
  

  

FORMER NEWCASTLE CENTRAL LIBRARY, IRONMARKET, NEWCASTLE 
DRAYTON BEAUMONT GROUP LIMITED                                                             21/00903/FUL 
 

The application is for full planning permission for the partial demolition, extension and change of use 
of the former library building to provide 36 no. apartments with underground car parking, and ground 
floor, class E - Commercial, Business and Service, units. 
 
The underground car park would be accessed off Merrial Street.   
 
The site lies within the Newcastle Town Centre Conservation Area and the Urban Area of Newcastle 
as indicated on the Local Development Framework Proposals Map. The Newcastle Town Centre 
Supplementary Planning Document identifies the site as lying within the Town Centre Historic Core. 
 
The nearest Listed Building to the application site is no. 31 Ironmarket. 
 
The 13 week period for the determination of this application expired on the 23rd December 2021 
but the applicant has agreed an extension of time to the statutory determination period to the 
7th February 2022. 
 

 

RECOMMENDATION 
 
A. Subject to the applicant first entering into a Section 106 obligation by the 11th March 2022 to 
secure a review mechanism of the scheme’s ability to make a more or fully policy compliant 
financial contribution towards public open space/ public realm and/ or the provision of 
affordable housing, if the development is not substantially commenced within 12 months from 
the date of the decision, and the provision of such affordable housing and payment of an 
appropriate financial contribution, if then found financially viable, 
 
PERMIT the application subject to conditions relating to the following matters:- 
 

1. Standard time limit for commencement of development; 
2. Approved plans; 
3. Brick samples; 
4. Roofing materials and mansard roof details; 
5. Depth of window reveals; 
6. Plant and machinery; 
7. Fume extraction details; 
8. External lighting scheme; 
9. Provision of basement car parking prior to occupation; 
10. Car park management scheme; 
11. Cycle storage provision; 
12. Construction environmental management plan; 
13. Electric vehicle charging provision; 
14. Construction and demolition hours;  
15. Noise and ventilation mitigation measures; 
16. Provision of security measures; and 
17. Waste collection arrangements.  

 
B. Should the matters referred to in (A) above not be secured within the above period, then the 
Head of Planning be given delegated authority to refuse the application on the grounds that 
without such matters being secured the development would fail to secure sustainable 
development objectives, or, if he considers it appropriate, to extend the period of time within 
which the obligation can be secured.  
 

 
Reason for Recommendation 
 
 



  

  

The redevelopment of this prominent town centre site is a sustainable form of development supported 
by the National Planning Policy Framework. The design, scale and appearance of the proposed 
development would protect and enhance, and as such does not harm, the character and appearance 
of the Conservation Area or the setting of the nearby Listed Building. Planning conditions will secure 
the acceptable appearance of the building, acceptable car parking, security measures and protect the 
living conditions of future occupiers. It is also accepted, following the obtaining of independent 
financial advice, that the scheme is not viable if policy compliant affordable housing and financial 
contributions towards public open space are public realm are required. Whilst it is recommended that 
these policy compliant requirements are not sought, given the contribution the development makes to 
housing supply and the benefits arising from the regeneration of this town centre site, the 
development is acceptable. A Section 106 agreement is required to secure a review mechanism 
should substantial commencement not be achieved promptly. 
 
Statement as to how the Local Planning Authority has worked in a positive and proactive 
manner in dealing with the planning application   

Discussions and negotiation at the pre application enquiry stage and during the planning application, 
to address any concerns raised, have now resulted in a highly sustainable form of development in 
accordance with the National Planning Policy Framework.   
 
Key Issues  
 
The application is for full planning permission for the partial demolition, extension and change of use of 
the former library building to provide 36 no. apartments with underground car parking, and ground 
floor, class E - Commercial, Business and Service, units. 
 
The underground car park would be accessed off Merrial Street.   
 
