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Question 3.D: Should the spatially -based approach to the objectives be 

retained? Does this spatially - based approach lead to duplication?  

4.7  Bloor Homes considers the 28 key objectives contained within the adopted Local 

Plan to be protracted a nd repetitive. This is , in part,  due to the spatially -based 

approach taken by the Borough Council previously.  

4.8  In line with comments in respect of the Vision, Bloor Homes consider that the 

review provides an opportunity to distil elements of the current obj ectives that 

remain relevant to the Borough, into a concise set of Borough -wide objectives.   

Question 3.E: Is the overall number of objectives about right?  

4.9  Bloor Homes considers the list of current objectives is far too long. A shorter list of 

succinct, locally relevant Borough -wide objectives would provide greater clarity and 

understanding of the most important areas of change or protection within the 

Boroug h.  

Question 3.F: Should there be additional objectives to cover thematic 

issues? If so what should these themes be?  

4.10  Bloor Homes does not support the preparation of additional objectives, but 

reconsideration of the existing objectives. Updated objectives s hould include:  

¶ Approach to spatial distribution of growth to support sustainable communities  

¶ Meeting housing needs  

¶ Economic growth requirements  

¶ Infrastructure delivery  

¶ Range of locally relevant thematic topics that would include climate change, 

centres, le isure, heritage, ecology, landscape and the creation of high -quality 

new development.  
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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 Staffo rd 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 i n 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 

Pla n  which ensures climate change mitigation measures are integrated 

wit hin 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 evide nce 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 regulation s, 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 communitie s. 

Question 4.E: Should the Council implement a higher wa t er  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 accele rate 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 tech nical 

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  poli cy 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 det erioration of water quality in receiving waters . 
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of growth should be driven primarily by sustainability and the existing settlement 

hierarch y where possible support the creation of sustainable communities. Bloor 

Homes would therefore recommend the inclusion of sustainable  extensions to 

larger settlements  as a primary driver of growth , including within Stone.  

Question 5.G: Do you consider that the consideration and utilisation of a 

new Garden Community/Major Urban Extension (or combination) would 

be helpful in determining the approach to satisfying Stafford Boroughôs 

future housing and employment land requirements? If you think the 

Garden Commun ity/Major Urban Extension approach is appropriate which 

of the identified options is the most appropriate?  

6.27  The NPPF recognises that planning for larger scale developments such as new 

settlements or significant extensions to existing towns may be the best way to 

achieve future supply, provided it is well designed, located and provided with the 

necessary infrastructure and facilities.  

6.28  However, there are a number of disbenefits associated with the seven options 

identified by the Council, particularly in resp ect of deliverability.  

6.29  Modest u rban extensions  (up to approx. 1,500 new homes)  to existing top tier 

settlements have the benefit of making best use of existing infrastructure present. 

Whilst Bloor Homes recognises that further infrastructure will be requir ed to 

support the delivery of modest  extensions to mitigate any impacts, a new 

settlement /significant extension of the scale proposed by the seven options would 

require the delivery of all significant new  infrastructure , delivered in a timely 

manner,  to en sure a level of self - containment  and sustainability . The Greater 

Birmingham HMA Strategic Growth Study sets out a number of social and 

community infrastructure assumptions for new towns/settlements which may be 

relevant  to Stafford Borough , as follows:  

¶ ñmixed-tenure home and housing types; 

¶ employment land provision sufficient to meet aspiration of self-containment; 

¶ include integrated health care practice or practices; 

¶ include provision of primary school(s) and secondary school; 
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¶ include provision of local centres to meet everyday convenience shopping 

needs and provision of ótown centreô incorporating a range of comparison and 

convenience stores; 

¶ provide facilities for community/cultural activities; 

¶ uses zero-carbon and energy-positive technologies; 

¶ provide coordinated recreational and sporting facilities (including a swimming 

pool) that meet the needs of the development; 

¶ delivery of comprehensive green infrastructure within the new settlement.ò 

6.30  All of the seven op tions relate to lower tier settlements or rural locations that 

cannot make best use of existing infrastructure. Pursuing development in these 

locations would require the reliance on external grant funding to demonstrate 

deliverability and would need to be rigorously tested through a viability assessment 

prepared as part of the plan -making process.  

6.31  I t is also questioned whether a number of the options identified would result in the 

creation of sustainable communities. For example , it is unlikely that options  

resulting in less than 5,000 homes would be capable of supporting the provision of 

a secondary school  leading to unsustainable travel patterns . 

6.32  In addition, reliance on such significant options would result in  long lead in times 

of a minimum of 5 -10 years  and increased uncertainty related to delivery 

assumptions due to potential market saturation.  The number of homes that could 

be delivered in any location will be finite and Bloor Homes consider that the larger 

options would result in build -out periods tha t stretch way beyond the end of the 

Plan period in 2040.  Bloor Homes would wish to raise concerns that the Council is 

assuming the delivery of 500dpa from this source in some scenarios identified in 

later years of the plan period to 2040.  

Question 5.H: Do you agree that the only NPPF - compliant Growth Options 

proposed by this document are No. 3 (Disperse development across the 

new settlement hierarchy) and No. 5 (Disperse development across the 

new settlement hierarchy and also at the Garden Community/Major Urban 

Extension) and No. 6 (Concentrate development within existing transport 

corridors)? If you do not agree, what is your reasoning? Do you consider 

there to be any alternative NPPF - compliant Growth Options not considered 
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Neighbourhood Development Plan. It is considered that this approach would c omply 

with the NPPF.  

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.  

6.39  With regard to the delivery of a t  least one Garden Community, Bloor Homes 

considers this  would have a number of disbenefits  including  requiring significant 

investment in new infrastructure, relying on  long lead in times of a min imum of 5 -

10 years and increased uncertainty re lated to  delivery  assumptions  due to potential 

market saturation. Therefore, it is contended that any proposed spatial strategy 

should not be heavily reliant upon the delivery of new Garden Communities.  With 

reference to our comments set out above in respect of  the housing requirement 

scenarios , and the potential for the Borough  to accommodate increased housing 

numbers to 20 40 , it is clear that there is scope for a wide range of sites 

geographically spread acro ss the Borough  in accordance with the settlement 

hierarchy, without the need to rely on the possible inclusion of a Garden 

Community . 

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.  

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

housing need, Bloor Homes considers Growth Option Scenario  F is the most 

appropriate option.  

