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These existing successful areas which benefit from the key factors firms are looking for 
when choosing employment locations should be encouraged and expanded so that they 
can continue to provide locations for new and existing businesses within the Borough, 
attract new businesses into the Borough, and continue the very important role they 
provide in supporting economic growth and making settlements more sustainable. 

As recognised in the EHDNA it is also case that existing rural industrial estates, including 
Hixon Airfield Industrial Estate, offer greater potential for businesses to expand compared 
to some of the more enclosed urban estates and are typically easier to redevelop for 
other industrial uses. An objective to focus future growth on expanding these Industrial 
Estates is therefore also more deliverable and there is greater certainty of meeting the 
employment land needs of the Borough. 

An objective to expand these existing areas is considered the most sustainable strategy 
to deliver the economic objectives of the NPPF to help build a strong, responsive and 
competitive economy, ensuring that sufficient land of the right types is available in the 
right places to ensure economic growth.  Similarly, a strategy to expand existing industrial 
areas into appropriate locations will have the least impact on the natural environment and 
residential amenity as these existing industrial areas are already established and 
assimilated into their local context. 

Please use a continuation sheet if necessary 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.D i. Other 
2. Please set out your comments below 

Hixon Airfield Services supports the identification of Hixon as a ‘Large Settlement’ in the 
settlement hierarchy. This categorisation recognises the role of function of Hixon in 
providing a focal point for employment and services to the wider community. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 
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Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.G Other 

2. Please set out your comments below 

Hixon Airfield Services is a significant land owner of land to the western edge of Hixon 
which comprises a former ex-WW2 airfield and the adjoining industrial estate. The land 
owned by Hixon Airfield Services is within and adjacent to the parcel of land which is 
identified as development option (vi)(E) ‘Hixon’ in the Reasonable Alternative Study 
(RAS) prepared by AECOM.  Importantly, the land owned by Hixon Airfield Services 
connects the residential core of Hixon to the wider area of land being considered for 
development. 

Hixon Airfield Services confirm that they would be willing to work with adjoining 
landowners to bring forward the delivery of a Garden Community within this area. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.H Other 

2. Please set out your comments below 
Hixon Airfield Services consider that a Growth Strategy should be implemented which 
ensures development is brought forward across the Borough, including within the Large 
Settlements which includes Hixon. This approach is the most appropriate strategy to 
deliver sustainable communities and deliver a sustainable settlement hierarchy. 
Therefore, Growth Options 3 and 5 are considered the most appropriate development 
strategies. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
2. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.k Other 

2. Please set out your comments below 
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The Stafford Borough Council Economic and Housing Development Needs Assessment 
(EHDNA) recommends an employment land allocation range for the Council of between 
68 and 181 ha between 2020 and 2040. The selection of the final employment land 
requirement will depend upon the preferred level of employment growth for the Borough 
and the extent to which Officers consider that this aligns with the Council’s economic 
aspirations and housing targets, including the need to reduce net out commuting. 

The ENDNA utilises a number of models to calculate the employment land requirement 
between 2020 and 2040 and all of these models have strengths and weaknesses and no 
model is going to be wholly accurate due to the uncertainties and assumptions in each 
model. 

The most important factor is to ensure that there is sufficient employment land available 
within the Borough to deliver economic growth and ensure that economic opportunities 
are not stifled by restrictive planning policies. 

There are a number of indicators with the EHDNA which demonstrate that the need for 
employment land will be higher than anticipated including growth aspirations arising from 
HS2 and other regeneration projects in the Borough. 

The NPPF is clear that planning policies should enable the growth and expansion of all 
types of businesses and the key economic objective of the NPPF is to ensure that there 
is sufficient land available in the right places and at the right time. It is therefore essential 
that the planning authority take a cautious approach to the economic modelling in the 
ENDNA, given the uncertainties in the models, and allocate enough land to ensure 
sufficient land is available to support the Council’s economic aspirations. 

The Chamber of Commerce stated that it is important that sufficient land is available to 
allow existing businesses in the Borough to expand when required, rather than expansion 
forcing businesses to relocate and potentially leading to them moving outside the 
Borough. The planning authority should heed this warning. 

The availability of employment land will in itself be a driver of economic growth 
encouraging business to locate into Stafford Borough, and allowing existing businesses 
to expand without businesses having to leave the Borough searching for alternative sites. 
If employment land is ultimately not developed during the plan period due to an over-
supply in the plan then it is considered that there is no harm in having an oversupply in 
the medium term and the benefits of ensuring that there is a sufficient employment land 
supply in terms of securing economic growth significantly outweigh any harm which could 
be caused by implementing a cautious economic model. 

For these reasons, the planning authority should plan for 181ha between 2020 and 2040. 
The EHDNA identifies that the 165ha requirement based on past take up rates represents 
a valid figure going forward over the remainder of the plan period and recognises that 
long term completion rates of employment floorspace can provide a reasonable basis for 
informing future land needs. Therefore, allowing for a flexibility factor, the requirement for 
181 ha is considered a robust and sound approach to ensure that future economic growth 
is not stifled by restrictive planning policy. 
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In terms of the split of (B1a/B1b) and (B1c/B2 and B8) employment land; the EHDNA 
identifies that the AMR data suggests that around 20% of B-Class floorspace was for 
B1a/b office; 14% was for B1c/B2 industrial; 52% was for B8 Storage and Distribution, 
and the remaining 15% was unspecified General B-Uses.  Excluding this latter category, 
this equates to 23% of floorspace being specified as office, 16% as industrial and 61% 
warehousing. 

It is established that past take up rates represent a valid figure going forward over the 
remainder of the plan period, and it is recognised that some sectors of the manufacturing 
industry are in growth.  Past growth trends indicated that 77% of B Class floorspace was 
for B1C/B2 and B8 uses and as historical trends provide a robust indication going forward 
the planning authority should allocate land on this basis.  However, it is considered that 
employment land policy should not be overly prescriptive on the employment use class 
which can come forward on allocated sites, as overly prescriptive employment land policy 
could stifle economic growth. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.L Other 

2. Please set out your comments below 
Hixon Airfield Services believe it is essential that the employment land supply calculations 
robustly compensate for any loss of employment land to alternative uses to ensure that 
there is adequate employment land supply to ensure Stafford has a strong, responsive 
and competitive economy. 

It is a widely accepted approach in calculating future employment land needs that it is 
necessary for there to be an allowance for the replacement of losses of employment land 
and this is a necessary requirement to avoid a decline in the quality of employment land 
stock and ensure that the commercial requirements of modern businesses are met. 

The Stafford Borough Council Economic and Housing Development Needs Assessment 
(EHDNA) assumes an allowance of 2.41 ha of employment land annually in the Borough, 
or 48.20 ha over the 20-year plan period derived from the trend over the last 10 years. 

It is considered that this approach is overly conservative and does not adequately take 
account of the effect of employment to residential permitted development rights which will 
increase the loss of employment buildings, including B8 buildings over the longer term. 
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Consequently, to allow for a potential uplift in the loss of employment land above 
relatively short term historic trends, it is recommended that the alternative approach put 
forward in the EHDNA is implemented; namely, applying a ‘churn equivalent’ to 1% of the 
Borough’s existing stock per annum, which it is noted is the strategy in Lichfield District 
which is an employment destination which competes with Stafford. 

It is understood that this would equate to a demand for around 3.2ha per annum which is 
higher than the 2.41ha modelled in the EHDNA. Whilst it is recognised that employment 
land supply modelling is not a precise science, it is concerning that the 2.41ha per annum 
figure which has been applied is considered by Lichfields, the authors of the EHDNA, to 
be ‘on the conservative side’. 

It is essential that sufficient land is available to support economic growth in the Borough 
to meet the needs of business, and given that it is likely that the loss of employment land 
will accelerate through Government policy to increase the supply of housing including 
through permitted development rights, it is considered inappropriate and high risk to 
implement a ‘conservative strategy’ for the replacement of employment land stock which 
may ultimately stifle economic growth. 

It is therefore considered that a replacement employment land rate of 3.2 ha per annum 
should be utilised to ensure that the economic objectives of the NPPF are fully met. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.M Other 

2. Please set out your comments below 
Hixon Airfield Services believe that the spatial distribution for new employment land 
should mirror the spatial distribution for new employment prescribed by the current Local 
Plan. Stafford Borough has a number of significant rural employment concentrations, 
which provide a focus for new development to support a prosperous rural economy 
outside of Stafford and Stone. 

It is essential that the existing Recognised Industrial Estates are allowed to expand 
providing opportunities for new investment as well as enabling existing firms to expand 
during the plan period within rural areas.  The expansion of Recognised Industrial Estates 
underpins a sustainable settlement hierarchy providing opportunities for the growth in the 
economy in rural areas.  This approach supports a sustainable settlement hierarchy by 
providing jobs in locations which reduces the needs to travel and ensures that sufficient 
land is available of the right type, in the right location and at the right time to support 
economic growth. 

Even if the local planning authority choose to go forward with a new garden 
community/major urban extension, it is essential that employment land continues to be 
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allocated on the basis of providing spatial distribution across the Borough to support 
economic growth across the Borough as a whole.  To concentrate all new employment 
land within new communities would neglect the principles of sustainable development 
and the requirements to ensure that sufficient land is brought forward to meet the needs 
of economic growth within communities. 

Whilst it is recognised that the Stafford Plan is prepared on a Borough Wide basis, it must 
not neglect the fact that the Borough Area covers many communities, and economic 
opportunities must not be lost for investment in existing areas at the expense of growth in 
the economy within the wider area.  Hixon Airfield Services have previously set out that 
the most robust mechanism for calculating employment land supply requirements is 
through the extrapolation of past take up rates, and this approach indicates that there is a 
continued need for additional employment land in Hixon which is an area which is 
recognised as being attractive for business. The Stafford Borough Council Strategic 
Development Site Options Report (SDOR) prepared by Aecom recognises that Hixon 
Airfield is a suitable location for economic development and is an area which attracts 
major business with a good concentration of employment and the role and function of the 
Recognised Industrial Estates must be supported and encouraged in the plan process so 
that the economic needs of existing communities continue to be met. 

Hixon Airfield Services strongly believe that the distribution of new employment land must 
not just be underpinned by a purely quantitative exercise, focused around areas of new 
population growth. The plan process must not purely be focussed on a quantitative 
process to deliver employment land based on the future concentrations of population 
growth within small geographic zones with Stafford. It is essential that whatever growth 
strategy is implemented in the plan that there is a spatial distribution of employment land 
across the Borough which meets the needs of existing as well as future communities. The 
spatial distribution of existing take up rates provides an important indicator of the spatial 
need for future employment land. 

To achieve both the quantitative employment land requirements of new population hubs, 
alongside serving the economic needs of the existing community and implementing a 
spatial dispersion policy to employment land provision, may ultimately mean that higher 
amounts of employment land are required to be allocated, but this approach will ensure 
that the employment land needs of both existing and future communities are met. 

It is also an important consideration that any future Garden Community/Major Urban 
Community would come forward towards the end of the plan period, and the employment 
land within these new communities is likely to come forward in the later stages of the 
development due to development economics of delivering housing in the first instance. It 
is therefore essential that the needs of existing communities are met in the intervening 
period and employment land must therefore be continued to be allocated within and 
adjacent to the existing Recognised Industrial Estates to meet the needs of existing 
communities. 

For these reasons it is recommended that the new plan mirrors the spatial distribution for 
employment land in the current plan.  However, even if Stafford Borough chooses to go 
forward with a new Garden Community/Major Urban Extension the employment land 
policy should focus on both the needs of the new and existing communities and ensure 
that there is a spatial distribution of employment land available have regarding to past 
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take up rates. This is the most robust mechanism to ensure that the right land is 
available at the right time in the right places to support economic growth. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.N Other 

2. Please set out your comments below 
As set out previously, Hixon Airfield Services believe that the spatial distribution for new 
employment land should mirror the spatial distribution for new employment prescribed by 
the current Local Plan. Stafford Borough has a number of significant rural employment 
concentrations, which provide a focus for new development to support a prosperous rural 
economy outside of Stafford and Stone. 

It is essential that the existing Recognised Industrial Estates are allowed to expand 
providing opportunities for new investment as well as enabling existing firms to expand 
during the plan period within rural areas.  The expansion of Recognised Industrial Estates 
underpins a sustainable settlement hierarchy providing opportunities for growth in the 
economy in rural areas.  This approach supports a sustainable settlement hierarchy by 
providing jobs in locations which reduces the needs to travel and ensures that sufficient 
land is available of the right type, in the right location and at the right time to support 
economic growth. 
Therefore the scenario in which a new Garden Settlement comes forward and no 
employment land is allocated in the rest of the Borough is wholly unreasonable.  This 
would stifle economic growth within the Borough and be harmful to the economy of 
Stafford Borough as there would be no long-term opportunities for businesses to start, 
expand and relocate in rural areas.  This approach would be in direct conflict with the 
economic objectives of the NPPF to deliver the right type of land in the right places at the 
right time to support economic growth. A scenario which allocates no land within the Rest 
of Borough would conflict with the Core Objectives of the NPPF and would be contrary to 
national policy and would result in a policy which was unsound and not fit for purpose. 
Hixon Airfield Services would strongly object to the soundness and reasonableness of a 
Strategy which did not allocate any employment land within the rest of the Borough. 

Hixon Airfield Services strongly believe that the distribution of new employment land must 
not just be underpinned by a purely quantitative exercise, focused around areas of new 
population growth.  It is essential that whatever growth strategy is implemented in the 
plan that there is a spatial distribution of employment land across the Borough which 
meets the needs of existing as well as future communities, as the spatial distribution of 
existing take up rates provides an important indicator of the spatial need for future 
employment land. 
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It is also an important consideration that any future Garden Community/Major Urban 
Community would not come forward until towards the end of the plan period, and the 
employment land within these new communities is likely to come forward in the later 
stages of the development due to development economics of delivering housing in the 
first instance. It is essential that the needs of existing communities are met in the 
intervening period and employment land must therefore continue to be allocated within 
and adjacent to the existing Recognised Industrial Estates to meet the needs of existing 
communities. 

In terms of the spatial distribution of employment land in a no garden community 
scenario, the plan is considering a strategy whereby between 10 and 40% of new 
employment land is allocated within the Rest of the Borough.  Hixon Airfield Services 
strongly believe that at least 40% of new employment land should be allocated in the 
Rest of the Borough. The Plan process must have regard to the type of employment 
which will be delivered in geographic areas.  The employment profile of business within 
the principle settlements in the Borough will be reflective of the economy within those 
areas – primarily being employment in public services, offices, retail and the service 
economy.  Town centre uses planning policy directs these businesses to defined centre 
locations onto sites which are not specifically allocated for employment uses and the 
density of employment within these businesses is higher which means that less 
employment land is required in these urban locations. 

By contrast, the past take up rates at Hixon Airfield Industrial Estate demonstrate that it is 
primarily manufacturing and storage and distribution businesses which locate into these 
locations, albeit it must be recognised that Hixon Airfield is currently seeking to 
encourage higher value businesses to the industrial estate as demonstrated by the high 
quality scheme (planning application reference 19/31520/REM) currently being 
determined by the planning authority. The distribution of employment land provision must 
have regard to the land requirements of businesses within Recognised Industrial Estates. 
Businesses in these locations provide a fundamental component of the economy and 
there must be adequate land available in the locations in which they choose to operate to 
ensure economic growth is not stifled. 

For these reasons, Hixon Airfield Services strongly believe that at least 40% of new 
employment land should be allocated in the Rest of the Borough. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.0 Other 

2. Please set out your comments below 
Hixon Airfield Services are promoting a 6.65 ha site for development. The site comprises 
a parcel of land which would form a logical extension to the defined Hixon Airfield 
Industrial Estate and would ‘round off’ the allocation boundary and has the potential to be 
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brought forward as a high quality industrial estate alongside the land to the south which 
benefits from outline planning permission 14/20587/OUT. 

A ‘Call for Sites’ form has been submitted to the planning authority which fully sets out the 
rationale for allocating the site for development. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 6.A Other 

2. Please set out your comments below 

Hixon Airfield Services consider that the three scenarios put forward in Table 6.1 under-
represent potential future job growth as the ‘Past Take Up Rate’ scenario has been 
discounted without justification. 

The Stafford Borough Council Economic and Housing Development Needs Assessment 
(EHDNA) recommends an employment land range for the Council of between 68 and 
181ha between 2020 and 2040.  For reasons set out in this submission, Hixon Airfield 
Services considered that ‘Past Take Up Rate’ scenario is the most robust model. 

This scenario has not been included in Table 6.1 and it is considered that the Plan should 
include a scenario for job growth based on a continuation of past take up rates to ensure 
sufficient employment land is allocated to deliver economic growth. 

Similarly, the distribution between business classes should have regard to past take up 
rates which will demonstrate the high demand for industrial and distribution floorspace 
within the Recognised Industrial Estates, particularly in Hixon. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 6.B Other 

2. Please set out your comments below 
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Hixon Airfield Services believe that to ensure economic prosperity, the Council should 
allocate land so that it extends existing employment premises across the Borough.  This 
should occur in both urban and rural areas. 

The Stafford Borough Council Strategic Development Site Options Report (SDOR) 
prepared by Aecom recognises that Hixon Airfield is a suitable location for economic 
development and is an area which attracts major business with a good concentration of 
employment. The role and function of the Recognised Industrial Estate must be 
supported and encouraged in the plan process so that economic needs of existing 
communities continue to be met so that the employment land is available in the right 
places. 

The established employment areas already have the supporting infrastructure to support 
economic growth in rural areas and are already assimilated into their local environments 
delivering economic growth whilst being sensitive to their surroundings. The established 
employment areas, including Hixon Airfield Industrial Estate, also already benefit from the 
key factors firms are looking for when choosing employment sites, as identified in the 
EHDNA including: 

• physical connectivity (particularly road links); 
• land for free carparking or yards for storage/parking for work vehicles; and, 
• no restrictions/uncontaminated land where development is likely to be viable. 

The existing Recognised Industrial Estates provide clusters of employment provision 
throughout the District and these important economic hubs should be supported and 
encouraged so that they continue to meet the economic needs of the Borough.  A 
strategy to expand the existing Recognised Industrial Estates is considered a sustainable 
strategy to deliver the employment land supply whilst limiting landscape and environment 
impacts.  

For example, Hixon Airfield Services have put forward a 6.65 ha site for development. 
The site comprises a parcel of land which would form a logical extension to the Hixon 
Airfield Industrial Estate and would ‘round off’ the allocation boundary.  The site has the 
potential to be brought forward as a high quality industrial estate alongside the land to the 
south which benefits from outline planning permission 14/20587/OUT. Given the context 
of the site any landscape harm arising from a proposal for employment uses on this site 
would be negligible. 

This provides an example of the benefits of a common sense approach of seeking to 
extend existing employment areas, which are capable of being delivered in a timely 
manner with negligible detrimental impacts.  For these reasons it is considered that a 
strategy to expand existing employment areas should be the preferred option. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
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1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 
paper does this representation relate to? 

Section Paragraph Table 
Figure Question 6.C Other 

2. Please set out your comments below 

Hixon Airfield Services consider that there would be substantial economic benefits arising 
from the extension to Hixon Airfield Industrial Estate for the local community as well as 
Stafford Borough as a whole. 

The Stafford Borough Council Strategic Development Site Options Report (SDOR) 
prepared by Aecom recognises that Hixon Airfield is a suitable location for economic 
development and is an area which attracts major business with a good concentration of 
employment. 

This Stafford Plan should recognise and encourage the growth of successful employment 
locations which have been demonstrated by the market to be successful and desirable 
areas. 

