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Section 1:
Aims, context and introduction
This document was first adopted by the council as interim planning guidance in April
2007. It has been updated for accuracy in March 2011. Only minor alterations have
been made; there are no material amendments.

1.1 Introduction
St Nicholas’ Hospital Conservation Area was designated in 1991. A conservation
area is defined by the Planning (Listed Buildings and Conservation Areas) Act 1990,
section 69, as being an “area of special architectural or historic interest the character
or appearance of which it is desirable to preserve or enhance”.
The management plan is the next step after the designation process and preparation
of the character statement. The plan provides guidance through policy statements to
enable the effective management of change and secure the preservation and
enhancement of the character and appearance of the conservation area. This is in
accordance with the Planning (Listed Buildings and Conservation Areas) Act 1990
sections 71 and 72: section 71 specifically requires the local planning authority to
formulate and publish proposals for the preservation and enhancement of their
conservation areas and to submit these proposals for public consideration.
The character statement provides a comprehensive assessment of the physical
character and appearance of the conservation area and defines what elements are
of merit, what the key issues are, what opportunities exist for preservation/
enhancement and which elements detract from the conservation area. Its purpose is
to provide a benchmark for assessing the impact of development proposals on the
character and/or appearance of the conservation area. The statement was adopted
as supplementary planning guidance (SPG) under the Unitary Development Plan in
April 2004 by the Development Control Committee. The management plan is based
on advice from English Heritage “Guidance on the Management of Conservation
Areas” (August 2005) and was in accordance with national best value indicators at
the time of writing.
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1.2 Aims of the management plan
The management plan is based on the St Nicholas’ Hospital Conservation Area
Character Statement (published April 2004). It has four objectives:
1

To establish and define the significance of the conservation area as a whole
and of the individual elements which contribute to that significance, building
on the character appraisal.

2

To assess and define the threats and opportunities within the area and how
these impact on the significance of the individual elements and of the
conservation area as a whole.

3

To provide a benchmark for assessing and managing change.

4

To provide policy guidance to ensure that the character and appearance of
the conservation area will be maintained through the effective management of
change and that those opportunities to enhance the character and
appearance are maximised.

1.3 Introduction to St Nicholas Hospital Conservation Area
St Nicholas Hospital conservation area, designated in 1991, lies to the north east of
the city centre in West Gosforth ward. It is bounded by Salters Road to the south,
Kenton Road to the west and Jubilee Road to the east. The principal developments
in this conservation area are the 19th century hospital buildings.
Open spaces are still a significant feature of the area and create a pastoral parkland
setting. There are two listed buildings (both grade II) within the conservation area:
the original hospital block, dating to 1867, now Lanesborough Court, and the theatre/
recreation hall, dating to 1896, which is still part of the hospital complex.
The hospital site is regarded as special for a number of reasons:
1)

The site charts the development of mental health care in the city over a 123
year period from 1865 to 1988. Only the psychiatric hospital west of
Stannington, Northumberland approaches it in terms of quality and
consistency of development.

2)

It contains a number of buildings of historical and architectural interest. These
include Dodds Farm, which was where the first asylum was founded, along
with a major group of well-built Victorian hospital buildings that are good
examples of their period. These are all surrounded by a stone boundary wall.
Overall there is a uniformity of style and material (the stone comes from the
nearby Kenton Quarry).
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3)

The whole complex stands in an attractive mature parkland that also reflects
the development of the site.

4)

The area is of local significance in terms of style and history, as well as
providing a green lung for the surrounding area.

The purpose of the conservation area designation in 1991 was to provide control
over:
•

Demolition of hospital buildings and boundary walls

•

Location, design and density of any new build development to ensure that it
complements the existing buildings and parkland setting.

•

Works to trees.

1.4 Proposed changes to the boundary of St. Nicholas
Hospital Conservation Area
Note: since this document was adopted, the conservation area boundary has not
been amended. This is to be reviewed again in the future and a decision will be
taken as to whether or not the amendments should be made.
Section 69(2) of the Planning (Listed Buildings & Conservation Areas) Act 1990
places a duty on the council to regularly review the extent of conservation area
coverage and to designate new coverage if appropriate. It is proposed therefore to
seize the opportunity of this review to consider the boundary of the conservation
area. This would entail the de-designation of areas that contribute little to its
character and appearance and the inclusion of areas that would serve to further
enhance the significance of the conservation area.
1.4.1 The Cricket Field – This area of open space that preserves the historic views
of the hospital from Salter’s Road should be designated as part of the conservation
area.
1.4.2 It is proposed that the conservation area boundary be extended the length of
the drive to include the entrance lodge and gateway. The south east boundary of the
conservation area would thus be coterminous with that of the land in possession of
the NHS Trust. It would include Collingwood Court as well as, as at present,
Stephenson Court, also the drive and gate lodge, gate piers and boundary wall at
this point, it would then turn and run along the northern boundary of the existing car
park to rejoin the present northern boundary of the conservation area in line with the
entrance to the car park.
The justification for this is:
• The tree lined avenue along the drive is an attractive feature in its own right.
• It makes sense to include the main entrance into the site.
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•

The car park is a likely future development site that it would be beneficial to
control as any development here will have a major impact upon the character
of the conservation area.

