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3.  DEVELOPMENT STRATEGY (Spatial Principles SP1-SP7) 

Key issue:    

 

Is  the  Development  Strategy  for  Stafford  Borough  soundly  based,  effective, 

appropriate,  locally  distinctive  and  justified  by  robust,  proportionate  and  

credible  evidence,  particularly  in  terms  of  delivering  the  proposed  amount  of  

housing,  employment  and  other  development,  and  is  it  positively  prepared  and  

consistent with national policy? 

 

No the plan for Stafford is not soundly based and fails to effectively deliver appropriate 

housing levels in so far as it has failed to account for adequate housing provision. This 

has emanated  from a reduction from the housing target identified in the previous RSS 

Panel Report. Concern is also raised in respect to the overlooking of potential housing 

sites within the control of developers who can help bring forward new homes to 

overcome the currently shortfall in completions and assist in ensuring a robust 5 year 

housing supply in the Borough .   

 

3.1  Spatial Principle 1: 

 

a.  Does  SP1  properly  reflect  the  presumption  in  favour  of  sustainable  development  set  

out in the NPPF? 

 

3.2  Spatial Principle 2: 

a.  How has the Council undertaken an objective assessment of housing requirements for  

the  relevant  housing  market  area,  and  does  the  Plan  fully  meet  the  objectively  

assessed needs for market and affordable housing within Stafford Borough, along with  

any unmet housing requirements from neighbouring authorities: 

 

i.  What is the basis, justification and methodology for the  level of proposed housing  

provision (500 dwellings/year), having regard to the supporting evidence (including  

the SHMA & SHLAA), recent population/household projections (including the 2011-based 

interim household projections) and Census results, and guidance in the NPPF  

(¶ 14, 17, 47-55; 159);  

 

 

The Policy SP2 indicates that the housing requirement is 500 homes per annum for the 

period 2011/12 to 2030/31. This is in comparison to the RSS panel report, which sought 

550 homes per annum over 20 years. This reduces the previous overall target down 

from 11,000 new homes to 10,000. In attempting to justify this the Council have stated 

in Paragraph B4.5 of (K1 Topic Paper B) that; “What is notable from these past figures 

is that the actual or proposed requirements have differed greatly….. The time has now 

clearly come to re-establish afresh the appropriate scale of housing for Stafford Borough”.  

 We dispute that this has differed greatly, the Plan should positively plan for new homes 

and paring down the figure does not assist and is contrary to the approach in the NPPF. 

 

Concern is also raised on the reliance on the latest housing projections as these are of 

limited value as they only extend for 10 years, which equates to only half of the plan 

period.   
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It is however clear and acknowledged within (K1 Topic Paper B)  that the requirement for 

growth has not gone away but has been stifled by the recession. In view of this and in order 

to be positively prepared and comply with Para 14 of the NPPF the higher figure should 

be retained to ensure  that the Local Plan can objectively meet assessed needs, with 

sufficient flexibility to adapt to rapid change. Although the RSS is revoked Authorities 

can carry over the RSS numbers if they wish. The Council acknowledge the  

RSS number had some credence up until very recently,  It is considered that sticking 

with the higher number is justified. This higher figure enables for a greater level of 

flexibility as required within the NPPF 14, particularly in view of the potential for a 

rapid change in the housing market, which has always been strongly influenced by in 

migration to the Borough.   

 

This approach also encourages wider economic growth through the delivery of new 

homes. It would therefore be a safer and more flexible strategy to retain the RSS figure 

and go for this higher target. This approach will also proportionally increase the 

delivery of affordable homes, which are not being delivered by the current slow 

completion rates.  

 

The resultant difference in the housing allocation is some 1000 dwellings over the 

period. The Authority have potential sites to accommodate this uplift in the housing 

requirement. 

 

ii.  What  is  the  current  and  future  5,  10  &  15-year  housing  land  supply  position,  in  

terms of existing commitments, future proposed provision, allowance for windfalls, and  

provision  identified  in  the  latest  SHLAA;  and  how  will  the  proposed  housing 

provision be  effectively  delivered in terms of Strategic Development Locations and  

other allocations?  

 

See below to iii) 

 

iii.  How  does  the  Plan  address  the  need  for  a  5/20%  buffer  to  5-year  housing  land  

supply,  as  required  by  the  NPPF  (¶  47)  to  significantly  boost  housing  supply,  and  

address past shortfalls in provision of housing?  

 

It is apparent that the plan is already falling to deliver and a shortfall is growing in 

respect to the five-year housing supply. The inability of the Authority to demonstrate a 

five-year housing supply and that they should be applying a 20% buffer was confirmed 

in a section 78 appeal APP/Y3425/A/12/2172968 at the Former Castleworks, issued in 

December 2012. (This Appeal is attached Appendix 1) also highlighted as does the AMR 

(C1) that based on the past 6 years delivery rates that the Authority has only once 

exceeded the 550 dwellings per annum figure set within the Phase II RSS Panel report. 