The NPPF states that in order to build a strong and competitive economy an approach 
should be taken that allows areas to build on its strengths.  An extension to Hixon Airfield 
Industrial Estate would be taking an approach which builds on the strengths of this 
successful employment location, and allowing an expansion of the cluster of businesses 
in this location would benefit both the local and wider economy. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 6.H Other 

2. Please set out your comments below 

Stafford Borough has a number of significant rural employment concentrations which 
provide a focus for new development to support a prosperous rural economy outside of 
Stafford and Stone. It is considered that to assist the rural economy, existing Recognised 
Industrial Estates such as Hixon Airfield Industrial Estate, which are well located to serve 
the rural economy, should be expanded to provide opportunities for new investment as 
well as enabling existing firms to expand during the plan period within rural areas. 

The expansion of Recognised Industrial Estates underpins a sustainable settlement 
hierarchy providing opportunities for growth in the economy in rural areas, by providing 
jobs in locations which reduces the needs to travel and ensures that sufficient land is 
available of the right type, in the right location and at the right time to support economic 
growth. 
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All comments should be made in writing preferably using this form and should be received 
by Stafford Borough Council no later than 12 noon Tuesday 31 March 2020. 

You can view the documents online at www.staffordbc.gov.uk/new-local-plan-

Please e-mail your comments (Preferred) to: forwardplanning@staffordbc.gov.uk 

or post your comments to: Forward Planning, Civic Centre, Riverside, Stafford, ST16 3AQ 

Thank you for taking the time to contribute to this consultation. 

NEW LOCAL PLAN 2020-2040: ISSUES & OPTIONS 

STAFFORD BOROUGH COUNCIL – PRIVACY NOTICE 

How we will use your details 

All representations received to the Stafford Borough New Local Plan 2020-2040 Issues & 
Options consultation document will be included in a schedule and made publicly available 
once the consultation has closed. 

Stafford Borough Council will consider all representations received, using them to inform 
the next stage of the process for the New Local Plan 2020-2040. 

Comments cannot be treated as confidential. Your personal information, such as your 
postal and email address will not be published and signatures will be redacted, but your 
name and organisation will be made available. We will only use your personal information 
to send you information on the New Local Plan and associated planning policy matters. 

We believe you should always know what data we collect from you and how we use it, and 
that you should have meaningful control over both. As part of our ongoing commitment to 
transparency, and in relation to the new General Data Protection Regulations (May 2018), 
we have updated our Privacy Policy. 

Stafford Borough Council are the data controller and you can find information about how we 
handle your personal data by visiting www.staffordbc.gov.uk/privacynotices and if you have 
any queries or would like to unsubscribe from receiving information then please contact 
forwardplanningconsultations@staffordbc.gov.uk 
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New Stafford Borough Local Plan 2020-2040 
“Issues and Options” Consultation - Response Form 

Part A: Your Details (Please Print)
Please ensure that we have an up to date email address wherever possible, or postal

address, at which we can contact you. 
Your Details Agent’s Details (if applicable) 

Title Mrs Mr 
First Name June Paul 
Surname Tonge Instone 
E-mail 
address 
Job title Director 
(if
applicable) 
Organisation Mrs June Tonge trading as Applied Town Planning Ltd 
(if Hixon Airfield Services 
applicable) 
Address 

Postcode 
Telephone
Number 

Thank you for taking the time to provide your comments on the “Issues and Options” 
document for the Stafford Borough Local Plan 2020-2040. All comments will be considered 
when preparing the Preferred Options for the New Local Plan. 

Please return this form either by email (preferred) to: forwardplanning@staffordbc.gov.uk 

or by post to: Forward Planning, Civic Centre, Riverside, Stafford, ST16 3AQ 

Please ensure receipt by Stafford Borough Council by 12.00 noon Tuesday 31 March 
2020. 

For advice on how to respond to the consultation and how to fill in this form, please see the 
Consultation Guidance Notes on the Council’s website at: www.staffordbc.gov.uk/new-
local-plan- or call 07800 619636 / 07800 619650. 

Please note: 
¶ Comments must be received by 12noon on Tuesday 31 March 2020.  Late comments 

will be considered “not duly made” under the Regulations; 
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¶ Please fill in a separate Part B for each question/paragraph/table/topic you are 
commenting on and, where necessary, please explain your response; 

¶ Representations cannot be kept confidential and will be available for public scrutiny, 
including your name and/or organisation (if applicable). However, your contact details 
will not be published. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Key Objective 24 

Page 29 
Paragraph Table 

Figure Question Other 
2. Please set out your comments below 

Hixon Airfield Services welcomes key objectives being set for areas outside Stafford and 
Stone, but consider that that the role and function of key services villages should be 
explicitly recognised. 

Within the areas outside of Stafford and Stone, Hixon Airfield Services wholly supports the 
strategy to deliver new employment land through the expansion of existing industrial areas. 
This objective will help create conditions in which businesses can invest, expand and adapt, 
supporting economic growth and productivity taking into account local business needs and 
wider opportunities for development as required by the NPPF. The NPPF also states that 
planning policies should enable the growth and expansion of all types of businesses in rural 
areas, including through the construction of well designed new buildings, and Key Objective 
24 is in accordance with national planning policy to support a prosperous rural economy 
and is welcomed. 

The objective to deliver new employment land through the expansion of existing industrial 
areas is considered the most appropriate strategy to meet local business and community 
needs in rural areas. The Stafford Borough Council Economic and Housing Development 
Needs Assessment (EHDNA) recognises at paragraph 6.12 that the existing Industrial 
Estates in the smaller rural settlements, particularly in Hixon (amongst others), ‘provide a 
very important role in providing rural jobs in close proximity to local residents, making 
settlements more sustainable and often comprising highly attractive places to work’. 

The established employment areas already have the supporting infrastructure to support 
economic growth in rural areas and are already assimilated into their local environments 
delivering economic growth whilst being sensitive to their surroundings. The established 
employment areas, including Hixon Airfield Industrial Estate, also already benefit from the 
key factors firms are looking for when choosing employment sites, as identified in the 
EHDNA including: 
• physical connectivity (particularly road links); 
• land for free carparking or yards for storage/parking for work vehicles; and, 
• no restrictions/uncontaminated land where development is likely to be viable. 

These existing successful areas which benefit from the key factors firms are looking for 
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when choosing employment locations should be encouraged and expanded so that they 
can continue to provide locations for new and existing businesses within the Borough, 
attract new businesses into the Borough, and continue the very important role they provide 
in supporting economic growth and making settlements more sustainable. 

As recognised in the EHDNA it is also case that existing rural industrial estates, including 
Hixon Airfield Industrial Estate, offer greater potential for businesses to expand compared 
to some of the more enclosed urban estates and are typically easier to redevelop for other 
industrial uses. An objective to focus future growth on expanding these Industrial Estates is 
therefore also more deliverable and there is greater certainty of meeting the employment 
land needs of the Borough. 

An objective to expand these existing areas is considered the most sustainable strategy to 
deliver the economic objectives of the NPPF to help build a strong, responsive and 
competitive economy, ensuring that sufficient land of the right types is available in the right 
places to ensure economic growth. Similarly, a strategy to expand existing industrial areas 
into appropriate locations will have the least impact on the natural environment and 
residential amenity as these existing industrial areas are already established and 
assimilated into their local context. 

Please use a continuation sheet if necessary 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.D i. Other 
2. Please set out your comments below 

Hixon Airfield Services supports the identification of Hixon as a ‘Large Settlement’ in the 
settlement hierarchy.  This categorisation recognises the role of function of Hixon in 
providing a focal point for employment and services to the wider community. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
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1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation
paper does this representation relate to? 

Section Paragraph Table 
Figure Question 5.G Other 

2. Please set out your comments below 

Hixon Airfield Services is a significant land owner of land to the western edge of Hixon 
which comprises a former ex-WW2 airfield and the adjoining industrial estate. The land 
owned by Hixon Airfield Services is within and adjacent to the parcel of land which is 
identified as development option (vi)(E) ‘Hixon’ in the Reasonable Alternative Study (RAS) 
prepared by AECOM. Importantly, the land owned by Hixon Airfield Services connects the 
residential core of Hixon to the wider area of land being considered for development. 

Hixon Airfield Services confirm that they would be willing to work with adjoining landowners 
to bring forward the delivery of a Garden Community within this area. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.H Other 

2. Please set out your comments below 
Hixon Airfield Services consider that a Growth Strategy should be implemented which 
ensures development is brought forward across the Borough, including within the Large 
Settlements which includes Hixon. This approach is the most appropriate strategy to 
deliver sustainable communities and deliver a sustainable settlement hierarchy. Therefore, 
Growth Options 3 and 5 are considered the most appropriate development strategies. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
2. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.k Other 

2. Please set out your comments below 
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The Stafford Borough Council Economic and Housing Development Needs Assessment 
(EHDNA) recommends an employment land allocation range for the Council of between 68 
and 181 ha between 2020 and 2040. The selection of the final employment land 
requirement will depend upon the preferred level of employment growth for the Borough 
and the extent to which Officers consider that this aligns with the Council’s economic 
aspirations and housing targets, including the need to reduce net out commuting. 

The ENDNA utilises a number of models to calculate the employment land requirement 
between 2020 and 2040 and all of these models have strengths and weaknesses and no 
model is going to be wholly accurate due to the uncertainties and assumptions in each 
model. 

The most important factor is to ensure that there is sufficient employment land available 
within the Borough to deliver economic growth and ensure that economic opportunities are 
not stifled by restrictive planning policies. 

There are a number of indicators with the EHDNA which demonstrate that the need for 
employment land will be higher than anticipated including growth aspirations arising from 
HS2 and other regeneration projects in the Borough. 

The NPPF is clear that planning policies should enable the growth and expansion of all 
types of businesses and the key economic objective of the NPPF is to ensure that there is 
sufficient land available in the right places and at the right time. It is therefore essential that 
the planning authority take a cautious approach to the economic modelling in the ENDNA, 
given the uncertainties in the models, and allocate enough land to ensure sufficient land is 
available to support the Council’s economic aspirations. 

The Chamber of Commerce stated that it is important that sufficient land is available to 
allow existing businesses in the Borough to expand when required, rather than expansion 
forcing businesses to relocate and potentially leading to them moving outside the Borough. 
The planning authority should heed this warning. 

The availability of employment land will in itself be a driver of economic growth encouraging 
business to locate into Stafford Borough, and allowing existing businesses to expand 
without businesses having to leave the Borough searching for alternative sites. If 
employment land is ultimately not developed during the plan period due to an over-supply in 
the plan then it is considered that there is no harm in having an oversupply in the medium 
term and the benefits of ensuring that there is a sufficient employment land supply in terms 
of securing economic growth significantly outweigh any harm which could be caused by 
implementing a cautious economic model. 

For these reasons, the planning authority should plan for 181ha between 2020 and 2040. 
The EHDNA identifies that the 165ha requirement based on past take up rates represents a 
valid figure going forward over the remainder of the plan period and recognises that long 
term completion rates of employment floorspace can provide a reasonable basis for 
informing future land needs. Therefore, allowing for a flexibility factor, the requirement for 
181 ha is considered a robust and sound approach to ensure that future economic growth is 
not stifled by restrictive planning policy. 
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In terms of the split of (B1a/B1b) and (B1c/B2 and B8) employment land; the EHDNA 
identifies that the AMR data suggests that around 20% of B-Class floorspace was for B1a/b 
office; 14% was for B1c/B2 industrial; 52% was for B8 Storage and Distribution, and the 
remaining 15% was unspecified General B-Uses. Excluding this latter category, this 
equates to 23% of floorspace being specified as office, 16% as industrial and 61% 
warehousing. 

It is established that past take up rates represent a valid figure going forward over the 
remainder of the plan period, and it is recognised that some sectors of the manufacturing 
industry are in growth. Past growth trends indicated that 77% of B Class floorspace was for 
B1C/B2 and B8 uses and as historical trends provide a robust indication going forward the 
planning authority should allocate land on this basis.  However, it is considered that 
employment land policy should not be overly prescriptive on the employment use class 
which can come forward on allocated sites, as overly prescriptive employment land policy 
could stifle economic growth. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.L Other 

2. Please set out your comments below 
Hixon Airfield Services believe it is essential that the employment land supply calculations 
robustly compensate for any loss of employment land to alternative uses to ensure that 
there is adequate employment land supply to ensure Stafford has a strong, responsive and 
competitive economy. 

It is a widely accepted approach in calculating future employment land needs that it is 
necessary for there to be an allowance for the replacement of losses of employment land 
and this is a necessary requirement to avoid a decline in the quality of employment land 
stock and ensure that the commercial requirements of modern businesses are met. 

The Stafford Borough Council Economic and Housing Development Needs Assessment 
(EHDNA) assumes an allowance of 2.41 ha of employment land annually in the Borough, or 
48.20 ha over the 20-year plan period derived from the trend over the last 10 years. 

It is considered that this approach is overly conservative and does not adequately take 
account of the effect of employment to residential permitted development rights which will 
increase the loss of employment buildings, including B8 buildings over the longer term. 
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Consequently, to allow for a potential uplift in the loss of employment land above relatively 
short term historic trends, it is recommended that the alternative approach put forward in 
the EHDNA is implemented; namely, applying a ‘churn equivalent’ to 1% of the Borough’s 
existing stock per annum, which it is noted is the strategy in Lichfield District which is an 
employment destination which competes with Stafford. 

It is understood that this would equate to a demand for around 3.2ha per annum which is 
higher than the 2.41ha modelled in the EHDNA. Whilst it is recognised that employment 
land supply modelling is not a precise science, it is concerning that the 2.41ha per annum 
figure which has been applied is considered by Lichfields, the authors of the EHDNA, to be 
‘on the conservative side’. 

It is essential that sufficient land is available to support economic growth in the Borough to 
meet the needs of business, and given that it is likely that the loss of employment land will 
accelerate through Government policy to increase the supply of housing including through 
permitted development rights, it is considered inappropriate and high risk to implement a 
‘conservative strategy’ for the replacement of employment land stock which may ultimately 
stifle economic growth. 

It is therefore considered that a replacement employment land rate of 3.2 ha per annum 
should be utilised to ensure that the economic objectives of the NPPF are fully met. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.M Other 

2. Please set out your comments below 
Hixon Airfield Services believe that the spatial distribution for new employment land should 
mirror the spatial distribution for new employment prescribed by the current Local Plan. 
Stafford Borough has a number of significant rural employment concentrations, which 
provide a focus for new development to support a prosperous rural economy outside of 
Stafford and Stone. 

It is essential that the existing Recognised Industrial Estates are allowed to expand 
providing opportunities for new investment as well as enabling existing firms to expand 
during the plan period within rural areas.  The expansion of Recognised Industrial Estates 
underpins a sustainable settlement hierarchy providing opportunities for the growth in the 
economy in rural areas. This approach supports a sustainable settlement hierarchy by 
providing jobs in locations which reduces the needs to travel and ensures that sufficient 
land is available of the right type, in the right location and at the right time to support 
economic growth. 

Even if the local planning authority choose to go forward with a new garden 
community/major urban extension, it is essential that employment land continues to be 
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allocated on the basis of providing spatial distribution across the Borough to support 
economic growth across the Borough as a whole. To concentrate all new employment land 
within new communities would neglect the principles of sustainable development and the 
requirements to ensure that sufficient land is brought forward to meet the needs of 
economic growth within communities. 

Whilst it is recognised that the Stafford Plan is prepared on a Borough Wide basis, it must 
not neglect the fact that the Borough Area covers many communities, and economic 
opportunities must not be lost for investment in existing areas at the expense of growth in 
the economy within the wider area. Hixon Airfield Services have previously set out that the 
most robust mechanism for calculating employment land supply requirements is through the 
extrapolation of past take up rates, and this approach indicates that there is a continued 
need for additional employment land in Hixon which is an area which is recognised as being 
attractive for business. The Stafford Borough Council Strategic Development Site Options 
Report (SDOR) prepared by Aecom recognises that Hixon Airfield is a suitable location for 
economic development and is an area which attracts major business with a good 
concentration of employment and the role and function of the Recognised Industrial Estates 
must be supported and encouraged in the plan process so that the economic needs of 
existing communities continue to be met. 

Hixon Airfield Services strongly believe that the distribution of new employment land must 
not just be underpinned by a purely quantitative exercise, focused around areas of new 
population growth. The plan process must not purely be focussed on a quantitative process 
to deliver employment land based on the future concentrations of population growth within 
small geographic zones with Stafford. It is essential that whatever growth strategy is 
implemented in the plan that there is a spatial distribution of employment land across the 
Borough which meets the needs of existing as well as future communities. The spatial 
distribution of existing take up rates provides an important indicator of the spatial need for 
future employment land. 

To achieve both the quantitative employment land requirements of new population hubs, 
alongside serving the economic needs of the existing community and implementing a 
spatial dispersion policy to employment land provision, may ultimately mean that higher 
amounts of employment land are required to be allocated, but this approach will ensure that 
the employment land needs of both existing and future communities are met. 

It is also an important consideration that any future Garden Community/Major Urban 
Community would come forward towards the end of the plan period, and the employment 
land within these new communities is likely to come forward in the later stages of the 
development due to development economics of delivering housing in the first instance. It is 
therefore essential that the needs of existing communities are met in the intervening period 
and employment land must therefore be continued to be allocated within and adjacent to 
the existing Recognised Industrial Estates to meet the needs of existing communities. 

For these reasons it is recommended that the new plan mirrors the spatial distribution for 
employment land in the current plan.  However, even if Stafford Borough chooses to go 
forward with a new Garden Community/Major Urban Extension the employment land policy 
should focus on both the needs of the new and existing communities and ensure that there 
is a spatial distribution of employment land available have regarding to past take up rates. 
This is the most robust mechanism to ensure that the right land is available at the right time 
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in the right places to support economic growth. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.N Other 

2. Please set out your comments below 
As set out previously, Hixon Airfield Services believe that the spatial distribution for new 
employment land should mirror the spatial distribution for new employment prescribed by 
the current Local Plan. Stafford Borough has a number of significant rural employment 
concentrations, which provide a focus for new development to support a prosperous rural 
economy outside of Stafford and Stone. 

It is essential that the existing Recognised Industrial Estates are allowed to expand 
providing opportunities for new investment as well as enabling existing firms to expand 
during the plan period within rural areas.  The expansion of Recognised Industrial Estates 
underpins a sustainable settlement hierarchy providing opportunities for growth in the 
economy in rural areas. This approach supports a sustainable settlement hierarchy by 
providing jobs in locations which reduces the needs to travel and ensures that sufficient 
land is available of the right type, in the right location and at the right time to support 
economic growth. 
Therefore the scenario in which a new Garden Settlement comes forward and no 
employment land is allocated in the rest of the Borough is wholly unreasonable.  This would 
stifle economic growth within the Borough and be harmful to the economy of Stafford 
Borough as there would be no long-term opportunities for businesses to start, expand and 
relocate in rural areas.  This approach would be in direct conflict with the economic 
objectives of the NPPF to deliver the right type of land in the right places at the right time to 
support economic growth. A scenario which allocates no land within the Rest of Borough 
would conflict with the Core Objectives of the NPPF and would be contrary to national 
policy and would result in a policy which was unsound and not fit for purpose. Hixon Airfield 
Services would strongly object to the soundness and reasonableness of a Strategy which 
did not allocate any employment land within the rest of the Borough. 

