/features of nature conservation or geological value will be retained in situ 
and protected from adverse impact. 

ii) Where permitted by relevant legislation and/or regulations, flora and fauna of high 
nature conservation importance will be translocated or relocated to a suitable 
location(s) in cases where such species cannot be adequately safeguarded in situ.  
(Where this takes place, the developer must ensure that the translocation of the flora 
and fauna is based on qualified advice and undertaken prior to the commencement of 
development, and that provisions are made for the satisfactory establishment and 
maintenance of the translocated species at the new site). 

iii) Replacement habitats/features will be provided on at least an equivalent scale 
where the Council agrees that the loss of wildlife habitats or geological features is 
unavoidable. 

 
Policy N4: Development and nature conservation – use of local species 

• Where development includes landscaping and/or planting, developers will be 
required to use the greatest possible proportion of native species characteristic of 
the locality, preferably of local provenance, except where special requirements of 
purpose or location dictate otherwise. 

7.12 The requirement for the maximum use of species native to a particular area of the County is because 
native trees, shrubs and plants provide the natural food of native fauna and are therefore more likely to 
support a greater range of animal species than non-native plants.  Additionally, since native species are 
fully adapted to local conditions they are generally easier to establish and maintain.     

Protection of designated sites 

7.13 A hierarchy of designated sites at the international, national and local level protects the most important 
wildlife habitats and geological features of the Borough.  This framework of statutorily and locally 
designated sites represents a crucial component of the key natural resources or 'critical natural capital' of 
the Plan area and its protection is considered highly important due to the irreplaceable status of many of 
the protected habitats.   The Structure Plan sets out a hierarchy of policies to reflect the varying level of 
importance of designated sites and, given their comprehensive coverage, the policies used in this plan 
are broadly the same.  Lists of the sites described below are set out in Appendix 4 and shown as 
appropriate on the Proposals Map. 

7.14 The protection of internationally designated sites is considered to be of primary importance and 
applications for development that may affect such a site will be subject to the most rigorous examination.  
International designations in the Borough include 2 Ramsar sites established under the 1971 Ramsar 
Convention to promote the conservation of internationally important wetland sites, particularly those of 
importance as wildfowl habitats.  These are at Betley Mere (Betley) and Black Firs and Cranberry Bog 
(Balterley). 

7.15 Nationally recognised sites of nature conservation importance are designated as Sites of Special 
Scientific Interest (SSSI).  There are five in the Borough, including the internationally recognised sites 
above.  Applications for development likely to affect one of these sites will be subject to special scrutiny.   

7.16 Under the National Parks and Access to the Countryside Act 1949 a Local Authority may establish a 
Local Nature Reserve following consultation with English Nature. One has been designated at 
Hayeswood in Halmerend and it is the Council’s intention subsequently to declare another at Poolfields. 
(See also paragraphs 6.18-9 and 6.35 and Policy C3.) 
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7.17 A comprehensive resurvey of a graded series of Sites of Biological Importance in the Borough was 
carried out during 1998, 1999 and 2000.  Grade 1 Sites of Biological Importance do not have the 
statutory protection given to SSSIs but they constitute the best remaining examples of semi-natural 
habitat within the County.  An equivalent geological designation is applied to Regionally Important 
Geological and Geomorphological Sites, known as RIGSs.   Both are given appropriate protection under 
the terms of Policy N7. 

Policy N5: Protection of international sites 
• Proposals for development or land-use that may affect a European Site, a 

Proposed European Site or a Ramsar Site will be subject to the most rigorous 
examination.  Development or land-use change not directly connected with or 
necessary to the management of the site and which is likely to have significant 
effects on the site (either individually or in combination with other plans or 
projects) and which would affect the integrity of the site, will not be permitted 
unless the Council is satisfied that the following two requirements are met: 

i) There is no alternative solution. 
ii) There are imperative reasons of over-riding public interest for the development or 

land-use change. 
iii) Where the site concerned hosts a priority natural habitat type and/or a priority 

species, development will not be permitted unless the applicant can demonstrate that 
it is necessary for reasons of human health or public safety or for beneficial 
consequences of primary importance for nature conservation. 

 
Policy N6: Protection of national sites 

• Proposals for development in or likely to affect a Site of Special Scientific 
Interest will be subject to special scrutiny.  Where such development may have 
an adverse effect, directly or indirectly, on a SSSI, it will not be permitted unless 
that applicant can demonstrate that the reasons for the development clearly 
outweigh the nature conservation value of the site itself and the national policy to 
safeguard the national network of such sites. 

 
Policy N7: Protection of local sites 

• Development likely to harm a Local Nature Reserve, a Grade 1 County Site of 
Biological Importance (SBI) or a Regionally Important 
Geological/Geomorphological Site (RIGS), will not be permitted unless the 
Council is satisfied that there are reasons for the proposal which outweigh the 
need to safeguard the intrinsic nature conservation value of the site. 

7.18 For both internationally and nationally designated sites, formal consultation arrangements are set out 
under the General Development Procedure Order (1995) and require the Council to consult with English 
Nature on any development likely to affect a designated site.  This includes proposals to develop land in 
a designated site or within a consultation area around a site as defined by English Nature, or where it is 
otherwise likely to affect the site's integrity or existing nature conservation value.   

Key Habitats 

7.19 To achieve the main objectives and targets set out in the UK Biodiversity Action Plan, various key 
habitats of national importance have been identified by the UK Biodiversity Steering Group together with 
action plans and targets.  The habitats have been selected according to a number of criteria, including 
their international importance, rarity, degree of decline in extent or quality, level of threat and importance 
for key species. 

7.20 The Staffordshire Biodiversity Action Plan (first published November 1998) provides a county level action 
plan which will contribute to achieving the national biodiversity targets.  The Action Plan identifies key 
habitats of importance within Staffordshire and a number of rare or declining species and sets out 
specific objectives and targets for their conservation and enhancement.  Key habitats included in the 



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 lxxxvii

Action Plan are set out in Appendix 4.  The following policies seek to ensure that locally designated sites 
and non-designated sites that support key habitats identified by the Action Plan are safeguarded and, 
where possible, enhanced. 

7.21 Ancient woodlands (see glossary) are listed as a key habitat and represent an important component of 
the Borough's natural heritage.  Approximately 330 hectares of woodland in the Borough are classified as 
'ancient semi-natural woodland'. (This refers to sites which appear to have been continuously wooded 
since pre-1600 and have a tree and shrub layer composed of species native to the site and that have 
regenerated naturally.)  The high nature conservation value of ancient woodland sites stems from their 
continuity of woodland cover which has allowed a rich diversity of fauna and flora to establish, as well as 
the development of distinctive physical features, such as undisturbed soil profiles and natural water 
features. English Nature has produced a provisional inventory of ancient woodland sites for the County 
but this only covers sites of over 2 hectares in size.  Smaller fragments of ancient woodland are still of 
nature conservation value.   

7.22 Provisional County inventories for lowland grassland, peatland and heathland have also been compiled 
by English Nature.  Lowland grassland is broadly defined as enclosed grassland occurring at or below 
300 m above sea level and encompasses unimproved lowland grassland communities of high botanical 
interest as well as fen meadows and certain swamp communities.  As with ancient woodland sites, the 
inventories for lowland grassland, peatland and heathland only include sites over a defined minimum 
area (in both cases over 0.5 ha).  This should not be taken to imply that sites smaller than 0.5 ha are not 
important for nature conservation.  In addition, the heathland inventory does not include areas of former 
heathland which have considerable potential for restoration.  

Policy N8: Protection of key habitats 
• The Council will resist development that may harm, directly or indirectly, an 

ancient woodland site, unimproved lowland grassland or area of lowland 
heathland or peatland, unless the applicant can demonstrate that the need for 
the development clearly outweighs the need to safeguard the habitat.  Where 
development affecting such habitats can be approved, appropriate measures will 
be required to minimise damage, to provide for appropriate habitat restoration 
and/or re-creation to compensate for any loss, and to assist where possible 
towards meeting the targets for habitat and species increase set out in the 
Staffordshire Biodiversity Action Plan. 

Trees and Woodland 

7.23 At 7.5% of the land area, England has one of the lowest percentage areas of woodland in Europe.  In its 
England Forestry Strategy, the Government sets priorities and programmes for forestry in England, 
including a significant targeted expansion of woodland cover. This is intended to serve a range of 
objectives, such as providing timber, creating jobs, enhancing the landscape, revitalising derelict and 
degraded land, enriching wildlife habitats, providing opportunities for sport and recreational activities and 
improving the quality of life in and around urban areas by screening development, improving air quality 
and helping to create a more attractive setting.  

7.24 In Staffordshire during the 1980s the rate of woodland loss steadily declined and since the early 1990s 
there has been an average increase in woodland cover.  The Borough has played its part in this but there 
is still a great deal of scope for further planting.  The Council has identified two Community Woodland 
Zones.  These correspond to urban fringe areas and parts of the wider countryside where the planting of 
new native broad-leaved woodland would make a positive contribution to the natural heritage and local 
landscape of the Borough.     
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Policy N9: Community Woodland Zones 
• Where development is permitted within a Community Woodland Zone, new 

woodland planting will be expected to be included as part of the development 
scheme or as part of restoration proposals in the case of land reclamation except 
where this would involve planting on other semi-natural habitats. 

• Emphasis will be placed on the use of broad-leaved species of local provenance 
wherever possible. 

 
Policy N10: New woodland - considerations 

• Opportunities for the establishment of new woodland should be taken in all 
appropriate development.  Proposals for the planting of new woodland areas will 
be subject to the following considerations: 

i) The impact new woodland planting would have on existing habitats.  (Generally it 
will be necessary to demonstrate that proposals will not destroy or degrade any other 
habitats of nature conservation importance located within or adjacent to the site.) 

ii) The impact of the proposals on historic features and the local landscape.  
iii) The suitability of the proposals to the specific conditions of the site and surrounding 

area. 
iv) The design of the woodland in relation to best practice design standards, such as 

Forestry Commission Guidelines and the UK Forestry Standard.  
v) The opportunities available for amenity, recreational and educational use. 
vi) The relative position and connectivity of the proposals to existing woodland areas 

and the hedgerow network and the opportunity to link and expand existing 
fragmented semi-natural woodland with new native woodland planting and to create 
corridors for wildlife 

vii) The proposals for the management of the woodland.  
viii) The use of natural regeneration, particularly when considering the expansion of 

existing semi-natural woodland. 
• Emphasis will be placed on the use of broad-leaved species of local provenance 

wherever possible. 
7.25 The wildlife and landscape value of many existing woodlands is threatened by neglect and the lack of 

management.  Appropriate management practices are critical to maintain the structure and diversity of 
woodlands, in terms of both species and age.  Good management can also enhance the amenity and 
recreational potential of woodland areas by making them more accessible and attractive to visitors, while 
at the same time safeguarding their nature conservation and landscape importance.   
 
Policy N11: Woodland management 

• The Council will support, subject to other plan policies, proposals that would 
contribute to improving the management of existing woodlands particularly with 
regard to enhancing their ecological and structural diversity and promoting 
opportunities for wildlife.  

7.26 Smaller groups of trees and individual trees can also make a major contribution to the landscape both in 
rural and in urban locations. At this smaller scale, trees can easily be lost by neglect, by wilful damage or 
to accommodate development.  In the latter case, damage can often be minimised or avoided by more 
sensitive design and siting of development.  Policy N12 gives an opportunity for consideration to be given 
to the amenity value and significance of all trees, shrubs and hedges, and allows re-planting to be 
required where tree loss is unavoidable. 

Policy N12: Development and the protection of trees  
• The Council will resist development that would involve the removal of any 

visually significant tree, shrub or hedge, whether mature or not, unless the need 
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for the development is sufficient to warrant the tree loss and the loss cannot be 
avoided by appropriate siting or design. 

• Where, exceptionally, permission can be given and trees are to be lost through 
development, replacement planting will be required on an appropriate scale and 
in accordance with a landscaping scheme. 

• Where appropriate, developers will be expected to set out what measures will be 
taken during the development to protect trees from damage. 

7.27 Trees can be protected against damage or felling in a number of ways.  A licence may be required from 
the Forestry Commission for felling relatively low volumes of wood (just five cubic metres can be felled in 
any quarter without a licence, as long as no more than two cubic metres are sold) although there are 
exemptions from the need for a licence. The Commission also controls forestry practices through the 
Woodland Grants Scheme, including mechanisms such as Guidelines and Management Plans. The 
Commission notifies the County Council about applications for felling licences.  

7.28 Tree Preservation Orders (TPOs) represent the strongest level of statutory protection for trees.  The 
imposition of a TPO makes it an offence, except in certain circumstances, to cut down, top, lop, uproot, 
wilfully damage or wilfully destroy a tree without the permission of the Planning Authority (or the Forestry 
Commission where a felling licence is required).  There are approximately 120 such orders in the 
Borough applying to woodlands, groups and areas of trees and individual trees.  TPOs have generally 
been applied when there is a perceived threat to trees or woodland at a particular time and no inference 
should be drawn that other trees are not equally worthy of protection.  Some protection is also afforded to 
most trees within Conservation Areas.   

7.29 Where permission is required to prune or fell trees, or where the Council is entitled to be consulted on 
decisions made by other agencies, the Council will exercise its responsibilities on the basis of the policies 
of the development plan.  In particular, Policy N13 sets out the criteria by which felling may be considered 
to be acceptable. 

Policy N13: Felling and pruning of trees  
• The felling or unnecessary pruning of any tree of public amenity will not be 

supported by the Council unless one of the following is applicable: 
i) Its removal forms part of a development permitted in accordance with Policy N12. 
ii) The applicant can demonstrate that the tree is adversely affecting the structural 

condition or safety of a building or buildings. 
iii) The applicant can demonstrate that the tree presents an unacceptable risk to the 

safety of the public. 
iv) The applicant can demonstrate that the operation is in the best interests of 

improving the growth of other trees.  
• Where felling is unavoidable and permitted, the Council will require, where 

possible, appropriate replanting. 
Other Landscape Features of Major Importance to Flora and Fauna 

7.30 Changes in agricultural practices and urban expansion have resulted in sites of conservation interest 
becoming increasingly fragmented and isolated from other natural habitats.  This can increase their 
vulnerability to damage and disturbance, and may also accelerate a decline in the diversity of plants and 
animals that a site supports as a result of surrounding built-up areas or intensively farmed agricultural 
land presenting barriers to the migration and dispersal of species. 

7.31 Landscape features such as hedgerows, ponds and rivers, are of nature conservation interest in their 
own right and act as valuable links between designated sites and the wider environment.  Policy N14 
seeks to safeguard such features and fulfils the requirements of Article 10 of the EC Habitats Directive 
and Regulation 37 of the UK Conservation (Natural Habitats Etc.) Regulations 1994 to include policies 
encouraging the management of features of the landscape that are of major importance for wild fauna 
and flora.  These are formally defined as "those which, by virtue of their linear and continuous structure 
or their function as stepping stones, are essential for the migration, dispersal and genetic exchange of 
wild species". 
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Policy N14: Protection of Landscape Features of Major Importance to Flora and Fauna 
• Development that may harm, directly or indirectly, the landscape features listed 

below which are of major importance for wild fauna and flora will not be 
permitted unless it can be demonstrated that there are reasons for the 
development which clearly outweigh the need to retain the feature.  Where 
development affecting such features is approved, appropriate measures will be 
required to minimise, restore and/or compensate for any loss of, or deterioration 
in, the nature conservation value of the feature. 

• Features covered by this policy: 
• Hedgerows, drystone walls and similar established boundary features 
• River and stream corridors (incorporating the river, its banks and associated wetland 

habitats) 
• Canals 
• Ponds, lakes and other permanent standing water features 
• Woodlands  
• Disused railways and mineral lines 
• Green lanes 

7.32 Under the Hedgerows Regulations 1997 it is against the law to remove most countryside hedgerows (or 
parts of them) without first notifying the local planning authority.  Where a hedgerow is considered 
'important' according to the criteria set out in the Regulations, its removal may be prohibited by the issue 
of a hedgerow retention notice.  Further information on the Regulations as well as informal advice on any 
plans for hedgerow removal should be obtained from the Council at the earliest possible date and prior to 
a formal notification for permission. 

