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OFFICER REPORT ON DELEGATED ITEMS 
 
Applicant  Mr J Burgess                                    Application No  - 11/00445/AGR  
     
Location  The Old Hall Farm, Main Road, Betley 
 
Description Cladding of existing Dutch Barn 
 
Policies and proposals in the Development Plan relevant to this decision: 
 
West Midlands Regional Spatial Strategy 2008 
 
Policy QE1:  Conserving and Enhancing the Environment  
Policy QE3:  Creating a high quality built environment for all 
 
Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy 2006 – 2026 (Adopted 
2009) 
ASP6:  Rural Area Spatial Policy 
CSP1:  Design Quality 
CSP 2:  Historic Environment 
CSP 3:  Sustainability and Climate Change 
CSP4:  Natural Assets 
 
Staffordshire and Stoke-on-Trent Structure Plan 1996-2011 
 
Policy D1:  Sustainable Development 
Policy D2:  The Design and Environmental Quality of Development 
Policy D4: Managing Change in Rural Areas 
Policy D5B: Development in the Green Belt 
Policy NC1:  Protection of the Countryside: General Considerations 
Policy NC2:   Landscape Protection and Restoration 
Policy NC18: Listed Buildings 
Policy NC19: Conservation Areas 
 
Newcastle-under-Lyme Local Plan 2011 
 
Policy S3: Development in the Green Belt 
Policy N17:  Landscape character: general considerations 
Policy N18: Area of Active Landscape Conservation 
Policy B5: Control of Development affecting the setting of a listed building 
Policy B9: Prevention of harm to Conservation Areas 
Policy B10: The requirement to preserve or enhance the character or appearance of a 

Conservation Area 
Policy B13: Design and Development in Conservation Areas  
Policy B14: Development in or adjoining the boundary of Conservation Areas 
 
Other Material Considerations 
 
Relevant National Policy Guidance: 
 
PPS1 Delivering Sustainable Development (2005) 
The Planning System: General Principles (Companion Guide to PPS1) 
PPG2 Green Belts (1995) 
PPS7 Sustainable Development in rural areas (2004) 
PPS23 Planning and Pollution Control 
 
Supplementary Planning Guidance 
 
Newcastle under Lyme and Stoke on Trent Urban Design Guidance Supplementary Planning 
Document 2010 
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Planning for Landscape Change: Supplementary Planning Guidance to the Staffordshire and 
Stoke-on-Trent Structure Plan 1996-2011, formally adopted on 10 May 2001 
 
Other 
Newcastle under Lyme Borough Council’s Betley Conservation Area Townscape Map 2008 
 
Betley Conservation Area Character Appraisal 2008 
 
Betley Conservation Area Management Plan 2008 
 
 
Planning History 
None considered relevant 
 
Views of Consultees 
 
Betley, Balterley and Wrinehill Parish Council – Objects to the proposal on the grounds 
that the enclosure of the open barn will adversely impact on the Conservation Area, and on 
views into and from the Conservation Area, in breach of Planning Policies B9, B10 and B14. 
The enclosure of the open barn will adversely impact on the setting and views of adjoining 
listed buildings, and the Planning Authority will need to assure itself that the design of the 
development is appropriate to the intended use. 
 
Conservation Advisory Working Party – Recommends that a timber cladding in untreated 
cedar boarding be used, and left to weather 
 
Representations  
 
15 representations have been received, of which the main points are summarised below: 

� The solid structure would be out of keeping with the surrounding buildings 
� Once clad, the building lends itself for other activities apart from the storage of hay 
� The site needs tidying up as various objects and materials are stored there 
� The Dutch barn is within the curtilage of three No. Listed buildings: The Old Hall, the 

Model Farm and the Dovecote 
� The Dutch barn, built in the 1960s, is alien in character and appearance to the 

surrounding buildings, but its current impact is reduced by its open design 
� Cladding the barn will create an unsightly obstruction which will damage the special 

character and setting of these nationally important buildings 
� The importance of these views and the special importance of this part of the 

Conservation Area is recognised in the Borough Council’s Conservation Area 
Appraisal and Management Plan for Betley 

� The open barn has been used to store hay for over 50 years. 
� Forage is generally plastic wrapped and left outside 
� The applicant has recently been using the stackyard, on which the Dutch barn stands, 

for the parking of vehicles belonging to his plant hire company. 
� The proposal contradicts Policy CSP2 of the Newcastle and Stoke Core Spatial 