Hixon Airfield Services strongly believe that the distribution of new employment land must 
not just be underpinned by a purely quantitative exercise, focused around areas of new 
population growth. It is essential that whatever growth strategy is implemented in the plan 
that there is a spatial distribution of employment land across the Borough which meets the 
needs of existing as well as future communities, as the spatial distribution of existing take 
up rates provides an important indicator of the spatial need for future employment land. 
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It is also an important consideration that any future Garden Community/Major Urban 
Community would not come forward until towards the end of the plan period, and the 
employment land within these new communities is likely to come forward in the later stages 
of the development due to development economics of delivering housing in the first 
instance. It is essential that the needs of existing communities are met in the intervening 
period and employment land must therefore continue to be allocated within and adjacent to 
the existing Recognised Industrial Estates to meet the needs of existing communities. 

In terms of the spatial distribution of employment land in a no garden community scenario, 
the plan is considering a strategy whereby between 10 and 40% of new employment land is 
allocated within the Rest of the Borough. Hixon Airfield Services strongly believe that at 
least 40% of new employment land should be allocated in the Rest of the Borough. The 
Plan process must have regard to the type of employment which will be delivered in 
geographic areas. The employment profile of business within the principle settlements in 
the Borough will be reflective of the economy within those areas – primarily being 
employment in public services, offices, retail and the service economy.  Town centre uses 
planning policy directs these businesses to defined centre locations onto sites which are not 
specifically allocated for employment uses and the density of employment within these 
businesses is higher which means that less employment land is required in these urban 
locations. 

By contrast, the past take up rates at Hixon Airfield Industrial Estate demonstrate that it is 
primarily manufacturing and storage and distribution businesses which locate into these 
locations, albeit it must be recognised that Hixon Airfield is currently seeking to encourage 
higher value businesses to the industrial estate as demonstrated by the high quality 
scheme (planning application reference 19/31520/REM) currently being determined by the 
planning authority. The distribution of employment land provision must have regard to the 
land requirements of businesses within Recognised Industrial Estates.  Businesses in these 
locations provide a fundamental component of the economy and there must be adequate 
land available in the locations in which they choose to operate to ensure economic growth 
is not stifled. 

For these reasons, Hixon Airfield Services strongly believe that at least 40% of new 
employment land should be allocated in the Rest of the Borough. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 5.0 Other 

2. Please set out your comments below 
Hixon Airfield Services are promoting a 6.65 ha site for development. The site comprises a 
parcel of land which would form a logical extension to the defined Hixon Airfield Industrial 
Estate and would ‘round off’ the allocation boundary and has the potential to be brought 
forward as a high quality industrial estate alongside the land to the south which benefits 
from outline planning permission 14/20587/OUT. 
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A ‘Call for Sites’ form has been submitted to the planning authority which fully sets out the 
rationale for allocating the site for development. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 6.A Other 

2. Please set out your comments below 

Hixon Airfield Services consider that the three scenarios put forward in Table 6.1 under-
represent potential future job growth as the ‘Past Take Up Rate’ scenario has been 
discounted without justification. 

The Stafford Borough Council Economic and Housing Development Needs Assessment 
(EHDNA) recommends an employment land range for the Council of between 68 and 
181ha between 2020 and 2040. For reasons set out in this submission, Hixon Airfield 
Services considered that ‘Past Take Up Rate’ scenario is the most robust model. 

This scenario has not been included in Table 6.1 and it is considered that the Plan should 
include a scenario for job growth based on a continuation of past take up rates to ensure 
sufficient employment land is allocated to deliver economic growth. 

Similarly, the distribution between business classes should have regard to past take up 
rates which will demonstrate the high demand for industrial and distribution floorspace 
within the Recognised Industrial Estates, particularly in Hixon. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 6.B Other 

2. Please set out your comments below 

Hixon Airfield Services believe that to ensure economic prosperity, the Council should 
allocate land so that it extends existing employment premises across the Borough.  This 
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should occur in both urban and rural areas. 

The Stafford Borough Council Strategic Development Site Options Report (SDOR) 
prepared by Aecom recognises that Hixon Airfield is a suitable location for economic 
development and is an area which attracts major business with a good concentration of 
employment. The role and function of the Recognised Industrial Estate must be supported 
and encouraged in the plan process so that economic needs of existing communities 
continue to be met so that the employment land is available in the right places. 

The established employment areas already have the supporting infrastructure to support 
economic growth in rural areas and are already assimilated into their local environments 
delivering economic growth whilst being sensitive to their surroundings. The established 
employment areas, including Hixon Airfield Industrial Estate, also already benefit from the 
key factors firms are looking for when choosing employment sites, as identified in the 
EHDNA including: 

• physical connectivity (particularly road links); 
• land for free carparking or yards for storage/parking for work vehicles; and, 
• no restrictions/uncontaminated land where development is likely to be viable. 

The existing Recognised Industrial Estates provide clusters of employment provision 
throughout the District and these important economic hubs should be supported and 
encouraged so that they continue to meet the economic needs of the Borough. A strategy 
to expand the existing Recognised Industrial Estates is considered a sustainable strategy to 
deliver the employment land supply whilst limiting landscape and environment impacts. 

For example, Hixon Airfield Services have put forward a 6.65 ha site for development. The 
site comprises a parcel of land which would form a logical extension to the Hixon Airfield 
Industrial Estate and would ‘round off’ the allocation boundary. The site has the potential to 
be brought forward as a high quality industrial estate alongside the land to the south which 
benefits from outline planning permission 14/20587/OUT. Given the context of the site any 
landscape harm arising from a proposal for employment uses on this site would be 
negligible. 

This provides an example of the benefits of a common sense approach of seeking to 
extend existing employment areas, which are capable of being delivered in a timely manner 
with negligible detrimental impacts.  For these reasons it is considered that a strategy to 
expand existing employment areas should be the preferred option. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 6.C Other 
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2. Please set out your comments below 

Hixon Airfield Services consider that there would be substantial economic benefits arising 
from the extension to Hixon Airfield Industrial Estate for the local community as well as 
Stafford Borough as a whole. 

The Stafford Borough Council Strategic Development Site Options Report (SDOR) 
prepared by Aecom recognises that Hixon Airfield is a suitable location for economic 
development and is an area which attracts major business with a good concentration of 
employment. 

This Stafford Plan should recognise and encourage the growth of successful employment 
locations which have been demonstrated by the market to be successful and desirable 
areas. 

The NPPF states that in order to build a strong and competitive economy an approach 
should be taken that allows areas to build on its strengths. An extension to Hixon Airfield 
Industrial Estate would be taking an approach which builds on the strengths of this 
successful employment location, and allowing an expansion of the cluster of businesses in 
this location would benefit both the local and wider economy. 

Part B: Your Comments 
Please complete a new Part B for each representation you wish to make. 

Name Organisation Hixon Airfield Services 
1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation

paper does this representation relate to? 
Section Paragraph Table 
Figure Question 6.H Other 

2. Please set out your comments below 

Stafford Borough has a number of significant rural employment concentrations which 
provide a focus for new development to support a prosperous rural economy outside of 
Stafford and Stone. It is considered that to assist the rural economy, existing Recognised 
Industrial Estates such as Hixon Airfield Industrial Estate, which are well located to serve 
the rural economy, should be expanded to provide opportunities for new investment as well 
as enabling existing firms to expand during the plan period within rural areas. 

The expansion of Recognised Industrial Estates underpins a sustainable settlement 
hierarchy providing opportunities for growth in the economy in rural areas, by providing jobs 
in locations which reduces the needs to travel and ensures that sufficient land is available 
of the right type, in the right location and at the right time to support economic growth. 

All comments should be made in writing preferably using this form and should be received 
by Stafford Borough Council no later than 12 noon Tuesday 31 March 2020. 
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You can view the documents online at www.staffordbc.gov.uk/new-local-plan-

Please e-mail your comments (Preferred) to: forwardplanning@staffordbc.gov.uk 

or post your comments to: Forward Planning, Civic Centre, Riverside, Stafford, ST16 3AQ 

Thank you for taking the time to contribute to this consultation. 

NEW LOCAL PLAN 2020-2040: ISSUES & OPTIONS 

STAFFORD BOROUGH COUNCIL – PRIVACY NOTICE 

How we will use your details 

All representations received to the Stafford Borough New Local Plan 2020-2040 Issues & 
Options consultation document will be included in a schedule and made publicly available 
once the consultation has closed. 

Stafford Borough Council will consider all representations received, using them to inform 
the next stage of the process for the New Local Plan 2020-2040. 

Comments cannot be treated as confidential. Your personal information, such as your 
postal and email address will not be published and signatures will be redacted, but your 
name and organisation will be made available. We will only use your personal information 
to send you information on the New Local Plan and associated planning policy matters. 

We believe you should always know what data we collect from you and how we use it, and 
that you should have meaningful control over both. As part of our ongoing commitment to 
transparency, and in relation to the new General Data Protection Regulations (May 2018), 
we have updated our Privacy Policy. 

Stafford Borough Council are the data controller and you can find information about how we 
handle your personal data by visiting www.staffordbc.gov.uk/privacynotices and if you have 
any queries or would like to unsubscribe from receiving information then please contact 
forwardplanningconsultations@staffordbc.gov.uk 
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To: Stafford Borough Council Date: 16th April 2020 

Question 5.J 
What combination of the four factors: 
1. Growth Option Scenario (A, D, E, F, G); 
2. Partial Catch Up 
3. Discount / No Discount 
4. No Garden Community / Garden Community 
Should Stafford Borough Council put forward as its Preferred Option at the next stage 
of this Plan-Making process? Please explain your answer. 

In light of the responses set out above, we can summarise the suggested combination of 
factors that MPG would be seeking for the Council to put forward in the Preferred Option. 
These are: 

1) Growth Scenario E, F or G 
2) Apply a Partial Catch Up 
3) Do not apply a discount 
4) Either would be acceptable 

The reasoning behind seeking Growth Scenarios E, F or G is that these are considered most 
likely to address the issues identified by the Council in terms of an ageing population, a 
reduction in the size of working age population and affordability issues. Proposing a housing 
requirement based on the standard method minimum requirement which is lower than the 
currently adopted figure does not in our view seek to boost the supply of housing in the 
Borough, nor would it assist with economic growth or job creation. A more positive approach 
is encouraged that will help boost the supply of housing. 

In light of the above, the application of a Partial Catch Up rate would also assist in increasing 
the amount of housing that is needed, particularly as a result of hidden households not being 
taken account of during the previous recession. 

We do not agree that a discount rate should be applied. The Council are preparing a new Plan 
with a new base date and therefore, the housing requirement and sites to deliver that 
requirement should run from the start date of the Plan and not to try and blend two plans 
together. There is nothing in the Framework or PPG that states such an approach would be 
acceptable and therefore, we conclude that it would be unsound. 

Finally, MPG contend that if a new settlement is not proposed then the Council will need to 
identify and allocate sites around existing settlements, where there are already a good range 
of shops, services and facilities. Directing further growth to these will be in line with the spatial 
development strategy in the adopted Plan. MPG would support a continuation of this strategy, 
or even a blended strategy that also sought to direct some limited growth to the smaller 
settlements. 
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73

New Stafford Borough Local Plan 2020-2040 
“Issues and Options” Consultation - Response Form 

Part A: Your Details (Please Print) 

Please ensure that we have an up to date email address wherever possible, or
postal address, at which we can contact you. 

Your Details Agent’s Details (if applicable) 

Title Mr Mr 

First Name Gillan Graham 

Surname Paris Fergus 

E-mail 
address 

Job title Director Planning Consultant 

(if
applicable) 

Organisation Inglewood Investments First City Limited 

(if
applicable) 

Address 

Postcode 

Telephone
Number 

Thank you for taking the time to provide your comments on the “Issues and Options” 
document for the Stafford Borough Local Plan 2020-2040. All comments will be considered 
when preparing the Preferred Options for the New Local Plan. 

Please return this form either by email (preferred) to: forwardplanning@staffordbc.gov.uk 

or by post to: Forward Planning, Civic Centre, Riverside, Stafford, ST16 3AQ 

Please ensure receipt by Stafford Borough Council by 12.00 noon Tuesday 21 April 2020. 

Page 110

mailto:forwardplanning@staffordbc.gov.uk


 
 

 

 

For advice on how to respond to the consultation and how to fill in this form, please see the 
Consultation Guidance Notes on the Council’s website at: www.staffordbc.gov.uk/new-
local-plan- or call 07800 619636 / 07800 619650. 

Please note: 
¶ Comments must be received by 12noon on Tuesday 21 April 2020.  Late comments 

will be considered “not duly made” under the Regulations; 
¶ Please fill in a separate Part B for each question/paragraph/table/topic you are 

commenting on and, where necessary, please explain your response; 
¶ Representations cannot be kept confidential and will be available for public scrutiny, 

including your name and/or organisation (if applicable).  However, your contact details 
will not be published. 

Part B: Your Comments 

Please complete a new Part B for each representation you wish to make. 

Name Gillan Paris Inglewood Investments 

1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation
paper does this representation relate to? 

Section Paragraph 5.26/5.98 /8.31 Table 5.5 

Figure Question Question 5D/5P Other Question8G 

2. Please set out your comments below 

Question 8M 

We support your proposition that where development has not yet commenced on a Rural 
Exception Site planning permission that the site is converted to Rural Affordable Housing 
Site Allocation. 

In terms of the future growth of settlements Hopton stands out within the Rural, Area yet it 
is a prime example of a village where the population is ageing, and new blood is required to 
stimulate the housing market and increase investment in the services. 

Affordable housing need in the borough in the latest EHDNA report is in the range 259 – 
389 dwellings per annum between 2020 and 2040. This is a significant proportion of the 
locally assessed need based on the standard method figure of 408 dpa, Furthermore, rural 
Stafford has the highest proportion of older people, particularly couples, but the smallest 
proportion of small affordable properties. 

We are proposing a rural exception development off Wilmore Lane, Hopton including 
bungalows, some of which will be constructed to M4(3) wheelchair user standard and an 
open space with landscaping. 

Affordable housing land supply that meets local housing needs is critical to the 
Government’s housing delivery objectives. For specific sites on which the local plan relies 
to ensure delivery targets it is essential that these dwellings are maintained in perpetuity as 
local needs housing units through a Section 106 Agreement. 
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1. Which part of the New Local Plan 2020-2040 “Issues and Options” consultation 
paper does this representation relate to? 

Section Paragraph Table 

Figure Question Other 

2. Please set out your comments below 

Please use a continuation sheet if necessary 

All comments should be made in writing preferably using this form and should be received 
by Stafford Borough Council no later than 12 noon Tuesday 31 March 2020. 

You can view the documents online at www.staffordbc.gov.uk/new-local-plan-

Please e-mail your comments (Preferred) to: forwardplanning@staffordbc.gov.uk 

or post your comments to: Forward Planning, Civic Centre, Riverside, Stafford, ST16 3AQ 

Thank you for taking the time to contribute to this consultation. 
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NEW LOCAL PLAN 2020-2040: ISSUES & OPTIONS 

STAFFORD BOROUGH COUNCIL – PRIVACY NOTICE 

How we will use your details 

All representations received to the Stafford Borough New Local Plan 2020-2040 Issues & 
Options consultation document will be included in a schedule and made publicly available 
once the consultation has closed. 

Stafford Borough Council will consider all representations received, using them to inform 
the next stage of the process for the New Local Plan 2020-2040. 

Comments cannot be treated as confidential. Your personal information, such as your 
postal and email address will not be published and signatures will be redacted, but your 
name and organization will be made available. We will only use your personal information 
to send you information on the New Local Plan and associated planning policy matters. 

We believe you should always know what data we collect from you and how we use it, and 
that you should have meaningful control over both. As part of our ongoing commitment to 
transparency, and in relation to the new General Data Protection Regulations (May 2018), 
we have updated our Privacy Policy. 

Stafford Borough Council are the data controller and you can find information about how we 
handle your personal data by visiting www.staffordbc.gov.uk/privacynotices and if you have 
any queries or would like to unsubscribe from receiving information then please contact 
forwardplanningconsultations@staffordbc.gov.uk 
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Richborough Estates 
Land at Horseshoe, Audmore, Gnosall 
Stafford Borough Local Plan 2020-2040, Issues & Options 

1. INTRODUCTION 

1.1 These representations are made by Pegasus Group, on behalf of Richborough 

Estates in response to the Stafford Borough Local Plan Review (2020 – 2040) 

‘Issues and Options Consultation Document February 2020.’ These representations 

relate to land at Horseshoe, Audmore, Gnosall. A site plan is attached at Appendix 

1. The site relates to SHELAA Ref. GNO05. 

1.2 Richborough Estates has land interests at Horseshoe, Audmore, Gnosall. Their 

interests comprise approximately 5.57 hectares of land, located to the north-

eastern edge of Gnosall. The site is currently in agricultural use. 

1.3 The site has the capacity to deliver a minimum of 55 new homes as part of a 

carefully considered housing development and publicly accessible open space. An 

indicative masterplan is attached at Appendix 2. 

1.4 These representations respond to the ‘Issues and Options’ consultation document 

and accompanying published evidence, having regard to the national and local 

policy context. Where appropriate, Richborough Estates provide a response to the 

specific questions set out within this document. 

1.5 The representations are framed in the context of the requirements of the Local Plan 

to be legally compliant and sound. The tests of soundness are set out in the National 

Planning Policy Framework (NPPF), paragraph 35. For a Plan to be sound it must 

be: 

a) Positively prepared – providing a strategy which, as a minimum, seeks to 

meet the area’s objectively assessed needs; and is informed by agreements 

with other authorities, so that unmet need from neighbouring areas is 

accommodated where it is practical to do so and is consistent with achieving 

sustainable development; 

b) Justified – an appropriate strategy, taking into account the reasonable 

alternatives, and based on proportionate evidence; 

c) Effective – deliverable over the plan period, and based on effective joint 

working on cross-boundary strategic matters that have been dealt with 

rather than deferred, as evidenced by the statement of common ground; 

and 
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Richborough Estates 
Land at Horseshoe, Audmore, Gnosall 
Stafford Borough Local Plan 2020-2040, Issues & Options 

d) Consistent with national policy – enabling the delivery of sustainable 

development in accordance with the policies in this Framework. 

1.6 The representations also give consideration to the legal and procedural 

requirements associated with the plan-making process. 
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Richborough Estates 
Land at Horseshoe, Audmore, Gnosall 
Stafford Borough Local Plan 2020-2040, Issues & Options 

2. CONTEXT 

2.1 Richborough Estates supports Stafford Borough Council’s decision to commit to a 

review of the adopted Stafford Borough Local Plan. This provides an opportunity 

for the Council to comprehensively review the vision, strategic objectives, 

development requirements, spatial development strategy and policies for shaping 

detailed development proposals. 

2.2 The most recent National Planning Policy Framework (NPPF) (February 2019) 

requires local planning authorities to keep their Local Plan up to date by 

undertaking a review at least every five years. The proposed timescales, as set out 

within the Local Development Scheme, will ensure that an up to date Local Plan for 

the Borough will be in place to support growth and meet future development needs. 

2.3 The Local Plan Review is necessary in order to respond to the need for continued 

growth within the Borough to 2040 and to ensure consistency with national policy 

and guidance. 

2.4 The Issues and Options consultation follows previous Issues consultation, which 

scoped issues that affect the Borough, and looked at options for addressing them. 

The Issues document also set out a proposed new settlement hierarchy that had 

regard to the Settlement Assessment. The current consultation document utilises 

the response to the previous consultation to further explore the vision and strategic 

objectives to 2040 and highlights a range of growth and spatial strategy options 

for delivering growth within the Borough. 

