
 

DAVID WILSON HOMES (MERCIA) 

 

THE PLAN FOR STAFFORD BOROUGH: PART 2 PROPOSALS  

 

HEARING STATEMENT – ISSUE 3  

 

JUNE 2016



DAVID WILSON HOMES 

Hearing Statement Issue 3 -The Plan for Stafford Borough: Part 2 
 

 

  Page 2 

 

1 ISSUE 3: SETTLEMENT BOUNDARIES: POLICY SB1 

1.1 Criteria for determining the proposed settlement boundaries: 

(i) Are the criteria set out in paragraphs 2.11-2.23 appropriate to define the extent 

of the areas within the settlement boundaries to accommodate the necessary 

development, so as to enable the delivery of the objectively assessed housing 

requirement for Strafford Borough, as set out in PSB1? 

1.1.1 No - Stafford Borough Council has not provided the methodology of how the extent 

of areas within the settlement boundaries to accommodate the necessary 

development have been set, so as to enable the delivery of the objectively assessed 

housing requirement. 

(ii) Are the boundaries drawn in accordance with these criteria? 

1.1.2 It has not been demonstrated by Stafford Borough Council what methodology has 

been applied to establishing the settlement boundaries and how the criteria has been 

applied.  

1.1.3 PSB1 indicates that settlement boundaries will be established in accordance with SP7. 

Policy SP7 indicates that “Settlement Boundaries will be established in accordance 

with the following criteria” and lists a number of criteria including considerations such 

as to ensure development is well related to the existing facilities, accessible by public 

transport and most sustainable in terms of impact on existing infrastructure or 

demonstrate that infrastructure can be provided to address development issues.  

1.1.4 As previously provided the representation by Wardell Armstrong for PSB2 the Land at 

Marlborough Road in Stone meets all the necessary criteria of SP7. Furthermore, 

Stafford Borough Council have also confirmed that the site meet the criteria of SP7 as 

indicated by a recent Decision Notice (Appendix 3) issued by the Local Planning 

Authority and a recent signed Statement of Common Ground (Appendix 4) for the 

recent Appeal (Appeal Ref: APP/Y3425/W/15/31362) for Land at Marlborough Road. 

1.2 Overall capacity within the proposed settlement boundaries: Is the overall capacity 

within the proposed settlement boundaries, having regard to the latest housing land 

supply situation, and taking into account constraints such as areas of importance for 

nature conservation, tree preservation orders and other environmental 

considerations, sufficient to satisfactorily accommodate the objectively assessed 

housing requirement for Stafford Borough, as set out in PSB1? 
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1.2.1 The overall capacity within the proposed settlement boundaries has not been 

confirmed by Stafford Borough Council. However, having regard to the latest housing 

land supply situation it is not considered that the proposed settlement boundaries will 

be sufficiently flexible or robust to satisfactorily accommodate the objectively 

assessed housing requirement for the Borough. PSB2 does not allocate residential 

development sites. Therefore, the adoption of the plan would not in itself contribute 

positively to improving the housing land supply position in Stafford Borough Council.  

Housing Delivery  

1.2.2 As part of the current Appeal on Land at Marlborough Road, Stone (Pins Ref:  

APP/Y3425/W/15/3136258) matters of housing delivery within Stafford Borough have 

been assessed in a great amount of detail.  The following is evident;  

• Dwelling completions in Stafford Borough have not met the minimum housing 

target set out in policy SP2.     

• Stafford Town (Figure 2) - The number of dwelling completions in Stafford 

Town has not met the minimum housing targets set out in policy SP4 for the 

settlement.  

• Stone Town (Figure 3) - The number of dwelling completions in Stone Town 

has not met the minimum housing targets set out in policy SP4 for the 

settlement.  

• Key Service Villages and Rural Areas (Figure 4) – The total number of dwellings 

completed within the last 4 years within Key Service Villages and Rural areas 

(719 dwellings) exceeds the numbers of dwellings completed in Stafford Town 

(677 dwellings) for the same period. This is considered a trend which has a 

negative impact on the objectives of SP4. The number of dwellings completed 

in Key Service Villages and Rural areas has continued to exceed that planned 

for, and is increasing.  