6.41  Bloor Homes supports the approach to partial catch -up in respect of headship rates 

to ensure past household suppressi on is not forecast into the future.  
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that could achieve a minimum average net density of 3 7-40 dph. However, this 

would be a chieved through the provision of character areas of varying density  and  

would be reflective of the character of surrounding development, including 

committed development currently under construction to the east of the site , within 

the current housing alloca tion .  

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  Please see response to Questi on 8.E below .  

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 

dwe llings?  

c)  Not apply the Nationally Described Space Standards to any 

development?   

7.8  Bloor Homes maintain 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:  

ñNew 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 

simpler, streamlined system which will reduce burdens and help bring forward 

much needed new homes.ò 
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7.11  However, the Written Ministerial Statement is also clear that the standards are 

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

Plan policy:  

ñFrom 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.ò 

7.12  This is to ensure that the nee d 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:  

ñThe 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.ò 

7.13  The reference to the National Planni ng Policy Framework relates to paragraph 174 

which states:  

ñLocal 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.ò 

7.14  The refe rence to the National Planning Guidance relates to the following:  

ñWhere 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  Bloor Homes  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  Bloor Homes 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  Bloor Homes considers the existing housing stock within Stone to be balanced 

howev er 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 Counci l 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 graph  127f 

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

stated that ñthe 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.ò 

Bloor Homes  considers that such an a pproach 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 bunga lows 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 requi rements 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 stude nt accommodation within the Borough?  

7.26  Bloor Homes 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 afford able 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 o f 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 dwelli ngs 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 E DHNA, Bloor Homes consider that an affordable housing provis ion 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 Plan period 
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equated to 343 dwellings in 2016/17 based on a total of 1,010 dwellings (34% of 

all com pletions).  

7.29  Bloor Homes 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 shoul d 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 ñsmall 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.ò As t hese si tes 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, Bloor Homes consider an approach to co nvert 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 w ithin 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) woul d possibly be difficult 

to achieve in respect of both making an efficient use of land; and to achieve design 
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8.  DELIVERING QUALITY DEVELOPMENT  

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

Homes seeks to provide views in respect of blue and green infrastructure, 

landscape and general design guidance.  

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

Green and Blue Infrastructure? Identify specific opportunities for 

development opportunities to provide additional green infrastructure to 

help provide the ñmissing linksò 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 shoul d 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, p aragraph 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 biodiversi ty, wildlife c orridors 

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 habita ts, 

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 dev elopment, 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 mo nitoring 

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 achiev e the 

Councilôs 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  by Bloor Homes . 

Question 9.F: Should the Co uncil 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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a design framework ;  one which references good practice and guidance which may 

well be subject to change throughout the Plan period.  

8.20  It should be noted that the initial Development Framework  Plan for land at 

Eccleshall Road, Stone identifies a significant new green infrastructure network to 

incorporate a range of recreational activities, including equipped play, natural play 

and a network of new routes to encourage walking and cycling.  

Questi on 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?  

8.21  Bloor Homes con sider p olicies will need to demonstrate  proposals are  deliverable, 

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 contribution s 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 u pon 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 con sidered that more evidence 

is required. Whilst t he principle is supported  by Bloor Homes , 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 poten tial 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 particl es 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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Availability  

10.12  The site is owned by a single private landowner. Bloor Homes has entered into an 

agreement with the landowner to promote the site for residential development with 

the option to acquire the site for development.  The site is available.  

10.13  The most recent Strategic Housing and Economic Land Availability Assessment 

(SHELAA), published in 2019, considers land off Eccleshall Road (site reference 

ST014) as available and achievable with an assumed yield of approximately 629 

dwellings . The assumed yield aligns to the emerging Development Framework Plan 

prepared by Bloor Homes.  

Suitability  

10.14  With regard to the suitability credentials of the site, it is located outside current 

settlement boundary but adjacent to the sustainable settlement o f Stone and in 

proximity to public transport routes, services and facilities. Further evidence will be 

provided in respect of the nearby Site of Biological Importance, the Historic 

Environment Record and identified Landfill Buffer referenced within the SHE LAA 

however, it is considered that all such matters can be addressed through a well -

designed scheme and appropriate mitigation measures within the site. A number 

of Technical Reports have been commissioned to address these points and further 

information wi ll be provided through the Local Plan Review process.  

10.15  The most recent Strategic Housing and Economic Land Availability Assessment 

(SHELAA), published in 2019, considers land off Eccleshall Road (site reference 

ST014) as  suitable.  

Summary  

10.16  Land at Eccleshal l Road, Stone  is a suitable and sustainable location for residential 

development and represents a deliverable proposition, being available now and 

providing every prospect that approximately 575 to 630  dwellings can be delivered. 

The suitability of the sit e is further  detailed within the accompanying Promotional 

Document  at Appendix 2 . The proposal would make best use of existing 

infrastructure and provides the opportunity to deliver further facilities not limited 

to a new first school and a significant gre en infrastructure network.  
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11.7  Land at Eccleshall Road,  Stone is promoted by Bloor Homes as a suitable and 

sustainable location for residential development, representing a deliverable 

proposition, being available now and providing every prospect that approximately 

600 dwellings can be delivered. The site is al igned 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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01
INTRODUCTION

BLOOR HOMES
1.1	 Established in 1962, Bloor Homes is one of the UK�s largest privately 

owned house building companies, completing in excess of 3,500 
new homes each year. The Company has considerable experience 
in promoting and delivering strategic residential development sites 
across the country, ranging in size and complexity from those of 
around 50 dwellings to substantial mixed-use urban extensions of 
over 5,000 dwellings. The proposed scheme at Land off Eccleshall 
Road, Stone would be delivered by the Midlands Division of Bloor 
Homes.

STAFFORD BOROUGH COUNCIL
1.2	 Stone is identi�ed as a sustainable settlement within the current 

Plan for Stafford Borough (adopted in June 2014) second only to 
Stafford. Stone is a focus for the provision of 10% of the Borough�s 
new homes growth between 2011 and 2031. 

1.3	 Stafford Borough Council has commenced work on a review of the 
adopted Local Plan. The Local Plan Review 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.  Land 
at Eccleshall Road, Stone is being promoted by Bloor Homes as a 
suitable, available, deliverable and achievable site option through the 
Local Plan Review process.

PURPOSE OF THE DOCUMENT
1.4	 This promotional document seeks to bring together the initial 

technical and environmental studies that have been undertaken 
by Bloor Homes� consultant team and explains the initial 
masterplanning proposals for land at Eccleshall Road, Stone. What 
is presented in this document is not intended to be a fully worked-up 
scheme but has been prepared for illustrative purposes to be used 
as the basis for engagement with the key stakeholders, including the 
Council, through Local Plan Review process.