The site lies within the Newcastle Town Centre Conservation Area and the Urban Area of Newcastle, 
as indicated on the Local Development Framework Proposals Map. The Newcastle Town Centre 
Supplementary Planning Document identifies the site as lying within the Town Centre Historic Core. 
 
The nearest Listed Building to the application site is no. 31 Ironmarket. 
 
The main issues for consideration in the determination of this application are:- 
 

1. The principle of the development in this location, 
2. The impact of the proposed development on the character and appearance of the 

Conservation Area and nearby Listed Buildings, 
3. Residential amenity levels of future occupiers, including crime prevention/security 

considerations, 
4. The impact on highway safety and acceptable car parking levels, 
5. Planning obligations and financial viability 
6. Reducing Inequalities 

 
1.  The principle of the development in this location 
 
1.1 As indicated above, the proposal is for the redevelopment of the former library building to a mixed 
use development of commercial/ retail units at ground floor with residential units on the upper floors.  
 
1.2 The NPPF identifies the commercial uses proposed as ‘main town centre uses’ and as such are 
supported by national policy given that paragraph 86 of the Framework directs main town centre uses 
towards town centre sites.   
 
1.3 Local and national planning policy seeks to provide new housing development within existing 
urban development boundaries on previously developed land. The site is located within the Urban 
Area of Newcastle.  
 
1.4 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 3,200 dwellings within Newcastle Urban 
Central (within which the site lies).  
 
1.5 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.  
 
1.6 The Newcastle Town Centre SPD states that encouraging mixed-use development increases the 
diversity of uses within a locality. As a result, such development would enhance the vitality and viability 
of the Town Centre by encouraging its use by a greater range of people for different purposes, 
possibly at different times of the day and night. This helps to strengthen the social fabric and economic 
viability of the Town Centre. It also has positive implications in terms of sustainable development as it 
encourages proximity of uses, reducing the need to travel.  
 
1.7 The SPD places the application site within the Town Centre Historic Core where any development 
opportunities would be likely to be infilling and intensification, with special attention to conservation. It 
also states that retail activities must continue to predominate. This site is set within the Primary 
Shopping Area which is where the SPD states that retail activities must continue to predominate. 
 
1.8 The redevelopment of the site as a mixed use development of commercial/ retail units and 
residential apartments is supported within the town centre. It is a highly sustainable location in terms of 
access to services and amenities, including regular bus services to destinations around the borough 
and beyond.  
 
1.9 On the basis of all of the above, it is considered that the principle of a mixed use development of 
this nature, in this location, should be supported. 
 
2. The impact of the proposed development on the character and appearance of the 
Conservation Area and nearby Listed Buildings 
 
2.1 The proposal is for the redevelopment of the former library building that occupies a prominent 
position on Ironmarket within the Newcastle Town Centre Conservation Area. 
 
2.2   Local and national planning policies seek to protect and enhance the character and appearance 
of Conservation Areas and development that is contrary to those aims will be resisted. There is a 
statutory duty upon the Local Planning Authority to pay special attention to the desirability of 
preserving or enhancing the character and appearance of Conservation Areas in the exercise of 
planning functions. 
 
2.3 Paragraph 199 of the Framework states that when considering the impact of a proposed 
development on the significance of a designated heritage asset such as a Conservation Area, great 
weight should be given to the asset’s conservation. The more important the asset, the greater the 
weight should be. This is irrespective of whether any potential harm amounts to substantial harm, total 
loss or less than substantial harm to its significance. 
 
2.4 The NPPF at paragraph 201 further states that “Where a proposed development will lead to 
substantial harm to (or total loss of significance of) a designated heritage asset, local planning 
authorities should refuse consent, unless it can be demonstrated that the substantial harm or total 
loss is necessary to achieve substantial public benefits that outweigh that harm or loss.” 
 
2.5 At paragraph 202 of the NPPF it states that where a development proposal will lead to less than 
substantial harm to the significance of a designated heritage asset, this harm should be weighed 
against the public benefits of the proposal including, where appropriate, securing its optimum viable 
use. 
 



