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This document has been approved by Newcastle 
under Lyme Borough Council for the purposes of 
consultation. 
 
Comments are invited on any aspect of the document, 
preferably on the official form, which can be obtained from 
the Civic Offices, or from the Council's website.  Send the 
comments to the Civic Offices or email them to 
planningpolicy@newcastle-staffs.gov.uk. 
 
The mailing address is: 
 
Planning and Housing Strategy,  
Newcastle Borough Council, 
Civic Offices, Merrial Street,  
Newcastle, Staffordshire.  ST5 2AG 
 

All comments must be received by 
Friday 5th September 2008. 

 
This document and other relevant information is also 
available on the website: www.newcastle-staffs.gov.uk. 
Search under "planning" and use the "quick link" to "Local 
Development Framework - latest news". 
 
If you would like to speak to a member of the team, please 
telephone 01782 742458. 
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INTRODUCTION 
 
Supplementary Planning Documents 
 
Supplementary Planning Documents (SPD) are one of the type of 
"Local Development Documents" that can be prepared within the 
Council's "Local Development Framework" (LDF).  They are an 
important material consideration in the determining of planning 
applications. 
 
An SPD does not set new policy, but provides more detail on policies 
already in the Development Plan.  Additionally, it can be used to 
amplify government or RSS (regional) policy.  This SPD amplifies the 
relevant strategy and policies of the Core Spatial Strategy for 
Newcastle and Stoke (to be submitted to the DCLG later this year), 
those of the RSS (both current and review versions) and national 
policy set out in PPS1, PPS4, PPS6 and PPS12.   
 
Why an SPD for the Town Centre 
 
Newcastle Town Centre is one of the two "strategic centres" in North 
Staffordshire.  It has a vibrant retail sector which complements, rather 
than competes with, that offered by the city centre, and a thriving 
entertainment, and evening economy.  Its professional services sector 
performs well, particularly in comparison to those of other centres 
within the sub-region.  Overall, it is the strongest performing urban 
centre in North Staffordshire.  It was identified by RENEW North 
Staffordshire as having the potential to “accommodate a vibrant 
housing market which caters for a mixed income community”.  
 
Development pressure has created a need for guidance across the 
whole range of planning and land-use issues.  
 

The boundary for the SPD takes in areas outside the Town Centre 
core that are likely to be subject to development pressure, as well as 
localities that are within the walk-in catchment. 
 
Originally the intention was to prepare and adopt an Area Action Plan, 
but this process was halted when it became clear that the sort of 
document the Council needed to prepare would not be considered 
acceptable for an AAP.  Instead, this Supplementary Planning 
Document is being prepared.   
 
Background to this document  
 
The preparation of the AAP for the Town Centre began at the end of 
2004, and a great deal of valuable work has taken place on 
consultation and assembling evidence.  By continuing immediately 
with the preparation of an SPD, after the withdrawal of the AAP, the 
Council has ensured that neither the value of this work nor the 
momentum behind it have been lost. 
 
Community consultation began in September 2004 with a stakeholder 
event to identify key issues, and continued in a variety of ways 
through to 2006.  This included a detailed consultation exercise 
focussing on the crucial issue of design, which had come out clearly 
as something in which residents and businesses alike were very 
interested. The Council commissioned consultants Taylor Young to run 
the process and submit a set of recommendations.  The resulting 
report was used extensively as an input to the final AAP. 
 
Also relating to design, two valuable pieces of work were 
commissioned during 2005 from Lathams Architects.  These were 
design studies focussing on two key areas of development on the 
eastern and western edges of the Town Centre.  These were used to 
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assist in assessing current development proposals, and also served as 
an input to the exercise carried out subsequently by Taylor Young. 
 
Other background activities include the North Staffs Retail and Leisure 
Study carried out by Savills in 2005 for RENEW; the North Staffs 
Integrated Economic Development Strategy produced in 2006 and 
reviewed in 2008 and the NSRP Business Plan, covering RENEW and 
the Zone Implementation Plan. 
 
Most recently, a “masterplanning” event jointly commissioned by the 
Council and the North Staffs Regeneration Partnership was held in 
March 2008, bringing together nationally known architects and urban 
designers for a brainstorming session with policy makers.   Also, a 
forum of local agents and developers took place to explore issues 
around the market viability of the vision for the Town Centre.  These 
two events have made a major contribution to this SPD 
 
The purpose and role of the SPD 
 
The SPD will not be a blueprint fixed for 20 or even 10 years.  It 
presents long term goals, but these may undergo change, and will not 
be met in the life time of the SPD. For the short and medium term, 
the SPD will set a framework against which proposals can be assessed 
and creative ideas can be developed.   It will lay out clear guidance on 
design, a key issue for regeneration in North Staffordshire, and of 
particular importance for the Town Centre.  However, a further SPD 
solely on design is being prepared jointly with the City in association 
with Urban Vision, and this will add detail at a later date. 
 
The SDP also contains details of a number of initiatives already 
underway, and shows how these fit into the overall strategy.  Unlike 
an AAP, this SPD will be able to be reviewed relatively easily, and 
revision may be needed when some of these initiatives are developed 
further. 

Consultation 
 
Although there has already been a great deal of consultation on 
proposals for the Town Centre as they were developed over the past 
three years, this SPD will itself be the subject of a clear consultation 
process for a six week period.  This is within the system laid down in 
statutory guidance (for details see Appendix 1). 
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Section 1:   
AN ATTRACTIVE AND VIBRANT CENTRE  
 
Newcastle is rightly proud of its market town heritage.  It is evident in the 
character of its street pattern and buildings and in the presence of the 
daily open market, which occupies a large part of the area of the centre's 
core.  It is also a green Town Centre, with mature trees throughout the 
pedestrianised area and well laid out gardens and parks both within the 
inner ring road, and beyond.  The Queen's Gardens feature in most 
people's perception of the major strengths of the Town Centre.   

Beyond the SPD boundary, Brampton Park stretches for nearly 2 ha to the 
north and from Queen Elizabeth Park there is access to a large swathe of 
open countryside.  On the eastern side, Stubbs Walks occupies higher land 
and affords views across the central area to the countryside beyond. Two 
major walkways run along the boundaries of the SPD area - Station Walks 
on the northern edge, giving access to Apedale, and the Lyme Brook path 
in the south, linking to the Lyme Valley Park.  The parks and open spaces 
just outside the Town Centre are an essential part of its setting and 
character, as are the glimpses of the rural hinterland to the west. 

The Town Centre is characterised by a number of significant buildings and 
spaces, linked by the remnant of the medieval street pattern, set at the 
junction of ancient arterial routes. In High Street, Ironmarket and other 
streets are buildings of two and three stories, mostly narrow fronted, of 
domestic scale with retail or commercial activities at street level, Victorian 
and Georgian fenestration above, built in brick with pitched roofs, eaves 
detail, with clay tiles and chimneys.   

The history of the town is central to its character.  At the far end of Queen 
Elizabeth Park is the former Castle Motte, and nearby, the remaining 
foundations.  These features, along with the name of Pool Dam, the 
medieval causeway, are testimony to the origins of the town's 
development.  The names of Priory Road and Blackfriars Road similarly 
gives evidence of the former Priory.   
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In consultation events, one theme predominates: that the essence of the 
character of Newcastle Town Centre, particular when compared to other 
local alternatives, is the attractiveness of its environment.  It is a place 
that is pleasant to be in.  From the more traditional high quality small 
shops to the new pavement cafés, and the range of buskers, it is evident 
that this is a traditional town that is still very much in business, adapting 
to modern needs and serving a very heterogeneous population.  

There is a healthy mix of retail, commercial and entertainment 
development in the area, employing around 10,000 people.  Within the 
inner ring road, retail is dominant, though restaurants, bars and cafés and 
the financial and professional sector enjoy a substantial presence.  This is 
important in terms of developing Town Centre vitality and viability.  
Significant leisure attractions are the multi-screen cinema in the central 
core and the Jubilee Baths at Nelson Place, and outside the SPD boundary 
the museum and art gallery about 400 m to the north.  Finally, the 
nationally renown New Victoria Theatre lies about 700 m to the east. 
 
RENEW North Staffordshire has identified Newcastle Town Centre as 
having the potential to “accommodate a vibrant housing market which 
caters for a mixed income community”. Currently, the Town Centre has 
above average proportion of "affordable housing", with a third of all 
households renting from Registered Social Landlords, as compared to 19% 
across the Borough.  Data from the Land Registry shows Town Ward to 
have one of the lowest average house prices in the Borough, and the 
affordability ratio is 4.10.  However, there are also small pockets of high 
quality housing very close to the centre. Data from the last census showed 
a comparatively high percentage of residents in professional, managerial 
and technical occupations, and possessing Level 3 or higher qualifications. 
    
The proximity of Keele University also identifies Newcastle as a University 
Town.  This has been enhanced recently by the development of the 
Medical  School and  other  associated  medical  and  “med-tech”  centres.   
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The new hospital, though within the administrative boundary of the City, is 
on the doorstep.  These developments both contribute to the Town 
Centre’s character and give opportunities for further measures to appeal 
to a new “customer base”. 
 
This SPD has been prepared in the context of a wealth of evidence 
obtained through research studies and statutory guidance from other 
plans and strategies, as explained in the introduction.  Key targets and 
guidelines on matters such as the amount of housing to be 
accommodated, and the amount of employment or retail development to 
be encouraged are set out in the Regional Spatial Strategy and Core 
Spatial Strategy.  Details of the headline figures are shown in Appendix 1.  
The diagram on the page opposite show the relationship between the SPD 
and other documents  
 
Conclusions – key issues 
 
In the quest to attract investment and increase the Town 
Centre’s vitality, six themes stand out: 
 

• The public realm - the key to the centre's attractiveness  
• The experience of accessing the Town Centre 
• The quantity, range and quality of retailing 
• The range of entertainment and leisure facilities, especially 

for families 
• The amount and type of employment 
• The amount and range of housing. 
• The need to capitalise on the presence of the University and 

the new medical developments 
 

How these issues should be addressed is explored in later sections 
of this SPD. 

 
 
 
 
 
 
 
 
 
 
 
 
     The Medical School - on London Road and at Keele University.   
     Not in the Town Centre but having a strong impact on its character   
     and its image. 
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Section 2:   
THE VISION,  
AND A SPATIAL FRAMEWORK  
 
 
 “Newcastle-under-Lyme is a University town and its Town 
Centre will be a place recognised not only for this, but in its own 
right for its attractive heritage townscape, its high quality new 
developments, its vibrant public realm, its public open air market 
and its high quality shops, services and businesses. It will be a 
focal point for the economy of the Borough, and a place where 
people want to spend their time and money. Employment 
opportunities will be sustained and improved and the emerging 
residential market will be strengthened.  
 
The environment will be pedestrian-friendly and welcoming for 
all those who live, work and visit the Town Centre. Action will 
have been taken to address any damage done to the town’s 
historic character in the twentieth century, to create a more 
appealing historic Town Centre where the quality of the 
environment and its heritage is a key selling point.  New 
development will be sensitive to the best traditions of historic 
development in the town.  
 
New opportunities will have been grasped to enhance the historic 
heart of the town and to regenerate areas where sites and land 
are underused or otherwise detract from the image and identity 
of the town. Major gateways and the town’s public face will be 
improved, with environmental assets such as the Lyme Brook 
adding to local distinctiveness.”  
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
This vision was developed for the AAP, based on the work of Taylor 
Young, and refined through consultation and discussion by the Council's 
planning committee.  The final version below has been incorporated in the 
Core Spatial Strategy.  It is the Council's vision, but the consultation 
processes that have taken place mean that it can fairly be identified as a 
shared vision.  
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The Spatial Framework  
 
To implement this vision, six basic principles should be followed to guide 
design and development: 
 

1. Create a unique sense of place to attract and retain residents, 
businesses, students, customers, employers and employees. 

 
2. Promote, utilise and enhance existing assets, both built and 

natural, including topography, views, development patterns and 
materials. 

 
3. Create high quality, safe and pedestrian-friendly streets and 

spaces that encourage walking (and cycling where appropriate).  
Undertake high-quality streetscape improvements, especially in 
key spaces and squares. 

 
4. Improve legibility and movement patterns for all users.  Reconnect 

spaces within the centre and reconnect it to adjacent 
neighbourhoods, breaking through the perceived barrier of the 
inner ring road wherever possible. 

 
5. Ensure that development adds active frontages wherever possible 

to maintain interesting streetscapes and increase vitality. 
 