1.4.3 It is proposed to de-designate two sections of the Princes Meadow Housing
Estate that no longer have any connection to the hospital and are, in essence, simply
mid-1990s domestic housing. It is therefore proposed that house numbers 1 -18, in
the south-west corner, and numbers 37 – 55 in the north-west corner of the existing
conservation area be de-designated and no longer regarded as having conservation
area status.
1.4.4 It is proposed that those houses fronting onto the green remain within the
conservation area, along with Dodds Farm, the first home of the hospital, due to the
sensitivity of this open space and the historical significance of the links between
Dodds Farm and the hospital.
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Section 2:
Significance and characteristics of sub-areas
in the conservation area
It is proposed to create four sub-areas to the conservation area instead of the three
listed in the Character Statement to take account of changed circumstances. It is
proposed to separate Lanesborough Court from the hospital sub-area in recognition
of the fact that it is now in residential use and no longer part of the hospital complex.
Lanesborough Court equates to the first purpose built hospital by Moffat, dating to
1867-69. It is a listed building which is now subdivided into private residences.
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2.1 St Nicholas Hospital
2.1.1 Statement of significance
The present St Nicholas’ Hospital occupies the 1886 extensions added by Plummer
and the major new buildings erected by J W Dyson of Grey St in 1896-99 in order to
accommodate the greatly increased numbers of patients. The Dyson complex was
built in an austere late Victorian style, with two storey sandstone ashlar facades,
timber sash windows and Welsh slate roof. It has an imposing grandeur that should
be preserved.

The Dyson complex, St. Nicholas Hospital

North entrance – Dyson complex
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Only the theatre and recreation hall added in 1900 is listed grade II amongst this
complex of buildings. The stage is surrounded by an Art Nouveau decorative
scheme that makes use of Doulton tiles. It was designed by W J Neatby, who was
also responsible for Harrods Food Hall.

Glazed ceramic tiles surround the stage

2.1.2 Landscape setting
The hospital was set in imposing parkland. The grounds still incorporate some
mature trees. The extent of these grounds has been curtailed in recent years with
modern housing developments having been permitted along the periphery.
It is now the case that only the area known as the cricket field still extends through to
Salters Road, to provide a vista of the buildings that reflects the original setting. This
view is important. It is, therefore, proposed that the cricket field be incorporated into
the conservation area.
It is also suggested that the conservation area be extended along the drive to include
the main entrance and gate lodge.
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Main route into the conservation area, from Jubilee Road

2.1.3 Ownership and land use
The whole complex is in the ownership of the Northumberland, Tyne and Wear NHS
Trust.
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2.2 Lanesborough Court
2.2.1 Statement of significance
This is a grade II listed building. It was the first purpose built hospital building on the
site. It was designed by the architect W L Moffat of Edinburgh according to the ‘open
wards’ principle promoted by Florence Nightingale. The hospital opened in 1869 as
‘Newcastle upon Tyne City Lunatic Asylum’.

Lanesborough Court, now private residential apartments

Internal courtyard
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2.2.2 Landscape setting
The building is symmetrically laid out and designed to face south into the parkland
setting. A sense of the parkland landscape has been retained, although much
reduced in size from the original design. The green open space in front of this listed
building provides an important reminder of the original vision for the building and an
appropriate setting for the grandeur of the architecture.

Garden setting to Lanesborough Court
2.2.3 Ownership and land use
The Moffat building is no longer in the possession of the hospital. It has been subdivided and sold to private residential owners. Some domestic outbuildings have
resulted from this change of use – garages and bin stores and car parking areas
have been incorporated to the rear and side of the building. These have been
carefully designed to a unified scheme and sited to minimise the impact on the main
south facing elevation.
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2.3 Wildlife area
2.3.1 Statement of significance

This area was originally a market garden allotment which provided recreational
activity for the patients at the hospital. It is now managed as a mini nature reserve
where volunteers can participate in various wildlife projects. This preserves the
historic use and setting of the area. It is an important open space.
The area also houses the headquarters of the Northumberland Wildlife Trust, which
is located in the Victorian Garden House. This is a sandstone villa with Welsh slate
roof and cottage ornee style white timber porch, this building is very much in keeping
with the history and character of the conservation area.

Sculpture at the entrance to the wildlife area

Garden House

St. Nicholas Hospital Management Plan – adopted April 2007

16

There is also the modern visitor centre, built in a contemporary style.

Visitor centre and wildlife area

2.3.2 Landscape setting
This urban wildlife park comprises areas of meadow, woodland and ponds, including
a wildlife garden and permaculture area, as well as the offices of the Trust.

2.3.3 Ownership and land use
This area is owned by the Northumberland, Tyne and Wear NHS Trust, but leased to
and managed by the Northumberland Wildlife Trust under a Section 106 agreement.
It is used to encourage wildlife in the city and as an educational centre. It is
somewhere that people of all ages can come and learn more about the environment,
through formal courses or informal volunteering activities.
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2.4 Princes Meadow
2.4.1 Statement of significance
At the heart of the estate lies the original Dodds Farm that provided the first home on
this site for the 33 patients transferred from Bensham Asylum in 1865, prior to the
purpose built hospital buildings being commissioned.

Dodds Farm
The farm has been re-converted for residential use. These old traditional stone
buildings make a positive contribution on aesthetic grounds, but given their history,
they form a very important part of the significance of the conservation area.
Most of this sub-area comprises a modern, 1990s housing estate that has been
included in the conservation area as a result of its proximity to the hospital buildings
– much of this area could usefully be de-designated.
Those houses around the green in front of Dodds Farm should be retained in order
to preserve the historic links through to the old farm buildings first used as an
asylum.

Modern housing around the green
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2.4.2 Landscape setting
The open space and mature trees around the green provide an important link with
the old landscape setting of the hospital and offer useful recreation and play space
(including a purpose built playground) for the surrounding new homes. It should be
preserved.

Mature trees and childrens’ play area

2.4.3 Ownership and land Use
This area is now in private residential ownership and has largely taken on the
atmosphere and ethos of a residential, suburban housing estate.
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Section 3:
Development issues
There are no vacant sites within the conservation area to provide obvious plots ripe
for major redevelopment. However, there will be ongoing development issues within
St Nicholas’ Hospital, as the site will need to adapt to the changing requirements of
the NHS Trust.
A number of possible development sites have been identified that presently lie just
outside the conservation area boundaries, some of which could be included within a
revised conservation area. Any development of these plots would impact upon the
character of the existing (and potentially extended) conservation area. This should
be a material consideration in any future planning decision in order to ensure that
these new developments do enhance and not detract from the setting of the
conservation area.
1)

The car parking problems may precipitate some major work in the north-east
corner of the hospital site (see section 4).

