STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT

1. INTRODUCTION AND GENERAL

11 THE PURPOSE AND GENERAI AIMS OF THE PL AN |
Objection Nos: 0407/13 R Oldacre; 0948/08 & /11 A G Simmons; 1429/01 DOE; 1497/02 &
/04 Stafford FOE.

The Objections

. The aim to ensure an appropriate level of infrastructure is unrealistic.

. Need to maintain and improve accessibility.

. Lack of clarity concerning the need to reduce travel.

. Need to safeguard the environment for present and future generations.

Conclusions

111 According to R Oldacre as Stafford is already overdeveloped and its current

infrastructure cannot cope with existing demands, development cannot ensure that an appropriate
level of infrastructure is provided. | accept that the Plan acknowledges that even with no new
development or road improvements, all but two of Stafford's radial routes will be operating in
excess of their theoretical capacity. However, while measures may well be needed to respond to
this, | consider it is reasonable to ensure that where development does take place, infrastructure
related to the scale and nature of the project, is provided. In this context, | find the disputed aim
acceptable. | have much sympathy with the reasoning underlying the same objector's suggestion
that no development be permitted unless it contributes to a reduction in pollution levels.
Nevertheless, in my view, this measure would not be appropriate given that the development
requirements for the Borough have already been established in the approved Structure Plan.

1.1.2 In seeking the substitution of the aim to maintain and improve the provision of all
forms of transport by one to maintain and improve accessibility, A G Simmons and Stafford
FOE submit that not all forms of transport are sustainable. While the Council accept the latter
point, no amendment is proposed.

1.1.3 To my mind, the aim in question does not sit comfortably with those highlighted
in PPG13, namely to reduce the length and number of motorised journeys, to encourage
alternative means of travel which have less environmental impact, and to reduce reliance on the
private car. In certain circumstances therefore, it may well be appropriate to discriminate against
certain modes of transportation in favour of others. Accordingly, | consider the objectors' aim,
which | find sufficiently clear, would be more fitting.

114 The Council accept this section of the Plan makes no mention of reducing the
need to travel. However, while the Suggested Changes include such a reference (which 1
commend), and there are others elsewhere in the Plan, | agree with DOE's view that this matter
ought to be identified as one of the Plan's stated purposes.
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1.15 As regards the reference to sustainability in purpose (€), | accept that it is possible
to infer that the comment is meant to apply to the present as well as future generations.
Nevertheless, my view is that greater clarity would be added if this was made more explicit as A
G Simmons and Stafford FOE suggest.

Recommendation
1.1.6 I recommend that the Plan be modified by:

i. the insertion of the additional text on page 2 in accordance with the
Suggested Changes;

ii. the deletion of the aim to ** maintain and improve the provision for all forms
of transport and movement™* and the substitution therefor by **maintain and improve
accessibility';

iii. the addition of an additional purpose, namely to reduce the need to travel,
particularly by private car;

iii. the insertion in purpose () of the words "*present and™* between "that'* and
“future™.

*hkkhkhkkkikkkhkkhkkkhkhkkikkihkkkikiik

12 GENERAI DESCRIPTION OF THE BOROUGH
Objection Nos: 0948/09 & /10 A G Simmons; 1497/03 Stafford FOE.

The Objections

. Inaccurate reference to motorway junction 14.
. Inappropriate subjective remark.

Conclusions

121 As M6 junction 14 lies on the north-western edge of Stafford, whereas the
southernmost part of the Plan area is very close to junction 13, | find the objectors' concern about
the accuracy of the text well founded. | consider it should be amended accordingly.

122 The description of the Borough as "an environmentally attractive place" reflects
my impression of the Plan Area overall. Nonetheless, although the paragraph which this phrase
prefaces sounds a cautionary note, my opinion is that this essentially subjective generality could
be taken to imply an element of complacency. To my mind, amended text, on the lines
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suggested by the objectors, would be better.
Recommendation
123 I recommend that the Plan be modified by:

I. the deletion of the reference to M6 junction 14 being on the southern boundary
of the Borough and the insertion of text which more accurately reflects the Borough's
location in relation to the motorway junctions;

ii. the deletion of the phrase **Stafford Borough is an environmentally attractive
place in which to live and work™ and the insertion of text on the lines of that included
in objections Nos 0948/09 and 1497/03.

*hkkhkhkhkhkhhkhhkhkhkhhhhkhiiik

13 DEVEIL OPMENT STRATEGY

Objection Nos: 0327/24 St Modwen Developments Limited; 0386/01 & /02 The Chebsey Estate
in Administrative Receivership; 0387/33 Barratt West Midlands Limited; 0407/14 R Oldacre;
0536/06 Mr & Mrs A B Hames; 0701/07 Mr & Mrs C H Kelly; 0906/01 The Biotechnology and
Biological Science Research Council; 0948/07 A G Simmons; 1404/04 Mr & Mrs L Morris;
1405/02 E A Hope; 1424/04 P Williamson; 1446/05 Mr & Mrs D R Rowley; 1447/04 M
Howard; 1497/05 Stafford FOE; 1781/05 A Loran; 1947/07 Mr & Mrs J W Morris; 1953/06 D
Scriven; 1958/07 A J Thomas; 1963/04 A E Hayward; 1964/06 Mr & Mrs W H Hawkin;
1968/07 R Morton; 1974/07 R T D Talbot; 1980/04 D Hulme; 1982/04 M Pickstock; 1983/07
Mr & Mrs C Rich; 1991/06 E Munson; 1992/04 R D Tuck; 2000/07 M William; 2016/05 Mr &
Mrs D Creswell; 2018/34 Berkswich PC.

The Objections

. Omission of new settlement option.

. Allocations in Stafford are disproportionately low.

. Absence of a specific rural settlement strategy.

. Inappropriate direction of development to Stafford.

Conclusions

131 As regards new settlements, | acknowledge that Structure Plan Policy 68

provides for housing development to be accommodated in this manner. I am also mindful that the
EIP Panel felt there was scope for a larger new settlement in Stafford District. However, this is
not mandatory; the policy merely states that District Councils "may consider" this option. It
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seems to me therefore that whether the matter is aired is for the discretion of the District
authorities, either individually or jointly, a view endorsed by the Secretary of State in his notice
of approval of the Structure Plan.

1.3.2 In this instance, | am satisfied that due consideration has been given to the issue.
Although the reference to new settlements in the Plan is fairly brief, | consider the reasons for
rejecting this option are sufficiently cogent. In so saying however, the site specific objections
made in this context still warrant due consideration. | deal with them subsequently.

133 A number of the objections concerning housing land are underpinned by a
broader criticism of the Plan's development strategy. Of particular concern is the absence of a
rural settlement policy and the reduced proportion of housing land allocated in Stafford and, to a
lesser extent, Stone, as opposed to the rural parts of the Borough. In this respect, my attention
has been drawn to the Consultation Draft version of the Plan which proposed that the bulk of
new housing be allocated in Stafford, whereas in the Deposit Draft, a more dispersed pattern of
development is provided for. 43.5% of the housing allocation is in Stafford, 11% in Stone and
37% in the rural areas.