Site Location  .  Not to scale

LEGEND

SITE BOUNDARY

VIEWPOINT LOCATION
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02
THE DEVELOPMENT SITE

STONE
2.1	 Stone is an old market town in Staffordshire which serves a 

signi�cant rural hinterland. Situated about 7 miles (11 km) north of 
Stafford, and around 7 miles (11 km) south of the city of Stoke-on-
Trent, it is the second town in the Borough�s settlement hierarchy 
after Stafford itself. From a national perspective it is located almost 
midway between Birmingham and Manchester.

2.2	 Stone consists of two distinct areas bisected by the A34, a dual 
carriageway and major trunk route, and the River Trent which lies 
slightly east of but parallel to the road. To the west of the river is 
Walton, a predominantly residential area with housing development 
occurring in the main over the last 50 to 60 years. The town�s main 
Business Park is also located here to the west. 

2.3	 To the east lies the town centre and the older pre-Victorian and 
Victorian residential areas.

2.4	 The site is located within Walton to the west of the settlement, which 
comprises a wide range of services and facilities.

Local facilities  .  Not to scale
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THE SITE
2.5	 The site known as Land at Eccleshall Road extends over 

approximately 25.74 hectares, approximately 2 miles to the west of 
Stone Town Centre and 2.1 miles from Stone Railway Station located 
to the east of the site.

2.6	 The site is bound by to the north by Filly Brook and an existing 
railway line, along with Stone Golf Club located further north. West 
of the site is open countryside and Micklow Farm House adjoins the 
western boundary. The B5026 known as Eccleshall Road is situated 
along the southern boundary of the site.

2.7	 To the south and east, the site is bounded by committed development 
proposals that are currently under construction.

2.8	 The site is sustainably located in relation to public transport, located 
within walking distance of bus routes, and Stone Railway Station 
located approximately 2.1 miles to the east providing links with the 
major cities of Manchester, Liverpool, Birmingham and London 
among others.

2.9	 The site constitutes green�eld land located adjacent to the con�nes 
of the existing settlement boundary for Stone.

Site boundary  .  1:5000
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04
LANDSCAPE AND VISUAL

POLICY CONTEXT
4.1	 Current policies relevant to landscape and visual matters include: 

Policy N4 The Natural Environment & Green Infrastructure and 
Policy N8 Landscape Character.

4.2	 Policy N4 sets out that the Borough�s natural environment will be 
protected, enhanced and improved by a series of measures including 
ensuring new development includes appropriate mitigation. 

4.3	 It states that local landscape and heritage features should be 
conserved and enhanced and inform the master planning and design 
of new neighbourhoods; be positively managed to conserve and 
enhance their signi�cance and contribution to the character of the 
landscape; and be accessible to local communities for leisure and 
recreation.

4.4	 It also states that new developments should be set within a well-
designed and maintained attractive green setting and provide a 
variety of spaces to meet the needs of people and nature.

4.5	 Policy N8 sets out that development proposals must be informed by, 
and be sympathetic to, landscape character and quality. The policy 
also states that development should demonstrate that proposals 
with landscape and visual implications, should protect, conserve 
and, where appropriate, enhance:

�a. The elements of the landscape that contribute to the local 
distinctiveness of the area (including heritage assets, cultural 
character and biodiversity);

b. Historic elements of the present-day landscape that contribute 
signi�cantly to landscape character;

c. The setting and views of or from heritage assets, including 
conservation areas, Registered Parks and Gardens, Scheduled 
Monuments, Listed Buildings and assets identi�ed in the Historic 
Environment Record;

d. The locally distinctive pattern of landscape elements such as 
woodland, streams, hedgerows, trees and �eld boundaries.�

4.6	 The policy sets out that new development should reinforce and 
respect the character of the settlement and the landscape setting, 
through the design and layout that includes use of sustainable 
building materials and techniques that are sympathetic to the 
landscape.

NATIONAL LANDSCAPE CHARACTER
4.7	 The site is located within National Character Area Pro�le 61: 

Shropshire, Cheshire and Staffordshire Plain, as published by 
Natural England (2014). The Shropshire, Cheshire and Staffordshire 
Plain National Character Area (NCA) is an expanse of �at or gently 
undulating, pastoral farmland.

COUNTY LANDSCAPE CHARACTER
4.8	 The site is located within the �Settled Farmlands� landscape 

character type, as identi�ed in the Staffordshire Landscape 
Character Assessment. This landscape character type is described 
as:

��a landscape of mixed arable and pastoral farmland in which 
farming practices vary from low intensity, still retaining an intact 
ancient pattern of hedgerows and hedgerow trees, to areas of more 
intensively farmed arable and improved pasture.�

4.9	 Its sets out that: 

�This landscape has a very rural feel, with the small winding 
country lanes linking the large numbers of traditional style 
red brick farms and old settlements. Industrial and commuter 
development, however, are now generally impacting on this 
character quite strongly. General decline, both of settlement 
pattern and landcover elements, is resulting in long term 
irreversible changes to the overall character of the landscape.�

4.10	 Those factors considered to be critical to landscape character and 
quality are: 

��the loss of characteristic landscape features, the poor condition 
of those features that remain, and the relatively poor survival of 
characteristic semi-natural vegetation (i.e. ancient woodland and 
hedgerows, semi-natural grasslands and riparian and wetland 
vegetation).�

4.11	 The published character assessment also sets out �landscape 
restoration� policy objectives for this area. The site and its immediate 
context is not however located within either an �area of highest 
landscape sensitivity� or �landscape at risk of rapid loss of character 
and quality�.
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VISUAL AMENITY
4.12	 A series of photographic viewpoints have been taken that are 

representative of visual receptors in the area. These photographs 
illustrate the views towards the site in the context of the surrounding 
landscape. 

4.13	 Overall, views towards the site are generally limited to the local 
context by the mature network of vegetation, including woodlands 
and hedgerows associated with �eld boundaries, combined with the 
physical boundary of the M6 motorway corridor to the west, which is 
also vegetated.  

4.14	 At a local level, there are views of the site from Eccleshall Road itself 
and from the residential settlement edge of Stone. In local views, 
the site is typically seen in the context of existing and emerging new 
residential development as the allocated housing site to the east 
continues to be built out. This also includes recently built properties 
at Sweepers Avenue to the south of the site.  

4.15	 There are middle distance views to the site from more elevated areas 
to the south, for example from Walton Heath open access land and 
footpath; and from a byway along Pirehill Lane. Views from further 
south are limited by the undulating topography of the landscape to 
the south-west of Stone, which includes Pire Hill. 