2.5 Richborough Estates supports the Council’s proactive approach in continuing with 

a review of the Local Plan to ensure that an up to date policy framework exits within 

the Borough to guide growth to 2040 and to ensure that development is genuinely 

plan led. 
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Richborough Estates 
Land at Horseshoe, Audmore, Gnosall 
Stafford Borough Local Plan 2020-2040, Issues & Options 

3. EVIDENCE 

Question 1A: Is the evidence that is being gathered a suitable and 

complete list? 

3.1 The list of assessments and studies identified within the consultation document 

represents a suitable list, however it should be recognised that this evidence should 

be refreshed throughout the review process where necessary to reflect changing 

circumstances or guidance. In addition, Richborough Estates recognises that 

elements of the evidence base will need to be iterative with the emerging growth 

requirements and spatial distribution of growth. 

3.2 The vision is supported by Richborough Estates and reflects the existing Vision 

contained within the adopted Local Plan Strategy which remains appropriate for an 

extended plan period to 2040. 

Question 1B: Have any key pieces of evidence necessary for Stafford 

Borough’s new Local Plan been omitted? 

3.3 Paragraph 1.10 makes reference to an ‘Infrastructure Delivery Programme’ which 

is assumed to represent an Infrastructure Delivery Plan identifying the necessary 

infrastructure to support new development. Again, it is recognised that this will be 

refined at each stage of the plan making process being intrinsically linked to any 

preferred spatial strategy and the outcome of discussions through the Duty to 

Cooperate. 
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Richborough Estates 
Land at Horseshoe, Audmore, Gnosall 
Stafford Borough Local Plan 2020-2040, Issues & Options 

4. VISION & STRATEGIC OBJECTIVES 

4.1 It is noted that the adopted Local Plan contains a detailed Vision and a significant 

number of Key Objectives. Both the Vision and Key Objectives contain a number of 

spatially specific elements i.e. Stafford, Stone or lower tier settlement specific 

elements. Richborough Estates considers it is necessary to review this approach. 

Question 3.A: Do you agree that the Vision should change? 

4.2 Richborough Estates considers that the Vision contained within the adopted Local 

Plan is overly protracted and fails to clearly and succinctly set out a comprehensive 

Vision for the Borough. 

4.3 The Local Plan Review process provides a perfect opportunity to distil the current 

Vision into a locally relevant, yet Borough-wide Vision that clearly aligns to the 

spatial change sought in Stafford Borough to 2040. 

Question 3.B: Do you agree that the Vision should be shorter? 

4.4 Richborough Estates agrees the Vision should be shorter as set out above. This 

could be achieved through the removal of the sub-sections for both Stafford and 

Stone which would sit more usefully within a Neighbourhood Plan to be defined and 

refined by local communities. 

Question 3.C: Do you agree that a new Vision, whilst maintaining a 

commitment to growth, should more explicitly recognise the need to 

respond to Climate Change and its consequences? 

4.5 The ‘Scoping the Issues’ consultation summary contained within the current 

consultation document identified the support for renewable energy sources and the 

future proofing of new development via the use of technology as reoccurring or key 

responses. 

4.6 It is recognised that Stafford Borough Council has declared a ‘climate emergency’ 

and has committed to preparing a report to set out how the Council proposes to 

respond. The implications of climate change for emerging policy to be contained 

within a new Local Plan should be informed by the Council’s Climate Change 

Strategy/Report currently in preparation. Richborough Estates considers that any 

recognition of Climate Change to be incorporated within the Vision should await the 

outcome of the Council’s corporate stance on climate change. 
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Richborough Estates 
Land at Horseshoe, Audmore, Gnosall 
Stafford Borough Local Plan 2020-2040, Issues & Options 

5. SUSTAINABILITY & CLIMATE CHANGE 

Question 4.A: Efforts to increase energy efficiency within the Borough are 

currently detailed in Policy N2 of the adopted Plan for Stafford Borough. 

However, the increasing recognition that more needs to be done to 

mitigate the effects of climate change suggests that measures in excess of 

this will now be necessary. Should the new Local Plan require all 

developments be built to a standard in excess of the current statutory 

building regulations, in order to ensure that an optimum level of energy 

efficiency is achieved? What further policies can be introduced in the Local 

Plan which ensures climate change mitigation measures are integrated 

within development across the Borough? 

5.1 Whilst it is commendable to deliver enhanced energy efficiency as part of a 

proposal, it is important that local planning policies do not accelerate beyond 

requirements of building regulations, particularly without evidence to support that 

such requirements are deliverable and will not prevent the speedy delivery of 

housing in accordance with the aspirations of the NPPF. 

Question 4.C: Should the Council introduce a policy requiring large 

developments to source a certain percentage of their energy supply from 

on-site renewables? 

5.2 Whilst it is commendable to deliver renewable and low carbon energy as part of a 

proposal, it is important that local planning policies do not accelerate beyond 

requirements of building regulations, particularly without evidence to support that 

such requirements are deliverable and will not prevent the speedy delivery of 

housing in accordance with the aspirations of the NPPF. 

5.3 The ability for large developments to source a certain percentage of their energy 

supply from on-site renewables will need to be balanced with the burden of 

delivering other infrastructure requirements that will be required to support the 

chosen spatial strategy to ensure the delivery of sustainable communities. 

Question 4.E: Should the Council implement a higher water standard than 

is specified in the statutory Building Regulations? 

5.4 Whilst it is commendable to deliver water conservation and efficiency, it is 

important that local planning policies do not accelerate beyond requirements of 

building regulations, particularly without evidence to support that such 
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Stafford Borough Local Plan 2020-2040, Issues & Options 

requirements are deliverable and will not prevent the speedy delivery of housing in 

accordance with the aspirations of the NPPF. Optional new national technical 

standards should only be required through any new Local Plan policies if they 

address a clearly evidenced need, and where their impact on viability has been 

considered, in accordance with the PPG. This evidence does not appear to be 

present. 

5.5 The policy approach should be informed by a Water Cycle Study to determine 

whether the scale, location and timing of planned development within the Borough 

would give rise to issues from the perspective of supplying water and wastewater 

services and preventing deterioration of water quality in receiving waters. 
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Richborough Estates 
Land at Horseshoe, Audmore, Gnosall 
Stafford Borough Local Plan 2020-2040, Issues & Options 

6. The Development Strategy 

6.1 Richborough Estates supports the review of the spatial development strategy to 

establish the scale and distribution of new housing and employment development 

to 2040. 

Question 5.A: Do you consider that the existing Policy SP1 addresses the 

requirements of the NPPF? Do you consider that it is necessary to retain 

this policy in light of the recent changes in Planning Inspectorate’s view? 

6.2 Policy SP1 contained within the existing Plan for Stafford Borough broadly 

addresses the requirements of the NPPF. It is considered appropriate to retain a 

policy committing the Council to applying the presumption of sustainable 

development within any new Plan for the Borough to 2040. The continuation of 

such a policy is therefore recommended by Richborough Estates. 

Question 5.B: Which Annual Housing Requirement figure do you think will 

best meet Stafford Borough’s future housing growth requirements? What 

is your reasoning for this answer? Should a Partial Catch Up rate allowance 

be incorporated? What is your reasoning for this answer? 

6.3 The preparation of the EDHNA is noted by Richborough Estates. The approach taken 

in the EDHNA to consider a range of scenarios and accelerated headship rates is 

supported, particularly in respect of the consideration of balancing housing delivery 

with economic growth likely to be experienced and supported through the 

aspirations of the Borough. 

6.4 Scenario A, which represents the Standard Method, relies on the SNHPs which 

draws from past trends. 

6.5 The Government confirms the use of the 2014 Sub-National Household Projections 

to provide the demographic baseline for the assessment of housing need in the 

short term and the Government’s intention to review the formula and consider 

amending the method in the longer term. The baseline figure represents a 

minimum figure and does not account for additional housing demand that may arise 

as a direct result of economic growth during the plan period. Furthermore, it does 

not include meeting housing needs arising from neighbouring authorities. 

6.6 It represents a position that does not attempt to predict the impact that future 

government policies, changing economic circumstances or other factors might have 
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Land at Horseshoe, Audmore, Gnosall 
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on demographic behaviour, including meeting cross-boundary needs. Richborough 

Estates therefore does not consider that this represents the most appropriate 

annual housing requirement for Stafford Borough. 

6.7 Scenario’s B and C represent a housing requirement that is lower than the Standard 

Method. There are no exceptional circumstances that can be demonstrated in 

Stafford Borough to justify an annual housing requirement below the Standard 

Method. Richborough Estates therefore consider it is appropriate for these two 

scenarios to be discounted. 

6.8 Scenarios D, E, F and G apply different jobs growth assumptions. The EDHNA 

recognises that the “jobs projections, modelled in PopGroup, suggest that there 

would have to be an uplift to the demographic baseline if the employment growth 

/policy-on forecasts are to be realised, ranging from 435 dpa (Scenario D CE 

Economic Forecasts) to 683 dpa (Scenario F Past Trends Jobs Growth). These 

equate to between 489 dpa and 746 dpa incorporating PCU rates.” Options D to G 

are the only options to require a level of housing growth similar or higher than the 

those set out in the current Plan for Stafford Borough. 

6.9 Richborough Estates agrees there is a clear risk that where the labour force supply 

is less than the projected job growth, this could result in unsustainable commuting 

patterns and reduce the resilience of local businesses, resulting in a barrier to 

investment. In addition, if the objective of employment growth is to be realised, 

then it will generally need to be supported by an adequate supply of suitable 

housing. Jobs growth and housing growth are intrinsically linked and should be 

balanced to ensure a sustainable strategy to 2040. 

6.10 Whilst COVID-19 might bring short-term economic uncertainty it has to be 

remembered that the Plan period is to 2040 and Government initiatives (such as 

furlough) are designed to try and lessen a downturn in the longer term. It should 

therefore not hinder the Council’s future growth aspirations when looking across 

the Plan period to 2040. 

6.11 Scenario D utilises the CE Baseline and represents a level of jobs growth that is 

significantly lower than past trends in jobs growth in the Borough and does not 

reflect the Council’s future growth aspirations. Richborough Estates consider that 

this should therefore be discounted. 
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6.12 Scenario E assumes the delivery of a new Garden Community which would attract 

£750k of Government funding to develop detailed plans for key infrastructure such 

as highway improvements, schools, water and energy provision. It also assumes 

delivery of a major development proposal at Stafford Station. In total these 

proposals are assumed to create an additional 12,500 new jobs in the Borough. If 

both a Garden Community and the Stafford Station Gateway projects are pursued 

it is considered appropriate to utilise this scenario as an absolute minimum to guide 

the housing requirement. Despite this, jobs growth should also be considered 

beyond a Garden Community and the county town of Stafford. 

6.13 Scenario F reflects the jobs growth that has been experienced within Stafford 

Borough in the past (2000 to 2018). The EDHNA concludes that “it is considered, 

given the current economic climate, that this rate of jobs growth is unlikely and 

would not be able to be sustained over the Plan Period. It is recognised that the 

current period is one of considerable economic uncertainty, in part as a result of 

Brexit, and that this may change, leading to more favourable economic conditions.” 

Richborough Estates would disagree with this conclusion on the basis that past jobs 

growth included a significant period of economic uncertainty, namely a prolonged 

recession, and fails to take account of the 12,500 additional jobs that could be 

created through the Stafford Station Gateway and a new Garden Community 

contained within Scenario E. 

6.14 Scenario G (CE Baseline + 50% scenario) considers an intermediate level of jobs 

growth between Scenario D and Scenario F, “reflective of jobs growth associated 

with the development of Stafford Station Gateway but not including jobs associated 

with a potential New Garden Community development.” This scenario appears 

arbitrary in assuming that the Council’s economic growth aspirations will not be 

met without a Garden Community and that any growth over and above the baseline 

would only be attributable to Stafford Station Gateway. Richborough Estates 

considers this approach to be flawed. 

6.15 Richborough Estates considers that the most appropriate Scenarios are Scenario E 

and F. Scenario E should be utilised as an absolute minimum if a Garden 

Community proposal were to be pursued. In addition, Richborough Estates 

considers that a level of economic growth that reflects past trends jobs growth is 

achievable over the plan period. 
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6.16 Richborough Estates would also support the inclusion of partial catch-up rates in 

respect of headship rates, to ensure that household formation rates suppressed in 

the past are rebalanced looking to the future. 

Question 5.C: In calculating the Housing Requirement figure for the New 

Local Plan 2020-2040 should a discount be applied to avoid double 

counting of new dwellings between 2020-2031? If a discount is applied 

should it be for the full 6,000 new homes currently accounted for in the 

adopted Plan for Stafford Borough or a reduced number? Please explain 

your reasoning. 

6.17 The Housing Requirement figure for the New Local Plan should be expressed as a 

total figure without discount as the New Local Plan will replace the current Plan for 

Stafford Borough. 

6.18 It is logical that existing uncommitted allocations or other sites relied upon to 

deliver homes by 2031 may contribute to this housing requirement. However, any 

existing site that is to be relied upon should be subject to the same scrutiny and 

assessment as any other ‘reasonable option’ being promoted through the Local Plan 

Review process. Any site deemed to be available, suitable and achievable and 

determined to be deliverable or developable should then inform a Borough wide 

trajectory for the period 2020-2040. 

6.19 Through the Local Plan Review it is considered essential to review all sources of 

housing supply, including existing commitments. Whilst it is recognised that the 

Plan for Stafford Borough was only competed in 2017, further information or 

evidence may have arisen since adoption that raises questions of suitability or 

delivery of sites allocated. 

6.20 All potential sources of supply should be scrutinised through the Local Plan 

Examination in Public, especially non-allocated windfall sites, and it is 

recommended that a site-specific housing trajectory is prepared to support the 

Preferred Options consultation. This should provide delivery assumptions in respect 

of any proposed preferred option allocation i.e. build out rates and lead in times. 

6.21 If sites currently relied upon for delivery prior to 2031 no longer represent a 

deliverable or developable proposition or there are more appropriate alternatives 

in line with a new spatial development strategy, they should be removed from the 

supply and the emerging Local Plan as appropriate. 
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6.22 Richborough Estates consider that it is highly unlikely that a future supply of 6,000 

homes can be demonstrated in Stafford Borough to 2031 through existing planning 

commitments and uncommitted allocations. 

Question 5.D: Do you agree with the basis for the preparation of the 2019 

Settlement Hierarchy? Do you agree that the smaller settlements should 

be included in the Settlement Hierarchy? 

6.23 Richborough Estates supports the emerging Settlement Hierarchy in that it 

identifies Gnosall as a ‘Larger Settlement.’ This reflects Gnosall’s position as one of 

the largest settlements within the Borough and the sustainability credentials of the 

village. 

6.24 Richborough Estates has no particular view in respect of including the Tier 6 

‘Smaller Settlements’ however, inclusion within the settlement hierarchy should not 

in itself result in such settlements being afforded growth requirements through a 

spatial development strategy. Development growth should be focused to the most 

sustainable settlements within the Borough, including Gnosall. 

Question 5.E: The northern built up areas of the Borough are not properly 

recognised in the currently adopted Plan – most notably Blythe Bridge, 

Clayton and Meir Heath/Rough Close. Should these areas be identified in 

the Settlement Hierarchy for development? 

6.25 Whilst Richborough Estates has no particular view on whether built-up areas to the 

north of the Borough should be included within the settlement hierarchy, inclusion 

in itself, should not determine whether these areas should form part of the spatial 

development strategy for delivering growth. Development within this area should 

have regard to any cross-boundary requirements related to Stoke-on-Trent and 

Newcastle-under-Lyme in particular and should recognise that non-Green Belt 

opportunities are suitable for development elsewhere in the Borough, including 

Gnosall. 

Question 5.F: In respect of these potential scenarios do you consider that 

all reasonable options have been proposed? If not, what alternatives 

would you suggest? Are there any of these spatial scenarios that you feel 

we should avoid? If so, why? Which of these spatial scenarios (or a 

combination) do you consider is the best option? Please explain your 

answer. 
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6.36 Option 4 would again potentially lead to an unbalanced strategy although the 

principle of garden communities in the correct location as part of the spatial 

distribution is supported. 

6.37 Option 5 replicates Option 3 with the additional inclusion of a new Garden 

Community, the consideration of which complies with NPPF paragraph 72. 

6.38 Option 6 seeks to maximise the benefit of the existing transport network and other 

infrastructure, however, Richborough Estates propose that this is likely to lead to 

undesirable ribbon development. 

6.39 Richborough Estates consider the most appropriate and balanced approach to 

distributing growth to be Option 2, 3 or 5. 

Question 5.I: Do you think that it is appropriate, in order to take the 

development pressures off the existing settlements in the Settlement 

Hierarchy, that at least one Garden Community should be incorporated 

into the New Local Plan? Please explain your answer. 

6.40 With regard to the delivery of at least one Garden Community, the principle of this 

is supported as this complies with paragraph 72 of the NPPF. It is important that 

the right Garden Community is selected however, to maximise opportunities from 

existing services, facilities and connections rather than requiring large amounts of 

new infrastructure. 

Question 5.J: What combination of the four factors: 

1. Growth Options Scenario (A, D, E, F, G) 

2. Partial Catch Up 

3. Discount/No discount 

4. No Garden Community/Major Urban Extension 

Should Stafford Borough Council put forward as its Preferred Option at the 

next stage of this Plan-Making process? Please explain your answer. 

6.41 In light of the economic growth aspirations of the Borough and the affordable 

housing need, Richborough Estates considers Growth Option Scenario F is the most 

appropriate option. 
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6.42 Richborough Estates supports the approach to partial catch-up in respect of 

headship rates to ensure past household suppression is not forecast into the future. 

6.43 Richborough Estates recognises that a committed supply of housing land will play 

a role in meeting the housing requirement between 2020 and 2040, however it will 

be necessary for the Council to ensure robust scrutiny of this supply and subject 

any uncommitted housing allocation to the same assessment as alternative site 

options through the plan-making process. 

6.44 Richborough Estates does not consider it is absolutely necessary for the Council to 

rely on the delivery of a new Garden Community to meet an appropriate housing 

requirement for the Borough. If a Garden Community is incorporated within the 

spatial development strategy further flexibility should be provided within the 

planned supply to take account of the increased risks of delivery. Delivery 

assumptions should be realistic. 

Question 5.L: Do you agree that the assumptions made in the EDHNA about 

the need to replace future losses of employment land are reasonable? If 

not, please explain why. 

6.45 Richborough Estates agrees with an assumption being incorporated within the 

EDHNA to take account of future losses of employment land. 

Question 5.M: Should the New Plan broadly mirror the spatial distribution 

of new employment prescribed by the current Plan? If not, what would you 

suggest and on what basis? 

6.46 Richborough Estates consider housing growth and jobs growth are intrinsically 

linked. To ensure balanced and sustainable communities, housing growth should 

be focused to locations where job opportunities are present, having regard to not 

only planned employment allocation, but existing employment generating uses. 

Gnosall has easy access to such opportunities both locally and via sustainable 

transport links. 

Question 5.O: Are there any sites over and above those considered by the 

SHELAA that should be considered for development? If so please provide 

details via a “Call for Sites” form. 

6.47 Richborough Estates has submitted information in respect of land at Horseshoe, 

Audmore, Gnosall through the “Call for Sites” process. 
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7. DELIVERING HOUSING 

7.1 Section 8 of the consultation document considers housing delivery, recognising that 

the provision of a housing market which reflects the needs of all members of the 

community is a key objective of plan making. 

7.2 Richborough Estates seeks to raise a number of views in respect of housing delivery 

which are intended to be helpful in guiding policy. 

Question 8.A: Should the Council continue to encourage the development 

of brownfield land over greenfield land? 

