
 

 

LAND AT END OF GATEWAY AVENUE, BALDWIN’S GATE
KIER LIVING LTD 15/01106/REM

The application is for the approval of reserved matters relating to internal access arrangements, 
layout, scale, appearance and landscaping in respect of a residential development of 113 dwellings. 

This approval of reserved matters follows the granting at appeal of an outline planning permission in 
January 2015 (Ref. 13/00426/OUT). Details of access from the highway network were approved as 
part of the outline consent. 

The site, of approximately 5.6 hectares in extent, is within the open countryside and an Area of 
Landscape Restoration as indicated on the Local Development Framework Proposals Map.  

The 13 week period for this application expires on 14th March 2016, but the statutory period has 
been extended by the applicant to the 1st April.

RECOMMENDATION

Subject to the consideration of any further comments received by 25th March 2016, PERMIT 
subject to conditions relating to the following:

 Link to outline planning permission and conditions
 Approved plans
 Details of the tie in of access of the site with Gateway Avenue
 Integral garages of the Suckley house type to be retained for the parking of vehicles
 Materials (facing, roofing and surfacing)
 Landscaping conditions

Reason for Recommendation

The principle of the use of the site for residential development has been established with the granting 
of the outline planning permission. The design and layout of the proposal is considered acceptable in 
accordance with the aims and objectives of the National Planning Policy Framework and the 
Newcastle-under-Lyme and Stoke-on-Trent Urban Design Guidance SPD. There would be no 
material adverse impact upon highway safety as a consequence of the internal layout or to residential 
amenity and subject to the receipt of no adverse comments from the Landscape Development 
Section, the landscaping and open space provision within the site is considered acceptable. There are 
no other material considerations which would justify a refusal of this reserved matters submission.

Statement as to how the Local Planning Authority has worked in a positive and proactive 
manner in dealing with the planning application  

Amendments have been sought from the applicant and the proposal is considered to be a sustainable 
form of development in compliance with the provisions of the National Planning Policy Framework.

Key Issues

1.1 The Application is for the approval of reserved matters relating to internal access arrangements, 
layout, scale, appearance and landscaping in respect of a residential development of 113 dwellings. 
The principle of the residential development of the site has been established by the granting of outline 
planning permission 13/00426/OUT at appeal in January 2015. Details of access from the highway 
network were approved as part of the outline consent. 

1.2 The outline consent for the site was granted subject to a condition that required any reserved 
matters applications for the site to accord with the principles set out in the Design and Access 
Statement and the illustrative Masterplan drawing that accompanied that application. Objections have 
been received on the grounds that it is considered that the application fails to accord with the 
principles of the Design and Access statement and the drawing as conditioned in the appeal decision 



 

 

and as such, it is in clear breach of Condition 4 and the application should not have been validated. 
The condition requires any reserved matters application to accord with the principles of the Design 
and Access Statement. Your Officer has considered the application against those principles and is 
satisfied that it accords with Condition 4 of the outline consent granted at appeal. Some of the 
detailed reasons why objectors consider that the application does not accord with those principles will 
be considered further below.

1.3 A number of objections have been received from local residents relating to the impact of a housing scheme 
of this size upon the surrounding highway network, local amenities and the capacity of the sewerage system. 
These are matters that were considered and accepted as not grounds for refusing the outline planning permission 
and therefore, cannot be revisited now. Issues of impact on view and impact on property values have also 
been raised but these are not material planning matters.

1.4 The issues for consideration now are:-
 

 Is the proposal acceptable in terms of its design and impact on the form and character of the 
area?

 Would there be any adverse impact on residential amenity? 
 Would the proposed layout have any adverse impact upon highway safety and does the 

detailed scheme promote sustainable transport choices?
 Is the proposed landscaping and open space within the site acceptable?
 Other issues

2. Is the proposal acceptable in terms of its design and impact on the form and character of the area?

2.1 The NPPF at paragraph 56 indicates that the Government attaches great importance to the 
design of the built environment.  Good design is a key aspect of sustainable development, is 
indivisible from good planning, and should contribute positively to making places better for people.  At 
paragraph 64 it states that permission should be refused for development of poor design that fails to 
take the opportunities available for improving the character and quality of an area and the way it 
functions.