  

  

2.6   Saved NLP Policy B9 states that the Council will resist development that would harm the special 
architectural or historic character or appearance of Conservation Areas. Policy B14 states that in 
determining applications for building in or adjoining a Conservation Area, special regard will be paid to 
the acceptability or otherwise of its form, scale and design when related to the character of its setting, 
including, particularly, the buildings and open spaces in the vicinity. These policies are all consistent 
with the NPPF and the weight to be given to them should reflect this. 
 
2.7   Policy B11 “Demolition in Conservation Areas” states that, “consent to demolish a building or any 
part of a building in a Conservation Area will not be granted unless it can be shown that each of the 
following is satisfied: 

 The building is wholly beyond repair, incapable of reasonably beneficial use, of inappropriate 
design, or where its removal would benefit the appearance or character of the area, 

 Detailed plans for redevelopment are approved where appropriate, 

 An enforceable agreement or contract exists to ensure the construction of the replacement 
building where appropriate. 

 
2.6   The Newcastle-under-Lyme and Stoke-on-Trent Urban Design Guidance SPD (2010) states in its 
policy HE4 that new development in a Conservation Area must preserve or enhance its character or 
appearance. It must:- 
 

a. Where redevelopment is proposed, assess the contribution made by the existing building to 
the character or appearance of the Conservation Area and ensure that the new development 
contributes equally or more. 

b. Strengthen either the variety or the consistency of a Conservation Area, depending upon 
which of these is characteristic of the area. 

c. The development must not adversely affect the setting or detract from the qualities and 
significance that contribute to its character and appearance. 

 
2.9   In a more general sense the NPPF sets out at paragraph 126 that good design is a key aspect of 
sustainable development, creates better places in which to live and work and helps make development 
acceptable to communities. Paragraph 130 lists 6 criterion, a) – f) with which planning policies and 
decisions should accord and details, amongst other things, that developments should be visually 
attractive and sympathetic to local character and history, including the surrounding built environment 
and landscape setting while not preventing or discouraging appropriate innovation or change. 
 
2.10   The application is supported by a Heritage Asset Statement (HAS) and a Design and Access 
Statement (DAS) which set out the historic context of the site and the design philosophy and rationale 
for the proposed design.    
 
2.11   It has to be acknowledged that whilst the existing building is located within the conservation 
area and adjacent to a listed building, it is not a building that respects the character and appearance of 
these heritage assets due to its underwhelming 1960’s design. It has also been vacant in recent years 
and its redevelopment would be a benefit.  
 
2.12 The scheme involves the partial demolition and extension of the building along with significant 
external alterations which would result in a 5 storey building, plus basement car parking, occupying the 
site.   
 
2.13 An earlier scheme to redevelop the site was presented to a Design Review Panel (DRP), as 
encouraged by the NPPF, and the design has evolved following feedback from the DRP, your officers 
and consultees. In particular the comments of the Council’s Urban Design and Conservation Officer 
and the Conservation Advisory Working Party (CAWP) have resulted in amended plans being 
submitted which have influenced the design of the scheme now presented.   
 
2.14 Despite the amendments to the design of the scheme CAWP still object to the proposed 
development due to its height. They consider that the scale of the development has a harmful effect 
on the streetscene and the character of the conservation area. In terms of the ground floor of the 
building they also felt that the configuration and different sizes of the proposed awnings were a fussy 
and unnecessary impractical detail and needed some alteration. They were more supportive of the 
brickwork which gives the proposed development better symmetry and interest. 



  

  

 
2.15 The Town Centre SPD states that the Town Centre’s historic character and identity, with its 
special distinctiveness as a market town, is an asset that needs to be conserved and enhanced. 
Development must be designed to respect, and where possible enhance, its surroundings and 
contribute positively to the character of the Town Centre, helping to improve its image and identity, 
having particular regard to the prevailing layout, urban grain, landscape, density and mix of uses, 
scale and height, massing, appearance and materials.  
 
