
  

  

FORMER T.G. HOLDCROFT, WOLSTANTON 
McCARTHY & STONE RETIREMENT LIFESTYLE LTD.   14/00968/FUL 
 
 

The Application is for full planning permission for the erection of 31 self-contained units of sheltered 
accommodation designed specifically for the elderly. The scheme will comprise 18 one-bedroom and 
13 two-bedroom apartments with communal facilities, car parking and landscaped areas.  
 
The application site, of approximately 0.24 hectares, is within the urban area of Newcastle as indicated 
on the Local Development Framework Proposals Map. 
 
A decision on the application was deferred at the meeting of the Committee held on 13

th
 May to 

allow time for officers to consider the merits of the applicant’s case against  on-site provision 
of affordable housing, the obtaining of an independent calculation of what that financial 
contribution would need to be and finally an assessment of the scheme’s ability to make 
policy compliant affordable housing and open space contribution – such calculation and 
assessment being undertaken by the District Valuer. 
 
At the time of writing the advice of the DV is still awaited, but the item is placed on the agenda 
as it is expected in sufficient time for it to be considered and reported to the Committee, so 
that the Committee should be able to make a decision on the 23

rd
 June.  

 
The 13 week period for the determination of this application expires on 12

th
 June 2015 but the 

applicant has agreed an extension to the statutory period until 29
th
 June 2015. 

 

 



  

  

RECOMMENDATION 
 
A. Subject to 
  
(i) the receipt and consideration of advice from the District Valuer as to what  policy compliant 
affordable housing provision and open space contributions this development could support, 
and a supplementary report  to the Committee on this aspect and, depending upon the above, 
on whether such affordable housing should be in the form of on-site provision or a financial 
contribution towards off-site provision 
 
(ii) the applicant entering into a Section 106 obligation by agreement by 24

th
 July 2015 to 

require:- 
  

1. Affordable housing on-site provision or a contribution to off-site provision (the level 
and form of which is to be recommended following the outcome of (i) above); 

2. A financial contribution for the enhancement and maintenance of the bowling green at 
Wolstanton Park (the level of which to be recommended following the outcome of (i) 
above) 

3. In the event of less than policy compliant affordable housing provision and open space 
contribution being secured, a reappraisal of the development’s viability in the event of 
the development not being substantially commenced within 12 months of the 
permission, and a consequential upward adjustment of such provision/contribution 
should the viability reappraisal so indicate  
 

Permit, subject to conditions relating to the following: - 
 

1. Standard Time limit for commencement of development  
2. Approved plans 
3. Development to be occupied by those aged 55 and over 
4. Materials 
5. Boundary treatments 
6. Contaminated land 
7. Construction management plan 
8. Internal noise levels 
9. Approval of recyclable materials and refuse storage 
10. Landscaping scheme 
11. Tree protection 
12. Highway matters 
13. Construction hours 
14. Scheme to be completed to Code for Sustainable Homes Code Level 3 
15. Cycle parking provision 

 
B. Failing completion by the date referred to in the above resolution, of the above planning 
obligation, that the Head of Planning be given delegated authority to either refuse the 
application on the grounds that without such matters being secured the development fails to 
provide an appropriate level of affordable housing which is required to provide a balanced and 
well-functioning housing market and fails to secure the provision/maintenance of off-site 
public open space; or, if he considers it appropriate, to extend the period of time within which 
the obligation can be secured.    

 
 
Reason for Recommendations 
 
The site is within the urban area of Newcastle and is a previously developed site which currently fails 
to contribute positively towards providing attractive townscape for the area. The benefits of the 
scheme include the provision of housing within an appropriate location and the enhancement of this 
part of Wolstanton and the area generally in a positive manner. Subject to the imposition of suitable 
conditions it is not considered that there are any adverse impacts of the development that would 
significantly and demonstrably outweigh the benefits and accordingly permission should be granted.  
 