6. Enhance and define key gateways into the Town Centre. 
 
 
The Town Centre is by no means a homogeneous environment. Its 
character changes according to the architecture, the history and the 
activities currently taking place.  This adds to its vibrancy.  It also 
increases pedestrian activity, if varied “destinations” are offered 
throughout the centre, particularly at its extremities.  An active 
environment is one where there are opportunities for pedestrians to 

meander, through loops around the town centre, increasing a sense of 
accessibility and legibility. 
 
From the urban design work carried out for the AAP, referred to in Section 
1, six zones within the Town Centre have been defined, where different 
general character will help to steer future developments and encourage a 
wide variety of activities and facilities to be provided.  Classification was 
driven by three aspects: historic analysis; consideration of the way each 
had developed and is now used; and appreciation of current potential.  
The six zones cover the whole of the area within the inner ring road, and 
large parts of the area beyond.   
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The Local Plan, which was adopted in 2003, had identified "Town Centre 
Housing Areas" around the outside of the inner ring road.  These are 
areas where housing still predominates, and the purpose of the 
classification was to prevent further penetration of business uses.  
Although the extension of commercial activities into these areas has been 
a valuable outlet for the Town Centre, the maintenance of these relatively 
tranquil, traditionally designed residential areas, so close to town centre 
activities, was considered to make an important contribution to the overall 
residential offer.  These remain as part of the Spatial Framework and are 
shown on the diagram opposite. 
 
The final part of the formulation of the Spatial Framework is the 
application of the classifications set out in PPS6 to help to prioritise the 
location of town centre activities.  The most significant is the Primary 
Shopping Area, which is taken as the area within the inner ring road.  
Within that, on the basis of observed activities, the "prime frontage" can 
be defined as the frontage of the square created by Ironmarket, High 
Street, Castle Walks and Hassel Street.  The areas beyond and 
immediately adjoining the inner ring road are thus "edge of centre" under 
the terms of PPS6.  However, their potential to add to the retail offer of 
the Town Centre would need to be assessed in terms of their connectivity.  
It is important to allow the retail and other economic activity to grow, to 
the degree appropriate to its status as one of the Principal Centres of 
North Staffordshire, and it is not inconceivable that in time to come, the 
Primary Shopping Area could extend beyond the inner ring road.  But at 
present, the road is a significant barrier, and to bring any area beyond it 
into part of the centre as such would require a substantial improvement to 
the access across it.  Appendix 2 sets out detail to assist with interpreting 
PPS6. 
 
The second diagram sets out the broad definition of the six zones 
described above.  The purpose is to help to guide both investment and 
development control decision making.  The Spatial Framework explains the 
role each part of the Town Centre is expected to play.  Any development 

that would detract from the picture that is painted of each of these zones 
should be seen as not assisting the Council in implementing its vision. 
 



DDrraafftt  SSuupppplleemmeennttaarryy  PPllaannnniinngg  DDooccuummeenntt  ffoorr  NNeewwccaassttllee  TToowwnn  CCeennttrree  --  JJuunnee  22000088  

11 

 
 

  



DDrraafftt  SSuupppplleemmeennttaarryy  PPllaannnniinngg  DDooccuummeenntt  ffoorr  NNeewwccaassttllee  TToowwnn  CCeennttrree  --  JJuunnee  22000088  

12 

The Town Centre Historic Core 
 
This is the heart of the Town Centre and is rich with its heritage.  Any 
development opportunities would be likely to be infilling and 
intensification, with special attention to conservation.  There must be 
attention not only to physical development but the effect any proposed 
activities will have on the character of the area.   Any change must be of a 
positive benefit and create an asset for this core area of the Town Centre.  
The whole of this zone lies within the Primary Shopping Area, and thus 
retail activities must continue to predominate.  It is home to the open 
market, a key part of the Town's character and heritage.  It is also in due 
course to house the Council's principal public face, in the Guildhall, and 
the adjoining area is to be enhanced as a public square, as part of the 
Public Realm Strategy.  (See Section 3.)   
 
 
The Northern Quarter 
 
Redevelopment opportunities here could involve extensive parcels of land, 
though there are also remains of the older street pattern, which could give 
potential for small, sensitive regeneration.  There are also important 
elements of the town's history, notably St Giles Church and the old 
Unitarian Meeting House built into the embankment beneath it. 
 
Redevelopment opportunities could lead to a greater mix and intensity of 
uses.  Additional residential development could be appropriate here, as 
well as leisure, offices and hotel development, so long as the main 
function of the Primary Shopping Area is maintained and enhanced.  The 
extension of this "quarter" across the inner ring road to one of the key 
development sites helps to emphasise the importance of "breaking 
through" this barrier wherever possible.  However, any development on 
that site would need to take account of its connectivity to the Primary 
Shopping Area, which is currently severely limited. 
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The Pooldam Waterside Quarter 
 
This would represent a new growth area for the Town Centre.  The 
potential of the Lyme Brook is limited but it should be "rediscovered" 
through sensitive development.  Any development must exploit the 
recreational, access and design potential of the Lyme Brook.  (The area 
lies within the functional flood plain, and therefore potential flooding 
issues will need to be addressed, and investigation would be required at 
the outset in association with the Environment Agency.) 
 
 Mixed development is the key with potential for both leisure and 
residential uses adjoining the waterside.  Office and hotel development are 
also appropriate as part of the mix. The "quarter" is defined to take in the 
Midway area to encourage the improved linkage across the inner ring 
road.  (As with the Northern Quarter, its connectivity is currently limited, 
and this would need to be addressed if it is to form part of any natural 
extension to  central core.) It also extends along the Lyme Brook to 
include Queen Elizabeth Park and the former Castle Motte.  This latter 
area has no potential for further built development but provides a valuable 
context for exploiting the potential of the brook.  It is also evidence of the 
historical origins of the town's development.  
 
The Northern Gateway 
 
This area will be dominated by the redevelopment of the current College 
site.  There is an opportunity here to enhance one of the primary 
approaches into the Town Centre.  Though the scale of existing residential 
buildings must be respected, there is a potential for striking, contemporary 
design on the frontages.  New development should be seen to create a 
sense of destination as well as a sense of place. 
 
 
 
 

The Live Work Office Quarter 
 
Historical analysis shows how this area was once integral with the historic 
core, and its character, including a number of its buildings, is witness to 
this.  The designation of the Live Work Office Quarter is complementary to 
the presence of the Town Centre Housing Area which lies around it.  
Whilst the latter will be expected to remain little changed, as relatively 
tranquil areas, albeit within an urban context, the live-work quarter is 
expected to continue to develop as a mixed use area, where the main 
focus is offices, with any housing development likely to be marketed for 
those who wish to live within a bustling business community.   Residential 
opportunities could be created by "living over the shop" and in new 
developments.  The area is likely to contain a number of key 
redevelopment sites, and proposals will need to reflect the intentions of 
the designation.  There are also a number of key design issues (see 
Section 4) in terms of gateway locations and potential for landmark 
development.  
 
College Approaches 
 
This zone has been identified, to capitalise on the new development by 
the College.  The development is seen as part of, and an asset for, the 
Town Centre.   The design of the new building will help to create a 
gateway into the Town Centre and effectively extend its influence.  Within 
the zone is the current Council depot, which has potential for a range of 
redevelopment opportunities.   
 
It forms a transitional zone between the residential areas to the west and 
north and Town Centre activities.  It has good access to open land, 
bridging the gap between the Wammy to the north and Poolfields to the 
south, which links to the Lyme Valley via the Lyme Brook path. Although 
technically part of the Town Centre, it is the furthest from the Primary 
Shopping Area of any of the zones in the Spatial Framework.  It would be 
considered unsuitable for retail development 
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Issues for the longer term  
 
As explained in the introduction, the SPD does not set out a fixed 
blueprint, but gives a clear direction to help to harness the pressure for 
change.  It is essential that other opportunities for change and 
improvement are encouraged, but some more radical ideas need careful 
assessment before any investment could be expected.  There is a long 
lead time involved in development where significant infrastructure is 
needed. 
 
Three issues particularly could be considered.  All of these are currently 
being addressed in part by the Town Centre Public Realm Strategy, which 
is described in detail in Section 3, but further investigations will be 
undertaken in time to come with a view to assessing the viability of more 
radical solutions: 
 

1. The pedestrianisation of the central area, which proceeded in 
phases through the last three decades of the century, has been a 
major asset, but it is clear that there remains a great deal of 
unfinished business.   There is a perceived lack of a clear strategy 
for dealing with the pedestrianised public realm.  Negative aspects 
include the presence of service vehicles over too long a period, 
rogue parking, and the plethora of small vehicular access routes 
that have been required to remain.  This is to the detriment of 
streets such as Ironmarket and prevents areas such as Red Lion 
Square from functioning as pedestrian friendly public squares.  
Action to deal with these may involve changes to road layouts and 
traffic orders.  The development of pedestrian friendly “squares” 
in the Town Centre is a key element of an attractive public realm.   

 
2. It is clear that the inner ring road presents a major barrier to both 

the growth and the enjoyment of the Town Centre.  Subways are 
unpopular with many, even when made more attractive in 
accordance with the current programme.  However, the 

alternative of allowing the through traffic into the pedestrianised 
areas is unthinkable.   Alternative approaches include 
downgrading the road, in whole or in part, to create more 
pedestrian friendly boulevards, possibly closing part of the ring, 
and changing roundabouts to signalised junctions.  The latter 
would automatically create surface crossing opportunities and 
mean give direct access, as well as visibility, to areas of the public 
realm such as the centre of Nelson Place and the sunken garden 
at Grosvenor Roundabout. 

 
3. The bus station was built in 2002, in association with the Castle 

Walks development, and was a distinct improvement from its 
previous design, but it attracts some criticism for its insubstantial 
appearance and its difficulties of operation.  Suggested solutions 
include relocation and doing away with it altogether, channelling 
the bus routes through two or three key streets and thus 
dispersing access to the services through the central area.  
Currently, the Highway Authority is implementing a bus priority 
and access scheme which it is hoped will improve significantly its 
operation, if not its appearance.  

 
 
 
 
 
 
 
 
 
 
 
 
 
     No1 London Road at night
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Section 3 
MAKING IT HAPPEN 
 
Introduction 
 
To implement the vision for the Town Centre, two broad objectives must 
be followed, without conflict between them: 
 

• To ensure that the Town centre grows both physically and in 
terms of what it offers by way of the quality of its shops, leisure 
facilities, employment, housing and hotel accommodation. 

• To maintain and improve all the assets that make it attractive, 
both to its “customers” and to developers and investors. 

 
The purpose of this SPD is to guide and coordinate activities of the Council 
and other agencies, so that everything that takes place in the Town 
Centre helps the Council achieve its shared vision.  New development 
must always contribute positively both to the attraction and the 
attractiveness of the Town Centre. 
 
It is not a blueprint with a detailed action plan, because many of the 
things that will take place over the next few years may not yet have even 
been considered.  There will be developments that take place by agencies 
that have not yet come forward.   Most importantly, there will be 
developments or other innovations for which funding has not yet been 
identified. 
 
One of the main purposes of the SPD is to harness the activity, energy 
and creativity of the private sector so that the vision for the Town Centre 
can become a reality.  Although in most instances development is initiated 
by the private sector, there is still a great deal of scope for public sector 
partnership.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Castel Walks now, and at the start of development 
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Ideally, development in a key location such as the Town Centre would 
rarely be a simple speculative activity, where the Council is merely 
required to react, but will be progressed with the Council's active 
cooperation.  This is dealt with below under "Development Management". 
 
The Borough Council can also take the lead in a number of important 
areas: 
 

• Direct intervention in land ownership, development or 
enhancement - either on its own or in partnership with others.  
This might include funding from the Council or from a third party, 
such as government or government agency.   The Council already 
owns 38 retail properties within the inner ring road, two office 
buildings and the site of the bus station.   The most significant 
contribution is in maintaining the quality of the environment; a 
major area of work on the Public Realm is described below. 

 
• Commissioning further studies and research.  These will help to 

add to our knowledge on such matters as financial viability, 
market demand, social needs and transport implications. 

 
• Marketing.  There has already been one effective marketing 

exercise carried out by Instaffs targeted at encouraging 
development opportunities.  Promoting the Council's vision, and 
giving publicity to its successes will help to deliver improvements 
and innovations in all areas.   The Town Centre's regular 
successes in the Britain in Bloom competition ensures its 
continued high profile and good public response. 