4.16	 From the north there are middle distance views from Yarn�eld Lane 
looking across the Filly Brook valley to the rising topography of the 
valley side, including the site. Views from further north are limited by 
the combination of undulating topography and vegetation, including 
large woodland blocks such as that at Darlaston Park. 

4.17	 From the west, views towards the site are limited by the M6 
motorway corridor which passes through the landscape west of the 
site. The motorway is in cutting near Micklow House Farm, is at 
grade further north and passes over the railway line to the north-
west of the site. The motorway corridor is well vegetated in this 
location. 

4.18	 From the east, views are generally limited by the settlement pattern 
of Stone, although there are some potential longer distance views 
towards the site from higher ground north-east of Little Stoke.
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Viewpoint photograph locations  .  Not to scale
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View looking north-west towards the site from Eccleshall Road

View looking east towards the site from Eccleshall Road

1

2
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View looking north across the site from the boundary hedgerow along Eccleshall Road 

Approximate extent of site 

View looking south-east from Yarn�eld Lane
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4

Page 54



11

View looking south-west from Pingle Lane

Approximate extent of site 

Approximate extent of site 

View looking north-west from Common Lane
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View looking looking north-west from Pirehill Lane

View looking north-east towards the site from Eccleshall Road
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Approximate extent of site 

Approximate extent of site 
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LANDSCAPE ANALYSIS
4.19	 The constraints and opportunities for the site and its surrounding 

landscape context have been identi�ed following the review of 
baseline information on landscape and visual matters. 

4.20	 The constraints for the site are considered to be:

�	 Albeit relatively limited, the local PROW network (providing 
recreational opportunities for potential high sensitivity visual 
receptors); and

�	 The relationship between the site and surrounding countryside, 
including its position on the southern slope of a small valley (Filly 
Brook) and the requirement to keep development away from the 
site�s high point to reduce potential visual impact; and

�	 The existing hedgerow and tree network, including a small woodland 
copse along the eastern boundary of the site, and the requirement 
for appropriate setbacks to retain and protect it.

4.21	 Landscape and visual opportunities can be summarised as follows:

�	 The site itself is not subject to any statutory landscape planning 
designations;

�	 The physical and visual relationship of the site to the existing and 
emerging settlement edge, including the backdrop of new housing 
development in local views towards the site;

�	 The presence of the M6 motorway corridor which acts as a detractor, 
and the future baseline scenario of the High Speed 2 rail line which 
will occupy land to the west of the site, reducing the susceptibility of 
the landscape at a local level;

�	 The presence of mature vegetation across the local landscape 
including hedgerows, hedgerow trees, woodland associated with 
the stream valley to the north and some woodland blocks, in 
combination with the undulating landform, helps to minimise the 
visual envelope of the site and contributes to the capacity of the site 
to accommodate development; and

�	 Existing vegetation throughout the site itself, including hedgerows 
and a small woodland copse, providing opportunities to enhance this 
through a comprehensive landscape strategy.

LANDSCAPE CAPACITY
4.22	 In relation to landscape and visual matters and as set out in the 

Guidelines for Landscape and Visual Impact Assessment (3rd 
Edition), landscape susceptibility is the ability of a landscape 
to accommodate change without undue consequences for 
the maintenance of the baseline situation. Different types of 
development can affect landscapes in different ways; therefore, 
landscape susceptibility is speci�c to the type of development 
proposed (i.e. in this case, residential use).

4.23	 In terms of the susceptibility of the site and its immediate landscape 
context, local landscape character is in�uenced predominantly by a 
combination of transport corridors including the railway line and M6 
motorway, as well as the B5026 Eccleshall Road (the main route into 
and out of the settlement on this edge of Stone); and the settlement 
edge itself, including emerging development to the east of the 
site and recently built development to the south. Local vegetation 
patterns include a strong hedgerow and hedgerow tree network and 
some woodland blocks.

4.24	 Whilst the topography of the site itself on the southern slope of 
the Filly Brook stream valley allows middle distance views from 
the north, the landform of the wider context in combination with 
woodland blocks, built form and �eld boundary vegetation means 
that the visual envelope of the site is limited. 

4.25	 The site and its immediate context are also in�uenced by extensive 
(and future) reference to the type of development proposed (i.e. new 
housing) to the east and south of the site. The presence of the M6 
motorway corridor as a detracting feature, and the future baseline 
scenario of the High Speed 2 rail line which will occupy land to the 
west of the site, also has an in�uence.

4.26	 Elements such as hedgerows and trees can be addressed 
by appropriate stand offs between proposed built form and 
vegetation. Therefore, opportunities are available to retain these 
landscape elements where possible as part of a scheme, reducing 
susceptibility; there are also opportunities for the creation and 
enhancement of new green infrastructure and landscape planting 
which would be bene�cial to the local landscape character and this 
would also reduce susceptibility.

4.27	 Overall, it is considered that in relation to the matters described 
above, the site and its immediate context (i.e. the local landscape 
character) is generally of low susceptibility in landscape terms to 
the type of development proposed. It is considered therefore that it 
retains capacity for development in landscape and visual terms.
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LANDSCAPE & VISUAL STRATEGY
4.28	 The key elements which should be incorporated into a landscape 

strategy for the site are summarised as follows. 

DEVELOPMENT ENVELOPE
4.29	 The development envelope is in�uenced by the landscape and visual 

constraints and opportunities described earlier in this report. 

4.30	 To the north the envelope is de�ned by an offset to the boundary 
with the railway line and the existing green infrastructure (including 
hedgerows and a tributary to Filly Brook). Here, the sites� low point 
will provide drainage and attenuation. 

4.31	 To the west the development envelope is de�ned by an offset to 
the existing boundary vegetation to allow for additional structural 
landscape planting. This will enhance the existing landscape 
framework in order to provide screening and �ltering of views both 
into the site from the wider landscape and some amenity protection 
bot from the M6 motorway corridor and from the HS2 rail line for 
residents of the proposed development.

4.32	 To the east the development envelope is in�uenced by the woodland 
copse, which is a distinct landscape feature on the site, and the 
rising topography of the site which reaches ca. 115-120m AOD 
along its eastern boundary. As a result, the development envelope 
is set broadly below the 115m contour line to reduce potential 
visual impacts and create new public open space that will connect 
seamlessly with that consented on the allocated site to the east. The 
proposals also allow for a potential local park and play space at the 
120m high point, where views to the surrounding landscape will be 
retained.