 

 

 

 

 

 

 



DAVID WILSON HOMES 

Hearing Statement Issue 3 -The Plan for Stafford Borough: Part 2 
 

 

  Page 4 

 

Figure 1: Dwelling completions in Stafford Borough 

 

 

Figure 2: Dwelling Completions in Stafford Town  

              

Source: Stafford Borough Council Land for New Homes 2012, 2013, 2014 and 2015 

(rounded upward) 

 

Figure 3: Dwelling Completions in Stone Town  

             

Source: Stafford Borough Council Land for New Homes 2012, 2013, 2014 and 2015 

(rounded upward) 
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Figure 4: Dwelling Completions in Key Service Villages and Rural Areas 

              

Source: Stafford Borough Council Land for New Homes 2012, 2013, 2014 and 2015 

(rounded upward) 

1.2.3 Housing completions within Stafford Borough Council between 2011 and 2015 

amounted to 1,570 dwellings. Of this housing completions within Strategic 

Development Locations between 2011 and 2015 have been restricted to only 42 

dwellings (Source: Stafford Borough Council Land for New Homes- 2011-2015) or 

approx. 2.5% of all completions. It is very clear that in terms of actual completions that 

the Borough is highly reliant on windfall developments rather than Strategic 

Development Locations in trying to meet the minimum housing numbers as set out in 

PSB1.   

Affordable Housing Delivery  

1.2.4 As part of the current Appeal on Land at Marlborough Road, Stone, Tetlow King on 

behalf of David Wilson Homes (Mercia) have considered affordable housing delivery 

and affordable housing land supply within the Borough.  It is clear from the table 

below that there has been an acute shortfall in affordable housing numbers being 

delivered. Between 2011 and 2015 - a shortfall 499 affordable homes in fact 

throughout Stafford Borough.  
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Table 1: Affordable Housing Delivery   

Affordable 

Housing Delivery 

Year  

Affordable Housing 

Completions  

Affordable Housing 

Requirement  

Shortfall in Provision 

of Affordable Homes 

2011/12  83  210 127 

2012/13  48  210 162 

2013/14  91  210 119 

2014/15 119  210 91  

Total  341  840 499 

Source: SBC AMRs 2011-2015 and Stafford Borough 2012 Strategic Housing Market 

Assessment 

5 Year Housing Land Supply  

1.2.5 As part of the current Appeal on Land at Marlborough Road, Stone, RCA Regeneration 

on behalf of David Wilson Homes (Mercia) have recently considered the 5 year 

housing land supply position within Stafford Borough. The Proof of Evidence indicates 

that the Council cannot currently demonstrate a 5 year housing land supply. The Proof 

of Evidence demonstrates the following constrained supply for Strategic Development 

Locations over the next 5 years.  

Table 2: RCA Regeneration Review of Delivery in SDLs 

 Council’s view on 5 

year delivery (2016) 

RCA view on 5 year 

delivery 

Difference 

Northern SDL 610 250 -360 

Western SDL 630 170 -460 

Eastern SDL 478 418 -60 

Stone SDL 270 80 -190 

Total 1,988 918 -1,070 

 

Housing Land Supply (Plan Period)  

1.2.6 PSB2 indicates that in 2015 a total of 10,800 houses are either completed, have 

planning permission or are allocated as Strategic Development Location. Of these 

commitments approximately 60% (6,400 dwellings) are contained within Strategic 

Development Locations. Therefore, in terms of housing delivery the Borough is heavily 

reliant on the delivery of a limited number of Strategic Development Locations. These 

are broken down as follows. As outlined above these Strategic Development Location 

have only provided 42 dwellings between 2011 and 2015.  
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Table 3: SDL Allocations  

 Allocation  

Northern SDL 3,100 

Western SDL 2,200 

Eastern SDL 600 

Stone SDL 500 

Total 6,400 

 

1.2.7 It is very clear that the level of growth identified within each Strategic Development 

Location cannot be delivered in the manner projected within the Plan Period. The 

housing trajectory as provided by the most up to date Housing Land Supply Statement 

(2016) is unrealistic.  Examples of shortfalls are:  

• Northern Stafford SDL - The Councils housing trajectory suggest the delivery 

of 205 dwellings per annum between 2024 – 2031. This delivery rate would 

require at least 5 developers to be achieved. However currently there is only 

one developer Taylor Whimpey active on the site and only one sales outlet in 

situ and Taylor Wimpey are not dual branded, like other volume 

housebuilders. This build out rate is therefore unrealistic.  