 
• Coordination and management.  Although there is an effective 

steering group for the Public Realm Strategy (see below) there is 
no Council "town centre manager".  The desirability of such a role 
may become clearer through work to be carried out on a possible 
"Business Improvement District".  This will require an active 

partnership of local businesses, which in turn will be more likely to 
arise if the Council's vision for the Town Centre, and this SPD, is 
seen to be an effective vehicle for improvement and innovation.  
Advantages of formal coordination would be to bring together 
other strands of activity of key importance to the Town Centre, 
such as Street Scene, parks & gardens, crime reduction work, 
Town Centre events and managing the open market. 

 
This section sets out four broad areas of activity through which efforts will 
be made to implement the vision:  the improvement of the public realm, 
development management, development being initiated by the Borough 
Council and future commissioning of research and evidence. 

 
 
 
 
 
 
 
 
 
 
 
 
 
The landscaping scheme at Andrew Place, financed by the Council, Aspire 
Housing and Renew North Staffordshire.  (Thanks to Aspire for the use of 
the photo) 
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The Public Realm 
 
The quality of the environment of the Town Centre is central to the 
Council's vision, and an essential element in attracting and encouraging 
investment.  This relates both to the experience of being in the Town 
Centre and that of gaining access to it, both from public transport and 
form car parks. Through comprehensive action to maintain and enhance 
the character of the area, the Council can show investors, developers and 
other stakeholders that the Town Centre is one of its key priorities.   
 
A major programme is currently being co-ordinated to improve the public 
realm. This is complemented by projects on the Council's public spaces 
and a programme of Conservation Area enhancement.  
 
The Town Centre Public Realm Strategy originated from the Town 
Centre Market Positioning Study published in 2003 which examined ways 
of improving Newcastle Town Centre’s market position as a place for retail 
and business.  Two of the seven strategic objectives suggested by this 
study were to improve the townscape and environment, and to improve 
accessibility and movement including pedestrian movements.  Areas of 
opportunity included: 
 
• Improvement to the pedestrian experience where the main pedestrian-

vehicular conflicts occur at the Hassell Street, Friars Street and High 
Street junction; the Castle Walk and Hassell Street area adjacent to the 
bus station; the Church Street, Merrial Street and Bridge Street 
Junction; and the east end of the Ironmarket near Queens Gardens.  

 
• Attractive permanent market stalls with a common theme for the street 

market and the introduction of occasional themed markets. 
 
• Environmental improvements, with potential for themed areas such as 

a ‘café quarter’ within the ring road. 

Following these recommendations the Borough Council commissioned a 
Town Centre Public Realm Strategy which was widely consulted on and 
published in 2004.  This set out an ambitious vision for improvements to 
the Town Centre and considered: 
 
• Key development opportunities 
• Sites in need of improvement  
• Gateways and approaches  
• Townscape character and the public realm 
• Movement & linkages 
• Activities and functions 

 
The Strategy was approved by the Council in August 2004 and although 
not formally adopted as a detailed plan of action (due to lack of finance), 
the following schemes were agreed in principle, and a number of them 
have been encompassed in the Newcastle town centre element of the 
North Staffordshire Local Transport Plan (LTP):    

 
• Closure of Hassell Street/Friars Street  - The strategy identified 

the junction of Hassell Street/Friars Street/High Street as a 
vehicular/pedestrian conflict point which divided market and retail 
activity in the High Street.  The LTP includes the proposal which will 
require a diversion of bus routes, relocation of the taxi rank in Hassell 
Street and amendment to traffic regulation orders.  After 
investigation of the options available a design scheme is being 
developed which should go out for public consultation in late 2008.   
 

• New surface level crossings on the ring road – The strategy 
identified the desirability of providing additional surface level 
crossings to provide further links into the centre, particularly in the 
evening when the alternative presented by the subways becomes less 
attractive.  The severance that is caused by the inner ring road is 
noted in the LTP and support is given for additional surface level 
crossings subject to assessment of their impact on traffic flow.  New 
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crossings would be enabled through development opportunities 
around the outer edge of the inner ring road and assessment of the 
impact that this would have on footfall and accessibility to central 
area.  

 
• Enhancement of 4 subways – The strategy recognised that the 

condition of the subways makes them less attractive to use.  
Improvement of the subways was supported in the LTP to be 
funded by non-LTP sources such as Local Transport Initiative 
funding and Section 106 agreements.  Three artwork schemes 
have already been completed and one subway has received a 
major refurbishment with the artwork to be completed in August 
2008.  A section 106 contribution from the combined Newcastle 
College and Sainsburys re-development scheme has been 
negotiated for three subways adjacent to this development.  
Payment of this is to be phased as the development progresses.   

 
• Midway car park upgrade - This scheme has now been 

implemented.  The car park has been redecorated and now 
benefits from CCTV, responding to one of the main concerns 
expressed by users and contributing to the LTP objective to 
improve the provision of car parking around the town centre. 

 
• New market stalls - £250k of Council funding has been 

allocated to renew the market stalls.  The aspiration is to create 
permanent structures that will provide good trading facilities for 
the market traders whilst addressing concerns about appearance, 
safety and maintenance costs.  Work is underway with a design 
company to design a bespoke market stall for Newcastle, which 
following prototype trials could be used throughout and become a 
marketable product for the Borough Council.  It is envisaged that 
the prototype trial will be completed during 2008.  

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Two examples of how the public realm could be improved with 
high quality paving and upgraded market stalls.  Thanks to 
Christopher Taylor Design Ltd for the use of the images. 
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• Other public realm improvements:  Building on the closure of 
Hassell Street, the Public Realm Strategy envisages a new pedestrian 
priority area centred on the Guildhall where kerb lines are removed 
and service traffic would be limited to early morning and late 
afternoon (as currently in Ironmarket).  A new town square would be 
created to the South of the Guildhall with an opportunity to include 
high quality paving and bespoke street furniture to create a setting 
for the Guildhall and market functions.  The Borough Council has 
committed £1 million of funding to the initial phase of this scheme 
which includes new paving and street furniture and the new market 
stalls.  Preparatory work is being completed to enable elements of 
this scheme to take place.  A new bus drop-off point is being created 
in the Stubbs Street area to enable buses travelling from the south to 
access passenger drop-off facilities and the bus station directly 
without having to complete the Barracks Road, Hassell Street, Stubbs 
Street circuit.  Additionally, plans are underway to introduce a new 
taxi rank close to the central shopping area for when the taxi rank in 
Hassell Street is moved. 

 
Further aspirations for the public realm include creative lighting on some 
of the key landmark buildings.  Also proposed is an avenue of Lime Trees, 
possibly with decorative fencing, around the inner ring road and new 
public art on the roundabouts.  Creating additional public squares would 
add to the character of the town centre for example re-claiming Red Lion 
Square for pedestrian dominated uses.  Additionally, re-thinking bus 
arrangements in the town also has the potential to release the current bus 
station site for development, with its key frontage onto Barracks Road.  
Much of this however remains an aspiration where funding is still being 
sought and as the vision for the Town Centre develops, aspirations for the 
treatment of the inner ring road will change and develop over time.  The 
important message is that the Council is committed to radical 
improvement in the public realm and opportunities will be taken to 
develop this further through a variety of means including Section 106 

agreements. The approach of addressing Public Realm issues in this way is 
included specifically in the SPD on Developer Contributions.   
 
Although the basic public realm strategy was approved by the Council in 
2004, it was not a fixed blueprint, and discussion on details has continued.  
Some of the work has already been carried out, as referred to above, such 
as subway improvement, and details on others - notably the market stalls 
and the redesign of High Street, following the closure of Hassel Street - 
are now emerging.  This latter element is now influenced by the Council's 
recent decision to house the main customer focus of the Council's 
activities in the Guildhall.  On many aspects of the Public Realm 
programme, individual consultation exercises will take place, which may 
result in changes to the emerging strategy.  This is of positive benefit in 
terms of raising the profile of the issues, eliciting public support and 
helping to maintain interest in the shared vision for the Town Centre.    
 
Further ideas for public squares arose in the “masterplanning” event 
referred to in section 1, and these may influence future developments in 
the public realm strategy. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The annual Jazz and Blues Festival in the Town Centre 
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A Conservation Area Appraisal and Management Plan for the Town 
Centre Conservation Area is currently being undertaken and consultation 
on draft proposals took place early in 2008.  The draft Appraisal outlines 
the special character and appearance of the Town Centre Conservation 
Area, defines its important architectural or historic elements or features 
and highlights the key positive, negative or neutral aspects within the 
area.  Amongst the issues to be addressed, that of "street clutter" is also 
the subject of discussion by the Public Realm Strategy Group.  A pilot 
study has been agreed with the County Highway Authority, in association 
with Staffordshire Conservation Urban Design Forum, to review the need 
for, and design, of the highway and other advisory signs in the Town 
Centre. 
 
The draft Management Plan sets out a programme of immediate, medium 
and long term tasks which it is hoped could be worked up into a more 
detailed action plan that will need to be informed by this SPD once it is 
completed and approved.  Details can be found on the Council's website.  
 
 
 
 
 
  
 
 
 
 
  
 
 
 
 
Two striking images showing the importance of detail in a Conservation 
Area    © Paul Pickard 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
   © Paul Pickard 
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The High Quality Open Spaces in and around the Town Centre are 
maintained to a high standard, with both Queens Gardens and Brampton 
Park achieving Green Flag status for the last two years.  Early in 2008, the 
Council's Cabinet approved plans to submit a Stage 1 application to the 
Heritage Lottery Fund for the Queen Elizabeth Park and Castle Motte, 
which lie within the "Pooldam Waterside Quarter" identified in the Spatial 
Framework.  They are defined as "District Level Parks" in the Green Space 
Strategy. The intention is to transform the locally valued park, and the 
Motte, which is recognised as a nationally important Scheduled Ancient 
Monument, into assets that will raise the quality of the environment in that 
part of the Town Centre.  The project is included in phase I (2007-12) of 
the Action Plan. 
 
There are also plans to upgrade the Lyme Valley walkway, which connects 
this area to the Lyme Valley Park, and which itself is the subject of a bid 
for Green Flag status this year. 
 
In accordance with the SPD on Developer Contributions, the Council seeks 
to ensure that additional open space, or improvement in open space 
and/or recreational facilities accompanies any new development.  Also of 
critical concern is the effect development may have on existing open 
spaces.  For example, the Council's proposals for the former School of St 
George and St Giles (see below) are being considered in the context of 
Queens Gardens.  Any development close to areas of open space will be 
expected to make a positive contribution to it, in accordance with the 
spatial framework. 
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Development Management 
 
This SPD is not a statutory Development Plan Document and cannot carry 
formal policies, but it will be a material consideration in the determination 
of planning applications.  Current thinking on the nature of planning 
documents is indicating that they should not be used simply to regulate 
development.  There is a significant body of national policy, which is 
binding, and even over-rides local planning policy, in the PPSs (Planning 
Policy Statements) described in Appendix 1.  These carry a range of 
requirements relating to general development principles which therefore 
do not need to be repeated here.  
 
In addition, with the new emphasis on "spatial planning", Local Planning 
Authorities are being urged to adopt the "Development Management" 
approach, rather than that of traditional development regulation.   This 
new approach is "derived from national policy and the vision and wider 
objectives of a two-tier (local and regional) spatial development plan and 
not driven solely by policies in the Local Development Framework".    It is 
"vital to ‘place shaping'  through its ability to harness opportunities created 
by development proposals and seek outcomes that achieve well planned 
developments which contribute positively to the area and provide 
community benefits".  (Quotations from POS publication Development 
Management: Initial Guidance November 2007). 
 
The key to assessing proposals under Development Management is to look 
beyond the development plan to answer two basic questions:  
 

• "What are we trying to achieve, how do our policies reflect this, 
and how does this proposal measure up?"   

 
• "Can this proposal help to achieve our spatial vision and 

objectives?" 
 

This SDP sets out clearly our vision and guidance for development, which 
have the support of both national and local statutory policy.  It is 
sufficiently flexible to allow the sort of enquiry that the Development 
Management approach needs.  Because it is not a blueprint, with a rigid 
delivery plan, it will allow and encourage creativity and radical thinking.  
But through its spatial framework, it will set out clearly how developers' 
proposals should be assessed.   All development, to be able to be 
supported, must help the Council to achieve its vision and be compatible 
with the Spatial Framework. 
 
