OFFICER REPORT ON DELEGATED ITEMS

Applicant Mr and Mrs Peddie Application No 12/00175/FUL
Location Ravens Crest, Main Road, Wrinehill

Description  Replacement dwelling

Policies and proposals in the Development Plan relevant to this decision:

West Midlands Regional Spatial Strateqy 2008

Policy QE1: Conserving and Enhancing the Environment
Policy QE3: Creating a High Quality Built Environment for all
Policy QE6: The Conservation, Enhancement and Restoration of the Region’s Landscape

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 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 NC7B:  Sites of National Nature Conservation Importance
Policy NC13:  Protection of Trees, Hedgerows and Woodlands
Policy NC18:  Listed Buildings

Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strateqy 2006-2026 (Adopted
2009)

Policy SP1: Spatial Principles of Targeted Regeneration
Policy ASP6:  Rural Area Spatial Policy

Policy CSP1:  Design Quality

Policy CSP2:  Historic Environment

Policy CSP3:  Sustainability and Climate Change

Policy CSP4:  Natural Assets

Newcastle Under Lyme Local Plan 2011

Policy S3: Development in the Green Belt

Policy H1: Residential Development: Sustainable Location and Protection of the
Countryside

Policy N17: Landscape Character — General Considerations

Policy N18: Areas of Active Landscape Conservation

Policy T16: Development — General Parking Requirements

Policy B5: Control of Development Affecting the Setting of a Listed Building

Other Material Considerations

Relevant National Policy Guidance:

National Planning Policy Framework (2012)

Companion Guide to PPS1 “The Planning System: General Principles”

The Secretary of State’s announcement of his intention to abolish RSS

The Secretary of State has made it clear that it is the Government’s intention to revoke RSSs
and the Localism Act 2011, which includes powers to give effect to that intention, received



Royal Assent on 15 November 2011. However, pending the making of a revocation order in
accordance with the new Act, the RSS remains part of the statutory development plan.
Nevertheless, the intention to revoke the RSS and the enactment are material considerations.

Supplementary Planning Guidance

Supplementary Planning Guidance relating to the control of residential development
Newcastle-under-Lyme and Stoke-on-Trent Urban Design Guidance SPD (2010)

Planning History
92/00434/FUL Erection of conservatory Refused

Views of Consultees

The Highway Authority has no objections subject to conditions regarding visibility splays,
provision of access, parking and turning areas, surfacing of access in a bound material,
access gradient and position of any gates.

The Environmental Health Division has no objections subject to conditions regarding
unexpected contamination and importation of soil/material.

The Landscape Development Section objects to the proposal due to concerns that the
retention and survival of existing trees located in the adjacent property on the northern
boundary may be compromised due to the closeness of the north face of the proposed
building to the north boundary. Trees in this situation can suffer from excessive shading and
are often removed where a poor relationship exists on grounds such as excessive shade,
concern about damage to property during strong winds and leaves blocking gullies. The fact
that the trees are in a neighbouring property raises the possibility of civil conflict between the
parties. This can be avoided if a harmonious relationship between the site layout and adjacent
trees is achieved at the outset. It is requested that the building be relocated away from the
north boundary sufficient to alleviate these problems. Should the application be permitted
then conditions are required regarding monitoring of the trees located in the adjacent property
and replacement of the trees if they show signs of deterioration, submission of landscaping
scheme, tree work specification, protective fencing and tree replacement.

Natural England raises no objection to the proposal given its nature and scale.

The Conservation Officer states that the application site sits on land elevated considerably
above the adjacent listed buildings, Five Steps and Ravenshall Farmhouse and barns.
Despite this elevated situation and commanding views, Five Steps is not readily visible from
the current bungalow site and perhaps only part of the steeply sloping roof can be seen. The
boundary between the application site and the barns is fairly dense and the applicant intends
to do further planting to give the barns some screening from the new dwelling. The existing
bungalow has no architectural merit but neither does it impact on either of the listed buildings.
The dwelling will be no higher than the existing roof of the bungalow and therefore it will have
no impact on the setting of either Five Steps or Ravenshall Barns. The design is brave and |
have no objections.

The Conservation Advisory Working Party has concerns with the design of the building
and does not think it will harm the setting of the adjacent listed buildings if the new dwelling is
not visible and is no higher than the existing bungalow.

Betley, Balterley & Wrinehill Parish Council objects in the strongest terms to the
application on the grounds that the contemporary design, although consistent with planning
policy in terms of size, is too bold and futuristic and will represent a singular design that is not
compatible with any other property, therefore detracting from the visual amenity of this area.
As such the Council believes the application is contrary to the following policies:



Policy S3 — the form, styling and materials proposed will have a materially greater impact on
the openness of the Green Belt.

Policy H2 — the proposal will not fit in with, and will materially detract from the surrounding
landscape.

Policy N18 — the bold and futuristic design of the proposal is inappropriate.

The Parish Council also draws to the planning authority’s attention the Betley, Balterley &
Wrinehill Parish Plan.

Representations

Nil

Applicant’s/Agent’s Submission

A Design & Access Statement and an Arboricultural Impact Assessment have been
submitted.

Key Issues

Full planning permission is sought for the erection of a replacement dwelling. The site is
located within the Green Belt and an Area of Active Landscape Conservation as defined on
the Local Development Framework Proposals Map.