Species Protection 

7.33 The protection of a network of designated sites is critically important for safeguarding the natural heritage 
of the Borough. However, certain rare or endangered species can occur outside designated sites and 
thus additional protection is provided through national and international law.  Furthermore, the presence 
of a protected species is a material consideration when a planning application is determined and the 
Council will therefore require a detailed assessment of the status of the species concerned when it 
occupies an application site. 

7.34 A number of species, known as European Protected Species (see Appendix 4) are protected under the 
Conservation (Natural Habitats etc) Regulations 1994 which implements the EC Directive 92/43/EEC in 
the United Kingdom.  Part 1 of the Wildlife and Countryside Act 1981 (as amended) gives varying levels 
of legal protection to certain listed species of bird, animal and plant wherever they occur.  The species 
are those which are very rare or localised nationally, or which are experiencing severe declines in 
national populations, or where the British populations are important in a European or World context.  The 
Schedules to the Wildlife and Countryside Act are revised every five years and hence it is critical that 
reference is made to the most recent version in order obtain a complete listing of protected species.  
Legal protection for badgers and their setts is consolidated under the Protection of Badgers Act 1992.  

7.35 The Staffordshire Biodiversity Action Plan identifies 25 key species which are rare or have a declining 
population in the County.  Those species identified under the Action Plan are detailed in Appendix 4. 
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Policy N15: Protected species 
• Development that would have an adverse effect on a statutorily protected species, 

or key species identified in the UK or Staffordshire Biodiversity Action Plans, 
will only be permitted if such effects are capable of mitigation by measures to 
ensure the following:  

i) The survival of individual members of the species. 
ii) The reduction of any disturbance to a minimum. 
iii) The provision of adequate alternative habitats to sustain at least the current levels 

of the population. 
• Development that would affect a European Protected Species will not be 

permitted unless all the following conditions are met: 
• It is in the interests of preserving public health or public safety, or other 

imperative reasons of overriding public interest including those of a social or 
economic nature and beneficial consequences of primary importance for the 
environment. 

• There is no satisfactory alternative. 
• It is capable of satisfactory mitigation, which will not be detrimental to the 

maintenance of the population of the species concerned at a favourable 
conservation status in their natural range.  

 

7.36 This policy serves to fulfil the UK's international obligations for protecting species listed in the EC Council 
Directive on the Conservation of Wild Birds and the EC Council Directive on the Conservation of Natural 
Habitats and of Wild Flora and Fauna.  In relation to all protected species, further information on their 
habitat requirements, legal protection and procedures for obtaining licenses to carry out essential work, 
should be obtained from English Nature at the address given in Appendix 6.  Where a European 
Protected Species is involved, the licensing authority is the DEFRA.  The Council will also consult with 
English Nature before any decision is made on applications which are likely to affect (directly or 
indirectly) a protected species.  

Green Heritage Network 

7.37 The urban fabric of Newcastle and Kidsgrove is not continuous and incorporates many green spaces 
both formal and informal.  Such areas are often wholly or partly separated from the Green Belt and wider 
countryside, but are valuable in terms of providing wildlife habitats as well as contributing to the urban 
landscape and providing an amenity and recreational resource.  The ecological value of these 'green 
heritage' areas is particularly important in urban environments since they form a network of wildlife 
habitats that enables species to traverse otherwise built-up areas. They include 'green stepping stones', 
which are defined areas of open space, and 'green corridors', which are linear features – all walkways or 
cycleways.   This network helps to maintain the species diversity of individual sites and provides the 
opportunity for urban residents to have contact with wildlife as part of their everyday lives.    

7.38 Policy N16 defines and gives special protection to the green heritage network, thus developing the more 
general protection afforded under policy N14.  There are also three major green wedges – Lyme Valley, 
Bradwell Wood and Bathpool Park – which link the countryside and the urban area; these are in the 
Green Belt and are therefore already protected against most forms of development.   The policy set out 
below is concerned with the ecological aspects of key sites of open land in the urban area.  Where sites 
also have recreational value, either as formal or informal publicly accessible open space, this is covered 
by other policies of the plan.  (See Section 6 on Community Facilities.) 

 

 

Policy N16: Protection of a green heritage network 
• It is the Council's policy to seek opportunities to consolidate and enhance the 

green heritage network as identified on the Proposals Map and listed below. 
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Planning permission will not be granted for development in or adjacent to 'green 
heritage' areas which would harm their integrity or their ecological and 
landscape value as open spaces.   Where development is permitted, the Council 
may require mitigation and/or compensation measures and will seek to ensure 
that appropriate landscaping proposals will be implemented and maintained to 
enhance the area's status and function as part of the Borough's wildlife network.   

• The 'green heritage' network comprises the following sites: 
• Poolfields 
• Lower Apedale 
• Wolstanton Golf Course 
• Kidswood 
• Birchen Wood 
• Wolstanton Marsh 
• Melvyn Crescent (rear of Hillport House) 
• Hoon Avenue 
• Bradwell Wood western spur 
• Walk/cycleway from Newcastle to Lymedale and Silverdale 
• Walkway from Silverdale Road to Lyme Valley 
• Walk/cycleway (former Potteries Loopline) from City through Birchenwood to 

Kidsgrove centre 

LANDSCAPE  

The diversity and distinctiveness of the landscape  

7.39 The contribution that elements of the landscape make to the ecology of the area has already been 
referred to.  Many of these are what may be called natural elements.  The landscape is also part of the 
cultural heritage of the area in terms of the way that it is the result of human activity over past centuries.  
In addition, for most people it is also a thing of beauty and can be enjoyed passively for its visual 
qualities.  The landscape is something to be nurtured, protected against damage and deterioration, and 
where possible, improved. 

7.40 The landscape of the Borough is varied, from the foothills of  the Pennines in the north east to the edge 
of the Cheshire Plain in the west.  On a smaller scale, within these broad areas, each part has its own 
special character, particularly to those who know it well.  This diversity and distinctiveness, as well as the 
quality of any particular part of the landscape, should be preserved. 

7.41 Staffordshire County Council has undertaken a project in partnership with the former Countryside 
Commission to evaluate the landscapes of the county and map their quality and effective strength of 
character.  The result has been a framework for policy guidance in five defined categories throughout the 
county.  The methodology and analysis and a plan showing the definition of the five categories is to be 
proposed by the County Council as Supplementary Planning Guidance.   

7.42 This Local Plan endorses this approach and sets out differentiated policies for the five categories. It is 
considered better to emphasise the particular qualities of all the landscape rather then select part of it for 
special attention with the risk of giving the message that the rest does not matter.  The five categories 
have been identified through a complex methodology analysing and combining various attributes of 
landscape such as its strength of character, its condition and the extent of survival of historic elements 
and semi-natural vegetation.  The five categories thus demand different levels and combinations of 
preservation, enhancement and restoration.  

Policy N17: Landscape character - general considerations 
• Development should be informed by and be sympathetic to landscape character 

and quality and should contribute, as appropriate, to the regeneration, 
restoration, enhancement, maintenance or active conservation of the landscape 
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likely to be affected.  Proposals with landscape and visual implications will be 
assessed having regard to the extent to which they would: 

i) Cause unacceptable visual harm 
ii) Introduce (or conversely remove) incongruous landscape elements 
iii) Cause the disturbance or loss of (or conversely help to maintain): 

•  a) landscape elements that contribute to local distinctiveness 
•  b)  historic elements which contribute significantly to landscape 

character and quality, such as field, settlement or road patterns 
•  c) semi-natural vegetation which is characteristic of that landscape type 
•  d) the visual condition of landscape elements 
•  e) tranquillity 

 
Policy N18: Areas of Active Landscape Conservation 

• Within Areas of Active Landscape Conservation as shown on the Proposals Map 
the Council will support, subject to other plan policies, proposals that will help to 
conserve the high quality and distinctive character of the area's landscape.  
Development that will harm the quality and character of the landscape will not 
be permitted.  Within these areas particular consideration will be given to the 
siting, design, scale,  materials and landscaping of all development to ensure that 
it is appropriate to the character of the area. 

 
Policy N19: Landscape Maintenance Areas  

• The Council will seek to maintain the high quality and characteristic landscapes 
in Landscape Maintenance Areas as shown on the Proposals Map.  Where 
development can be permitted, it will be expected to contribute to this aim.  
Within these areas  it will be necessary to demonstrate that development will not 
erode the character or harm the quality of the landscape.  

 
Policy N20: Areas of Landscape Enhancement 

• Within Areas of Landscape Enhancement, as shown on the Proposals Map, the 
Council will support, subject to other plan policies, proposals that will enhance 
the character and quality of the landscape.  Within these areas it will be 
necessary to demonstrate that development will not further erode the character 
or quality of the landscape.  

 
Policy N21: Areas of Landscape Restoration  

• Within Areas of Landscape Restoration, as shown on the Proposals Map, the 
Council will support, subject to other plan policies, proposals that will help to 
restore the character and improve the quality of the landscape.  Within these 
areas it will be necessary to demonstrate that development will not further erode 
the character or quality of the landscape.  

 
Policy N22: Areas of Landscape Regeneration 

• Within Areas of Landscape Regeneration, as shown on the Proposals Map, the 
Council will support, subject to other plan policies, proposals that would 
regenerate the landscape appropriate to its urban or rural location.  Where 
development can be permitted, developers will be expected to use the 
opportunity provided by the development to make a positive contribution 
towards landscape regeneration. 

7.43 The boundaries between the zones are based on precise mapping units and have been drawn to follow 
recognisable features on the ground.  However, in appreciating landscape character our perception does 
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not stop at such boundaries and the character of any particular area will be influenced visually by that of 
surrounding areas.  This will be taken into account when decisions are made in the context of the policies 
set out above. Only rarely would the quality or character of the landscape on its own prohibit 
development of any kind.  Even in the areas of active landscape conservation, development could be a 
positive benefit if it is designed and sited appropriately and would not bring with it other undesirable 
consequences that would injure the landscape.  It must be emphasised, however, that all the other 
policies of the Plan apply equally, and development might be considered entirely inappropriate for other 
reasons. 

Restoration of derelict land 

7.44 Past industrial activities in the Borough have resulted in a legacy of derelict and contaminated land.  
Extensive reclamation projects in recent years have restored the vast majority of derelict land in the 
Borough to active use and removed many 'eyesores' from the urban landscape.  A large number of the 
remaining derelict sites are smaller than 1.5 hectares and have limited development potential.  However, 
since land is a finite resource the Council seeks to encourage the reclamation of derelict land to 
appropriate and beneficial uses not only to conserve the land resource of the Borough but also to help 
improve the character of the local landscape in both urban and rural areas.  Where possible, reclamation 
will also minimise any potential risks to the environment and to human health from contaminated sites.   

Policy N23: Derelict land reclamation 
• The Council will support proposals for the reclamation of derelict land subject to 

other plan policies and the following requirements: 
i) Appropriate site investigations and risk assessments must be undertaken prior to 

the development of any land suspected of being contaminated. 
ii) Appropriate remediation measures must be implemented prior to the 

redevelopment of the site. 
iii) The existing nature conservation and landscape interest of the site must be 

considered and wherever possible, incorporated as part of the reclamation proposals. 
iv) Where appropriate, opportunities should be taken to increase woodland planting, 

especially of broad-leaved native species. 

WATER RESOURCES 

Water resources as a habitat and a landscape feature 

7.45 Water is an essential resource and a crucial part of the Borough's natural heritage.  The protection and 
conservation of ground and surface water resources is dealt with in the Sustainable Development 
Keynote Section. Many of the measures recommended by the Environment Agency to prevent pollution 
and flooding from rapid surface water run-off (such as grass swales, detention ponds, retention ponds, 
stormwater wetlands, porous pavements, infiltration trenches and interceptors) can be valuable additions 
to the ecology.   

7.46 Ponds, rivers, streams and canals are also important linear habitats for fauna and flora, forming valuable 
wildlife corridors.  They also contribute to the character of the local landscape.  Opportunities to create 
new water habitats should be taken where possible and existing ones should be safeguarded.  In 
particular, watercourses  should be retained and left open wherever possible, especially in areas of 
publicly accessible open space.  Where development is proposed adjacent to a culverted watercourse, 
the Environment Agency advises that an easement is provided either side of the culvert to allow for any 
future works or maintenance.  The size of the easement is dependent on a number of factors and the 
Agency can advise on this.  The Agency would normally advise against building immediately adjacent to 
a culvert. 

Policy N24: Water based landscape features 
• Subject to other plan policies, the Council will support proposals for water based 

landscape features either in their own right or as part of drainage measures 
approved by the Environment Agency.  Where such proposals can be permitted, 
they must not harm the quality of the landscape or diminish its nature 
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conservation value and will be expected to take the opportunity provided to 
make a positive contribution to local biodiversity. 

 
Policy N25: Watercourses 

• In any development, existing watercourses on the site should not be culverted or 
built over.  Opportunities should be taken wherever possible to open any 
watercourses on site that have already been culverted.  

River and Canal Corridors 

7.47 As well as their contribution to the natural history resource and to the landscape, rivers and canals also 
typically attract a wide range of recreational  amenity uses.  Relevant examples within the Borough 
include the Shropshire Union and Trent and Mersey Canals and water courses such as Lyme Brook.  
The multiple use of such areas needs to be both carefully balanced and, where possible, enhanced and 
promoted.   Both the canals in the Borough are within designated Conservation Areas and appropriate 
care would need to be exercised in relation to historic and architectural aspects. 

Policy N26: River and canal corridors 
• Subject to other plan policies, the Council will support proposals for the 

enhancement or restoration of river and canal corridors that take account of 
their landscape character and quality and historic heritage as well as their value 
for nature conservation, recreation and amenity and fishing.   
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8 BUILT HERITAGE 

INTRODUCTION 

8.1 The unique heritage of the Borough arises from its wealth of historic sites and buildings and the manner 
in which these are grouped forming attractive townscapes and landscapes.  It is recognised that heritage 
features should be preserved and, where appropriate, restored and enhanced for their value to present 
and future generations.  These principles are fundamental to National Planning Guidance, for instance 
PPG15: Planning and the Historic Environment (1994) and PPG16: Archaeology and Planning (1990). 

8.2 The Borough has a long history of human settlement.  Relics have been found in Hales, Maer and 
Whitmore Parishes dating back as far as Neolithic times.  Whilst medieval building survives extensively in 
castles, churches, domestic buildings and other sites, the Borough's present settlement pattern dates 
mainly from the later Industrial Revolution period of about the 1830's onwards.  The quality of the 
Borough's historic heritage is demonstrated by the 362 or so listed entries (buildings in the List of 
Buildings of Architectural or Historic Importance compiled by the Secretary of State) (3 are Grade I, 23 
are Grade II*), 17 Conservation Areas, 13 scheduled Ancient Monuments, 2 registered Historic Parks 
and Gardens and 1 registered Historic Battlefield present at January 1999. 

8.3 The Structure Plan contains policies for registered Historic Parks and Gardens, sites of 
archaeological/historical interest, listed buildings and Conservation Areas.  A historical appraisal report 
will be required for proposals affecting an historic park or garden or its setting; historic parks or gardens 
will be designated Conservation Areas to protect their character and appearance.  There will be a 
presumption in favour of the preservation of significant archaeological sites or monuments or significant 
historic landscape features including registered Historic Battlefields.  There is a presumption in favour of 
preserving listed buildings and protecting their setting and historic context.  In Conservation Areas, there 
is a presumption in favour of retaining and enhancing historic buildings, groups of buildings, or other 
features including open spaces and views which contribute to their special character or interest. 

8.4 The Council makes financial provision to help conserve its historic heritage through an annual allocation 
to the Conservation and Heritage Fund for grants to repair and restore historic buildings. 