• Western Stafford SDL - The site forms the route for the Western Access 

Improvement, which has not been subject to complete CPO along its full length 

for most phases and as such is in serious doubt in terms of delivery. The 

Stafford Borough Infrastructure Delivery Plan (2012) (Table 8.2) indicates that 

400 homes can be developed prior to completion of section 2 from Doxey Road 

to Martin Drive. The Council housing trajectory suggest the delivery of 143 

dwellings per annum between 2021 – 2031. This would require at least 3 

developers on site. This build out rate is also unrealistic. 

Affordable Housing Land Supply (Plan Period)  

1.2.8 PSB1 makes it clear that identified Strategic Development Locations are central to 

meeting affordable housing need. However, it appears that even with the Strategic 

Development Locations the level of affordable housing delivery will be well below the 

identified need for Stafford as set out in the SHMA which identified a need for 2,980 

affordable homes in Stafford Town (149 per annum across the 20 year Plan period). 
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Table 4: Proposed Affordable Housing Land Supply in Stafford Town SDL’s    

SDL Total Dwellings Affordable Housing 

Requirement   

Affordable 

Housing Number 

North Stafford SDL 3,100 30% 930 

West of Stafford SDL  2,200 30% 660 

East of Stafford SDL 600 30% 180 

Total 5,900 30% 1,770 

Source: Stafford Borough Local Plan – Policy Stafford 2 – North of Stafford, Policy 

Stafford 3 – West of Stafford and Policy Stafford 4 – East of Stafford  
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Table 5: Committed Affordable Housing Land Supply in Stafford Town SDL’s (2015) 

SDL 

(Affordable 

Housing 

Requirement) 

Planning 

Permission 

Reference  

Total 

Dwellings 

Permitted    

Affordable 

Housing 

Number 

Required 

Current 

Affordable 

Housing 

Provision (S106 

Agreements)  

Current 

Shortfall in 

Affordable 

Housing Land 

Supply 

Notes  

North Stafford 

SDL 

(930 units) 

10/13362/OUT  409 123 0 -123 The accompanying S106 Agreement 10/13362/OUT indicates that the owner shall 

not be required to provide any affordable housing in connection with or as part of 

the first 100 dwellings constructed on the land. The requirement for any affordable 

housing will subject to viability at every 100 dwellings thereafter and if viable then 

30% secured.  

13/18533/REM 257 77 0 -77 Outline consent stated that no affordable from first 100 dwellings constructed on 

the land. The requirement for any affordable housing will subject to viability at 

every 100 dwellings thereafter and if viable then 30% secured. 

14/20781/REM 152 46 0 -46 Officer report states that affordable housing is not required as trigger in S106 not 

reached. 

14/21007/FUL 66 20 0  -20 The planning officer’s report has confirmed that the planning application was 

accompanied by a viability appraisal and because of viability concerns a financial 

contribution of £134,372 toward off site affordable housing was accepted.   

15/23050/OUT 330 99 0 -99 Application was refused as not comprehensively masterplanned, no provision for 

education provision, flawed TA and absence of acceptable FRA. 

Western 

Stafford SDL 

(660 units) 

11/15998/OUT 80 24 24 0 Application was refused but allowed on appeal. 

14/20425/FUL 170 51 51 0 S106 shows 30% affordable secured. 

No new homes being constructed as yet and site preparation still underway at 17 

May 2016. 
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SDL 

(Affordable 

Housing 

Requirement) 

Planning 

Permission 

Reference  

Total 

Dwellings 

Permitted    

Affordable 

Housing 

Number 

Required 

Current 

Affordable 

Housing 

Provision (S106 

Agreements)  

Current 

Shortfall in 

Affordable 

Housing Land 

Supply 

Notes  

Eastern 

Stafford SDL 

(180 units)  

13/18697/OUT 261 78 78 0 Illustrative masterplan shows 261 units. S106 secures 30% affordable. 