7.3 Whilst the NPPF at paragraph 117 requires strategic policies to “set out a clear 

strategy for accommodating objectively assessed needs, in a way that makes as 

much use as possible of previously-developed or ‘brownfield’ land” it falls short of 

requiring a brownfield first policy. The plan-making process must recognise the 

importance of identifying greenfield sites to ensure an appropriate housing 

requirement can be met within the Plan period and to ensure the Local Plan is 

deliverable. This is highlighted by the Council’s Brownfield Register which identifies 

brownfield sites that could yield approximately 800 dwellings, noting that these are 

all consented. 

Question 8.B: Do you consider that the enforcement of minimum density 

thresholds would have a beneficial impact on development within the 

Borough? If so do you consider the implementation of a blanket density; 

or a range of density thresholds reflective of the character of the local 

areas to be preferable? Why do you think this? 

7.4 Richborough Estates supports the efficient use of land, in accordance with National 

Planning Policy and Guidance, however, the introduction of a Borough-wide 

minimum density standard is not supported. Instead, it is necessary for sites to be 

considered on a site-by-site basis, having regard to local character, context and 

other planning policy requirements or environmental designations or constraints. 

7.5 As Stafford Borough is very diverse in terms of housing density across the Borough 

it is therefore considered that if density standards are incorporated within the Local 

Plan Review, then these should be minimum standards determined by reference to 

the character of the local area and the housing mix as determined by local needs. 

In accordance with national guidance the Council may wish to consider a variety of 

density standards for different locations. 
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Question 8.C: Do you think that any adopted minimum density thresholds 

should reflect the availability of sustainable travel in the area? 

7.6 Richborough Estates recognise that it may be appropriate to adopt a higher 

minimum density within town centre locations, where the opportunities to access 

sustainable travel options is most prevalent. 

Question 8.D: Do you consider that the adoption of the Nationally 

Described Space Standards would work to increase housing standards and 

therefore enhance the health and wellbeing of local residents in Stafford 

Borough? 

7.7 Richborough Estates supports the provision of a range of dwelling types to assist 

in the provision of attractive and sustainable developments and to assist in 

contributing towards a balanced housing market. 

Question 8.E: In the New Local Plan should the Council: 

a) Apply the Nationally Described Space Standards to all new 

dwellings, including the conversion of existing buildings? 

b) Only apply the Nationally Described Space Standards to new build 

dwellings? 

c) Not apply the Nationally Described Space Standards to any 

development? 

7.8 Richborough Estates maintains a position that the acceptability of dwelling design 

and provision of external spaces should be considered on a site-by-site basis. 

7.9 The NDSS was published by the Department of Communities and Local Government 

on 27 March 2015. Its publication was accompanied by a Planning Update issued 

as a Written Ministerial Statement to Parliament by the Rt. Hon. Sir Eric Pickles MP 

on 25th March 2015. 

7.10 In introducing the standards, the Written Ministerial Statement outlines: 

‘New homes need to be high quality, accessible and sustainable. To achieve this, 

the government has created a new approach for the setting of technical standards 

for new housing. This rationalises the many differing existing standards into a 
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simpler, streamlined system which will reduce burdens and help bring forward 

much needed new homes.’ 

7.11 However, the Written Ministerial Statement is also clear that the standards are 

optional, and that compliance cannot be required outside of a relevant current Local 

Plan policy: 

‘From 1 October 2015: Existing Local Plan, neighbourhood plan, and supplementary 

planning document policies relating to water efficiency, access and internal space 

should be interpreted by reference to the nearest equivalent new national technical 

standard. Decision takers should only require compliance with the new national 

technical standards where there is a relevant current Local Plan policy.’ 

7.12 This is to ensure that the need for the application of the standards through planning 

policy is fully evidenced and that the impact on viability is considered alongside all 

of the other policies contained in the Plan: 

‘The optional new national technical standards should only be required through any 

new Local Plan policies if they address a clearly evidenced need, and where their 

impact on viability has been considered, in accordance with the National Planning 

Policy Framework and Planning Guidance.’ 

7.13 The reference to the National Planning Policy Framework relates to paragraph 174 

which states: 

‘Local planning authorities should set out their policy on local standards in the Local 

Plan, including requirements for affordable housing. They should assess the likely 

cumulative impacts on development in their area of all existing and proposed local 

standards, supplementary planning documents and policies that support the 

development plan, when added to nationally required standards. In order to be 

appropriate, the cumulative impact of these standards and policies should not put 

implementation of the plan at serious risk, and should facilitate development 

throughout the economic cycle. Evidence supporting the assessment should be 

proportionate, using only appropriate available evidence.’ 

7.14 The reference to the National Planning Guidance relates to the following: 

‘Where a need for internal space standards is identified, local planning authorities 

should provide justification for requiring internal space policies. Local planning 

authorities should take account of the following areas: 
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Question 8.F: Do you consider that the housing mix detailed in the table 

above will be sufficient in meeting the needs of all members of the 

community? 

7.20 Richborough Estates considers that it is most appropriate for housing mix to be 

guided by market signals, as defined within the most up-to-date assessment of 

needs. The assessment of needs should be routinely updated across the 20-year 

Plan Period. This ensures that housing mix is reflective of market-driven need. 

7.21 Richborough Estates does however recognise the recommended range provides a 

good level of flexibility to allow for changing market signals across the Plan period 

and in different locations within the Borough. It is therefore considered sufficient 

in terms of ensuring the needs of all members of the community can be met. 

Question 8.G: Do you consider the lack of smaller housing units to be an 

issue within the Borough of Stafford? If so, are there any areas where this 

is a particular problem? 

7.22 Richborough Estates considers the existing housing stock within Gnosall to be 

balanced however recognises the current demand for smaller 2 and 3 bed 

properties across the Borough. 

Question 8.H: Should the Council consider a policy requiring 10% of 

affordable homes delivered on new major development sites to be 

wheelchair accessible? 

7.23 If the Council wishes to adopt the higher optional standards for Part M Category 2 

and 3 then this should only be done in accordance with the NPPF (para 127f & 

Footnote 46). The Written Ministerial Statement (WMS) dated 25th March 2015 

stated that “the optional new national technical standards should only be required 

through any new Local Plan policies if they address a clearly evidenced need, and 

where their impact on viability has been considered, in accordance with the NPPG.” 

Richborough Estates considers that this suggested policy requirement has not been 

justified by the evidence base available at present. 

Question 8.I: Should the Council consider a policy requiring bungalows to 

be delivered on all major developments? If so, should there be a minimum 

number or proportion of such bungalows for each development? Should 

the amount of land required for such bungalows be reduced be either 

limiting their garden size or encouraging communal/shared gardens? Is 
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there a need for bungalows to be delivered in both urban and rural areas? 

Are there any other measures the Council should employ to meet the 

demand for specialist housing within the Borough of Stafford? 

7.24 It is considered that the need to deliver specialist housing, including bungalows, 

should be guided by demand and market signals, through an up-to-date evidence 

base. It would be inappropriate to impose a Borough-wide percentage provision for 

bungalows, the demand for which varies geographically. 

7.25 If bungalows are to be provided within a scheme, it would seem logical to reduce 

garden sizes or allow for the provision of communal/shared gardens to ensure 

efficient use of land and to reflect any desire from the market for low-maintenance 

external amenity areas. This approach is also likely to align to any appropriate 

space about dwellings requirements which should reduce the necessary distance 

between principal facing windows for ground floor windows, where intervening 

boundary treatments would interrupt views. 

Question 8.J: Do you consider that there is no need for additional provision 

of student accommodation within the Borough? 

7.26 Richborough Estates has no view on whether additional provision for student 

accommodation is required, however, any provision should not contribute towards 

the annual housing requirement. 

Question 8.K: Do you consider an affordable housing provision of between 

252 and 389 units per annum to be achievable? In the instance whereby a 

lower provision of affordable housing is sought, would the supplementary 

supply of a diverse range of market housing in accordance with the 

findings of the EDHNA be sufficient? 

7.27 The level of affordable housing provision that is achievable will be intrinsically linked 

to the annual housing requirement established through the Local Plan review and 

overall plan viability having regard to all other policy requirements sought. 

7.28 Utilising the highest annual requirement of 746 dwellings per annum set out in 

Scenario F, the affordable housing requirement would represent between 34% and 

52% of all homes delivered. Based upon the annual housing requirements set out 

through the EDHNA, Richborough Estates consider that an affordable housing 

provision of 389 per annum is unachievable. It is also relevant that the highest 

level of annual affordable homes delivered within the Borough through the current 
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Plan period equated to 343 dwellings in 2016/17 based on a total of 1,010 dwellings 

(34% of all completions). 

7.29 Richborough Estates is of the opinion that a target of 252 affordable homes per 

annum is only like to be achievable if a housing requirement in line with Scenario 

F, as a minimum, is pursued. This would require a continuation of an affordable 

housing requirement of between 30% and 40% on qualifying sites and this would 

need to be balanced with other policy requests through an assessment of viability. 

Question 8.M: In order to help maintain the potential supply of land for 

rural affordable housing should the Council, where development has not 

yet commenced, convert existing Rural Exception Site Planning 

Permissions to Rural Affordable Housing Site Allocations? 

7.30 The NPPF defines Rural Exception Sites as “small sites used for affordable housing 

in perpetuity where sites would not normally be used for housing. Rural exception 

sites seek to address the needs of the local community by accommodating 

households who are either current residents or have an existing family or 

employment connection.” As these sites represent sites that would not normally be 

used for housing, in the large part due to the sustainability of locations, and 

represent sites that should not be relied upon in meeting the overall housing 

requirement, Richborough Estates consider an approach to convert these 

permissions to site allocations through the Local Plan to be unsound. The suitability 

and deliverability of these unimplemented permissions should be subject to the 

same level of scrutiny and assessment as all other reasonable sites contained within 

the SHELAA, having regard to the spatial development strategy. 

Question 8.N: Should the Council introduce a policy requiring all new 

developments with a site capacity of over 100 dwellings to provide 5% of 

those plots as serviced plots available for self and custom build homes? 

Should the Council allocate plots for the purpose of self-build throughout 

the Borough? 

7.31 In terms of the requirement for all major housing development proposals to provide 

evidence that they have fully considered the provision of self/custom build within 

the overall housing mix on site, from an urban design/ masterplanning perspective, 

the integration of a number of self builds into a scheme being delivered by a volume 

housebuilder (that often work on standard house types) would possibly be difficult 

to achieve in respect of both making an efficient use of land; and to achieve design 
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consistency. Further, sites currently being put forward by developers have been 

negotiated on the basis of existing planning policies and values and such an addition 

could impact on viability. It is recommended that further work be commissioned in 

order to find out where households would like to have the opportunity to undertake 

a self and custom build, so that the planning policies can better provide for the 

need rather than simply asking developers of all large sites to offer land. 

7.32 In addition, the Council’s own evidence base does not appear to fully justify a need 

for self/custom build properties to be considered on all sites over 100 dwellings. In 

October 2019 only 45 people had registered. This evidence does not support the 

Council’s suggested approach. 

7.33 A key priority of the Government is to boost the supply of housing by a variety of 

means to meet the varied housing needs of people across the UK. Self-build and 

custom housebuilding have been identified as a significant element of the 

Government’s agenda to increase housing supply. The NPPF gives explicit support 

to policies which would plan for a mix of housing based on the needs of different 

groups in the community, including people wishing to commission or build their 

own homes. In addition, paragraph 61 of the NNPF sets out that Local Planning 

Authorities (LPAs) have a duty to assess the local demand for self-build plots and 

must also make provision for that demand. 

7.34 With regard to facilitating the provision of self-build and custom build housing 

within Stafford Borough, the identification of specific sites for such development is 

favoured, as this option would have a greater chance of ensuring that the needs of 

local people wishing to build their own homes are met. It is recommended that 

these sites are specifically allocated as self-build/custom build housing sites within 

the Local Plan Review document. 

Page | 25 

Page 144



  
     

      
 
 

    
 
 

    

           

           

       

   

  

   

        

  

             

    

         

        

              

    

 

   

  

              

  

   

         

          

        

       

  

         

           

         

 

   

    

      

Richborough Estates 
Land at Horseshoe, Audmore, Gnosall 
Stafford Borough Local Plan 2020-2040, Issues & Options 

8. DELIVERING QUALITY DEVELOPMENT 

8.1 Section 9 of the consultation document relates to the quality of development. 

Richborough Estates seeks to provide views in respect of blue and green 

infrastructure, landscape and general design guidance. 

Question 9.A: Should the Council have a separate policy that addresses 

Green and Blue Infrastructure? Identify specific opportunities for 

development opportunities to provide additional green infrastructure to 

help provide the “missing links” in the network? 

8.2 The importance of green and blue infrastructure is, unquestionably, important in 

delivering good design and ensuring that it reaches beyond the site linking to areas 

beyond. However, caution should be exercised in being too prescriptive as sites 

and their contexts will vary. Notwithstanding this, it is important that opportunities 

for linkages are maximised and clearly articulated, through an evidence-based 

approach which is then clearly shown on a policies map to provide certainty. 

Question 9.B: How should plan policies be developed to seek to identify 

opportunities for the restoration or creation of new habitat areas in 

association with planned development, as part of the wider nature 

recovery team? 

8.3 Policies must be prepared in conformity with the NPPF, paragraph 174 which states 

that plans should: 

A. identify, map and safeguard components of local wildlife-rich habitats and 

wider ecological networks, including the hierarchy of international, national 

and locally designated sites of importance for biodiversity, wildlife corridors 

and stepping stones that connect them; and areas identified by national and 

local partnerships for habitat management, enhancement, restoration or 

creation and; 

B. promote the conservation, restoration and enhancement of priority habitats, 

ecological networks and the protection and recovery of priority species; and 

identify and pursue opportunities for securing measurable net gains for 

biodiversity. 

Question 9.C: Should the new Local Plan continue to protect all designated 

sites from development, including maintaining a buffer zone where 

appropriate? Encourage the biodiversity enhancement of sites through 
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development, for example, allocating sites which can deliver biodiversity 

enhancements? Require, through policy, increased long-term monitoring 

of biodiversity mitigation and enhancement measures on development 

sites? 

8.4 Paragraph 175 of the NPPF sets out the approach for considering planning 

applications in the context of habitats and biodiversity so the Local Plan must 

conform to this. It should be borne in mind that well designed developments can 

enhance biodiversity so the policy should contain wording which allows this to 

happen. 

Question 9.D: How should plan policies have regard to the new AONB 

Management Plan and Design Guidance? 

8.5 Where relevant, the Local Plan should contain a clear hook to the AONB 

Management Plan. However, the Management Plan has a different legal status, 

therefore any policies which are to be drawn through which would be used in the 

setting of Local Plan policy or used as a material consideration in the determination 

of planning applications should be made very clear so that they can be consulted 

upon through the Local Plan process. 

Question 9.E: Do you consider that the described approach will achieve the 

Council’s ambition of maintaining and increasing tree cover within the 

Borough? Are there any further measures which you think should be 

adopted to further enhance these efforts? 

8.6 This approach is supported. 

Question 9.F: Should the Council consider a policy requirement that new 

development take an active role in securing new food growing spaces? If 

yes, are the following measures appropriate? 

a) Protecting and enhancing allotments, community gardens and 

woodland; 

b) Supporting food growing, tree planting and forestry, including the 

temporary utilisation of cleared sites; 

c) Requiring major residential developments to incorporate edible 

planting and growing spaces; 

d) Ensuring landscaping is flexible so that spaces may be adapted for 

growing opportunities. 
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the sustainability of buildings should reflect the Government’s policy for national 

technical standards. 

8.15 In respect of a design review panel, it is not considered their opinion can be used 

as a material consideration in the determination of a planning application. It is not 

unusual for design policies to be interpreted in different ways but still arriving at 

an effective design solution which is policy compliant. Even if a design review panel 

disagree with a development proposal, that does not mean it is an inappropriate 

from of development if it satisfies the design policies. 

Question 9.M: Do you consider the designation of sites as Local Green 

Space to be necessary through the new Local Plan? 

8.16 Richborough Estates considers that it is not necessary to designate Local Green 

Spaces through the new Local Plan. As these spaces are “green areas of particular 

importance to local communities” (ID: 37-005) it may be more appropriate to allow 

identification through the Neighbourhood Planning process. 

8.17 In determining Local Green Spaces, regard must be had to the spatial development 

strategy to ensure they would not undermine the Local Plan’s aim to “identify 

sufficient land in suitable locations to meet identified development needs” (ID: 37-

007). 

Question 9.N: Do you believe that there are areas within Stafford Borough 

that are poorly served by public open space. If so where? Are there any 

other Borough-wide facilities you feel should be associated with open 

space? Are there any settlements that you believe are lacking in any open 

space provision? Should the Council seek to apply Play England standards 

to new housing developments? Should the Council seek to apply Fields in 

Trust standard to providing sports and children’s facilities? Should the 

Council seek to apply Natural England’s ANGSt to new development? 

Should the Council seek to develop a bespoke standard in relation to open 

and/or play space? Do you consider that developments over 100 houses 

should incorporate features that encourage an active lifestyle for local 

residents and visitors? Do you consider that developments over 100 

houses should provide direct connections from the development to the 

wider cycling and walking infrastructure? Should the Council require all 

high density schemes to provide communal garden space? 
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8.18 Richborough Estates considers that policy must be capable of being flexible to 

support the local context. Thresholds seem rather arbitrary and therefore 

Richborough Estates suggest it would be more appropriate to ensure that 

developments are prepared in line with a design framework; one which references 

good practice and guidance which may well be subject to change throughout the 

Plan period. 

Question 9.O: Should the Council seek to designate land within the new 

Local Plan 2020-2040 to address Borough-wide shortage of new sporting 

facilities? Identify within the new Local Plan the site in which a new 

swimming pool should be developed? 

8.19 Richborough Estates consider all policies and proposals will need to demonstrate 

deliverability, and any future requirements will need to be justified in order to 

provide certainty in terms of compliance with Regulation 122 of the CIL Regulations 

and the need for developer contributions should these be required. Further 

evidence will be required in respect of new sporting facilities as the plan progresses 

and this should be informed by any corporate strategy prepared by the Borough 

Council. 
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9. ENVIRONMENTAL QUALITY 

9.1 Chapter 10 focuses upon environmental quality including air quality, noise and light 

pollution, and the management of waste. 

Question 10.A: The currently adopted Plan for Stafford Borough does not 

include any policies aiming to increase air quality levels. The new Local 

Plan provides an opportunity to amend this. Therefore, should the Council: 

a) Ensure the installation of infrastructure to support the transition 

from petrol and diesel to electric powered vehicles on every major 

development? 

b) Ensure all major development is accessible by regular public 

transport? 

c) Enforce Air Quality Management Zones around areas of notable 

biodiversity importance? 

d) Employ any further methods which you consider will aid in the 

improvement of air quality within the Borough? 

9.2 In terms of ensuring the installation of infrastructure to support the transition from 

petrol and diesel to electric powered vehicles, it is considered that more evidence 

is required. Whilst the principle is supported by Richborough Estates, and local plan 

policies can provide the context for supporting such change, this will also depend 

on further detail: for example is the infrastructure appropriate; can the grid support 

capacity in the area being developed; and, what is the impact upon viability and 

deliverability? 

9.3 In terms of Air Quality Management Zones, again it is considered that further 

evidence is required. This evidence should consider the potential impact upon sites 

of biodiversity (given that these will vary) and whether such zones would achieve 

proposed outcomes. 