2.16 The SPD states that while elsewhere there are opportunities for taller buildings on suitably 
located sites, the historic core is very sensitive, and runs the risk of being undermined by buildings 
that are too high or too low. It states that the need to safeguard important views will also be a key 
issue on determining acceptable heights.  
 
2.17   The Council’s Conservation Officer is content that recent amendments to the scheme have 
responded positively to advice and the scheme is now more modern and honest in its design 
approach to the local vernacular of the streetscene on Ironmarket.  It is also accepted that the brick 
sections of the design now have a verticality which is respectful of the historical pattern of 
development within the town centre, especially on Ironmarket. The deep window reveals are also a 
design improvement that is supported. The fussy awning details have also been amended following 
CAWPs comments, which is also welcomed.  
 
2.18   The introduction of a 5 storey building on the site would undoubtedly result in it being prominent 
within the street scene but it cannot be said that the building competes with neighbouring buildings 
within the immediate street scene and conservation area. In particular it does not compete or harm 
the setting of the adjacent listed building, 31 Ironmarket.  
 
2.19 The appearance of the development, due to the active frontage at ground floor, acceptable 
fenestration with deep reveals, use of materials and brick detailing on the upper floors, would present 
a higher quality building than the existing building, that will enhance the site, streetscene and 
conservation area.  Conditions which secure sympathetic lighting, facing materials and bonding, depth 
of the window reveals and full details and materials of the mansard roof are considered necessary 
and appropriate to ensure that the finish of the build is to a high quality.  
 
2.20 Overall, following acceptable amendments to the scheme and subject to appropriately worded 
conditions, it is accepted that the proposed redevelopment of the site would protect and enhance the 
character and appearance of the Newcastle Town Centre Conservation Area. As no harm has been 
identified it is not necessary to identify public benefits of the scheme to justify the granting of 
permission.  On this basis the proposed development accords with the NPPF and the local planning 
policies and guidance set out above.  
 
3. Residential amenity levels of future occupiers, including crime prevention/security considerations 
 
3.1   Paragraph 92 of the NPPF sets out that planning policies and decisions should aim to achieve 
healthy, inclusive and safe places which are safe and accessible, so that crime and disorder, and the 
fear of crime, do not undermine the quality of life or community cohesion. Paragraph 130 further lists a 
set of core land-use planning principles that should underpin decision-taking, one of which states that 
planning should always seek to secure high quality design and a good standard of amenity for all 
existing and future occupants of land and buildings. 
 
3.2   The application site is located within the town centre, on Ironmarket, which is a pedestrianised 
shopping street.  
 
3,3    The area is predominantly commercial in nature and there are a number of public houses, 
restaurants and bars adjoining the site which will generate noise levels during the day, night time and 
at weekends. Other external noise levels from road traffic, noise from external air handling plant are 
also likely to affect the living conditions of the occupiers of the development. The application is 
accompanied by a Noise Impact Assessment which concludes that adverse impacts from external 
noise sources can be mitigated against so that acceptable noise levels can be achieved within 
habitable areas.  These mitigation measures include double glazed windows and Mechanical Extract 



  

  

Ventilation (MEV) or Positive Input Ventilation (PIV) systems which allow appropriate air supply 
without the need for windows to be opened.  
 
3.4  The Environmental Health Division (EHD) has not provided any comments on the application but 
on the basis of the conclusions and recommendations of the Noise Impact Assessment it is accepted 
that appropriate mitigation measures can be secured to protect the living conditions of future 
occupiers.   
 
3.5   The use of the ground floor as Class E of the use classes order, as amended 2020, would allow 
retail uses and the sale of food and drink for consumption (mostly) on the premises. Therefore, 
associated apparatus is likely to be required, including extractor fans/ systems. EHD usually request 
this information via condition and whilst they have not provided comments on the application it is 
considered necessary to secure details of fume extraction equipment and plant and machinery. 
 