  

  

The applicant has submitted financial information to substantiate their claim that the Council’s 
requirements as a Local Planning Authority (LPA) would render a policy compliant scheme unviable. 
The draft Report of the District Valuer setting out her appraisal of the development’s viability is still 
awaited and a further report will be brought to members on this issue.   
 
Statement as to how the Local Planning Authority has worked in a positive and proactive 
manner in dealing with the planning application   

The proposal is considered to be a sustainable form of development in compliance with the provisions 
of the National Planning Policy Framework and no amendments were considered necessary. 
 
Key Issues 
 
The Application is for full planning permission for the erection of 31 self-contained units of sheltered 
accommodation designed specifically for the elderly. The scheme will comprise 18 one-bedroom and 
13 two-bedroom apartments with communal facilities, car parking and landscaped areas.  
 
The site has an extant planning permission for 12 dwellings, granted in November 2014, which 
includes nine 3-storey properties fronting onto Knutton Road (Ref. 08/00795/EXTN2).  
 
It is considered that the main issues for consideration in the determination of this application are: 
 

• Is the principle of the development on this site acceptable? 

• Would the proposed development have a significant adverse impact on the character and 
appearance of the area?  

• Would there be any adverse impact on residential amenity? 

• Would the proposed development have any adverse impact upon highway safety? 
• Is affordable housing provision required and if so how should it be delivered? 

• Will appropriate open space provision be made? 

• Do the adverse impacts of the development significantly and demonstrably outweigh the 
benefits, when assessed against the policies in the NPPF taken as a whole? 

• Would some lesser or nil contributions towards the cost of addressing the above issues be 
justified given issues of viability? 

 
Is the principle of residential development on this site acceptable? 
 
Local and national planning policy seeks to provide new housing development within existing urban 
development boundaries on previously developed land. This site is located within the Urban Area of 
Newcastle and constitutes previously developed land.  
 
Policy ASP5 of the Core Spatial Strategy (CSS) – the most up-to-date and relevant part of the 
development plan - sets a requirement for at least 4,800 net additional dwellings in the urban area of 
Newcastle-under-Lyme by 2026 and a target of at least 1000 dwellings within Newcastle Urban South 
and East (which includes Wolstanton).  
 
Policy SP1 of the CSS states that new development will be prioritised in favour of previously 
developed land where it can support sustainable patterns of development and provides access to 
services and service centres by foot, public transport and cycling. The Core Strategy goes on to state 
that sustainable transformation can only be achieved if a brownfield site offers the best overall 
sustainable solution and its development will work to promote key spatial considerations. Priority will 
be given to developing sites which are well located in relation to existing neighbourhoods, 
employment, services and infrastructure and also taking into account how the site connects to and 
impacts positively on the growth of the locality.  

This is a previously developed site in a sustainable location within the urban area. The site is in close 
proximity to the shops and services of Wolstanton, and there are several bus services that run 
frequently close by the site to Hanley and Newcastle. It is considered that the site is in a sustainable 
location therefore. 
  



  

  

Paragraph 49 of the NPPF states that housing applications should be considered in the context of the 
presumption in favour of sustainable development. It also states that relevant policies for the supply of 
housing cannot be considered up-to-date if the LPA cannot demonstrate a five-year supply of 
deliverable housing sites. At paragraph 14, the Framework also states that, unless material 
considerations indicate otherwise, where the development plan is absent, silent or relevant policies 
are out-of-date, planning permission should be granted unless any adverse impacts of doing so would 
significantly and demonstrably outweigh the benefits, when assessed against the policies in the NPPF 
at a whole.   
 
Your officer’s advice is that the Council is currently unable to robustly demonstrate a five year supply 
of specific, deliverable housing sites (plus an additional buffer of 20%) as required by paragraph 47 of 
the Planning Policy Framework (NPPF) given that it does not have a full objective assessment of its 
housing needs, and is relying on household projections. The starting point therefore must be one of a 
presumption in favour of residential development. In this particular context as has already been stated 
the development is in a location which is close to services and facilities and promotes choice by 
reason of its proximity to modes of travel other than the private motor car. 
 