4.33	 To the south, the development envelope is in�uenced by views on 
the approach into the settlement, and as such it is set back from the 
south-western corner of the site. A proposed �frontage� landscape 
treatment will help to �lter and soften views of new housing along 
this edge. 

STRATEGY FOR EXISTING VEGETATION
4.34	 Around any potential development envelope, consideration will be 

given to the existing vegetation (including trees, hedgerows and 
hedgerow trees). Where possible these landscape elements will be 
retained and integrated. 

4.35	 Where existing vegetation is retained this will be subject to 
appropriate maintenance and management in order to conserve and 
enhance its structure and condition. Whilst not primarily a landscape 
and visual matter, the retention and management of vegetation, 
along with proposed landscape planting, will have bene�ts for 
biodiversity and ecology.

GREEN INFRASTRUCTURE & OPEN SPACE
4.36	 The retained areas of vegetation and new infrastructure planting (as 

described above) would help ensure that the built form of a proposal 
would be contained as much as possible in a robust and diverse 
framework of green infrastructure. A strategy for retaining existing 
vegetation combined with proposals for extensive landscaping would 
result in a landscape context for any future proposals which show a 
variety of stages of establishment and maturity. This would enhance 
the quality of a proposal and help to integrate the site with the local 
landscape character. 

LANDSCAPE SCHEME & DETAILED DESIGN
4.37	 All proposed landscape mitigation would be subject to a high-quality 

detailed landscape scheme that will ensure that the functions of the 
landscape components are delivered; this will also re�ect positively 
on the design quality of the proposed development as a whole and 
allow any new development to tie in and complement the emerging 
new residential edge to the east. At detailed design the selection of 
species for trees and woodland will refer to native species as well as 
those present in the context of the local landscape.
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05
EMERGING PROPOSALS

SITE & CONTEXTUAL CONSIDERATIONS
Access

5.1	 At present there are no access points into the site along the 
southern boundary with Eccleshall Road. A pedestrian footway to 
Stone is planned along northern side of Eccleshall Road associated 
with the housing allocation currently under construction. This will 
fall approximately 65m short of the south eastern extent of the 
site, however the presence of a generous grass verge provides 
opportunity for this to be extended. A pedestrian footway is available 
to the south of Eccleshall Road from Horn Lane. No public rights of 
way cross the site itself.

Landscape
5.2	 The site is located outside of the Green Belt and comprises of three 

�elds, each marked by internal hedgerows and a number of mature 
trees. Views towards the site are generally limited to the local 
context by the mature network of vegetation, including woodlands 
and hedgerows associated with �eld boundaries, combined with the 
physical boundary of the M6 motorway corridor to the west, which 
is also vegetated.  At a local level the site is typically seen in the 
context of existing and emerging new residential development as the 
allocated housing site to the east continues to be built out.

Ecology
5.3	 Field boundaries and perimeter edges are generally de�ned by 

hedgerows. These, together with hedgerow trees, two small tree 
groups to the west of the site and a proportion of Micklow Wood to 
the eastern boundary are assumed to be likely of most ecological 
sensitivity. Micklow Wood, centrally located, along the eastern 
boundary is recognised as a Site of Biological Importance (SBI). The 
initial Development Framework Plan offsets new development from 
the SBI and the majority of the other features/ areas and signi�cantly 
compensates for those which are lost.

5.4	 The site lies within a 15km buffer associated with Cannock Chase 
Special Area of Conservation (SAC). An existing Cannock Chase SAC 
mitigation strategy requires �nancial contributions towards projects 
within Cannock Chase to mitigate recreational pressures.

Heritage
5.5	 The site is not located within or adjacent to a Conservation Area. In 

addition, there are no listed buildings within or within the vicinity 
of the site. It is recognised that the site lies within a Historic 
Environment Record Area (HER) relating to an area of water meadow.

Flood Risk
5.6	 Environment Agency mapping con�rms the site falls entirely within 

Flood Zone 1 and suggests that far western area of the site is the 
most susceptible to surface water �ooding.  

Topography
5.7	 Site low points have been estimated and are assumed to be located 

towards the north and west of the site. Site topography is not 
considered to pose a signi�cant constraint to development.

Land Uses
5.8	 Agricultural land extends to the north, west and south-west of the 

site. A recently constructed residential development is located to the 
south east of the site to the south of Eccleshall Road and further 
residential development is currently being constructed by a number 
of housebuilders to the east of the site. The site excludes all land 
safeguarded for HS2.

Utilities and services
5.9	 None known or taken into account at this stage.

INDICATIVE PROPOSAL
5.10	 The initial Development Framework Plan produced is landscape led. 

The site provides an opportunity to provide approximately 575-630 
dwellings (at between 37 and 40 dwellings per net hectare), a potential 
new primary school and a signi�cant new green infrastructure network 
that provides an opportunity to deliver equipped play, natural play, 
community garden and a range of new habitats to support wildlife. 
The proposal seeks to protect Micklow Woods and ensure seamless 
integration with development currently under construction to the east of 
the site.

Key Principles
�	 Primary site access achieved via Eccleshall Road;

�	 Primary vehicular movement, providing access to wider movement 
infrastructure;

�	 Secondary streets serving clusters of development;

�	 Outward facing development providing natural surveillance over newly 
created public open space;

�	 Centralised public open space to blend seamlessly with neighbouring 
consented development providing a coherent scheme with strategic 
centralised greenspace;

�	 Green movement corridors providing foraging routes for wildlife and an 
enhanced ecology infrastructure;

�	 Cycle and pedestrian movement routes utilising the newly created 
green corridors;

�	 Possible cycle and pedestrian connections to neighbouring 
development;

�	 Safeguarded land for HS2 development to north and west of site;

�	 Potential location for ��rst school� of up to 0.78 Ha;

�	 Utilised site low points for Sustainable Drainage (SuDS);

�	 Maximum retention of existing green vegetation;

�	 Location for potential community garden for new and existing residents;

�	 Potential location for community orchard for new and existing 
residents;

�	 Proposed frontage landscape on approach to Stone; and

�	 Proposed landscape structural enhancements to western boundary.
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SUMMARY
6.1	 The Council has commenced work on a review of the Local 

Plan. This document is intended to a comprehensively review 
the vision, strategic objectives, development requirements, 
spatial development strategy and policies for shaping detailed 
development proposals. 

6.2	 Stone is the second largest settlement within Stafford Borough 
and recognised as a sustainable location for growth. There are a 
good range of services and facilities available within the town and 
further investment in these services and associated infrastructure 
is planned and could be further supported by planned growth. 