The Authority have set out in their housing trajectory (K1 Topic Paper C page 38) that 

they expect to increase completion rates above 500 from year four onwards. The ability 

to do this based on previous performance looks unlikely however, with an over reliance 

upon large sites delivering in Stafford. It is apparent from the completions data that it 

is the key service villages that are delivering the bulk of new homes. This is 

demonstrated by the summary table in the Publication (pre submission) version of the 

Plan for Stafford (A1) page 30. Para 6.54. where it states that there were  99  
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completions in the key service villages compared to only 119 completions in Stafford. In 

essence it is clear that in order to increase the likely delivery of homes in the Borough a  

higher proportion of homes are required to be allocated to the key service villages. The 

key service villages are where there is strong  demand  and it is suggested that an 

additional 1000 homes should be apportioned here, as this would increase delivery in 

the early part of the plan while larger urban extension sites in Stafford take time to 

implement. This will assist in  increases to building rates and would assist in achieving  

the annual target can be achieved.  To evidence this point of the developer led sites we 

have been promoting that is in the Key service village of Hixon is now the subject of an 

application for 81 new homes including for affordable provision ref  13/19249/OUT.   

 

iv.  Have  any  alternative  levels  of  housing  development  been  considered,  having  

regard to any significant and demonstrable adverse impacts of proposing increased  

levels of housing provision within Stafford Borough? 

 

Different levels of potential growth for Stafford Borough were considered in the 2009 

RSS Phase 2 review. These considered scenarios for growth of up to 13,000. it was 

concluded however that a figure of above 11,000 would be problematic. The increase of 

the overall target as we suggest from 10,000 to 11,000 (which should be expressed as a 

minimum target) would therefore fit with the work previously undertaken and not 

undermine neighbouring housing markets.  

 

b.  The  Plan  proposes  an  annual  target  of  about  8ha  of  employment  land  within  

Stafford Borough (160ha over the plan period):  

 

i.  What is the basis for this level of employment land provision, including the various  

economic scenarios, and how will this provision be delivered effectively in terms of  

existing commitments and future allocations? 

 

ii.  Would  the  proposed  level  of  new  employment  land  result  in  a  significant  

overprovision of land within the Borough, which could adversely affect the regeneration  

and economic prospects of nearby towns in the North Staffordshire conurbation?  

iii.  Has  the  Plan  properly  considered  the  balance  between  new  housing  and  

employment  development,  and  has  the  evidence  base  addressed  the  quantitative  

and qualitative elements of employment land provision? 

 

c.  Does  SP2  effectively  address  cross-boundary  housing  and  employment  issues,  

including  the  relationship  with  Stoke-on-Trent/Newcastle-under-Lyme  and  other  

authorities  in  north  Staffordshire;  South  Staffordshire,  Cannock  Chase,  Birmingham  

and  the  West  Midlands  conurbation;  other  adjoining  districts  and  rural  areas,  in  line  

with  national  policy  (NPPF;  ¶  178-181);  and  has  it  taken  account  of  the  strategies,  

plans, priorities and projects of adjoining local authorities and other bodies/agencies? 
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3.3  Spatial Principles 3, 4 & 5: 

 

a.  Does  SP3  establish  an  appropriate,  effective,  sustainable  and  soundly  based  

settlement  hierarchy,  reflecting  the  existing  and  future  role  of  settlements,  including  

the  County  Town  of  Stafford,  Market  town  of  Stone  and  Key  Service  Villages ,  and  

is this approach fully justified with relevant and up-to-date evidence? 

 

We support the settlement hierarchy and consider this is now sound, we however 

consider that the key service villages can accommodate more homes.  

 

b.  Does  SP4  establish  an appropriate,  effective,  justified,  sustainable  and  soundly  

based distribution  of  housing  growth  within  Stafford  Borough,  including  the  target  

levels  of housing  and  balance  between  Stafford  (72%;  7,200),  Stone  (8%;  800),  Key  

Service Villages (12%; 1,200)    and other areas  (8%; 800)?  Is the approach to a moratorium  

period realistic, appropriate, effective, fully justified and soundly based? 

 

SP4 should be amended in line with our suggested increase in the overall housing figure 

from 10,000 to 11,000 new homes with the additional 1000 homes being apportioned to 

the key service villages on account of their supply potential, increasing their 

apportionment to 2200 homes  20%).   

 

This would result in the following changes to the overall apportionment 

 

Stafford  (65 %;  7,200),   

Stone  (7.5 %;  800),   

Key  Service Villages (20%; 2,200)     

and other areas  (7.5%; 800)   

  

The approach of the imposing a moratorium as suggested at para 6.49 A1 (not in the 

policy) is considered doomed to failure and will result in planning by appeal across the 

Borough if the existing split is maintained.  