134 While a number of the components of the Plan are mentioned in this section, my
view is that the principles underlying the development strategy and the relationship between the
urban and rural parts of the Borough are not set out as clearly as they ought to be. In my opinion
a concise exposition of the manner in which development is proposed to be distributed and the
strategy which lies behind it would add greater clarity to the Plan.

1.35 The evolution of the Plan’s approach to rural housing is chronicled in the Review
Reports. Likewise, the process by which selected settlements, i.e. those where a degree of
development would be acceptable in principle, by virtue of Policy HO4, were chosen, can also be
traced through the Review Reports. However, the rationale underlying the selection of the sites
allocated for housing in particular is less easy to discern. According to the Council, the
settlement evaluation exercise was neither intended for, nor used for, site consideration purposes;
settlement selection and site identification were separate exercises. The Plan is silent insofar as
the merits of the individual sites or the reasons why they were chosen are concerned.

1.3.6 A desire to use re-use or “brownfield' sites rather than greenfield ones is cited as
one of the factors underlying the choice of sites. However, my view is that, other than this, the
Plan as a whole is somewhat lacking insofar as a coherent development strategy and the
relationship between proposals in the rural and urban parts of the Borough are concerned. For
instance, some of the main development sites involve greenfield land and some of the rural
housing allocations are not in selected settlements.

1.3.7 Notwithstanding the criticism levelled at the methodology employed in
identifying the selected settlements, my view is that it does have has a certain logic. The
rationale underlying the allocations however, is far less readily apparent; a number appear to
have been made without reference to the function, size, social and physical infrastructure and
accessibility of the locations chosen. | see this as a fundamental weakness in the site led
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approach employed in the formulation of the Plan’s proposals.

138 | acknowledge that in approving the Structure Plan, the Secretary of State
indicated that the Borough's housing allocation could be accommodated through the examination
of urban and rural options (including a new settlement). In addition Structure Plan Policy 66
provides for housing development in rural settlements. | appreciate that PPG7 advises that new
housing will continue to be required in rural areas too. Indeed, both PPG7 and PPG3 state that in
many villages provision can be made for modest development without damage to the countryside
or to the settlement itself. | am also mindful that the gestation period of the Plan took place
against a backdrop of evolving national policy guidance and the current version of PPG13, to
which many objectors refer, was not issued until after the Plan had been placed on deposit.

1.3.9 I am concerned however that the guidance in PPG12 which advises authorities to
pursue policies which encourage the use of public transport in identifying areas for new
development and to locate housing in a manner which minimises car use for journeys to work,
school and other local facilities, does not appear to have been a weighty consideration in
determining the Plan's development strategy. | accept that the Government's “Sustainable
Development Strategy' and the desirability of reducing the need to travel advocated in PPG13 are
reflected in several of the Suggested Changes to the Plan. However these considerations have
not been accompanied by any amendments to the allocations of land, in particular the distribution
of the sites proposed for housing.

1.3.10 I find that incorporating the up-to-date advice somewhat selectively has led to
inconsistencies. Not only do certain of the proposals not reflect current government guidance,
but also they appear rather at odds with some of the amended aims of the Plan and its various
sections set out in the Suggested Changes.

1.3.11 While a key settlement or "main village' approach as advocated by Tarmac Midlands
Housing Division could help bring about a more coherent rural settlement strategy, I am not
satisfied that this is essential. To my mind what is needed is a clearly stated approach consistent
with current national and strategic guidance, including RPG11. While the quantum and precise
distribution of development in the wake of the latter are matters for future reviews of the
Structure and Local Plan respectively, my opinion is that the locational principles contained
therein are pertinent to this Plan.

1.3.12 According to the RPG, one of the means of promoting a sustainable pattern of
development is by co-ordinating policies for transport and other forms of development with the
aim of siting development at locations highly accessible by public transport. The RPG also
advises that outside the metropolitan area and the North Staffordshire conurbation, most
development should be focused upon the existing larger settlements. The benefits of siting new
development near public transport centres or along corridors well served by public transport are
also highlighted.

1.3.13 The advice in the RPG echoes that in paragraph 3.2 of PPG13. | accept that the latter
refers to Structure Plan policies, but to my mind it is equally relevant to a strategy for the
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distribution of housing in an authority such as Stafford Borough, large parts of which are rural in
nature. In my opinion particular regard ought to be paid to the following points of guidance:

. allocate the maximum amount of housing to existing larger urban areas;

. avoid any significant expansion of housing in villages and small towns where this
is likely to result largely in car commuting;

. avoid sporadic housing development in the open countryside, but promote

appropriate development in existing communities which can help sustain local
services and employment.

1.3.14 | consider the current policy guidance lends strong support to the argument that Stafford
in particular should be the main focus for development activity. Reasons for retaining Stafford
as the main focus for housing development are also set out in the Second Review Report [CD3.2
para. 2.46]. While the report acknowledges there may be valid demands and needs for
development outside Stafford too, my view is that these reasons continue to be pertinent and
ought to remain as weighty considerations.

1.3.15 No Structure Plan policy identifies Stafford as a focus for new development, nor does the
Secretary of State's approval letter advocate this either. Indeed he specifically removed housing
allocations for sub-areas of Districts from Policy 56, pointing out that the distribution of housing
allocations within Districts should be undertaken through the local planning process.
Nevertheless, as Structure Plan Policy 78 seeks to concentrate development in urban areas, my
view is that more emphasis ought to be placed upon Stafford and, to a lesser extent, Stone, which
possesses similar attributes, albeit on a smaller scale. To my mind such an approach would
accord with the main thrust of the locational guidance contained in PPG13, although to apportion
development on a percentage basis as Barratt West Midlands Limited advocate would be too
prescriptive.

1.3.16 1 accept there is a case for directing a proportion of development to the rural parts of the
Borough. PPG3 refers to housing sites being in areas where potential house buyers want to live
and the Structure Plan EIP Panel recognised that demand was high in the rural areas of the
Borough. However as | see it, development outside the main urban areas ought be more
explicitly related to the accessibility, function, size, social and physical infrastructure of the
settlements concerned, rather than the somewhat incoherent and inconsistent approach evident in
the Plan. | accept that the apportionment of housing to Stafford and Stone which the Plan
proposes is higher the percentage of the Borough's population who live in the two towns at
present. Nevertheless, my view is that the degree to which additional development is proposed
to be dispersed throughout the rural areas does not accord with the principles of sustainable
development as identified in PPG12 and amplified in PPG13.