8.5 This Local Plan seeks to preserve and enhance the character and appearance of the historic heritage of 
the Borough including its archaeological heritage.  It recognises the importance of controlling what 
happens to these important sites, monuments, buildings and areas and, therefore, contains policies not 
only to protect, preserve and enhance them, but also to encourage their beneficial use.  Where the merits 
of the proposed development outweigh the value of the preservation or enhancement excavation, 
recording, reconstruction or removal will be sought. 

8.6 The state of repair of some of the Borough’s built heritage gives cause for concern.  The compilation of a 
“Buildings at risk” register, after survey information is available, would highlight priorities for action.  
Where buildings are at risk the Borough Council is able to take action to ensure repairs/urgent works 
under section 48 and 54 of the Planning (Listed Building and Conservation Areas) Act 1990. 

Policy B1: Historic Heritage 
• The Council will seek to preserve and enhance the character and appearance of 

the historic heritage of the Borough including buildings, monuments, sites and 
areas of special archaeological, architectural or historic interest. 

 

ARCHAEOLOGY 

8.7 Archaeological remains are a finite and non-renewable resource, in many cases highly fragile and 
vulnerable to damage and destruction. Archaeological features are a vital part of the historic landscape 
and their management is essential to ensure that they survive in good condition and are not needlessly or 
thoughtlessly destroyed.  They can contain irreplaceable information about the history of the Borough 
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and human activity over thousands of years and are part of the national heritage.  They are valuable both 
for their own sake and for their role in education, leisure and tourism.   

8.8 Thirteen Monuments are scheduled under the Ancient Monuments and Archaeological Areas Act 1979 
and are therefore of national importance.  There is a presumption against development which might 
affect these or any other sites of national importance.  

8.9 Information on known sites of archaeological interest is held in the County Sites and Monuments Record.  
Further information and professional advice on archaeological issues and recording procedures should 
be sought at the earliest possible stage from the County Archaeologist and/or English Heritage. 

Policy B2: Scheduled Ancient Monuments 
• Development will not be permitted which would directly or indirectly damage, 

disturb or detract from a nationally important monument, whether scheduled or 
not, or its setting.  The location of scheduled monuments in the Borough is shown 
by symbols on the Proposals Map. 

8.10 Where nationally important archaeological remains, whether scheduled or not, and their settings, are 
affected by proposed development there is a presumption in favour of their physical preservation in situ.  
There are also a large number of archaeological sites in the Borough of lesser importance.  Where 
development is proposed for any known archaeological site developers may be required to submit the 
results of desk based assessments and field evaluation before the application is determined.  To ensure 
that these sites are protected and/or recorded in advance of construction work, the Council will attach 
conditions to any grant of planning permission or seek a planning obligation entered into voluntarily by 
the developer.  Developers will be expected to make provision for assessments and field evaluations and 
any subsequent excavation and recording however in certain instances, grants and advice may be 
available from English Heritage and/or the Council. 

Policy B3: Other archaeological sites 
• The Council will require archaeological assessments and field evaluations to be 

submitted prior to the determination of proposals affecting sites of known or 
potential archaeological significance and their findings to be reported to the 
Council.  In cases where archaeological remains are affected, but their nature 
does not merit preservation in situ, developers will be required to secure 
excavation and recording in advance of construction work. 

8.11 There are a number of archaeological sites in the Borough which are not presently of national interest, 
but following evaluation may be considered to be of national importance and worthy of being scheduled.  
In some cases evaluation may indicate that the remains are of such significance that they should remain 
undisturbed and the Council will decide not to permit the development.  In other cases the Council may 
decide that arrangements have been made for their preservation in situ perhaps through appropriate 
foundation design and that the development can be permitted.  Evaluation would also identify the type of 
mitigation measures required to avoid or minimise any adverse effects. 

LISTED BUILDINGS 

8.12 The Secretary of State is required to compile lists of buildings of special architectural or historic interest 
for which there is a presumption in favour of their retention.  The Council will seek to secure and facilitate 
the retention, maintenance and restoration of these buildings in a structurally sound and economically 
viable condition, so that they will continue to make a significant contribution to the quality of the heritage 
of the Borough.  The best use for these important buildings may well be the use for which they were 
designed and, wherever possible, the original use should continue.  There is a need to obtain listed 
building consent for the demolition, alteration or extension of a listed building which is quite separate from 
any requirement to obtain planning permission. 

8.13 Consent for the demolition of a listed building will not be granted until all means of saving it have been 
fully explored and no practicable means to retain it has emerged.  Furthermore, the Council cannot grant 
consent for the total or substantial demolition of a listed building until the Secretary of State has 
confirmed that such demolition is acceptable, and that he will not 'call-in' the application for his decision.  
The Secretary of State advises local planning authorities (PPG15) that he "would not expect consent to 



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 xcviii

be given for the total or substantial demolition of any listed building without clear and convincing evidence 
that all reasonable efforts have been made to sustain existing uses or find viable new uses, and these 
efforts have failed".  There is, therefore, a presumption that all listed buildings should be preserved.  An 
historical and architectural evaluation of listed buildings may be required as part of the planning process 
to ensure that decision-making is based on a proper understanding of their fabric and structure.  Where 
proposals for alteration or demolition would affect a listed structure that has a complex building history or 
significance and would involve a significant loss of historic fabric, applicants may be required to 
commission a professional archaeological assessment before the application is determined, to clarify the 
impact of the proposals on the building’s historic fabric, character and appearance and to inform the 
design process. The Council will continue to encourage the restoration and repair of listed and historic 
buildings through the offer of grant aid and technical advice. 

Policy B4: Demolition of listed buildings 
• The Council will resist the total or substantial demolition of a listed building, 

unless exceptionally, an applicant can convince the Council that it is not 
practicable to continue to use the building for its existing purpose and there is no 
other viable use. 

• Where Listed Building consent is granted for demolition or alteration resulting 
in the loss of historic fabric, the Council will ensure that provision is made for an 
appropriate level of archaeological building recording to take place prior to the 
commencement of works. 

• Demolition will not be permitted unless there are approved detailed plans for 
redevelopment and, where appropriate, an enforceable agreement or contract 
exists to ensure the construction of the replacement building. 

8.14 In many cases, the setting of a listed building is as important as the building itself, especially where 
gardens or grounds have been laid out as an integral part of the design or where the building forms part 
of an attractive street scene or rural landscape.  Detailed consideration will be given to the effect that any 
development proposals will have on the setting of a listed building to protect that character.  The Council 
is required under Section 67 of the 1990 Planning (Listed Buildings and Conservation Areas) Act to 
publicise development which affect the setting of a listed building. 

Policy B5: Control of development affecting the setting of a listed building 
• The Council will resist development proposals that would adversely affect the 

setting of a listed building. 
8.15 Any alteration or extension of a listed building should respect and relate to its character and appearance 

and be so designed as to enhance its principal architectural features and use of materials.  Replacement 
of original fabric shall be kept to a minimum and care in the choice and use of traditional materials and 
techniques will be needed.  Any extension should be subordinate to the existing building in scale, 
situation and materials. 

 

Policy B6: Extension or alteration of listed buildings 
• The Council will resist alterations or additions to a listed building that would 

adversely affect its character or its architectural or historic features. 
• Where Listed Building consent is granted for alterations resulting in the loss of 

historic fabric, the Council will ensure that provision is made for an appropriate 
level of archaeological building recording to take place prior to the 
commencement of or during works. 

8.16 In seeking re-use of a redundant listed building to ensure its retention, a balance must be maintained 
between the introduction of a suitable alternative use and the need to protect the character and 
appearance of the building.  Conversion should not lead to the loss of particular historical or architectural 
features or the destruction of the original fabric of the building including interior features of interest. 
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Policy B7: Listed buildings - change of use 
• The change of use of a listed building will only be permitted if its character or 

appearance would be preserved or enhanced.  Applications for changes of use 
must include details of all intended alterations to the building. 

8.17 Many buildings in the Borough which do not meet national criteria for statutory listing are nevertheless of 
significant local historical importance and worthy of protection and conservation in their own right. The 
Borough Council has not produced a list of such buildings but nonetheless is concerned to recognise, 
protect and maintain this part of its built heritage. 

Policy B8: Other buildings of historic or architectural interest 
• The Council will ensure the conservation of locally important buildings and 

structures by encouraging their retention, maintenance, appropriate use and 
restoration. 

• Where permission is granted for demolition or alteration of locally important 
buildings which would result in the loss of historic fabric, the Council will ensure 
that provision is made for an appropriate level of archaeological building 
recording to take place prior to the commencement of works. 

CONSERVATION AREAS 

General principles 

8.18 Conservation Areas are areas of special architectural or historic interest, the character or appearance of 
which it is desirable to preserve or enhance.  Designation of a Conservation Area is only a preliminary to 
action to preserve and enhance its character and appearance.  The emphasis will be on control rather 
than prevention to allow the area to remain alive and prosperous, but at the same time, to ensure that 
any new development accords with its special architectural and visual qualities.  Where justification exists 
Article 4 Directions will be considered to help protect the special character of a Conservation Area from 
changes which would not normally be subject to planning control.  Article 4 Directions are special orders 
imposed to remove certain development rights e.g. the installation of new windows and doors. 

8.19 At January 2000, there were 17 Conservation Areas in the Borough.  Generally, these contain groups of 
listed buildings and vary in area and character.  For instance, Newcastle Town Centre Conservation 
Area, the largest, contains about 40 listed buildings.  The Council has successfully undertaken, with a 
number of contributing partners, enhancement schemes for Betley, the Brampton, Newcastle Town 
Centre, the Trent and Mersey Canal (Hardingswood) and Keele Conservation Areas. 

8.20 Conservation Areas are best protected by ensuring that new development accords with the special 
character of the area.  Preservation of the character or appearance of an area is achieved by a positive 
contribution to preservation or by development which leaves its character or appearance unharmed.  
Proposals, therefore, which generate environmental or traffic or parking problems and which adversely 
affect the character and appearance of Conservation Areas will be resisted.  New buildings, demolition 
and replacement of buildings, changes of use, changes in external appearance and the display of 
advertisements require especially careful consideration in Conservation Areas.  Any new development 
must not be considered in isolation but as a part of the whole Conservation Area, which has its own 
well-established character. 

Policy B9: Prevention of harm to Conservation Areas 
• The Council will resist development that would harm the special architectural or 

historic character or appearance of Conservation Areas. 
 



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 c

Policy B10: The requirement to preserve or enhance the character or appearance of a 
Conservation Area 

• Permission will be granted to construct, alter the external appearance or change 
the use of any building only if its proposed appearance or use will preserve or 
enhance the character or appearance of a Conservation Area.  This will be 
achieved by the following criteria being met:  

i) The form, scale, bulk, height, materials, colour, vertical or horizontal emphasis and 
detailing respect the characteristics of the buildings in the area. 

ii) The plot coverage characteristics respect those of the area. 
iii) Historically significant boundaries contributing to the established pattern of 

development in the area are retained. 
iv) Open spaces important to the character or historic value of the area are protected. 
v) Important views within, into and out of the area are protected. 
vi) Trees and other landscape features contributing to the character or appearance of 

the area are protected. 
 
Policy B11: Demolition in Conservation Areas 

• Consent to demolish a building or any part of a building in a Conservation Area 
will not be granted unless it can be shown that each of the following is satisfied: 

i) The building is wholly beyond repair, incapable of reasonably beneficial use, of 
inappropriate design, or where its removal or replacement would benefit the 
appearance or character of the area. 

ii) Detailed plans for redevelopment are approved where appropriate.  
iii) An enforceable agreement or contract exists to ensure the construction of the 

replacement building where appropriate 
• Where Conservation Area Consent is granted for the demolition of structures of 

historic interest, the Council will seek to ensure that provision is made for an 
appropriate level of archaeological buildings recording to take place prior to 
demolition. 

8.21 In order to protect and enhance the character and appearance of Conservation Areas, services should be 
placed underground to avoid unsightly overhead wires and telegraph poles and services on buildings.  
Every consideration should be given to making utility services of every kind as unobtrusive as possible. 

Policy B12: Provision of services in Conservation Areas 
• All new utility services in Conservation Areas must be laid underground and 

ducted within buildings.  Opportunities should be taken wherever appropriate to 
relocate existing services underground.  External features of utility services such 
as junction boxes, lighting etc shall be designed, located and coloured so as to be 
as unobtrusive as possible. 

Design in Conservation Areas 

8.22 The quality of Conservation Areas in the Borough is a product of the complex relationship between the 
different buildings and streets, squares, parks, other spaces and landscape which they comprise.  Good 
design is critical for maintaining and enhancing the character and appearance of these areas.  The 
design of new buildings, alterations and extensions in a Conservation Area and their landscape setting, 
whether hard or soft, should be considered comprehensively and as integral parts of the whole area. 

8.23 The Government has made design a key planning consideration which should apply to all development.  
Developers will need to demonstrate how they have taken in to account the need to preserve and 
enhance the character and appearance of Conservation Areas in the design of their proposals.  General 
policies on design throughout the Borough are set out in the Sustainable Development Keynote section. 
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Policy B13: Design and Development in Conservation Areas 
• Applicants for planning permission should demonstrate how they have taken 

account the need to preserve or enhance the character or appearance of 
Conservation Areas in the design of their development proposals. 

 

Policy B14: Development in or adjoining the boundary of Conservation Areas 
• In determining applications for building in a Conservation Area, special regard 

will be paid to the acceptability or otherwise of its form, scale and design when 
related to the character of its setting, including, particularly, the buildings and 
open spaces in the vicinity.  Because of this and to allow the impact of a proposal 
on the special architectural and historic character and appearance of the 
Conservation Area to be evaluated, outline planning permission will be resisted 
for proposals in a Conservation Area.  Exceptionally, where proposed 
development immediately adjacent to the Conservation Area would be likely to 
affect the Conservation Area adversely, similar constraints may be applied. 

8.24 This policy is not intended to prevent good architectural design that respects the surroundings and 
character of an area.  The Council will normally require the submission of a full application for proposals 
for development affecting the character and appearance of a Conservation Area. 

Trees and landscape in Conservation Areas 

8.25 Trees are valued features and make an important contribution to the character and appearance of the 
environment of the Borough.  Anyone proposing to cut down, top or lop a tree in a Conservation Area 
must give the Council, as local planning authority, 6 weeks prior notice under the Act to allow it the 
opportunity to consider making a Tree Preservation Order. 

Policy B15: Trees and landscape in Conservation Areas 
• Trees and landscape features which contribute to the character and appearance 

and are a part of the setting of a Conservation Area will be retained.  Where 
consent is given to remove protected trees conditions will be imposed to require 
trees of the appropriate species and size to be planted and replaced if they die 
within 5 years. 

8.26 The Council will require applicants to submit a detailed survey with their development proposals, where 
these affect trees and landscapes in Conservation Areas, to enable the proposals to be evaluated prior to 
determination.  The survey should show the location, canopy size, root spread and ground levels of 
existing trees and the Council will consider their visual, historic and amenity contribution. 

Commercial activities in Conservation Areas 

8.27 Commercial activities in Conservation Areas bring particular problems because of the special needs of 
businesses to advertise and to protect their goods.  The right balance must be obtained to ensure that 
the vitality and viability of the businesses are protected without damage to the character of the 
Conservation Area.  In most cases, the quality of the environment of the area is part of the attraction for 
the business and these objectives are therefore not in opposition. 

8.28 It is quite practicable for attractive shop fronts to be incorporated into Conservation Areas so long as the 
design of the buildings is fully respected.  Awnings, canopies and blinds may not always be acceptable 
and special care needs to be taken. Solid external metal security shutters, the use of which has 
increased in recent years can have a detrimental effect on the appearance of a building and general 
street scene.  They are generally bland and uninteresting and, as such, can harm the character and 
attractiveness of a shopping street. 