Question 10.B: The currently adopted Plan for Stafford Borough does not 

enforce any policy to mitigate for the impact of NO2 particles on 

internationally designated sites. Therefore should the Council enforce a 

scheme whereby any development likely to result in an increase of NO2 

deposition on these sites in Stafford Borough must contribute to a 

mitigation programme? 
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9.4 Again, Richborough Estates consider further evidence is required to show what the 

impact is likely to be and whether this impact arises as a consequence of proposed 

development (in order to justify the need for mitigation). Any mitigation strategy 

would also need to consider the effect upon Plan viability. 

Question 10.C: The currently adopted Plan for Stafford Borough makes 

reference to waste management in Policy N2. However, the growing 

population of Stafford Borough and the need for further action to combat 

climate change suggests the employment of further, more stringent 

measures encouraging sustainable waste disposal is desirable. Therefore, 

should the Council: 

a) Consider a policy requiring all major developments to detail how they 

will provide infrastructure facilitating recycling and composting on 

site? 

b) Require developers to submit a strategy for how they will dispose of 

waste in a sustainable manner throughout the construction phase of 

development? 

c) Employ any further measures to increase the sustainable and efficient 

disposal of waste in Stafford Borough? 

9.5 Richborough Estates considers that much more detail is required, particularly as 

this potentially overlaps with the role of the County Council and the Waste Local 

Plan, which itself is also part of the Development Plan. The current Waste Local 

Plan, covering the period 2010 - 2026 was adopted in 2013 and was reviewed in 

2018. It is due for a further review in 2023, ‘unless an earlier review is deemed 

necessary due to significant changes in national policy and guidance, local 

circumstances or our strategic priorities’. The new Local Plan for Stafford Borough 

needs to ensure it is in conformity with the Waste Local Plan otherwise considerable 

confusion and uncertainty will arise. 
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10. LAND AT HORSESHOE, AUDMORE, GNOSALL 

10.1 Richborough Estates is promoting Land at Horseshoe, Gnosall, for residential 

development. It is anticipated that the site can accommodate a minimum of 55 

dwellings although it should be noted that larger schemes within this site have been 

pursued previously with no technical reasons for refusal. A Site Location Plan and 

Indicative Masterplan for approximately 55 dwellings are included at Appendix 1 

and Appendix 2 to this representation accordingly. 

The Site 

10.2 The site comprises approximately 5.57 hectares of land, located to the north-

eastern edge of Gnosall. The site is currently in agricultural use. 

10.3 The site comprises two improved pasture fields separated by a mature hedgerow. 

The perimeter of the site is also bounded by mature hedgerows, with some garden 

fences. There are several trees scattered within the existing hedgerow. 

10.4 Approximately half the site is bounded by a single carriageway highway which is 

known locally as the Audmore Loop or Horseshoe. The remainder of the site is 

either adjoining existing residential development or pasture land. 

The Surrounding Area 

10.5 Approximately two thirds of the site borders existing housing. The majority of this 

is to the west and southwest centred around Glebe Lane and adjacent roads. Much 

of this housing was constructed on greenfield land, principally built in the 1970s 

and 1980s. The housing in this area is typically of that era with the majority being 

detached or link-detached properties. 

10.6 Adjoining the northern edge of the site there is a mix of older properties and more 

modern bungalows interspersed with a small level of new build properties.  There 

are also a handful of farm buildings associated with Audmore Farm. 

10.7 Beyond the immediate surrounding properties to the north lies open countryside. 

There is also open countryside beyond the site’s eastern and southern boundaries. 

Sustainable Travel 

10.8 There are a range of local facilities near to the site. 
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community green is also provided to the south-western corner of the site, for use 

by both existing and future residents of Gnosall. 

10.19 This layout ensures the most efficient use of the site area, whilst retaining natural 

features of value, without compromising the visual amenity of the wider area when 

viewed from the surrounding countryside. 

Suitability 

10.20 The indicative masterplan demonstrates how a scheme for a minimum of 55 

dwellings can be achieved having regard to development design guidelines and 

development standards currently utilised by the Council. The proposal is 

sustainable and represents a logical extension to the settlement of Gnosall. 

Deliverability 

10.21 Further technical work can be commissioned to further demonstrate the 

deliverability of this site. However, initial technical work in relation to the key 

disciplines undertaken to date confirms there are no constraints likely to render the 

site undeliverable in the Plan period. The site is available now. 

10.22 There are no existing uses that would require relocation and no issues of 

contamination that would require remediation. 

10.23 The site is deliverable and immediately available and, subject to allocation, could 

deliver homes and associated community benefits within the next 5 years. 

Page | 37 

Page 156



  
     

      
 
 

    
 
 

  

     

            

    

  

 

           

           

            

            

           

 

        

          

 

 

           

           

       

         

         

               

 

      

               

             

         

        

            

  

          

           

            

          

Richborough Estates 
Land at Horseshoe, Audmore, Gnosall 
Stafford Borough Local Plan 2020-2040, Issues & Options 

11. CONCLUSION 

11.1 Richborough Estates supports Stafford Borough Council’s decision to commence a 

review of the Local Plan. This provides an opportunity for the Council to 

comprehensively review the vision, strategic objectives, development 

requirements, spatial development strategy and policies for shaping detailed 

development proposals. 

11.2 In respect of the vision and objectives, Richborough Estates considers that the 

review should seek to distil elements of the current vision and objectives that 

remain relevant to the Borough, into a concise overview of change sought to 2040. 

11.3 In respect of emerging policy choices, it is recognised by Richborough Estates that 

further evidence will be required to support policy requirements and that elements 

of this further evidence will form an iterative part of the plan-making process to 

respond to the emerging growth requirements and spatial development strategy. 

11.4 In respect of housing growth Richborough Estates considers Growth Option 

Scenario F is the most appropriate option. This scenario aligns to the economic 

growth aspirations of the Borough and the affordable housing need set out in the 

EDHNA. As part of this requirement Richborough Estates supports the approach to 

a partial catch-up in respect of headship rates to ensure past household 

suppression is not forecast into the future. 

11.5 Richborough Estates recognises that an existing committed supply of housing land 

will play a role in meeting the housing requirement between 2020 and 2040, 

however it will be necessary for the Council to ensure robust scrutiny of this supply 

and subject any uncommitted housing allocation to the same assessment as 

alternative site options through the plan-making process. 

11.6 With regard to the delivery of at least one Garden Community, the principle of this 

is supported by Richborough Estates as this complies with paragraph 72 of the 

NPPF. It is important that the right Garden Community is selected however, to 

maximise opportunities from existing services, facilities and connections rather 

than requiring large amounts of new infrastructure. If a Garden Community is 

incorporated within the spatial development strategy further flexibility should be 

provided within the planned supply to take account of the increased risks of 

delivery. As such Richborough Estates supports the pursuit of Growth Options 2, 3 

or 5 as representing the most appropriate distribution of housing growth to 2040, 

with an amendment to allow communities to bring forward additional growth where 
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this would be supported locally through a Neighbourhood Development Plan. This 

approach would ensure all communities have the ability to meet housing needs in 

line with national guidance. 

11.7 Land at Horseshoe, Audmore, Gnosall is promoted by Richborough Estates as a 

suitable and sustainable location for residential development, representing a 

deliverable proposition, being available now and providing every prospect that a 

minimum of 55 homes can be delivered within the plan period. The site is aligned 

to the various spatial development strategy options being considered by the 

Borough Council and would assist in delivering an appropriate housing requirement 

and supporting the economic aspirations of the Borough. 
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APPENDIX 1 

SITE LOCATION PLAN 
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APPENDIX 2 

INDICATIVE MASTERPLAN 
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1. INTRODUCTION 

1.1 These representations are made by Pegasus Group, on behalf of Richborough 

Estates in response to the Stafford Borough Local Plan Review (2020 – 2040) 

‘Issues and Options Consultation Document February 2020.’ These representations 

relate to land at Uttoxeter Road, Stone. A site plan is attached at Appendix 1. The 

site lies within SHELAA Ref. STO06. 

1.2 Richborough Estates has land interests at Uttoxeter Road, Stone. Their interests 

comprise of approximately 4.56ha of land adjoining the south-eastern edge of 

Stone, Staffordshire, which is currently used for agricultural purposes. 

1.3 The site has the capacity to deliver approximately 85 new homes as part of a 

carefully considered housing development and publicly accessible open space. An 

indicative masterplan is attached at Appendix 2. 

1.4 These representations respond to the ‘Issues and Options’ consultation document 

and accompanying published evidence, having regard to the national and local 

policy context. Where appropriate, Richborough Estates provide a response to the 

specific questions set out within this document. 

1.5 The representations are framed in the context of the requirements of the Local Plan 

to be legally compliant and sound. The tests of soundness are set out in the National 

Planning Policy Framework (NPPF), paragraph 35. For a Plan to be sound it must 

be: 

a) Positively prepared – providing a strategy which, as a minimum, seeks to 

meet the area’s objectively assessed needs; and is informed by agreements 

with other authorities, so that unmet need from neighbouring areas is 

accommodated where it is practical to do so and is consistent with achieving 

sustainable development; 

b) Justified – an appropriate strategy, taking into account the reasonable 

alternatives, and based on proportionate evidence; 

c) Effective – deliverable over the plan period, and based on effective joint 

working on cross-boundary strategic matters that have been dealt with 

rather than deferred, as evidenced by the statement of common ground; 

and 
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d) Consistent with national policy – enabling the delivery of sustainable 

development in accordance with the policies in this Framework. 

1.6 The representations also give consideration to the legal and procedural 

requirements associated with the plan-making process. 
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2. CONTEXT 

2.1 Richborough Estates supports Stafford Borough Council’s decision to commit to a 

review of the adopted Stafford Borough Local Plan. This provides an opportunity 

for the Council to comprehensively review the vision, strategic objectives, 

development requirements, spatial development strategy and policies for shaping 

detailed development proposals. 

2.2 The most recent National Planning Policy Framework (NPPF) (February 2019) 

requires local planning authorities to keep their Local Plan up to date by 

undertaking a review at least every five years. The proposed timescales, as set out 

within the Local Development Scheme, will ensure that an up to date Local Plan for 

the Borough will be in place to support growth and meet future development needs. 

2.3 The Local Plan Review is necessary in order to respond to the need for continued 

growth within the Borough to 2040 and to ensure consistency with national policy 

and guidance. 

2.4 The Issues and Options consultation follows previous Issues consultation, which 

scoped issues that affect the Borough, and looked at options for addressing them. 

The Issues document also set out a proposed new settlement hierarchy that had 

regard to the Settlement Assessment. The current consultation document utilises 

the response to the previous consultation to further explore the vision and strategic 

objectives to 2040 and highlights a range of growth and spatial strategy options 

for delivering growth within the Borough. 

2.5 Richborough Estates supports the Council’s proactive approach in continuing with 

a review of the Local Plan to ensure that an up to date policy framework exits within 

the Borough to guide growth to 2040 and to ensure that development is genuinely 

plan led. 
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3. EVIDENCE 

Question 1A: Is the evidence that is being gathered a suitable and 

complete list? 

3.1 The list of assessments and studies identified within the consultation document 

represents a suitable list, however it should be recognised that this evidence should 

be refreshed throughout the review process where necessary to reflect changing 

circumstances or guidance. In addition, Richborough Estates recognises that 

elements of the evidence base will need to be iterative with the emerging growth 

requirements and spatial distribution of growth. 

3.2 The vision is supported by Richborough Estates and reflects the existing Vision 

contained within the adopted Local Plan Strategy which remains appropriate for an 

extended plan period to 2040. 

Question 1B: Have any key pieces of evidence necessary for Stafford 

Borough’s new Local Plan been omitted? 

3.3 Paragraph 1.10 makes reference to an ‘Infrastructure Delivery Programme’ which 

is assumed to represent an Infrastructure Delivery Plan identifying the necessary 

infrastructure to support new development. Again, it is recognised that this will be 

refined at each stage of the plan making process being intrinsically linked to any 

preferred spatial strategy and the outcome of discussions through the Duty to 

Cooperate. 
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4. VISION & STRATEGIC OBJECTIVES 

4.1 It is noted that the adopted Local Plan contains a detailed Vision and a significant 

number of Key Objectives. Both the Vision and Key Objectives contain a number of 

spatially specific elements i.e. Stafford, Stone or lower tier settlement specific 

elements. Richborough Estates considers it is necessary to review this approach. 

Question 3.A: Do you agree that the Vision should change? 

4.2 Richborough Estates considers that the Vision contained within the adopted Local 

Plan is overly protracted and fails to clearly and succinctly set out a comprehensive 

Vision for the Borough. 

4.3 The Local Plan Review process provides a perfect opportunity to distil the current 

Vision into a locally relevant, yet Borough-wide Vision that clearly aligns to the 

spatial change sought in Stafford Borough to 2040. 

Question 3.B: Do you agree that the Vision should be shorter? 

4.4 Richborough Estates agrees the Vision should be shorter as set out above. This 

could be achieved through the removal of the sub-sections for both Stafford and 

Stone which would sit more usefully within a Neighbourhood Plan to be defined and 

refined by local communities. 

Question 3.C: Do you agree that a new Vision, whilst maintaining a 

commitment to growth, should more explicitly recognise the need to 

respond to Climate Change and its consequences? 

4.5 The ‘Scoping the Issues’ consultation summary contained within the current 

consultation document identified the support for renewable energy sources and the 

future proofing of new development via the use of technology as reoccurring or key 

responses. 

4.6 It is recognised that Stafford Borough Council has declared a ‘climate emergency’ 

and has committed to preparing a report to set out how the Council proposes to 

respond. The implications of climate change for emerging policy to be contained 

within a new Local Plan should be informed by the Council’s Climate Change 

Strategy/Report currently in preparation. Richborough Estates considers that any 

recognition of Climate Change to be incorporated within the Vision should await the 

outcome of the Council’s corporate stance on climate change. 
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5. SUSTAINABILITY & CLIMATE CHANGE 

Question 4.A: Efforts to increase energy efficiency within the Borough are 

currently detailed in Policy N2 of the adopted Plan for Stafford Borough. 

However, the increasing recognition that more needs to be done to 

mitigate the effects of climate change suggests that measures in excess of 

this will now be necessary. Should the new Local Plan require all 

developments be built to a standard in excess of the current statutory 

building regulations, in order to ensure that an optimum level of energy 

efficiency is achieved? What further policies can be introduced in the Local 

Plan which ensures climate change mitigation measures are integrated 

within development across the Borough? 

5.1 Whilst it is commendable to deliver enhanced energy efficiency as part of a 

proposal, it is important that local planning policies do not accelerate beyond 

requirements of building regulations, particularly without evidence to support that 

such requirements are deliverable and will not prevent the speedy delivery of 

housing in accordance with the aspirations of the NPPF. 

Question 4.C: Should the Council introduce a policy requiring large 

developments to source a certain percentage of their energy supply from 

on-site renewables? 

5.2 Whilst it is commendable to deliver renewable and low carbon energy as part of a 

proposal, it is important that local planning policies do not accelerate beyond 

requirements of building regulations, particularly without evidence to support that 

such requirements are deliverable and will not prevent the speedy delivery of 

housing in accordance with the aspirations of the NPPF. 

5.3 The ability for large developments to source a certain percentage of their energy 

supply from on-site renewables will need to be balanced with the burden of 

delivering other infrastructure requirements that will be required to support the 

chosen spatial strategy to ensure the delivery of sustainable communities. 

Question 4.E: Should the Council implement a higher water standard than 

is specified in the statutory Building Regulations? 

5.4 Whilst it is commendable to deliver water conservation and efficiency, it is 

important that local planning policies do not accelerate beyond requirements of 

building regulations, particularly without evidence to support that such 
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requirements are deliverable and will not prevent the speedy delivery of housing in 

accordance with the aspirations of the NPPF. Optional new national technical 

standards should only be required through any new Local Plan policies if they 

address a clearly evidenced need, and where their impact on viability has been 

considered, in accordance with the PPG. This evidence does not appear to be 

present. 

5.5 The policy approach should be informed by a Water Cycle Study to determine 

whether the scale, location and timing of planned development within the Borough 

would give rise to issues from the perspective of supplying water and wastewater 

services and preventing deterioration of water quality in receiving waters. 
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6. The Development Strategy 

6.1 Richborough Estates supports the review of the spatial development strategy to 

establish the scale and distribution of new housing and employment development 

to 2040. 

Question 5.A: Do you consider that the existing Policy SP1 addresses the 

requirements of the NPPF? Do you consider that it is necessary to retain 

this policy in light of the recent changes in Planning Inspectorate’s view? 

6.2 Policy SP1 contained within the existing Plan for Stafford Borough broadly 

addresses the requirements of the NPPF. It is considered appropriate to retain a 

policy committing the Council to applying the presumption of sustainable 

development within any new Plan for the Borough to 2040. The continuation of 

such a policy is therefore recommended by Richborough Estates. 

Question 5.B: Which Annual Housing Requirement figure do you think will 

best meet Stafford Borough’s future housing growth requirements? What 

is your reasoning for this answer? Should a Partial Catch Up rate allowance 

be incorporated? What is your reasoning for this answer? 

6.3 The preparation of the EDHNA is noted by Richborough Estates. The approach taken 

in the EDHNA to consider a range of scenarios and accelerated headship rates is 

supported, particularly in respect of the consideration of balancing housing delivery 

with economic growth likely to be experienced and supported through the 

aspirations of the Borough. 

6.4 Scenario A, which represents the Standard Method, relies on the SNHPs which 

draws from past trends. 

6.5 The Government confirms the use of the 2014 Sub-National Household Projections 

to provide the demographic baseline for the assessment of housing need in the 

short term and the Government’s intention to review the formula and consider 

amending the method in the longer term. The baseline figure represents a 

minimum figure and does not account for additional housing demand that may arise 

as a direct result of economic growth during the plan period. Furthermore, it does 

not include meeting housing needs arising from neighbouring authorities. 

6.6 It represents a position that does not attempt to predict the impact that future 

government policies, changing economic circumstances or other factors might have 
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on demographic behaviour, including meeting cross-boundary needs. Richborough 

Estates therefore does not consider that this represents the most appropriate 

annual housing requirement for Stafford Borough. 

6.7 Scenario’s B and C represent a housing requirement that is lower than the Standard 

Method. There are no exceptional circumstances that can be demonstrated in 

Stafford Borough to justify an annual housing requirement below the Standard 

Method. Richborough Estates therefore consider it is appropriate for these two 

scenarios to be discounted. 

6.8 Scenarios D, E, F and G apply different jobs growth assumptions. The EDHNA 

recognises that the “jobs projections, modelled in PopGroup, suggest that there 

would have to be an uplift to the demographic baseline if the employment growth 

/policy-on forecasts are to be realised, ranging from 435 dpa (Scenario D CE 

Economic Forecasts) to 683 dpa (Scenario F Past Trends Jobs Growth). These 

equate to between 489 dpa and 746 dpa incorporating PCU rates.” Options D to G 

are the only options to require a level of housing growth similar or higher than the 

those set out in the current Plan for Stafford Borough. 

6.9 Richborough Estates agrees there is a clear risk that where the labour force supply 

is less than the projected job growth, this could result in unsustainable commuting 

patterns and reduce the resilience of local businesses, resulting in a barrier to 

investment. In addition, if the objective of employment growth is to be realised, 

then it will generally need to be supported by an adequate supply of suitable 

housing. Jobs growth and housing growth are intrinsically linked and should be 

balanced to ensure a sustainable strategy to 2040. 

6.10 Whilst COVID-19 might bring short-term economic uncertainty it has to be 

remembered that the Plan period is to 2040 and Government initiatives (such as 

furlough) are designed to try and lessen a downturn in the longer term. It should 

therefore not hinder the Council’s future growth aspirations when looking across 

the Plan period to 2040. 