Strategy. 
� It would be preferable to locate the proposed development elsewhere in the 

applicant’s 170 acre farm, more suitable to the use 
� The applicant does not store hay here 
� It is important to maintain a rural setting for a beautiful building like the Old Hall 
� The barn would be transformed into a large industrial type unit 
� With buildings surrounding the Dutch barn dating from the 15

th
 to the 19

th
 centuries, so 

of which of national importance, the post – war barn should not be allowed to 
dominate the area or obscure part of the view of the buildings which it would do if clad. 

� English Heritage explains that the surrounding listed buildings’ importance is 
“recognised by their inclusion within the Betley Conservation Area to which they make 
a very distinctive contribution, both intrinsically and as a visual feature when seen from 
either the road or from across the surrounding fields (P00061656)” 

� In August this year the Fire Service’s Head of Risk Reduction warned barn owners of 
a spate of fires across Staffordshire caused by hay spontaneously igniting as a result 
of incorrect storage. 
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A representation has been received from Councillor David Becket, of which the key points are 
summarised below: 
 

� Whilst hay should be kept undercover, (i.e. under a roof), care must be taken to 
ensure that it is adequately ventilated and that if the hay starts to overheat it can be 
moved quickly. 

� Yorkshire Cladding is mainly used for animal shelter, with ventilation, and Councillor 
Becket suggests that if used to store hay it will increase the risk of fire, and increase 
the difficulty of being able to move the hay quickly if it heats up 

� Taking into account the proximity of listed buildings Councillor Becket suggests that it 
is not an appropriate structure for storing hay, as it introduces too great a risk to these 
buildings 

� Fire risks can be reduced by good management 
� In view of the proximity of listed buildings, including a timber framed hall, if approval is 

granted the planning authority should put conditions in place to ensure that the hay 
storage is managed according to best practice. 

� The cladding will have an adverse effect on the view of the adjacent listed dovecote, 
and will also introduce a modern closed structure in a setting of listed agricultural 
buildings. Most of these buildings are not owned by the applicant and are not used as 
part of the applicant’s agricultural business.  

� In light of this there must be special circumstances to permit. As the barn is currently 
used for equipment storage and not hay these circumstances do not exist at this site. 

 
Applicants/agents submission 
 
Nil 
  
Key Issues  
 
The application is for the prior approval of the appearance of cladding a Dutch barn, at The 
Old Hall Farm, Main Road, Betley. The site is within Betley’s Conservation Area, and is also 
within the Green Belt and Area of Active Landscape Conservation as designated by the Local 
Development Framework Proposals Map.  
 
It is therefore important in the first instance to be satisfied that the development constitutes 
agricultural permitted development. 
 
Part 6 Class A rights are claimed so the Local Planning Authority must satisfy itself that; 
 

• This is agricultural land  

• That such land is comprised in an agricultural unit of more than 5ha 

• The proposed buildings cover a ground area of less than 465m² 

• That the works are reasonably necessary for the purposes of agriculture within that 
unit and the building is designed for the purposes of agriculture 

 
Having visited the application site as well as viewing the application form submitted as part of 
this application, and aerial photography it would appear that these tests are met and the 
proposal constitutes agricultural permitted development.  In view of this, full planning controls 
over this development do not exist.  The principle of the development is accepted and the 
objective of the planning authority is to consider the effect of the development upon the 
landscape in terms of visual amenity, as well as the desirability of preserving listed buildings 
and their settings. 
 
The remaining key issues to be addressed therefore are: 
 

� Whether the external appearance of the buildings is acceptable in relation to its 
location in an area of landscape Conservation and the setting of the adjoining listed 
buildings. 

 
The Council’s Conservation Officer does not consider that the cladding of the Dutch barn 
would be out of keeping in its farm setting, and whilst the surrounding listed buildings are 



 4

significant within the farmstead and the wider Conservation Area, the Dutch barn does 
already exist and is a building that one would expect to find on a farm.  
 
Policy B5 of Newcastle’s Local Plan “Control of Development affecting the setting of a listed 
building” states that “the Council will resist development proposals that would adversely affect 
the setting of a listed building.” Policy B9 “Prevention of harm to Conservation Areas states 
that “the Council will resist development that would harm the special architectural or historic 
character or appearance of Conservation Areas.”  
 