1.3.17 | appreciate that the submission by R Oldacre is part of his thesis that Stafford is
overdeveloped, but having regard to the Structure Plan requirements for housing and
employment, together with the advice in PPG13 and RPG11, | see no reason to question the
principle of directing further development to Stafford.
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Recommendation
1.3.18 | recommend that the Plan be modified by:

I. the insertion of a more explicit exposition of the development strategy and the
rationale which underlies it, indicating that:

a. the urban centres of Stafford and Stone, but more particularly the
former, are to be the main focuses for development;

b. in the rural areas, the prime objectives in determining the location of
development are to reduce the need to travel, especially by car, to avoid sporadic
housing development in the open countryside, and to promote appropriate development
in existing communities which can help sustain local services and employment.

ii. that consideration be given to inserting additional supporting text in the
Housing Chapter so that the proposals are explicitly linked to the strategy.

*hkkhkhkhkhkhhkhhkhkhhkhhhiiiik

14 RESIDENTIAL DEVEL OPMENT BOUNDARIES (RDBs) AND RECOGNISED

INDUSTRIAL ESTATES (RIES)
Objection Nos: 0126/01 D R Parry; 1944/48-49 Second City Homes Limited.

The Objections

. Absence of explanation of how the selected settlements were chosen.
. Confusing status of urban land not covered by the designations.

Conclusions

141 The factors involved in the selection of settlements for RDB definition is
described in the Housing Chapter, and the rural settlements concerned are described individually.
However there is no clear definition of the term "selected settlement™ in the Plan. Moreover, the
Plan itself is silent insofar as the precise reasons for the selection of particular settlements
identified is concerned. Given the significance of selected settlements in the Plan, | see this as a
deficiency which ought to be rectified.

1.4.2 To my mind the role of RDBs and RIESs is made reasonably clear in the Housing
and Employment Chapters. However given the importance ascribed to the two concepts, |
consider greater clarity would be imparted into the Plan by the addition of a section explaining
the function and purpose of the two designations in the Introductory Chapter.
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143 | appreciate that the two concepts are somewhat different from the more
commonplace settlement boundaries which usually define the whole of a built-up area. However
it seems to me that their intent is rather different in that they define areas where specific policies
are intended to apply. | am satisfied therefore that in principle the concepts of RDBs and RIEs
are reasonable tools for controlling and guiding development. | deal with the question of the
appropriateness of applying the concepts to particular areas in my consideration of the objections
to Policies HO4 and EM2 and various site specific objections.

Recommendation

144 I recommend that the Plan be modified by the addition to the Introductory

Chapter of a section explaining the rationale behind and definition of selected settlements and
the function and purpose of RDBs and RIEs in relation to the Plan's development strategy.

*khkkhkhkhkkkkkkhkkhkkhkkhkikikkkkkkhikikx

15 SUSTAINABI E DEVEI OPMENT
Objection Nos: 0946/01 A G Simmons; 1497/01 Stafford FOE; 2018/30 & /36 Berkswich PC.

The Objections

. Need to promote a sustainable development project.

. Need to apply the concept of environmental capacity to the Plan.

. Need to place sustainable development at the heart of the Plan.

Conclusions

151 A G Simmons and Stafford FOE advocate a policy whereby a sustainable

development project will be promoted in four wards in the Borough. Such an initiative is not
without merit and could well assist in the understanding of the practical implications of
endeavouring to achieve sustainable local communities. However, my view is that while this
suggestion could well have implications for land use, the formulation and inception of a project
of this nature falls outside the ambit of the Plan.

152 Berkswich PC make lengthy submissions on the issue of sustainability and its
relationship to development plan formulation. However, as | see it, they are largely general in
nature; precisely what is being sought by way of modification to the Plan is not readily apparent.

153 To my mind purpose (e) of the Plan is broadly consistent with the Bruntland
Report's definition of sustainable development and the Plan contains a wide range of policies
which seek to safeguard the environment. On the other hand, there is a need to provide sufficient
land for new development in accordance with the provisions of the Structure Plan. It may be that
these are becoming somewhat dated as the objector suggests, but in my opinion this does not
diminish their validity. In these circumstances, | agree with the Council's view that the
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formulation of the Plan involves achieving a satisfactory balance between conserving the
environment and allowing for necessary development.

154 In so saying however, one difficulty in viewing the impact of the Plan's proposals
is the absence of an objective and systematic environmental appraisal of their impact. To my
mind this would have been of great assistance in assessing the effect of proposals. | am mindful
that the Environmental Appraisal of Development Plans Good Practice Guide cites an instance of
an appraisal being carried out on a Plan at post inquiry stage. However, | have reservations
about the value of what | would regard as a "bolt-on' exercise.

155 As | see it, in order to be fully effective, the concept of environmental appraisal
needs to be incorporated into the plan making process at a very early stage. Carrying out a
meaningful appraisal exercise at such a late stage in the preparation of the Plan could lead to
further delay in bringing it forward for adoption. My opinion is that in this instance the need to
have an adopted Plan outweighs the benefits which may accrue from carrying out an appraisal.
In so saying, | strongly advocate the incorporation of a full environmental appraisal in any
subsequent review of the Plan. There may be some merit however in carrying out a limited form
of appraisal in order to help evaluate the alternative housing sites recommended for further
consideration.

Recommendation

156 I recommend that no modification be made to the Plan.

*hkkhkkhkkkikhkkikkkhkhkikkhkikikiik

16 1 OCATION OF HOUSING AND EMPI OYMENT SITES |
Objection Nos: 0946/51 & /58-82 A G Simmons; 1497/96 - 1498/10, 1498/42-3, 1498/59
Stafford FOE.

The Objections

. Selection of sites exacerbates unsustainable travel to work pattern.

. Need for a "mixed use' approach.

. Inappropriate emphasis is on former employment redevelopment sites in rural areas.
Conclusions

16.1 In arguing that the Plan's employment and housing proposals do not address what

the objectors regard as an unsustainable travel to work pattern, an alternative strategy of seeking
to establish an even distribution of jobs and residents willing to work on a ward basis is
suggested.
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1.6.2 The notion of providing opportunities for people to work, rest and play in the
same area and thereby engendering sustainable communities is not without attraction. It would
be consistent with the concept of “urban villages' and could help reduce the need to travel. |
accept that wards can form a basis for identifying communities, or perhaps neighbourhoods.
Nevertheless, in my view it is not unreasonable to regard a medium sized town such as Stafford,
or a smaller one like Stone, as a single entity when considering the overall distribution of land
uses.

1.6.3 | acknowledge that on a ward-by-ward basis there is a mismatch between homes
and places of employment. However, as | perceived it, the public transport links within the
towns provide a reasonable degree of accessibility for the local populace. | am not satisfied
therefore that there is a compelling need to attempt to match the distribution of jobs and homes at
what | regard as a very local level. As I see it, guiding development to accessible locations is a
more reasonable objective, although in individual instances it may be appropriate to give weight
to other considerations such the benefits of re-using "brownfield' land.