On the basis of all of the above, it is considered that the principle of residential development in this 
location should be supported unless there are any adverse impacts which would significantly and 
demonstrably outweigh the benefits. Housing development on the site has been agreed to be 
acceptable by the Local Planning Authority as recently as November 2014. 
 
Would the proposed development have a significant adverse impact on the character and 
appearance of the area?  
 
The site is located in a prominent location on the corner of Knutton Road and Silverdale Road 
overlooking the Wolstanton Marsh area. It was previously occupied by a car showroom which has 
been demolished and the site has been vacant for several years. The site is currently detrimental to 
the character and appearance of the area and a suitable development is needed to enhance what is 
otherwise an attractive predominantly residential area.   
 
Bungalows are located adjoining the site on Knutton Road, modern semi-detached, 2-storey dwellings 
are located adjoining the site on Silverdale Road, with modern detached dwellings in an elevated 
position to the rear of the site on Clews Walk.  The wider context of the site is the Marsh with the 
more substantial Victorian dwellings that front onto this area of open space.  The urban fabric locally 
shows a clear hierarchy in the scale of dwellings with the side streets containing smaller dwellings 
building up to taller dwellings directly adjacent to and visible from the Marsh. 
 
CSS Policy CSP1 states that new development should be well designed to respect the character, 
identity and context of Newcastle and Stoke-on-Trent’s unique townscape and landscape and in 
particular, the built heritage, its historic environment, its rural setting and the settlement pattern 
created by the hierarchy of centres. It states that new development should protect important and 
longer distance views of historic landmarks and rural vistas and contribute positively to an area’s 
identity and heritage (both natural and built) in terms of scale, density, layout, use of appropriate 
vernacular materials for buildings and surfaces and access. This policy is considered to be consistent 
with the NPPF. 
 
The Newcastle-under-Lyme and Stoke-on-Trent Urban Design Guidance SPD (2010) has been 
adopted by the Borough Council and it is considered that it is consistent with the NPPF. Section 7 of 
the SPD provides residential design guidance and R3 of that section states that new housing must 
relate well to its surroundings. It should not ignore the existing environment but should respond to and 
enhance it. R12 states that residential development should be designed to contribute towards 
improving the character and quality of the area. Development in or on the edge of existing settlements 
should respond to the established urban or suburban character where this exists and has definite 
value.  
 
The building would be predominantly 3-storeys to the frontage stepping down to 2½ storeys to either 
side adjacent to the existing residential properties. It would be sited close to the frontage of the site 
significantly further forward than its neighbours to either side. It is considered that the proposed 
building line and massing would create an appropriate frontage onto Knutton Road and Wolstanton 



  

  

Marsh responding appropriately to both the neighbouring properties and to the site’s location on a 
prominent corner. It is considered that it would enhance the local area and would create a focal point 
that would reflect local distinctiveness. MADE Design Review Panel who considered a very similar 
scheme at the pre-application stage considered that the large scale of the building and the strong way 
that it addresses Knutton Road is wholly appropriate and they commended its strong presence on the 
street.  
 
The frontage of the building is articulated with projecting gabled elements and Juliet balconies which 
help to break up the massing. MADE, it should be noted, expressed concerns that the projecting bays 
are too narrow and the windows are too small to command the frontage or reflect the character and 
proportions of traditional bays in the vicinity. Whilst the applicant has not increased the width of the 
bays, the ‘framing’ details on the gables have been omitted to visually widen these elements.  
 
MADE also advised that the front of the building could benefit from a stronger emphasis being given 
to the entrance and that the stepping down of the building to either side along with the change of 
materials weakens the frontage. The applicant has responded to these comments by introducing a 
main entrance canopy and by proposing a consistent material palette throughout. Your Officer 
considers that stepping down the height of the building to either side is however necessary to achieve 
an appropriate relationship with the dwellings to either side – an issue which the Local Planning 
Authority must consider.  
 