6.3	 Bloor Homes� emerging proposals for land at Eccleshall Road 
would be capable of contributing positively to meeting the housing 
needs of the Borough to 2040 within the sustainable settlement of 
Stone.

6.4	 Land at Eccleshall Road would deliver up to approximately 600 
dwellings with access achievable from Eccleshall Road. There 
would be the opportunity to provide for a range of dwelling types 
and sizes at a density that would respect the adjacent pattern 
of development on the modern developments currently under 
construction to the east and the south of the site. Land at Eccleshall 
Road represents the logical location for meeting the development 
needs within Stone to 2040. 

6.5	 The initial assessments on matters such as heritage, landscape, 
drainage, �ooding and transport contained within this Promotional 
Document indicate that there are no overriding constraints which 
would restrict development in this location.

6.6	 Bloor Homes is continuing to commission further surveys and other 
related work to re�ne the proposals for land at Eccleshall Road. 
As part of this re�nement process it is Bloor Homes� intention to 
engage with the Council and other stakeholders to discuss the 
range of issues associated with a housing proposal of this type.

06
CONCLUSIONS
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5.  SUSTAINABILITY & CLIMATE CHANGE  

Question 4.A: Efforts to increase en ergy 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 

th is 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 ca n be introduced in the Local 

Pla n  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 planni ng 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 i s 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 t he 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 wa t er  standard than 

is specified in the statutory Building Regulations?  

5.4  Whilst it is commendable to deliv er 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 speed y 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 be en 

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

development pressures off the existing settlemen ts in the Settlement 

Hierarchy, that at least one Garden Community should be incorporated 

into the New Local Plan? Please explain your answer.  

6.39  With regard to the delivery of a t  least one Garden Community, Lovell  Homes 

considers this  would have a number of disbenefits  including  requiring significant 

investment in new infrastructure, relying on  long lead in times of a minimum of 5 -

10 years and increased uncertainty re lated to  delivery  assumptions  due to potential 

market saturation. The refore, it is contended that any proposed spatial strategy 

should not be heavily reliant upon the delivery of new Garden Communities.  With 

reference to our comments set out above in respect of  the housing requirement 

scenarios , and the potential for the Borough  to accommodate increased housing 

numbers to 20 40 , it is clear that there is scope for a wide range of sites 

geographically spread across the Borough  in accordance with the settlement 

hierarchy, without the need to rely on the possible inclusion of a Garden 

Community .  

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.  

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

housing need, Lovell  Homes considers  the  Growth Option s Scenario is the most 

appropria te option.  

6.41  Lovell  Homes supports the approach to partial catch -up in respect of headship rates 

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

6.42  Lovell  Homes 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 
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number or proportion of such bungalows for each development? Should 

the amount of land required for such bung alows be reduced be either 

limiting their garden size or encouraging communal/shared gardens? Is 

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 special ist housing within the Borough of Stafford?  

7.29  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.  

7.30  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 u se 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?  

7.31  Lovell  Homes has no view on whether ad ditional 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 achiev able? 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?  

7.32  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.  

7.33  Utilising the highest annual requirement of 746 dwelli ngs 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 
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Question 8.O: Do you consider that the approach detailed above will be 

beneficial to the smaller settlements  of the Borough of Stafford and their 

residents? Do you think it would be beneficial to only allow people the 

ability to build their own ho m es in smaller settlements if they have a 

demonstrable connection to the locality of the proposed development site?  

7.41  No comment.  
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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 - wid e shortage of new sporting 

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

swimming pool should be developed?  

8.18  Lovell  Homes consider p olicies will need to demonstrate  to be deliverable, and any 

future requirements will need to be just ified 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 pro gresses  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 infrastr ucture 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 

biodiversi ty 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 vehi cles, it is considered that more evidence 

is required. Whilst t he principle is supported  by Lovell  Homes , 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 th ese sites in Stafford Borough must contribute to a 

mitigation programme?  
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demonstrate d on the Feasibility Layout, residential development can come forward 

on this site avoiding the areas subject to floodplain. This is therefore not a 

constraint to development.  

10.18  The site is designated as Green Infrastructure on the Proposals Map for the Staf ford 

Local Plan. A large part of the site constitutes previously developed land associated 

with its historic use as a scrapyard  and t he site is overgrown and unattractive.  The 

site also serves no recreational value as there has never been any public access .  

10.19  Whilst the site does have links to the wider ecological network, notably the Doxey 

Marshes SSSI to the north, this is not a constraint to development  on this site  given 

green corridors for foraging wildlife and an enhanced ecology infrastructure to link 

in with the wider local network could be provided as part of any development  

proposals .  

10.20  The development proposals would significantly improve this underutilised and 

overgrown brownfield site, with the opportunity to create meaningful green and 

ecological l inks whilst providing new recreational benefits as part of the wider Green 

Infrastructure network in this area.  

10.21  It is considered that matters such as landfill and ground contamination and the 

Historic Environment Record can be addressed through a well -desi gned scheme 

and appropriate mitigation measures within the site.  

10.22  The findings of the various Technical Reports are summarised in the Promotional 

Document ( Appendix 2 ). The site is suitable for development.  

Summary  

10.23  Land at The Crescent, Doxey , Stafford is a suitable and sustainable location for 

residential development and represents a deliverable proposition, being available 

now and providing every prospect that approximately 1 09  dwellings can be 

delivered. The suitability of the site is furth er detailed within the accompanying 

Promotional Document at Appendix 2 . The proposal would make the best use of 

existing infrastructure and provides the opportunity to deliver new areas of open 

space, improvements to the local green infrastructure network and potential 

improvements to The Crescent Play Area.  
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11.7  Land at The Crescent , Doxey, Stafford  is promoted  by Lovell  Homes as a suita ble 

and sustainable location for residential development, representing a deliverable 

proposition, being available now and providing every prospect that approximately 

109  dwellings can be delivered. The site is aligned to the various spatial 

development str ategy 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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01
INTRODUCTION

INTRODUCTION
1.1	 The land at The Crescent, Doxey, Stafford represents a logical and 

appropriate extension to the County Town of Stafford. The site is 
sustainable, is well located to a wide range of existing services and 
facilities and offers an opportunity to deliver new homes alongside 
supporting infrastructure.

LOVELL HOMES
1.2	 Lovell is a leading provider of partnership housing. The company has 

expertise in housing-led regeneration including new-build, open market 
housing, refurbishment and planned maintenance. Lovell has over 40 
years� experience in partnership housing.