1.6.4 A further factor leading me to this view is the sheer scale of the development
requirement emanating from the Structure Plan. The evidence before me suggests that it is not
feasible to accommodate all of it within the confines of the existing built-up areas; some
substantial allocations of fresh land will be needed. 1 am mindful that PPG4 acknowledges that it
may not be appropriate to separate industry and commerce from the residential communities for
whom they are a source of employment and services and RPG11 highlights mixed uses as a
means of promoting a sustainable pattern of development. However while PPG13 also
advocates the juxtaposition of employment and residential uses where feasible and points to the
benefits of providing a wide range of facilities at the neighbourhood level, in PPG4 it is pointed
out that the juxtaposition of incompatible uses may cause problems.

1.6.5 | appreciate that allocating land for a single use could be regarded as perpetuating
a development monoculture’. However, it seems to me that ensuring that there is a reasonable
degree of accessibility between homes and workplaces is just as valid an approach as the
alternative of providing for mixed-uses in individual development schemes.

1.6.6 | acknowledge that many small scale employment uses can and do function
within neighbourhoods; they can help underpin local communities. However, there are also
many enterprises whose scope extends beyond the immediate locality within which they are
situated. The increasingly global nature of many modern businesses and the resultant access
requirements makes it difficult for them to be accommodated in existing neighbourhoods without
causing severe disruption. In this respect I am mindful that PPG4 advises that the locational
requirements of firms - who often give high priority to good access to roads - are a key input into
the preparation of local plans.

1.6.7 | accept that is desirable to ensure the Plan provides a sufficiently flexible
framework to facilitate, where appropriate, a mixture of land uses. Nonetheless, given the
development requirements for which provision has to be made, | am not satisfied that significant
advantages would accrue from making specific allocations for mixed land uses in this instance.

1. INTRODUCTION AND GENERAL
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Nor do | consider that modifying the Plan's proposals to strive for a better balance between
residents and employment opportunities within particular wards would be a significantly better
approach.

1.6.8 The rural RIEs and employment redevelopment sites all lie outside existing
settlements. As they represent the only provision for employment in the rural areas, | have some
sympathy with the view that more provision should be made in the settlements themselves,
especially the larger ones. However, | am not satisfied that re-designating some of the proposed
housing sites is necessarily the best option.

1.6.9 My view is that this consideration would be most appropriately dealt with as part
of the formulation of a rural development strategy, based on a functional appraisal of the rural
settlements, their attributes and potential. As such an exercise would be likely to prove time
consuming to carry out, and could have wide reaching implications, my view is that the most
appropriate stage for pursuing this would be when the Plan comes up for review.

1.6.10 In response to the objectors' concern about focusing rural employment upon the former
employment sites at Meaford and Cold Meece, the Council accept that the journey to work
pattern will not be significantly changed. While this is somewhat inconsistent with the amended
aims of the Plan, it seems to me that in both instances this has to be weighed against the benefits
arising from utilising brownfield land. To my mind the inclusion of proposals for both sites is
reasonable in this context, although | prefer to regard them as particular opportunities rather than
a cornerstone of a locational strategy as the Plan appears to imply. In my view the reference to
the sites providing a focus for rural employment ought to be deleted.

Recommendation

1.6.11 1 recommend that the Plan be modified by the deletion of the third sentence of the text
under the heading ""Former Employment Re-development Sites™ in the Employment Chapter.

*hkkhkhkhkhkhkhkhhkhkhkhkhhhkhiiik

1.7 USE OF THE WORD "NORMAL LY" IN POLICIES
Background

1.7.1 Although both DOE and the National Trust comment on the liberal use of the
word "normally”, their remarks in this respect have not been treated as objections. In response to
my request for clarification on this matter, a number of suggestions are put forward by the
Council which I consider below.

Conclusions

1.7.2 The issue of the appropriateness of “normally” in local plan policies has come to

1. INTRODUCTION AND GENERAL
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the fore on a number of occasions as local authorities prepare their respective plans. Indeed, |
have been acquainted with the dialogue between the Council and DOE on this subject.

1.7.3 In my view, the use of the word provides neither clarity as to the circumstances in
which a particular policy might or might not apply, nor allows any more flexibility than is
provided for in the planning legislation. Notwithstanding the provisions of Section 54A of the
Act, the statute recognises that there may be cases where other material considerations outweigh
development plan policies.

174 To my mind, the inclusion of "normally” clouds the issue and creates uncertainty.
The requisite degree of clarity and flexibility can be achieved by including objective criteria
which clearly set out the circumstances where planning permission will or will not be granted.

1.75 The amendments put forward by the Council [inquiry document PLI 360] would
remove "normally” from the majority of the policies in the Plan. As | see it, while these
relatively minor alterations do not materially affect the main thrust of the individual policies
concerned, on the whole they add greater clarity to the Plan. | commend them.

1.7.6 My only reservations concern Policies HO14 and LRT2. These two policies are
similar in that while they seek to safeguard particular types of land from development in a
forthright manner, they also contemplate its loss. Even with "normally”, it appears to me that
there is an element of contradiction inherent in them. | consider this makes their real intent
somewhat uncertain and lacking in clarity. Although my recommendations in respect of the duly
made objections to Policy LRT2 are given at 9.2.4, [Policy HO14 is not the subject of any duly
made objections], my opinion is that the two policies ought to be re-drafted, not only to secure
the removal of "normally”, but also to make their precise intent clear.

1.7.7 In a number of instances the use of "normally” in a policy is the subject of a
specific objection. | deal with these in my consideration of the individual policies concerned.
Recommendation
1.7.8 I recommend that:

I. unless otherwise covered in my recommendations regarding the individual
policies objected to, the Plan be modified in accordance with the amendments set out in
paragraph 3.1 of PLI 360;

ii. further consideration be given to the wording of Policies HO14 and LRT2 to
secure both the removal of the word ""normally** and the clarification of their precise intent.

*hkkhkhkhkhkhkhkhhkhkhkhhhhkikiiik

18 DEVELOPER CONTRIBUTIONS TO INFRASTRUCTURE PROVISION

1. INTRODUCTION AND GENERAL
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Objection Nos: 0321/05 M Upton; 0407/39 R Oldacre; 0863/31 SCC; 0946/91 A G Simmons;
1404/06 Mr & Mrs L Morris; 1406/02 Brocton PC; 1414/06 B Holt; 1429/02 & /64 DOE;
1497/91 Stafford FOE; 1967/07 A R Ward; 1968/10 R Morton; 1991/10 E Munson; 1994/08 Mr
& Mrs A C Shufflebotham; 2000/09 M Williams; 2005/03 Mr & Mrs H W N Rowley; 2018/08
Berkswich PC; EN0388/10 HBF; EN1930/16 English Nature.

The Objections

. Need for a specific policy in the Plan.

. Need to secure developer provision of community services and facilities.

. Lack of reference planning agreements being voluntary and should be fairly and
reasonably related to the development proposed.

. Financial contributions from developers can lead to an excess of unwanted
development.

. Need for a Public Transport Fund.