2.2 Policy CSP1 of the CSS lists a series of criteria against which proposals are to be judged 
including contributing positively to an area’s identity in terms of scale, density, layout and use of 
materials.  This policy is considered to be consistent with the NPPF.

2.3 Section 7 of the adopted Newcastle-under-Lyme and Stoke-on-Trent Urban Design Guidance 
Supplementary Planning Document (2010) provides residential design guidance. R3 of that document 
states that new development must relate well to its surroundings. It should not ignore the existing 
environment but should respond to and enhance it. 

2.4 Section 10.1 of the SPD indicates that the aims for development within, or to extend, existing rural 
settlements are

a. To respond to the unique character and setting of each
b. Development should celebrate what is distinct and positive in terms of rural 

characteristics and topography in each location
c. Generally to locate new development within village envelopes where possible and to 

minimise the impact on the existing landscape character 

It goes on to state that new development in the rural area should respond to the typical forms of 
buildings in the village or locality. 

2.5 R12 of that document states that residential development should be designed to contribute 
towards improving the character and quality of the area. Proposals will be required to demonstrate the 
appropriateness of their approach in each case. Development in or on the edge of existing 
settlements should respond to the established urban or suburban character where this exists already 
and has a definite value. Where there is no established urban or suburban character, new 
development should demonstrate that it is creating a new urban character that is appropriate to the 
area.



 

 

2.6 R13 states that the assessment of an appropriate site density must be design-led and should 
consider massing, height and bulk as well as density. R14 states that developments must provide an 
appropriate balance of variety and consistency.

2.7 The development would comprise 113 dwellings with a density of 26 dwellings per hectare (dph). 
A variety of house types are proposed which would be predominantly 2-storey with bungalows 
adjacent to the existing bungalows on Hillview Crescent and Sandyfields. Higher density development 
would be situated centrally within the site with the larger detached properties along the northern edge 
and facing the public open space. 

2.8 Given the variety of dwelling size, density and style currently in the village, it is considered that the 
layout proposed would respect local character. In allowing the appeal (13/00426/OUT), the Inspector 
was satisfied that 113 dwellings would result in a density that would strike an acceptable balance 
between reflecting the character of the village housing and making efficient use of housing land. 
Objections have been received from residents and the Parish Council on the grounds that in 
comparison with the indicative layout in the outline application, it is considered that there is an 
increase in housing density next to the existing estate boundary. It is the case however that the 
density of the overall development remains the same as that accepted by the Inspector and your 
Officer’s view is that the layout adjacent to the existing dwellings, which includes a number of 
bungalows, is appropriate.

2.9 The principal facing material would be red brick with rendered projections and gable fronts at the 
junction of key internal vistas and the addition of weatherboarding on the dwellings along the 
countryside boundaries. Detailing would be simple and unfussy with double-frontage dwellings at 
prominent locations, providing focal points and features to enhance legibility through the 
development. Concerns have been raised by local residents on the grounds that it is considered that 
the materials do not reflect the wide variety of brick and tile finishes in the vicinity. Your Officer’s view 
however is that the materials palette proposed would provide a consistency throughout the site but 
would provide sufficient articulation and focal points to create variety and interest in the street scene.

2.10 Concern has been expressed stating that the majority of parking is now in front of properties 
rather than to the side. Whilst there are some dwellings where parking is to the front, particularly the 
smaller semi-detached units, car parking and garages would generally be to the side of dwellings and 
it is not considered that the street elevations would be dominated by parking. 

2.11 The layout as originally submitted included dwellings in the north-western corner of the site, 
encroaching into the landscape buffer that was shown on the indicative masterplan to extend along 
the full length of the northern boundary of the site. Your Officer was concerned that the incursion of 
development into this area would have an adverse impact on the continuity of the landscape buffer 
and therefore would have a detrimental effect on the relationship of the development within the 
landscape. The layout has been amended so that the landscape buffer extends fully into the north-
western corner of the site. The dwellings on Plots 89 and 90 would face towards the open space and 
whilst there would now be less space for tree planting along the western boundary of the site, it is 
considered that sufficient planting could be incorporated elsewhere along that boundary.