On of the issues referred to in Section 2, in the description of the 
character of the Town Centre, is the need to capitalise on the proximity of 
the University and the hospital.  The identification of the town as a 
"University Town" is significant and must mean more than just a name.  It 
is important that we are able to attract the sort of development and 
activities that would appeal to a university community, enhancing the 
social and economic infrastructure to support professionals and return 
graduates.  The proximity of the hospital also provides opportunities - 
both in relation to the professional people working there and the visitors 
to the site.  At best, the market will spot these opportunities, but the 
Council has a role in shaping the proposals that come forward from the 
private sector by showing clearly how we expect the Town Centre to 
evolve.  This is the purpose of setting out the vision. 
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Achieving the vision requires encouraging the right sort of activity to take 
place in the Town Centre and ensuring that development takes place in a 
way that enhances the character and environment of the Town Centre.  
(The principles set out below are developed from the objectives listed in 
the AAP, and the subject of previous consultation.) 
 
 
We need: 

• The right level and quality of retail provision to meet the needs of 
shoppers and help to ensure a vibrant local economy, 
conveniently located to maximise "footfall" and avoid unnecessary 
dispersion.  

• The right level and quality of employment opportunity in keeping 
with the role of the Town Centre, in particular office based 
activities. 

• An increase in Town Centre living, with a variety of types of 
housing to meet all needs, but not at the expense of retail and 
employment vitality  

• A high quality and variety of cultural, leisure, recreational and 
hotel provision, appropriate to the role of the Town Centre, 
capable of meeting the requirements of Town Centre users and 
which does not create or exacerbate any problems of crime, 
disorder or unsocial behaviour 

• A high quality and variety of public open space and green space 
that adds to the enjoyment of being in the centre for whatever 
purpose. 

 
And development must: 

• Uphold the principles of good urban design and thus significantly 
raise the standard and quality of the environment  

• Respect the existing character of the Town Centre, and collectively 
seek to enhance it 

• Include mixed-use development and high-density development 
wherever it is appropriate  

• Improve accessibility to the Town Centre for all modes of 
transport with an emphasis on pedestrian movement within it. 

• Be designed and located to be as sustainable as is reasonably 
practicable and such that it encourages sustainable use and 
activity. 

 
The requirements of the RSS, backed up by evidence from the NSIEDS are 
set out in Appendix 1.  In terms of housing development, it is envisaged 
that there is likely to be sufficient land within or close to the SPD area to 
accommodate the indicative target.  Unless the current poor conditions in 
the housing market prevail for a long time, it is unlikely that any special 
effort will be required to reach the allocation.  For retail development, the 
RSS would not be seen as a target (ie an allocation to be met), given that 
it is beyond what the latest retail study indicated as the Town Centre's 
capacity.  Growth in retailing will always need to be subject to impact 
analysis, but in principle would always be welcomed, so long as it 
complements, and does not detract from, what is already there.   
 
In terms of office development, the situation is different.  The growth in 
office activity in the Town Centre is an aspiration, albeit based on 
evidence of practicability.  It is an essential part of the regeneration 
strategy for North Staffordshire that higher quality employment is 
encouraged in the Town Centre (and equally the City Centre), both in 
terms of employment base, and in relation to the character and economy 
of the Town Centre.  To achieve this, we need to do more than simply 
follow market pressure.  To this end, it is essential that opportunities for 
providing offices are taken as part of other developments.  The analysis of 
individual sites presented in Section 5 makes reference to this. 
 
Finally, the activity of development management itself can indicate the 
need for public sector intervention, to respond to and complement market 
pressures.  
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Section 5 includes detailed guidance for four sites that are currently 
attracting interest from developers.  This site specific guidance is derived 
from the Spatial Framework and the development and design principles in 
Section 4.  A similar exercise could be carried out for any other site.  
When this SPD is adopted, the Council will be in a position to produce 
similar brief guidance in response to specific development interest in any 
site within the SPD area. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The regular monthly Farmers' Market  … … … 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 … … and a visit by the continental market  
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Other Current Borough Council Action 
 
The Jubilee Baths 
 
The Council has resolved to consider re-provision of the swimming pool as 
part of an upgraded, comprehensive leisure and fitness facility.  This is 
most likely to be on a different site.   
 
One possible site is the current Council depot on Knutton Lane.  This is 
close to the new College, with its enhanced sports facilities, which, under 
the terms of the planning permission must enable community use.   Other 
sites may also be considered. 
 
St Giles' and St George's School 
 
The Borough Council are in the process of completing the acquisition of 
this prominent town centre building and are undertaking a feasibility study 
to establish the viability of refurbishing the building and converting it into 
the new site for the Borough's Art Gallery and Museum.  It is also intended 
to extend the building and provide small business space for creative 
businesses, a café and an education room / accommodation for meetings.  
The intention is to create within the core the town a centre for cultural 
and creative activity, which would be a real asset for the town, increase 
footfall, provide somewhere to visit and enhance an attractive feature of 
the townscape - the Queen's Gardens together with the old school 
building.   
 
At this stage, the work is exploratory and external funding will need to be 
secured to make this happen.  (Should the existing Museum and Art 
Gallery move from its present location in Brampton Park, this will then 
have implications for the use of that building, which, again could be used 
as a significant asset for the town, but one that does not necessarily 
require such a central location.) 

The Guildhall 
 
The Council has announced plans which will see the Guildhall in the heart 
of the Town Centre brought back into public use.  It will be transformed 
into a Customer Service Centre where all the Council’s face-to-face 
enquiries with customers will be dealt with. 

It is a Grade II landmark building, dating back to 1713 and is frequently 
used as a recognisable symbol  for the town.  It has been empty since 
2006 and the new use will generate additional pedestrian movement and 
increase activity in this area of the Town Centre. 

 
Lancaster Buildings 
 
The Council owns this iconic Art Deco building that stands at the junction 
of High Street and Ironmarket.  A major refurbishment is now 
programmed, commencing with the exterior, and then upgrading the 
interior to create modern, fit for purpose office accommodation.  Council 
funding is being supplemented through a bid to Advantage West Midlands.  
The work will commence in 2008 and should be ready for new tenants by 
the end of 2009. 
 
Hassell Street Offices 
 
A follow-on project will see the refurbishment of these first and second 
floor offices on the same basis as Lancaster Buildings. 
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Commissioning further studies 
 
In Section 2 there is reference to long term visioning, where more radical 
ideas might be explored in the future.  It is important that any proposals 
are based on up-to-date evidence and on studies to test the effects of 
change.  
 
In relation to the inner ring road, a detailed study would need to be 
undertaken to test options that might reduce the effect of the "barrier" 
while not causing undue congestion either around the Town Centre or 
elsewhere. 
 
Market testing of the viability of the proposals for office development 
would also be valuable.  The Council needs to respond to market 
pressures, but short term difficulties in the market could stifle the longer 
term vision and we need good analysis of future trends. 
 
In housing, RENEW North Staffordshire is proposing to commission further 
research into the specific needs and demands arising from the nearby 
medical developments. 
 
Reference has already been made to the Retail Study for North 
Staffordshire carried out in 2005 by Savills.  A further more detailed study 
purely of the Town Centre is also to be commissioned through the work of 
the Town Centre Public Realm Strategy Group.  Through a variety of 
research and opinion gathering, it is intended to produce an action plan to 
attract new, higher quality retail investment into the centre.  This is 
concerned not simply with development but the issue of attracting the 
right type of businesses in accordance with the Council's vision. 

 
Car parking in the Town Centre is a key issue and is currently being 
addressed through a comprehensive car parking study commissioned at 
the end of 2007.  A report is expected in spring of 2008 and will help the 

Council to plan strategically and manage Town Centre car parking.  It will 
guide both the determination of planning applications (in relation to car 
parking requirements) and the Council's long term plans.  
 
Finally, reference was made at the beginning of this section to the 
possibility of a dedicated manager to oversee changes in the Town Centre.  
This could be linked to a "Business Improvement District".  Highlighting 
this possibility as part of the consultation process of this SPD may result in 
further detailed assessment being undertaken. 
 
 
 

 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
St George's Church Tower: a prominent landmark makes its presence felt 
even above the busy traffic of Nelson Place
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Section 4:   
DEVELOPMENT PRINCIPLES AND THE 
IMPORTANCE OF DESIGN 
 
Introduction 
 
The importance of raising design standards throughout the sub region is 
one of the main tenets of the North Staffordshire Regeneration 
Partnership.  It was central to the aims of RENEW North Staffordshire 
from its very first prospectus submitted in 2003, and it is enshrined firmly 
in the Core Spatial Strategy. 
 
Experience on consultation and community engagement on the AAP 
showed that design is a key issue in the public consciousness.  It is one of 
issues that attract most criticism when there is a perception that the 
decision makers have got it wrong.  Yet there is often little consensus 
about what is good, or successful design.  Raising the design quality of 
new development is vital to the creation of a Town Centre that is 
attractive and enjoyable to live in, work in and visit, but it will never be a 
simple matter.    
 
The contribution of Urban Vision is central to the task of raising awareness 
and understanding.  Urban Vision is a not-for-profit company and 
registered charity and a member of the UK's Architectural Centre Network, 
based at the Burslem School of Art, funded mainly by CABE, and 
Advantage West Midlands (through the North Staffordshire Regeneration 
Partnership).  It is an architecture and urban design centre working with 
partners to promote high quality architecture and urban design in and 
around the North Staffordshire conurbation.  Since October 2004, they 
have run a Design Review Panel, to which applicants, and prospective 
applicants, for planning permission can submit their proposals for critical 
analysis.   

 



DDrraafftt  SSuupppplleemmeennttaarryy  PPllaannnniinngg  DDooccuummeenntt  ffoorr  NNeewwccaassttllee  TToowwnn  CCeennttrree  --  JJuunnee  22000088  

29 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Urban Vision is currently working with Tibbalds Planning and Urban 
Design, who have been commissioned by the Borough and City Councils 
and the NSRP to prepare an SPD on design for the whole of the sub-
region.  Urban Vision say that this will be a "legally robust document, 
which is long lasting and provides a reliable benchmark for good design in 
the area".  As part of the preparatory work, Urban Vision is presenting a 
programme of consultation and training aimed at setting new standards of 
design quality for development proposals in the Borough and the City.  
They state that "drawing on examples of good practice elsewhere, and the 
expertise of nationally renowned consultants, Tibbalds Planning & Urban 
Design, the programme seeks to create a practical and inspiring document 
that will make the area a more attractive, better functioning and more 
sustainable place." 
 
It is intended that the Design SPD will be adopted in spring 2009.  When it 
is available, it will add significant value to this SPD in setting clear design 
guidance.  However, preparatory work on the AAP also took advice from 
urban design consultants, and this was translated into formal policies.   As 
SPD, this document cannot carry formal policies, but the relevance of the 
guidance set out in the AAP is still relevant. A set of guidelines taken from 
the work carried out by both Taylor Young and Lathams is set out below.   
 
It must be emphasised that design is not simply a matter of the physical 
appearance of buildings.   The sustainability of construction methods and 
the lifestyle that is encouraged by the building and its design are also key 
issues.  The arrangement of land-uses is also a crucial design issue, and 
the spatial framework set out in Section 2 was derived from an urban 
design analysis of the Town Centre. 
 
The guidance below deals with the general development principles which 
help to support good and effective and sustainable design.  The Council 
will expect these principles to be followed in any development within the 
SPD area. 
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Mixed Use Development 
 

• Encourage mixed use development throughout, other than in 
the "Town Centre Housing Areas"  

 
Encouraging mixed-use development increases the diversity of uses within 
a locality.  As a result, such development would enhance the vitality and 
viability of the Town Centre by encouraging its use by a greater range of 
people for different purposes, possibly at different times of the day and 
night.  This helps to strengthen the social fabric and economic viability of 
the Town Centre.  It also has positive implications in terms of sustainable 
development as it encourages proximity of uses, reducing the need to 
travel.   
 
Therefore, any proposals for major development (residential proposals of 
at least 10 dwelling units or commercial or retail proposals of at least 1000 
sq m of floorspace) will be expected to include a measure of mixed-use 
within the development.  In accordance with the objective concerning 
office development, this should always be considered.  The only exception 
in the SPD area will be the defined "Town Centre Housing Areas", 
(referred to in section 4) which have been created specifically to prevent 
further incursion of business activities. 
 