To the rear, the scale of the building eventually drops to a 2-storey element. Simple gables are 
proposed to create a smaller domestic scale whilst the use of the same materials would ensure 
continuity.  
 
There is an extant consent on this site for 12 dwellings which includes nine 3-storey dwellings fronting 
onto Knutton Road. Whilst this development would be larger in terms of its bulk and massing (than 
this previous scheme), it is considered that the scale, massing and design of the proposed 
development would be appropriate in this location and would enhance what is currently a vacant site 
that has an adverse impact on the character and appearance of the surrounding area.   
 
Would there be any adverse impact on residential amenity? 
 
It is important to ensure that new development would not cause material loss of amenity to existing 
neighbouring residents in terms of loss of light and privacy. The Council’s Supplementary Planning 
Guidance Space Around Dwellings provides guidance on achieving acceptable amenity standards.  
 
Principal windows are proposed in the side facing elevations of both the 3-storey and 2-storey 
elements to the rear of the development. The proposed windows would not face any windows in the 
adjacent dwellings but would look towards the rear garden areas of those properties. The windows in 
the north-west facing elevation of the 3-storey and 2-storey elements would be approximately 15m 
and 12m respectively from the boundary of the property to the north and the 3-storey element would 
be angled away from the garden area of that dwelling. The windows in the south-east elevation of the 
3-storey and 2-storey section of the building would be approximately 17m and 15m respectively from 
the boundary with the garden serving the bungalow to the south-east which has a detached 
outbuilding along the existing boundary. Close-boarded fences are proposed along the boundaries 
and it is considered that sufficient distance would be maintained to ensure that there would not be any 
significant adverse impact on the amenity of the residents of the adjacent properties.  
 
The occupier of No. 29, Silverdale Road has expressed concern that the building is 2 ½ storey next to 
their property rather than 2 storey and that the kitchen windows facing their property are not frosted 
glass. No principal windows are proposed in the side elevation closest to No. 29 and there are no 
principal windows in the side elevation of No. 29. Given the orientation of the existing dwelling and the 
distance of that property to the proposed development it is not considered that there would be any 
significant adverse impact on the amenity of the occupiers of that property. 
 
The occupier of No. 50, Silverdale Road, opposite the site, has raised concerns regarding impact on 
her privacy and natural light. The corner of that property would be 22m from the nearest principal 
window in the proposed development but in any event, the properties would be off-set from each 
other and would not be directly facing.  



  

  

 
With regard to the proposed development, it is considered that an acceptable level of amenity would 
be achieved. Given the location of the site immediately adjacent to Wolstanton Marsh, it is considered 
that the limited amount of private amenity space within the scheme is sufficient. 
 
In conclusion, it is not considered that a refusal could be sustained on the grounds of impact on 
residential amenity. 
 
Would the proposed development have any adverse impact upon highway safety? 
 
Vehicular access is proposed off Knutton Road (which is a cul-de-sac and the lesser of the two roads 
fronting the site) and the access arrangements are largely unaltered from the extant consent for 12 
dwellings (Ref. 08/00795/EXTN2). 20 car parking spaces are proposed within the site.  
 
The first part of Policy T16 of the Local Plan indicates that development will not be permitted to 
provide more parking than the maximum levels specified in the Local Plan Table 3.2. In March this 
year the Secretary of State gave a statement on maximum parking standards indicating that the 
government is keen to ensure that there is adequate parking provision both in new residential 
developments and around town centres and high streets, so the first part of policy T16 is clearly 
inconsistent with the NPPF as read in conjunction with the ministerial statement.   
 
The second part of Policy T16 states that development that provides significantly less parking than 
the maximum specified levels will not be permitted if this would create or aggravate a local on-street 
parking or traffic problem, although consideration should be given to whether such problems can be 
addressed by car parking demand measures (the improvement of non-car modes of travel) and on-
street parking controls. It is consistent with the NPPF, but paragraph 32 of the NPPF states that 
development should only be prevented or refused on transport grounds where the residual cumulative 
impacts of development are severe. 
 