It is considered that the main issues for consideration are:

¢ Impact on the setting of the adjacent Listed Buildings

o Whether the proposal constitutes appropriate or inappropriate development in the
Green Belt and, if inappropriate, whether very special circumstances exist to justify
approval

The impact of the proposal upon the character of the area

Impact on residential amenity

Impact on the Area of Active Landscape Conservation

Impact on trees

Impact on nature conservation

Highway safety

Impact on the setting of the adjacent Listed Buildings

Paragraph 131 of the NPPF states that when considering the impact of a proposed
development on the significance of a designated heritage asset, great weight should be given
to the asset’'s conservation. Significance can be harmed or lost through alteration or
destruction of the heritage asset or development within its setting.

Policy B5 of the Local Plan states that the Council will resist development proposals that
would adversely affect the setting of a listed building.

The application site is adjacent to two listed buildings, Five Steps, a Grade Il timber framed
listed building, which lies to the west, and Ravenshall Farmhouse and Barns which lie to the
north. The main Ravenshall farmhouse is Grade Il listed and the barns, which are currently
being converted to residential use, are curtilage listed.

The application site is elevated considerably above both of these historic buildings but despite
the elevated situation, it is screened by dense trees and shrubs on the boundaries. The height
of the proposed dwelling would be very similar to the existing dwelling and given the
topography of the land and the dense landscaping, it is not considered that the proposal
would have any adverse impact upon the setting of either Five Steps or Ravenshall Barns.

Appropriate or inappropriate development within the Green Belt?




The NPPF states that the replacement of a building in the Green Belt is not inappropriate
provided the new building is in the same use and not materially larger than the one it
replaces. Policy S3 of the Local Plan 2011 also states that replacement dwellings must not be
materially larger than the dwellings they replace.

The proposal would result in an increase in volume of approximately 50% over and above the
original dwelling. This is considered to be a proportionate increase and therefore it is
concluded that the proposal constitutes appropriate development in the Green Belt. There is
no need for the applicant to demonstrate very special circumstances.

Impact on character of the area

The NPPF states that good design is a key aspect of sustainable development, is indivisible
from good planning and should contribute positively to making places better for people. It
states that development should respond to local character and history, and reflect the identity
of local surroundings and materials, while not preventing or discouraging appropriate
innovation.

The Parish Council object to the proposal on the grounds that the contemporary design is
considered too bold and futuristic and will not be compatible with any other property. They
refer to Policy H2 of the Local Plan, but that policy has not been ‘saved’ and therefore is not a
material consideration.

There are a variety of styles and designs of dwellings in the area and the existing property
has little architectural merit. Although the proposed dwelling, which would be very
contemporary in its design, would be different to any other properties nearby, given the mix of
existing styles, the design of the replacement dwelling is considered appropriate in its context.
Although the site is elevated significantly above the road, the topography and the presence of
dense landscaping, ensures that it is not visible in the street scene. The replacement dwelling
would be a similar height to the existing property and on balance, it is not considered that the
development would adversely impact on the general street scene and character of the
surrounding area. It is not considered that a refusal could be justified on design grounds
therefore.

Impact on residential amenity

Concerns have been raised by the occupiers of The Steps, to the west of the site, on the
grounds that the west elevation of the proposed development has a first floor window directly
overlooking the grounds of The Steps 6m from the boundary and the first floor balcony along
the southern side of the development will directly overlook the grounds of The Steps at its
western end.

Although the proposed dwelling would be 5.5m closer to the boundary with The Steps than
the existing dwelling, it would still be 6m from the boundary and more than 30m from the
property itself. The application site is at such a significantly higher level than The Steps that
views would be over the top of that dwelling and given the presence of substantial
landscaping and a boundary wall, views of the property and its grounds would be very limited.

The occupiers of Ravenshall Farm have raised concerns that the north facing side of the
proposed building has ten windows which will all directly overlook Ravenshall Barns and
affect their privacy and value. The windows in the north facing elevation of the property would
not be principal windows as defined in the Council’'s Space Around Dwellings SPG and in any
event, the dwelling would be more than 30m away from the converted Ravenshall Barns.

It is not considered that a refusal on the grounds of impact on residential amenity could be
sustained.

Landscape Impact




The site is within an Area of Active Landscape Conservation and Policy N18 of the Local Plan
states that within such areas development that will harm the quality and character of the
landscape will not be permitted. Particular consideration will be given to the siting, design,
scale, materials and landscaping of all development to ensure that it is appropriate to the
character of the area.

Given that the proposal is for a replacement dwelling and that no landscape features would be
adversely affected, it is not considered that the landscape quality would be harmed to a
sufficient extent to justify refusal.

Impact on trees

Policy N12 of the Local Plan states that the Council will resist development that would involve
the removal of any visually significant tree, shrub or hedge, whether mature or not, unless the
need for the development is sufficient to warrant the tree loss and the loss cannot be avoided
by appropriate siting or design.

There are a number of trees within and adjacent to the site and they are predominantly on the
site boundaries. A tree survey has been submitted with the application which concludes that
there are no perceived adverse impacts to trees from the development as it is outside any
designated root protection area and is at a sufficient distance from the northern boundary to
prevent the need for any pruning work. The survey states that trees to be removed are
predominantly of poor quality that are required to be felled irrespective of the development
proposal. The removal of tree no. 8, a low canopy Pine that is to be removed in order to allow
for essential re-grading work, will have no adverse impact on the landscape setting of the area
as it cannot be seen from any location outside the site boundary.