. Nature conservation sites should acknowledged.

Conclusions

1.8.1 A new policy directed at this issue is included in the Suggested Changes. In my

view this policy, which reflects the provisions of Structure Plan Policy 95, adequately meets the
concern of those parties who seek the inclusion of a measure of this nature. It also makes clear
the voluntary nature of obligations and that they should reflect the development proposed in
scale and scope.

1.8.2 While A G Simmons and Stafford FOE express general satisfaction with the
new policy, in their response to the Suggested Changes they suggest that car parking be deleted
from the examples of facilities which may be required. 1 accept that there may be instances
where such provision may encourage increased car usage, but equally this may not necessarily be
the case. | am not satisfied therefore that there is a compelling need to amend the policy. The
other matters raised by these objectors, and echoed by the HBF, stem from what appear to be
minor typographical or drafting errors. These ought to be rectified.

183 As regards the propriety of financial contributions, | accept that it is conceivable
that the prospect of a financial contribution towards the provision of infrastructure could
influence the decision making process. Equally however, the incorporation of such a policy in
the Plan would provide a reasonable platform to assist in securing the provision of facilities; it
would not necessarily lead to superfluous or unwanted development as some objectors fear. On
balance, I consider the advantages of this measure, which would be consistent with Government
guidance in Circular 16/91 and PPG12, outweigh the perceived disadvantages.

184 The public transport fund which R Oldacre advocates is related to his
submission that all road schemes should be cancelled. The funding of the provision or
enhancement of public transport facilities could, where appropriate, fall within the ambit of the
policy, but I not satisfied that the wholesale diversion of resources away from highway measures

1. INTRODUCTION AND GENERAL
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is reasonable.

1.85 As the new policy only refers to examples of amenities or resources to which
regard may need to be had, | do not consider the inclusion of a reference to nature conservation
sites, as suggested by English Nature, needs to be added.

Recommendation
1.8.6 I recommend that the Plan be modified by the insertion of Policy INT XX in

accordance with the Suggested Changes, SUBJECT TO the deletion of "at™ in the third line
of (b) and substitution therefor by "'that™ and the deletion of "*where to™ in the first line of (c).

*khkkhkhkhkkkkkkhkkhkkhkkhkikikhkkkkhkhikikx

mﬁmmywood Society; 0946/02 A G Simmons; 1499/04 Stafford FOE.
The Objections

. Need for a Monitoring and Review Policy.

. Need for greater publicity and consultation regarding larger developments.

Conclusions

191 In suggesting a monitoring and review policy, A G Simmons and Stafford FOE

seek the endorsement of a need for openness in any debate regarding the monitoring, review and
determination of any subsequent local plan. It stems from concern about the exclusion of the
public from certain of the debates about the formulation of the Plan. In a similar vein, the
objection by The Haywood Society, seems to me to be directed at the manner in which Council
business is conducted.

1.9.2 | fully appreciate the concern and the desire to ensure equal and full facilities for
participation in the planning process. Be that as it may, | regard this as a matter which lies
outside the ambit of the Plan. | am unable therefore to support the requests that the suggested
policy or an undertaking to take proper account of local opinion be included in the Plan.
Recommendation

1.9.3 | recommend that no modification be made to the Plan.

110 FORMAT OF THE Pl AN
Objection No: 0387/01 Barratt West Midlands Limited.

The Objection

1. INTRODUCTION AND GENERAL
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. Lack of clarity in presentation.

Conclusions

1.10.1 This objection concerns the Plan's presentation rather than the land use proposals
contained therein, but in my view it is consistent with the concern expressed by DOE about the
lack of distinction between proposals and reasoned justification which | refer to in subsequent
chapters. | consider the use of paragraph numbering, as Barratt West Midlands Limited
advocate, would greatly assist the reader.

Recommendation

1.10.2 1 recommend that the paragraph numbering be adopted in the Plan.

*hkkhkkkikkkhkkhkkkhkhkkikkhikkikiik
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21 POLICY ED1 - GENERAI PRINCIPI ES FOR NEW DEVEL OPMENT/ACCESS
EOR DISABIL ED PEOPI E

Objection Nos: 0173/04 Stafford District Access Group; 0388/01, EN0388/20-21 HBF; 0554/01
CPRE; 0948/06, EN0948/63 A G Simmons; 1497/06, EN1499/58 Stafford FOE; 1944/39
Second City Homes; EN1429/84 & /85 DOE; EN1779A/59 Tarmac Midlands Housing Division.

The Objections

. Inadequate consideration given to people with disabilities.

. Need to expand Policy ED1, clause (v).

. Inappropriate duplication of matters covered by the Building Regulations.

. Unreasonable to require provision for disabled people in all developments.

. Proposed new policy is too detailed.

. Need to encourage innovation rather than “sameness'.

. Need to acknowledge design input by the local planning authority.

Conclusions

2.1.1 In response to the duly made objections, three measures are proposed in the

Suggested Changes. Firstly, a new section entitled "Access for Disabled People", together with a
new Policy headed "Access Requirements of New Developments”. Secondly, a further aim of
the Plan, which seeks to encourage access for disabled people and to ensure that appropriate
provision is made for them, to be added to the introductory section. Thirdly, the addition of an
extra clause [viii], addressing this subject, together with additional supporting text, to be added to
Policy ED1.

2.1.2 | consider that these measures would meet the objection raised by Stafford
District Access Group, and am content with their general thrust. However, while the apparent
desire to ensure that development schemes are accessible to everyone is commendable, | share
the concern expressed by DOE, the HBF and Tarmac Midlands Housing Division that an
element of duplication with the Building Regulations is inherent in the changes.

2.1.3 The Council accept this criticism and suggest the addition of two further points of
clarification. Firstly, a statement that the control exercised under Part M of the Building
Regulations would be the "appropriate provision™ referred to in the new clause (viii). Secondly,
an indication that access provisions would apply to buildings to which the public have access and
not to private dwellings.

2.14 While these measures would add some clarity, my view is that clause (viii) would
still encroach into the ambit of the Building Regulations and the last three lines ought to be
deleted. For the same reason, | consider that the reference to "in all developments” in the
additional aim of the Plan should be deleted too.

2.1.5 As to the new policy, PPG1 advises that detailed attention to the precise
standards of provision for the disabled should not be dealt with under planning legislation. In the
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light of this, my opinion is that the whole of Section 1 (headed "The Building") should be
deleted. | also consider it needs to be made clear that the policy does not apply to housing. |
prefer a simple statement to this effect rather than the alternative suggested by the Council. 1
appreciate that as the second part of the policy concerns access to buildings, a case for including
its contents in the Plan exists. However, | share the HBF's view that it is too detailed and would
be more appropriate as supplementary planning guidance.

2.1.6 I am mindful that the supporting text which accompanies the new policy refers to
Part M of the Building Regulations, but having regard to the advice in paragraph 36 of PPG1, my
view is that it ought to be expanded to explain the distinction between planning powers and the
relevant provisions of the Building Regulations.