1.3	 Lovell has extensive experience in market sales projects, both nationally 
and regionally. Lovell have worked in many different areas, with differing 
requirements, market demands and demographics and have learnt how 
to develop a market sale scheme and produce, in each of those localities 
which meet the speci�c requirements.

DOCUMENT PURPOSE
1.4	 Stafford Borough Council (�SBC�) is currently consulting on their New 

Local Plan Issues and Options Document which sets out the range 
of issues facing the Borough and how, through a new strategic policy 
framework, they might be addressed. This includes the levels of housing 
required over the next 20 years (2020-2040) and how this provision might 
be distributed across the Borough.

1.5	 This Promotional Document demonstrates that the site to the north of 
The Crescent will form a logical extension to the area of Doxey in Stafford.

1.6	 This Promotional Document presents an analysis of the site and its 
surroundings. This includes a review of the current and emerging 
planning policy position. The Vision for the site, informed by a 
consideration of the constraints and opportunities is also set out, with 
an Indicative Masterplan demonstrating how the Vision can be achieved 
through a well designed scheme. The document concludes with a concise 
summary of the site, the proposed development and its key bene�ts.

1.7	 Overall, this Promotional Document presents a sustainable site to 
support the site�s future allocation through the New Local Plan.

Site Location  .  Not to scale
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02
PLANNING POLICY CONTEXT

NATIONAL PLANNING POLICY FRAMEWORK
2.1	 In July 2018, the Government published a revised National Planning 

Policy Framework (�NPPF�) which replaces the previous guidance 
published in 2012. This was updated in February 2019 and provides 
the overarching planning framework for England. Central to the 
Framework is a presumption in favour of sustainable development 
which is the golden thread running through both plan-making and 
decision-taking (paragraph 11). The Framework also seeks to boost 
the supply of housing and requires local authorities to plan positively 
for objectively assessed needs and maintain a suf�cient supply of 
housing land.

2.2	 Paragraph 8 of the NPPF sets out that sustainable development has 
three overarching objectives: economic, social and environmental. 
The proposed development accords with each of these objectives, 
contributing to building a strong, responsive and competitive 
economy, supporting strong, vibrant and healthy communities and 
continuing to protect and enhance the natural, built and historic 
environment.

2.3	 Chapter 5 of the NPPF sets out how local authorities should boost 
signi�cantly the supply of housing in order to deliver suf�cient 
supply of homes. The land north of The Crescent, Doxey, represents 
a deliverable site that is available, achievable and viable and would 
boost the supply of housing in the District.

DEVELOPMENT PLAN
2.4	 The Development Plan for Stafford Borough currently comprises of 

The Plan for Stafford Borough (2011 to 2031) adopted June 2014 and 
the Plan for Stafford Borough � Part 2 adopted January 2017.

2.5	 The Plan for Stafford Borough establishes the strategic policies for 
the Borough, notably the housing requirement, settlement hierarchy 
and the distribution of housing. The adopted Local Plan directed 
development of 7,000 homes at Stafford.

2.6	 Spatial Principle 3 of the adopted Local Plan sets out the sustainable 
settlement hierarchy for the Borough. The County Town of Stafford is 
identi�ed as being the at the top of the hierarchy, given it is located 
on the national road and rail network and has the highest level of 
services and facilities, which means it has the greatest potential to 
provide for major new development.

2.7	 The adopted Local Plan Policies Map identi�es the following 
designations for the site:

�	 Green Infrastructure

�	 Staffordshire Historic Environment Record

2.8	 The Plan for Stafford Borough identi�es a Strategic Development 
Location (SDL) to the West of Stafford. This SDL will deliver 
approximately 2,200 new homes, local retail facilities, public open 
space and green infrastructure (including new children�s play areas 
and multi-use games areas), social and physical infrastructure, 
primary school, community building and new areas of employment 
for new residents in the local area. The SDL will also support the 
delivery of the Western Access Improvements and associated 
transport improvements in the local area.

2.9	 A Concept Plan for the West of Stafford SDL is contained within the 
Local Plan alongside the �Burley�elds Masterplan� covering this SDL. 
The SDL adjoins the south of Doxey and therefore whilst not being 
within the SDL , the site at The Crescent is within close proximity and 
has good links to the SDL.

Policies Map  .  Not to scale
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2.10	 The new Local Plan is currently in an early stage of preparation. The 
Local Plan will include policies for the development and protection of 
land and site allocations for new development to meet future growth 
requirements. When adopted the new Local Plan will replace the 
current Local Plan in use.

2.11	 There is no Neighbourhood Plan covering Stafford or Doxey.

NEW LOCAL PLAN
2.12	 Stafford Borough Council has commenced work on a new Local Plan 

to replace the adopted Plan for Stafford Borough. The new Local 
Plan 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. The review process will also ensure 
consistency with the new National Planning Policy Framework 
(NPPF), which seeks a requirement for local planning authorities 
to keep their Local Plan up to date by undertaking a review at least 
every �ve years.

2.13	 The Issues and Options Consultation Document de�nes the Spatial 
Principles and subsequent Development Strategy for the new Local 
Plan considering a new settlement hierarchy and a number of 
growth options for delivering new housing and employment across 
the Borough. The Proposed Settlement Hierarchy in the Issues and 
Options Consultation Document continues to identify Stafford at the 
top of the hierarchy. Regarding Stafford it states that it is the

�Largest urban area in the Borough with a regionally signi�cant 
service centre role providing employment, retail and other 
facilities, and a key role in driving growth.�

2.14	 It also sets out a number of potential Growth Options. These Options 
range from identifying growth at the most sustainable settlements 
of Stafford and Stone only, dispersing development across the new 
settlement hierarchy, focussing all new development at new Garden 
Communities only, or a combination of a number of these growth 
scenarios.

2.15	 With regards to the majority of the potential growth options which 
seek to accommodate growth at Stafford, it is recognised that urban 
extensions and urban regeneration schemes would be required 
in Stafford as well as a range of medium and small sites to be 
allocated.

2.16	 In the context of the potential growth options set out and the new 
settlement hierarchy that has been identi�ed, it is clear that housing 
growth in Stafford will be required given it is identi�ed as Tier 1 of 
the new settlement hierarchy and therefore the most sustainable 
settlement in the Borough, this includes the area of Doxey.

Strategic Housing and Employment 			 
Land Availability Assessment

2.17	 The most recent Strategic Housing and Employment Land Availability 
Assessment (SHELAA) is the 2019 Update. The 2019 SHELAA Update 
considers land north of The Crescent, Doxey (site ID DOX01). The 
site is identi�ed as having a capacity for 76 dwellings. The SHELAA 
considers the site to be available and achievable, however not 
suitable.