Policy B16: Shop fronts in Conservation Areas 
• In dealing with applications to adapt or replace frontages of shops or other 

commercial premises, the Council will take into account how the new design 
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respects the architectural or historic interest, scale, features and materials of the 
existing and nearby buildings. 

 

Policy B17: Awnings, canopies and blinds in Conservation Areas 
• In dealing with applications for awnings, canopies and blinds the Council will 

take into account the architectural qualities of the building on which they are to 
be put and nearby buildings. 

 
Policy B18: Security shutters in Conservation Areas 

• In dealing with applications for external security shutters, the Council will take 
into account the architectural qualities of the building on which they are to be 
installed and the surrounding area.  Planning permission will not be granted for 
solid external shutters on buildings in Conservation Areas. 

8.29 The number and positioning of advertisements have a significant impact on the appearance of the site or 
building on which they are displayed and, cumulatively, on the character and appearance of 
Conservation Areas.  Advertisement signs, when well designed and of the right size and position, can 
make a positive contribution to the appearance of the site or building on which they are displayed and to 
the street scene.  Where advertisements and signs proliferate, a cluttered appearance results, creating 
visual chaos which is both incongruous and ineffective.  Vigorous control of advertisements to achieve a 
good visual effect, in harmony with buildings and surroundings, is considered essential. 

Policy B19: Illuminated signs in Conservation Areas 
• The Council will resist illuminated signs and advertisement hoardings in the 

Conservation Areas of Betley, Clayton, Keele, Keele Hall, Kidsgrove, Madeley, 
Maer, Mucklestone, Silverdale, Stubbs Walks/Mount Pleasant, the Brampton, 
the Shropshire Union Canal, the Trent and Mersey Canal (Hardingswood), 
Whitmore, Wolstanton and any other Conservation Areas to be designated. 

8.30 It is recognised that Newcastle Town Centre, and, to a lesser extent, Audley are important commercial 
centres where there is a legitimate need to advertise.  The Council recognises that it would be 
inappropriate to apply Policy B19 to these areas, but there is nevertheless a need to consider the effect 
of proposed advertisements on the preservation and enhancement of their amenity. 

Policy B20: Illuminated fascia and other signs in Conservation Areas 
• Illuminated signs should consist of individually lit letters fixed either directly to a 

fascia or to an opaque panel.  Where the letters form an integral part of the 
panel, they should stand proud by at least 25 millimetres and should be edged in 
a material to distinguish them from the background panel. 

• The light intensity should not exceed 300 candelas per square metre (This is 
about the intensity of a large road sign on a trunk road like the A500). 

8.31 Advertisement signs need not necessarily run the whole length of a fascia.  In some instances it may be 
better to restrict signs to only a part in order to respect the architectural detailing and character of a 
particular building.  The dimensions and design of the fascia board above any shopfront should relate 
sympathetically to the proportions of the shopfront and of the whole building. 

8.32 The design of advertisement signs, their position, size, projection and materials, should complement the 
proportions and architectural detailing of the whole building facade on which they are displayed.  They 
should also preserve and enhance the character and appearance of the Conservation Area in which they 
are located.  Signs, therefore, should not obscure architectural details on the building, or a projecting sign 
on adjoining premises, or cause a hazard to passing pedestrians and traffic and should not be 
constructed in garish, glossy or highly reflective materials. 

8.33 High-level signs can be very obtrusive and harmful to attractive street scenes, obscuring the architectural 
detailing of buildings and creating visual clutter.  Simple hanging signs can be attractive and functional 
alternatives to the conventional projecting box sign, particularly if they are painted and hung on a 
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decorative bracket.  This policy should be seen as an opportunity for craftsmen to provide hanging and 
projecting signs of pleasant design to enhance the appearance of premises.  Illuminated box signs may 
be detrimental to the visual amenities of historic areas and applications for them will be considered with 
reference to their likely effect on the amenity of the surroundings and the character or appearance of the 
Conservation Area.  However, projecting clocks for jewellers and striped poles for barbers, are examples 
of specialist signs that the Council may consider appropriate.  The Council may also accept other 
imaginative modern versions for other specialist retailers. 

8.34 The Council has discontinuance powers to secure the removal of any advertisement sign displayed with 
deemed consent.  In a Conservation Area it will consider using these powers where there is substantial 
injury to the amenity of the locality or to the character or appearance of a Conservation Area, or danger 
to members of the public. 

Newcastle Town Centre Conservation Area 

8.35 A substantial part of Newcastle Town Centre was designated a Conservation Area in 1973.  It comprises 
the main thoroughfares of High Street and Ironmarket, the area around Nelson Place and a number of 
connecting roads and passageways, forming the vestiges of the medieval street pattern. 

8.36 Newcastle Town Centre Conservation Area is also part of a thriving shopping and business centre, which 
the Council wishes to support and foster.  The Local Plan, therefore, will necessarily seek to maintain a 
balance between the objectives for economic and retail development and the need to preserve and 
enhance the character and appearance of the Conservation Area.  The St Giles and St George Primary 
School is earmarked in the Local Plan for development and also reference is made to the potential for 
change on the west side of the High Street between the Roebuck Centre and the Warner Village Cinema.  
A Conservation Area appraisal to assess the capacity for further change would be desirable where 
significant development pressure comes forward. 

8.37 Since 1985 the Council has implemented a programme of enhancement works in the Town Centre 
Conservation Area.  Grants have been given by the Council and English Heritage for the repair and 
restoration of a considerable number of historic buildings.  Pedestrianisation works have been completed 
in the Ironmarket and part of High Street, which includes the provision of period street furniture.  The 
areas around the Market Cross and the War Memorial in Red Lion Square have been enhanced.  The 
parterre garden in Queens Gardens together with other areas of the town centre have been extensively 
redesigned and planted. 

8.38 These enhancements have had a significant impact on the character and appearance of the 
Conservation Area and its preservation.  Furthermore, in 1992 the Council and English Heritage agreed 
to fund a 'Town Scheme' of grants for the repair of historic building in the Town Centre and Betley 
Conservation Areas for an initial period of three years.  The Council will investigate the establishment of a 
Townscape Heritage Initiative, a partnership to enable the Town Centre Conservation Area to be 
preserved and enhanced. 

8.39 Buildings in the Town Centre Conservation Area are typically narrow, in three storeys with pitched roofs, 
and built in linked frontages enclosing spacious streets.  They generally retain a domestic appearance at 
first floor level and above, with a vertical emphasis created by the proportions of the windows and the 
relative narrowness of individual buildings.  The frontages contain buildings of different periods and 
styles, many of which have 'group value'. 

8.40 To try to ensure that buildings in the Town Centre Conservation Area are retained and well maintained it 
is necessary to encourage the beneficial use of all floors.  Policies R7 and R8 in the section on Retail and 
Town Centres seek to facilitate the use of upper floors and additional residential uses in the Town 
Centre.  

 

Additional Conservation Areas 

8.41 Parts of the plan area have a distinct and special architectural or historic interest, which should be 
preserved or enhanced.  Designation of these as Conservation Areas is a separate process from the 
preparation of the Local Plan and will proceed from type to time following detailed investigation.   
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8.42 Audley, Betley, Madeley, Maer, Mucklestone, Newcastle and Whitmore Conservation Areas were 
designated in the 1970's.  Talke Conservation Area was designated in 2000 and the boundary of 
Newcastle Conservation Area was extended in 2000.  The boundaries of the other Conservation Areas 
need to be reviewed against more recent change.  

PARKS AND GARDENS AND OTHER HISTORIC SITES 

8.43 The Register of Parks and Gardens of Special Historic Interest in England is compiled and maintained by 
English Heritage.  The Register confers special statutory protection for the sites and gives them Grade I, 
II* or II gradings like listed buildings, reflecting their national historic importance and includes entries for 
part of the University of Keele as a Grade II* site and Maer Hall as a Grade II site. 

8.44 Research into historic parks and gardens is carried out by the Staffordshire Gardens and Parks Trust.  
Grants may be given by English Heritage towards the repair of listed garden buildings.  The Countryside 
Commission may give grants towards the maintenance of historic landscapes under the Countryside 
Stewardship Scheme where this is associated with public access.  If additional areas are added to the 
Register, the Council will also consider designating Conservation Areas to include them. 

Policy B21: Development of historic gardens 
• The Council will resist development which would cause harm to the character 

and appearance of an historic park or garden included in the "Register of Parks 
And Gardens of Special Historic Interest in England", or notified to the Council 
by the Garden History Society or the Staffordshire Gardens and Parks Trust, or 
which is included in the Staffordshire Sites and Monuments Record. 

8.45 The Council will offer advice to owners about preparing management plans and applying for grants to 
conserve, maintain and restore these historic parks and gardens. 

Historic Battlefields 

8.46 The Register Historic Battlefields in England is compiled and maintained by English Heritage.  The 
Register is purely advisory and does not confer special statutory protection for the sites or grade them.  
The Register identifies a limited number of areas of historical significance where important battles are 
sufficiently documented to be located on the ground.  The battlefield site at Bloreheath (1459) is included 
in the Register. 

Policy B22: Development of historic battlefields 
• The Council will resist development that would cause harm to the character and 

appearance of an historic battlefield included in the "Register of Battlefields of 
Special Historic Interest in England". 
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9 IMPLEMENTATION AND MONITORING 

INTRODUCTION 

The introduction section sets out the overall aim of the plan and the objectives for each of the plan 
sections together with the overarching strategy of regeneration.  It also refers to the various 
programmes and strategies of the council and other agencies which assist in the achievement of the 
Local Plan objectives. 

The Local Plan is only one of the means for achieving these objectives but it has a central role as its 
proposals and policies together seek to meet the future identified need for development in the 
Borough and set out clear criteria for guiding development and physical change in a sustainable 
way. 

IMPLEMENTATION 

Proposals/Allocations 

The plan contains 163 polices of which 27 relate to specific proposals or allocations. There are 3 
housing proposals, and 12 employment proposals.  There is also one town centre allocation, one 
transport proposal and 10 community facilities proposals put forward to meet particular identified 
requirements. 

The housing and employment allocations meet the additional future land needs of the Borough up to 
2011 that are identified in the Structure Plan.  The housing, employment and town centre allocations 
will generally be developed by the private sector in accordance with planning approvals granted by 
the Borough.  The requirements specified in the allocations such as access, landscaping, facilities 
etc will generally be achieved by planning conditions or planning obligations.  Some of the 
allocations will require public sector funding.  For example a study for the Chatterley Valley Premium 
Employment Site and other nearby development land is ongoing and this will identify works and 
public sector funding needed to bring this site on stream.  The town centre proposal will involve the 
relocation of a primary school by the Local Education Authority.  The highway scheme will be funded 
by the private sector as will some of the community facility proposals whilst others will require public 
sector funding. 

Development Control 

The Council’s development control powers provide the main means for trying to ensure that 
development and other change is consistent with the objectives of the plan.  Many policies in this 
plan are used to assess the acceptability or otherwise of planning applications for specific types of 
development or development in particular locations.  Unless otherwise specified it is the applicant 
who will need to demonstrate to the satisfaction of the Council that the requirements specified in the 
policies are met. 

 When planning applications are submitted other supporting information may be required to assess 
the likely impact of the proposal to ensure that either it is acceptable or that arrangements are made 
to ensure its impact is acceptable.  Examples of this include  

• the submission of a design statement for a significant development proposal (S15) 

• a survey of the need for affordable housing in a rural area (H12) 

• a retail impact assessment for a major retail development (R2) 

• carrying out a transport assessment (perhaps including a Green Travel Plan) (T14) 
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• carrying out a nature conservation survey (N2) or  

• carrying out an archaeological assessment (B3).  

Planning permissions may contain conditions which control particular uses and their location and the 
size, form and appearance of development and planning conditions will normally be used to control 
the layout, form and design of development within the boundaries of the site. 

However in some cases the Council may resolve to grant planning permission subject to the 
imposition of a planning obligation under section 106 of the 1990 Town and Country Planning Act.  
This is normally in the form of a legal agreement between the developer and the Borough Council 
and other relevant providers of public services or facilities to which the agreement relates. 
Alternatively the developer may make a unilateral undertaking.  Planning obligations must be 
“necessary, relevant to planning, directly related to the proposed development, fairly and reasonably 
related in scale and kind to the proposed development and reasonable in all other respects” 
(Circular 1/97 Annex B).  The circumstances when planning obligations may be used include 
meeting or contributing to the cost of: 

• the provision of affordable housing (H11) 
• improving routes and facilities for pedestrians and cyclists (T6) 
• improving services and facilities for bus users (T8) 
• providing infrastructure such as new road access or improved junctions (T14)+(T2) 
• providing open space and recreation facilities in association with new housing (C4) 
• offsetting the impact on a resource present on the site, such as woodland or wetland, by works or replacement 

(N3) 
• improving or providing necessary community facilities e.g. education and recreation (IM1) 

In some cases developers will be required to pay a commuted sum for the ongoing maintenance of 
facilities.  This applies to the provision of CCTV equipment in the town centre (R5 and R6), the 
provision of bus services (T8) and the provision of public open space (C4) 

For Policies R5 and R6 the developer commuted sum will be based on the size or capacity of the pub, 
bar or night-club proposal in relation to the total capacity of similar establishments within the town 
centre.  The commuted sum will be based on the costs for the monitoring and maintenance of CCTV 
equipment in the town centre over a 15-year period. 

For Policy T8 and in cases where new or additional bus services are required then the developer-
commuted sum will be based on the net cost of providing additional bus services until such services 
become commercially viable or for 5 years. 

For Policy C4 the developer commuted sum will be based on the estimated 15 year cost of 
maintaining the new or upgraded area of open space which has been laid out and landscaped to the 
Council’s satisfaction. 

Where it is only appropriate to permit development subject to the provision of essential facilities or 
improvements to infrastructure then these concerns will be met in a planning approval either by the 
imposition of planning conditions or a planning obligation. 

Policy IM1 –  Provision of essential supporting infrastructure and community facilities 

Where a development proposal would require improvements to infrastructure or essential 
facilities to make it acceptable then the developer will be required to carry out or 
contribute to the funding of appropriate works. 
 

Policy IM2 – Compliance with policy concerns 

Where policies refer to criteria that should be satisfied, before it would be appropriate to 
grant planning permission, then the onus will be on the applicant to provide evidence to 
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demonstrate to the satisfaction of the Borough Council that the requirements specified in 
the policy have been met. 

Other Local Authority influence 

Apart from Development Control powers the Council also has other powers to support plan aims.  
These include protective and management powers such as tree preservation orders and licensing 
powers.  Also it can consider the use of compulsory purchase powers where needed to achieve 
development important to the future of the Borough. 

Funding 

The Council has funds via its capital programme and other programmes to help achieve plan aims.  
Also it bids for money from national and European funding and has been very successful in securing 
funds for regeneration projects e.g. in the two SRB areas.  Also it can help other agencies to secure 
funding for development and other schemes by supporting their bids for funding e.g. for the 
provision of social housing by housing associations. 

Land Ownership 

The Council can assist the aims of the plan by making land and property in its ownership available for 
development.  For example it acquired, reclaimed and made available for employment development 
a substantial area of land at Ravensdale.   

Partnership and liaison 

The Council has close links with many agencies with varied responsibilities relating to development 
and environmental matters.  These links are via formal and informal partnerships or consultation 
arrangements.  For example the Council is a partner on the boards of the two SRB areas in the 
Borough and it consults the Environment Agency on proposals that may have implications for water 
pollution (S7) or flooding (S8).  

MONITORING 

Once the plan is adopted, it will need to be monitored closely to ensure that its policies are relevant, 
up to date and effective in progressing towards achieving the plan objectives.  A general overall 
indicator of the plan’s relevance will be the number of 'departures' from the provisions of the plan i.e. 
where approval is being recommended for planning applications which are contrary to the provisions 
of the plan.   

It is intended to produce an annual monitoring statement including a review of how policies have been 
used, their relevance, effectiveness and whether there are any gaps in policy coverage.  It is likely 
that the plan itself will need to be reviewed within five years of its adoption. 