 

For example if completions in the key service villages exceed the 12% in the strategy 

target, then according to Para 6.49 (A1) a moratorium will occur on development in the 

key villages. It is already evident from the completions data that the key villages are 

delivering homes and this is where market demand is. These locations have the largest 

potential for medium sized development sites of between 30 – 100 dwellings (which is 

reflected in the contribution of 23% of the completions as at 31/3/2012 A1 page 30).   

 

We consider therefore that on this basis and the acknowledgment that a moratorium 

would be necessary the spatial distribution as set out in 6.54 is flawed at the outset. 

 

The situation would arise where due to market demand applications would be 

submitted with or without a moratorium and where the authority still did not have a 

five-year land supply then applicants would subsequently appeal, given the 

presumption in favour of sustainable development. In this circumstance the plan will be 

seen as out of date virtually from the point of adoption as the Authority cannot 

demonstrate a five-year supply of homes. This will result in subsequent pressure for the 

approval of applications in locations of demand.  
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This is underscored by the figures in 6.54 from which it is already clear that of the 1200 

requirement for the key service villages half of this number are already completed or 

committed. So in theory a moratorium could be in place from the early years of the 

plan. This make a nonsense of the distribution.  

 

In order to avoid this and ensure a plan led rather than appeal led situation  going 

forward the higher apportionment of the additional 1000 homes to the key service 

villages should overcome this real issue from occurring, by ensuring the potential for a 

5 year land supply to become established  within the early part of the plan period. This 

can be done either by the addition of a 1000 extra dwellings as above or if that is not 

accepted a redistribution from Stafford.  

 

c.  Does  SP5  establish  an appropriate,  effective,  justified,  sustainable  and  soundly  based  

distribution  of  employment  growth,  including  the  proposed  target  levels  of  

employment land development and the balance between Stafford (56%; 90ha), Stone  

(12%; 20ha) and other areas (32%; 50ha)? 

 

3.4  Spatial Principle 6: 

 

a.  How  will  SP6  help  to  achieve  rural  sustainability,  including  the  re-use  of  

redundant  buildings, new employment, public transport and housing mix? 

 

3.5  Spatial Principle 7: 

 

a.  SP7  indicates  that  one  of  the  key  elements  to  deliver  the  proposed  scale  and  

distribution  of  housing  and  employment  development  is  the  establishment  of  

Settlement  Boundaries  for  each  of  the  settlements  in  the  Sustainable  Settlement  

Hierarchy, either in this Plan (for Stafford and Stone) or in neighbourhood plans or the  

Site Allocations & Policies Document (for Key Service Villages). Is this an appropriate,  

effective,  justified  and  soundly  based  way  of  delivering  the  scale  and  distribution  of  

proposed development? 

 

b.  Are the criteria for establishing Settlement Boundaries appropriate, justified, effective,  

soundly based and consistent with national policy? 

 

c.  Are  the  criteria  set  out  for  considering  development  in  other  locations  appropriate,  

justified, effective, soundly based and consistent with Policies E2, E5 & C5 and national  

policy, including the balance between brownfield and greenfield sites? 

 

The criteria are out of step with the NPPF in that they indicate Brownfield sites should 

be developed ahead of the release of Greenfield land. This is not a proactive approach 

or likely to result in the delivery of the plan as many historic brownfield sites remain to 

be redeveloped for a reason, such a market desirability or high land reclamation costs.  

This text should therefore be removed from the policy as it will hamper the delivery of 

the plan. In the situation where there is no five-year land supply why would you be 

holding back Greenfield sites where it is apparent this is partly the reason for an 

insufficient land supply. 
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3.6  General: 

 

a.  Is the Development Strategy sufficiently flexible to respond to a variety of unexpected  

or changing circumstances in the future, and when will the Plan be reviewed? 

 

As below b. 

 

b.  Does the Development Strategy give sufficient strategic guidance and spatial direction  

about the scale, location, timing and implementation of new development, in order to  

guide subsequent Local Plan Documents and development decisions? 

 

It is considered that the plan lacks the flexibility to review the greenbelt. Consideration 

of a Green belt review should be incorporated.  

 

 

c.  Various  alternative  strategies  were  considered  during  the  preparation  of  the  Plan.   

Is the  proposed  Development  Strategy  the  most  appropriate,  effective  and  sustainable  

strategy for Stafford Borough, having considered reasonable alternatives? 

 

d.  Does  the  Key  Diagram  properly  illustrate  the  main  elements  of  the  Development  

Strategy, including the future pattern of development (including proposed housing and  

economic development), the settlement hierarchy and role of centres? 

 

No this should be amended to include the amend growth split we have proposed above 

in our answer to the Inspector’s question 3.3b  

 

 

 

 

Attach  

 

Section 78 appeal APP/Y3425/A/12/2172968 Former Castleworks, Castle Street, Stafford. 
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