2)

It is anticipated that more patients will need to be accommodated at the
hospital in the near future and that this will require a range of new buildings –
possible locations for this have been identified just outside the conservation
area:
i)

The present Post Office sorting office site, if it were to prove possible
for the NHS Trust to acquire this site, it would be a most advantageous
location for a good quality new development. The present Post Office
buildings are completely against the grain of the character and
appearance of the conservation area. It would be a good opportunity to
design a more sympathetic scheme.

ii)

The present boiler house and estates offices site is being reviewed as
a possible site. This comprises a range of stone Victorian buildings with
an agglomeration of various 20th century temporary buildings. Ideally, it
would prove possible to convert the existing Victorian buildings along
with sympathetic modern extensions. Alternatively, a sympathetic
design, reusing the stone, would be required that could provide a link
between the late 19th century hospital buildings to the south and the
recent Bamburgh Clinic to the north of this plot.

iii)

There has recently been a major development, just outside the
conservation area, with the building of the new Bamburgh Clinic on the
site of the old fish factory. This is a stylish contemporary design clad in
cedar boarding and coloured render as is currently the fashion. It is
more in keeping with the neighbouring Wildlife Area visitor centre than
the historic hospital buildings, but it is obviously a great improvement
over the redundant fish factory. It would be good to have a link
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development that could visually lead into and out of the Victorian
hospital complex.
3)

Extensions to the existing buildings within the internal courtyards that could
also improve the recreational / therapeutic use of these sheltered courtyards.
Recent similar developments have re-used existing stone for the plinth and
window / door surrounds thus tying the design into that of the Victorian build
without creating a pastiche development. A similar solution would be
anticipated in future developments. Other recent infill developments within in
the Victorian complex have successfully used the same stone and random
coursing of the existing building to good effect in the new.

4)

The listed Jubilee Theatre at present costs more to maintain than the present
usage supplies in income. A more viable financial return will need to be found,
but this should not entail major alterations that detract from the beauty and
character of the theatre or its impressive stage. All works to listed buildings
should be reversible and require minimal intervention.

St. Nicholas Hospital Management Plan – adopted April 2007

21

Section 4:
Transport issues
4.1 Car parking in the hospital precincts
Car parking probably represents the greatest challenge to the overall management
of the conservation area, especially within the hospital precinct. It is the subject of
ongoing negotiations between the council and the NHS Trust, who own and manage
the hospital site. Any remedy to the parking problems will require their active
support, involvement and agreement.
At present, every available space, whether legal or illegal, is likely to have a car
parked on it during office hours. The only effective way of preventing a car being
parked is with a physical barrier such as a rock or a bollard. Double yellow lines and
signs are totally ineffective because the area, being private property, is not policed in
any way. Any solution to the excessive car parking is likely to require strict
enforcement measures.
The Trust has recently decided to employ two NCP parking attendants to supervise
the situation and enforce a charging policy across the site with fines for illegal
parking. This should help to discourage non-hospital staff / visitors from parking
within the precinct, which is a contributing factor to current problems due to the
present availability of free parking. A baseline review of parking requirements for the
site is currently in preparation. In addition a Green Travel Plan to encourage
alternative methods of transport to the hospital, with the aim of reducing the number
of private cars coming to the hospital, is also being compiled. Areas need to be
identified where limited, but necessary, parking close to the buildings can be
reasonably accommodated. Access to this parking should be restricted to essential
staff and to disability access. This could be achieved by issuing colour coded permits
to staff and strictly enforcing the exclusive use of staff and disabled parking bays.
Such parking bays should be landscaped and marked by changes in surface
treatment rather than white lines. A standard design code should be implemented
across the site, which should also include signage indicating permitted usage.
At the time of writing, a temporary car park exists on the green area next to the
cricket field. It is not acceptable that this be allowed to become a permanent car
park. Parking cars upon this green impinges upon the only remaining view of the
hospital buildings from Salter’s Road and is a key element in the landscape setting.
An alternative site must be found for the cars.
Better use could be made of the existing car park, at present outside of the
conservation area, close to the main entrance from Jubilee Road. This could be
extended to occupy the whole area to the north of the main drive. Some suggestions
have recently been voiced as to the possibility of building a multi-storey car park
here or elsewhere on the site. Any submission would need to be strictly vetted on the
grounds of location, height and appearance. It is for this reason that it is proposed to
extend the conservation area boundary, in order to have a voice in this likely
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forthcoming development that will have such a profound effect upon the setting of
the conservation area.

4.2 Princes Meadow
Consideration may need to be given and all necessary consultation undertaken to
establish whether there is the need for a residents’ parking scheme for the Princes
Meadow estate, if such a clamp down on hospital parking were to be enforced.

4.3 Wildlife Area
Similarly, there may need to be greater supervision of the Wildlife Trust car parking
arrangements, if restrictions are imposed within the hospital site.

St. Nicholas Hospital Management Plan – adopted April 2007

23

Section 5:
Future management
5.1 SWOT analysis
5.1.1 Strengths
•

The landscape setting, with the green open spaces

•

Mature trees

•

Views across the cricket field to hospital buildings

•

The listed buildings

•

The unlisted Victorian stone buildings

•

The unity of design

•

Spaces between properties

•

The wildlife area

•

Diversity of wildlife

•

Interesting artwork in wildlife area

•

Play areas

•

Peace garden in hospital

5.1.2 Weaknesses
•

The ‘temporary’ new build within the hospital complex

•

Insensitive repairs and refurbishments of buildings

•

Proximity of the Post Office sorting office

•

Modern housing constructed within the conservation area boundary

•

Car parking problems

•

Temporary car park on the cricket field
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•