13/18698/OUT 373 112 112 0 S106 secures 30% affordable. 

14/20318/REM 361 108 108 0 30% affordable secured. 

16/24075/REM 265 79 0 -79 Pending Decision 

Totals 1,359 408 265 -143 - 
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1.2.9 As outlined in the table above the anticipated delivery of affordable housing in 

Stafford Strategic Development Locations in Stafford Town will not occur in light of 

recent planning decisions, associated S106 Agreements and viability concerns. It is 

also estimated that taking into account all affordable housing land supply (both 

completions, allocations and planning permissions) within Stafford Town there is a 

substantial shortfall of affordable housing land to meet affordable housing needs.    

Table 6:  Committed Affordable Housing Land Supply in Stone SDL (2015) 

SDL (Affordable 

Housing 

Requirement) 

Planning 

Permission 

Reference  

Total 

Dwellings 

Permitted    

Affordable 

Housing 

Number 

Required 

Current 

Affordable 

Housing 

Provision (S106 

Agreements)  

Current 

Shortfall in 

Affordable 

Housing 

Land Supply 

Notes  

Stone SDL 

(200 units) 

13/19002/OUT  500 200 160 -40 The accompanying 

S106 Agreement 

10/13362/OUT 

indicates that the 

affordable housing 

percentage 

secured is just 32%   

Source: Planning Permission S106 Agreement for SDLs in Stone 

1.2.10 In the same way as outlined in the table above the anticipated delivery of affordable 

housing in Stone’s Strategic Development Location will not occur in light of recent 

planning decisions, associated S106 Agreements and viability concerns. It is also 

estimated that taking into account all affordable housing land supply (both 

completions, allocations and planning permissions) within Stone Town there is a 

substantial shortfall of affordable housing land to meet this development need.   

Neighbourhood Plan Proposals  

1.2.11 It is also evident that the PSB2 also includes several draft Neighbourhood Plan 

proposals for development which are at different stages of production. These include 

the schemes outlined in the table below. These scheme are proposed allocations being 

considered by several Neighbourhood Plan which currently do not benefit from 

planning permission. The PSB2 does not provide the details of these commitments and 

the level of housing growth proposed for each scheme in each settlement.  
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Table 7: Emerging housing commitments within draft Neighbourhood Plans   

Settlement  Site  Potential Total Dwelling 

Capacity   

Notes  

Draft Barlaston 

Neighbourhood Plan  

Former Wedgwood 

Memorial College 

57  

(at 30 dwellings per 

hectare)  

Former Wedgwood Memorial 

College Development and 

Design Guide August 2013 

Eccleshall 

Neighbourhood Plan 

Examination Report 

(September 2015) 

Several Sites  142  

(at 30 dwellings per 

hectare)  

While the Eccleshall 

Neighbourhood Plan does not 

allocate sites it does draw a 

settlement boundary around 

the village which includes 

sizable greenfield 

development opportunities 

 

1.2.12 It is recognised that Neighbourhood Plans should identify and respond to local housing 

needs and seek to deliver sustainable development in respective settlements. 

Neighbourhood Plans are likely to propose housing growth above that specified in 

PSB2.  

1.2.13 It is clear from the table above that housing growth is being promoted in the PSB2 in 

settlements lower down the sustainable settlement hierarchy. Therefore using SBC 

approach to “promote patters of development that are sustainable, growth should be 

distributed to reflect the % split established in Spatial Principle 4 (SP4)” then additional 

housing growth should be delivered within settlements of Stafford Town and Stone. 

1.2.14 If delivery in the Key Service Villages rises even further (which does not seem fanciful), 

then the PSB2 (in order to remain flexible) needs to encourage further development 

higher up the hierarchy (ie including at Stone).  Overall there is a further need for 

flexibility in PFS2.   