3.6   The Police Crime Prevention Design Advisor (PCPDA) advises that they object to the application 
on the basis that there are no details which show how unauthorised access to the building and 
basement car parking will be restricted. Therefore, the proposed development is at risk of criminal and 
anti-social behaviour, as well as rough sleeping. These can all result in a fear of crime from future 
residents and the public passing by.  
 
3.7   In response to the PCPDA objection, the applicant has now set out a series of proposed security 
measures, along with floor plans showing the proposed measures. These measures are what you 
would expect for a development of this nature in a town centre location, which include a fully designed 
C.C.T.V system, remote controlled ventilated roller shutter security door and an Auditable control to 
access doors and door entry system 
 
3.8 It is now accepted that the proposed development would protect the amenity of the area and the 
potential for anti-social behaviour and a fear of crime can be designed out. The living conditions of 
future occupiers can also be protected and the proposed development accords with the guidance and 
requirements of the NPPF.      
    
4. The impact on highways safety and acceptable car parking levels 
 
4.1    Paragraph 110 of the NPPF states that safe and suitable access to a site shall be achieved for 
all users and paragraph 111 states that development should only be prevented or refused on 
highways grounds if there would be an unacceptable impact on highway safety, or the residual 
cumulative impacts of development would be severe. Paragraph 112 also sets out a list of criteria that 
applications for development should seek to achieve, these include, amongst other things, priority first 
to pedestrian and cycle movements and designed to enable charging of plug-in and other ultra-low 
emission vehicles.  
 
4.2    The proposed redevelopment of the site would result in 36 apartments (24no. 1-bed units and 
12no. 2-bed units) on the first, second, third and fourth floors with two commercial, business and 
service units at ground floor level.  
 
4.3     The basement of the building will be converted and adapted to provide 21 car parking spaces. A 
36 space cycle storage area would be provided in the basement also.  
 
4.4     Vehicle access to the basement will be provided at street level via an existing service door 
which is accessed off Merrial Street.  
 
4.5   The maximum parking standards set out within Policy T16 of the NLP for a residential 
development of this size is 48 off street car parking spaces. 
 
4.6    The level of proposed car parking is a shortfall of 27 spaces but the site represents a highly 
sustainable location with high quality access to services and amenities, including regular bus services 
to destinations around the borough and beyond. 
 
4.7   The Highway Authority (HA) has raised no objections to the application subject to conditions 
which secure the proposed parking spaces prior to occupation of the development, along with the prior 



  

  

approval of a car park management scheme. The recommended conditions also seek to secure cycle 
storage provision for 36 cycles and a Construction Environmental Management Plan (CEMP).  
 
4.8    Whilst not a highway safety matter, the development will also need to provide an acceptable 
level of electric vehicle charging provision within the basement.  In other similar developments the 
Local Planning Authority has secured electric vehicle charging points for 25% of the car parking 
spaces with the remaining 75% of the car parking spaces being provided with passive wiring to allow 
future charging point connection. This can be secured by condition. 
 
4.9   Subject to the advised conditions by the HA it is accepted that the application has demonstrated 
that the proposed development is acceptable and in accordance with the guidance of the NPPF.  
 
5. Planning obligations and financial viability 
 
5.1 Policy CSP6 of the CSS states that residential development within the urban areas will be 
required to contribute towards affordable housing at a rate equivalent to a target of 25% of the total 
dwellings to be provided. This application proposes 36 (one and two bed) apartments and 9 of the 
units will need to be affordable to make the development accord with policy. 
 
5.2 The Education Authority states that the development would not justify an education contribution as 
there are projected to be a sufficient number of school places to mitigate the impact of the 
development at both primary and secondary phases of education. 
 
5.3 The Landscape Development Section (LDS) has requested a financial contribution of £185,340 
towards Public Open Space and Public Realm in the vicinity of the site.  
 