Variety of bollards, stones, yellow lines

•

Eroded verges

•

Poor maintenance of signs etc

•

Vandalism and graffiti

•

Dog fouling

•

Temporary portakabins and building works

•

Lack of seating within the hospital grounds

•

Unofficial (mud) footpaths

•

Design of Ashgrove Nursing Home

5.1.3 Opportunities
•

To redefine the boundaries & include the cricket ground

•

Potential to resolve car parking issues

•

High quality new build

•

To replace existing poor quality buildings

•

Improve civic amenity of hospital grounds – benches / footpaths

•

To landscape the cricket field so that people use this open space

•

To install renewable energy sources

•

Continued tree planting

5.1.4 Threats
•

Unresolved parking problems

•

Pressures of increasing demand for services

•

Unsympathetic new build or extensions

•

Use of inappropriate materials and workmanship

•

Loss of parkland setting due to gradual infilling of space
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•

Curtailing the wildlife area

•

Incremental erosion – increased signage, clutter and satellite dishes

•

Increased vandalism and anti-social behaviour reported by Northumberland
Wildlife Trust

5.2 Future management – key issues and points of
vulnerability
5.2.1 St Nicholas’ Hospital complex
Extensions should complement and enhance the character of the conservation area.
Care needs to be taken to ensure that new extensions are in keeping with the design
and materials of the original building. Recent works to the Victorian buildings have
used randomly coursed stonework with sandstone copings that preserve the
character of the original buildings and that will, in time, mellow and read as one with
the main build. Black metal railings set into low stone walls, while modern, help to
preserve the Victorian ethos. The use of natural slate for roofs will maintain the
appearance of the overall roofscape, producing a unified effect.
Stone Cleaning
A stone cleaning programme has been in place for a number of years now and the
cleaning of the north elevations of the Victorian buildings is almost complete. A
decision will need to be taken as to whether to embark upon the cleaning of the
south elevations, which at present retain the patina of age. This is part of the
character of the buildings and is perfectly acceptable. There is no reason to
undertake a major cleaning programme and indeed current conservation advice
would counsel against this course of action.
However, should the decision be taken in favour of cleaning, then the non-abrasive,
no chemical techniques used to date should be continued.
New buildings
There has been considerable new build on the site that does not reflect the character
and style of the historic buildings. Some of these seriously erode the character of the
site.
New build of a more contemporary design should still be high quality and of a mass
and scale that is in keeping with the setting. Designs that respect the quality,
uniformity, materials and style, of the original buildings should be implemented.
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Car parking
Parking is a major problem on the site. See section 4.
Open space
The open space and parkland setting and tree cover should be retained and
maintained. Plans are in train to increase the number of park benches around the
grounds so as to allow people to make better recreational use of the parkland
setting.
Footpaths should also be well maintained and formalised to reflect usage. At present
there are several unofficial mud tracks across parts of the grounds that are
detrimental to the ‘well-cared for’ appearance of the site. These should become
established footpaths or blocked to discourage use.
The Cricket Field
Views of the buildings from Salter’s Road across the cricket field should be protected
– the cricket field should be included in the conservation area. At present only a few
people use this land for walking their dogs. Some careful landscaping of the area
should be able to retain the sense of open space, while encouraging more people to
make use of this recreational space.

5.2.2 Lanesborough Court
Listed Building controls apply as set out in the appendix.
Unity of design
Incremental erosion of the unity of the design must be avoided. Satellite dishes have
been installed on the front elevation requiring enforcement action to be taken. This is
unacceptable domestic clutter. The unity of the design and the quality of the
traditional materials used in the Listed Building must be preserved.
Maintenance of communal areas – lawns, car parking, bins, boundary treatments
The new service areas to the rear need to be well maintained in order to retain the
unity of the overall design.
The landscape setting to the south needs to be retained and maintained so that it
reflects the original parkland setting. It would be unacceptable to subdivide this area.
5.2.3 Wildlife area
Open space is a key element of the wildlife area. It preserves the open and green
nature of the setting and makes a very positive contribution to the character of the
area. It is important, therefore, that this area remain in the possession of the
Northumberland Wildlife Trust, whose express purpose is to manage the area as
open, green space.
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Security
The site has been subject to vandalism, in the form of graffiti and even arson attacks
in recent years. Therefore security has become one of the key management issues
here. It is necessary to have metal grilles at the Visitor Centre windows and graffiti
appears on these and around the boundaries of the site.
The Northumberland Wildlife Trust is actively managing this problem and it has put
measures in place to combat it:
•

Good sightlines across and through the site

•

Clearly defined and usable footpaths around the site

•

CCTV installed

•

Removing graffiti regularly to show that the place is cared for

•

Encouraging a variety of legitimate users onto the site who are actively
involved with the site

They are also working with the local police, who maintain a regular presence in the
area and ASBOs (Anti-Social Behaviour Orders) and ABAs (Acceptable Behaviour
Agreements) have implemented.
These measures are having a positive effect and have reduced the number of
incidents in the last year.
Dog fouling is an ongoing problem. Bins have been provided and wardens hand out
free dog mess bags.
Artwork/ playground – this has a very positive impact upon the area and should be
preserved and encouraged.
Garden House – while this is not a listed building, it is a fine Victorian villa, with
cottage ornee porch; any development here should respect and enhance the historic
character of the building.
The boundary wall of the hospital forms the northern border of the site – it is need of
re-pointing and general maintenance.
5.2.4 Princes Meadow Housing Estate
De-designate part of the housing estate
This is a very modern (1994) housing estate of detached, brick built suburban
housing, which has been included because it is situated in part of the original
hospital grounds. Other parts of the grounds that no longer reflect the historic
character of the site have not been included in the conservation area. It would seem
reasonable to reassess this estate.
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It is proposed that the south west corner of the estate (numbers 1 - 18) and those to
the north (numbers 37 – 55, along with Rose Cottage) be de-designated since these
have no special historic or architectural interest.
The old farm buildings, on the other hand, are of considerable historic interest and
form an integral part of a proper understanding of the development of St Nicholas’
Hospital. It is therefore proposed that the old farm buildings and central green area
that links through to the main hospital buildings remain within the conservation area.
Preservation of open space, playground and mature trees
The play area and village green character of the open space needs to be well
maintained.
Householder improvements
There is the usual threat of incremental erosion of character through minor domestic
alterations to property. This should be managed in line with the proposals set out in
Sections 5.3 and Appendix 2 that consider works to unlisted buildings in
Conservation Areas.