2.12 In allowing the appeal, the Inspector stated that the indicative layout showed that breaks in the 
built development could maintain visual corridors to extend the public views from the 4 cul-de-sacs 
that lead to the site boundary out into the countryside beyond. Concerns have been raised by 
residents stating that the proposed dwellings project forward of the building line of Sandyfields, 
Gateway Avenue and Hillview Crescent and that public views from the existing avenues towards 
Madeley Park Wood are now obstructed. Similar to the scheme now proposed, the illustrative layout 
considered by the Inspector showed the proposed dwellings forward of the existing properties on 
Sandyfields and Gateway Avenue. Whilst the dwellings adjacent to Hillview Crescent now project 
forward of the existing bungalows contrary to what was shown on the indicative masterplan, views 
would be maintained from Hillview Crescent across the public open space and beyond to the 
countryside.

2.13 The layout of the site follows closely that of the illustrative Masterplan drawing and the design 
parameters set out in the Design and Access Statement are reflected in this detailed scheme. The 



 

 

layout and density of the proposed scheme and the proposed house types reflect local character and 
it is considered that the proposal would be acceptable in terms of its design and impact on the form 
and character of the area.

3. Would there be any adverse impact on residential amenity?

3.1 This falls into 2 elements – the residential amenity of existing adjacent occupiers and the 
residential amenity of future residents of the development.

Existing occupiers’ amenity

3.2 Concerns have been raised by residents on the grounds of impact on light and privacy. Specific 
reference is made to the impact of two-storey houses proposed in locations previously designated for 
bungalows and to what is perceived to be an inadequate separation distance from No. 14, Gateway 
Avenue.

3.3 The two-storey houses referred to are those on plots 5, 6 and 7. The rear elevations of those 
properties would be 18m from the gardens of the adjacent dwellings on Gateway Avenue and Hillview 
Crescent and such a distance is considered to be sufficient to ensure that there would be no 
significant adverse impact on the amenity of the occupiers. Although there is a window in the side 
elevation of No. 14, Gateway Avenue, it is not a principal window as defined in the Council’s SPG and 
no windows are proposed in the side elevation of the dwelling proposed on Plot 1. There would be no 
significant adverse impact on light or privacy therefore.  

Amenity of future occupiers of the development 

3.4 The proposed dwellings would generally provide amenity areas which comply with the 
lengths/areas recommended in the SPG. Although there a limited number of dwellings that have a 
garden length or area marginally less than the recommended figures, the level of private amenity 
space would be sufficient for the family dwellings proposed. 

4. Would there be any adverse impact upon highway safety and does the detailed scheme promote 
sustainable transport choices?

4.1 The means of access to the site was determined at outline stage, with vehicular access provided 
via Gateway Avenue and an emergency access from Hillview Crescent that would serve as an 
alternative pedestrian/cycle access. Therefore although objections have been received regarding 
increased traffic and the inadequate width of Gateway Avenue, the site benefits from outline consent, 
and an objection to the principle of such a use in terms of its impact upon the highway network could 
not now be sustained. 

4.2 Concerns have been raised on the grounds that it is considered that the road layout is 
unimaginative, is urban in character and does not reflect that of a rural village. The internal road 
layout differs from that illustrated in the outline application, in that it provides a continuous loop around 
the northern part of the site rather than comprising a series of cul-de-sacs. This is further to 
discussions with the Highway Authority who wished to see the internal roads linked to provide a 
connected layout with the need to reverse kept to a minimum. The Highway Authority has no 
objections to the detail of the proposal subject to conditions and the proposal is considered 
acceptable in terms of impact on highway safety.