Setting and urban character 
 

• Conserve and enhance existing character 
• Respect surroundings 
• Provide high quality landscaping 
• Contribute to the public realm 
• Improve “permeability” 
• Safeguard important views 

 

The quality of the built environment (the buildings themselves and the 
spaces between them) is vital to the long-term success of the town.  In 
particular, its historic character (identity, local relevance and 
distinctiveness) is an asset that needs to be conserved and enhanced. 
Development must be designed to respect its surroundings and contribute 
positively to the character of the Town Centre, helping to improve its 
image and identity, having particular regard to the prevailing layout, urban 
grain, landscape, density and mix of uses, scale and height, massing, 
appearance and materials. 
 
High quality, functional landscaping (hard and soft) should be part of 
building design and where possible additional publically accessible space 
should be created within the development. 
 
The public realm should be rich in terms of the opportunities it offers for 
access, with clear and well-designed routes that are open to the public at 
all times. New development should contribute positively to the urban grain 
and help to make the area more easy to understand and navigate through 
its form, layout and external appearance. Historic street patterns should 
be respected and enhanced where appropriate.  Development should 
wherever possible contribute to the availability of a choice of safe and 
convenient access points and routes through the site. 
 
Existing landmark buildings and features provide orientation within the 
town and are important at both a strategic and local level.  They should be 
protected and enhanced and so new development should not detract, nor 
compete with them.  Important views should not be obscured.   This is 
developed further under building heights. 
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Sustainability 
 

• Best possible sustainability practices to be encouraged in 
both design and construction 

 
The Supplement to PPS1 on Climate Change (2007) notes that Planning 
Authorities should "engage constructively and imaginatively to encourage 
the delivery of sustainable buildings."  However, it also states that 
authorities should "not require local approaches for a building's 
environmental performance on matters relating to construction 
techniques, building fabrics, products, fittings or finishings, or for 
measuring a building's performance unless for reasons of landscape or 
townscape".  There are no specific requirements established locally in this 
regard, but clearly, performance on energy is one of the aspects of design 
that it is intended to raise within North Staffordshire.  Development within 
the Town Centre will be no exception.  This relates to both energy usage 
and the potential for on-site renewable energy creation, both of which 
should be encouraged. 
 
Sustainable practices in the construction of development are also 
important.  Any development involving demolition should address the 
recycling of construction and demolition waste locally, unless this is not 
technically, environmentally or economically feasible. 

Ensuring that a building is safe and protects its users is an essential 
element of the design.  Development should be designed in such a way as 
to provide safe and secure environments, where possible meeting 
‘Secured by Design’ standards.  Specific security measures need to be 
considered carefully to ensure that they do not involve the introduction of 
obtrusive features and thereby add to the fear of crime.  (This could 
include solid metal shutters and external shutters present a bleak and 
blank appearance to an area when closed, whereas laminated glass and 
alarm systems would be more acceptable.) 

Access and parking 
 

• Encourage sustainable transport 
• Encourage underground parking 
 

The Town Centre is well served by public transport and has the potential 
to benefit from the presence of walking and cycling routes nearby.  
Developers will therefore be encouraged to make whatever provision is 
relevant to the development in terms of contributing towards the 
increased use of public transport and assisting with cycling and pedestrian 
activity. 

The Town Centre already has a supply of ‘conventional’, above ground car 
parking.  Whilst this is necessary in order to enable people to use the 
Town Centre for work, shopping and leisure, it does not serve as an 
attractive, dynamic use of space in its own right – something that can 
have a detrimental effect in terms of a place’s economic viability.  
Therefore, opportunities (such as provided by topography) should always 
be sought to accommodate parking underground.  Where high density 
development is proposed (over 50 dwellings per ha), the majority of car 
parking provision must be located underground.  

 
Materials and external appearance 
 

• Well mannered development 
• Design should enhance setting 
• Innovative design should not be stifled, but must respect 

character 
• Materials should be relevant and durable 
• Gateways should be enhanced and strong frontages created 

on the inner ring road 
• Lighting schemes should be encouraged 
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• Technological equipment should be positioned sensitively 
• Shop fronts assist with the economy but must respect 

character 
 
New development in the Town Centre should follow one of three design 
approaches: reflecting the best of the historical; contrasting with the 
traditional; or interpreting the traditional in terms of a contemporary 
design.  Whichever approach is selected, the key factor is the creation of 
well-mannered buildings that enhance their setting and that are well 
resolved in terms of their own architecture.  Scale, proportion, massing, 
height, materials and detail are all integral in terms of achieving well-
mannered buildings.  These aspects need to be considered together as 
part of an integrated design.  Innovation and creativity may generate new 
buildings that look very different to those that have been developed within 
the Town Centre over its history but can still be supported particularly 
where the design is degenerated by improved environmental performance.  
However, basic principles of good design should still be met. 
 
Design and external appearance must be used to enhance the setting of 
buildings and to allow them to respond positively to the rest of the Town 
Centre.   
 
Innovative and creative design can be supported where there are clear 
environmental benefits and where such development will act as an 
exemplar of good architecture and design, as long as the development 
takes forward basic urban design principles. 
 
Traditional methods of construction and local materials have helped 
buildings to develop a common design language.  Modern construction 
methods and architecture provide new challenges in terms of the way 
buildings are put together and how they look.  In some cases, the 
construction process will not be visible in the completed building, where 
external materials overlay steel or timber frames.  In other cases, the 
design, engineering and architecture may work in a more integrated and 

visible manner, or traditional building processes may be employed.  
Whatever the approach, materials need to be carefully considered. 
 
Development must incorporate materials that are relevant and/or 
complementary to the surrounding area, are durable and appropriate for 
their purpose. Analysis of the area shows that red brick, painted render, 
clay and slate tiles form the historic building palette, with a limited use of 
natural stone.  More recent development has introduced coloured and 
profiled sheet cladding, which have not weathered so well, or mellowed.  
A more limited palette of materials should be used, to help to establish a 
more coherent appearance.  Traditionally based brick, render and stone 
are recommended, with the addition of terracotta, timber and glazing, 
used sensitively and in context.  The Council supports the use of locally 
sourced materials wherever possible. 
 
Plan 1 identifies gateways where any new development should enhance 
their character and appearance and sense of place and destination.  In 
addition, any development along the inner ring road should provide strong 
and active built frontage.   
 
Good quality lighting schemes can add value to development and the 
Town Centre as a whole and encouraging it is part of the Council's Public 
Realm Strategy.  Buildings can be lost after dark and lighting schemes can 
ensure that landmarks and new buildings are as distinctive at night as 
they are in the daytime.  Lighting designs need to consider how best to 
illuminate the building façade considering issues of colour, coverage and 
accent, as well as the location of the units themselves.  Lighting of the 
public realm is also important and high quality white light is encouraged 
throughout the Town Centre.   Clearly, additional lighting can raise 
concerns about the use of natural non-replaceable resources.  
Environmentally considerate forms of lighting, such as LED should always 
be preferred.  
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The backs and roofs of properties, notably commercial premises, need to 
be given special attention, particularly when they are seen from the street.  
Care is required in terms of the siting of ventilation grilles, air conditioning 
units and other plant and equipment, including telecommunications 
equipment, in order that there is no detrimental effect on the character of 
the Town Centre. 
 
In the Primary Shopping Area, proposals for new shop fronts, or 
alterations to existing shop fronts, will be supported providing that they 
are of a high standard of design, are consonant with and enhance the 
visual appearance of the Town Centre, create attractive street scenes and 
do not lead to the loss of heritage façades of special architectural or 
historic character 
 
 
Building Heights 
 

• Address the issue of building heights sensitively 
 

While conserving the scale and character of the historic core of the Town 
Centre, there are opportunities outside this area for taller buildings on 
suitably located sites.  The historic core is very sensitive, and runs the risk 
of being undermined by buildings that are too high or too low.  Elsewhere, 
at principal gateway locations on key approaches to the town, there will 
be opportunities for taller buildings than exist at present.  Plan 1 contains 
guidelines as to acceptable building heights across the key areas of the 
SPD.  These should be respected in any development. 

The guidelines on plan must not be taken as simple thresholds, and 
certainly not as maxima.  There are many other issues that need to be 
taken into account, in particular surroundings and the effect of recent or 
contemporaneous development.  In many cases, the maximum height will 
only be acceptable in a relatively narrow built form, rather than in a 
continuous mass.  On the inner ring road it is important to prevent the 

creation of a "canyon" effect by developing at maximum heights on both 
sides.   

The plan also shows key landmarks, represented by tall buildings and 
some of the significant views of them.  Views of local landmarks help to 
give a sense of place and should be respected and protected. The plan 
does not aim to give a comprehensive guide to all important landmarks or 
views.  In many areas of the Town Centre, other buildings of quite modest 
height can be equally as important (examples are the archway entrance to 
the Barracks, the Police Station and the new dome at the end of Castle 
Walks.)  An individual assessment should be carried out in each particular 
case.  The “maximum” heights shown on the plan may need to be 
reviewed in the specific local context. 

 

 

 

 

 

 

 

 

 

 

 
 

 

Recognisable landmarks on the skyline - the view over the Town Centre 
from Stubbs Walks 
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Probably the most prominent feature in the skyline, the Guildhall cupola 
stands at  about 20 metres  

Building heights and key views 
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Section 5:  Key Sites 
 
This section gives detailed guidance for four sites that are currently 
attracting interest from developers.  The guidance is derived directly from 
the Spatial Framework and the development and design principles in 
Section 4.  A similar exercise could be carried out for any other site.   
 
When this SPD is adopted, the Council will be in a position to produce 
similar brief guidance in response to specific development interest in any 
site within the SPD area.   

 
 
 
 
 
 
 
 
 
 
 
 
 
 
Most of these sites were promoted as part of the marketing exercise 
undertaken in 2007 (see page 17). 

  A     Blackfriars   
 
The site of the former Blackfriars Bakery, Sutherland Arms, KwikFit and 
the BMW garage has been assembled and cleared by a Norfolk based  
development company, who are in pre-application discussions with the 
Council in relation to the redevelopment of this site together with the 
Midway car park.  Discussions have proceeded on the basis of emerging 
policy in the AAP.  The main principles to be followed on this site are to be 
found within the description of the Pooldam Waterside Quarter, within 
which it lies.   
 
The Pooldam Waterside Quarter would represent a new growth area for 
the Town Centre.    It has been defined to extend to both sides of the 
inner ring road, to emphasise the importance of breaking through this 
"barrier" wherever possible, though connectivity is at present severely 
limited.  It also extends along the Lyme Brook to include Queen Elizabeth 
Park and the former Castle Motte.  This latter area has no potential for 
further built development but provides a valuable context for exploiting 
the potential of the brook.  It is also evidence of the historical origins of 
the town's development. 
 
It is essential that the opportunity is taken to "rediscover" the potential of 
the Lyme Brook as well as taking full account of the importance of the 
area and its surroundings in terms of the heritage of the town.  However, 
although this exploitation of the brook is an essential part of the potential 
for development, the area lies within the functional flood plain, and 
therefore potential flooding issues will need to be addressed, and 
investigation will be required at the outset in association with the 
Environment Agency. 
 
Mixed use is the key, with opportunities particularly for housing, leisure, 
hotel and offices uses.  The rediscovery of the waterside must involve 
bringing it into the public realm, through development that increases 
activity close to it.  
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Design will be crucial, with impact from a number of directions being of 
great importance.  There are also two listed buildings close by and the 
Town Centre Conservation Areas extends to the edge of the inner ring 
road.  Currently the view of the Town Centre from the inner ring road is 
unattractive and does not give any clue as to the interest beyond it.  
There is a potential here to create frontages that do not turn their backs 
to the road, but rather indicate that an area of activity is being traversed.  
There is scope for striking design, including building heights greater than 
current or recent, though care needs to be taken to avoid a "canyon 
effect".   On the western side of the site, the proximity of Queen Elizabeth 
Park must be taken into account.  Bringing Town Centre development 
close to the park will add to its value, so long as the design of the 
frontage responds to it appropriately. 
 
As new public spaces must be created around the waterside, visual impact 
will also be important.  At this gateway location there are significant views 
into the centre.  Development should also exploit the asset of the striking 
views over the countryside to the west, particularly from elevated 
positions.   
 
As well as improving crossing facilities on the inner ring road, development 
of the site gives the opportunity to improve the current pedestrian route 
into the Primary Shopping Area along Blackfriars Road and Hassell Street.  
In addition, more radical solutions to the junctions should be considered, 
as referred to at the end of Section 2 (long term visioning.)  This could 
involve some different treatment of the road between the junctions. 
 