The Council’'s Landscape Officer objects to the proposal due to concerns that the retention
and survival of existing trees located in the adjacent property on the northern boundary may
be compromised due to the closeness of the north face of the proposed building to the north
boundary. Where a poor relationship exists between trees and a dwelling, future pressure for
the removal of or works to the trees on grounds such as excessive shade can be a material
consideration. However, in this instance the trees are not protected and the principal outlook
from the proposed dwelling is to the south. It is not considered therefore that an objection
could be sustained on these grounds. Subject to the imposition of conditions, the proposal is
considered acceptable in terms of its impact on trees.

Nature Conservation

The application site is in close proximity to Betley Mere Site of Special Scientific Interest
(SSSI). However, given the nature and scale of the proposals, Natural England raises no
objection to the proposals. It is not considered that an objection could be sustained on the
grounds of impact on nature conservation.

Highway safety

The submitted plans indicate that the applicant wishes to reposition the access approximately
4m to the north to improve the access into the site from the north. In response to this, the
Highway Authority has recommended a condition requiring the provision of a visibility splay of
2.4m x 19m in the northern direction. There is a grassed embankment to the north of the
existing access with a dry stone wall along the boundary with the road. The provision of a
visibility splay as required by the Highway Authority would necessitate the re-grading of the
land and the repositioning of the wall which may have an adverse impact upon the visual
amenity of the area.

Further to discussions with the applicant’'s agent, the applicants have confirmed that they
would be happy to retain the existing access and for the curve of the turn in from the north to
be adjusted within the site. The dry stone wall does not start immediately to the north of the
access so the work could be carried out without the need for the repositioning of the wall. An
appropriately worded condition is required to this effect.



Reasons for the grant of planning permission

The scheme comprises appropriate development within the Green Belt, and the development
would not adversely impact on the setting of the adjacent listed buildings. There would be no
significant adverse impact on the character of the surrounding area, residential amenity or the
trees on the site and the proposal is considered acceptable in terms of impact on nature
conservation. The proposal accords with Policies D2, D4, D5B, NC13 and NC18 of the
Staffordshire and Stoke on Trent Structure Plan 1996 — 2011, Policies ASP6, CSP1, CSP2
and CSP4 of the Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy 2006-
2026, Policies S3, N18 and B5 of the Newcastle Under Lyme Local Plan 2011 and the aims
and objectives of the National Planning Policy Framework (2012).

Recommendation

Permit subject to the following conditions:

1. 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. The development hereby permitted shall be carried out in accordance with the
following approved plans:

Drawing No. 246/01 Rev A — Location plan and block plan
Drawing No. 246/02 — Existing site layout plan

Drawing No. 246/03 — Existing floor plans and elevations
Drawing No. 246/04 — Proposed site layout plan
Drawing No. 246/05 — Proposed plans

Drawing No. 246/06 — Proposed elevations

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

3. No development shall take place until samples of the materials to be used in the
construction of the external surfaces of the building hereby permitted have been
submitted to and approved in writing by the Local Planning Authority. The
development shall be carried out in accordance with the aforesaid approved details.

R3. To protect amenity and in accordance with Policy D2 of the Staffordshire and Stoke-
on-Trent Structure Plan 1996-2011 and the aims and objectives of the National
Planning Policy Framework (2012).

4, Notwithstanding the provisions of Part 1 of Schedule 2 to the Town and Country
Planning (General Permitted Development) Order 1995, as amended, (or any Order
revoking, re-enacting or modifying that Order), no extensions, external alterations,
erection of outbuildings, or other development within the curtilage of the dwelling
hereby approved, shall be carried out without the prior express written consent of the
Local Planning Authority.

R4. To protect the character and openness of the Green Belt in accordance with the
requirements of Policy S3 of the Local Plan, Policy D5B of the Staffordshire and
Stoke-on-Trent Structure Plan 1996 -2011 and the aims and objectives of the
National Planning Policy Framework (2012).

5. In the event that contamination is found or is suspected to be present at the site when
carrying out the approved development then development shall be halted (unless
otherwise agreed in writing with the Local Planning Authority) and it must be reported
in writing to the Local Planning Authority. An investigation and risk assessment must



R6.

R7.

R8.

be undertaken in accordance with the requirements of BS10175 (2001) -
Investigation of Potentially Contaminated Sites Code of practice, BS8485 (2007)
Code of Practice for the Characterisation and Remediation from Ground Gas in
Affected Developments and CLR 11 Model Procedures for the Management of Land
Contamination, issued by the Environment Agency, and any remedial proposals
submitted and agreed in writing prior to the recommencement of the development.

Prior to commencement of the proposed use of the site written confirmation that no
contamination was found or suspected or if remedial actions were required
independent validation that proposed remedial measures have been carried out in
accordance with the agreed scheme. The validation report shall contain:

A full description of the works undertaken in accordance with the Remediation
Proposals

Results of any additional monitoring or testing carried out between the submission of
the Remediation Proposals and the completion of remediation works

Movement permits of all materials taken to and from the site

A statement signed by the developer or the approved agent confirming that all the
works specified in the Remediation Proposals have been completed.

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely
without unacceptable risks to workers, neighbours and other offsite receptors in
accordance with the aims and objectives of the National Planning Policy Framework
(2012).

No top soil is to be imported to the site until it has been tested for contamination and
assessed for its suitability for the proposed development, a suitable methodology for
testing this material should be submitted to and agreed by the Local Planning Authority
prior to the soils being imported onto site. The methodology should include the
sampling frequency, testing schedules, criteria against which the analytical results will
be assessed (as determined by the risk assessment) and source material information.
The analysis shall then be carried out and validatory evidence submitted to and
approved in writing to by the Local Planning Authority.