5.4   Any S106 Obligations, in order to be lawful, must be:- 
 
• Necessary to make the development acceptable in planning terms 
• Directly related to the development, and  
• Fairly and reasonably related in scale and kind to the development  
 
5.5 The applicant has advised that the scheme cannot support the requested policy compliant 
contributions towards affordable housing and public open space and public realm. They have 
submitted a financial viability appraisal to support their case and this identifies that there are two 
factors that affect the financial viability of the scheme, these are high build costs and low sales values. 
 
5.6 Your officers have sought their own independent financial advice from Butters John Bee (BJB) 
and their report has been received. The report also concludes that the scheme cannot support any 
level of financial contribution or affordable housing. In reaching this conclusion BJB advises that the 
financial viability of this scheme is affected by three significant factors;  
 

i. Sales Values – Apartment values in North Staffordshire are not strong and have seen little 
capital growth in the last 20 years. Whilst the unit values on this scheme are relatively high 
value for the area, and indeed the scheme is well suited to the site, the values will still be 
underpinned by low sales values for apartments in the wider area; 

ii. Build Costs – This is an ambitious project and the build costs are not cheap. The applicant is 
a known local contractor and is able to deliver the scheme at a lower cost than the build costs 
indicated by BCIS, which makes the scheme viable to the Applicant. To most other 
developers, the build costs would make this scheme wholly unviable; and 

iii. Profit – The Applicant has accepted a lower than normal profit margin of 15% and accordingly 
deems the scheme to be viable. To most developers who would require 20% then this 
scheme would be wholly unviable. 

 
5.7 The NPPF sets out the approach to be adopted to viability in planning decisions. It indicates that 
where up-to-date policies have set out the contributions expected from the development, planning 
applications that comply with them should be assumed to be viable, and it is up to the applicant to 
demonstrate whether particular circumstances justify the need for a viability assessment at the 
application stage. Policies about contributions and the level of affordable housing need however to be 
realistic and not undermine the deliverability of the Plan. In the Borough it is not presently the case 



  

  

that up-to-date development plan policies, which have been subject of a viability appraisal at plan-
making stage, have set out the contributions expected from development, so the presumption against 
viability appraisals at application stage does not apply. That will not be the case until a Local Plan is 
finalised. The scheme does provide benefits, which include the redevelopment of a prominent town 
centre site which will contribute and complement other developments and regeneration projects in the 
area. The development also represents a good quality design that would replace an existing dated 
building and would contribute to housing supply in the Borough and provide 36 apartments in a highly 
sustainable area. These benefits are considered to outweigh the harm caused by the additional 
demand created by the development and the lack of affordable housing provision.  
 
5.8  Market conditions and viability can change over time and it is reasonable and necessary for the 
Local Planning Authority to require the independent financial assessment of the scheme to be 
reviewed if the development has not been substantially commenced within 12 months of the grant of 
the permission, and alterations then made to the level of obligations if the scheme is then evaluated to 
be able to support higher contributions. This would need to be secured via a Section 106 agreement. 
 
6.0  Reducing Inequalities  
 
6.1  The Equality Act 2010 says public authorities must comply with the public sector equality duty in 
addition to the duty not to discriminate.  The public sector equality duty requires public 
authorities to consider or think about how their policies or decisions affect people who 
are protected under the Equality Act.  If a public authority hasn’t properly considered its public sector 
equality duty it can be challenged in the courts. 
 
6.2  The duty aims to make sure public authorities think about things like discrimination and the needs 
of people who are disadvantaged or suffer inequality, when they make decisions. 
 
6.3  People are protected under the Act if they have protected characteristics.  The characteristics 
that are protected in relation to the public sector equality duty are: 
 

 Age 

 Disability 

 Gender reassignment 

 Marriage and civil partnership 

 Pregnancy and maternity 

 Race 

 Religion or belief 

 Sex 

 Sexual orientation 
 
6.4  When public authorities carry out their functions the Equality Act says they must have due regard 
or think about the need to: 
 

 Eliminate unlawful discrimination 

 Advance equality of opportunity between people who share a protected characteristic and 
those who don’t 

 Foster or encourage good relations between people who share a protected characteristic and 
those who don’t 

 
6.5 With regard to this proposal it is considered that it will not have a differential impact on those with 
protected characteristics.  
 