Current proposals of the land owner, which would require a partnership 
with the Council, involve incorporating the redevelopment of the Midway 
car park for retail and other uses, and its replacement on the opposite side 
of the inner ring road.  A physical above ground crossing facility of a 
design that encourages movement in both directions would be a pre-
requisite of the development.   
 

If this plan is implemented, it would effectively begin the extension of the 
Primary Shopping Area across the inner ring road, but on the basis of 
current policy, any retail proposal outside the inner ring road would need 
to be treated as "edge of centre", albeit taking into consideration the 
degree of connectivity that was to be provided.  Any proposals for a retail 
element would be judged on the basis of how they added to the retail 
offer, both in terms of quantity and of quality, while ensuring that there 
was no danger of providing a counter-attraction that would reduce interest 
in the current Primary Shopping Area.   This would be assessed both in 
terms of types of retail (ie comparison or convenience) and whether users 
would be attracted towards the centre by the design and layout of the 
development and the activities it accommodates. 
 
The plan opposite shows a larger site than currently assembled.  Any 
development proposals need to take account of possible extension. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
View over the Blackfriars site, showing the backcloth of trees 
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 B    Georgia-Pacific 
 
The site of the former paper goods factory on the inner ring road has 
attracted the attention of a number of developers over the past two years.   
It is much smaller than the Blackfriars site, and adjoins a valuable listed 
building.  Its western boundary adjoins traditional two storey housing and 
this would need to be taken into account in any development proposals.  
It is likely to mean that residential uses will form the major part of any 
development.  Proximity to existing housing may make leisure uses 
problematic, though hotel development would be acceptable in principle. 
 
The site lies within the "Northern Quarter", which has been defined to 
cross both sides of the inner ring road.  This is intended to encourage any 
attempt to break through the barrier, but the potential to embed this site 
within the central core through a physical link is more limited than that of 
the Blackfriars site.   
 
Although mixed use is to be encouraged on all redevelopment sites, in 
principle, care needs to be taken in relation to vehicular access to this site, 
particularly given the adjoining residential uses.   
 
In terms of design, visual impact needs to be considered both the inner 
ring road (directly across and from both travel directions) and from the 
residential area to the west.   
 
Views across the inner ring road into the centre from this site are better 
than those from Blackfriars.  The frontage is varied, including the St Giles 
Church and the Meeting House (both listed buildings) the modern offices 
and the bar/club on Bridge Street.  Although crossing facilities are not of a 
high standard, there is a high degree of interest in the view, inviting 
further attention.  The favourable outlook renders it particularly suitable 
for residential development. 
 

There is a potential here to create a frontage that does not turn its back to 
the road.  There is scope for striking design, including building heights 
greater than recent, (though probably only up to three storeys other than 
in a narrow built form).  Account must be taken of the surroundings, 
which include the listed building on the site, two listed buildings opposite, 
and the Town Centre Conservation Area, which stretches to the edge of 
the inner ring road.  A sea of car parking would not be perceived to be an 
attractive design, or to make any positive contribution to the Town Centre. 
 
Any retail proposals will need to be assessed as "edge of centre", though 
the degree of connectivity to the centre would be taken into account.   As 
noted above, the potential for this, given the nature of the uses on the 
opposite side, are limited. 
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 C    Brunswick Street and Barracks Road 
 
There are a number of potential redevelopment sites within this area, 
though at present only one has been the subject of a planning application.  
There is potential for assembling a site encompassing the whole area 
shown on the plan opposite, but that would not preclude individual 
redevelopment proposals. 
 
If the site is considered as a whole, there could be the opportunity to 
include School Street, though this would require road closure and the 
Highway Authority being satisfied that other arrangements can be made 
for the long distance coaches.  There is also currently valuable Town 
Centre car parking which would need to be provided in some other way 
either on or off site.  If the site is redeveloped as one, the opportunity 
should be taken to create enhanced permeability within it, providing new 
pedestrian routes through the site with attractive public spaces. 
 
The current Subaru unit has been proposed in the recent past for 
residential development with a small amount of retail and office use.  The 
Cannon building, constructed to house a pool and gym but never 
completed, remains vacant.  The Jubilee Baths is well used, but it is the 
Council's intention to replace it on a different site as part of an up-to-date 
leisure centre.  It is the possibility of combining these three sites which 
could be sufficient to release others within the area defined on the plan. 
 
Mixed use is the key, with offices forming a major part, in accordance with 
its location within the Live Work Office Quarter.  There is an opportunity, 
using good design, to make real improvements to damage done to the 
street scene over past years.  This concerns two frontages.  The first is 
that to the inner ring road, where striking design could be appropriate, 
with a bold and active frontage taking advantage of the views across to 
the Town Centre Core, especially towards the northern end (ie overlooking 
Queens gardens and Nelson Place.  It is on this side that the creation of 

additional pedestrian access into the site (close to the current School 
Street, or further south) would add to the busyness of the frontage and 
help to draw interest into the redevelopment.  The other key frontage is 
Brunswick Street. where the former role of the street can be recreated, as 
a tree lined boulevard headed towards the core of the Town Centre.  
(Analysis of past plans and photos shows how this area was once very 
much part of the centre, with Nelson Place playing a role in popular 
municipal events.)   The frontage must be active, like that opposite, with 
continual interest being offered to the passer by.  
 
Building heights are to be guided by Section 4.   There is an opportunity 
for a landmark built form overlooking Nelson Place, but respect must be 
had for the proportions and design of no. 1 King Street on Nelson Place.  
A building of up to 5 storeys could be possible, but only if the design and 
material used are sympathetic.  The Town Centre Conservation Area 
includes the Jubilee Baths and otherwise runs along the north and west 
boundaries of the site, and this will also drive the assessment of 
appropriate design.  
 
Adjoining on the east of the site is one of the Town Centre Housing Areas.  
This must be respected, both in terms of adjoining uses and building 
height and design.  It is unlikely that anything higher than three storeys 
could be appropriate on that edge. 
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 D    Ryecroft  
 
The immediate development opportunity here is the current Sainsbury's 
store, which is moving to Liverpool Road.  There is also a great deal of 
future potential: the existing Magistrates Court has been proposed for 
closure, though its future is uncertain; the former Kwiksave is for sale, and 
there are clearly other buildings and uses in the vicinity that have a limited 
life. Even the Civic Offices could in the longer term form part of a major 
remodelling of this area. 
 
Opportunity should be taken on the Sainsbury site both to add to the retail 
offer and to create a vibrant, interesting place through mixed development 
and added "permeability" - busy pedestrian access routes of visual and 
practical interest.  It could accommodate mixes of housing, hotel and 
office use along with the necessary retail.   
 
Additional vehicular access on to the inner ring road is unlikely but there 
should be more pedestrian access, particularly where this can be linked to 
crossing points.  A key to any design is the creation of visual interest from 
the inner ring road rather than allowing a development that turns its back 
to the road or merely presents a sea of car parking.  However, it is also 
essential that activities within the site are linked to the rest of the Primary 
Shopping Area.  Development here must not be a separate destination 
divorced from the rest of the town.  Connectivity with the rest of the 
centre must also be enhanced, both in terms of routes and by the creation 
of vistas of interest. 
 
To the west of High Street, there is the remains of an older street pattern 
and this should be enhanced.  There is an opportunity to repair 
fragmented road frontage, create added interest on the routes to the 
subway, which is one of the few that draws directly from an established 
route.   
 

Bridge Street presents an attractive vista from the north west on the inner 
ring road, as does Liverpool Road from its continuation on the north side 
of the inner ring road.  Both provide a visual and practical link into the 
centre, and this asset should be exploited.  St Giles Church is more visible 
from the old Liverpool Road than from the dual carriageway, this needs to 
be taken into account if any tall building is contemplated on the site of the 
Magistrates Court to create a landmark feature.  The Town Centre 
Conservation Area extends along the west side of Bridge Street and the 
south of Merrial Street and this must be taken into account in design.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
The prominent tower of St Giles' Church seen over Red Lion Square. 
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APPENDIX 1 
Supporting strategies, plans and evidence 
base 
 
National Planning Policy 
 
National planning policy is set out in "Planning Policy Statements" (PPSs, 
or PPGs prior to 2000) on specific topics.  It does not need to be repeated 
in Local Development Documents but in some cases it is necessary to 
show how these policies will be interpreted locally.  The most important 
sources of national guidance for this SPD are listed below:  
 
PPS 1: Delivering Sustainable Development 
 
Published in January 2005, this sets out the Government's overarching 
planning policies on the delivery of sustainable development through the 
planning system. It emphasises the importance of design in all forms of 
development.  A supplement on Climate Change was published in 
December 2007. 
 
PPS 3: Housing 
 
This was published in 2006 and aims to encourage local authorities to 
enable house building over at an increased rate, while ensuring that the 
full range of requirements are met across the community.  It emphasises 
the desirability of mixed, sustainable communities, in suitable locations.   
 
PPG 4: Industrial development, commercial and small firms 
 
This PPG, published in 2001 recommends a positive approach to 
development control in relation to development "which is necessary to 
provide homes, investment and jobs, or to meet wider national or  

international objectives".  It also encourages mixed uses.  It is currently 
being reviewed and will be replaced by PPS4 "Planning for sustainable 
economic development".  The draft guidance places emphasis on "a 
flexible approach to the supply and use of land in recognition of the 
uncertainties in predicting future trends in the economy". It states that 
"Local Planning Authorities should avoid designating sites for single or 
restricted use classes and develop policies which support sustainable 
economic growth."  It also emphasises the need to give preference for 
office development to the identification of sites in or on the edge of town 
centres, consistent with the sequential approach in Planning Policy 
Statement 6, whilst recognising the influence of market demand  
 
PPS 6: Planning for Town Centres 
 
Published in 2005, this aims to "actively promote growth and manage 
change in town centres", define a network and a hierarchy of centres", 
and "adopt a proactive, plan-led approach to planning for town centres".   
Town Centres are seen as the prime location for retail and office 
development. 
 
As part of the approach to prioritising certain types of development in 
appropriate locations, PPS6 sets out a number of classifications and 
definitions for different parts of a town centre, and then gives guidance on 
policy to be followed within them to take a sequential approach.  The key 
ones are "Primary Shopping Area", "Primary Frontage", "Secondary 
frontage", "Edge of Centre", "Out of centre", and the term "Town Centre" 
itself.  Further details of this can be found in Appendix 2.   
 
PPS 12: Local Development Frameworks 
 
This was published in 2004, and together with a "companion guide" 
published the same year, aims to explain the process of preparing Local 
Development Documents.  It is currently being revised considerably, and 
the new version is expected in June or July 2008.   
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This SPD is being prepared in accordance with the guidance set out in 
PPS12.   This includes guidance on a Sustainability Appraisal (which in this 
case was carried out for the AAP), and the requirement for a formal 
consultation period of at between four and six weeks.  
 
PPG 13 
 
Published in 2001, this document has as its main objective to "actively 
manage the pattern of urban growth to make the fullest use of public 
transport, and focus major generators of travel demand in city, town and 
district".  To this end, it recommends locating as much development as is 
appropriate in Town Centres.  It also aims to ensure that development 
comprising jobs, shopping, leisure and services offers a realistic choice of 
access by public transport, walking, and cycling.  Parking policies should 
be used alongside other measures, and people should be given priority 
over traffic movement.  
 
Regional and Sub-Regional Planning Policy 
 
The crucial document is the Regional Spatial Strategy (RSS), which 
occupies the highest, most strategic layer of the Development Plan.  The 
current RSS was adopted in 2004 but a substantial review, in three 
phases, is underway.  There is currently a phase II revision out for 
consultation that covers housing, employment and town centres.  
 
The key elements in the RSS Review relevant to the SPD are set out 
below: 
 
RSS: The role of the Town Centre  
• Newcastle under Lyme is identified as one of the Strategic Town and City 

Centres of the Region, and thus one of the preferred locations for "major 
retail developments … uses which attract large numbers of people 

including major cultural, indoor sport, tourist, social, leisure and 
community venues … large scale office developments." 

• Newcastle is a "Tier 4" centre, whereas the City Centre, the only other 
Strategic Centre in North Staffordshire, is at "Tier 2".   

• Newcastle is also identified as one of 10 Strategic Centres (along with 
the City Centre) which "have a key role to play in achieving urban 
renaissance and should be priorities for investment to support this."  It is 
also one of 12 identified as centres which "have performed less strongly 
in recent years" and "should seek to maintain the competitiveness … by 
building on their local distinctiveness and addressing weaknesses in their 
offer." 