To ensure that risks from land contamination to the future users of the land and
neighbouring land are minimised, together with those to controlled waters, property and
ecological systems, and to ensure that the development can be carried out safely
without unacceptable risks to workers, neighbours and other offsite receptors in
accordance with the aims and objectives of the National Planning Policy Framework
(2012).

Notwithstanding the details shown on the approved plans the access shall be retained
in its existing position and any alterations to the geometry of the access shall be
submitted to and approved in writing by the Local Planning Authority.

To protect amenity, in the interests of highway safety, and in accordance with Policy D2
of the Staffordshire and Stoke-on-Trent Structure Plan 1996-2011 and the aims and

objectives of the National Planning Policy Framework (2012).

Before the proposed development is brought into use the parking and turning areas
shall be provided in accordance with the approved plans which shall thereafter be
retained for the life of the development.

In the interests of highway safety in accordance with the aims and objectives of the
National Planning Policy Framework (2012).

The development shall not be brought into use until the access drive rear of the public
highway has been surfaced and thereafter maintained in a bound material for a



R9.

10.

R10.

1.

R11.

12.

R12.

13.

R13.

14.

R14.

15.

minimum distance of 15m back from the site boundary in accordance with the approved
plans.

In the interests of highway safety in accordance with the aims and objectives of the
National Planning Policy Framework (2012).

The access shall have a gradient not exceeding 1 in 10 for the first 5m rear of the
highway boundary.

In the interests of highway safety in accordance with the aims and objectives of the
National Planning Policy Framework (2012).

Any gates shall be located a minimum of 5m rear of the highway boundary and shall
open inwards away from the highway.

In the interests of highway safety in accordance with the aims and objectives of the
National Planning Policy Framework (2012).

Prior to the commencement of development, details of a landscaping scheme for the
site shall be submitted to and approved in writing by the Local Planning Authority. The
agreed scheme shall be implemented in accordance with the approved details before
the end of the first planting season following initial occupation of the development. The
landscaping scheme should include details of all replacement tree planting.

In the interests of visual amenity and in accordance with Policy D2 of the Staffordshire
and Stoke-on-Trent Structure Plan 1996-2011 and the aims and objectives of the
National Planning Policy Framework (2012).

No development or other operations shall commence on site or in connection with the
development hereby approved, (including any tree felling, tree pruning, demolition
works, soil moving, temporary access construction and or widening, or any operations
involving the use of motorised vehicles or construction machinery) until a detailed tree
felling / pruning specification has been submitted to and approved in writing by the
Local Planning Authority. No development or other operations shall commence on site
until the approved tree felling and pruning works have been completed. All tree felling
and pruning shall be carried out in full accordance with the approved specification and
the requirements of British Standard 3998 (2010) Recommendations for Tree Work.

In the interests of visual amenity and in accordance with Policy D2 of the Staffordshire
and Stoke-on-Trent Structure Plan 1996-2011 and the aims and objectives of the
National Planning Policy Framework (2012).

All the existing trees and hedges indicated on the approved drawings to be retained
shall be protected by suitable fencing and at a suitable distance as outlined in BS:5837
— 2012 - “Trees in Relation to Construction®, or such alternatives as may be agreed in
writing by the Local Planning Authority. Such fences shall be erected before any
materials are brought onto site or development commences. No materials shall be
stored, no rubbish dumped, no fires lit and no buildings erected inside the fence(s), nor
shall any changes in ground level be made within the fence(s) unless previously agreed
in writing by the Local Planning Authority.

In the interests of visual amenity and in accordance with Policy D2 of the Staffordshire
and Stoke-on-Trent Structure Plan 1996-2011 and the aims and objectives of the
National Planning Policy Framework (2012).

The existing trees shown on the approved plans to be retained shall not be damaged or
destroyed, uprooted, felled, lopped or topped during the construction period of the
development without the prior written consent of the local planning authority. Any trees
removed without such consent or dying or being seriously damaged or diseased during



that period shall be replaced with healthy trees of such size and species as may be
agreed in writing by the local planning authority.

R15. In the interests of visual amenity and in accordance with Policy D2 of the Staffordshire
and Stoke-on-Trent Structure Plan 1996-2011 and the aims and objectives of the
National Planning Policy Framework (2012).



OFFICER REPORT ON DELEGATED ITEMS

Applicant Mrs Vera Pellington Application No 12/00129/FUL
Location Stone Cottage Maer

Description Single storey rear extension and enlargement of existing first floor
window.

Policies and proposals in the Development Plan relevant to this decision:

West Midlands Regional Spatial Strategy 2008
Policy QE3 — Creating a High Quality Built Environment for All

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 D4: Managing Change in Rural Areas

Policy NC19: Conservation Areas

Newcastle under Lyme and Stoke on Trent Core Spatial Strateqy (CSS) 2006-
2026

Policy CSP1: Design Quality

Policy CSP 2: Historic Environment

Policy ASP6: Rural Area Spatial Policy

Newcastle under Lyme Local Plan 2011

Policy H18: Residential extensions where

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

National Planning Policy Framework (March 2012)

The Secretary of State’s announcement of his intention to abolish RSS
Pending the making of a revocation order in accordance with the new Act, the RSS
remains part of the statutory development plan.

Newcastle-under-Lyme and Stoke-on-Trent Urban Design Guidance Supplementary
Planning Document (2010)

Views of Consultees

Maer Parish Council - have been consulted, no response received — should
assume they have no objection to the proposal.