The Local Plan suggests a maximum of 44 parking spaces would be required for Use Class C3 
(residential dwellings) for a development of this size but a Transport Statement that accompanies the 
application uses the applicant’s own independent research of their existing sites and suggests that 11 
spaces would be required. The 20 spaces as proposed is higher than the demand anticipated by the 
developer but lower than the maximum provision of 44 spaces permitted by the Local Plan. 
An objection has been received from the Highway Authority on the grounds that the proposed 
development fails to make adequate provision for the parking of vehicles within the site curtilage 
resulting in an increase in the likelihood of highway danger due to the likelihood of vehicles being 
parked on the public highway. They have noted the degree to which the parking provision falls short 
of the standard referred to in the Local Plan, and submit that given that residents of the development 
could still be in active employment there is the likelihood that they would still own a car and commute 
to work. They consider that the site is sufficiently removed from the shops and facilities of Wolstanton 
High Street to encourage use of a car. Finally they refer to the lack of express provision of disabled 
parking spaces within the scheme and that the scheme has no on-site visitor parking either – the 
parking being barrier controlled. 
 
Given the more elderly nature of the residents, it is reasonable to assume that parking demand would 
be less than for standard residential dwellings. Furthermore the site is not a suburban one - 
Wolstanton has a range of shops and services, including a supermarket, within just 350m of the site 
that can be accessed easily on foot. Wolstanton is well served by bus and there is a bus stop 
approximately 350m away from the site. That a recent similar development in Wolstanton has 
provided a higher level of parking provision per unit (70%) is not in itself an argument that insufficient 
spaces (40%) are being provided in this instance. 
 
Although the length of Knutton Road is subject to parking restrictions in the form of double yellow 
lines, these were put in place when the site was occupied by the former garage, and appear to be 
redundant, and it may be that such restrictions could be at least modified. Further advice on whether 
this could be done and how it might have to be resourced will be given to the Committee if available. 
Knutton Road whilst only 5 m in width, is a quiet cul de sac with development only on one side. There 
is also on street parking available on the western side of Silverdale Road.  
 



  

  

As already indicated the NPPF states that development should only be prevented or refused on 
transport grounds where the residual cumulative impacts of development are severe.    
 
Given the nature of the use, the survey information submitted by the applicant of parking demand on 
other sites, the provision that is being made, the sustainable location of the site, and taking into 
account the Ministerial Statement, it is not considered that the impact of any on-street parking that 
might be associated with the development on highway safety would be severe and therefore it is not 
considered that a refusal could be sustained on highway safety grounds. 
 
Is affordable housing provision required and if so how should it be delivered? 
 
Policy CSP6 of the CSS states that new residential development within the urban area, on sites or 
parts of sites proposed to, or capable of, accommodating 15 or more dwellings will be required to 
contribute towards affordable housing at a rate equivalent to a target of 25% of the total dwellings to 
be provided. 
 
It is considered that whilst the proposed development is specifically for retirement dwellings, the 
proposal is for self-contained independently occupied accommodation and the only level of care is a 
House Manager based on site to carry out the maintenance and management of the development and 
its grounds. On this basis, the units are considered to comprise C3 dwellings and therefore it is 
considered appropriate to seek affordable housing provision. On the basis of the number of dwellings 
proposed, the affordable housing requirement for this site would be 8 units.  
 
The applicant has submitted a viability assessment that indicates that the development would not be 
viable with affordable housing or any Section 106 contributions.  
 
In addition, the agent is putting forward a case  that if it is concluded that the scheme can afford to 
provide affordable housing, it should be via an off-site financial contribution as there are fundamental 
difficulties in accommodating affordable housing on-site with private retirement housing. In summary, 
the reasons for this they say are as follows: 
 

• The specialised communal living environment results in the payment of a service charge by 
the residents. It would be very difficult to set the service charge at a level that would cover the 
costs of the type of management that private purchasers expect, yet would be still affordable 
to residents of affordable housing. It would also be difficult for the affordable housing provider 
to guarantee payment of a service charge in perpetuity that would be liable to change on an 
annual basis. 