 
 
 



  

  

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 SP1: Spatial Principles of Targeted Regeneration 
Policy SP2: Spatial Principles of Economic Development 
Policy SP3: Spatial Principles of Movement and Access 
Policy ASP5: Newcastle and Kidsgrove Urban Neighbourhoods Area Spatial Policy 
Policy CSP1: Design Quality 
Policy CSP2: Historic Environment 
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 T16:  Development – General Parking Requirements 
Policy T17: Parking in Town and District Centres 
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 B11: Demolition in Conservation Areas 
Policy B13: Design and Development in Conservation Areas 
Policy B14: Development in or Adjoining the Boundary of Conservation Areas 
Policy C4: Open Space in new housing areas  
Policy C22: Protection of Community Facilities  
Policy IM1: Provision of Essential Supporting Infrastructure and Community Facilities 
 
Other Material Considerations include: 
 
National Planning Policy Framework (2021) 
 
Planning Practice Guidance (2018 as updated) 
 
Supplementary Planning Guidance/Documents 
 
Community Infrastructure Levy Regulations (2010) as amended and related statutory guidance 
 
Supplementary Planning Guidance/Documents 
 
Developer contributions SPD (September 2007) 
 
Newcastle-under–Lyme Town Centre SPD (2009) 
 
Newcastle-under-Lyme Open Space Strategy – adopted March 2017 
 
Newcastle-under-Lyme and Stoke-on-Trent Urban Design Guidance Supplementary Planning 
Document (2010) 
 
Space Around Dwellings SPG (SAD) (July 2004) 
 
Relevant Planning History 
 
The application is supported by a Heritage asset Statement which sets out the detailed history of the 
site.  

https://www.newcastle-staffs.gov.uk/sites/default/files/IMCE/Planning/Planning_Policy/SpatialStrategy/Core%20Strategy%20Final%20Version%20-%2028th%20October.pdf
https://www.newcastle-staffs.gov.uk/sites/default/files/IMCE/Planning/Planning_Policy/Newcastle%20Local%20Plan%202011.pdf
https://www.gov.uk/guidance/national-planning-policy-framework
https://www.gov.uk/government/collections/planning-practice-guidance
http://www.legislation.gov.uk/ukdsi/2010/9780111492390/contents
https://www.newcastle-staffs.gov.uk/all-services/planning/planning-policy/newcastle-under-lymes-local-development
https://www.newcastle-staffs.gov.uk/sites/default/files/IMCE/Planning/Planning_Policy/DevelopmentPlan/TCSPD%20with%20cover%20170209.pdf
http://moderngov.newcastle-staffs.gov.uk/documents/s22542/Newcastle-under-Lyme%20Open%20Space%20Strategy%20Final.pdf
https://www.newcastle-staffs.gov.uk/sites/default/files/IMCE/Planning/Planning_Policy/DevelopmentPlan/5217%20Stoke%20Interactive%20web%2020-12-10.pdf
https://www.newcastle-staffs.gov.uk/sites/default/files/IMCE/Planning/Planning_Policy/DevelopmentPlan/5217%20Stoke%20Interactive%20web%2020-12-10.pdf
https://www.newcastle-staffs.gov.uk/sites/default/files/IMCE/Planning/Planning_Policy/NonLocal/Space%20About%20Dwellings%20SPG.pdf


  

  

Fundamentally, the existing building on the site has been operating as a library until the facility was 
located within Castle House in recent years.    
 
Views of Consultees 
 
The Council’s Urban Design and Conservation Officer initially advised that the existing building is 
not particularly successful at fitting in with the existing townscape but the initial design which was 
proposed for the site needed to be improved and be more interesting. However, it was accepted that 
the corner can handle an increase in height, given the location.   
 