4.3 Objection has been raised on the grounds that there is no indication that the public right of way 
between the site and the A53 is to be upgraded. In allowing the appeal, the Inspector did not consider 
is necessary to impose a condition requiring the upgrading of the public footpath and therefore it is not 
considered that such a requirement could be imposed at this stage.

5. Is the proposed landscaping and open space within the site acceptable?

5.1 In consideration of the appeal proposal, the Inspector made reference to the present village fringe 
comprising a mix of garden vegetation interspersed with the hard built form of dwellings adjoining the 
boundary and timber fences. He stated that the landscaped perimeter shown on the indicative 



 

 

scheme should in due course lead to a more attractive village fringe than at present. He went on to 
state that the proposed mitigatory planting would help to integrate the proposed development into the 
wider landscape without undue harm to the rural surrounds of the village. 

5.2 Concerns have been expressed by local residents and the Parish Council on the grounds that in 
comparison with the indicative masterplan in the outline scheme, the open space is reduced and the 
landscaping plans have changed significantly. It is stated that the layout fails to indicate tree planting 
to create the “tree-lined” streets and garden planting of ornamental species to create “landscape 
layers” that were promised.

5.3 Officers are satisfied that the amount of open space proposed is acceptable and accords with the 
dimensions indicated on the Pegasus drawing referred to by the Inspector in Condition 4 of the outline 
consent. However, regarding the plans as originally submitted, Officers shared residents’ concerns 
that the landscaping had been significantly reduced from that indicated in the outline application. In 
particular, the landscaping along the northern perimeter had been reduced to a single line of trees 
and very little street tree planting and rear garden planting was proposed. 

5.4 Amended plans have been received which indicate additional tree planting within the area of open 
space along the north-western boundary of the site. Whilst the original plans showed just a single line 
of trees along the boundary, the revised plans include further tree planting to the other side of the 
proposed swales. In addition, further tree planting is proposed in appropriate locations within the 
streets and the larger rear gardens where appropriate.

5.5 Your Officer is satisfied that the revised landscaping provides a more robust buffer between the 
built development and the open countryside and that the additional street and rear garden tree 
planting would help to soften the development and provide an attractive street scene.

5.6 The Landscape Development Section (LDS) has expressed concern that the open space 
containing the SUDS does not provide sufficient public access and lacks a meaningful public use. 
Reference has been made to the illustrative layout in the outline application which indicated a footpath 
through the open space. As referred to above, the internal road layout differs from that illustrated in 
the outline application, in that it provides a continuous loop around the northern part of the site to 
provide a connected layout. This has resulted in the provision of informal shared surfaces adjacent to 
the open space and therefore the provision of a footpath through the open space is not considered 
necessary.  

5.7 The LDS initially raised concerns regarding the Locally Equipped Area of Play (LEAP) to the east 
of the site and in particular the offset distances from the dwellings. The location and design of the play 
area have been amended and the LDS are satisfied that the proposed play area now accords with 
Fields in Trust guidance. 

6. Other Issues

6.1 Network Rail has expressed concern that the increased surface runoff will be generated from the 
development and there is a possibility of it flowing towards the railway cutting. They state that the 
developer has not proven to Network Rail’s satisfaction that their expectations for the drainage on the 
proposal area can be met and therefore further clarification is required regarding the swales. The 
applicant’s agent has written to Network Rail providing them with a detailed explanation of the 
proposed drainage system which includes an infiltration tank system and attenuation basins. The 
further comments of Network Rail are awaited and will be reported to Members if received. 

6.2 Objections have been raised from residents on the grounds of adverse impact on drainage. 
Baldwin’s Gate Action Group (BGAG) has stated that the Preliminary Drainage Strategy raises 
serious questions about both surface water drainage and foul water drainage and that plot levels may 
need to be lifted to allow gravity drainage to the existing foul water sewer. It is suggested that it will be 
necessary for properties to have permitted development rights removed so as to preserve the 
functioning of soakaways and porous pathways. 

6.3 The applicant’s Drainage Consultant has responded in detail to the comments of BGAG but in 
summary has stated as follows:



 

 

1. All surface water drainage has been designed in accordance with the latest Environment 
Agency guidelines and follows the SUDS hierarchy for new developments. There will be no 
increase in surface water discharge from the site due to the full use of SUDS/infiltration 
drainage throughout.