2.1.7 Returning to Policy ED1, | agree with A G Simmons and Stafford FOE's
contention that the phrase "wherever reasonably possible" in the suggested additional clause
(viii) is somewhat subjective; to my mind it introduces an unnecessary element of uncertainty
and ought to be deleted. 1 also prefer the amended wording of the supporting text put forward by
these objectors, which | note is not opposed by the Council. In my view the paragraphs in the
text do not represent an order of priority in which case I am not satisfied they need to be re-
arranged as suggested.

2.1.8 As | see it, clauses (ii) and (iii) of the policy seek to ensure that development is
compatible with its local context. | do not agree that this necessarily encourages “sameness' or
would stifle innovative design. 1 do not consider the amendments suggested [which also apply to
policy HO7] would materially improve the efficacy of this policy.

2.1.9 The HBF submit that Policy ED1, clause (V) is also a matter for the Building
Regulations and should be deleted, while A G Simmons and Stafford FOE seek the insertion of
a phrase explaining the object of this approach. | accept that the latter would be consistent with
overall aims of the Plan and could assist in the conservation of species and non-renewable
resources. However, my view is that while exercising control over design and the use of
materials from an aesthetic standpoint is appropriate, to go further would exceed the bounds of
reasonableness, especially as the Building Regulations contain certain provisions appertaining to
energy efficiency. In my opinion, this clause should be deleted.

2.1.10 As to the scepticism expressed by Second City Homes about how the Policy ED1 will
be applied in practice, | accept that design is a very subjective matter and differences of opinion
may well ensue. Nonetheless, | see nothing wrong in principle with a policy which strives to
achieve a high quality of design and layout of buildings.

2.1.11 | acknowledge that the local planning authority has an important role to play in ensuring
that good design is achieved. However, | do not consider it is necessary for this to be highlighted
in the Plan as CPRE suggest. In my opinion, the provisions of the Plan, together with the
vesting of the development control function in the authority, are sufficient to ensure that due
weight is given to the interests of the community when development proposals are put forward.

2. ENVIRONMENT AND DEVELOPMENT

17



STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT

Recommendation
2.1.12 | recommend that the Plan be modified by:
I. the deletion of clause (v) from Policy ED1;

ii. the addition of clause (viii) in accordance with the Suggested Changes subject
to the deletion of the words *'where reasonably possible’ from line 1 and the text of
the last 3 lines;

iii. the insertion of additional supporting text in accordance with the Suggested
Changes subject to the substitution of "Authority " by "Borough Council™ and
""people with access difficulties are™ by "'no-one is™;

iv. the insertion of an explanation of the distinction between planning powers and
the relevant provisions of the Building Regulations into the supporting text;

V. the addition of a new section entitled **Access for Disabled People™ and related
Policy EDXX in accordance with the Suggested Changes subject to the insertion of
""For non-residential uses' in line 1 after "'buildings’ and the deletion of sections (1)
and (2);

vi. the insertion of a further aim of the Plan, which seeks to encourage access for

disabled people, into the Introductory Chapter in accordance with the Suggested
Changes, subject to the deletion of the words *'in all developments™.

*hkkhkhkhkhkhkhkhhkhkhhkhhhkiiiik

22 POLICY ED2 - TOWNSCAPE QUALITY
Objection No: LO35/01 Wimpey Homes Europe.

The Objection

. The requirement to "maintain and enhance" is unreasonable.

Conclusions

22.1 While the text preceding the policy refers to "having due regard" to retaining and
enhancing townscape quality, the policy itself appears to make this mandatory. Such a provision
IS more onerous than the statutory requirement in the Planning (Listed Buildings and

Conservation Areas) Act 1990 which only requires that due regard be had to the desirability of
preserving or enhancing the character or appearance of a Conservation Area. In the light of this,
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I consider the degree of stringency contained in this general policy, intended to apply throughout
the Plan Area, exceeds the bounds of reasonableness; it should be modified accordingly.

Recommendation

2.2.2 I recommend that Policy ED2 be modified by the deletion of the words
""maintains and enhances™ and the substitution therefor by *'pays due regard to™".

*hkhkkhkkkikkhkkikkkhkhkhkikkhkikkikikik

2.3 POLICY ED3 - WASTE WATER DISPOSAIL

Objection Nos: 0407/05 R Oldacre; 0940/38 NRA,; 1944/40 Second City Homes; 2018/37
Berkswich PC.

The Objections

. Need to strengthen the policy.

. Unnecessary use of the word "normally”.

. Need to encourage disposal of surface water by soakaways.

. Need to refer to Section 106 agreements.

Conclusions

2.3.1 While Berkswich PC submit the policy should be upgraded and greater

prominence be given to pollution prevention, no suggestion as to what should be included in this
respect is offered. 1 do not consider it would be reasonable to incorporate more stringent
standards in the Plan than are required by statute. In addition, while STWA have referred to
"sewerage and pumping capacity limitations™ in correspondence with the Borough Council, there
is no evidence to support the PC's claim that the Brancote sewage treatment works lacks the
capacity to deal with further development in the Baswich and Walton-on-the-Hill area.

2.3.2 I am mindful that DOE have not objected to the inclusion of the word "normally”
in the policy, but to my mind it imparts neither clarity nor flexibility into it and ought to be
deleted.

2.3.3 | accept that the use of soakaways could aid the replenishment of groundwater
supplies, provided there was no risk of contamination. However, | do not consider the evidence
before me is sufficiently compelling to warrant making the disposal of surface water by this
means a requirement.

2.34 The question of Section 106 agreements is addressed in the suggested new policy
headed "Developer Contributions™ [1.5.1 and 1.5.6 refer]. In my view this measure would allay
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any concern inherent in the submission by Second City Homes. Accordingly, therefore, | see no
need to supplement this section of the Plan in the manner suggested.

2.3.5 In the Suggested Changes a correction to the supporting text is made in
accordance with the submission made by NRA. | am content with this.

Recommendation
2.3.6 I recommend that Plan be modified by:
i. the deletion of the word ""normally** from Policy ED3;

ii. the amendment to the supporting text in accordance with the Suggested
Changes.

*hkkhkhkkkikkkhkkhkkkihkhkkikkiikkkikiik

24 POLICY EDS - ENVIRONMENTAL ASSESSMENT

Objection Nos: 0387/02 Barratt West Midlands Limited; 0390/09 The Haywood Society;
0407/47 R Oldacre; 1429/03 DOE.

The Objections

. Unnecessary reference to the submission of an Environmental Impact Assessment
(EIA).

. Need for policy to reflect national advice.

. Need to set out criteria and thresholds for EIAs.