The Dutch barn is located adjacent to an existing listed Dovecote. The Dovecote is located 
within the farm holding, and the Dutch barn is already in existence. To clad the barn would 
obstruct the views of the Dovecote from the South East (from the Old Hall) however this is not 
a designed view within the Conservation Area that warrants protection. Further, the cladding of 
the Dutch barn would not impact upon or obstruct the important views as identified in the 
“Betley Conservation Area Townscape Map” 2008.  
 
Policy B10 of the Local Plan “the requirement to preserve or enhance the character or 
appearance of a Conservation Area” sets out the criteria that must be met in order to preserve 
or enhance the character or appearance of a Conservation Area. The criteria include the 
requirement for the form, scale, bulk, height, materials, colour, vertical or horizontal emphasis 
and detailing to respect the characteristics of the building in the area, and important views 
within into and out of the area to be protected. Whilst it is considered that the bulk of the 
building would be increased because of the cladding of the barn, it is not considered that this 
would be to the detriment of the setting of the listed building. It has to be acknowledged that 
the setting is also a farm stead, and that the cladding of a barn is a normal process in a farm 
setting. 
 
Many of the objections received inferred that the applicant would not be storing hay in the 
Dutch barn. It would be unreasonable for the Borough Council to state that only hay shall be 
stored in a building. The Borough Council has no evidence that the applicant would or would 
not store hay.  For the purposes of clarity, it is considered that a condition could be imposed 
stating that the barn is used for storage associated with an agricultural use, which is 
considered a reasonable condition for an agricultural building within a farm stead.  It is noted, 
however, that planning permission would be required if the building was used for purposes 
other than uses associated with agriculture. 
 
Further objections received relate to the fire risk of storing hay in an enclosed space.  This, 
however, is not a material consideration given that this is an matter unrelated to the 
consideration of visual impact on the landscape and the setting of a listed building then it .  
 
Overall, whilst the barn is currently open and affords more accessible views of the listed 
buildings, these views are not designed or identified as exceptionally important within the 
Betley Conservation Area, and it is not considered that the cladding of the Dutch barn would 
harm the setting of the surrounding listed buildings on this farm holding. 
 
Recommendation 
 
Prior approval of the appearance of the agricultural building be granted subject to the 
following conditions; 
 
1. BA01 - The development must be begun not later than the expiration of three years 

beginning with the date of this permission. 
 
R1:       To comply with the provisions of Section 91 of the Town and Country Planning Act 
 
2. Prior to the commencement of the development hereby approved, full and precise 

details of the proposed materials to be used in the construction shall be submitted to 
and approved in writing by the Local Planning Authority. 

 
R2: In the interests of visual amenity and to protect the character and quality of the 

landscape and the Betley Conservation Area, in accordance with policy D2 and NC19 
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of the Staffordshire and Stoke on Trent Structure plan 1996-2011 and policies B9, 
B10, B13 and B14 of the Newcastle-Under-Lyme Local Plan 2011. 

 
3. The barn shall be used for storage associated with agricultural business, and not for 

any other purpose. 
 
R3: For the purposes of clarity and to ensure the proper use of the building on this farm 

holding in close proximity to a residential building. 
  
 
Notes to applicant 
 
The decision hereby issued was made following consideration of the following plans and 
supporting information; 

 

• Amended plan, drawing showing the proposed elevation of the Barn, Issue 2, 
date stamped received 29

th
 September 2011  

 
The applicant should seek professional advice on the storage of hay within this barn. 
 
 

Performance Checks Date  Date 

Consultee/ Publicity Period 10/10/2011 Decision Sent Out  

Case Officer 
Recommendation 

13/10/11 8 Week Determination 17/10/2011 

Report checked by Back 
Office  

   

Management check 17/10 ESM   
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OFFICER REPORT ON DELEGATED ITEMS 

 
Applicant Mr Stephen Gallet  Application No  11/00468/COU 
 
Location 37 Marsh Parade, Newcastle 
 
Description Change of use of three first floor office rooms to use as a beauty salon 
 
Policies and proposals in the approved Development Plan relevant to this decision: 
 
West Midlands Regional Spatial Strategy (WMRSS) 