Conservation Advisory Working Party — No Objections.
Conservation Officer — no objections
Natural England — make no adverse comments

Representations

None Received

Applicants/agents submission

Along with the plans and application forms, a Design and Access Statement has
been submitted in support of the proposal.

Key Issues

This application is for full planning permission for a single storey rear extension and
enlarged side first floor window serving the stairs.

The property the application relates to is a detached sandstone cottage which has
been previously extended at the rear using red brick. The proposed extension is
within an area enclosed on 3 sides and provides an enlarged entrance porch area.
Stone Cottage is located within Maer Conservation Area.

The key issues in the consideration of this application are:

*= Design and the impact on the conservation area
= Impact on residential amenity

Design of the proposal and the impact on the conservation area

Paragraph 56 of the National Planning Policy Framework states that good design is a
key aspect of sustainable development, indivisible from good planning, and should
contribute positively to making places better for people.

Policy D2 “Design and Environmental Quality of Development” of the Structure Plan
states that the design of development should be informed by, or sympathetic to the
character and qualities of its surroundings in its location, scale and design.

Policy H18 refers to the design of residential extensions, where subject to planning
control. The policy states:

“Proposals to extend dwellings will be favourably considered, subject to other policies
in the Plan, so long as the following requirements are satisfied:

i) The form, size and location of each extension should be subordinate to
the design of the original dwellings.

ii) The materials and design of each extension should fit in with those of the
dwelling to be extended.

iif) The extension should not detract materially from the character of the

original dwelling or from the integrity of the original design of the group of
dwellings that form the street scene or setting.”



It is considered that the proposed extensions and alterations would be subordinate to
the design of the original dwelling and would not detract form the character of the
original dwelling

Part 12 of the National Planning Policy Framework “Conserving and Enhancing the
Historic Environment” states that in determining planning applications, local planning
authorities should take account of:

= The desirability of sustaining and enhancing the significance of
heritage assets and putting them to viable use consistent with their
conservation;

= The positive contribution that conservation of heritage assets can
make to sustainable communities including their economic vitality; and

= The desirability of new development making a positive contribution to
local character and distinctiveness

Policy B9 of the Local Plan “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.” Policy B10 specifies that
“permission will be granted to construct, alter the external appearance or change the
use of any building only if its proposed appearance or use will preserve or enhance
the character or appearance of a Conservation Area.“ This will be achieved by a set
of specified criteria being met.

In terms of Policy B10 of the Local Plan, it is considered that the form, scale, bulk,
height and materials are all acceptable. The plot is fairly large and can easily
accommodate an extension of this size.

The proposal for the porch extension would be enclosed by three side of the existing
structure and it roof would be a continuation of the existing roof slope, its materials
would match the existing building. The proposal would not be readily seen from any
public vantage point.

The proposal to enlarge the side facing stairs window would double it size by
elongating its depth. The style of the window would match the existing windows on
the property.

It is considered that the proposals are sympathetic and would not cause harm to the
character of the building and therefore the Maer Conservation Area.

It is considered appropriate to condition the materials to match existing.

The proposal is therefore considered to comply with Policy NC19 of the Staffordshire
and Stoke on Trent Structure Plan, Policies CSP1 and CSP2 of the Newcastle under
Lyme and Stoke on Trent Core Spatial Strategy 2006 — 2026, Policies H18, B9, B10,
B13 and B14 of the Newcastle under Lyme Local Plan 2011 and the aims and
objectives of the NPPF.

Impact on residential amenity

It is important to assess how a proposal will impact upon residential amenity in terms
of loss of light and privacy, and the Borough Council’s Space around Dwellings
Supplementary Planning Guidance sets out acceptable levels of amenity to be
achieved for new development.



It is considered that the proposed extension, given its size and location would not
cause any adverse loss of amenity to any surrounding occupiers in terms of a loss of
light or privacy, and the application is considered acceptable in this regard. The
enlargement of the side window has the potential for a loss in residential amenity to
the neighbouring property occupier. Given there is a smaller existing window
currently in this position, it serves the stairs area of the property which would not be
seen as a principle window in terms of the SPG and loss of privacy by its
enlargement could be controlled by the imposition of a condition requiring the
window to be permanently obscure glazed, it inclusion is considered acceptable.

Reasons for the grant of planning permission
The proposed development would preserve the character and appearance of the Conservation Area and would have no
adverse impact upon residential amenity. The proposal therefore complies with policies D2, D4, and NC19 of the
Staffordshire and Stoke on Trent Structure Plan 1996 — 2011, policies CSP 1, CSP 2 and ASP 6 of the Newcastle under
Lyme and Stoke on Trent Core Spatial Strategy 2006 — 2026 and policies H18, B9, B10, B13 and B14 of the Newcastle
under Lyme Local Plan 2011 and the aims and objectives of the National Planning Policy Framework.

Recommendation

Permit subject to the following conditions:

1. 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. The development hereby permitted shall be carried out in accordance
with the following approved plan:
e John Keates design drawing No 12-001-12 received dated 13™ April 2012

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

3. The materials to be used in the construction of the development hereby
permitted shall match in all respects (size, texture and colour) those of the
existing buildings.

R3. In the interests of visual amenity to comply with the requirements of policies
D2 and NC19 of the Staffordshire and Stoke-on-Trent Structure Plan 1996-
2011, policies H18, B9 and B10 of the Newcastle-under-Lyme Local Plan
2011 and policy SP1 of Newcastle-under-Lyme and Stoke on Trent Core
Strategy 2009.

4, The proposed enlarged window on the side elevation as indicated by John
Keates design drawing no. 12-001-01 shall be permanently obscure glazed at
all times during the occupation of the development hereby permitted.