5.3 Future management – protecting and enhancing the
buildings within St Nicholas Hospital Conservation Area
This element of the Management Plan provides guidance for the conservation of the
historic fabric of St Nicholas’ Hospital Conservation Area and is to be read in
conjunction with the Planning Procedures in the appendix.
5.3.1 Alterations and extensions
These should not dominate an existing building’s scale or alter the composition of its
main elevations. Any alterations, including partial demolition should respect an
existing building and its materials. All new work should complement the old in quality,
texture and colour as well as method of construction. Artificial wall claddings and
coatings or artificial roof slates will not generally be allowed on any elevation. .
5.3.2 Materials
Planning permission will include conditions to ensure that traditional materials,
appropriate to a particular building or site are used. Historically the predominant
building materials and finishes within St Nicholas’ Hospital Conservation Area are
natural sandstone and more recently brick.
5.3.3 Roofs
The roof is one of the most important parts of a property as it makes the building
wind and watertight and can bring harmony to a townscape. The original roof
material, ridge tiles and hip tiles should be retained and repaired or replaced on a
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like for like basis. Within the St Nicholas’ Hospital Conservation Area Welsh slate is
the predominant roofing material. Imitation slates are a poor substitute in quality and
appearance for natural slate and detract from the character of a building and would
not be allowed on listed buildings nor encouraged on unlisted buildings within the
conservation area.
5.3.4 Dormer windows and rooflights
The conversion of loft space that leads to the installation of inappropriate dormer
windows and roof lights have a negative impact on the appearance of a building and
detract from the character of a roofscape. Dormer windows on terraces that did not
incorporate such features as part of the original design will normally not be
permitted. Where dormers formed part of the original design, any alterations or
repairs must replicate the original pattern, and any new dormers on such terraces
must replicate the established historic appearance, scale and material content. Roof
lights will generally only be permitted on rear elevations and must be in a
‘conservation style’ in terms of design, materials and size.
5.3.5 Masonry, brickwork and pointing
When repairing a building in a Conservation Area the original character of masonry
and/or brickwork walls should be maintained by paying particular attention to the
size, shape, colour and surface texture of any new materials and to the style, colour
and texture of the pointing
5.3.6 Windows and doors
Windows and doors are important components of a building and any alteration or
replacement can significantly alter the character and appearance. Wherever possible
the original windows and doors should be retained and repaired in order to keep the
integrity of the original design so preserving the character and proportions. The
efficiency (thermal capacity and soundproofing) of the windows can be increased
through the use of appropriate secondary glazing.
Imitation replacement window styles and inappropriate replacement window
materials (such as uPVC) are poor alternatives for traditional single pane, timber,
vertical sliding sash windows. Mock sliding sash windows generally have heavy top
opening casements for the opening section, while uPVC windows have thicker,
cruder frames than timber windows. These unsuitable styles and materials impact on
the proportions and overall appearance of a window and a building. The character of
a house is then changed, which has a detrimental impact on the overall appearance
of a townscape and a conservation area.
5.3.7 Chimney stacks and other architectural details
The shape, height and variety of chimney stacks and other architectural details on
buildings in a conservation area contribute greatly to the local character and should
be retained and repaired.

St. Nicholas Hospital Management Plan – adopted April 2007

30

5.3.8 Rainwater goods
Original cast iron rainwater goods, such as gutters on brackets, downcomers and
hoppers contribute to the character and appearance of buildings in a conservation
area. uPVC rainwater goods attached to fascia boards has a negative impact on the
appearance of a traditional house. Where possible original rainwater goods should
be retained and repaired, or replaced on a like for like basis.
5.3.9 Colour and painting
The architectural unity of St Nicholas’ Hospital Conservation Area, in whole or part,
may depend on the use of specific colours for the decoration of joinery or railings.
Therefore original colour schemes should be retained. Walls and stone detailing
which have traditionally not been painted should remain undecorated.
5.3.10 Aerials, satellite dishes and alarm boxes
Aerials, satellite dishes and alarm boxes can have a detrimental impact on the
appearance of a building. Where possible they should be situated inside or to the
rear of a property or carefully located to minimise the impact on the character of the
building.
5.3.11 Landscaping and trees
The original landscaping and the presence of trees contribute greatly to the setting of
the buildings and the overall character of St Nicholas’ Hospital Conservation Area
and should be retained.
The council requires six weeks notice in writing before felling or cutting back any tree
in a conservation area, even if it is not specifically protected by a tree preservation
order. In giving notice it is necessary to specify precisely what works need to be
carried out. Residents should contact Development Management for more
information.
A number of Tree Preservation Orders (TPOs) are in place. A TPO is a legal
document which makes it an offence to wilfully cut, uproot, top, lop or cut the roots of
trees without permission from the local authority. TPOs apply only to trees, not
shrubs or bushes.
5.3.12 Undoing damage
The council will use opportunities created through planning applications or other
proposals within St Nicholas’ Hospital Conservation Area to negotiate improvements
which remove unsympathetic alterations or additions from existing buildings and
which secure the proper repair or restoration of buildings, other structures and the
landscape.
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5.3.13 Street lighting
The council entered into a PFI arrangement to provide and maintain its street lighting
in 2004. The twenty five year long contract includes the gradual replacement of lights
other that those that are ‘deemed to comply’, in other words that have been installed
within the last ten years. The contractor is obliged to provide ‘white’ light whenever
renewals are undertaken in conservation areas rather than standard low pressure
sodium orange light. This will create a more traditional night-time atmosphere and
appearance. The renewal programme will result in continuity of style and the
introduction of ‘white’ light.
5.3.14 Monitoring
The Management Plan will be subject to regular review. This review will be
undertaken through consultation with the local community and other consultees.
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Appendix 1:
Policy Context of the Management Plan
A1.1 Planning policy context
This management plan is a development guidance note (DGN) which forms part of
the Local Development Framework (LDF). In accordance with the Town and Country
Planning (Local Development) (England) Regulations 2004, a sustainability appraisal
and statement of community involvement were produced concurrently with this
guidance.