 
RSS: Retail development  
Indicative figures for growth in comparison retail floorspace:  an additional 
25,000 sq m up to 2021 and a further 10,000 to 2026.   
 
RSS: Office development  
Indicative figures for additional office floorspace "within or on the edge of" 
the centre.   
60,000 sq m. up to 2026.   
 
RSS: Housing development 
The RSS Review is considered the most authoritative guide for housing 
numbers and gives a net figure of 5700 for the period 2026 to 2026, for 
the whole of the Borough.  The Core Spatial Strategy currently being 
prepared, takes this further, and apportions the allocation to different 
areas of the Borough.  This is explained in detail below, under a separate 
heading.  
 
The Regional Economic Strategy 
 
The West Midlands Economic Strategy is driven by the Regional 
Development Agency Advantage West Midlands, (AWM).  The strategy is 
intended to deliver sustainable economic development and growth for the 
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West Midlands and the strategy and its associated delivery framework set 
out the focus for AWM interventions.  Many of these have a regional 
approach and impact but a significant number are targeted at a more local 
level.  It is intended that the targeting and prioritisation aligns closely with 
the Regional Spatial Strategy.  Its spatial interventions include: 
 

• Regeneration Zones, targeting areas of multiple market failure, of 
which North Staffordshire is one. 

• High Technology Corridors based around existing concentrations 
of high technology led businesses. 

• Promoting Birmingham as the major economic driver within the 
West Midlands economy. 

 
The Strategy has three components, Business, Place and People.  The 
"Business" component targets the productivity and growth of the regional 
economy and the demand for employment of the region’s workforce. 
"Place" focuses on the role of place in both attracting and enabling 
economic growth but also in dissuading or constraining economic activity.  
"People" focuses on the contribution of the region’s population to the 
sustainable growth and increased productivity of the region. 
 
In North Staffordshire, AWM investment is channelled through the North 
Staffordshire Regeneration Partnership (NSRP) which was formed in 2007.  
The Business Plan for the NSRP recognises the role that Newcastle Town 
Centre has in regenerating North Staffordshire’s urban core, to offer a 
physical environment that can attract and retain a diversified grouping of 
service sector companies that will be a key stepping stone towards 
economic stability and growth.  One of the opportunities in the strategy is 
seen as the ability to establish a ‘golden triangle’ of economic activity and 
connectivity linking together Stoke on Trent Railway Station, Newcastle 
Town Centre and Hanley. 
 
 
 

The Work Foundation  
 
In 2007, The North Staffordshire Regeneration Partnership commissioned 
"The Work Foundation" to identify how the area might address issues of 
long term economic decline and its negative image.  The Work Foundation 
set out a number of practical recommendations in terms of transforming 
the local economy, the local infrastructure and our quality of life.  One of 
these recommendations which cuts through each of these three themes is 
a focus on the distinctive historic qualities of Newcastle town centre.  The 
report recognises Newcastle town centre as one of the two strategic 
centres in North Staffordshire and argues that 'it is important that 
Newcastle town centre receives sufficient investment to fulfil its potential', 
albeit not requiring the same level of investment as The City Centre. 
 
Specifically, the report identified the need to further develop new business 
accommodation in the town to house its growing professional services 
sector and to develop a retail offer which is distinctive to that of The City 
Centre in Hanley, particularly focussing on an independent retail offer.  
The report urges 'early action to capitalize upon Newcastle-under-Lyme's 
position as one of the most attractive places within the sub-region for 
knowledge intensive businesses to locate' suggesting that the 
development of the professional and business service accommodation 
should be a key priority.  It also argues that plans to develop new 
business accommodation should be set within the context of a plan for the 
town which includes retail and leisure development as well as 
development of the public realm.   
The North Staffordshire Integrated Economic Development 
Strategy 
 
This strategy, commissioned jointly by the Regeneration Zone and RENEW 
North Staffordshire, sets the economic context for all spatial planning in 
the sub-region.  Its approach regarding the hierarchy of centres within the 
conurbation is central to the development of an approach towards 
Newcastle Town Centre.  The strategy integrates in a single document 



DDrraafftt  SSuupppplleemmeennttaarryy  PPllaannnniinngg  DDooccuummeenntt  ffoorr  NNeewwccaassttllee  TToowwnn  CCeennttrree  --  JJuunnee  22000088  

51 

prior work on an agreed approach to land-use planning strategy, business 
clusters, transport, enterprise development and transport across both the 
Borough of Newcastle and the City of Stoke-on-Trent. 
 
In 2007, economic consultants Experian re-assessed the employment 
projections contained in the original NSIEDS.  Using industry projections 
and local factors, Experian project that over the period to 2021 
employment in business services, banking and insurance will grow in the 
Borough by approximately 3,300 - the largest growth sector in the 
Borough's economy.  Further, that employment in public administration 
and other (mainly public) services would grow by 1000.  A further 4,400 
people employed in 'office jobs' (in various guises) suggest the need for 
between 45,000 and 50,000 sq m of new office space to be provided in 
the Borough over the next 15 years.   
 
This quantum of development is roughly in proportion to the proposal in 
the RSS for 60,000 sq m over a 20 year period.  The aspirational element 
in the RSS is the assumption that the overwhelming majority can be 
located in the Town centre.  Though this is supported by PPS 6 and PPS 4 
(consultation draft), the latter particularly recognises that there will be 
pressure to locate some office development outside centres.  However, if 
such provision is not made in the Town Centre, and the requirement 
remains, then this will be met elsewhere, almost certainly in less 
sustainable locations.   
 
 
RENEW North Staffordshire 
 
RENEW North Staffordshire is one of nine housing market renewal 
pathfinders working across England to regenerate areas in greatest need.  
The scheme was set up in 2003 and is funded by central government.  It 
is a partnership involving all the local authorities and a number of other 
key players.  The Intervention Area, within which a programme of 
separate schemes and projects has been formulated, includes parts of the 

Borough.  In the initial two year period, there were a number of 
environmental improvement projects in the Town Centre, but 
subsequently, capital spending in the borough has been confined to the 
Area of Major Intervention (Knutton and Cross Heath) and Chesterton 
(General Renewal Area), though research and evidence gathering has 
taken place which is of equal benefit to the Town centre.  However, the 
Town Centre (though not the entirety of the SPD area) remains within the 
Area of Intervention. 
 
RENEW North Staffordshire identified Newcastle Town Centre as having 
the potential to “accommodate a vibrant housing market which caters for 
a mixed income community”.  This potential, not only for housing but also 
for retail, economic and leisure development, has already resulted in a 
significant degree of development pressure within the area.   
 
The SPD area adjoins the Knutton and Cross Heath Area of Major 
Intervention (AMI) under RENEW North Staffordshire.  The AMI is subject 
to a process of large-scale housing clearance, the intention of which is to 
bring about a significant change in the range of housing available.  This is 
being carried out with the aim of strengthening the communities of 
Knutton and Cross Heath in terms of their future sustainability.   The 
strategy of reducing the concentration of social housing in that area has 
implications in other areas, in particular the Town Centre. 
 
RENEW North Staffordshire has commissioned an extensive body of 
research which helps to inform the SPD.  Initially, there was an “Area 
Development Framework”, prepared by Llewellyn Davies, which provided 
an analysis of the Town Centre in terms of housing market referred to 
above.  Subsequently, an "Area Regeneration Framework" has been 
commissioned, covering the areas to the west and north-west of the Town 
Centre. 
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Local Policies and Strategies 
 
The key Development Plan Document "below" the RSS is the Core Spatial 
Strategy.  This is being prepared jointly with the City of Stoke on Trent 
and is due to be submitted to the DCLG later this year.  In its Area Spatial 
Strategies, it sets out the vision for the Town Centre, broad spatial 
principles and approaches to implementation, and these form the basis for 
the development of this SPD.  
 
The Core Spatial Strategy carries the same vision for the Town Centre that 
was consulted on through the AAP process, with a minor amendment, to 
make reference to its role as a University Town  
 
Core Spatial Strategy: the Vision 
 
“Newcastle-under-Lyme is a University Town and its town centre will be a 
place recognised not only for this, but in its own right for its attractive 
heritage townscape, its high quality new developments, its vibrant public 
realm, its public open air market and its high quality shops, services and 
businesses. It will be a focal point for the economy of the Borough, and a 
place where people want to spend their time and money.  Employment 
opportunities will be sustained and improved and the emerging residential 
market will be strengthened.  The environment will be pedestrian-friendly 
and welcoming for all those who live, work and visit the Town Centre. 
Action will have been taken to address any damage done to the town’s 
historic character in the twentieth century, to create a more appealing 
historic Town Centre where the quality of the environment and its heritage 
is a key selling point.  New development in particular will be well managed 
and sensitive to the best traditions of historic development in the town. 
New opportunities will have been grasped to enhance the historic heart of 
the town and to regenerate areas where sites and land are underused or 
otherwise detract from the image and identity of the town.  Major 
gateways and the town’s public face will be improved, with environmental 
assets such as the Lyme Brook adding to local distinctiveness.” 

Core Spatial Strategy: Strategic Principles - summary 

• The Town Centre is one of the two strategic centres in the 
conurbation, with a complementary role to that of the City Centre  

• A strong retail offer, a strengthened financial and professional 
sector, a focus for new leisure and residential opportunities 

• Mixed use development wherever practicable. 
• Importance of enhancing the attractiveness and viability of the 

Open Market and the high quality public realm and open spaces.  
• Exploiting the potential of the Lymebrook,  
• Targets for retail, office and residential development (taken from 

the RSS) 
• High quality design standards, importance of landmark sites  
• Work with partners to help to secure a Sports Village complex on 

land adjacent to the new College development. 
• Links with Keele University and Science Park, the University 

Hospital of North Staffordshire and Newcastle College of Further 
Education playing a key role in marketing the town as a university 
town and place for research and learning.  

• The Core Spatial Strategy notes that a spatial framework will be 
formulated, identifying distinct zones both within the primary 
shopping area and beyond, aimed at maintaining their distinctive 
characters and helping to break through the perceived barrier of 
the inner ring road. 

 
Core Spatial Strategy: Implementation 
 
The Core Spatial Strategy repeats the precise allocations relating to the 
Town Centre in the RSS and apportions the housing allocation across the 
Borough. A figure of 1400 net additional dwellings is proposed for the 
Town Centre for the period 2006 to 2026.  Currently there are 
commitments for something in the region of 300 units, and thus around 
1100 still to identify.  Within any housing development above the statutory 
threshold (currently 15 dwellings), affordable housing is to be provided at 
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a rate of 25%.   This should generally be 15% social rented and 10% 
shared ownership.  In exceptional cases, it may be more appropriate to 
locate the affordable housing elsewhere, in which case, a commuted 
payment would be required, in accordance with the SPD on developer 
contributions. 
 

• Office development achieved through a combination of planning 
policy, direct provision, joint venture agreements with the private 
sector, and raising profile through marketing and public realm 
enhancement. 

• Use of Section 106 agreements (as set out in adopted Developer 
Contributions SPD) to provide affordable housing, transport 
infrastructure, open space, public realm, education, and public 
safety measures.    

• The draft Newcastle Urban Transport and Development Strategy 
2008/09 – 2012/13 produced by Staffordshire County Council will 
balance the aims of the North Staffordshire Local Transport 2006 -
2011 with the transport infrastructure requirements of future 
development in the borough. 

• Targeting investment to improving the quality of the Town Centre 
to provide an environment commensurate with its status as a 
university town.  

• The provision of the sports village complex through partnership 
working. 

• The North Staffordshire Green Space Strategy 2007 will set out 
the strategic framework for the improving the quality of 
greenspace resources. 

 
The Core Spatial Strategy refers specifically to this SPD, which will set out 
details of the spatial framework with design guidance specific to the Town 
Centre. The SPD will also provide guidance for private investment and for 
public investment in the Town Centre’s public realm. The document will be 
an invaluable tool for the Council to achieve its vision for the future of the 
Town Centre and will set the high standards of development which will be 

required. Further detailed guidance will be included in the North 
Staffordshire Design Guidance SPD and the relevant Conservation Area 
Appraisals and Management Plans. 
 
The Newcastle Sustainable Community Strategy 
 
The Sustainable Community Strategy (SCS) for Newcastle is a high level 
strategic document setting out priorities for the Borough shared between 
the partnership members of the LSP.   
 
The SCS makes clear the important role of the Core Spatial Strategy, and 
the rest of the LDF, in delivering the spatial aspects of the shared 
priorities.  Under the theme of "prosperity", it notes that: "The partnership 
will work together to improve the prosperity and economic vitality of the 
Borough and ensure that local people develop the skills they need to 
access new employment opportunities. Newcastle is a university town with 
Keele University as an internationally recognised centre for medical and 
other research ". 
 