R4.  To protect privacy and in accordance with Policy D2 of the Staffordshire and
Stoke-on-Trent Structure Plan 1996-2011 and Supplementary Planning
Guidance 'Space Around Dwellings'.



Notes to applicant

1. You are reminded of the requirement to comply with the conditions attached
to this permission.



OFFICER REPORT ON DELEGATED ITEMS

Applicant Jumbo Fun and Play Ltd Application No 12/00195/ADV

Location 9 Liverpool Road, Newcastle
Description Four non-illuminated fascia signs

Policies and proposals in the Development Plan relevant to this decision:

West Midlands Regional Spatial Strategy

Policy UR3: Enhancing the Role of City, Town and District Centres
Policy QE3:  Creating a High Quality Built Environment for All

Staffordshire and Stoke-on-Trent Structure Plan 1996 - 2011

Policy D1: Sustainable Forms of Development

Policy D2: The Design & Environmental Quality of Development.
Policy T13:  Local Roads

Policy NC19: Conservation Areas

Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy (CSS) 2006-2026

Policy ASP4: Newcastle Town Centre Area Spatial Policy
Policy CSP1: Design Quality

Policy CSP2 Historic Environment

Policy CSP3: Sustainability and Climate Change

Newcastle-under-Lyme Local Plan 2011

Policy B14:  Development in or Adjoining the Boundary of Conservation Areas

Other Material Considerations:

Relevant National Policy Guidance:

National Planning Policy Framework (March 2012)

Circular 03/07 Town and Country Planning (Control of Advertisement) Regulations
2007

Supplementary Planning Guidance

Staffordshire County Council — Highways Standing Advice 2004

The Secretary of State’s announcement of his intention to abolish RSS

The Secretary of State has made it clear that it is the Government’s intention to
revoke RSSs and the Localism Act 2011, which includes powers to give effect to that
intention, received Royal Assent on 15 November 2011. However, pending the
making of a revocation order in accordance with the new Act, the RSS remains part
of the statutory development plan. Nevertheless, the intention to revoke the RSS and
the enactment are material considerations.



Relevant Planning History

In 1981 planning permission was granted for the erection of a supermarket, reference
N9111.

In 2011 planning permission (11/00617/FUL) was granted for the change of use of
part of the first floor of the premises from office/teaching area to a 3 bedroom self
contained flat. Whilst the flat has not yet been created, partitioning works associated
with it have commenced.

An application for change of use of the premises to an indoor play area (Class D2
use) and refreshment/snack bar (Class A3 use) has been submitted and is being
considered separately. The reference is 12/00194/COU.

Views of Consultees

The Environmental Health Division has no comments to make.

The Conservation Officer has no objections indicating that the application for a sign
is adjacent to the town centre Conservation Area. It is on the edge of the town centre,
adjacent to the ring road and affects a modern building of little architectural merit.
The change of use is not relevant to conservation matters and the signage which is
planned closest the Conservation Area is just one sign. This would not harm the
setting and views into and out of the Conservation Area..

The Conservation Advisory Working Party has no objections.

Highways Authority (standing advice) which indicates that fascia signs can be dealt
with by the LPA and establishes suitable lighting levels.

Representations

None received

Applicants/agents submission

The requisite application forms and drawings were submitted.

Key Issues

The application is for advertisement consent for four non-illuminated signs that are to
be displayed at first floor level on the Liverpool Road elevation; on the side elevation
facing towards the Magistrates Court, close to Liverpool Road; and on the other side
elevation close to Bridge Street, and on the Bridge Street elevation.

The signs would be in multi-coloured Perspex measuring approximately 2m high by
2.3m wide. The signs would contain the words Jumbo fun, play everyday and would
include a number of animal characters.

The key considerations in the determination of this application are the impact of the
signs upon amenity (the appearance of the area) and public safety.



Amenity
The scale and appearance of the signs are in keeping with the design and function of

the building and will not adversely affect the character or appearance of the adjoining
Conservation Area.

Public Safety

The signs are of a design and are sited so that they will not be unduly distracting to
drivers and it is not considered that they will have an adverse impact on public safety.

Recommendation

Approve subject to the standard conditions and no further conditions



OFFICER REPORT ON DELEGATED ITEMS

Applicant Ms Waterfall Application No 12/00215/ADV
Location Cornwells Chemist, 11 High Street, Newcastle

Description Illuminated sign with timber surround

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

Policy T13:  Local Roads

Newcastle-under-Lyme and Stoke-on-Trent Core Spatial Strategy (CSS) 2006-2026

ASP4: Newcastle Town Centre Area Spatial Policy

ASP5: Newcastle and Kidsgrove Urban Neighbourhoods Area Spatial Policy
CSP1: Design Quality

CSP2: Historic Environment

CSP3: Sustainability and Climate Change

Newcastle under Lyme Local Plan 2011

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

Policy B16:  Shop fronts in Conservation Areas

Policy B19:  llluminated signs in Conservation Areas

Policy B20:  llluminated fascia and other signs in Conservation Areas

Other Material Considerations:

Relevant National Policy Guidance:

National Planning Policy Framework (March 2012)

Circular 03/07 Town and Country Planning (Control of Advertisement) Regulations
2007

Supplementary Planning Guidance

Staffordshire County Council — Highways Standing Advice 2004



The Secretary of State’s announcement of his intention to abolish RSS

The Secretary of State has made it clear that it is the Government’s intention to
revoke RSSs and the Localism Act 2011, which includes powers to give effect to that
intention, received Royal Assent on 15 November 2011. However, pending the
making of a revocation order in accordance with the new Act, the RSS remains part
of the statutory development plan. Nevertheless, the intention to revoke the RSS and
the enactment are material considerations.