• There would be significant potential for friction and animosity between those residents who 
pay a significant annual service charge for premium services and those who would occupy 
low cost or heavily subsidised apartments but have use of the same services. 

• If attempts are made to try and overcome management, maintenance and service charge 
issues by splitting the site to have separate blocks for the sheltered and affordable 
accommodation, this introduces further issues. The size of the site and its physical constraints 
are such that a separate block of affordable housing with access, parking and amenity space, 
would reduce the size of the sheltered block by such a degree to make it unviable and 
inefficient. The significant reduction in sheltered units would mean that fewer elderly 
purchasers would have to share the fixed cost of the communal facilities and make the market 
sheltered scheme even more unviable. 

• The provision of a commuted sum for off-site affordable housing would lead to more 
appropriate and acceptable housing layouts for both the sheltered and affordable provision. 

 
The Council’s policy as set out in its Affordable Housing SPD is that it will seek to ensure that 
affordable housing is provided on site in the first instance and that “only in very particular, agreed 
circumstances will either another site, or payment in lieu of on-site provision be considered as an 
acceptable alternative”. The NPPF, whilst superseding the government guidance taken into account 
when the SPD was drawn up, does indicate that where affordable housing is needed, the presumption 
should be for on-site provision unless either off-site provision (i.e. provision on another site) or a 
financial contribution of broadly equivalent value can be robustly justified and the agreed approach 
contributes to the objective of creating mixed and balanced communities. 
 



  

  

Your Officers are considering whether a financial contribution, as opposed to on-site provision, is 
indeed “robustly justified” and such an approach “contributes to the objective of creating mixed and 
balanced communities”. Further advice will be provided on the matter in a supplementary report – if 
the applicant’s case as to the financial viability of the scheme is not accepted. 
 
Will appropriate open space provision be made? 
 
The proposal is above the threshold where Policy C4 of the Local Plan advises that where no open 
space is being provided as part of the development, the Local Planning Authority should seek a 
financial contribution towards the provision/enhancement of open space in the area. This should be 
secured through a section 106 obligation requirement. This is also in accordance with CSS Policy 
CSP5 and the Developer Contributions SPD.  
 
This development would not include an area of public open space within the site. The Landscape 
Development Section therefore considers that a financial contribution is required to include a 
contribution for capital development/improvement of off-site green space (Wolstanton Marsh and 
Wolstanton Park) in addition to a contribution to maintenance costs for 10 years. As the proposal is 
for retirement dwellings they accept that the play element of the sum for the capital 
development/improvement of offsite open space should be removed. They also accept that the 
maintenance contribution should be reduced by the same proportion. Your Officer considers that this 
is an appropriate approach although it is considered that it is also appropriate to also waive the 
outdoor sports contribution on the basis that contributions must be “fairly and reasonably related in 
scale and kind to the development”. On this basis there would be a total contribution requirement of 
£52,699 which could be secured through a planning obligation achieved by agreement.  
 
Your Officer is satisfied that such an obligation would comply with Section 122 of the CIL Regulations, 
but it is also necessary to consider whether it complies with Section 123 which came into force .  on 
5
th
 April 2015. Regulation 123 stipulates that a planning obligation may not constitute a reason for 

granting planning permission if it provides funding    in respect of a specific infrastructure project or a 
type of infrastructure and , if five or more obligations providing funding for that project or type of 
infrastructure have already been entered into since 6 April 2010.. The Landscape Development 
Section have requested a contribution towards the improvement and enhancement of Wolstanton 
Marsh and Wolstanton Park however it appears that there have already been 4 obligations entered 
into  since April 2010 securing  open space contributions, subject to their related developments 
proceeding, for improvements to Wolstanton Marsh, and therefore to seek such a further contribution 
would be unlawful. However, only one contribution has been sought towards Wolstanton Park which 
comprises a bowling green, play area and tennis courts. While it would not be reasonable to require a 
contribution towards the play element and tennis courts (on the basis that these elements have been 
discounted from the amount of contribution sought), the bowling green is a popular facility and the 
proposed development would put further pressure upon it. It is considered that a financial contribution 
towards the development and maintenance of that facility would comply with CIL Regulation 123.  
 