 
Policy UR3: Enhancing the role of City, Town and District Centres 
 
Staffordshire and Stoke on Trent Structure Plan 1996 - 2011 
 
Policy D1: Sustainable Forms of Development 
Policy D2: The Design and Environmental Quality of Development 
Policy T1A: Sustainable Location 
 
Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy 2006-2026 (Adopted 
2009) 
 
Policy ASP5: Newcastle and Kidsgrove Urban Neighbourhoods Area Spatial Policy 
Policy SP2: Spatial Principles of Economic Development 
Policy CSP1: Design Quality 
 
Newcastle-under-Lyme Local Plan 2011 
 
Policy T16: Development – General Parking Requirements 
 
Other Material Considerations 
 
Relevant National Policy Guidance: 
 
PPS1:  Delivering Sustainable Development (2005) 
PPS4:  Planning for Sustainable Economic Growth (2009) 
PPG13:  Transport (2001) 
 
Companion Guide to PPS1 “The Planning System: General Principles” 
 
Supplementary Planning Guidance 
 
Newcastle under Lyme Town Centre Supplementary Planning Document 2009 
  
Relevant Planning History 
 
It appears that the properties were previously used for office accommodation.  The ground 
floor is currently occupied by a firm of surveyors. 
 
Since the submission of the application the use of the third room has been started with the 
applicant specifying that two rooms have been in use since the 18

th
 August 2011. 

 
Views of Consultees 
 
The Environmental Health Division have no objections to the proposal subject to the 
inclusion of a condition relating to prior approval of any air cooling/air extraction equipment. 
 
The Highway Authority has no objection to the scheme however they have specified that an 
NTADS contribution of £1000 would be required based upon the additional trips in the pm 
peak over and above that was generated by the extant use. 
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The Conservation Advisory Working Party have no objections to the proposal. 
 
Representations  
 
No representations received. 
 
Applicants/agents submission  
 
The requisite application forms and plans were submitted. 
 
Key Issues  
 
The application is for the retention of a change of use of three first floor office rooms to use as 
a beauty salon.  The key issues to be considered in the determination of this application are 
the following: 
 

• The principle of the development 
 
The principle of the development 
 
The three rooms applied for in this permission have been used to provide beauty salon 
services since mid August for two of the rooms and mid October for the other room.  The 
Newcastle Town Centre SPD specifies that this area is part of the ‘Live Work Office Quarter’ 
and should be complimentary to the Town Centre Housing Area which lies around it.  It also 
states that while the Town Centre Housing Areas are expected to remain little changed as 
relatively tranquil areas, albeit within an urban context, the live work quarter is expected to 
continue 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.   
 
The use of three rooms for beauty salon services including more specialist non-evasive 
cosmetic services fall within a sui generis use which is not defined in PPS4 as a main town 
centre use and the proposal is not, therefore, in conflict with policies that seek to protect the 
town centre. The rooms were previously used for offices therefore the change of use of these 
rooms has therefore resulted in the loss of office space (albeit small) within the area.  It is felt 
however that there are still numerous office buildings, some of which are vacant, in the 
vicinity and it is not felt that this would have a detrimental impact upon the overall level of 
office space within the area.  This view has taken into account the recent conversion of other 
office buildings to beauty salon uses in the immediate vicinity.  The use of the premises as a 
beauty salon would be complementary to the Town Centre Housing Area and as such would 
not be in conflict with the SPD. The development is also located in a sustainable location and 
would meet the overarching aims and objectives of PPS 1 and PPS 4. 
 
Other matters 
 
Due to the proposed scale and nature of the development no adverse impact upon highway 
safety or amenity upon neighbouring units would ensue.  The premises is located in a 
sustainable location served by a range of transport methods as well as existing short term 
parking and in close proximity to other parking facilities.  The request for an NTADS 
contribution by the highway authority is not felt to be justified taking into account previous 
recent consultation responses for similar and larger developments in the immediate vicinity 
that did not require NTADS contributions.   
 
In commenting upon a change of use of existing office floor space at 27 Marsh Parade 
(11/00168/FUL) to a hairdressing salon the Highway Authority concluded that there would no 
additional trips at the pm peak time and as such did not request a NTADS contribution.  The 
proposed use was similar in nature and involved the loss of more office floor space than is 
proposed in this application.   An application involving the retention of a beauty salon at 45 
West Street, previously offices, again involving more floor space than is proposed in this 
application similarly did not result in a request for an NTADS contribution. 
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Given the similarities in the applications referred to above and that there have been no 
material changes in circumstance it is considered that to differ from the views previously 
expressed by the highway authority and require an NTADS contribution would be 
unreasonable. 
 