Relevant Planning History

11/00375/FUL Permitted 9.9.2011 Alterations to Shop front

Views of Consultees

Conservation Advisory Working Party — No objections

Conservation Officer — This relates to the new shop front which already has
permission and is as a result of a grant through the PSiCA scheme. The grant is for
the shop front which will be timber painted and will help to improve the design and
appearance of the town centre. The sign will be illuminated and mounted within the
new framing. It will be a high quality product and the application is supported.

Representations

None received

Applicants/agents submission

The requisite application forms and drawings were submitted.

Key Issues

This application is for advertisement consent for an internally illuminated sign with
timber surround at Cornwell’s Chemists, 11 High Street, Newcastle, which is located
within the Newcastle under Lyme Town Centre Conservation Area, as indicated on
the Local Development Framework Proposals Map.

The fascia would be located above the shop front, 2.7 metres above ground level.

The recently published National Planning Policy Framework now replaces the old
PPG 19 which provided guidance on the display of outdoor advertisements. The
NPPF still provides guidance on outdoor advertisements and details in paragraph 67
that “Advertisements should be subject to control only in the interests of amenity and
public safety, taking account of cumulative impacts.”

The main issues to address are therefore:
. The impact of the sign on the amenity of the site it relates to and the
surrounding area and Conservation Area



. The impact upon public and highway safety

The impact of the sign on the amenity of the site it relates to and the surrounding
area

In terms of design paragraph 67 of the National Planning Policy Framework details
that “Poorly placed advertisements can have a negative impact on the appearance of
the built and natural environment. Control over outdoor advertisements should be
efficient, effective and simple in concept and operation.”

The sign would be located within the Newcastle Town Centre Conservation Area.
Paragraph 131 of the National Planning Policy Framework states that in determining
planning applications, local planning authorities should take account of:

. The desirability of sustaining and enhancing the significance of heritage
assets and putting them to viable uses consistent with their conservation,

. The positive contribution that conservation of heritage assets can make to
sustainable communities including their economic vitality, and

. The desirability of new development making a positive contribution to local

character and distinctiveness.

Policy B13 of the Local Plan states that Applicants for planning permission should
demonstrate how they have taken account of the need to preserve or enhance the
character or appearance of Conservation Areas in the design of their development
proposals.

The proposed sign would be internally illuminated, with a timber surround. It is not
specified what illuminance level the sign would have, although maximum levels can
be conditioned. The applicant has proposed a timber frame to the fascia sign, which
will be an appropriate design in this Conservation Area location.

The Conservation Advisory Working Party and the Conservation Officer raise no
objections to the proposed fascia sign.

The proposal complies with the guidance of the NPPF and the principles of policies
D2 and NC18 of the Staffordshire and Stoke on Trent Structure Plan, policies B9,
B10, B13, B14, B16, B19 and B20 of the Newcastle under Lyme Local Plan 2011
and policies ASP 4, ASP 5, CSP1 and CSP2 of the Core Spatial Strategy.

The impact upon public and highway safety

It is considered that the proposed sign would not cause any adverse impact upon
public safety.

The level of luminance of the internally illuminated sign can be controlled by
condition to avoid causing distraction or danger to traffic using the adjacent highway.
The Highways Authority Standing Advice recommends that for a sign 5.0 to 10
square metres in surface area in a lit location, a maximum luminance level of 100
candellas per square metre should be imposed.

Overall, the proposed signs are considered acceptable in terms of public and
highway safety and are in compliance with Policy T13 of the Structure Plan.



Recommendation

Approve subject to the standard conditions and:

1 The intensity of the illumination of the advertisement permitted by this consent shall
not exceed 1000 candelas per square metre.

R1: In the interests of highway safety, in accordance with Policy T13 of the
Staffordshire and Stoke on Trent Structure Plan 1996 — 2011.

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

Location Plan, Drawing No. 0728-09A received 20" April 2012
Existing plans, Drawing No. 0718-01A received 20" April 2012
Existing elevations, Drawing No. 0718-02A received 20" April 2012
Proposed signage, Drawing No. 0718-21A received 20" April 2012



OFFICER REPORT ON DELEGATED ITEMS

Applicant  Mrs Naylon Application No 12/00246/FUL

Location 4 Highway Lane, Keele
Description Proposed new window to North East elevation first floor level

Policies and proposals in the Development Plan relevant to this decision:

West Midlands Regional Spatial Strategy 2008

Policy QE3: Creating a high quality built environment for all
Policy QES5: Protection and enhancement of the historic environment

Staffordshire and Stoke on Trent Structure Plan 2011

Policy D1: Sustainable Development

Policy D2: The Design and Environmental Quality of Development
Policy D5B: Development in the Green Belts

Policy NC1: Protection of the Countryside: General Considerations
Policy NC2: Landscape Protection and Restoration

Policy NC19: Conservation Areas

Newcastle under Lyme and Stoke on Trent Core Spatial Strateqgy 2006 - 2026
(Adopted 2009)

Policy CSP1 Design Quality
Policy CSP2: Historic Environment

Newcastle Under Lyme Local Plan 2011

Policy S3: Development in the Green Belt

Policy N17:  Landscape Character — General Considerations

Policy N19:  Area of Landscape Maintenance

Policy B8: Other Buildings of Historic or Architectural Interest

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

Other Material Considerations

Relevant National Policy Guidance:

National Planning Policy Framework (March 2012)

Supplementary Planning Guidance

Space Around Dwellings (July 2004)

Newcastle-under-Lyme and Stoke-on-Trent Urban Design Guidance Supplementary
Planning Document (2010)




Waste Management and Recycling Planning Practice Guidance Note (January 2011)

The Secretary of State’s announcement of his intention to abolish RSS

The Secretary of State has made it clear that it is the Government’s intention to
revoke RSSs and the Localism Act 2011, which includes powers to give effect to that
intention, received Royal Assent on 15 November 2011. However, pending the
making of a revocation order in accordance with the new Act, the RSS remains part
of the statutory development plan. Nevertheless, the intention to revoke the RSS and
the enactment are material considerations.