Following the submission of amended plans, the proposal is now more modern and honest in its 
approach and responds better to the local vernacular of the streetscene on Ironmarket.  It is no longer 
trying to match in with the historic Georgian proportions and horizontal banding which was impossible 
to do with a building of this scale, height and massing.  The brick sections of the design have a 
verticality which is respectful of the historical pattern of development of the town especially on 
Ironmarket - namely a Georgian façade with narrow medieval linear plots.  The recessed brick panel 
sections give a sense of the horizontal banding present on adjacent buildings and nods to the 
character of the previous library building.  The design however is clean and modern and has a 
simplistic art deco feel and whilst it is quite safe and could go further the concept is likely to be 
satisfactory to the market town conservation area and appeal to members.  The brick could be 
smother than proposed to give a crisp modern line as there are concerns over the proposed heavily 
textured brickwork.  Subtle architectural lighting could be added for further interest, within the design, 
not as an afterthought. The fussy awning details have also been amended following CAWPs 
comments. The proposed brick colours will hopefully add interest and character to this prominent 
gateway site.  The recessed panels of brickwork and deep window reveals will present a higher 
quality building also.  The active frontages with proposed café on the corner ground floor with outdoor 
seating will also be a positive addition to this part of the town.  A condition for the bricks and other 
materials, any bonding, the depth of the windows reveals, would all ensure that the quality of the build 
follows through from the design phase and granting of permission.  Details and materials of the 
mansard roof.   
 
The Conservation Advisory Working Party (CAWP) objects to the height of the proposal and 
advise that it needs to be reduced by at least one storey and they would prefer for the mansard roof to 
be removed from the scheme as it has an overbearing scale and therefore has a harmful effect on the 
streetscene and the character of the conservation area. The design and colour of the scheme was 
supported and they were happy with the brickwork and thought that it had better symmetry and 
interest.  There was some concern over the proposal to use textured brick which may not be the right 
approach for Ironmarket given the context of the existing vernacular and the group wanted to have the 
exact details of the projecting brick patterned panels as this was not clear in the visuals.  They felt that 
the configuration of different sizes of awnings were a fussy and unnecessary impractical detail and 
needed some alteration. 
 
Historic England advises that they do not wish to offer any comments on the planning application.  
 
The Highways Authority raises no objections subject to conditions that secure matters relating to the 
following; 
 

 Car parking provided prior to occupation of the development, 

 Submission and approval of a car park management scheme, 

 Submission and approval of cycle parking for 36 cycles, and 

 Submission and approval of a Construction Management Plan (CMP). 
 
The Landscape Development Section (LDS) raises no objections subject to a contribution of 
£185,340 towards Public Open Space and Public Realm in the vicinity of the site.  
 
The Staffordshire Police Crime Prevention Design Advisor (SPCPDA) advises that they object to 
the application on the basis that there are no details which show how unauthorised access to the 
building and basement car parking will be restricted. An extensive set of guidance and 
recommendations have also been set out in their response. 
 



  

  

The Education Authority advises that an education contribution is not requested because there are 
projected to be a sufficient number of school places to mitigate the impact of this development at both 
primary and secondary phases of education. 
 
The Economic Regeneration Section supports the application on the basis that the redevelopment 
of this site for town centre apartments would help to enliven the town and bring greater footfall to the 
town centre. Additionally, it important that town centre development enhances the public enjoyment of 
the town centre and the scheme does this.   
 
Comments were also invited from the Councils Housing Strategy Section, Environmental Health 
Division and the Planning Policy Section but in the absence of any comments from them by the 
due date it must be assumed that they have no observations to make upon the application. 
 
Representations 
 
No letters of representation have been received.  
 
Applicant’s/Agent’s submission 
 
All of the application documents can be viewed on the Council’s website using the following link:   
http://publicaccess.newcastle-staffs.gov.uk/online-applications/PLAN/21/00903/FUL 
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