 
Due to the scale of the operation relating to three rooms it is not felt necessary to control the 
amount of consulting rooms or professionals operating at the practice at any one time.   
 
Due to no external alterations taking place as part of the proposals it has been determined that 
the proposals have no impact on the Conservation Area. 
 
Reasons for the grant of planning permission 
 
The change of use would not have an adverse impact upon the principles of the live work 
office quarter and due to the operational nature of the use and its size, the development 
would not impact upon the adjoining the units.  Due to the location of the unit in a sustainable 
location well served by several methods of transport, the proposal would also have no 
adverse impact upon highway safety. The proposal accords with Policy D1 of the 
Staffordshire and Stoke on Trent Structure Plan 1996 – 2011, policy T16 of the Newcastle 
under Lyme Local Plan 2011 and the aims and objectives of PPS1. 

 
Recommendation 
 
Permit subject to the following conditions; 
 

1. The beauty salon use shall only relate to the rooms indicated as; 

• Office 2 

• Office 3 

• Office 4 
 

on the plans hereby approved. 
 

R1: For the avoidance of doubt and to ensure the development does not have an adverse 
impact upon the aims and objectives of PPS4 in terms of main town centre uses. 

 
2.   The development hereby permitted shall be carried out in accordance with the 

following approved plans; 
  

• First floor plan scale 1:100 at A4, date stamped received by the Local Planning 
Authority on 22 September 2011  

• Site location plan (scale 1:1250), date stamped received by the Local Planning 
Authority on 09 September 2011 

  
R2: For the avoidance of doubt and in the interests of proper planning. 

 
3 No fixed mechanical ventilation or refrigeration/air conditioning plant shall be installed until full and 
precise details have been submitted to and approved in writing by the Local Planning Authority. The 
submitted details shall include a BS4142: 1997 noise assessment and an assessment against relevant 
criteria in BS8233 and 1/3 octave frequency analysis with appropriate corrections for acoustic features and 
shall detail any mitigation measures, physical or operational. Thereafter the approved scheme shall be 
constructed and installed in accordance with the approved details and shall thereafter be maintained in 
accordance with the approved details. 
 
R3. In the interests of amenity in accordance with the aims and objectives of PPS1. 

 
Informative 
 
Please be aware that the installation of air cooling/air extraction equipment would require 
separate consent and should you be considering such a proposal I would advise you to 
contact the Local Planning Authority at an early stage due to the location of your property 
within Stubbs Walk Conservation Area. 
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Performance Checks Date  Date 

Consultee/ Publicity Period 7/10/11 Decision Sent Out  

Case Officer  
Recommendation 

3/11/11 8 Week Determination 4/11/11 

Management check 3/11 ESM   
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OFFICER REPORT ON DELEGATED ITEMS 
 
Applicant  - Stonegate Pub Company  Application No. 11/00490/LBC 
 
Location –  Yates, 14-16The Ironmarket, Newcastle 
 
Description –   Replacement signage to front and rear elevations and steel skirting to four 
columns 
 
Policies and proposals in the Approved Development Plan relevant to this decision: 
 
West Midlands Regional Spatial Strategy 2008 

 

Policy QE1: Conserving and Enhancing the Environment 
Policy QE3: Creating a High Quality Built Environment for all 
 
Staffordshire and Stoke-on-Trent Structure Plan 1996 – 2011 
 
Policy D2: The Design and Environmental Quality of Development 
Policy NC18:     Listed Buildings 
 
Newcastle-under-Lyme Local Plan 2011 
 
Policy B6:  Extension or Alteration of Listed Buildings 
Policy B9: Prevention of harm to Conservation Areas 
Policy B10: The requirement to preserve or enhance the character or appearance of a 

Conservation Area 
Policy B13: Design and Development in Conservation Areas 
Policy B14: Development in or adjoining the boundary of Conservation Areas 
 
Newcastle under Lyme and Stoke on Trent Core Spatial Strategy 2006 - 2026 (Adopted 
2009) 
 
Policy CSP1: Design Quality 
Policy CSP2:     Historic Environment 
 
Other Material Considerations include: 
 
National Planning Policy 
 

PPS1: Delivering Sustainable Development (2005) 
Companion Guide to PPS1 “The Planning System: General Principles” 
PPS5: Planning for the Historic Environment 
 
Supplementary Planning Guidance 
 

N/A 
 
Planning History 
 
Two other applications have been submitted for determination. 
 