Local Transport Plan 
 
The LTP covering the SPD area is prepared jointly by the City of Stoke on 
Trent and Staffordshire County Councils, covers the period 2006 to 2011. 
It sets priorities and strategies against which any local requests for 
investment would be judged.  Its analysis draws extensively from the 
preparatory work on the AAP its strategy has been developed in 
consultation with the Borough Council. 
 
The LTP identifies the key transport problems as follows: 
 

• Buses operating on congested routes. 
• Congestion problems on the ring road, and A34 and A53 radial 

routes. 
• Pedestrian / vehicle conflicts in the Town Centre. 
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• Personal safety problems in the Town Centre. 
• Problems of severance for pedestrians and cyclists created by the 

inner ring road. 
• Road safety concerns at certain locations. 
• Uncontrolled on-street car parking around the Town Centre. 

 
The main transport proposals being developed are for traffic management, 
bus service improvements and pedestrian links.  The most important 
proposal is the closure of Hassel Street to consolidate the 
pedestrianisation of the central area and route more through traffic onto 
the inner ring road.  This, with other associated measures, is intended to 
improve conditions for pedestrians, address night-time crime and security 
issues, provide adequate taxi provision, improve bus service reliability, 
provide adequate disabled parking and control traffic on the highway 
network.  This complex scheme is being jointly managed by the Borough 
and County Councils and the police. 
 
The County Council also intend that where appropriate, traffic 
management measures such as Urban Traffic Control, and Variable 
Message Signs will be implemented, together with bus gating, bus stop 
improvements, and "real-time passenger information" to help improve the 
quality and reliability of all bus services to and from Newcastle Town 
Centre. 
 
The at-grade pedestrian crossings and subways provide essential links 
across the inner ring road for trips between the primary shopping area 
and nearby key local facilities and residential areas. Additional pedestrian 
crossings are proposed, although the number and location of at-grade 
facilities will need to be balanced against their impact on traffic 
movements on the ring road.  The LTP notes that the condition and use of 
the nine subways is variable and recent public consultations indicate that 
use of the subways is reduced, particularly at night, due to fear for safety.  
County Council funding has been used to improve subways and developer 
funding has been secured to make further improvements.  The LTP also 

notes the contribution to pedestrian movement, and off road cycling 
offered by the Silverdale Greenway and Lyme Valley Parkway. 
 
On car parking, the Borough Council and the County Council are working 
in partnership to manage the situation to help reduce indiscriminate 
parking and congestion and encourage more sustainable forms of travel, 
but without discouraging investment into the area.   
 
The draft Newcastle Urban Transport and Development Strategy 2008/09 
– 2012/13 produced by Staffordshire County Council will balance the aims 
of the North Staffordshire Local Transport Plan 2006 -2011 with the 
transport infrastructure requirements of future development in the 
borough.  Initiatives and actions arising from this strategy include the 
following: improvements to bus facilities, bus priority, traffic management 
schemes, Hassell Street pedestrianisation and addressing the severance 
for pedestrians and cyclists from the primary shopping area by the ring 
road. Developer contributions will play a significant role in funding the 
various actions and initiatives of this Transport Strategy. 
 
Research studies 
 
North Staffordshire Retail and Leisure Study 
 
This study was published in 2005 to update a previous one completed in 
1998.  It was informed by telephone survey of 1,500 residents, an on-
street survey in a number of centres, pedestrian flow counts and a survey 
of businesses.  It was commissioned by RENEW North Staffordshire and 
the Borough and City Councils.  The report includes a detailed analysis of 
Newcastle Town Centre - a "Vitality and Viability Health Check", and an 
assessment of capacity for growth in the short, medium and long term.    
 
In setting out capacity for growth, it indicates a quantum of development 
below that proposed in the RSS: 
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 Food: Sq m 

("convenience") 
Non-food sq m 
("comparison") 

By 2010 440 - 1,240  3,240 - 3,630 
By 2016 990 - 3,050 9,380 - 10,870 
By 2021 1,500 - 4,770 16,000 - 18,850 
 
The RSS figure for comparison retail for the period to 2021 is 25,000 sq 
m.  The RSS figure is on one hand aspirational but on the other a potential 
constraint, given that it has been derived as part of a strategy for the 
growth of different centres throughout the region.  The data form Savills 
suggest that a degree of caution should be exercised in assessing retail 
proposals that may be perfectly acceptable in terms of the RSS.  The 
Savills study also recommends that additional floorspace in the short term 
should be directed to the primary shopping area in the first instance. 
 
 
 
 
Green Space Strategy 
 
Two important studies have recently been undertaken that have helped in 
assessing the supply and distribution of green space and leisure facilities: 
the Urban North Staffordshire Green Space Audit and Strategy and the 
Newcastle Leisure Needs Assessment and Planning Pitch Strategy.  Both 
studies have been carried out broadly in line with the recommendation of 
PPG17:  Planning for Open Space, Sport and Recreation. 
 
Provision of green space has been assessed by neighbourhoods 
(groupings of wards based on severances/barriers e.g. major transport 
corridors) and wards across the urban area of the Borough to identify local 
supply issues.  Town ward is the most represented within the SPD area, 
though the boundaries are not contiguous and care needs to be taken in 
any judgement from the headline statistics.  Town ward does not include 

the New Ashfields area, the Victoria Street and Vessey Terrace area or the 
housing at the southern end of Silverdale Road.  The SPD also excludes a 
small area of the ward at the north end of Albert Street. 
 
Within the limitations of the data, however it is notable that the ward is 
deficient in quantitative terms, in relation to the urban area of the 
borough average, in all types of green space of unrestricted access. 
 
The figures are: 

• 2.1 ha per 1000 population for informal green space (compared to 
6.0 ha per 1000) 

• 2.1 ha per 1000 population for formal green space (compared to 
3.8 ha per 1000) 

• 0ha per 1000 population for biodiversity green space (compared 
to 3.3 ha per 1000) 

 
In relation to accessibility to green space, the ward performs better, with 
Brampton Park, Lyme Valley Parkway, Queen Elizabeth Park, Station Walks 
and Stubbs Walk all situated nearby and Queens Gardens within the inner 
ring road.  However, there is poor accessibility to outdoor sports and semi-
natural/biodiversity sites.  In terms of quality, it scores highly for parks 
and gardens but poorly for other children's play areas and green corridors. 
 
It is unlikely that opportunities for the creation of new green space within 
the Town Centre will arise, due to its dense, urban nature.  However, this 
density itself means that it is heavily populated, by people living in, 
working in, or visiting the area.  Further development, particularly of 
residential units, will increase the pressure on already scarce green space 
and create a demand for either more or better facilities.  It is also 
acknowledged that due to the urban nature of the Town Centre, some of 
this demand can be met by the provision of high quality public realm 
improvements to pedestrianised areas and access routes.  The strategy 
will therefore address the issue of supply of adequate green space by: 
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• Setting local standards for quantity, quality, accessibility and 
connectivity specifically for the urban core. 

• Protecting existing green space within the Town Centre and 
around its periphery. 

• Securing the long-term maintenance and management of the 
existing green spaces. 

• Seeking to improve the quality and accessibility of the public realm 
within the Town Centre. 

• Seeking to implement ‘street greening’ initiatives in the Town 
Centre to improve its quality and contribute to climate change 
future proofing. 

• Developing performance indicators to measure public satisfaction 
with green space and public realm. 
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APPENDIX 2 - TOWN CENTRE LOCATIONS & 
DEFINITIONS 
 
The designation and definition of zones within and around Town Centres is 
a crucial element of policy in aiming to preserve the vitality and viability of 
Town Centres.  
 
Planning Policy Statement (PPS6), "Planning for Town Centre", sets out 
details of the terms that should be employed and how they should be 
interpreted.  (Annex A, Table 2).  This is reproduced opposiite, followed by 
details of how the definitions are interpreted in this SPD, with explanations 
where appropriate.   
 
 
Three footnotes from the PPS need to be read to clarify the table 
opposite. 
: 

 "In determining whether a site falls within the definition of edge of 
centre, account should be taken of local circumstances.  For example, 
local topography will affect pedestrians' perceptions of easy walking 
distance from the centre.  Other considerations include barriers, such as 
crossing major roads and car parks, the attractiveness and perceived 
safety of the route and the strength of attraction and size of the Town 
Centre.  A site will not be well connected to a centre where it is physically 
separated from it by a barrier such as a major road, railway line or river 
and there is no existing or proposed pedestrian route which provides safe 
and convenient access to the centre." 

 
 " For office development, locations outside a Town Centre but within 500 

metres of a public transport interchange, within the urban area should be 
considered as edge-of-centre for purposes of the sequential approach." 

 
 The ' The 'centre' for a retail development constitutes the primary 

shopping area.  For all other main Town Centre uses the 'centre' should 
be regarded as the area embraced by the Town Centre boundary." 

 
 
 
 
 
 

Guidance in PPS6 
 
Term Advice text in PPS6 
Town 
Centre 
 

Defined area, including the primary shopping area and 
areas of predominantly leisure, business and other main 
Town Centre uses within or adjacent to the primary 
shopping area. 

Primary 
Shopping 
Area 

Defined area where retail development is concentrated, 
generally comprising the primary and those secondary 
frontages which are contiguous and closely related to the 
primary shopping frontage.  (Also noted that in smaller 
centres, the Town Centre may not extend beyond the 
Primary Shopping Area.) 

Primary 
Frontage 

Likely to include a high proportion of retail uses 

Secondary 
frontage 

Provide greater opportunity for a diversity of uses 

Edge of 
centre 

For retail purposes: a location that is well connected 
to and within 300 metres of the primary shopping area * 

Edge of 
centre 

For all other main Town Centre uses: this is likely to 
be within 300 metres of a Town Centre boundary *  

Out of 
centre 

A location which is not in or on the edge of a centre but 
not necessarily outside the urban area 
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Local interpretation  
 
Term Interpretation of guidance in PPS6 
Town Centre 
 

For clarity, the term Town Centre is used for the whole 
of the area covered by the SPD. 
For retail development, and the application of the 
sequential approach, in accordance with PPS6, the term 
'edge-of-centre' is defined (see below) in relation to the 
Primary Shopping Area, and hence does not apply to 
the whole of the Town Centre.  (See third footnote 
above).   
For office development, as indicated in the second 
footnote, a wider definition is encouraged, allowing the 
term 'edge-of-centre' to embrace locations beyond the 
Town Centre itself, but within 500m of a bus station.  
Thus it is appropriate to treat office development 
anywhere within the SPD boundary as 'Town Centre'. 

Primary 
Shopping 
Area 

The area within the Inner Ring Road. 
Newcastle is not a "smaller centre" as referred to in 
PPS6.  It is considered that the Inner Ring Road 
supplies the clearest definition for the primary shopping 
area, and one which best fits the explanation in PPS6.  
It is possible that in the future it would be reasonable to 
extend the Primary Shopping Area to beyond the inner 
ring road. But this would only happen if connectivity 
were to be significantly improved. 

Primary 
Frontage 

This has been defined on the basis of what appears to 
be the area with the highest footfall.  Its definition has 
been amended since the Local Plan to take account of 
the new development at Castle Walks.  

 
 
 

 
 
 
 
 
Secondary 
frontage 

This is all the area within the primary shopping area 
that is not defined as primary frontage. 

Edge of 
centre 

For retail purposes: Any site adjoining the Inner Ring 
Road, or fronting the A34 within 250 m of the Inner 
Ring Road.  
This is considered to be a fair interpretation of the 
requirement for a location to be "well connected to and 
within 300 metres of the primary shopping area".  
Maintaining and improving the crossing facilities on the 
A34 is part of the Council's approach in the Public 
Realm Strategy, and referred to in the Spatial 
Framework.  

Edge of 
centre 

For all other main Town Centre uses:  In this 
document, leisure is treated like retail, ie large 
developments should be well connected as in the 
category above.  For office development, as discussed 
in the first part of this table under 'Town Centre', the 
categorisation of 'edge-of-centre' does not arise, as all 
locations in the SPD area are within the Town Centre. 

Out of centre For retail and leisure: within the SPD boundary, any 
location outside the Primary Shopping Area not covered 
by the 'edge-of-centre' definition. 
For office development:  'out-of-centre' would apply 
only to locations outside the SPD boundary. 
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