A1.2 Regional Spatial Strategy (RSS)
At the time of writing, the management plan conformed with policies ENV14-22 of
RPG1 Regional Planning Guidance for the North East, (current RSS) 2002. It also
conforms with Policy 34 of emerging RSS: “View” Shaping the North East:
Submission draft Regional Spatial Strategy.
Note: as of January 2011, the Government is proposing to abolish Regional Spatial
Strategies through its draft Localism Bill. It is therefore anticipated that this level of
planning policy will cease to exist imminently.

A1.3

Local Development Framework (LDF)

At the time of writing, this management plan related to key issues PH4, LE2, TLC1,
D1 and D2 of the Newcastle City Council LDF “Key Issues Report” [April 2004]. It is
also in accordance with EN1 Protection and Enhancement of the Environment, and
EN 4 Character and Local Distinctiveness, of the LDF Core Strategy Preferred
Options Report May 2006.

A1.4

Unitary Development Plan (UDP)

The management plan supplements the following saved policies from the UDP
(approved January 1998, policies saved from September 2007)

Housing
•

H2 Protection of residential amenity

•

H3 Protection of mature housing stock/large traditional dwellings

•

H4 High quality design and landscaping in new housing development
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Sustainable development
•

SD2.1 Regular review of protection of natural assets and built heritage

•

SD2.2 Management of natural assets and built heritage to conserve and
enhance their value

Built form and landscape
•

EN1.1 New development to meet high standards of design

•

EN2 Appearance of the city

•

EN2.1 Protection of views into and out of the city

•

EN3.1 Protection of areas of exceptional landscape value

•

EN4 Development next to rivers

Open space and recreation
•

OS1.4 Protection of open space

Nature Conservation
•

NC1.1 Protection of Sites of Nature Conservation Importance (SNCI) and
Sites of Local Conservation Interest (SLCI)

•

NC1.5 Protection of wildlife corridors

Conservation of historic environment
•

C1 Preservation and protection of built heritage

•

C2 Listed Buildings

•

C4 Archaeology

Traffic management
•

T2 Traffic management
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•

T2.2 Introduction of traffic calming in residential areas

•

T5.4 Development of cycle routes

A1.5

Wider planning policy framework

The following is a list of existing relevant policy and strategy documents.
•

PPS1 – Planning Policy Statement 1 – Delivering Sustainable Development

•

PPS5 – Planning for the Historic Environment (this replaced PPG15 and
PPG16 in 2010: see appendix for details)

•

PPG1 Regional Planning Guidance for the North East to 2016, 2002

•

“View” Shaping the North East: Submission draft Regional Spatial Strategy
2005

•

Newcastle City Council, ‘ Regeneration Strategy’ adopted November 2006

•

Newcastle City Council ‘Housing Strategy for Newcastle’, adopted November
2006

•

St Nicholas Hospital Conservation Area Character Statement, approved
December 2001 as supplementary planning guidance

•

Your Wildlife – the Newcastle Biodiversity Action Plan (NBAP) was launched
in 2001 and approved by Cabinet as Corporate Council Policy and
supplementary planning guidance (SPG) in 2003. The NBAP aims to increase
wildlife resources throughout the City.

•

“Trees Newcastle” A Tree Strategy for Newcastle upon Tyne – provides a
policy for the protection, care and management of trees in Newcastle,
approved 19 June 2002.
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Appendix 2:
Planning Policy Statement 5: Planning for the
Historic Environment
A2.1

On 23 March 2010, subsequent to formal consultation on the draft PPS for
the Historic Environment (previously known as PPS15), the Government issued
PPS5 which replaced Planning Policy Guidance (PPG) 15: Planning and the Historic
Environment and PPG 16: Archaeology and Planning with immediate effect.

A2.2

PPS5 is a much shorter policy statement than the two PPGs, but is
accompanied by a considerably more detailed practice guide; produced by English
Heritage and endorsed by the Department for Communities and Local Government
(DCLG) and the Department for Culture, Media and Sport (DCMS) it is not policy, but
it suggests ways of interpreting and implementing the policies in the PPS.

A2.3

A key feature of the new PPS is that it refers throughout to “heritage assets”.
These are defined as both formally designated assets and assets that are
considered by the Local Planning Authority (LPA) to be of “historic interest”. Formally
designated assets include the familiar selection of Listed Buildings, World Heritage
Sites, Scheduled Monuments, Conservation Areas, Marine Wreck Sites, Registered
Parks and Gardens and Registered Battlefields. Assets identified by the local
authority as being of “historic interest” include locally listed buildings but also extend
to other elements of the historic environment that the LPA identifies as of interest –
this is most likely to be relevant to sites of archaeological interest, although it may
apply equally to previously undervalued or unappreciated buildings or structures.
The identification of historic interest must be clearly justified by the LPA and should
be raised with applicants and developers at as early an opportunity as possible –
preferably at pre-application stage. A major effect of this change in terminology is
that the tests for demolition/substantial harm and enabling development are now
required to be applied to locally listed buildings and sites as well as to those that are
statutorily designated.

A2.4

In addition, rather than “historic fabric”, the PPS refers frequently to
“significance”, which is defined as “the value of a heritage asset to this and future
generations because of historic interest. That interest may be archaeological,
architectural, artistic or historic”. This is likely to open a variety of interesting debates
over what is significant and what is not, and also how one defines what will be of
historic interest to future generations. English Heritage’s “Conservation Principles”
sets out English Heritage’s position on the issues of identifying and valuing
significance and provides a useful starting point for LPAs.
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A2.5 Summary of PPS5
HE1: Heritage assets and climate change
Keeping heritage assets in use is inherently sustainable and minimises the waste of
materials and energy. Local Planning Authorities (LPAs) and applicants should
mitigate and adapt to climate change through the re-use and/or appropriate
modification of heritage assets; negative impacts should be avoided by finding
feasible alternatives – harm should be weighed against public benefit.