Conclusions

24.1 As the submission of an environmental statement, together with the forms of

development to which this provision applies, are prescribed by statutory instrument, | question
the need for the second paragraph of the policy. Similarly, as the nature of the information to be
included in an environmental statement is also prescribed, | see no need for the word "adequate”
to be added as R Oldacre suggests. As reference is made to the source of the indicative criteria
and thresholds, 1 am unable to concur with The Haywood Society's view that they need to be set
out in the Plan.

2.4.2 The alteration to the policy in the Suggested Changes, which incorporates the
suggestion made by Barratt West Midlands Limited, adds a degree of clarity to it, especially
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when read in conjunction with the supporting text. Nevertheless, even though DOE indicate the
proposed change meets their concern, | am not satisfied that the second paragraph is needed. Its
deletion would have no bearing on the Council’s ability to require an environmental assessment
in appropriate circumstances.

Recommendation

2.4.3 I recommend that Policy ED5 be modified by the deletion of the second
paragraph thereof.

*hkkhkkhkkkikkhkkikkkhkhkhkikkhkikikiik

25 POLICY ED6 - ACCOMMODATING DEVEL OPMENT IN THE COUNTRYSIDE
Objection Nos: 0387/03 Barratt West Midlands Limited; 0394/01 Rural Development
Commission; 0536/03 Mr & Mrs A B Hames; 0701/02 C H Kelly; 0704/03 S Wakeman;
0706/02 O Price; 0707/03 J W Holt; 0713/06 Mr & Mrs J P Harwood; 0941/01 MAFF; 0948/01
A G Simmons; 1404/01 Mr & Mrs L Morris; 1405/03 E Hope; 1406/04 Brocton PC; 1414/04 B
Holt; 1422/01 C M Mayne; 1428/05 Mr & Mrs N P Sandy; 1446/02 Mr & Mrs D Rowley;
1454/02 Mr & Mrs D Evans; 1497/11 FOE; 1777/04 L Hindle; 1781/01 A Loran; 1922/05 R
Gwilt; 1947/02 Mr & Mrs J W Morris; 1953/01 D Scriven; 1955/02 D E Johnson; 1956/01 O A
Vaughan; 1957/02 & /04 K H Noon; 1958/04 B J Thomas; 1959/01 J & J Sumner; 1960/01 J P
Pate; 1961/01 G M Grayson; 1962/01 E | Grayson; 1963/01 A E Hayward; 1964/02 Mr & Mrs
W K Hawkins; 1966/06 A Johnson; 1967/02 A R Ward; 1968/02 R Morton; 1969/01 J R Dryer;
1970/01 | Bearne; 1971/01 D M Taylor; 1974/02 R T D Talbot; 1975/02 J A Jones; 1976/02 D
Penn; 1982/07 M Pickstock; 1983/02 Mr Cown & Mrs Rich; 1991/02 E Munson; 1992/05 R D
Tuck; 2000/02 M Williams; 2010/04 D Bufton; 2012/04 Mr & Mrs M J Spencer; 2016/06 Mr &
Mrs D Cresswell; 2017/02 B A Blisson; 2018/38 Berkswich PC.

The Objections

. Need to strengthen the policy.
. Over-restrictive policy.

Conclusions

2.5.1 A large body of the objections to this policy are based on the premise that it
needs to be strengthened. On the other hand, other objectors find the policy too restrictive.

2.5.2 In my opinion, the policy reflects the advice in PPG7; it embodies the need to
protect the countryside, while acknowledging that the countryside can accommodate many forms
of development without detriment. | consider that the policy strikes a reasonable balance
between these considerations and is not unduly restrictive. While the perceived need for a
stronger policy appears to be borne out of a widespread concern to safeguard the countryside, my
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view is that the policy is sufficiently robust to ensure that the intrinsic qualities of the countryside
are given due protection. | see no need to amend the policy by stating that the protection of the
countryside is the paramount consideration as J W Holt, for instance, advocates.

2.5.3 The concern expressed by Berkswich PC about the setting of the Cannock Chase
AONB is not a matter | set aside lightly. However, as the reference to a buffer zone around the
AONB was expressly excluded from the County Structure Plan by the Secretary of State, | do
not consider it would be appropriate to include such a measure in this Plan.

254 In my view the criteria listed in the policy provide clear guidelines against which
the merits of development proposals can be assessed. | am inclined to share the Council's view
that the addition of “sustainability™ to the list of criteria, as A G Simmons and Stafford FOE
suggest, would not materially improve the policy and could reduce its clarity.

255 To require developers to demonstrate the acceptability of their proposals as J W
Holt suggests, would, in my judgement, be an unreasonable imposition, given the positive tenor
of paragraph 5 of PPG1. However, | consider the concern expressed by both MAFF and the
Rural Development Commission is well founded. To my mind, the test of demonstrable harm
rather than "detrimental effect” is more appropriate and would not weaken the policy. Although
this wording differs from that advocated by Barratt West Midlands Limited, my view is that it
would cover their concern too.
2.5.6 The Council accept the minor amendments to the policy put forward in the
Suggested Changes will not meet the objections, but as the deletion of "normally” would be an
improvement, | support it nonetheless.
Recommendation
2.5.7 I recommend that Policy ED6 be modified by:

I. the deletion of the word ""normally** from the first paragraph;

ii. the deletion of paragraph 3 and the substitution therefor by **Development will
be permitted unless the proposal would demonstrably harm."

*khkkhkkhkkkkkkhkkhkkhkkikhkikkkkkkhikikx

26 POLICYED7- AGRICUL TURAL LAND QUALITY

Objection No: 0387/04 Barratt West Midlands Limited.

The Objection
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. Need to conform with national policy.
Conclusions
2.6.1 The modification to the policy suggested by the objector is very similar to the

wording of Structure Plan Policy 82. | accept it is conceivable that factors could arise which
may outweigh the need to protect the best and most versatile land. However, as PPG7 advises
that considerable weight should be given to protecting such land, I do not find the policy
inconsistent with national policy guidance. | am not satisfied it needs to be qualified in the
manner suggested by the objector. To my mind unavailability of suitable land of a lower quality
would still be a consideration in assessing development proposals affecting higher quality
agricultural land.

Recommendation

2.6.2 I recommend that no modification be made to the Plan.

Objection Nos: 0108/04 Ingestre with Tixall PC; 0200/01 Whitbread plc; 0394/02 Rural
Development Commission; 2018/40 Berkswich PC.

The Objections

. Need to strengthen the policy.
. Need to allow wider scope for development in the countryside.

Conclusions

27.1 In my opinion this policy reflects the advice in PPG7 that building in the open
countryside should be strictly controlled. 1 acknowledge that instances of isolated commercial
development such as public houses exist in the countryside. However, I do not consider this
justifies relaxing the policy to exclude the forms of development suggested by Whitbread plc.
Likewise, while I accept the Rural Development Commission's contention that there may be
instances where isolated buildings can be justified, it seems to me that the most appropriate way
of determining this would be by examining the particular considerations involved rather than by
adopting a more permissive policy.