11/491/ADV – Various illuminated and non-illuminated signage to front and rear elevations 
 
11/511/FUL – Use of highway forecourt for outdoor seating area in association with adjacent 
café/bar.  
 
 
 
 
Views of Consultees 
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The Conservation Advisory Working Party had no objections to the proposal. 
 
Representations  
 
No representations received. 
 
Applicants/ Agents submission 
 
The requisite application forms and plans were submitted as well as a design and access 
statement.   
 
Key Issues 
 
The application is for listed building consent for replacement signage to front and rear 
elevations and steel skirting to 4 columns. The property is a Grade II Listed building. 
                                                                                                                                                                                                                                                      
The property is located within the urban area of Newcastle as indicated on the Local 
Development Framework Proposals Map as well as being located within the Town Centre 
Conservation Area. 
 
The key issue in the determination of the development is:  

• The design of the proposals and their impact upon the listed building and Town Centre 
Conservation Area 

 
 
The design of the proposals and their impact upon the listed building 
 
PPS1 (para. 33) states “Good design ensures attractive usable, durable and adaptable places 
and is a key element in achieving sustainable development. Good design is indivisible from 
good planning.”  
 
PPS5 indicates that; 
 
“HE7.5 Local planning authorities should take into account the desirability of new 
development making a positive contribution to the character and local distinctiveness of the 
historic environment. The consideration of design should include scale, height, massing, 
alignment, materials and use.” 
 
Policy B6 of the Local Plan indicates that the Council will resist alterations or additions to a 
listed building that would adversely affect its character or its architectural or historic features. 
Policy CSP2 of the Core Spatial Strategy also seeks to preserve and enhance the character 
and appearance of the historic heritage of the Borough.  
 
The proposed alterations to the Listed building are felt to be appropriate in their scale and 
design and would not adversely impact upon the Listed building.  The advertisement signs 
proposed are actually felt to be more sympathetic to the listed building and Conservation Area 
than those existing and the refurbishment and painting of the existing windows is to be 
welcomed.  The timber pilasters and menu boards that the Conservation Officer was 
concerned with have been removed from the scheme and the small steel skirting at the base 
of the re-painted columns would provide a practical solution to prevent the building from being 
damaged by cleaning machines whilst not being prominent upon the frontage of the building.  
The installation of the awnings on the frontage are felt appropriate and sympathetic to the 
listed building and subject to the inclusion of a condition specifying precise details of the 
method of attachment and fixing to the building it is felt that the proposals would have a 
positive impact upon the character of the listed building as well as the visual amenity of the 
surrounding Conservation Area.  This accords with the principles of policies D2 and NC18 of 
the Staffordshire and Stoke on Trent Structure Plan, policies B6, B9, B10, B13 and B14 of the 
Newcastle under Lyme Local Plan as well as policies CSP1 and CSP2 of the Newcastle 
under Lyme and Stoke on Trent Core Spatial Strategy. 
 
A verbal indication from the agent has specified that to the best of his knowledge no structural 
works are proposed within the building itself with only superficial upgrades taking place in 
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terms of painting and new furniture.  This is not felt to raise any adverse issues from a listed 
building perspective. 
 
Reasons for the grant of planning permission 

 

The proposed alterations to the building would have a beneficial impact upon the appearance 
of the Grade II listed building. The proposal therefore accords with Policy D1 of the 
Staffordshire and Stoke on Trent Structure Plan 1996 – 2011, policies B6, B9, B10, B13 and 
B14 of the Newcastle under Lyme Local Plan 2011 and the overarching aims and objectives 
of PPS 5. 
 
 
Recommendation 
 
Permit subject to the following conditions; 
 

 
1. BA01 - The development must be begun not later than the expiration of three years 
beginning with the date of this permission. 
 