HE2: Evidence base for plan-making
LPAs should maintain or have access to a Historic Environment Record (HER) and
other public documents about heritage assets, and use this information to make
assessments about the local historic environment to inform plan and decision
making. LPAs should also use this evidence to identify potential future assets, for
example sites of potential archaeological interest.

HE3: Regional and local planning approaches
Regional Spatial Strategies and Local Development Frameworks should set a
positive proactive strategy for the conservation and enjoyment of the historic
environment and consider quality, local distinctiveness, investment, enhancement
and assets at risk.

HE4: Permitted development and Article 4 Directions
LPAs should consider using Article 4 Directions to protect the historic environment.

HE5: Monitoring indicators
LPAs should monitor the impacts of their decisions on the historic environment.

HE6: Information requirements for applications for consent affecting heritage
assets
Applicants for planning consents should submit an assessment/ description of the
significance of the asset – and, where archaeological interest is identified, a desk
based assessment and potentially also a field evaluation – with the application prior
to validation.

HE7: Policy principles guiding the determination of applications for consent
relating to all heritage assets
LPAs should use all available evidence to identify and assess the significance of the
affected element of the historic environment to inform decision-making; this includes
identifying relevant sections of the community for whom the asset may hold
particular significance.
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It is desirable to sustain and enhance the significance and positive contribution of
heritage assets and for new development to contribute positively to the historic
environment.
When considering an application for loss of significance, existing loss due to
deliberate neglect should not be taken into account as justification for further loss.

HE8: Additional policy principles guiding the consideration of applications for
heritage consent
Where LPAs identify a non-designated heritage asset, they must be able to justify
their decision based upon criteria set out in the annex to the PPS. There is a general
presumption that such assets should be identified at the pre-application stage, or as
soon as practicable, and brought to the attention of the applicant. This is of particular
relevance to sites of potential archaeological interest.
HE9: Additional policy principles guiding the consideration of applications for
consent relating to designated heritage assets
There is a presumption in favour of the conservation of designated heritage assets;
where substantial harm or loss of significance is proposed the application should be
refused unless the public benefits will outweigh the harm or unless the applicant can
demonstrate, with evidence, that there is no viable alternative. This approach applies
equally to sites of archaeological interest that are not formally designated but are
deemed by the LPA to be of historic interest.
The PPS acknowledges that not all elements of world heritage sites or conservation
areas are of significance and therefore may not be worthy of conservation, and
recommends that LPAs should identify those elements.

HE10: Additional policy principles guiding the consideration of applications
for development affecting the setting of a designated heritage asset
Applications that preserve positive elements of the setting of an asset or better
reveal the significance of the asset should be treated favourably; LPAs should also
identify opportunities to improve the setting of assets through development.

HE11: Enabling development
The benefits of enabling development should outweigh the disbenefits of departing
from the local development plan; LPAs should require justification for enabling
development against the criteria in English Heritage’s guidance.

HE12: Policy principles guiding the recording of information related to heritage
assets
Where loss of significance has been justified, records should be taken and made
publicly available; the ability to record is not itself justification for loss.
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Appendix 3:
Legislative Framework of the Management
Plan – Planning Procedures
The Council has a duty to only allow developments in a Conservation Area that
preserve or enhance its character or appearance. Demolitions, alterations,
extensions and other works affecting the character or appearance of properties in a
Conservation Area will probably require Planning Permission and/ or Listed Building
Consent or Conservation Area Consent.
The Council generally requires more detail than usual with applications submitted for
Planning Permission, Listed Building Consent and Conservation Area Consent for
buildings within a Conservation Area. Written guidelines as to the extent and kind of
detailed information required are available from the Council’s Development
Management Service. It is always advisable to discuss any proposals within St
Nicholas Hospital Conservation Area with the Council’s Development Management
Service at the earliest opportunity.

A3.1 Unlisted Buildings
Householder Development within St Nicholas Hospital Conservation Area Permitted
development rights, i.e. the right to make certain types of minor alterations without
needing to apply for planning permission, relating to household development have
recently changed. On 1 October 2008 new legislation was introduced by Central
Government aimed at making development rights more straight forward and easier
to understand. The full extent of the changes are available to view on the Planning
Portal website at: http://www.planningportal.gov.uk/england/genpub/en/
If you require advice on whether you may require planning permission for any work
proposed please contact the Development Management Service on 0191 232 8520,
via email at planning.control@newcastle.gov.uk or in writing to Newcastle City
Council, Development Management Service, Civic Centre, Barras Bridge, Newcastle
upon Tyne, NE1 8PH

A3.2

Demolition

Planning permission is not required to demolish any unlisted building within St
Nicholas Hospital Conservation Area. However, Conservation Area Consent may be
necessary. Conservation Area Consent is required to totally or substantially demolish
most buildings within a Conservation Area. Residents should contact the
Development Management Service for more information.
Conservation Area Consent is also required to totally or substantially demolish a
gate, fence, wall or railing over 1m high where it is next to a highway (including a
public footpath or bridleway) or public open space; or over 2m high elsewhere.
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Residents should contact the Development Management Service for more
information.