The table below gives a brief summary of monitoring indicators that currently seem most relevant and 
for which information is available.  However it is quite possible that future experience with monitoring 
may suggest a review of indicators.  A recent report, “Development Plans and Sustainable 
Development: Making the Links and Measuring the Impacts – A suggested Approach” (produced by 
a group led by Cannock Chase District Council) lists indicators which are useful for monitoring 
certain aspects of development plans.  Further experience with these indicators should assist in 
identifying those that are the most relevant and effective and where monitoring resources should be 
concentrated. 

 In the case of the housing policies, there will need to be careful monitoring to ensure that the 
Structure Plan allocation is not exceeded or conversely that the amount of development does not fall 
far short of this target.  Housing development is monitored quarterly and “Housing Development and 
Monitoring Reports” are published annually.  The monitoring regime enables a regular assessment 
to be made of all housing permissions, constructions and completions, by size, numbers of dwellings 
and density and broken down by local plan or windfall, brown or green, urban or rural.   
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Objective targets indicators Information 

sources 
(see note 1) 

Main 
means 
of 
Impleme
ntation 
(see 
note 2) 

1 Sustainable 
development 

    

To ensure that future 
development is as 
sustainable as possible, 
avoids pollution and 
conserves natural assets 

Seek (70%) new housing 
on brownfield sites 
No inappropriate 
development in GB 
No pollution or flooding 
due to new development  
(see also transport) 

Amount of new 
housing on 
brownfield sites 
Amount & types of 
development in GB 
Pollution and 
flooding incidents 

HDMR 
 
NBC 
records 
 
NBC & EA 
records 

1,2,6 

To seek to improve the 
quality of the environment 
of the Borough by 
encouraging good design 
in all new development 
and to take all possible 
opportunities to improve 
and regenerate 
impoverished areas 

Recognition of improved 
design standards by 
appropriate panel or 
agency 
Encourage development 
in SRB and other priority 
areas 

Awards by panel or 
agency 
 
 
Amount of 
development in SRB 
and other priority 
areas 

HDMR, 
SILAS 
 
 
NBC 
records 

1,2,4,6 

2 Housing      
To help to meet the 
housing needs of the 
whole community 

Meet SP 3,000 dwelling 
target 
    
Affordable housing to 
meet identified needs 
Site provision for Gypsies 
to meet identified needs 

Land available and 
development rate 
Amount of affordable 
housing provided 
 
New provision for 
Gypsies 

HDMR 
 
 
HDMR 
 
 
NBC 
records 

1,6 

3 Employment and 
economic development  

    

To maintain and increase 
confidence in the local 
economy and attract 
inward investment 

Meet SP target of 120 ha 
of employment land 
 

Land available and 
development rate 

SILAS 1,2,4,6 

To provide the best 
possible environment to 
encourage and increase 
economic enterprise and 
employment  

60 ha of national and 
regional quality land 
available 

Amount of national 
and regional quality 
land available 

SILAS 1,2,4,5,
6 
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Objective targets indicators Information 

sources 
(see note 1) 

Main 
means 
of 
Impleme
ntation 
(see 
note 2) 

4 Retail and town centres      
To enable access to the 
widest range possible of 
shopping and commercial 
services for the resident 
population 

No worsening in access to 
local shopping facilities 
 

Changes in local 
shopping provision 
Amount of new retail 
and leisure inside 
and outside centres 

NBC 
records 
Retail 
survey 

2,6 

To protect and enhance 
the vitality and viability of 
Newcastle Town Centre, 
Kidsgrove Town Centre 
and the other district 
centres 

Improvement in national 
ranking and vitality and 
viability 

Amount of new retail 
and leisure 
floorspace inside 
and outside town 
centres.  TC health 
checks 
 

NBC 
records  
TC health 
checks and 
surveys  
 

2,6 

5 Access and transport     
To reduce the need to 
travel while increasing 
accessibility for all 

New employment and 
facilities in accessible 
locations, central to 
catchment  

Good access by 
non-car modes to 
new employment 
and other facilities 

 1,2,6 

To help to provide an 
efficient highway network 
and improve the viability 
of public transport 

Implementation of 
Wolstanton Link 
Improved bus services 
and facilities  

Completion of link 
Developer funding 
for bus services and 
facilities 

NBC 
records  
NBC/SCC 
records  

1,2,4,6 

To encourage the use of 
public transport, cycling 
and walking 

Improvements for bus 
users, pedestrians and 
cyclists 

Number of GTPs 
produced, amount of 
new cycle and 
pedestrian facilities, 
amount of funding 
from development 

NBC/SCC 
records 

2,6 

6 Community facilities     
To provide a suitable 
environment for the 
provision of the widest 
possible range of 
community, cultural, 
educational, health, 
recreational and leisure 
facilities 

Implementation of 
proposals for 
new/improved community 
facilities 
Retention of existing 
facilities 

Completion of 
proposals 
 
 
Loss of existing 
facilities 

NBC 
records 
 
NBC 
records 

1,2,4,5,
6 
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Objective targets indicators Information 

sources 
(see note 1) 

Main 
means 
of 
Impleme
ntation 
(see 
note 2) 

7 Natural Heritage     
To protect, and where 
possible enhance, the 
biodiversity of the 
Borough 

In accordance with 
Staffordshire Biodiversity 
Action Plan  

To be agreed 
through Biodiversity 
Strategy 

Survey 2,5,6 

To protect, and where 
possible enhance, 
valuable natural areas and 
features of the  landscape 
of the Borough 

Increase in protected 
areas and amount of 
appropriate woodland and 
other habitats. 

Extent of newly 
protected areas and 
appropriate new 
woodland and other 
habitats 

Survey 2,3,6 

8 Built Heritage     
To help to maintain 
distinctiveness and foster 
interest in and concern for 
the heritage of the area 

Increase in local initiatives 
such as Village Design 
Statements and 
Conservation Area 
Character Statements 

Acceptance of 
Village Design 
Statements and 
Conservation Area 
Character 
Statements as 
Supplementary 
Planning Guidance 

NBC 
records 

2,6 

To protect and, where 
possible, enhance all 
valuable elements of the 
built environment 

More buildings protected 
by listing or other 
recognition or protection 
and buildings at risk 
removed from risk 

New listed or locally 
recognised 
buildings, a buildings 
at risk register and 
progress in reducing 
the risk, 
New/extended CAs 
and Article 4s,  

NBC 
records 

2,3,6 

 
Note 1 

HDMR = Annual Housing Development Monitoring Report  
SILAS = Annual Staffordshire Industrial Land Availability System 
NBC/SCC records = Information on planning applications and other recorded information held by Newcastle 
Borough Council (NBC) or Staffordshire County Council (SCC). 

Note 2 
1 = Allocations/ Proposals 2 = Development Control/ Advice  3 = Other local authority influence  

4 = Funding 5 = Land Ownership 6  = Partnership/Liaison  
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10 SUSTAINABILITY APPRAISAL 

INTRODUCTION 

10.1 PPG12 states that “Local Authorities are expected to carry out a full environmental appraisal of their 
development plans” (Paragraph 4.16).  It also recommends that the same methods are used to extend 
the appraisal into the whole range of sustainable development issues – environmental, economic and 
social.   

10.2 The appraisal process should be an important part of every stage of the development plan process, and 
should be subject to public consultation.  However, PPG12 states that “the deposited version of the plan 
should not include the full environmental appraisal within it, but it should be clear from the reasoned 
justification what elements of the appraisal have informed the policies and proposals of the plan.” 

10.3 In this plan, the Sustainable Development Keynote section, placed at the beginning of the Written 
Statement, underlines the importance of sustainable development aims/objectives in the generation of 
the policies and proposals.  This concern is intended to be continued throughout the plan and the written 
justification frequently makes reference to sustainable development. 

CONSISTENCY BETWEEN OBJECTIVES 

10.4 The 15 objectives underlying the plan are reproduced below. 

 

Sustainable development 
 

1.1 To ensure that future development is as sustainable as possible, avoids pollution and 
conserves natural assets 

 
1.2 To seek to improve the quality of the environment of the Borough by encouraging good 

design in all new development and to take all possible opportunities to improve and 
regenerate impoverished areas 

 

Housing  
 

2.1 To help to meet the housing needs of the whole community 
 

Employment and economic development  

 
3.1 To maintain and increase confidence in the local economy and attract inward investment 
 
3.2 To provide the best possible environment to encourage and increase economic enterprise 

and employment  
 

Retail and town centres  
 
4.1 To enable access to the widest range possible of shopping and commercial services for the 

resident population 
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4.2 To protect and enhance the vitality and viability of Newcastle Town Centre, Kidsgrove Town 
Centre and the other district centres 

 

Access and transport 
 
5.1 To reduce the need to travel while increasing accessibility for all 
 
5.2 To help to provide a safe, efficient highway network and improve the viability of public 

transport 
 
5.3 To encourage the use of public transport, cycling and walking 
 

Community facilities 
 
6.1 To provide a suitable environment for the provision of the widest possible range of 

community, cultural, educational, health, recreational and leisure facilities 
 

Natural Heritage 
 
7.1 To protect, and where possible enhance, the biodiversity of the Borough 
 
7.2 To protect, and where possible enhance, valuable natural areas and features of the 

landscape of the Borough 
 

Historic Heritage 
 
8.1 To help to maintain distinctiveness and foster interest in and concern for the heritage of the 

area 
 
8.2 To protect and, where possible, enhance all valuable elements of the built environment 
 

10.6 The guidance produced by the then DOE in 1993 (Environmental Appraisal of Development Plans: A 
good practice guide), recommends carrying out a consistency analysis of the objectives.  This involves 
examining all possible combinations of the objectives to identify possible incompatibility – i.e. where one 
objective would tend to conflict with another.  This can be very important, helping to show up possible 
conflicts before they arise and accounting for them in the way that policies are drawn up.    

10.7 Such an analysis was carried out on the objectives listed in the introduction.  Not surprisingly, however, it 
showed that none of the objectives themselves are intrinsically inconsistent with any other.  On the other 
hand, the way that the policies are formulated to meet those objectives is crucial.   

10.8 There is clearly a potential conflict between all the objectives that would lead to development and those 
concerned with the protection of the built and natural heritage and the prevention of pollution.  This 
relates to objectives 2.1, 3.2, 5.2 and 6.1 and their potential for conflict with objectives 1.1, 7.1, 7.2, 8.1 
and 8.2. This simply points up the need for careful formulation of specific site-based proposals and clear 
cross-referencing to the environmental protection policies in the plan. In the case of objective 3.1, which 
is concerned with economic confidence, there is no need for this to be seen as incompatible with any of 
the environmental protection objectives, though a superficial approach could undermine them.  A similar 
consideration arises in the case of objective 4.1, enabling access to the widest range of shopping and 
commercial services.  In the short term, this could suggest the need to permit any additional provision, 
but in the longer term, unfettered competition would be likely to undermine choice.  To preserve the 
widest range possible, it is necessary to maintain a restrictive policy, and thus this objective is not 
incompatible with the environmental protection objectives.   

10.9 It is emphasised in the introduction (and highlighted at the bottom of each page) that all policies of the 
plan may apply in any appropriate situation.  No policy can be read in isolation and so long as this is 
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observed, there is no danger that potential conflict between objectives will go unnoticed. 

 

COMPATIBILITY MATRIX  

C denotes compatibility between objectives 

♦ denotes potential incompatibility between objectives  

(See previous page for the key to the objectives) 

 

1.1                

1.2 C               

2.1 ♦ C              

3.1 C C C             

3.2 ♦ C C C            

4.1 C C C C C           

4.2 C C C C C   C          

5.1 C C C C C C C         

5.2 ♦ C C C C C C C        

5.3 C C C C C C C C C       

6.1 C C C C C C C C C C      

7.1 C C ♦ C C ♦ C C ♦ C ♦     

7.2 C C ♦ C C ♦ C C ♦ C ♦ C    

8.1 C C ♦ C ♦ ♦ C C ♦ C ♦ C C   

8.2 C C ♦ C ♦ ♦ C C ♦ C ♦ C C C  

  

1.1 

 

1.2 

 

2.1 

 

3.1 

 

3.2 

 

4.1 

 

4.2 

 

5.1 

 

5.2 

 

5.3 

 

6.1 

 

7.1 

 

7.2 

 

8.1 

 

8.2 

 

A CHECKLIST FOR SUSTAINABLE DEVELOPMENT 

10.10 Appendix One sets out the seventeen themes of Agenda 21 and shows that most can be influenced by 
the plan, though to a varying degree.  In only five of them does the plan have a minimal or no influence.  

10.11 The themes listed in the appendix are set out under four objectives taken from the UK strategy 
for sustainable development (A Better Quality Of Life: A Strategy For Sustainable Development For The 
UK 1999), which embrace all the aspects of sustainable development.  They are: 

• Social progress which recognises the needs of everyone 
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• Effective protection of the environment 

• Prudent use of natural resources; and 

• Maintenance of high and stable levels of economic growth and employment 

10.12 Using these four themes, all the policies of the plan have been analysed for their contribution towards 
sustainable development.  This has been identified as one of the following: 

• Positive – where the policy is directed specifically at the theme in question and is tending to move in 
the right direction. 

 Shown as P on the table 

• Negative – where the policy would be likely to have an adverse impact on the theme in question. 

 Shown as N on the table 

• Neutral – where the impact of the policy, whether negative or positive would be determined mainly by 
other policies of the plan (i.e., the policy itself, in isolation, would have a neutral effect) 

 Shown as X on the table 

The results are shown on the following table and a brief commentary is given for each section below. 

 

Sustainable development keynote section 

10.13 As sustainability is the theme of the whole section, it is not surprising that the policies perform well 
against the four headings, with the first general policy being claimed, on principle, as contributing to the 
full range of issues. The economic objective is the least central to the section, but a positive impact has 
been claimed for the policies on renewable energy and contaminated land (which should be seen as 
significant economic opportunities as well as an environmental benefit), and those on water pollution, 
flooding and crime and disorder, all of which have the potential to damage the operation of a business as 
well as harming quality of life. 

Housing 

10.14 All the general policies on housing should have a positive impact on the environment objective, because 
with the appropriate designs and layouts, any new residential environment should be attractive and 
suitable to its purpose.  All the positive housing policies and proposals also necessarily contribute to the 
social objective of providing access to good housing.  The priority to brownfield development contributes 
to the objective on the prudent use of resources, as does the policy on density.  The economic objective 
is assisted in all development proposals, in terms of construction work, but a negative impact has been 
recorded for the two policies on areas of special character and large residential buildings, as the effect 
could be to limit their use for business purposes.  The policy on conversion of rural buildings is recorded 
as of neutral impact because, although where it allows conversion to residential use it removes the 
potential for business use, such development is often used as diversification for an agricultural business, 
and is therefore helpful to that business. 

Employment and economic development 

10.15 All the policies are seen as making a positive impact on the economic objective, and through that, to the 
social objective. All the site-specific proposals should also be positive in environmental terms, given good 
design.  Against the resources objective, the use of brownfield or derelict land (Ravensdale, Chemical 
Lane, Lymedale extension and Kidsgrove Station) is positive, but in the case of greenfield or partly 
greenfield sites (Chatterley Valley, Loomer Road and Keele Science Park) a negative impact has been 
recorded.   
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Retail and Town Centres 

10.16 All the policies can be seen as positive in terms of the social objective as they are all concerned with the 
provision of social facilities. All the town and district centre policies are seen as making a positive impact 
on the environmental objective and the policies for residential uses in the town centre are positive in 
resources terms, by reducing the use of open land.  Positive impact is also claimed against the economic 
objective for all the policies concerned with business uses in centres and in village and farm shops.  The 
policy on retail development in filling stations, where the requirements of one business is to be upheld 
against another, is recorded as of neutral impact in economic terms, but positive in social terms as it is 
intended to safeguard rather than limit the long term availability of accessible shops. 

