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1. INTRODUCTION 
 
1.1 This report is a summary of the public consultation undertaken in relation to Taylor 

Wimpey and Bellway Homes’ joint concept plan for a residential-led mixed use 

development of up to 2,200 homes on Land West of Stafford, Staffordshire. 

 

1.2 The site is allocated in Stafford Borough Council’s draft local plan for residential 

development. 

 

1.3 The concept plan seeks to provide a framework for the delivery of the new 

community of up to 2,200 homes, a site for a new primary school, a local centre 

including shops and local employment space, and public open space. 

 

1.4 By way of background, Stafford Borough Council is required to produce a Statement 

of Community Involvement (SCI) as part of its Local Development Framework (LDF) 

to govern how the Council will consult the community and stakeholders in the 

preparation of planning documents. The SCI for Stafford Borough Council was 

adopted in July 2006 and has been reviewed by the Applicants. 

 

1.5 The role of community involvement in the planning process is further supported by 

the Government in the National Planning Policy Framework (NPPF) which expects 

applicants to work closely with those directly affected by their proposals to evolve 

designs that take account of the views of the community. The NPPF considers that 

‘proposals that can demonstrate this in developing the design of the new 

development should be looked on more favourably’ (Paragraph 66). 

 

1.6 The Applicants have made efforts to comply with all local planning guidance and 

have discussed appropriate pre-application requirements with the Local Authority. 
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2. THE CONSULTATION PROCESS 
 
2.1 The community engagement process for the concept plan centred around a public 

consultation event held by Taylor Wimpey and Bellway Homes in Stafford on 

Tuesday 16th July 2013. The activity which was conducted in relation to this 

consultation event is detailed below. 

 

2.2 In order to publicise this exhibition, a total of 1,989 informative newsletters were 

distributed to properties in the immediate vicinity of the application site inviting local 

residents to attend and find out more about the proposals. These newsletters were 

distributed by first-class post on 9th July 2013. A copy of the newsletter can be 

viewed at Appendix A. 

 

2.3 In addition, 36 local representatives and key stakeholders – including members of 

Stafford Borough Council, Staffordshire County Council, Doxey Parish Council plus 

local schools, businesses and community groups including Residents Association of 

Castlefields – were invited to attend a preview consultation session taking place 

immediately prior to the main public consultation on Tuesday 16th July. Invitations 

were distributed by first-class post on 5th July 2013 and a copy of the invitation letter 

can be viewed at Appendix B. 

 

2.4 The public exhibition was held at St Thomas and St Andrew’s Church in Doxey Road, 

Doxey, Stafford, (which is located near the border of the application site), on Tuesday 

16th July from 1pm until 4.30pm, with the preview session for local representatives 

and stakeholders taking place between 10am and 12.30pm. The purpose of the 

exhibition was to inform interested parties of the intention to submit a joint concept 

plan for Land West of Stafford and to give them the opportunity provide their 

feedback on the scheme. On display at the exhibition were a number of information 

boards which set out the background to the application and provided details of the 

proposed development. It was hosted by key members of the Taylor Wimpey and 

Bellway Homes project team who were available to answer questions and respond to 

comments raised. A copy of the exhibition boards can be viewed at Appendix C. 
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2.8 Alongside the public exhibition, a dedicated website for the public consultation 

(www.weststaffordconsultation.co.uk) was activated on Tuesday 16th July. This 

included all the information displayed at the public exhibition to ensure that those 

unable to attend the event could still participate fully in the consultation process. The 

website home page can be viewed at Appendix D. 

 

2.9 Those participating in the public consultation were invited to complete feedback 

forms enabling them to comment on specific aspects of the proposed scheme. Paper 

copies of the feedback form could be returned to a member of the team on the day of 

the exhibition, or returned to the Applicants by email or post. Alternatively, an online 

version of the feedback form could be submitted via the consultation website. 

Feedback was accepted by the Applicants up to and including the end of the 

consultation period on Tuesday 13th August. A copy of the feedback form can be 

viewed at Appendix E. 

 

2.10 Local newspapers the Express & Star, Staffordshire Newsletter, Newport Advertiser 

and Market Drayton Advertiser carried a press release about the public consultation, 

prior to the event. The Express & Star also ran a follow-up article detailing reaction to 

the consultation event. The articles can be viewed at Appendix F. 

 
 
 
 
 
 
 
 
 
 
 
 

http://www.weststaffordconsultation.co.uk)
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3. CONSULTATION FEEDBACK 
 
3.1 A total of 191 people attended the public exhibition and private preview session for 

the proposed Land West of Stafford development, and the Applicants subsequently 

received comments from 93 people. 

 

3.2 All of the comments and questions raised by local residents and key stakeholders 

during the public consultation period have been summarised below and considered in 

finalising the concept plan submission to the Council. Below is a summary of all 

responses received in relation to the proposed scheme. 