Planning History

None relevant to the determination of this planning application.

Representations

The occupiers of 9 neighbouring properties have been notified with no letters of
representations received.

Views of Consultees

Keele Parish Council raise no objections because it is felt to be in keeping with the
building.

The Conservation Officer has detailed that the building is on the Councils Register
of Locally Important Buildings and Structures. She raises no objections and details
that the first floor would match other windows in the building in terms of style shape
and materials and would not be very visible from the roadside, thus not harming the
character or appearance of the conservation area.

The Conservation Advisory Working Party raised no objections.

Key Issues

The application is for the insertion of a window into the first floor of the existing
detached property located within the Keele conservation area and the open
countryside. It is also designated within the North Staffordshire Green Belt and Area
of Landscape Maintenance, as indicated on the Local Development Framework
Proposals Map.

The property is on the Council’'s own Register of Locally Important buildings and
structures because of its character and appearance which dates back to 1871.

Whilst the property lies within the Green Belt it is not considered that the insertion of
a window into the existing building would harm the openness of the Green Belt or the
purposes of including land within the Green Belt. Therefore this is not considered
further and the key issues in the determination of the development are:

e the impact on the character and appearance of the building and conservation
area.
¢ the impact upon neighbouring occupiers in terms of amenity

The design and impact on the character and appearance of the building and
conservation area




Policy B8 of the local plan seeks to the conservation of locally important buildings
whilst policy B 9 details that the Council will resist development that would harm the
special architectural or historic or appearance of conservation areas.

As detailed, the building dates back to 1871 and has a Victorian Gothic Revival style
and has a high quality style which is clustered with other early dwellings of the
original Keele estate village. The proposed window would be located in the first floor
of a side gable and would be similar in style, proportion and design to existing ground
floor windows on the elevation that faces Highway Lane. The existing gable is
currently blank and it is considered that the insertion of the window would add some
character to this gable.

The insertion of the window is considered a minor addition/ alteration that would not
significantly harm the character of the building or that of the conservation area with
minimal views from public vantage points. Thus being in accordance with policies B8
and B9 of the local plan.

Impact upon neighbouring occupiers in terms of amenity

Supplementary Planning Guidance provides advice regarding residential extensions.

The applicant is aware that a window could be inserted into the side elevation of the
property without planning permission if it was obscure glazed and non opening.
Therefore the intention is to have a clear glazed window that could be opened.

Internally the proposed window would serve a bedroom and the SPG details that the
largest windows of the two largest bedrooms are classed as principal windows. In
this instance there is a larger window to the same bedroom on the rear elevation.
Therefore the proposed window would represent a secondary window. Whilst it is a
secondary window it would face towards the side boundary with the neighbouring
property, no. 2 Highway Lane. This has what appears to be a principal window on its
rear elevation but it is considered that due to the relationship between the two
properties being at an angle, the secondary nature of the window and the ridge of the
ground floor building (study), that the proposal would not lead to a significant loss of
privacy to the residential amenity of the neighbouring property.

In summary it is not considered that there would be any significant adverse impact on
the amenity of the neighbouring properties that would be contrary to the SPG or
requirements of the NPPF.

Reasons for the grant of planning permission

The proposed window is of a size and design that would not harm the character or
appearance of the building or that of the designated conservation area. Taking into
account the position and it being a secondary window, it would not result in harm to
neighbouring residential amenity levels in terms of visual intrusion. It would also not
harm the openness of the Green Belt or the quality of the landscape. The proposed
development therefore accords with the requirements and guidance of the NPPF,
whilst also being in accordance with Policies S3, N19, B8 and B9 of the Newcastle
under Lyme Local Plan 2010, Policies D2, D5B, NC1, NC2 and NC19 of the Stoke on
Trent Structure Plan 1996-2011 and policies CSP1 and CSP2 of the Newcastle
under Lyme and Stoke on Trent Core Spatial Strategy 2006-2026.

Recommendation




Permit subject to conditions:

1. BAO01 - 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;

e Drawing no. 3 & 5, date stamped received by the LPA on 3™ May 2012
e Drawing no. 4 rev A, date stamped received by the LPA on 4" May 2012

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

3. The materials to be used in the approved development shall match in
appearance, colour and texture those of the existing building or those specified on
the submitted application forms unless otherwise agreed in writing by the local
planning authority.

Reason: To ensure the satisfactory appearance of the development in accordance
with the requirements of Policy H18 of the Newcastle under Lyme Local Plan 2010,
Policy D2 of the Stoke on Trent Structure Plan 1996-2011 and policy CSP1 of the
Newcastle under Lyme and Stoke on Trent Core Spatial Strategy 2006-2026.

Note to the applicant

1. You are reminded of the need to comply with the conditions attached to the
planning permission.