2.18	 With regards to the suitability credentials of the site, it does lie 
outside of the settlement boundary but adjacent to the sustainable 
settlement of Stafford (Doxey) and in close proximity to public 
transport routes and many services and facilities.

2.19	 With regard to technical and environmental considerations, the 
SHELAA identi�es that the site is within the Flood Plain and is 
designated as Green Infrastructure. The suitability assessment 
goes on to identify the Historic Environment Record and presence of 
Land�ll. It is important to highlight that the area of Flood Plan lies 
outside of the area of the site being promoted for development, with 
the area of Flood Plain restricted to a small sliver of land running 
along the north and north eastern boundaries.

2.20	 The Stafford Green Infrastructure Strategy does not identify the site 
as being one of the Green Infrastructure Assets in Stafford Town. 
It identi�es the site as being part of the wider green network for 

Stafford, however there is no public access to the site and therefore 
provides no recreational bene�t. Note that the West of Stafford 
Masterplan seeks to deliver a signi�cant amount of new publically 
accessible Green Infrastructure in close proximity to the south of 
Doxey and the site.�

2.21	 A number of Initial Technical Studies have been undertaken, the 
�ndings of which are summarised  in this Promotional Document 
which address the points on suitability in the SHELAA.

HOUSING NEED
2.22	 The NPPF requires local authorities to identify a suf�cient amount 

and variety of land, that can come forward where it is needed, to 
support the Government�s aim of signi�cantly boosting the supply of 
homes.

2.23	 Paragraph 60 of the NPPF states:

�To determine the minimum number of homes needed, strategic 
policies should be informed by a local housing need assessment, 
conducted using the standard method in national planning guidance 
� unless exceptional circumstances justify an alternative approach 
which also re�ects current and future demographic trends and 
market signals. In addition to the local housing need �gure, any 
needs that cannot be met within neighbouring areas should also 
be taken into account in establishing the amount of housing to be 
planned for�.

2.24	 To determine the number of homes needed a local housing need 
assessment is required, conducted using the �standard method�. 
The standard method currently identi�es a local housing need for 
Stafford Borough of 408 dwellings per annum, including an uplift to 
take account of market signals and affordability. This is identi�ed as 
one of the six possible future housing need scenarios in the Issues 
and Options Consultation Document.
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THE SITE
3.1	 The site comprises Previously Developed Land (PDL) to the north 

of The Crescent in Doxey, Stafford, Staffordshire. It is a triangular 
shaped parcel of land and extends to approximately 3.1 hectares 
in size. The site is bounded by the West Coast Main Line railway 
along the north-east of the site. Residential development at The 
Crescent and Chetney Close is located directly to the south and 
south-west of the site. An area of open space, including a play area 
(The Crescent Play Area) is located directly to the south and west 
with Doxey Marshes, including the River Sow further to the north and 
west. Adjacent to the far eastern end of the site is a small extra care 
facility accessed via The Crescent.

3.2	 The site is currently overgrown, comprised of mainly dense and 
continuous scrub. A number of hedges and immature trees are 
present with more established trees typically along the site�s 
boundaries. The site also includes a large area of hardstanding 
situated in the west of the site, associated with its former use as 
a scrapyard. There is currently no public access to the site and it 
therefore serves no recreational value.

3.3	 Given its former use and existing areas of hardstanding, the site is 
previously developed land (brown�eld).

03
THE SITE

Historic aerial view of site (1971) Views within the site
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SURROUNDING AREA
3.4	 The site is located directly adjacent to the north eastern edge of 

the residential suburb of Doxey, Stafford. Stafford town centre lies 
c.1.3km south east of the site, which includes an extensive range of 
higher order services, facilities and employment opportunities. Also, 
within the vicinity of the site is Doxey and Tillington Marshes (SSSI), 
the West Coast Main Line and the M6 Motorway. 

ACCESS
3.5	 It is proposed that access to the site will be taken from The Crescent 

via an extension of Chetney Close, complemented by a separate 
pedestrian access at the western end of The Crescent. The new road 
would form a cul-de-sac, used to access the development.

SUSTAINABILITY 
3.6	 A local convenience store, takeaway restaurant and unisex hair salon 

are located within approximately a 335-metre walk to the south west 
on Doxey Road. 

3.7	 Doxey Primary School is located approximately c.65m south west 
from the site. The school is located on Doxey Road and can be 
easily accessed by walking along The Crescent and Walland Grove. 
The nearest secondary school is Blessed William Howard, located 
approximately 1.7m to the south east.

3.8	 Other local facilities include The Crescent Play area (located 
adjacent to the south west corner of the site) Doxey Hub Community 
Centre (located c. 370m west) and Doxey Universal Sports and 
Social Club (located c. 300m south east). Castle View Park is located 
approximately 350m to the south, which contains a multi-use games 
area and play area.

3.9	 Stafford town centre is located approximately 1.3km to the east. 
The town centre includes a number of large supermarkets, shops, 
Stafford College, parks and train station.

3.10	 There is a bus route along Doxey Road, with the closest bus stops 
located within approximately a 360m walk via Chetney Close and 
180m walk via Walland Grove. These stops are regularly served by 
buses to Stafford Town Centre.

3.11	 The closest train station is Stafford Station which can be reached 
from the site in less than 30 minutes by foot or via bus with a short 
walk. The station is well connected on the West Coast Main Line, 
offering routes to London, Birmingham, Manchester and Liverpool.

3.12	 The site is also within close proximity to the West of Stafford SDL 
located to the south adjoining Doxey. The SDL will deliver new 
employment development and improved connectivity in the local area 
which will bene�t existing and new residents at Doxey.
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Local facilities and connectivity  .  1:10,000
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CONSTRAINTS AND OPPORTUNITIES
4.1	 Analysis of constraints and opportunities has informed the 

development proposals. The key constraints and opportunities are as 

follows:

• 	 Existing vegetation within and along the site boundaries; 

• 	 Area of �ood risk adjacent to the site;

• 	 Railway line to the north of the site;

• 	 SSSI located to the north and north west of the site;

• 	 The ability to create safe, well considered, connection points into the 
local road network, including a pedestrian connection;

• 	 Walkable route to Doxey Primary School; 

• 	 Provision of Sustainable Drainage; and

• 	 Opportunities to enhance The Crescent Play Area via planning 
obligations.

Constraints and Opportunities  .  1:2000
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