 

 

Principle of development 
 
3.3 Many consultees raised issues about the principle of developing the Land West of 

Stafford via feedback forms – with a further number making verbal comments to the project 

team. Comments received include: 

• A huge development will fundamentally alter the social landscape in Doxey too much, 

too quickly 

• Scale of development is far too great for one area to absorb – 2,200 homes should be 

spread out around the town 

• A Borough councillor commented the plans are great for Doxey – more people could 

make it a new town with more powers 

• The draft concept plan should not be considered separately from the Local Plan. Without 

the Local Plan it is not possible to gauge how proposed residential developments relate 

to overall development. A Local Transport Plan should also be available. 

• Does the borough really need 10,100 new homes by 2031? 

• The Empty Homes Agency estimates there are 16,709 empty homes in Staffordshire, 

1,750 of which are in Stafford Borough. So 20% of perceived need for new homes could 

be met by re-using existing stock 

• The Census showed the population of Stafford decreased from 63,681 in 2001 to 55,700 

in 2011, so population is actually declining 
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• Housing market is sluggish in Castlefield, indicating a lack of demand for homes 

• The land in question was put forward for development about 20 years ago. It caused 

massive opposition and a public opposition campaign defeated the proposal at full 

council and local inquiry, and it was dropped from the Local Plan. This situation remains 

the same today 

• Brownfield sites should be used instead of Greenfield. There is much unused housing in 

Stafford and brownfield sites that could be developed 

• Is it too much effort to redevelop brownfield land such as the Castle Works site, 

compared to Greenfield? 

• What is the future of the rest of the former Universal and current St Modwen site? 

• Concerns about using land for office and retail park when there are already more 

suitable sites in the town centre, including the Riverside leisure centre and Tesco store 

sites 

• There is more than enough capacity with Stoke on Trent for building on derelict land 

without even considering Greenfield development in any other part of the greater North 

Staffs conurbation 

 
 
Transport and movement 
 
3.4 52 consultees raised issues about the impact of the proposed development on traffic 

levels in the local area, and issues of movement, via feedback forms – with a further number 

making verbal comments to the project team.  

Issues raised include: 

• 2,200 new homes could generate 4,400 more cars 

• Extra traffic will cause further congestion – the present system already cannot cope 

• Roads in Castlefields are already used for parking – double yellow lines required 

throughout the estate to deter parking – there is a need for a clear parking strategy 

• Traffic will emerge next to Doxey School which poses safety issues, while traffic there 

will be heavy during the school run 

• The access relief road to the A34 would need to be in place before the majority of work 

was to commence 



Statement of Community Involvement 
Land West of Stafford, Staffordshire 

September 2013 

 

 

8 

 

• Existing junction at Newport Road and Newport Road itself is at a standstill at peak times 

in morning and evening – even when there is no hint of a problem on the M6 

• Problems on M6 cause motorway traffic to divert via Newport Road, causing gridlock 

• A sensible first step to tackle congestion would be to build a bypass around Stafford to 

take account of the numerous accidents on the M6 junctions 12 to 14 – when traffic is 

diverted off the motorway it has nowhere to go expect through Stafford 

• Proposed development requires access directly to the M6, without having to use 

Newport Road 

• Proposal to take traffic onto Doxey Road and over the train line will move congestion 

problem to different part of Stafford, not solve it – solution would be the resolution of the 

whole of the western bypass 

• Consideration should be given to widening Doxey Road 

• The new road junction with Doxey Road needs careful consideration along with a clear 

strategy for traffic management 

• Speed control measures essential on main access roads through Castelfields – speeding 

cars are already a problem in the area 

• Concern about extra vehicles using Redgrave Drive – What will be done to ensure the 

route down Martin Drive will be used by new residents? To use Redgrave Drive as the 

main route into the scheme is madness 

• Constant traffic coming through the relatively quiet Redgrave Drive day and night will 

pose safety risk to children and affect residents’ standard of living 

• Through-road below Maycock Crescent and Gillingham Crescent does not have capacity 

for amount of traffic proposed 

• Large scale residential development on the land, coupled with the Pegasus development 

at Marston Gate/Hopton will cause significant additional traffic into Stafford – town 

transportation system must be adapted to cope with residential and commercial use 

• Traffic coming into Doxey from Seighford and Derrington moves too quickly, more traffic 

means it will become a ‘death trap’ 

• The primary route through the development is inadequate in that it fails to service the 

southern and western areas 

• It seems the council is building the houses to justify the case for the western bypass 

rather than providing evidence for the need for the road. 
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• There is a need for a new road connecting Doxey to the A518 Newport Road 