6.11 Scenario D utilises the CE Baseline and represents a level of jobs growth that is 

significantly lower than past trends in jobs growth in the Borough and does not 

reflect the Council’s future growth aspirations. Richborough Estates consider that 

this should therefore be discounted. 
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6.12 Scenario E assumes the delivery of a new Garden Community which would attract 

£750k of Government funding to develop detailed plans for key infrastructure such 

as highway improvements, schools, water and energy provision. It also assumes 

delivery of a major development proposal at Stafford Station. In total these 

proposals are assumed to create an additional 12,500 new jobs in the Borough. If 

both a Garden Community and the Stafford Station Gateway projects are pursued 

it is considered appropriate to utilise this scenario as an absolute minimum to guide 

the housing requirement. Despite this, jobs growth should also be considered 

beyond a Garden Community and the county town of Stafford. 

6.13 Scenario F reflects the jobs growth that has been experienced within Stafford 

Borough in the past (2000 to 2018). The EDHNA concludes that “it is considered, 

given the current economic climate, that this rate of jobs growth is unlikely and 

would not be able to be sustained over the Plan Period. It is recognised that the 

current period is one of considerable economic uncertainty, in part as a result of 

Brexit, and that this may change, leading to more favourable economic conditions.” 

Richborough Estates would disagree with this conclusion on the basis that past jobs 

growth included a significant period of economic uncertainty, namely a prolonged 

recession, and fails to take account of the 12,500 additional jobs that could be 

created through the Stafford Station Gateway and a new Garden Community 

contained within Scenario E. 

6.14 Scenario G (CE Baseline + 50% scenario) considers an intermediate level of jobs 

growth between Scenario D and Scenario F, “reflective of jobs growth associated 

with the development of Stafford Station Gateway but not including jobs associated 

with a potential New Garden Community development.” This scenario appears 

arbitrary in assuming that the Council’s economic growth aspirations will not be 

met without a Garden Community and that any growth over and above the baseline 

would only be attributable to Stafford Station Gateway. Richborough Estates 

considers this approach to be flawed. 

6.15 Richborough Estates considers that the most appropriate Scenarios are Scenario E 

and F. Scenario E should be utilised as an absolute minimum if a Garden 

Community proposal were to be pursued. In addition, Richborough Estates 

considers that a level of economic growth that reflects past trends jobs growth is 

achievable over the plan period. 
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6.16 Richborough Estates would also support the inclusion of partial catch-up rates in 

respect of headship rates, to ensure that household formation rates suppressed in 

the past are rebalanced looking to the future. 

Question 5.C: In calculating the Housing Requirement figure for the New 

Local Plan 2020-2040 should a discount be applied to avoid double 

counting of new dwellings between 2020-2031? If a discount is applied 

should it be for the full 6,000 new homes currently accounted for in the 

adopted Plan for Stafford Borough or a reduced number? Please explain 

your reasoning. 

6.17 The Housing Requirement figure for the New Local Plan should be expressed as a 

total figure without discount as the New Local Plan will replace the current Plan for 

Stafford Borough. 

6.18 It is logical that existing uncommitted allocations or other sites relied upon to 

deliver homes by 2031 may contribute to this housing requirement. However, any 

existing site that is to be relied upon should be subject to the same scrutiny and 

assessment as any other ‘reasonable option’ being promoted through the Local Plan 

Review process. Any site deemed to be available, suitable and achievable and 

determined to be deliverable or developable should then inform a Borough wide 

trajectory for the period 2020-2040. 

6.19 Through the Local Plan Review it is considered essential to review all sources of 

housing supply, including existing commitments. Whilst it is recognised that the 

Plan for Stafford Borough was only competed in 2017, further information or 

evidence may have arisen since adoption that raises questions of suitability or 

delivery of sites allocated. 

6.20 All potential sources of supply should be scrutinised through the Local Plan 

Examination in Public, especially non-allocated windfall sites, and it is 

recommended that a site-specific housing trajectory is prepared to support the 

Preferred Options consultation. This should provide delivery assumptions in respect 

of any proposed preferred option allocation i.e. build out rates and lead in times. 

6.21 If sites currently relied upon for delivery prior to 2031 no longer represent a 

deliverable or developable proposition or there are more appropriate alternatives 

in line with a new spatial development strategy, they should be removed from the 

supply and the emerging Local Plan as appropriate. 
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6.22 Richborough Estates consider that it is highly unlikely that a future supply of 6,000 

homes can be demonstrated in Stafford Borough to 2031 through existing planning 

commitments and uncommitted allocations. 

Question 5.D: Do you agree with the basis for the preparation of the 2019 

Settlement Hierarchy? Do you agree that the smaller settlements should 

be included in the Settlement Hierarchy? 

6.23 Richborough Estates supports the emerging Settlement Hierarchy in that it 

identifies Stone as a Tier 2 Settlement, second only to Stafford. This reflects Stone’s 

position as the second largest settlements within the Borough and the sustainability 

credentials of the town. 

6.24 Richborough Estates has no particular view in respect of including the Tier 6 

‘Smaller Settlements’ however, inclusion within the settlement hierarchy should not 

in itself result in such settlements being afforded growth requirements through a 

spatial development strategy. Development growth should be focused to the most 

sustainable settlements within the Borough, including Stone. 

Question 5.E: The northern built up areas of the Borough are not properly 

recognised in the currently adopted Plan – most notably Blythe Bridge, 

Clayton and Meir Heath/Rough Close. Should these areas be identified in 

the Settlement Hierarchy for development? 

6.25 Whilst Richborough Estates has no particular view on whether built-up areas to the 

north of the Borough should be included within the settlement hierarchy, inclusion 

in itself, should not determine whether these areas should form part of the spatial 

development strategy for delivering growth. Development within this area should 

have regard to any cross-boundary requirements related to Stoke-on-Trent and 

Newcastle-under-Lyme in particular and should recognise that non-Green Belt 

opportunities are suitable for development elsewhere in the Borough, including 

Stone. 

Question 5.F: In respect of these potential scenarios do you consider that 

all reasonable options have been proposed? If not, what alternatives 

would you suggest? Are there any of these spatial scenarios that you feel 

we should avoid? If so, why? Which of these spatial scenarios (or a 

combination) do you consider is the best option? Please explain your 

answer. 
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6.36 Option 4 would again potentially lead to an unbalanced strategy although the 

principle of garden communities in the correct location as part of the spatial 

distribution is supported. 

6.37 Option 5 replicates Option 3 with the additional inclusion of a new Garden 

Community, the consideration of which complies with NPPF paragraph 72. 

6.38 Option 6 seeks to maximise the benefit of the existing transport network and other 

infrastructure, however, Richborough Estates propose that this is likely to lead to 

undesirable ribbon development. 

6.39 Richborough Estates consider the most appropriate and balanced approach to 

distributing growth to be Option 2, 3 or 5. 

Question 5.I: Do you think that it is appropriate, in order to take the 

development pressures off the existing settlements in the Settlement 

Hierarchy, that at least one Garden Community should be incorporated 

into the New Local Plan? Please explain your answer. 

6.40 With regard to the delivery of at least one Garden Community, the principle of this 

is supported as this complies with paragraph 72 of the NPPF. It is important that 

the right Garden Community is selected however, to maximise opportunities from 

existing services, facilities and connections rather than requiring large amounts of 

new infrastructure. The chapter on site specific detail shows that land at Uttoxeter 

Road, Stone is ideally placed in this regard. 

Question 5.J: What combination of the four factors: 

1. Growth Options Scenario (A, D, E, F, G) 

2. Partial Catch Up 

3. Discount/No discount 

4. No Garden Community/Major Urban Extension 

Should Stafford Borough Council put forward as its Preferred Option at the 

next stage of this Plan-Making process? Please explain your answer. 
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6.41 In light of the economic growth aspirations of the Borough and the affordable 

housing need, Richborough Estates considers Growth Option Scenario F is the most 

appropriate option. 

6.42 Richborough Estates supports the approach to partial catch-up in respect of 

headship rates to ensure past household suppression is not forecast into the future. 

6.43 Richborough Estates recognises that a committed supply of housing land will play 

a role in meeting the housing requirement between 2020 and 2040, however it will 

be necessary for the Council to ensure robust scrutiny of this supply and subject 

any uncommitted housing allocation to the same assessment as alternative site 

options through the plan-making process. 

6.44 Richborough Estates does not consider it is absolutely necessary for the Council to 

rely on the delivery of a new Garden Community to meet an appropriate housing 

requirement for the Borough. If a Garden Community is incorporated within the 

spatial development strategy further flexibility should be provided within the 

planned supply to take account of the increased risks of delivery. Delivery 

assumptions should be realistic. 

Question 5.L: Do you agree that the assumptions made in the EDHNA about 

the need to replace future losses of employment land are reasonable? If 

not, please explain why. 

6.45 Richborough Estates agrees with an assumption being incorporated within the 

EDHNA to take account of future losses of employment land. 

Question 5.M: Should the New Plan broadly mirror the spatial distribution 

of new employment prescribed by the current Plan? If not, what would you 

suggest and on what basis? 

6.46 Richborough Estates consider housing growth and jobs growth are intrinsically 

linked. To ensure balanced and sustainable communities, housing growth should 

be focused to locations where job opportunities are present, having regard to not 

only planned employment allocation, but existing employment generating uses. 

Stone has easy access to such opportunities both locally and via sustainable 

transport links. 
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Question 5.O: Are there any sites over and above those considered by the 

SHELAA that should be considered for development? If so please provide 

details via a “Call for Sites” form. 

6.47 Richborough Estates has submitted information in respect of land at Uttoxeter 

Road, Stone through the “Call for Sites” process. 
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7. DELIVERING HOUSING 

7.1 Section 8 of the consultation document considers housing delivery, recognising that 

the provision of a housing market which reflects the needs of all members of the 

community is a key objective of plan making. 

7.2 Richborough Estates seeks to raise a number of views in respect of housing delivery 

which are intended to be helpful in guiding policy. 

Question 8.A: Should the Council continue to encourage the development 

of brownfield land over greenfield land? 

7.3 Whilst the NPPF at paragraph 117 requires strategic policies to “set out a clear 

strategy for accommodating objectively assessed needs, in a way that makes as 

much use as possible of previously-developed or ‘brownfield’ land” it falls short of 

requiring a brownfield first policy. The plan-making process must recognise the 

importance of identifying greenfield sites to ensure an appropriate housing 

requirement can be met within the Plan period and to ensure the Local Plan is 

deliverable. This is highlighted by the Council’s Brownfield Register which identifies 

brownfield sites that could yield approximately 800 dwellings, noting that these are 

all consented. 

Question 8.B: Do you consider that the enforcement of minimum density 

thresholds would have a beneficial impact on development within the 

Borough? If so do you consider the implementation of a blanket density; 

or a range of density thresholds reflective of the character of the local 

areas to be preferable? Why do you think this? 

7.4 Richborough Estates supports the efficient use of land, in accordance with National 

Planning Policy and Guidance, however, the introduction of a Borough-wide 

minimum density standard is not supported. Instead, it is necessary for sites to be 

considered on a site-by-site basis, having regard to local character, context and 

other planning policy requirements or environmental designations or constraints. 

7.5 As Stafford Borough is very diverse in terms of housing density across the Borough 

it is therefore considered that if density standards are incorporated within the Local 

Plan Review, then these should be minimum standards determined by reference to 

the character of the local area and the housing mix as determined by local needs. 

In accordance with national guidance the Council may wish to consider a variety of 

density standards for different locations. 
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Question 8.C: Do you think that any adopted minimum density thresholds 

should reflect the availability of sustainable travel in the area? 

7.6 Richborough Estates recognise that it may be appropriate to adopt a higher 

minimum density within town centre locations, where the opportunities to access 

sustainable travel options is most prevalent. 

Question 8.D: Do you consider that the adoption of the Nationally 

Described Space Standards would work to increase housing standards and 

therefore enhance the health and wellbeing of local residents in Stafford 

Borough? 

7.7 Richborough Estates supports the provision of a range of dwelling types to assist 

in the provision of attractive and sustainable developments and to assist in 

contributing towards a balanced housing market. 

Question 8.E: In the New Local Plan should the Council: 

a) Apply the Nationally Described Space Standards to all new 

dwellings, including the conversion of existing buildings? 

b) Only apply the Nationally Described Space Standards to new build 

dwellings? 

c) Not apply the Nationally Described Space Standards to any 

development? 

7.8 Richborough Estates maintains a position that the acceptability of dwelling design 

and provision of external spaces should be considered on a site-by-site basis. 

7.9 The NDSS was published by the Department of Communities and Local Government 

on 27 March 2015. Its publication was accompanied by a Planning Update issued 

as a Written Ministerial Statement to Parliament by the Rt. Hon. Sir Eric Pickles MP 

on 25th March 2015. 

7.10 In introducing the standards, the Written Ministerial Statement outlines: 

‘New homes need to be high quality, accessible and sustainable. To achieve this, 

the government has created a new approach for the setting of technical standards 

for new housing. This rationalises the many differing existing standards into a 
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simpler, streamlined system which will reduce burdens and help bring forward 

much needed new homes.’ 

7.11 However, the Written Ministerial Statement is also clear that the standards are 

optional, and that compliance cannot be required outside of a relevant current Local 

Plan policy: 

‘From 1 October 2015: Existing Local Plan, neighbourhood plan, and supplementary 

planning document policies relating to water efficiency, access and internal space 

should be interpreted by reference to the nearest equivalent new national technical 

standard. Decision takers should only require compliance with the new national 

technical standards where there is a relevant current Local Plan policy.’ 

7.12 This is to ensure that the need for the application of the standards through planning 

policy is fully evidenced and that the impact on viability is considered alongside all 

of the other policies contained in the Plan: 

‘The optional new national technical standards should only be required through any 

new Local Plan policies if they address a clearly evidenced need, and where their 

impact on viability has been considered, in accordance with the National Planning 

Policy Framework and Planning Guidance.’ 

7.13 The reference to the National Planning Policy Framework relates to paragraph 174 

which states: 

‘Local planning authorities should set out their policy on local standards in the Local 

Plan, including requirements for affordable housing. They should assess the likely 

cumulative impacts on development in their area of all existing and proposed local 

standards, supplementary planning documents and policies that support the 

development plan, when added to nationally required standards. In order to be 

appropriate, the cumulative impact of these standards and policies should not put 

implementation of the plan at serious risk, and should facilitate development 

throughout the economic cycle. Evidence supporting the assessment should be 

proportionate, using only appropriate available evidence.’ 

7.14 The reference to the National Planning Guidance relates to the following: 

‘Where a need for internal space standards is identified, local planning authorities 

should provide justification for requiring internal space policies. Local planning 

authorities should take account of the following areas: 

Page | 21 

Page 188





  
     

      
 
 

    
 
 

 

 

 

    

  

     

           

    

           

  

              

     

     

    

      

   

    

  

   

  

              

  

          

           

          

            

        

         

           

     

  

         

  

Richborough Estates 
Land at Uttoxeter Road, Stone 
Stafford Borough Local Plan 2020-2040, Issues & Options 

Question 8.F: Do you consider that the housing mix detailed in the table 

above will be sufficient in meeting the needs of all members of the 

community? 

7.20 Richborough Estates considers that it is most appropriate for housing mix to be 

guided by market signals, as defined within the most up-to-date assessment of 

needs. The assessment of needs should be routinely updated across the 20-year 

Plan Period. This ensures that housing mix is reflective of market-driven need. 

7.21 Richborough Estates does however recognise the recommended range provides a 

good level of flexibility to allow for changing market signals across the Plan period 

and in different locations within the Borough. It is therefore considered sufficient 

in terms of ensuring the needs of all members of the community can be met. 

Question 8.G: Do you consider the lack of smaller housing units to be an 

issue within the Borough of Stafford? If so, are there any areas where this 

is a particular problem? 

7.22 Richborough Estates considers the existing housing stock within Stone to be 

balanced however recognises the current demand for smaller 2 and 3 bed 

properties across the Borough. 

Question 8.H: Should the Council consider a policy requiring 10% of 

affordable homes delivered on new major development sites to be 

wheelchair accessible? 

7.23 If the Council wishes to adopt the higher optional standards for Part M Category 2 

and 3 then this should only be done in accordance with the NPPF (para 127f & 

Footnote 46). The Written Ministerial Statement (WMS) dated 25th March 2015 

stated that “the optional new national technical standards should only be required 

through any new Local Plan policies if they address a clearly evidenced need, and 

where their impact on viability has been considered, in accordance with the NPPG.” 

Richborough Estates considers that this suggested policy requirement has not been 

justified by the evidence base available at present. 

Question 8.I: Should the Council consider a policy requiring bungalows to 

be delivered on all major developments? If so, should there be a minimum 

number or proportion of such bungalows for each development? Should 

the amount of land required for such bungalows be reduced be either 

limiting their garden size or encouraging communal/shared gardens? Is 
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there a need for bungalows to be delivered in both urban and rural areas? 

Are there any other measures the Council should employ to meet the 

demand for specialist housing within the Borough of Stafford? 

7.24 It is considered that the need to deliver specialist housing, including bungalows, 

should be guided by demand and market signals, through an up-to-date evidence 

base. It would be inappropriate to impose a Borough-wide percentage provision for 

bungalows, the demand for which varies geographically. 

7.25 If bungalows are to be provided within a scheme, it would seem logical to reduce 

garden sizes or allow for the provision of communal/shared gardens to ensure 

efficient use of land and to reflect any desire from the market for low-maintenance 

external amenity areas. This approach is also likely to align to any appropriate 

space about dwellings requirements which should reduce the necessary distance 

between principal facing windows for ground floor windows, where intervening 

boundary treatments would interrupt views. 

Question 8.J: Do you consider that there is no need for additional provision 

of student accommodation within the Borough? 

7.26 Richborough Estates has no view on whether additional provision for student 

accommodation is required, however, any provision should not contribute towards 

the annual housing requirement. 

Question 8.K: Do you consider an affordable housing provision of between 

252 and 389 units per annum to be achievable? In the instance whereby a 

lower provision of affordable housing is sought, would the supplementary 

supply of a diverse range of market housing in accordance with the 

findings of the EDHNA be sufficient? 

7.27 The level of affordable housing provision that is achievable will be intrinsically linked 

to the annual housing requirement established through the Local Plan review and 

overall plan viability having regard to all other policy requirements sought. 

7.28 Utilising the highest annual requirement of 746 dwellings per annum set out in 

Scenario F, the affordable housing requirement would represent between 34% and 

52% of all homes delivered. Based upon the annual housing requirements set out 

through the EDHNA, Richborough Estates consider that an affordable housing 

provision of 389 per annum is unachievable. It is also relevant that the highest 

level of annual affordable homes delivered within the Borough through the current 
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Plan period equated to 343 dwellings in 2016/17 based on a total of 1,010 dwellings 

(34% of all completions). 

7.29 Richborough Estates is of the opinion that a target of 252 affordable homes per 

annum is only like to be achievable if a housing requirement in line with Scenario 

F, as a minimum, is pursued. This would require a continuation of an affordable 

housing requirement of between 30% and 40% on qualifying sites and this would 

need to be balanced with other policy requests through an assessment of viability. 

Question 8.M: In order to help maintain the potential supply of land for 

rural affordable housing should the Council, where development has not 

yet commenced, convert existing Rural Exception Site Planning 

Permissions to Rural Affordable Housing Site Allocations? 