Reason: To comply with the provisions of Section 91 of the Town and Country Planning Act 
 
2.       BESPOKE - The development hereby permitted shall be carried out in accordance with 
the following approved plans; 
   

• Planning Application Forms 

• Projecting Sign Drawing Number: 163913 Rev. 0 date stamped received by the Local 
Planning Authority on 19

th
 September 2011 

• Halo Illuminated Letters Front Elevation date stamped received by the Local Planning 
Authority on 19

th
 September 2011. 

• New Standard Menu date stamped received by the Local Planning Authority on 19
th
 

September 2011. 

• Existing and Proposed External Elevations (Sheet 2 of 3) Drawing Number: 
JS021/50C date stamped received by the Local Planning Authority on 7

th
 November 

2011. 

• Awning illustration date stamped received by the Local Planning Authority on 19
th

 
September 2011. 

• Awning section drawing date stamped received by the Local Planning Authority on 7
th
 

November 2011. 
  

Reason: For the avoidance of doubt and in the interests of proper planning. 
  
3.  BESPOKE 
Notwithstanding the awning illustration and section details hereby approved, prior to the 
installation of these awnings, specific and precise details of the appearance and fixing 
mechanism of these shall be submitted to and approved in writing by the Local Planning 
Authority.  The awnings shall then be installed in accordance with the approved details. 
 
Reason: To ensure the quality and visual appearance of the development and Conservation 
Area and to comply with Policy NC18 of the Staffordshire and Stoke-on-Trent Structure Plan 
1996-2011, Policies B5, B6, B9, B10, B13 and B14 of the Newcastle-under-Lyme Local Plan 
2011, Policy CSP2 of the Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy 
2006-2026 and the aims and objectives of PPS5.  
 
 
 

Performance Checks Date  Date 

Consultee/ Publicity Period 21/10/11 Decision Sent Out  
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Case Officer 
Recommendation 

11/11/11 
 

8 Week Determination 14/11/11 

Report checked by Back 
Office  

   

Management check 14/11 ESM   
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OFFICER REPORT ON DELEGATED ITEMS 

 
Applicant Stonegate Pub Company 
 
Application No  11/491/ADV 
 
Location 14-16 The Ironmarket, Newcastle 
 
Description Various illuminated and non illuminated signage to front and rear elevations 
 
Policies and proposals in the Development Plan relevant to this decision: 
 
West Midlands Regional Spatial Strategy 
 
Policy QE3: Creating a high quality built environment 
 
Staffordshire and Stoke on Trent Structure Plan 1996 - 2011 
 
Policy D1: Sustainable forms of Development  
Policy D2: The Design and Environmental Quality of Development 
Policy NC19: Conservation Areas 
 
Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy (CSS) 2006-2026 
 
CSP1:  Design Quality 
CSP2:  Historic Environment 
 
Newcastle under Lyme Local Plan 2011 
 

Policy B19: Illuminated signs in Conservation Areas 
Policy B20: Illuminated fascia and other signs in Conservation Areas 
 

Other Material Considerations: 
 
Relevant National Policy Guidance: 
 
PPS1:  Delivering Sustainable Development (2005) 
Companion Guide to PPS1 “The Planning System: General Principles” 
PPG19: Outdoor Advertisement Control (1992) 
Circular 03/07 Town and Country Planning (Control of Advertisement) Regulations 2007 
PPS5:  Planning for the Historic Environment 
 

Supplementary Planning Guidance  
 
Staffordshire County Council – Highways Standing Advice 2004 

 
Newcastle Town Centre SPD– site is part of the Town Centre Historic core 
referred to in the Spatial Framework. Elements of Good Design include 
“respect the setting”, use “relevant and durable materials”, and “address all 
issues of external appearance”  
 

Relevant Planning History 
 
Two applications are also being considered  
11/490/LBC – Replacement signage to front and rear elevations and steel skirting to 4 
columns 
11/511/FUL – Use of highway forecourt for outdoor seating area in association with adjacent 
cafe/bar. 
 
Views of Consultees 
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Conservation Advisory Working Party – No objections  
 
Environmental Health – No objections subject to control of the luminance in accordance 
with policy B20 
 

Representations  
 
No written representations received 
 
Applicants/agents submission 
 
The requisite application forms and drawings were submitted.  
 
Key Issues  
 
The application was amended during the course of the application and the timber columns 
and the advertisement signs that were to be placed upon them have now been removed from 
the scheme.  The applicant has now proposed to replace the existing wall menu boxes in situ 
with an updated design. 
 