• Some concern about the lack of clarity regarding a definable hierarchy of 

streets/movement 

• The main traffic route from town will eventually be via Martin Drive and a new road going 

to the heart of the development. If this road continued to cross the Green Way it could 

join the Doxey Road near the M6 service area, which would ease traffic issues 

• The Green Way needs to be delivered early in the process 

• Loop of road crossing the railway track will need serious consideration to provide 

protection at crossing points for the many commuters and schoolchildren who walk on 

the railway track into Doxey and Derrington 

• How can Green Way cycle path be intersected with a main road – with a bridge or 

underpass? Traffic light crossing is not acceptable. Cycleway must remain the right of 

way 

• The opportunity to improve the environment/design of Kingsway and Martin Drive 

• Concern about physical connection of existing roads through Castlefields development 

• Current public footpaths and rights of way should be protected 

• Attractive well landscaped paths with a sense of openness and freedom should be 

designed 

• Concept plan could be improved by ensuring the rights of way network is a dominant 

element that is fully integrated into the proposals 

• Existing rights of way destroyed by current plans 

• Potential to utilise unused access road from the M6 (immediately north west of the site) 

• Footpaths should include dual cycle lanes to encourage sustainable transport 

• Crossing system would need to be installed in Martin Drive for pedestrian safety 

• Would like to see another footpath from The Drive across the old railway line 

• Need better direct connection to existing public transport services, in particular the 

railway station 
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Flood risk and drainage 
 

3.5 Ten consultees raised issues about flood risk and drainage. Comments received are 

as follows: 

• Concerns about the water table and drainage of the marsh site – how will flooding be 

prevented with run-off water from hard surfaces 

• Will balancing ponds be enough to alleviate flood zone given that homes are being built 

on what is effectively marshland? 

• The field has a high amount of water on it 

• The old railway track was running like a river several times earlier in 2013 

• Concerns about low-lying land close to existing private road to Burleyfields. Will 

development increase the risk of flooding there – houses are planned for that area 

• Areas of the site within the floodplain are shown to be developed with housing, including 

over existing drains and watercourses. These drains flow into Doxey Marshes, a Site of 

Special Scientific Interest. Development should not occur on floodplain areas and 

provisions made to restore wetland habitats in line with the Staffordshire Biodiversity 

Action Plan, Stafford Borough Biodiversity Action Plan and Stafford Borough Green 

Infrastructure Strategy. 

• A resident in Reed Drive would like assurances development will not put their home at 

risk of flooding 

• The opening up (de-culverting) of the existing brook would be a good idea 

• Attenuation features should be part of an overall strategy for drainage 

• Drainage on Doxey Road is a problem during heavy rainfall 

 

Environment/green space/wildlife 
 

3.6 38 consultees raised issues about the environment/green space/wildlife. Comments 

received are as follows: 

• Introduce a buffer between Castlefields’ western edge and new development 

• Mature trees should be retained and new trees, including street trees, should be planted 

• Green spaces must be maintained/looked after 
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• Building on field next to Deans Hill is wrong as local people have enjoyed access to it for 

years 

• Green spaces are at a premium. Stafford is fortunate to have so much of the proposed 

area as green space. Losing it would be to the detriment of residents 

• The plans look well thought out with lots of green areas – I like the idea of a walking 

route to the castle 

• Houses in Lara Close and Mayock Crescent back onto fields – a green buffer zone 

between them and new homes is requested 

• There will not be sufficient dog-walking facilities 

• Retain bridleway and hedges to rear of Mansell Close properties 

• Green infrastructure needs to penetrate residential blocks with tree and shrub planting 

• Consider pocket parks throughout the development 

• Green corridor through large housing development is no substitute for existing path 

through farmland to the castle or woodland. Allotments and play areas do not 

compensate for loss of green belt 

• Potential to use open space next to Martin Drive for allotments 

• Doxey Parish Council supports the inclusion of allotments and welcomes the retention of 

trees, hedges and football pitch 

• Siting of allotments next to motorway is a health hazard due to pollution from vehicles 

rendering produce not fit for consumption. They should be more centrally located 

• The long central avenue may offer views of the castle but will act as a tunnel for 

prevailing wind and rain which could prove unpleasant for pedestrians and cyclists 

• Will the school have playing areas, football pitch, etc? Where can children play? 

• Green areas for children’s play must be incorporated as school playing fields will be 

closed outside of school hours 

• Impact on environment and wildlife has not been sufficiently addressed 

• It’s unnecessary to build on fertile fields 

• New habitats should be created, not simply retained and integrated 

• Pleased to see recreational space is well provided for with the green buffer near the M6 

and areas adjacent to football pitch 

• Disused railway line enjoyed by many will be completely ruined 
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• Biodiversity Alert Site called Burleyfields covering 14.5 hectares appears to be lost 

entirely in the plans and needs to be reassessed against current criteria for wildlife sites 

in Staffs 

• Suitable Alternative Natural Greenspace to mitigate pressure on Cannock Chase should 

be considered 

• Keep some pitches where rugby pitches are for Newport Road residents 

• Bridleway is a natural boundary that should not be built beyond 

• Castle View estate will need to be shielded from new development with trees and 

hedges, not fences 

• Wildlife will be threatened, including badgers, insects, birds, foxes, newts, bees, bats, 

weasels, stoats, rabbits 

• Protected species on site include great crested newts, reptiles and many declining birds 

• Ground nesting birds such as skylarks and lapwing would be lost from the site without 

adequate mitigation 

• Castlefields is a wildlife corridor from Doxey Marshes to Stafford Castle and must be 

protected. 