7.30 The NPPF defines Rural Exception Sites as “small sites used for affordable housing 

in perpetuity where sites would not normally be used for housing. Rural exception 

sites seek to address the needs of the local community by accommodating 

households who are either current residents or have an existing family or 

employment connection.” As these sites represent sites that would not normally be 

used for housing, in the large part due to the sustainability of locations, and 

represent sites that should not be relied upon in meeting the overall housing 

requirement, Richborough Estates consider an approach to convert these 

permissions to site allocations through the Local Plan to be unsound. The suitability 

and deliverability of these unimplemented permissions should be subject to the 

same level of scrutiny and assessment as all other reasonable sites contained within 

the SHELAA, having regard to the spatial development strategy. 

Question 8.N: Should the Council introduce a policy requiring all new 

developments with a site capacity of over 100 dwellings to provide 5% of 

those plots as serviced plots available for self and custom build homes? 

Should the Council allocate plots for the purpose of self-build throughout 

the Borough? 

7.31 In terms of the requirement for all major housing development proposals to provide 

evidence that they have fully considered the provision of self/custom build within 

the overall housing mix on site, from an urban design/ masterplanning perspective, 

the integration of a number of self builds into a scheme being delivered by a volume 

housebuilder (that often work on standard house types) would possibly be difficult 

to achieve in respect of both making an efficient use of land; and to achieve design 
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consistency. Further, sites currently being put forward by developers have been 

negotiated on the basis of existing planning policies and values and such an addition 

could impact on viability. It is recommended that further work be commissioned in 

order to find out where households would like to have the opportunity to undertake 

a self and custom build, so that the planning policies can better provide for the 

need rather than simply asking developers of all large sites to offer land. 

7.32 In addition, the Council’s own evidence base does not appear to fully justify a need 

for self/custom build properties to be considered on all sites over 100 dwellings. In 

October 2019 only 45 people had registered. This evidence does not support the 

Council’s suggested approach. 

7.33 A key priority of the Government is to boost the supply of housing by a variety of 

means to meet the varied housing needs of people across the UK. Self-build and 

custom housebuilding have been identified as a significant element of the 

Government’s agenda to increase housing supply. The NPPF gives explicit support 

to policies which would plan for a mix of housing based on the needs of different 

groups in the community, including people wishing to commission or build their 

own homes. In addition, paragraph 61 of the NNPF sets out that Local Planning 

Authorities (LPAs) have a duty to assess the local demand for self-build plots and 

must also make provision for that demand. 

7.34 With regard to facilitating the provision of self-build and custom build housing 

within Stafford Borough, the identification of specific sites for such development is 

favoured, as this option would have a greater chance of ensuring that the needs of 

local people wishing to build their own homes are met. It is recommended that 

these sites are specifically allocated as self-build/custom build housing sites within 

the Local Plan Review document. 
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8. DELIVERING QUALITY DEVELOPMENT 

8.1 Section 9 of the consultation document relates to the quality of development. 

Richborough Estates seeks to provide views in respect of blue and green 

infrastructure, landscape and general design guidance. 

Question 9.A: Should the Council have a separate policy that addresses 

Green and Blue Infrastructure? Identify specific opportunities for 

development opportunities to provide additional green infrastructure to 

help provide the “missing links” in the network? 

8.2 The importance of green and blue infrastructure is, unquestionably, important in 

delivering good design and ensuring that it reaches beyond the site linking to areas 

beyond. However, caution should be exercised in being too prescriptive as sites 

and their contexts will vary. Notwithstanding this, it is important that opportunities 

for linkages are maximised and clearly articulated, through an evidence-based 

approach which is then clearly shown on a policies map to provide certainty. 

Question 9.B: How should plan policies be developed to seek to identify 

opportunities for the restoration or creation of new habitat areas in 

association with planned development, as part of the wider nature 

recovery team? 

8.3 Policies must be prepared in conformity with the NPPF, paragraph 174 which states 

that plans should: 

A. identify, map and safeguard components of local wildlife-rich habitats and 

wider ecological networks, including the hierarchy of international, national 

and locally designated sites of importance for biodiversity, wildlife corridors 

and stepping stones that connect them; and areas identified by national and 

local partnerships for habitat management, enhancement, restoration or 

creation and; 

B. promote the conservation, restoration and enhancement of priority habitats, 

ecological networks and the protection and recovery of priority species; and 

identify and pursue opportunities for securing measurable net gains for 

biodiversity. 

Question 9.C: Should the new Local Plan continue to protect all designated 

sites from development, including maintaining a buffer zone where 

appropriate? Encourage the biodiversity enhancement of sites through 
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development, for example, allocating sites which can deliver biodiversity 

enhancements? Require, through policy, increased long-term monitoring 

of biodiversity mitigation and enhancement measures on development 

sites? 

8.4 Paragraph 175 of the NPPF sets out the approach for considering planning 

applications in the context of habitats and biodiversity so the Local Plan must 

conform to this. It should be borne in mind that well designed developments can 

enhance biodiversity so the policy should contain wording which allows this to 

happen. 

Question 9.D: How should plan policies have regard to the new AONB 

Management Plan and Design Guidance? 

8.5 Where relevant, the Local Plan should contain a clear hook to the AONB 

Management Plan. However, the Management Plan has a different legal status, 

therefore any policies which are to be drawn through which would be used in the 

setting of Local Plan policy or used as a material consideration in the determination 

of planning applications should be made very clear so that they can be consulted 

upon through the Local Plan process. 

Question 9.E: Do you consider that the described approach will achieve the 

Council’s ambition of maintaining and increasing tree cover within the 

Borough? Are there any further measures which you think should be 

adopted to further enhance these efforts? 

8.6 This approach is supported. 

Question 9.F: Should the Council consider a policy requirement that new 

development take an active role in securing new food growing spaces? If 

yes, are the following measures appropriate? 

a) Protecting and enhancing allotments, community gardens and 

woodland; 

b) Supporting food growing, tree planting and forestry, including the 

temporary utilisation of cleared sites; 

c) Requiring major residential developments to incorporate edible 

planting and growing spaces; 

d) Ensuring landscaping is flexible so that spaces may be adapted for 

growing opportunities. 
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the sustainability of buildings should reflect the Government’s policy for national 

technical standards. 

8.15 In respect of a design review panel, it is not considered their opinion can be used 

as a material consideration in the determination of a planning application. It is not 

unusual for design policies to be interpreted in different ways but still arriving at 

an effective design solution which is policy compliant. Even if a design review panel 

disagree with a development proposal, that does not mean it is an inappropriate 

from of development if it satisfies the design policies. 

Question 9.M: Do you consider the designation of sites as Local Green 

Space to be necessary through the new Local Plan? 

8.16 Richborough Estates considers that it is not necessary to designate Local Green 

Spaces through the new Local Plan. As these spaces are “green areas of particular 

importance to local communities” (ID: 37-005) it may be more appropriate to allow 

identification through the Neighbourhood Planning process. 

8.17 In determining Local Green Spaces, regard must be had to the spatial development 

strategy to ensure they would not undermine the Local Plan’s aim to “identify 

sufficient land in suitable locations to meet identified development needs” (ID: 37-

007). 

Question 9.N: Do you believe that there are areas within Stafford Borough 

that are poorly served by public open space. If so where? Are there any 

other Borough-wide facilities you feel should be associated with open 

space? Are there any settlements that you believe are lacking in any open 

space provision? Should the Council seek to apply Play England standards 

to new housing developments? Should the Council seek to apply Fields in 

Trust standard to providing sports and children’s facilities? Should the 

Council seek to apply Natural England’s ANGSt to new development? 

Should the Council seek to develop a bespoke standard in relation to open 

and/or play space? Do you consider that developments over 100 houses 

should incorporate features that encourage an active lifestyle for local 

residents and visitors? Do you consider that developments over 100 

houses should provide direct connections from the development to the 

wider cycling and walking infrastructure? Should the Council require all 

high density schemes to provide communal garden space? 
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8.18 Richborough Estates considers that policy must be capable of being flexible to 

support the local context. Thresholds seem rather arbitrary and therefore 

Richborough Estates suggest it would be more appropriate to ensure that 

developments are prepared in line with a design framework; one which references 

good practice and guidance which may well be subject to change throughout the 

Plan period. 

Question 9.O: Should the Council seek to designate land within the new 

Local Plan 2020-2040 to address Borough-wide shortage of new sporting 

facilities? Identify within the new Local Plan the site in which a new 

swimming pool should be developed? 

8.19 Richborough Estates consider all policies and proposals will need to demonstrate 

deliverability, and any future requirements will need to be justified in order to 

provide certainty in terms of compliance with Regulation 122 of the CIL Regulations 

and the need for developer contributions should these be required. Further 

evidence will be required in respect of new sporting facilities as the plan progresses 

and this should be informed by any corporate strategy prepared by the Borough 

Council. 
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9. ENVIRONMENTAL QUALITY 

9.1 Chapter 10 focuses upon environmental quality including air quality, noise and light 

pollution, and the management of waste. 

Question 10.A: The currently adopted Plan for Stafford Borough does not 

include any policies aiming to increase air quality levels. The new Local 

Plan provides an opportunity to amend this. Therefore, should the Council: 

a) Ensure the installation of infrastructure to support the transition 

from petrol and diesel to electric powered vehicles on every major 

development? 

b) Ensure all major development is accessible by regular public 

transport? 

c) Enforce Air Quality Management Zones around areas of notable 

biodiversity importance? 

d) Employ any further methods which you consider will aid in the 

improvement of air quality within the Borough? 

9.2 In terms of ensuring the installation of infrastructure to support the transition from 

petrol and diesel to electric powered vehicles, it is considered that more evidence 

is required. Whilst the principle is supported by Richborough Estates, and local plan 

policies can provide the context for supporting such change, this will also depend 

on further detail: for example is the infrastructure appropriate; can the grid support 

capacity in the area being developed; and, what is the impact upon viability and 

deliverability? 

9.3 In terms of Air Quality Management Zones, again it is considered that further 

evidence is required. This evidence should consider the potential impact upon sites 

of biodiversity (given that these will vary) and whether such zones would achieve 

proposed outcomes. 

Question 10.B: The currently adopted Plan for Stafford Borough does not 

enforce any policy to mitigate for the impact of NO2 particles on 

internationally designated sites. Therefore should the Council enforce a 

scheme whereby any development likely to result in an increase of NO2 

deposition on these sites in Stafford Borough must contribute to a 

mitigation programme? 
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9.4 Again, Richborough Estates consider further evidence is required to show what the 

impact is likely to be and whether this impact arises as a consequence of proposed 

development (in order to justify the need for mitigation). Any mitigation strategy 

would also need to consider the effect upon Plan viability. 

Question 10.C: The currently adopted Plan for Stafford Borough makes 

reference to waste management in Policy N2. However, the growing 

population of Stafford Borough and the need for further action to combat 

climate change suggests the employment of further, more stringent 

measures encouraging sustainable waste disposal is desirable. Therefore, 

should the Council: 

a) Consider a policy requiring all major developments to detail how they 

will provide infrastructure facilitating recycling and composting on 

site? 

b) Require developers to submit a strategy for how they will dispose of 

waste in a sustainable manner throughout the construction phase of 

development? 

c) Employ any further measures to increase the sustainable and efficient 

disposal of waste in Stafford Borough? 

9.5 Richborough Estates considers that much more detail is required, particularly as 

this potentially overlaps with the role of the County Council and the Waste Local 

Plan, which itself is also part of the Development Plan. The current Waste Local 

Plan, covering the period 2010 - 2026 was adopted in 2013 and was reviewed in 

2018. It is due for a further review in 2023, ‘unless an earlier review is deemed 

necessary due to significant changes in national policy and guidance, local 

circumstances or our strategic priorities’. The new Local Plan for Stafford Borough 

needs to ensure it is in conformity with the Waste Local Plan otherwise considerable 

confusion and uncertainty will arise. 
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10. LAND AT UTTOXETER ROAD, STONE 

Site Proposals 

10.1 Richborough Estates is promoting Land at Uttoxeter Road, Stone for residential 

development. It is anticipated that the site can accommodate approximately 85 

dwellings. A Site Location Plan and Indicative Masterplan are included at Appendix 

1 and Appendix 2 to this representation accordingly. 

The Site 

10.2 The Site comprises approximately 4.56ha of land adjoining the south-eastern edge 

of Stone, Staffordshire, which is currently used for agricultural purposes. 

10.3 The site is bounded to the north by existing residential development and Uttoxeter 

Road (B5027); to the east by a track which provides access to Little Stoke Farm, 

and beyond by the Little Stoke Cricket Club and undeveloped agricultural land; to 

the south by undeveloped agricultural land; and to the west by the West Coast 

Mainline and beyond by existing residential development. 

10.4 The site is located entirely within Flood Zone 1 (land having less than 1 in 1,000 

annual probability of river or sea flooding). The site is not subject to any nationally 

significant landscape, heritage, ecological or other designations (such as National 

Park, Scheduled Ancient Monuments, SSSI’s or World Heritage Site). Furthermore, 

the site does not have any local environmental or other designations and it is not 

located in an area of Green Belt. 

10.5 The site comprises a mix of Grade 5 and Grade 3b agricultural land and is therefore 

does not comprise best and most versatile agricultural land. 

10.6 The site has previously been the subject of two planning applications for residential 

development (ref: 14/21316/OUT and ref: 16/24533/OUT). However, these 

applications were both refused due the site being located beyond the settlement 

boundary in an instance when the Council was able to demonstrate a five-year 

supply of housing sites. The most recent application satisfied Network Rail’s 

previous concerns in respect of addressing the function and safety of the level 

crossing to the southwest, whilst avoiding detriment to the function of the highway. 
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Access 

10.11 Initial highways consideration confirms that a safe and suitable access can be 

provided to the site via T-junction from Uttoxeter Road. The identified site access 

is able to achieve 2.4 x 59m visibility splays in either direction, in accordance with 

Manual for Streets. 

Landscape 

10.12 Richborough Estates has instructed both desktop and fieldwork analysis in respect 

of the site, which has determined that the site, and its immediate context, contains 

features representative of the ‘Settled Farmlands’ LCT; however, it does not contain 

any particularly notable, rare or unique features. This is important to understand 

when considering the potential impacts of the proposed development in the 

context. The submitted indicative masterplan included at Appendix 2 to this 

Representation has also utilised the key characteristics of the LCT to inform the 

design and site proposals have addressed important landscape objectives and 

recommendations highlighted in the relevant SPG. 

10.13 Available views towards the site and the existing visual experience are greatly 

influenced by the wider undulating topography, on site vegetation, surrounding 

woodland belts and the established settlement of Stone, situated to the north and 

west of the site. Clearer views are mainly confined to the site’s immediate 

surroundings and middle ground to the east; although, the site is only ever seen in 

part from these locations. Distant views are mostly filtered by prominent 

intervening vegetation or partially restricted by existing built form. 

10.14 Overall, it has been assessed that character effects are localised and that visual 

effects are largely limited to the site and its immediate surroundings. The majority 

of the relevant landscape policy objectives and SPD/SPG criteria are satisfied 

through an appropriate development response that responds to the site-specific 

criteria and established landscape strategy. 

Flood Risk and Drainage 

10.15 Based on the Environment Agency’s Flood Map for planning, the site is shown to be 

located within Flood Zone 1; land assessed as having a less than 1 in 1,000 annual 

probability of river or sea flooding (<0.1%), and therefore is suitable for residential 

development. 
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designed to allow for flexibility with regard to housing types and parking 

arrangements whilst adhering to good design principles. Parking is provided 

through a range of different arrangements, either on plot, or in garages or on 

street. These vary according to street character. 

10.22 Areas of formal and informal public open space run throughout the proposals. The 

linear green corridor running diagonally across the site provides an opportunity for 

informal open space. This will allow for considerable levels of habitat and buffer 

planting to help support local wildlife and reduce the visual impact of the proposed 

development. Areas of formal public open space are scattered across the 

development, designed to be accessible to all. These are located centrally, and to 

the east and south of the residential areas. 

10.23 There is a large open space buffer to the western edge of the site, designed to 

protect the new residential community from any adverse noise of the railway line. 

This area of open space also provides an opportunity for sustainable drainage 

systems to be located at the lowest part of the site, to naturally drain the proposed 

development. 

Suitability 

10.24 The indicative masterplan demonstrates how a scheme for approximately 85 

dwellings can be achieved having regard to development design guidelines and 

development standards currently utilised by the Council. The proposal is 

sustainable and represents a logical extension to the settlement of Stone. 

Deliverability 

10.25 Detailed technical work prepared in support of the previous planning applications 

on this site have demonstrated that there are no technical constraints to prevent 

its deliverability. 

10.26 Further technical work can be commissioned to further demonstrate the 

deliverability of this site. However, initial technical work in relation to the key 

disciplines undertaken to date confirms there are no constraints likely to render the 

site undeliverable in the Plan period. The site is available now. 

10.27 There are no existing uses that would require relocation and no issues of 

contamination that would require remediation. 
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10.28 The site is deliverable and immediately available and, subject to allocation, could 

deliver homes and associated community benefits within the next 5 years. 
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11. CONCLUSION 

11.1 Richborough Estates supports Stafford Borough Council’s decision to commence a 

review of the Local Plan. This provides an opportunity for the Council to 

comprehensively review the vision, strategic objectives, development 

requirements, spatial development strategy and policies for shaping detailed 

development proposals. 

11.2 In respect of the vision and objectives, Richborough Estates considers that the 

review should seek to distil elements of the current vision and objectives that 

remain relevant to the Borough, into a concise overview of change sought to 2040. 

11.3 In respect of emerging policy choices, it is recognised by Richborough Estates that 

further evidence will be required to support policy requirements and that elements 

of this further evidence will form an iterative part of the plan-making process to 

respond to the emerging growth requirements and spatial development strategy. 

11.4 In respect of housing growth Richborough Estates considers Growth Option 

Scenario F is the most appropriate option. This scenario aligns to the economic 

growth aspirations of the Borough and the affordable housing need set out in the 

EDHNA. As part of this requirement Richborough Estates supports the approach to 

a partial catch-up in respect of headship rates to ensure past household 

suppression is not forecast into the future. 

11.5 Richborough Estates recognises that an existing committed supply of housing land 

will play a role in meeting the housing requirement between 2020 and 2040, 

however it will be necessary for the Council to ensure robust scrutiny of this supply 

and subject any uncommitted housing allocation to the same assessment as 

alternative site options through the plan-making process. 

11.6 With regard to the delivery of at least one Garden Community, the principle of this 

is supported by Richborough Estates as this complies with paragraph 72 of the 

NPPF. It is important that the right Garden Community is selected however, to 

maximise opportunities from existing services, facilities and connections rather 

than requiring large amounts of new infrastructure. If a Garden Community is 

incorporated within the spatial development strategy further flexibility should be 

provided within the planned supply to take account of the increased risks of 

delivery. As such Richborough Estates supports the pursuit of Growth Options 2, 3 

or 5 as representing the most appropriate distribution of housing growth to 2040, 

with an amendment to allow communities to bring forward additional growth where 
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this would be supported locally through a Neighbourhood Development Plan. This 

approach would ensure all communities have the ability to meet housing needs in 

line with national guidance. 

11.7 Land at Uttoxeter Road is promoted by Richborough Estates as a suitable and 

sustainable location for residential development, representing a deliverable 

proposition, being available now and providing every prospect that approximately 

85 homes can be delivered within the plan period. The site is aligned to the various 

spatial development strategy options being considered by the Borough Council and 

would assist in delivering an appropriate housing requirement and supporting the 

economic aspirations of the Borough. 
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APPENDIX 1 

SITE LOCATION PLAN 

March 2020 | NCO | P18-1798 
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