Transport 

10.17 All policies concerned with encouraging alternatives to the use of cars and lorries are recorded as 
positive in environmental and resource terms.  Most of the policies are also positive in social terms as 
they assist with general accessibility to facilities. The impact of the policies on the economic objective 
could be arguable; in the short term, some requirements may be seen as an imposition on business, and 
consequently a positive impact has been recorded only on those policies directly helpful to economic 
activity.  The policy on the M6 widening has been recorded as negative on environment and resources, 
even though it would be hoped that the right balance could be obtained. 

Community facilities 

10.18 As with the retail policies, a positive impact is recorded against the social objective in every case.  All 
policies concerned with open spaces and parks show positive against the environment objective and, in 
making open space accessible without undue travel, against the resource objective as well.  A number of 
the policies concern commercial development which has a positive impact on the economic objective. 

Natural heritage 

10.19 All the policies show a positive impact on the environment objective and on the use of natural resources. 
Positive impact on the social objective has been recorded only for community woodlands and river 
corridors, though it could be argued that the maintenance of good quality landscape and a healthy 
biodiversity increases people’s accessibility to these things and therefore a positive impact should be 
recorded in every case.  (It is indeed the case that nature conservation should as far as possible be 
made relevant to people’s lives, but the emphasis in most of these policies is for conservation for its own 
intrinsic sake.)  The economic objective is impacted upon only in the case of derelict land reclamation 
and the use of river and canal corridors. 

Built heritage 

10.20 Like the previous section, all the policies are concerned with the environment objective and are positive.  
The policies have been recorded as neutral for the other three objectives.  However, a similar comment 
as above can be made about the social objective in terms of cultural opportunities and it could be argued 
that the maintenance of a high quality environment in the Town Centre is extremely positive in terms of 
business. 

Conclusions 

10.21 All the policies are recorded as making a positive contribution to at least one of the sustainability 
objectives and well over half make a positive contribution to two or more.  Only 6 are recorded as having 
a negative effect, and in all these cases, there are significant positive effects to be taken into account.  
The widening of the appraisal to embrace the full range of the government’s sustainability agenda means 
that the contribution of employment, housing and social policies is highlighted, whereas the purely 
environmental policies tend to be limited in their range. 
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Sustainability checklist 

The headings relate to the four objectives for sustainable development 

• P = Positive, tending to have a positive impact on the theme in question 

• N = Negative, tending to have an adverse impact on the theme in question 

• X = Neutral, where the impact of the policy, whether negative or positive, would be determined mainly by 
other policies of the plan (i.e. the policy itself, in isolation, would have a neutral effect)  

 
     
Policy Number and Title Environment Resources Social Economic 
     
1 SUSTAINABLE DEVELOPMENT      
S1: Sustainable Development P P P P 
S2: Renewable energy P P X P 
S3: Development in the Green Belt P P X X 
S4: Brownfield, derelict or contaminated land P P X P 
S5: Conservation of agricultural land P P X P 
S6: Air Quality P P X X 
S7: Prevention of water pollution P P X P 
S8: Flood defence P P X P 
S9: Nature conservation P P X X 
S10: Quality of life P X P X 
S11: Crime and disorder X X P P 
S12: Noise nuisance X X P X 
S13: Light spillage X X P X 
S14: Potential danger to health X X P X 
S15: The design of development P X X X 
S16: Significant development proposals P X X X 
S17: New buildings and significant alterations P X X X 
     
2 HOUSING      
H1: Res devt: protection of the countryside P P X X 
H2: Replt of dwellings in the open countryside P P X X 
H3: Res devt – priority to brownfield sites P P X X 
H4: Res devt and retention of parking facilities P X X X 
H5: Backland and infill sites P X X X 
H6: Conversion of existing buildings P P X X 
H7: Protection of areas of special character  P X X N 
H8 Large residential buildings P X X N 
H9: Rural conversions for living accom. X X P X 
H10: Renewal of res permissions  X X P P 
H11: Affordable housing – general policy X X P X 
H12: Affordable housing in rural areas X X P X 
H13: Supported housing X X P P 
H14:Bedsits, flats with shared facilities etc X X P X 
H15:Units within existing res curtilages  X X P X 
H16: Density of residential development X P P P 
H17: Residential design and security P X X X 
H18: Design of residential extensions P X X X 
H19: The provision of Gypsy sites X X P X 
H20: Planning applications for Gypsy sites  X X P X 
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Policy Number and Title Environment Resources Social Economic 
3 EMP AND ECONOMIC DEVELOPMENT     
E1: New economic development proposals X X P P 
E2: Chatterley Valley P N P P 
E3: Loomer Road  P N P P 
E4: London Road, Chesterton P X P P 
E5: Church Lane, Knutton: P P P P 
E6: Chemical Lane P P P P 
E7: Kidsgrove Station Yard P P P P 
E8: Development at Keele Science Park P N P P 
E9: Renewal of planning permissions P X P P 
E10: Unspecified development sites X X P P 
E11: Development  of employment land for 
other uses 

X X P P 

E12: The conversion of rural buildings P X P P 
      
4 RETAIL AND TOWN CENTRES      
R1: Retail/leisure devt - sequential approach P X P P 
R2: Retail development – impact assessment P X P P 
R2: St Giles and St George’s school P X X P 
R4: Newcastle Town Centre – development P X P P 
R5: NTC – non-retail in primary frontages P X P P 
R6: NTC – non-retail outside prim. frontages P X P P 
R7: NTC – use of upper floors P P P X 
R8: Newcastle Town Centre – Res uses P P P X 
R9: Town Centre Housing Areas P X P X 
R10: Development of sites adjoining NTC P X P P 
R11: Devt of sites adjoining NTC - design P X P P 
R12: Development in Kidsgrove Town Centre X X P P 
R13: Non-retail uses in Kidsgrove TC X X P P 
R14: Development in District Centres X X P P 
R15 Non-retail uses in smaller centres  X X P X 
R16: Retail devt outside existing centres X X P X 
R17: Village shops X X P P 
R18: Farm shops X X P P 
R19: Additional retail in petrol filling stations X X P X 
     
5 TRANSPORT     
T1: Sustainable development P P P P 
T2: Green Transport Plans P P P X 
T3: Traffic related air pollution and noise P X P X 
T4: Access and facilities for disabled people X X P X 
T5: Walking P P P X 
T6: Cycling P P P X 
T7: Safer routes to school P P P X 
T8: Bus services and facilities P P P X 
T9: Rail freight P P X P 
T10: Taxi and private hire bases X X P X 
T11 Canals X P X X 
T12: M6 widening N N P P 
T13: Development in the A500 corridor X X P X 
T14: Development and the highway network X X X X 
T15: Road Freight P P P X 
T16: Devt – general parking requirements  P P P X 
T17: Town centre parking P P X P 
T18: Development – servicing requirements  X X X X 
 
Policy Number and Title Environment Resources Social Economic 
T19: Telecommunications development X X P P 
T20: Telecommunications development X X P P 
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6 COMMUNITY FACILITIES     
C1: Development and Open Space. P P P X 
C2: Retention of allotment gardens P P P X 
C3: POS, Poolfields P P P X 
C4: Open space in new housing areas. P X X X 
C5: Area of search for grouped playing fields. X X P X 
C6: Recreation and leisure - built facilities  X X P P 
C7: Recreation and leisure – land extensive  X X P P 
C8: Country Parks P P P P 
C9: Countryside Parks P P P P 
C10: Diversion of public rights of way X X P X 
C11: New paths, horse routes & cycleways. X P P X 
C12: Development for tourism X X P P 
C13: Additional facilities at Apedale  X X P P 
C14: Keele Conference Centre  X X P P 
C15: Hotels, guest houses, public houses, etc X X P P 
C16: Self catering holiday accommodation X X P P 
C17: Camping and caravan sites X X P P 
C18: New School at Orme Road X X P X 
C19: Burial Ground, Bradwell X X P X 
C20: Madeley Village Hall X X P X 
C21: White Rock, Apedale Road P X P X 
C22: Protection of community facilities X X P X 
C23: New community facilities X X P X 
     
7 NATURAL HERITAGE     
N1: Creation of habitats and biodiversity P P X X 
N2: nature conservation – site surveys P P X X 
N3: Protection and enhancement measures P P X X 
N4: Devt and nature conservation – species P P X X 
N5: Protection of international sites P P X X 
N6: Protection of national sites P P X X 
N7: Protection of local sites P P X X 
N8:Protection of key habitats P P X X 
N9: Community Woodland Zones P P P X 
N10: New woodland – considerations P P X X 
N11: Woodland management P P X X 
N12: Development and the protection of trees P P X X 
N13: Felling and pruning of trees  P P X X 
N14: L/S of Importance to Flora and Fauna P P X X 
N15: Protected species P P X X 
N16: Protection of a green heritage network P P X X 
N17 Landscape character - general  P P X X 
N18: Areas of Active Landscape Conservation P P X X 
N19: Landscape Maintenance Areas  P P X X 
N20: Areas of Landscape Enhancement P P X X 
N21 Areas of Landscape Restoration P P X X 
N22: Areas of Landscape Regeneration P P X X 
N23: Derelict land reclamation P P X P 
N24: Water based landscape features P P X X 
N25: Watercourses P P X X 
N26: River and canal corridors P P P P 
     
Policy Number and Title Environment Resources Social Economic 
8 THE BUILT HERITAGE     
B1: Historic Heritage P X X X 
B2: Scheduled Ancient Monuments P X X X 
B3: Other archaeological sites P X X X 
B4: Demolition of listed buildings P X X X 
B5: The setting of a listed building P X X X 
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B6: Extension or alteration of listed buildings P X X X 
B7: Listed buildings - change of use P X X X 
B8: Other buildings of hist. or arch. interest P X X X 
B9: Prevention of harm to CAs P X X X 
B10: Character and appearance of a CA P X X X 
B11: Demolition in CAs P X X X 
B12: Provision of services in CAs P X X X 
B13: Design and Development in CAs P X X X 
B14: Development in or adjoining a CA P X X X 
B15: Trees and landscape in CAs P X X X 
B16: Shop fronts in CAs P X X X 
B17: Awnings, canopies and blinds in CAs P X X X 
B18: Security shutters in CAs P X X X 
B19: Illuminated signs in CAs P X X X 
B20: Illuminated fascia and other signs in CAs P X X X 
B21: Development of historic gardens P X X X 
B22: Development of historic battlefields P X X X 
     
9. IMPLEMENTATION AND MONITORING     
IMP1: Infrastructure and community facilities X X P X 
IMP2: Compliance with policy concerns P P P P 
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APPENDIX ONE 

THE SEVENTEEN PRINCIPLES OF AGENDA 21 AND THEIR RELATIONSHIP TO 
POLICIES AND PROPOSALS OF THIS PLAN 

(These are taken from Sustainable local communities for the 21st century published in 1997 by 
LGMB, LGA and DETR; grouped under four headings following the objectives set out in A Better 
Quality of Life – The Strategy for Sustainable Development for the UK published by DETR in 1999) 

Prudent use of natural resources 

• Use energy, water and other natural resources efficiently and with care 

• Minimise waste, then re-use or recover it through recycling, composting or energy recovery, and 
finally sustainably dispose of what is left. 

These are mainstream sustainability issues. See Keynote Section - protection of non-renewable 
resources and Transport Section.  (Issues of waste and recycling are not covered in this plan - Local 
Plans dealing with waste matters must be prepared by waste disposal authorities) 

 

Effective protection of the environment 

• Limit pollution to levels that do not damage natural systems. 

Pollution is one of the aspects included as criteria in a number of development control policies throughout 
the plan.  See also water and land protection policies in Keynote Section and Transport Section 
• Value and protect the diversity of nature. 

See nature conservation policy in Keynote Section plus policies in Natural Heritage Section 

• Create and enhance places, spaces and buildings which work well, wear well, and look well. 

• Make settlements 'human' in scale and form. 

• Value and protect diversity and local distinctiveness and strengthen local community and cultural 
identity. 

The impact of land-use planning is through design policies in the Keynote Section, landscape protection 
policies in the Natural Heritage Section and conservation policies in the Built Heritage Section.  The 
theme of local distinctiveness is taken up strongly through the initiative of local Village Design Statements 
which are promoted through the Plan and are encouraged by the Council.  Where appropriate these can 
be adopted as supplementary planning guidance.   Partnerships with the voluntary sector, described 
below, help people to appreciate their local environment. 
• Protect human health and amenity through safe, clean and pleasant environments. 

The impact of land-use planning is through anti-pollution measures built into a number of the policies. 

Social progress which recognises the needs of everyone 

• Ensure good access to good food, water, housing and fuel at reasonable cost. 

These are largely a matter for national economic and fiscal policy.  However, they can be assisted 
through policies on allotments and water resources (Community Facilities and Sustainable Development 
Sections), and policies to facilitate the development of affordable housing are included in the Housing 
Section 

• Emphasise health service preventative action as well as care. 
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There is very little linkage except through anti-pollution measures (Sustainable Development Section) 
and encouragement of healthy recreational activities, providing exercise, well-being and reduction of 
stress, in which the natural environment has a role to play (Community Facilities and Natural Heritage 
Sections) 

• Meet local needs locally wherever possible. 

Most aspects of this issue are outside the scope of a Local Plan but there are links to policies in Retail, 
Employment and Transport Sections. 

• Encourage necessary access to facilities, services, goods and other people in ways that make less 
use of the car and minimise impacts on the environment.  

This is the key driving force behind the retail location policies in the Retail and Town Centres Section and 
policies on sustainable transport in the Transport Section.  There are also linkages to policies in 
Community Facilities Section. 

• Make opportunities for culture, leisure and recreation readily available to all. 

Though land-use planning has a limited effect only, many such opportunities are offered in matters 
covered in the Community Facilities, Natural Heritage and Built Heritage Sections.  There is also linkage 
with sustainable transport policies in the Transport Section. 

• Maximise everyone’s access to the skills, knowledge and information needed to enable them to play 
a full part in society 

Land-use planning has a minimal impact on this aspect. 

• Empower all sections of the community to participate in decision-making and consider the social and 
community impacts of decisions. 

The relationship with this theme is the process of preparing the plan itself, which must help to inform the  
content.  The planning system has embraced the concept of public participation for many years.  
Partnerships with voluntary groups referred to below also help to encourage community participation.  

 

Maintenance of high and stable levels of economic growth and employment 

• Create a vibrant local economy that gives access to satisfying and rewarding work without damage to 
the local, national or global environment. 

This is clearly a central issue in land-use planning and is covered in the Employment Section and the 
Sustainability Keynote section as well as in general policies throughout the plan 

• Value unpaid work 

Land-use planning has a minimal impact on this aspect, though many aspects of greenspace work have 
involved partnerships with the voluntary sector in which valuable work has been carried out by 
community groups. 



Newcastle under Lyme Local Plan 2011 – Adopted October 2003 

 

 cxxii

APPENDIX TWO  

DERIVATION OF THE HOUSING FIGURES  
 

TABLE 2.1: Structure Plan housing requirement (as at 1st April 2002) 
Note: all dates refer to 1st day of the month except where stated.  Structure Plan figures are taken to refer 
to periods from April 1st to April 1st. 
 
County Structure Plan Allocation 1996-2011 3,000  
New dwellings completed April 1996- April 2002      1,510 See note (1) 
Allocation remaining at 1st April 2002                                         3000 – 1510 = 1,490 

 
 

 
New dwellings under construction at 1st April 02  

 
185 

 
See note (1) 

New dwellings with outstanding planning permission at 1st April 02 
 expected to be implemented within the plan period 

1,306 See notes (1) & (2) 

   
Total commitments  1,491  

Therefore potential overprovision                                               1491 – 1490 =  
 

1  

Estimated contribution of additional 'windfall' completions  
From April 2002 to 2011  

242 See note (3) 

   
Resulting overprovision                                                                       242 + 1 = 
   

243  

 
Notes: 

(1) New dwellings refers mostly to new dwellings constructed but housing units can also be created by converting 
non-residential buildings to dwellings or by converting existing dwellings to accommodate a different number of 
housing units (or alternatively lost by conversions from residential to other uses).  These conversions may result in 
either net increases or net decreases.  The figures above take this into account. 