• Loss of views over rural landscape from Mayock Crescent and Lara Close 

 

 

Local facilities 
 
3.7  Many comments were received about the facilities planned/required for the site. 

Comments received are as follows: 

• There is a need for adequate school places to be provided 

• School should be a high school, not a primary school – King Edward high school has 

little room for expansion 

• New school not needed until significant amount of homes occupied 

• School is too close to Lara Close and Mayock Crescent/existing housing 

• Need to expand doctor provision to meet demand 

• Development must include shops, a post office, social care, pub, surgery, chemist, mini 

supermarket, restaurant, faith centre, dental surgery, meeting places and a library to 

become a real community 
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• Retail provision is less than adequate for a development of this size 

• What guarantees will there be that retail provision will materialise – it has yet to with 

other developments in Doxey, despite promises of new shops and services 

• Allotments are needed 

• Play areas and open spaces needed 

• Is a community building proposed? 

• There is an over provision of sports pitches – seek advice from Sport England 

• Survey of residents indicate there is a need for better services (medical, crèche, postal, 

meeting places, informal recreation) rather than formal sports 

• Will sports facilities be for public use or sole use by the school? 

• New amenities must be accessible by existing residents of Castlefields and Doxey 

• Youth club needed and an internet cafe with gallery space to cater for arts 

• Climbing wall would be good 

• Location of shops must be carefully planned as they can be a nuisance from litter, anti-

social behaviour and noise at night 

• Opposed to food outlets due to smell 

• Trading hours should be restricted, businesses not to operate after 7pm 

• Shops will increase crime 

• More homes – including 250 at Redhill – and the arrival of soldiers and their families will 

increase pressure on Stafford Hospital, which is facing a downgrading of facilities 

• Proposed neighbourhood centre is in the right location 

• IT provision must be best standard for homes and businesses 

• Community space is required for existing residents  

 

 

Employment/Industry 
 

3.8  A small number of respondents raised issues relating to employment and the plans 

for employment land at the site. Comments received are as follows: 

• Where are the jobs for the people who will be living here? 

• Proposed employment units should be height limited and considered for noise nuisance 
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• Concern the homes will not sell due to a dearth of local jobs 

• More detail about planned industry land and its location is needed 

• Employment zone is too close to existing residential estates and will create further traffic 

problems in the area 

 

 

Homes 
 

3.9  A handful of respondents raised points relating to the homes proposed for the site. 

Comments received are as follows: 

• Housing should be of good quality and size, not boxes without gardens 

• Must be a full mix of housing 

• Bungalows and homes for older people are essential 

• Homes must lend area a distinctive character 

• More information needed on housing design and layout 

• Technologies such as solar PV should be expected 

• Porches should retain heat/create usable space, not be a simple canopy 

• Potential for district heating scheme? 

• Are housing association/council properties planned? 

• Plans for affordable homes are muted 

• Opposition to three-storey homes, not in-keeping with area 

• Lower density of single storey homes needed behind Mayock Crescent 

• Lower cost homes should not be grouped together, but integrated throughout the site 

• Concern about potential housing on rugby club land 

 
 
Other issues 

 

3.10  Other comments received also included the following: 

• Construction traffic, noise, dust and disruption caused over years of building a concern 

• It will be impossible to prevent noise from the M6 affecting residents’ quality of life 
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• Views of the castle from existing properties will be ruined 
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4. CONCLUSION 
 
4.1  This Statement of Community Involvement summarises the public consultation 

process which has been undertaken prior to the submission to the Council of the 

concept plan for a residential-led mixed use development on Land West of Stafford, 

Staffordshire.  

 

4.2  Taylor Wimpey and Bellway would like to thank all local residents, representatives 

and stakeholders who have contributed to the consultation process. All comments 

received have been considered by the project team in preparation of the concept 

plan before it is formally submitted to Stafford Borough Council, for agreement and to 

support the authority’s Draft Local Plan. 
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APPENDIX A 
 
 

 
 

Newsletter 
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APPENDIX B 
 
 

 
 

Stakeholder Letter 
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APPENDIX D 
 
 

 
 

Consultation Website 
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APPENDIX E 
 
 

 
 

Feedback Form 
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APPENDIX F 
 
 

 
 

Media coverage 
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