2. All surface water drainage has been designed to accommodate storms up to and including 
the critical 1:100 year storm plus a so% allowance for climate change.

3. All surface water and foul drainage pipe networks will be checked, approved and adopted by 
United Utilities.

6.4 The issue of drainage and flood risk was considered in relation to the outline application and the 
Inspector was satisfied that subject to the design and installation of suitable drainage systems, there 
would be no undue additional risk of flooding. He imposed conditions requiring the submission of 
drainage details and requiring the development to be carried out in accordance with the approved 
Flood Risk Assessment. The Environment Agency has raised no objections to this reserved matters 
application subject to the receipt of the additional information required by the conditions of the appeal 
decision. Your Officer has written to both Severn Trent Water and United Utilities providing them with 
the comments of BGAG on this matter and inviting their comments but no responses have been 
received. Given that their period for comment has expired, it must be assumed that they have no 
comments to make. Your Officer is satisfied that the matter of drainage has been robustly addressed 
by the applicant’s consultants and subject to compliance with the relevant conditions of the outline 
consent, it is not considered that the proposed development would create any additional risk of 
flooding.

6.5 Concern has been expressed that the affordable housing is not sufficiently “pepper-potted” across 
the development. The Council’s Housing Strategy is satisfied however that the layout achieves an 
acceptable level of integration.



 

 

APPENDIX

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 CSP1: Design Quality
Policy CSP3: Sustainability and Climate Change
Policy CSP4: Natural Assets
Policy CSP5: Open Space/Sport/Recreation
Policy CSP6: Affordable Housing

Newcastle-under-Lyme Local Plan (NLP) 2011

Policy N3: Development and Nature Conservation – Protection and Enhancement Measures
Policy N4: Development and Nature Conservation – Use of Local Species
Policy N17: Landscape Character – General Considerations
Policy N21: Areas of Landscape Restoration
Policy T16: Development – General Parking Requirements
Policy C4: Open Space in New Housing Areas

Other Material Considerations include:

National Planning Policy Framework (NPPF) (2012)

National Planning Practice Guidance (NPPG) (2014)

Supplementary Planning Documents (SPDs)

Affordable Housing SPD (2009)

Space Around Dwellings SPG (SAD) (July 2004)

Newcastle-under-Lyme and Stoke-on-Trent Urban Design SPD (2010)

Relevant Planning History

13/00426/OUT Outline application for up to 113 no. dwellings and associated works Refused 
and subsequent appeal allowed on 12th January 2015

Views of Consultees

The Highway Authority has no objections to the proposal subject to conditions requiring full details 
of the tie-in of the access of the site with Gateway Avenue and stating that the integral garage of any 
Unit D shall be retained for the parking of motor vehicles and cycles. 

The Housing Strategy Officer states that the affordable housing accords with the terms of the 
Unilateral Undertaking submitted at the appeal and the layout achieves an acceptable level of 
integration.

The Environment Agency has no objections.

Network Rail makes the following comments:

 Increased surface runoff will be generated from the development and there is a possibility of it 
flowing towards the railway cutting. The developer has not proven to Network Rail’s 
satisfaction that their expectations for the drainage on the proposal area can be met. Further 



 

 

clarification is required regarding the swales. Should any issues result from the proposal then 
the developer will be liable for all mitigation costs. 

 Any excavation adjacent to the cutting crest/railway boundary will require supervision by 
Network Rail to ensure the stability and safety of the railway is not adversely affected.

 The 1.8m high fence proposed by the developer is acceptable to Network Rail.
 It is for the developer and the LPA to ensure mitigation measures and conditions are in place 

to ensure that noise and vibration from the existing railway are mitigated appropriately prior to 
construction.

 No trees should be planted next to the boundary with Network Rail land and the operational 
railway. Only evergreen shrubs should be planted and they should be a minimum distance 
from the boundary that is equal to their expected mature growth height.