(2) The figure of 1,306 is derived as follows: 1,250 new dwellings for which planning permissions have been issued 
plus an additional 120 where decisions to grant planning permission subject to Section 106 agreements were made 
before 1st April 2002 even though the decisions had not been issued by that date.  From this total of 1,370, 64 have 
been deducted where it is considered that they may not be completed within the plan period. 

(3) See tables 2.2, 2.3 and 2.4 for derivation of the windfall allowance 
 
 

TABLE 2.2: Windfall completions (new building) 1996 to 2002 
Year    All sites Greenfield Brownfield 
96-97    96  33 63 
97-98  137  74 63 
98-99   98  22 76 
99-00   120 4 116 
00-01 84 18 66 
01-02 85 22 63 
Average 1996-2002 103 29 74 
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TABLE 2.3: Conversions 1996 to 2002 
         
Year    Total net gain Net gain from 

Farm buildings 
(greenfield) 

Net gain 
– Others 

(brownfield) 
96-97  15   11 4 
97-98  25  14 11 
98-99  15   6 9 
99-00   16   9 7 
00-01 2 1 1 
01-02 0 5 - 5 
Average 1996-2002 12 8 4 

 

TABLE 2.4: Calculation of windfall allowance  
Estimates - average per annum, during the period 2002-2011: 
   Contribution of new housing development (brownfield sites only) 70 
   Contribution of conversions (net gain) 5 
Total estimated windfalls per annum 75 
 
Therefore, total estimate of windfalls during period April 2002 - April 2011:       9 x 75 = 675 

Windfall developments on brownfield sites already permitted (and 
included in Table 2.1) which would therefore be completed during the 
period April 2002 - April 2011 and must be subtracted to avoid 
double counting *: 433 
 
Remaining allowance for the period April 2002 - April 2011:                     675 – 433 =242 
 
*Note: There are outstanding planning permissions and under constructions for 465 dwellings on brownfield sites not 
proposed through a statutory plan – i.e. windfall sites.  However, 32 of these are not included in the calculation in 
Table 2.1 (because they are within the 64 deducted from the figures as explained in note 2 above).  These 32 play 
no part in the figures and are therefore omitted from this calculation.  
Most of the sites are small, and an inventory would not be appropriate as part of this appendix.  However, full details 
can be inspected on request.   
 

TABLE 2.5: Calculation of duration of land supply  
Structure Plan allocation  1996 – 2011 (15 years) 3,000  

(Note: this represents 200 completions per year)   
   
Completions April 1996 to April 2002 (6 years) 1,510  
Remainder of allocation yet to be completed 1,490  
Note: this remains to be completed in 9 years, which would represent a 
rate of about 166 completions per year. 

  

 
No. of dwellings committed at 1st April 2002  

 
1,491 

 
(See table 2.1) 

At a required rate of 166 completions per year, 1,491 completions 
represents a supply lasting 9.0 years.  (1491 divided by 166) 

  

 
This shows that current commitments represent a 9-year land supply.  (This is clear from the fact 
that current commitments equate to the remainder needed to accommodate the Structure Plan 
allocation.) 
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APPENDIX THREE 

TRANSPORT ASSESSMENTS AND PARKING 

Table 3.1: Cycle parking standards (Minimum) 
 
Location 
Category 

Land Use 
Category 

Use Cycle Parking Standard 

Places Of Work A2/B1 Business Offices, 
Services 

1 per 125 m2 with minimum of 2 spaces 

 B1 Light Industrial 1 per 250 m2 with minimum of 2 spaces 
 B2-B7 General Industrial 1 per 500 m2 with minimum of 2 spaces 
 B8 Warehouses 1 per 500 m2 with minimum of 2 spaces 
Shopping A1 Food Retail Out of town 1 per 350 m2 with min. of 4 spaces 

Town centre/ local shopping centre 1 per 125 m2 
 A1 Non-Food Retail Out of town 1 per 1500 m2 with min. of 4 spaces 

Town centre / local shopping centre 1 per 300 m2 
 A1 Garden Centre 1 per 300 m2 with minimum of 2 spaces 
Educational D1 Primary Schools 1 space per 10 staff 
 D1 Secondary Schools 1 space per 10 staff/students 
 D1 Universities, Colleges 1 space per 8 staff/students 
Entertainment A3 Pubs, Wine Bars 1/100 m2 with minimum of 2 spaces 
 A3 Fast Food Takeaways 1/50 m2 with minimum of 2 spaces 
 A3 Restaurants, Cafes 1 space per 20 seats with minimum of 2 spaces 
 D2 Theatres Cinemas 1 space per 50 seats with min. of 2 spaces 
 D2 Leisure, Sports Centres, 

Swimming Pools 
1 space per 10 staff plus 1 space per 20 peak 
period visitors 

Housing C2 Student Accommodation 1 space per 2 students 
 C3 Flats 1 space per unit 
Community D1 Doctor And Dentist 

Surgeries, Health Centres 
And Clinics 

1 space per 5 staff plus 1 space per 5 staff for 
visitors 

 D1 Libraries 1 space per 10 staff plus 1 space per 10 staff for 
visitors 

 C2 Hospitals 1 space per 5 staff plus 1 space per 10 staff for 
visitors 

Transport  Rail Stations Meet local demand 
  Bus Stations Meet local demand 
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Table 3.2: Maximum car parking standards 
 

Use Class (uses) Car parking spaces (See note 1) 
Class A1 (Shops)  

Food Stores (all sizes)  1 per 14m2  
Non-food Stores (all sizes)  1 per 20 m2 
Car Showrooms 1 per 40 m2 showroom + 1 per 100 m2 outdoor display 
Class A2 (Financial & Professional)  (see note 2) 
0 – 200 m2 1 per 15 m2 
200 – 1,000 m2 1 per 20 m2 
1,000 + m2 1 per 30 m2 
Class A3 (Food and Drink)  
Restaurants & Cafes 1 per 10 m2 
Public Houses & Licensed Bars 1 per 6 m2 
Class B1 (Business) (see note 2) 
0 – 235 m2 1 per 20 m2 
235+ m2 1 per 30 m2 
  
Classes B2 (Industry) (see note 2) 
0 - 235 m2 1 per 20 m2 
235 - 1,000 m2 1 per 50 m2 
1,000 + m2 1 per 80 m2 
Class B8 (Storage and Distribution  
0-235m2 

235 - 1,000 m2 

1,000 + m2 

1 per 20 m2 

1 per 50 m2 

1 per 80 m2 
Class C1  (see note 3) 
Hotels 1 per bedroom 
Class C2 (Residential Institutions) (see note 3) 
i) Residential Care Establishments 1 per 3 beds 
ii) Hospitals 1 per 2 beds + 5 per consulting room/cubicle 
iii) Nursing homes 1 per 3 beds  
iv) Residential Schools (pupils to 18 
years) 

1 per 10 pupils 

v) Keele University, residential colleges 
and residential training centres 
(students over 16 years) 

1 per 4 students (see note 4) 

Class C3 (Dwellings)  
i) 1 bedroom 1 space + 1 space per 3 dwellings for visitors 
ii) 2 or 3 bedrooms 2 spaces 
iii) 4 bedrooms or more 3 spaces 
iv) sheltered housing 1 per 3 dwellings  
Class D1 (Non-residential institutions)  
i) Health Centres, surgeries and 
consulting rooms 

5 per consulting room/cubicle  

ii) Crèches, nurseries and day centres 1 per 4 children  
iii) State schools (pupils to 18 years) 1 per 10 pupils 
iv) Independent schools (pupils to 18 
years) 

1 per 10 pupils 

v) Colleges  1 per 5 students (see note 4)  
vi) Art Galleries, museums, libraries, 
public reading rooms and exhibition 
halls 

1 per 30 m2 

vii) Places of worship 1 per 4 seats 
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Use Class (uses) Car parking spaces (See note 1) 

Class D2 (Assembly and leisure)  
i) Cinemas, and conference facilities 1 per 4 seats   
ii) Halls, community centre, clubs and 
dance halls 

1 per 10 m2 

iii) Sports and leisure centres 1 per 10 m2 indoor + 1 per 100 m2 outdoor + 1 per 4 seats 
iv) Stadia 1 per 10 seats 
 
 
Note 1 
 
Where standards are per m2 then they apply to the gross floor area of a building.  Where a main use 
contains a significant sub-use (e.g. a laboratory block within a hospital or a conference complex or large 
function suite attached to a hotel) then the parking requirements of the sub-use will be assessed 
separately from those of the main use. 

Note 2 
For some uses car parking standards vary with the size of the development.  For example for Class B1 
development there are different standards for units less than 235 m2, for units between 235 to 1,000 m2 
and for units above 1,000 m2.  In these cases the number of car spaces allowed for larger developments 
includes the allowance for smaller sized units.  For example for a 4,000 m2 Class B1, the maximum 
parking allowed = 65 spaces, i.e. 12 (for the first 235 m2) + 15 (for the next 765 m2) + 38 (for the next 
3,000 m2).  
  
Note 3 
 
Where uses have accommodation for resident staff then additional parking spaces may be allowed in 
accordance with the standards in Class C3 
 
Note 4 
 
Students = Full time equivalent students 
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APPENDIX FOUR 

CONSERVATION OF THE NATURAL AND BUILT ENVIRONMENT 

 

1.  Natural areas from English Nature Natural Area Profiles 

The Meres and Mosses Natural Area 

The Meres and Mosses Natural Area represents one of the most important areas for wetland habitats in 
England.  The area extends to Shrewsbury in the south, Knutsford in the north, to Wrexham in the west 
and to Stafford in the east.  The distinctive ecological character of this Natural Area is based on its variety 
of wetland habitats, including open water, swamp, fen, alder carr, marshy grassland and peat bog, and 
the associated wetland wildlife.      

The Potteries and Churnet Valley Natural Area 

This Natural Area encompasses a diversity of habitats due to the inclusion of a number of contrasting 
landscapes such as the uplands surrounding Biddulph, the wooded valleys of the Churnet Valley, the 
rural landscape of the Staffordshire/Cheshire plain and the Potteries conurbation.  A particularly 
characteristic feature of the Natural Area is the occurrence of habitats transitional between those of 
lowland and upland areas.  An additional key aspect of the area is its ancient countryside typified by 
small fields and well developed hedgerows.     

 

2.  Key habitats identified under the Staffordshire Biodiversity Action Plan 

Ancient and Semi-Natural Broadleaved 
Woodland 
Ancient/diverse hedgerows 
Arable Field Margins 
Canals, Lakes and Ponds 

Inland Saltmarsh 

Lowland Acid Grassland  
Lowland Calcareous Grassland 

Lowland Heathland 

Lowland Wet Grassland 
Lowland Wood-pasture and Parkland 
Peat Bogs 
Reedbed 
Rivers and Streams 
Unimproved Neutral Grassland 
Wet Woodland 
(Key habitats of relevance to the Borough are shown in bold) 

 

3. Key Species identified under the Staffordshire Biodiversity Action Plan 

Mammals  
 Brown hare 
 Noctule bat 
 Otter 
 Pipistrelle bat 
 Water vole  
 

Fish 
 Salmon 

Insects 
 ground nesting solitary bees and wasps 
 red-eyed damselfly 
 small pearl-bordered fritillary butterfly 

 white-faced darter dragonfly 
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Amphibians  
 great crested newt 
 natterjack toad  

Birds 

 grey partridge 
 lapwing 
 nightjar 

 skylark 
 snipe 
 woodlark  

Other invertebrates 
 white clawed crayfish 
Plants 
 black poplar 
 dyers greenweed 
 floating water plantain 
 cowslip 
Fungi 
 pink waxcap 

(Key species of relevance to the Borough are shown in bold 

(Listing from Staffordshire Wildlife Trust) 
 

4. Sites of Special Scientific Interest 
  O.S. Grid Ref. of 
  centre (S.J.) 
 
Balterley: Black Firs and Cranberry Bog 747502 
 
Betley: Betley Mere 746481 
 
Loggerheads: Burnt Wood (3 parts - Grid refs  734350 & 741337 

given for 2 main parts) 
 
Maer: Maer Pool 789384 
 
Newcastle: Former Metallic Tileries  839497 

(geological interest) 
 

4A. Sites of Biological Importance 

Grade 1 sites are shown on the Proposals Map and listed below.  Full details of the extent of each site 
and its particular characteristics, and also information on Grade 2 and other sites, can be inspected at the 
Civic Offices on request. 
 
Site name SBI ref Grid Ref. 
Tyrley Spoil Banks 63/92/33 SJ693323 
Almington Hall Pool 63/94/95 SJ699345 
Oakley Hall Pool 73/07/22 SJ702372 
Johnsons Wood 73/11/89 SJ718319 
Burrows Rough Wood 73/23/70 SJ727330 
Buckleys Drumble 73/27/97 SJ729377 
Winnington Drumble 73/28/90 SJ729380 
Leighton's Drumble 73/36/31 SJ733361 
Cowleasow Wood 73/37/45 SJ734375 
Bedded Plantation 73/37/74 SJ737374 
River Tern and Adjacent  
Grassland 73/39/01 SJ730391 
Forty Acres 73/47/40 SJ744370 
Willoughbridge Park and  
Quarry 73/48/89 SJ748389 
Jugbank 73/55/97 SJ759357 
Dunn's Wood 73/76/14 SJ771364 
The Bogs 73/78/46 SJ774386 

Chorlton Moss 73/99/98 SJ799398 
Beechwood 74/54/42 SJ754442 
Wrinehill Wood 74/55/11 SJ751451 
Grafton's Wood 74/55/93 SJ759453 
Wrench's Wood 74/57/89 SJ758479 
Lower Bitterns Wood 74/62/77 SJ767427 
Upper Bitterns Wood 74/63/60 SJ766430 
Bowsey Wood Farm 74/67/50 SJ765470 
Madeley Manor Fish Pond 74/75/99 SJ779459 
Waltons Wood West 74/76/92 SJ779462 
Knowle Bank Lane 74/78/25 SJ772485 
Craddocks Moss Woodland 74/78/63 SJ776483 
Walton Wood East 74/86/69 SJ786469 
Bullthorns Wood 74/87/85 SJ788475 
Hayes Wood Dismantled  
Railway 74/88/62 SJ786482 
Dunge Wood 74/95/40 SJ794450 
Wooded Valley east of 
Madeley Heath 74/95/56 SJ795456 



Newcastle under Lyme Local Plan 2011 – Adopted –September 2003 

 

 cxxix

Site name SBI ref Grid  Ref 
Woodland North of  
Bullthorns Wood 74/97/09 SJ790479 
Bateswood Open Space 74/98/39 SJ793489 
Mill Dale 75/70/48 SJ774508 
 
Domvilles Wood 75/72/80 SJ778520 
Broughton Plantation and  
Coombes Dale 83/08/55 SJ805385 
Podmore Pool 84/08/17 SJ801487 
Holbrooks Wood and Pools 84/11/57 SJ815417 
Pleck Farm (North of) 84/12/44 SJ814424 

Bentilee Wood 84/13/13 SJ811433 
Watermills Wood 84/18/48 SJ814488 
Apedale Marsh 84/19/86 SJ818496 
Springpool Wood 84/24/34 SJ823444 
Clayton Fields 84/43/40 SJ844430 
Audley Castle Banks 85/01/02 SJ800512 
Bignall End Coal Yards 85/11/44 SJ814514 
Parrots Drumble 85/12/73 SJ817523 
Bathpool Park 85/33/60 SJ836530 
Bradwell Woods 85/40/36 SJ843506 
Briery Hill 85/56/00 SJ850560 

5.  Ancient Monuments 
Parish Name OS Grid ref. (SJ) County Ref.* 
 
Audley: Motte & Bailey, Castle Hill 799510 216 
 
Loggerheads: Audley's Cross, Tyrley 714352  27 
 'Auctioneers Mound' near Ashley Church 765365  85 
 Hales Roman Villa & pre-Roman structures 721337 165 
 'Devil's Ring and Finger' whirl stones,  707379  21 
 near Oakley Hall 
 Moated Site, Willoughbridge Park  741394 483 
 
Madeley: Heighley Castle 772467   7 
 Old Madeley Manor 772423  84 
 
Maer: Berth Hill Camp 788390  23 
 Bowl Barrow, Maer Hills 780397 477 
 Moated site, Lea Head Manor 750421 185 
 
Newcastle: Castle Motte, Silverdale Road 845459  46 
 Springwood Blast Furnace 820499 191 

 
*  This refers to the County Council's Sites and Monuments Record. 
   The referencing system is constantly under review and numbers may change. 
 