2 awnings are shown to be located on the building as well with a small sign. 
 

The application is now for advertisement consent for one fascia and one 
projecting sign at the front of the building and a sign in the form of individually 
applied letters at the rear.  The signs at the front would both be illuminated 
internally.  The application forms state that the fascia sign and the projecting 
sign will have luminance levels of 180cd/m².  The rear individually applied 
letters at the rear of the property would not be illuminated.  
 
PPG 19 states that the display of outdoor advertisements can only be 
controlled in the interest of amenity and public safety.  Paragraphs 11-14 of 
PPG 19 explain what is meant by the term amenity – the effect on the 
appearance of a building or on the visual amenity in the immediate 
neighbourhood in which the sign is to be developed. 
 
The issues to address are therefore; 
� The impact of the advertisements on the amenity of the property it 

relates to and the surrounding Conservation Area. 
� The impact upon public and highway safety. 
 

The impact of the advertisements on the amenity of the property it relates to 
and the surrounding Conservation Area 
 
The signage does not have an adverse impact upon the character of the area 
due to the acceptable design of the proposal taking into account of the fact 
that the new signage is very similar in all respects to the existing signage.  
The proposals are suitable in scale and size and would not create a cluttered 
appearance to the shop frontage.  The proposed signs, given the context of 
the building and its frontage, would not harm the overall character of the area.  
The proposal would therefore adhere with the principles of policy D2 of the 
Staffordshire and Stoke on Trent Structure Plan. 
 
Although the proposed sign at the rear of the building would be located at a 
higher level than the existing sign, it is felt that its design is much more 
appropriate within the context of a listed building and Conservation Area.  The 
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sign would be individually applied letters and would not be illuminated.  
Although it is sited within a service yard area, the proposed sign would 
provide a presence to the adjoining street (Merrial) and would also remove an 
unsightly fascia sign at lower level that currently has an adverse impact upon 
the surrounding area. 
 
The proposed awnings are felt to be traditional in design and would appear 
appropriate on the listed building and also within the Conservation Area.  It is 
therefore felt that this element would have no adverse impact upon the visual 
amenity of the surrounding area. 
 
In terms of the illumination of the signage, the application forms state the 
proposed signs will be 180cd/m².  This luminance accords with policy B20 of 
the Newcastle-under-Lyme Local Plan, which states that a maximum 
luminance of 300cd/m² should be adhered to within Conservation Areas.  To 
ensure the proposal therefore does not have an adverse impact upon the 
Conservation Area, a condition would be included specifying that the 
maximum luminance for the signs should not exceed 300cd/m².  The 
proposed development would therefore adhere with the principles of policy 
B20 of the Newcastle under Lyme Local Plan. 
 
The impact upon public and highway safety 
 
Due to the proposed scale and location of the advertisements and the condition to be 
included in relation to luminance levels, it is not felt that the advertisements would have an 
adverse impact upon public and highway safety. 
 

Recommendation 

 
Approve subject to the standard conditions as well as the following conditions: 
 

1. The maximum luminance of any portion of the signs hereby approved shall 
not exceed 300 candelas m² 

 
Reason: To protect the visual amenities of the area and comply with policy B20 of the 
Newcastle under Lyme Local Plan 2011. 

 
 
 
Informative 
 

The decision hereby issued was made following consideration of the following plans and 
supporting information; 

 

• Planning Application Forms 

• Projecting Sign Drawing Number: 163913 Rev. 0 date stamped received by the Local 
Planning Authority on 19

th
 September 2011 

• Halo Illuminated Letters Front Elevation date stamped received by the Local Planning 
Authority on 19

th
 September 2011. 

• New Standard Menu date stamped received by the Local Planning Authority on 19
th
 

September 2011. 

• Existing and Proposed External Elevations (Sheet 2 of 3) Drawing Number: 
JS021/50C date stamped received by the Local Planning Authority on 7

th
 November 

2011. 

• Awning illustration date stamped received by the Local Planning Authority on 19
th

 
September 2011. 
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Performance Checks Date  Date 

Consultee/Publicity Period 21/10/11 Decision Sent Out  

Case Officer 
Recommendation 

10/11/11 8 Week Determination 16/11/11 

Management check 14/11 ESM   

 
 