A3.3

Listed Buildings

Buildings of architectural or historic interest are listed to protect them from demolition
or unsympathetic alterations. The protection afforded by this legislation applies to the
whole of a listed building i.e. both exterior and interior, regardless of its grade and to
any object or structure fixed to it or forming part of the land comprised within its
curtilage, unless it is a free-standing building, object or structure that has been
erected since 1 July 1948.
The main effect of ‘listing’ is that before any work affecting the special interest of a
listed building can be carried out it is necessary to apply to the Local Planning
Authority for Listed Building Consent. This is required in addition to any Planning or
Building Regulation approvals, which may also be needed. There are circumstances
when it is necessary to alter a listed building to suit a new use for example but it
cannot be demolished completely or in part, extended or altered in any way, which
would change its character without the written agreement of the Council in the form
of Listed Building Consent.
It is a criminal offence to carry out work to a listed building, other than minor
straightforward repairs, without first obtaining consent and it could lead, upon
conviction, to a period of imprisonment and/or a very heavy fine. The Council’s
Development Management Service may also serve a listed building enforcement
notice requiring the building to be restored to its former state. For advice on whether
Listed Building Consent is required or likely to be obtained for proposed work,
contact should be made with the Council’s Development Management Service
and/or Historic Environment Section.

A3.3.1 Works and Alterations to Listed Buildings requiring Consent
Listed Building Consent is required for any alteration which affects the character of a
listed building. For example, consent would normally be needed for any of the
following alterations:
External:
•

Adding an extension

•

Changing the roof pitch or roof covering materials

•

Inserting roof lights

•

Removing, altering or adding dormer windows

•

Altering or removing chimney stacks or pots
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•

Rebuilding walls in different materials

•

Covering the existing wall surface in any way, e.g. with render, cladding, paint
etc

•

Changing the size of door, window or other opening

•

Forming new openings, for any reason, including for balanced flues or
ventilators

•

Altering window frames or doors or replacing them with a different type

•

Removing any features (e.g. door cases, balustrades)

•

Changing the material of rainwater goods

•

Adding any feature (porches, signs etc.)

•

Adding a satellite antenna

•

Adding security alarm boss or close circuit TV cameras

•

Adding external floodlights

Internal:
•

Altering the plan by removing or adding walks or forming new openings

•

Taking out or altering staircases, fireplaces, decorative plasterwork, panelling
shutters, doors, architraves, skirting etc.

•

Installing new ceilings, partitions, secondary glazing etc.

•

Filling in cellars

•

Removing or replacing floors or floor finishes

•

The obliteration of wall painting, decorative tiles, mosaics etc.

A3.3.2

Repairs to Listed Buildings requiring Consent

Repairs involving replacement with identical features do not require Listed Building
Consent if they are for a small area or the work is carried out in situ. Great care
should be taken to match the material, construction, moulding and colour of the
original feature. In undertaking works of alteration or repair to historic buildings it is
advisable to seek the advice of an architect or surveyor who is particularly
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knowledgeable about restoration techniques and the legislation relating to listed
buildings. Prior to carrying out repairs please seek clarification from the Council’s
Development Management Service and/or Historic Environment Section that the
work does not need Listed Building Consent.

A3.3.3

Urgent Works and Repair Notices

Keeping historic buildings repaired and where possible in use is the key to their
preservation. The Council can take action to ensure their preservation when it
becomes evident that a building has fallen into decay.
Urgent works Notices to secure emergency or immediate repairs to stop
deterioration can be served on the unoccupied parts of both listed and unlisted
buildings in the Conservation Area. An Urgent Works Notice is a Statement of the
Council’s intention to carry out urgent works itself if the owner fails to do so, and to
reclaim the cost of the works from the owner. It is hoped that such notices are
sufficient to encourage owners to repair the buildings or put them on the market.
Repairs Notices, requiring works reasonably necessary for the proper preservation of
a building, can be served on listed buildings. The service of a Repairs Notice can be
the first step towards compulsory purchase, but the service of most notices
persuades owners to sell the building concerned rather than allowing the procedure
to run its course. Much more extensive repairs can be specified than under an
Urgent Repairs Notice.

A3.4

Works to Trees

Most of the trees within the conservation area are protected by Tree Preservation
Orders (TPOs). This requires permission to be obtained from the Council for any
work to these trees, including pruning. Unauthorised work or damage to a TPO tree,
including its roots, is a criminal offence and is subject to a fine of up to £20,000 per
incident. The council still requires six weeks notice in writing before felling or cutting
back any tree in a conservation area, even if it is not specifically protected by a Tree
Preservation Order. In giving notice it is necessary to specify precisely what works
need to be carried out. Residents should contact the Development Management
Service for more information.

A3.5

Advertisements

Additional planning procedures apply to the display of advertisements within a
Conservation Area. In particular prohibiting the use of advertising hoardings around
building sites and the use of captive balloons for advertising. Residents should
contact the council’s Development Management Service for more information.
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A3.6

Enforcement

The failure to comply with any of the special planning procedures listed above could
lead to prosecution by the council. It is therefore advisable to consult the council’s
Development Management Service before proceeding with any works which might
affect the character and appearance of a conservation area.

A3.7

Article 4 Directions

Article 4 Direction can be used to withdraw certain permitted development rights
under The Town and Country Planning (General Permitted Development) Order as
amended. In order to implement such a direction it is necessary to prove that works
carried out under the Order have a direct and detrimental impact on the character
and/or appearance of the conservation area.

A3.8

Archaeology

As detailed in UDP Policy C4.2, where a proposal may affect a site or area of
archaeological interest, the developer will be required to submit an archaeological
desk based assessment, in advance of a planning decision. This is essentially a
research document, undertaken by a professional archaeologist on behalf of the
applicant, in order to determine the potential impact upon the archaeological
remains. Where necessary, this will be followed by archaeological evaluation
trenching.
Where assessment and evaluation have established that proposed developments
will adversely affect archaeological remains, developers will either be required to
preserve the remains in-situ or to implement a full archaeological excavation to allow
the preservation by record of the archaeological deposits (UDP Policy C4.3).
The programme of archaeological work will follow procedures set out in PPS 5.
Advice and specifications are available from the County Archaeologist.
Where historic buildings or structures (listed or unlisted) are proposed for alteration,
restoration or demolition, the developer may be required to appoint an archaeologist
or buildings historian to undertake a programme of building recording, in accordance
with a specification provided by the County Archaeologist.
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