 The developer should submit a Risk Assessment and Method Statement (RAMS) which 
would consider all works to be undertaken within 10m of the operational railway.

The Landscape Development Section states that the revised planting proposals are an 
improvement on the previous submission and the overall scheme is generally acceptable. The 
proposed street trees are predominantly very small growing species and there is scope for some 
larger growing trees to be included. There are concerns that the transitional open space containing 
the SUDS on the northern boundary does not provide sufficient public access and lacks a meaningful 
public use. The design for this space should be developed further, more in line with the outline 
proposals. The proposed play area appears to satisfy the requirements of the Fields in Trust LEAP. 

The Education Authority states that a Unilateral Undertaking was submitted at the time of the appeal 
and the education contribution amount and terms should be calculated in line with this. 

The Crime Prevention Design Advisor states that it is pleasing to note that the applicant has clearly 
sought to address crime prevention within the design layout. A number of elements are listed that 
accord with ‘Secured by Design’ guidance and principles. One aspect of the development that might 
benefit from some further thought is the boundary treatment where the two ends of Sandyfields will 
meet the new development. Perhaps providing a formal pedestrian linkage at one of these points 
might have been beneficial and need not undermine security. In the absence of a link there is a 
danger that informal paths/desire lines will be created. If there are to be no pedestrian linkages at 
these points, it may be prudent to reinforce the relevant site boundaries.

A joint response has been received from Whitmore Parish Council and Baldwin’s Gate Action 
Group. The following is a summary of their comments:

 The application fails to accord with the principles of the Design and Access statement and 
drawing as conditioned in the appeal decision and as such, it is in clear breach of Condition 4 
and the application should not have been validated.

 The plan should be subject to further independent assessment by a third party, as was carried 
out by MADE during the outline stage.

 The layout fails to protect views towards Madeley Park Wood and views of the oak tree on the 
SW boundary of the site.

 Two-storey dwellings are proposed in an area shown on the Pegasus drawing to be single-
storey dwellings.

 Plot levels may need to be lifted to allow gravity drainage to the existing foul water sewer. 
This would significantly affect the landscape and visual impact of a large area of the 
development.

 The existing properties in the area are a variety of finishes and brick colours and the 
proposed red brick is unsympathetic and does not reflect the surrounding rural context.

 The mews type properties are not compatible with the form and character of the existing 
village.

 Some plots are forward of the building line and some have frontage car parking spaces rather 
than front gardens.

 The separation distance from 14, Gateway Avenue has not been observed.
 The density of the NE end of the development has been increased significantly.
 The affordable housing units would not be “pepper-potted” across the development.



 

 

 The proposed landscape buffer would comprise a single line of trees rather than the in depth 
landscaping varying between 20 and 50m in depth that was shown in the outline scheme.

 No street trees or garden trees are shown.
 No improvements are proposed to the existing Public Right of Way linking the site to the A53.
 More information is required regarding boundary treatments.
 The Preliminary Drainage Strategy raises serious questions about both surface water 

drainage and foul water drainage. It will be necessary for properties to have permitted 
development rights removed so as to preserve the functioning of soakaways and porous 
pathways.

 Clarification is required regarding future maintenance responsibilities for the landscaped 
public open spaces, children’s play area, play equipment and swales.

 Child safety concerns relate to the proximity of the play area to the West Coast Main line and 
to the swales.

 Traffic calming measures are considered necessary at the junction of Hillview Crescent and 
Gateway Avenue.

 The existing highways and footways in Gateway Avenue should be repaired and resurfaced.
 No information has been provided regarding street lighting.
 The application refers to cars queuing to leave Gateway Avenue exceeding seven vehicles 

but this is contrary to Condition 5 of the Inspector’s Appeal Decision.
 The application refers to work starting in May 2016 but Condition 23 of the Appeal Decision 

states that no work should be carried out during the bird nesting season (1st March to 31st 
July).

 Any developer contributions towards maintenance of the public open space should be 
adjusted to assist in the maintenance and enhancement of sites across the whole of 
Whitmore Parish and not restricted to the development site.