Do the adverse impacts of the development significantly and demonstrably outweigh the benefits, 
when assessed against the policies in the NPPF taken as a whole? 
 
In conclusion, subject to the imposition of suitable conditions and obligations, it is not considered that 
there are any adverse impacts of the development that would significantly and demonstrably outweigh 
the benefits which comprise the contribution of additional housing and the redevelopment of what is 
currently a vacant and unsympathetic site within a primarily residential area.  .  
 
Would some lesser or nil contributions towards the cost of addressing the above issues be justified 
given issues of viability? 
 
A Viability Assessment has been submitted with the application which concludes that development 
would not be viable with affordable housing or any Section 106 contributions.  
 
The NPPF states in relation to viability that the costs of any requirements likely to be applied to 
development, such as requirements for affordable housing, standards, infrastructure contributions or 
other requirements should, when taking account of the normal cost of development and mitigation, 
provide competitive returns to a willing landowner and willing developer to enable the development to 



  

  

be deliverable. It goes on to state that where obligations are being sought or revised, local planning 
authorities should take account of changes in market conditions over time and, where appropriate, be 
sufficiently flexible to prevent planning development being stalled. 
 
It is acknowledged that in some circumstances an applicant may believe that what is being asked for 
by the Council will render a development unviable. The Developer Contributions SPD, adopted by the 
Borough Council in September 2007, has a section on the issue of “viability” and it starts with the 
point that any developer contributions required will need to comply with the tests set out in the then 
circular on planning obligations, which include those of fairness and being reasonably related in scale 
and kind to the proposed development, and reasonable in all other respects. Although the circular has 
since been superseded the principles continue to apply. 
 
The Council’s position is that in such circumstances, for the Council to be persuaded to reduce its 
requirements, the onus is upon the applicant to justify why and how special circumstances apply. A 
list of the type of information which an applicant might consider useful to demonstrate why the 
Council’s requirements are too onerous is provided and it is indicated that negotiations over the level 
of and nature of contributions will be assessed on a ‘site by site’ basis, having regard to a financial 
appraisal (which may be informed by independent advice) and that such negotiations will need to take 
account of the economics of the development and other national, regional, and local planning 
objectives that may affect the economic viability of the proposal. 
 
The applicant in this case has submitted financial information to substantiate their claim that the 
Council’s requirements as an LPA would render a policy compliant scheme unviable. The information 
submitted has been sent by your officers to the District Valuer (an independent third party who has 
the skills required to assess financial information in connection with development proposals) for 
further advice.   
 
Your officers are awaiting the receipt of a draft Report by the District Valuer setting out his appraisal 
of the development’s viability and will report further on this issue.   
 
Policies and proposals in the approved development plan relevant to this decision:-  
 
Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy (CSS) 2006-2026 
  
Policy SP1: Spatial Principles of Targeted Regeneration 
Policy SP3: Spatial Principles of Movement and Access 
Policy ASP5: Newcastle and Kidsgrove Urban Neighbourhoods Area Spatial Policy 
Policy CSP1: Design Quality 
Policy CSP3: Sustainability and Climate Change 
Policy CSP5: Open Space/Sport/Recreation 
Policy CSP6: Affordable Housing  
Policy CSP10: Planning Obligations 
 