6. Conservation Areas 
 
Name  Year of designation 
 
Audley  1976 
Betley  1970 
The Brampton  1984 
Clayton  1992 
Keele  1989 
Keele Hall  1993 
Kidsgrove  1997 
Madeley  1972 
Maer  1970 
Mucklestone  1977 
Newcastle-under-Lyme 1973 extended 2000 
Shropshire Union Canal 1984 
Silverdale  1993 
Stubbs Walks  1993 
Talke  2000 
Trent and Mersey Canal 1988 
Whitmore  1971 
Wolstanton  1993 extended 1997 
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APPENDIX FIVE 

GLOSSARY 
 

Contents: 
Abbreviations 

Agenda 21 
Ancient Woodland 

Brownfield 
Countryside 
Greenfield 

Infilling 
Local Transport Plan 

Permitted Development Rights 
Planning Obligations 

Planning Policy Guidance notes 
Registered Social Landlord 

Rural and Urban 
Sustainable development 

Use Classes 
Windfall Sites 

 
ABBREVIATIONS 
DEFRA Department of the Environment, Food and Rural Affairs* 
LTP Local Transport Plan 
ODPM Office of the Deputy Prime Minister* 
PPG Planning Policy Guidance note 
PPS Planning Policy Statement (replaces PPGs from 2004) 
SSSI Site of Special Scientific Interest 
TPO Tree Preservation Order 
 
*DEFRA and ODPM deal with issues previously covered by DTLR (Department of Transport, Local 
Government and the Regions) and MAFF (Ministry for Agriculture, Fisheries and Food) 
 

AGENDA 21 
Agenda 21 was one of the four main agreements reached at the United Nations Conference on 
Environment and Development at Rio de Janeiro in 1992.  The other agreements covered Climate 
Change, Biodiversity and Forestry.  Agenda 21 effectively pulls together all the main 
environmental concerns and puts them in their social and economic context.  It has been defined 
as: "A comprehensive programme of action needed throughout the world to achieve a more 
sustainable pattern of development for the next century".  (For sustainable development, see 
separate entry.)  Seventeen themes of Agenda 21 have been identified by the DETR (now 
DEFRA) and the IDeA (the Institute for Development and Improvement, set up to advise local 
government).  They are set out in Appendix 1. 
 
ANCIENT WOODLAND 
Under English Nature’s terminology, ancient woodland is a generic term applied to sites which 
have apparently been continuously wooded since 1600, without ever having been cleared for non-
woodland uses.   Two types of ancient woodland can be identified: 'ancient semi-natural 
woodland', which still retains the native species characteristic of the area in which it is situated, 
and 'ancient replanted woodland', in which the original structure and composition has been 
modified by the introduction of planted non-native or exotic species  
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BROWNFIELD 

The term 'brownfield' land is used to denote 'previously developed land', which PPG3 
defines as follows and which definition is followed in this Local Plan:  
 

“Previously developed land is that which is or was occupied by a permanent structure 
(excluding agricultural or forestry buildings), and associated with fixed surface 
infrastructure.  The definition covers the curtilage of the development.  Previously-
used land may occur in both built-up and rural settings.  The definition includes 
defence buildings and land used for mineral extraction and waste disposal where 
provision for restoration has not been made through development control procedures.  
The definition excludes land and buildings that are currently in use for agricultural or 
forestry purposes, and land in built-up areas which has not been developed previously 
(e.g. parks, recreation grounds, and allotments – even though theses areas may 
contain certain urban features such as paths, pavilions and other buildings),  Also 
excluded is land that was previously developed but where the remains of any structure 
or activity have blended into the landscape in the process of time (to the extent that it 
can reasonably be considered as part of the natural surroundings), and where there is 
a clear reason that could outweigh the re-use of the site – such as its contribution to 
natural conservation – or it has subsequently been put to an amenity use and cannot 
be regarded as requiring redevelopment.” 

 

COUNTRYSIDE 
See Rural (listed as Rural and Urban). 
 

GREENFIELD  
'Greenfield' land, in general terms, is land that has not been developed before.  In this local plan, 
the term is used precisely to denote land that is not 'brownfield' land as defined above. 
 

INFILLING 
This term refers generally to building on a small site within an otherwise developed area such that 
the extent of development is not increased beyond its boundaries.  In the Local Plan, the term is 
used (in the Green Belt policies) explicitly to refer to the development of no more than two houses 
in a small gap within an otherwise continuously built-up frontage.  The term is also used in the 
context of employment development to refer to development of vacant plots within established 
industrial estates. 
 

LOCAL TRANSPORT PLAN  
Local Transport Plans are strategy documents prepared by the highway authority which contain a 
bid to government for capital resources for transport funding over a five-year period.  The 
Staffordshire Local Transport Plan 2000 was prepared by the County Council in consultation with 
the district councils (including the Borough Council), transport operators and others and 
submitted to the DETR in July 2000.  The Staffordshire Local Transport Plan 2000 has 4 main 
component documents (i.e. themes and objectives, area strategies, plan delivery and targets) and 
a large number of 'daughter' documents which provide the context for thematic strategies such 
as public transport, walking and parking. 
 
PERMITTED DEVELOPMENT RIGHTS 
Under the terms of the Town and Country Planning Act 1990, permission is generally required for 
all forms of development.  Certain categories of development, however, covering, amongst other 
things, minor works, are deemed to be permitted without the need for applications to be submitted.  
The rights to carry out such development are referred to as Permitted Development Rights and are 
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set out in detail in the Town and Country Planning General Permitted Development Order 1995 (as 
amended) (referred to as the GPDO). 
 
In special circumstances, local planning authorities may remove specified 'permitted development 
rights' either by imposing restrictive conditions on planning permissions or through provisions set 
out in Article 4 of the GPDO. 
 
The reference in Policy H9 to permitted development rights relates to parts 1 and 2 of Schedule 2 
to the GPDO.  These include such things as the erection of walls and fences, limited extensions to 
a dwelling and erection of buildings in gardens for purposes incidental to the use of the dwelling. 
 
PLANNING OBLIGATIONS 
Section 106 of the Town and Country Planning Act 1990, as amended, states that "Any person 
interested in land in the area of a local planning authority may, by agreement or otherwise, enter 
into an obligation (referred to in this section ... as 'a planning obligation') (a) restricting the 
development or use of the land in any specified way; (b) requiring specified operations or activities 
to be carried out in, on, under or over the land; (c) requiring a sum or sums to be paid to the 
authority on a specified date or dates or periodically." 
 
This facility allows a local planning authority to regulate details of development whilst securing 
related improvements in ways which might not be matters for conditions attached to a planning 
permission. 
 

PLANNING POLICY GUIDANCE NOTES/PLANNING POLICY STATEMENTS 
From time to time, the government publishes detailed notes setting out planning policy on 
specific topics.  These PPGs/PPSs must be taken into account, and put into effect at the local 
level, in preparing Local Plans. Under section 54A of the Town and Country Planning Act, 
planning applications must be determined in accordance with the approved development plan 
unless material considerations indicate otherwise.  In development control, where a PPG/PPS 
post dates a development plan and is contrary to it, the PPG/PPS will be a material consideration. 
 
The complete list is given below with dates of publication.  They were all published by ODPM and 
its predecessors. 
  
PPG 1: General Policy And Principles 1997 
PPG2: Green Belts 1995 
PPG3: Housing 2000 
PPG4: Industrial, Commercial Development And Small Firms 1992 
PPG5: Simplified Planning Zones 1992 
PPG6: Town Centres And Retail Development 1996 
PPG7: Countryside 1997 
PPG8: Telecommunications 2001 
PPG9: Nature Conservation 1994 
PPG10: Planning And Waste Management 1997 
PPG11: Regional Planning 2000 
PPG12: Development Plans 1999 
PPG13: Transport 1994 
PPG14: Development On Unstable Land 1990 
PPG15: Planning And The Historic Environment 1994 
PPG16: Archaeology And Planning 1990 
PPG17: Planning For Open Space, Sport And Recreation 2002 
PPG18: Enforcing Planning Control 1991 
PPG19: Outdoor Advertisement Control 1992 
PPG20: Coastal Planning 1992 
PPG21: Tourism 1992 
PPG22: Renewable Energy 1993 
PPG23: Planning And Pollution Control 1994 
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PPG24: Planning And Noise 1994 
PPG25: Development And Flood Risk 2001 

 

REGISTERED SOCIAL LANDLORD (RSL) 
A Social Housing provider registered with the Housing Corporation able to access their funding 
and subject to their regulations.  The term was introduced by the Housing Act 1996 to reflect the 
expanded role of the Housing Corporation. 
 
RURAL AND URBAN 
A number of organisations and processes have specific definitions for their use of the words 
RURAL and URBAN.  Where these words are used in this Local Plan, they have the following 
meanings: 

 
Rural – comprises: 

 
 1) Areas covered by the Green Belt. 
 

2) Villages surrounded by, though excluded from, the Green Belt: Madeley Heath, 
Audley, Bignall End, Wood Lane, Miles Green, Alsagers Bank, Halmerend, 
Betley and Mow Cop, but not the large area excluded from the Green Belt 
containing Talke, Butt Lane, Kidsgrove and Newchapel. 

 
3) Areas beyond the Green Belt - i.e. west of the Crewe-London railway line but 

including Baldwins Gate and Madeley. 
 

Urban - comprises all other areas. 
 

SUSTAINABLE DEVELOPMENT 
Sustainable development has been defined as: “Development that meets the needs of the present 
without compromising the ability of future generations to meet their own needs.”  It is concerned 
with limiting the use of non-renewable resources, such as land or fossil fuels, as well as preserving 
and improving the quality of life generally.  A common theme in arguments over the 'sustainability' 
of a proposed development, is the extent to which it might encourage people to travel longer 
distances, particularly by car.  A more sustainable pattern of development would be to locate 
houses closer to shops and other services, to locate shops and services together rather than 
disperse them throughout a wide area. 
 

USE CLASSES 
For the purpose of development control, uses of land and buildings are classified according to 'use 
classes'.  This classification is set out in the Town and Country Planning (Use Classes) Order 
1987 (as amended) and governs the way in which changes of use can be allowed.  No planning 
permission is required for changes of use within any individual use class unless this is specifically 
prohibited by a condition imposed by a planning permission.  For a change from one use class to 
another, however, permission is generally required.  There are many exceptions and qualifications 
and anyone wishing to know whether planning permission is required in a particular case should 
enquire at the Council's Planning Service .  In addition, changes of use are often accompanied by 
engineering or building works which need planning permission in their own right even if permission 
is not required for the use change itself.  
 
The list below is given purely to help with understanding references to use classes in the written 
statement.   

 
High Street and Similar Uses 
 
Class A1 Shops - Large and small, including personal services for visiting members of the 
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public, such as hairdressing and cold takeaway food, 
 
Class A2 Financial and Professional Services provided principally to visiting members of the 

public - includes solicitors, estate agents, banks and building societies but not 
health facilities. 

 
Class A3 Food and Drink - Including restaurants, licensed premises and hot food 

takeaways. 
 
 
Business and Industrial 
 
Class B1 Business - Including offices (excluding A2) research and any industrial process 

which can be carried out in any residential area without detriment to the amenity of 
that area by reason of noise, vibration, smell, fumes, smoke, soot, ash, dust or grit. 

 
Class B2 General Industrial - Any industrial activities other than those within B1 or B8 or 

processes that are registrable under the Alkali etc Works Regulation Act 1906 
(now superseded by the Pollution Prevention Control Act 1999). 

 
Class B8 Storage and Distribution - Including non-retail warehouses and delivery depots. 
 
Residential 
 
Class C1 Hotels, boarding houses and guest houses - Where no significant element of care 

is provided, i.e. excluding hospitals etc. 
 
Class C2 Residential Institutions - Including educational establishments with boarding 

facilities, hospitals and nursing homes. 
 
Class C3 Dwellinghouses - Including all types of dwellings and also nursing homes etc. for 

up to six residents living as single household.   
 
Other Institutions and Premises 
 
Class D1 Non-Residential Institutions - Including health centres, day-care centres, art 

galleries, schools and colleges. 
 
Class D2 Assembly and Leisure - Including cinemas, swimming baths and sports grounds. 
 
Other Uses 
 
The examples above do not cover all possible activities and processes included in the use 
classes.  In the Use Classes Order, the list of uses and types of use is comprehensive and 
any use not falling within one of the defined use classes is treated as an individual use class 
in its own right.  Notable examples include hostels, theatres, theme parks, car showrooms, 
launderettes, amusement centres, petrol stations and scrapyards. 
 

URBAN 
See Rural and Urban. 
 

WINDFALL SITES 
This term, applied to housing development, refers to sites not specifically identified in the Local 
Plan but on which housing development may be acceptable in accordance with other Local Plan 
policies and proposals.  They are generally small sites (of less than a hectare) and may include 
'infilling' sites (see separate entry) or redevelopment from other uses.  They may be developed 
during the life of the Local Plan as and when opportunities arise.  The Local Plan makes explicit 
assumptions about the number of dwellings that may be developed on such sites in order to be 
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able to assess the amount of land that needs to be specifically allocated for housing development.  
Appendix 2 considers in detail the allowance to be made for development on windfall sites. 
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APPENDIX SIX 
 

KEY CONTACT DETAILS FOR 
ORGANISATIONS 

English Nature 
English Nature is the Government agency that 
champions the conservation of wildlife and 
geology throughout England.   
 
North Mercia Team 
Attingham Park 
Shrewsbury 
Shropshire 
SY4 4TW 
Tel: (0)1743 282000 
http://www.english-nature.org.uk 
 
 

DEFRA 
DEFRA is the government department 
responsible for Environment, Food and Rural 
Affairs 
 
Department for Environment, Food & Rural 
Affairs 
Nobel House 
17 Smith Square 
London 
SW1P 3JR  
Defra Helpline 08459 33 55 77. (available 
between 09:00 and 17:00 on working days. at 
local call rate) 
http://www.defra.gov.uk 
 
Office of Deputy Prime Minister 
The Office of the Deputy Prime Minister was 
created as a central department in its own right 
in May 2002 and brings together key 
responsibilities for regional and local 
government, fire, housing, planning and 
regeneration. 
 

 
 
Office of the Deputy Prime Minister 
26 Whitehall 
London 
SW1A 2WH 
Tel: 020 7944 4400 
http://www.odpm.gov.uk/index.htm 
 

Countryside Agency 
The Countryside Agency is Government agency 
working in rural areas to improve the quality of 
life for people in the countryside. 
 
Countryside Agency Head Office,  
John Dower House,  
Crescent Place,  
Cheltenham,  
GL50 3RA 
Tel: 01242 533311 
http://www.countryside.gov.uk 
 
Environment Agency 
The leading public body responsible for 
protecting and improving the environment in 
England and Wales.  Its remit includes rivers, 
flooding and air pollution. 
 
General Enquiry Line 0845 9333111  
Call this and to be put through to your local 
office.  
http://www.environment-agency.gov.uk/ 
 
Staffordshire County Council 
The County Council's responsibility includes 
highways matters and the local transport plan. 
 
Development Services Department 
Riverway 
Stafford 
ST16 3TJ 
Tel: 01785 276519  

 