 The establishment of a formal Liaison Committee with the developer should be required.
 HS2 Ltd should be consulted to identify whether the proposal conflicts with any plans for the 

construction of HS2 Phase 2A and its associated infrastructure.

No comments have been received from the Waste Management Section of the Council, the 
Environmental Health Division, the Staffordshire County Council Flood Risk Team, United 
Utilities, Severn Trent Water, Chapel and Hill Chorlton Parish Council and Maer & Aston Parish 
Council. Given that the period for comment has expired, it must be assumed that the above have no 
comments to make.

Representations

Approximately 57 letters of objection have been received including a submission from Baldwin’s 
Gate Action Group. Objection is made on the following grounds:

 The plans differ greatly to those in the outline consent. There are a considerable number of 
instances where the developer has deviated from the originally agreed plan. The layout fails 
to comply with Condition 4 of the Inspector’s decision and the application is therefore invalid.

 The public views from the existing avenues towards Madeley Park Wood are now obstructed 
by buildings which protrude beyond the existing building line. 

 The proposed dwellings project forward of the building line of Sandyfields, Gateway Avenue 
and Hillview Crescent.

 There is an increase in housing density of over 50% next to the existing estate boundary.
 The majority of parking is now in front of properties rather than to the side.
 The introduction of two-storey houses in locations previously designated for bungalows leads 

to a loss of privacy.
 The materials do not reflect the wide variety of brick and tile finishes in the vicinity. A wider 

variety of brick and tile should be used to blend in with the locality.
 Impact on light and privacy
 No connection is shown to the public right of way between the site and the A53 and there is 

no indication of how it may be upgraded
 Adverse impact on drainage. No satisfactory solution has been offered to deal with the 

sewerage and surface water produced by the development. No information has been 
provided on whether the existing pumping station is capable of dealing with the extra 



 

 

sewerage. The Council will be sued for damages and costs if any property suffers flooding 
due to this development.

 Flooding concerns
 The open space is reduced and the landscaping plans have changed significantly. A straight 

row of trees is proposed rather than the complex landscaping scheme approved as part of the 
outline. 

 The layout fails to indicate tree planting to create the “tree-lined” streets and garden planting 
of ornamental species to create “landscape layers” that were promised.

 The play areas appear to present a danger to children with the swales on the one hand and 
the railway on the other

 Traffic impact
 The crossing and loop is now to accommodate up to 7 vehicles which would block 3 

driveways and back up to Hillview Crescent 
 No details of street lighting are provided
 The central roads appear to be only 5m wide meaning that larger commercial vehicles and 

service vehicles will be unable to pass each other without mounting the footpath.
 The road layout is unimaginative, lacks character, is urban in character and does not reflect 

that of a rural village.
 Traffic calming measures are considered necessary at the junction of Hillview Crescent and 

Gateway Avenue.
 The width of Gateway Avenue is inadequate for the volume and type of vehicles using it
 Impact of traffic noise, dust, fumes and disturbance to views from construction access
 Impact of debris and mud on the roads
 Pressure on local amenities such as school and doctor’s surgery
 Boundary treatment needed to stop residents creating an access route through Sandyfields
 Affordable housing is not interspersed with other properties
 HS2 should be contacted to identify whether the proposals conflict with any future proposals.
 A liaison group should be established to ensure a good working relationship and responsible 

development of the site.
 Impact on view
 Impact on property values

Regarding the amended plans, one letter has been received making the following additional 
comments:

The plans still do not comply with Condition 4 of the appeal decision and therefore the legality of the 
application is questioned. 

Applicant’s/Agent’s submission

The application is accompanied by the following documents:

 Design and Access Statement
 Planning Statement
 Statement of Community Involvement
 Noise and Vibration Impact Assessment

All of these documents are available for inspection at the Guildhall and as associated documents to 
the application via the following link http://publicaccess.newcastle-staffs.gov.uk/online-
applications/PLAN/15/01106/rem

Background Papers

Planning files referred to
Planning Documents referred to

Date report prepared

16th March 2016
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