Newcastle-under-Lyme Local Plan (NLP) 2011 
 
Policy H1: Residential Development: Sustainable Location and Protection of the Countryside 
Policy H13: Supported Housing 
Policy N12: Development and the Protection of Trees 
Policy N16: Protection of a Green Heritage Network 
Policy T16: Development – General Parking Requirements 
Policy IM1: Provision of Essential Supporting Infrastructure and Community Facilities 
 
Other Material Considerations include: 
 
National Planning Policy Framework (NPPF) (2012) 
 
National Planning Practice Guidance (PPG) (2014) 
 
Supplementary Planning Guidance/Documents 
 



  

  

Supplementary Planning Guidance relating to the control of residential development 
 
Newcastle-under-Lyme and Stoke-on-Trent Urban Design Guidance SPD (2010)  
 
Affordable Housing SPD (2009) 
 
Developer Contributions SPD (2007) 
 
Relevant Planning History 
 
08/00795/OUT  Residential development of 12 units   Approved 
 
11/00629/REM  Approval of landscaping scheme for proposal for 12 no. residential units 
          Approved 
 
08/00795/EXTN2 Application to extend the time limit for implementing planning permission 

08/00795/OUT (residential development of 12 units) Approved  
 
Views of Consultees 
 
The Crime Prevention Design Advisor states that the layout is encouraging in terms of crime 
prevention with good natural surveillance but reference is made to two issues where improvements 
could be made. The low level bollard lighting should be supplemented by more elevated directional 
LED lighting and the access arrangements adjacent to No. 29 Silverdale Road could be improved.  
 
The Housing Strategy Section consider that although the accommodation will be for older people, 
the application does not stipulate that residents will have care needs and therefore they consider that 
the scheme constitutes residential dwellings (C3) and not a residential institution (C2). Given that it is 
C3, 25% affordable housing is required. 
 
The Environmental Health Division has no objections subject to conditions regarding construction 
hours, a construction management plan, protection of mud and debris from highway, dust mitigation, 
internal noise levels, waste storage and collection arrangements and contaminated land. 
 
The Environment Agency has no objections subject to a condition regarding contamination. 
 
The Landscape Development Section has no objections subject to a contribution of £75,493.68 
(£2435.28 per dwelling) for off-site green space. 
 
The Highway Authority recommend that the application is refused on the grounds that the proposed 
development fails to make adequate provision for the parking of vehicles within the site curtilage 
resulting in an increase in the likelihood of highway danger due to the likelihood of vehicles being 
parked on the public highway. They have noted the degree to which the parking provision falls short 
of the standard referred to in the Local Plan,  and submit that given that residents of the development 
could still be in active employment there is the likelihood that they would still own a car and commute 
to work. They consider that the site is sufficiently removed from the shops and facilities of Wolstanton 
High Street to encourage use of a car. 
 
The Waste Management Section approves in principle to the layout of the scheme subject to full and 
precise details of the recyclable materials and refuse receptacles and the collection arrangements.  
 
No comments have been received from the East Newcastle Local Area Partnership. Given that the 
date for comments has passed, it must be assumed that they have no comments to make. 
 
Representations 
 
Two letters of objection have been received. Concern is expressed by the occupier of No. 29, 
Silverdale Road that the building is 2 ½ storey next to their property rather than 2 storey and that the 
kitchen windows facing their property are not frosted glass. The occupier of a property on the opposite 



  

  

side of Silverdale Road raises concerns regarding impact on view, natural light, privacy and parking 
issues. 
 
Six letters of support have been received stating that this is a much needed type of accommodation 
that will be in keeping with the area. It will put derelict land to good use and will be of benefit to local 
businesses. 
 
Applicant’s/Agent’s submission 
 
The application is accompanied by the following documents: 
 

• Planning Statement 

• Noise Impact Assessment 

• Statement of Community Involvement 

• Tree Survey 

• Site Investigation Report 

• Phase 1 Habitat Survey 

• Design and Access Statement 

• Transport Statement  

• MADE design review comments 
 
All of these documents are available for inspection at the Guildhall and on www.newcastle-
staffs.gov.uk/planning/1400968FUL 
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