Conclusion  

1.2.15  Overall the capacity within the proposed settlement boundaries, having regard to the 

latest housing land supply situation is insufficient to accommodate objectively 

assessed housing needs for Stafford Borough, as set out in PSB1. Market and 

Affordable housing completions within the borough are clearly well below minimum 

requirements. The Borough relies in great measure on SDLs that are already proving 

difficult to deliver set against delivery projections. Housing completions within SLDs 

has been very limited. In terms of future supply it is clear the SDLs will not deliver the 
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level of affordable housing planned for within PS1.  The housing trajectory as provided 

by the most up to date Housing Land Supply Statement (2016) for SDLs is considered 

unrealistic  

1.3 Flexibility within the proposed settlement boundaries: Is there a case for flexibility 

within the proposed settlement boundaries in the light of the likely delivery of the 

housing requirement as set out in PSB1? 

1.3.1 Yes, for the reasons outlined above. The PSB2 places a significant constraint on 

sustainable locations and sustainable development which is contrary to the 

Framework to boost significantly the supply of housing.   

What should the appropriate level of flexibility be for Stafford Borough?  

1.3.2 In light of the existing evidence the level of flexibility should be high, in order to ensure 

existing and future development needs are met.  

Do the proposed settlement boundaries provide for this level of flexibility? 

1.3.3 No – The existing settlement boundaries seek to restrict development within all 

settlements identified in the sustainable settlement hierarchy as identified in Spatial 

Principle 3 (SP3) Stafford Borough Sustainable Settlement Hierarchy.     

If not, which settlements should have their boundaries extended to provide the 

required level of flexibility and where/by what amount? 

1.3.4 Both Stafford and Stone should have their boundaries extended as these settlements 

have been identified in the adopted Local Plan as the two most sustainable 

settlements in the Borough. These settlements have also been identified by the PSB1 

as appropriate for meeting strategic housing and employment needs of the Borough.     

1.3.5 Other Key Service Settlements may need to have their boundaries extended in a 

limited way on the basis on meeting local development needs.    

1.3.6 In terms of the amount of development that should be accommodated within each 

settlement this is a matter which should be considered in the round in light of 

identified need, delivery and viability considerations sustainability considerations 

using the criteria considerations outlined in SP7. However the Stafford Borough 

Infrastructure Stage 1 Final Report (July 2009) (Extract provided at Appendix 5) 

demonstrates that additional housing growth over and above the minimum of a 1,000 

dwellings in Stone (as identified in PSB)  can be accommodated in Stone and sufficient 

infrastructure exists to support this growth. The study tested the Marlborough Road 
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Site (Figure 3.1 Strategic Development Locations in Stone (Site SN3) and concluded 

that sites in the west of stone (including Marlborough Road) can be delivered in the 

short term with only local improvements to transport infrastructure (par.4.2.1).  

1.3.7 In light of this evidence and other considerations Stone as the second most 

sustainable settlement in the Borough can accommodate 2,000 dwellings within the 

Plan Period. In addition, the Marlborough Road site should be included within the 

settlement boundary.   

Specific settlement boundaries: In the light of the above considerations, are any of 

the proposed settlement boundaries inadequately drawn? If so, which of the 

following settlement boundaries should be redrawn, in terms of specific sites and 

development capacity? 

1.3.8 The proposed settlement boundaries have been inadequately drawn. In light of the 

above both Stafford and Stone should have their boundaries extended.  

1.3.9 The suitability of the Marlborough Road site for inclusion within the settlement 

boundary for Stone has been assessed using the criteria set out in policy Spatial 

Principle 7 (SP7) of the adopted Stafford Borough Local Plan in previous 

representation made by Wardell Armstrong to the Plan for Stafford Borough Part 2.  

1.3.10 As part of the current Appeal on Land at Marlborough Road, Stone (Ref:  

APP/Y3425/W/15/3136258) Stafford Borough Council in a signed Statement of 

Common Ground have agreed that the Marlborough Road Appeal proposal site 

complies with policy SP7, which is consistent with Stafford Borough Council reasons 

for refusal.   This demonstrates that the proposed restricted development boundary 

for Stone conflicts with a planned development site that is meets policy tests. 
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Appendix 3 

Decision Notice  
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Appendix 4 

Marlborough Road Inquiry - Statement of Common Ground 
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Appendix 5  

Extract from Stafford Borough Infrastructure Strategy 
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