2.7.2 | have some sympathy with the reasoning behind Ingestre with Tixall PC's view
that permissions should only be granted on a temporary basis. However as Circular 11/95
advises that the reason for granting a temporary permission can never be that a time-limit is
necessary because of the effect of the development on the amenities of the area, | do not consider
the policy should be amended as suggested. Likewise, as the policy appears to apply to all types
of buildings, | see no need for it to refer to specific examples.
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2.7.3 At the inquiry, Berkswich PC's witness accepted that, if enforced, the policy
would meet their wish not to see isolated or prominent buildings in the countryside.

Recommendation

274 | recommend that no modification be made to the Plan.

*hkkhkhkhhkhkhkhkhhkhkhhihhikiiik

2.8 POLICIES ED9 - ED11 GREEN BELT

Objection Nos: 0200/02-04 Whitbread plc; 0394/03 Rural Development Commission; 0941/03
MAFF; 1429/05 DOE; 1451/05 Creda Limited; 1943/05 British Telecommunications plc.

The Objections

. Need to re-visit the policy in the light of the revision to PPG2.

. Lack of clarity in definition of institutions.

. Hotels should be accepted as institutions.

. Public houses/restaurants and hotels should be included as commercial/
recreational/tourist uses.

. Evidence of redundancy should not be applied to non-agricultural buildings.

. Inappropriate reference to MAFF in supporting text of Policy ED10.

. Green Belt Policy constrains development potential of already developed sites.

Conclusions

2.8.1 During the inquiry, the revised version of PPG2 was published. Subsequently a

series of unadvertised changes to the Plan, including amended versions of the three policies in
question, were put before me [PLI 366].

2.8.2 The reference to "institutions”, which is absent from the revised PPG, does not
appear in the amended Policy ED9 either. The PPG indicates the re-use of existing buildings
within the Green Belt is not inappropriate development, subject to a number of provisos.
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However, as hotels are not specifically referred to in the list of appropriate types of development,
I am not satisfied that Policy ED9 needs to refer to them.

2.8.3 As | see it, the revised Policy ED9, which is largely based upon the advice in
PPG2, meets the concern expressed by the objectors. In so saying however, | am concerned that
the statement that all development proposals in the Green Belt will be considered in terms of
their justification is somewhat at odds with the current guidance. According to PPG2 it is only
incumbent upon an applicant to show why permission should be granted where development is
inappropriate. In my opinion, this part of the new policy should be deleted.

2.8.4 In accordance with the current PPG, the references to redundancy are to be
removed from Policy ED10 and the supporting text. To my mind, these changes go a long way
towards meeting the objections in this respect. While public houses, restaurants and hotels can
be associated with recreational and leisure pursuits, my view is that they cannot reasonably be
regarded as essential facilities for outdoor sport and outdoor recreation in their own right and do
not warrant specific mention. It may be however, depending upon the precise circumstances
involved, where such uses involve the re-use of existing buildings, they could constitute
appropriate development.

2.8.5 The objections by Creda Limited and British Telecommunications plc,
relating to their sites at Blythe Bridge and Yarnfield respectively, which both contain substantial
groups of buildings, raise similar issues. While the former objector also seeks the exclusion of
the land from the Green Belt, it appears to me that, in essence, both objections stem from a
concern that the Green Belt policies may place undue constraints upon future development
aspirations within these sites.

2.8.6 The revised PPG acknowledges the presence of major developed sites within
Green Belts, factories and education establishments being among the examples listed therein.
The PPG advises that limited infilling at major development sites in continuing use may be
permissable without further prejudicing the Green Belt. In such cases, it may be appropriate to
define the present extent of development and to set out a policy for limited infilling, subject to
certain provisos.

2.8.7 The additional amendments to the Plan include a new policy directed at major
development sites in the Green Belt. In my view this policy, which incorporates the guidance in
PPG2, would give a reasonable degree of leeway for additional development within the sites
concerned. In so saying however, my one reservation is that the extent of the sites have not been
identified as the PPG advises. In my view, this is a matter which needs to be rectified.

2.8.8 As regards the Creda premises, | do not agree with the objector's submission that
this should be the whole of the area identified in the objection. | accept that open areas within
this site such as the car and lorry parks, access roads and storage areas appear physically and
functionally related to the industrial use. However, as | perceived it, the extensive recreational
facilities parallel to Grindley Lane, which include a golf course and sports pitches, form a
separate visual entity which contributes to the openness of the Green Belt. | do not consider this
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area should fall within the site to which the policy would apply.
| deal with the submission that the site be excluded from the Green Belt at 2.9.2 to 2.9.4.

2.8.9 A further policy (labelled ED12 although the Plan already has a Policy ED12
dealing with agricultural buildings), directed at the two redevelopment sites identified in the
Green Belt, Stallington Hospital and Meaford Power Station, is also put forward. Although the
specific proposals concerning these sites are the subject of objections, | find this policy, which
incorporates the guidance contained in the PPG, acceptable. As it embraces the issue of
redundant hospitals, Policy ED11 would be rendered superfluous.

Recommendation
2.8.10 1 recommend that the Plan be modified by:

I. the deletion of the text of Policies ED9, ED10 and ED11 and the substitution
therefore by the new policies and text as set out in P.L.1.366, subject to the deletion of
the second sentence of amended Policy ED9;

ii. the addition of plans identifying the precise extent of the major development
sites to which new Policy ED11 applies.

*hkkhkhkhkhkhhkhhkhkhkhhhhkhiiik

29 EXCILUSIONOF I ANDFROM THEGREENBELT

Objection Nos: 0137/01 & /02 M J Johnson; 0139/01 Re-Con (UK); 0209/01 Trustees of the
Edone Broughton-Adderley Settlement; 0304/01 M Crosbie; 0305/01 G H Crosbie; 0309/02
Cannock Chase District Council; 0403/06 Diocesan Schools Commission of the Roman Catholic
Archdiocese of Birmingham; 0454/01 E O John: 0495/01 G C Styler; 0535/15 The Seddon
Group Limited; 0863/06-08 SCC; 1451/05 Creda Limited; 1461/02 Mr & Mrs S G Dyke;
1946/02 Lichfield Diocesan Board Of Education.

The Objections

. Land should be removed from the Green Belt.

Background

29.1 These objections seek the removal of various parcels of land from the Green Belt.
While | deal each site individually, I am mindful that PPG2 advises that the essential
characteristic of Green Belts is their permanence. In revising or updating local plans, Green Belt

boundaries should not be changed unless alterations to the Structure Plan have been approved or
other exceptional circumstances exist. As there have been no relevant alterations to the Structure

2. ENVIRONMENT AND DEVELOPMENT

26



STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT

Plan, my view is that the latter factor is the key issue upon which these objections turn.

Conclusions

2.9.2 This objection seeks the inclusion of Green Belt land within Barlaston's RDB.
The main body of this part of Barlaston lies to the north of Station Road. To the south of the
road, development is noticeably more intermittent; in my view this area has a markedly semi-
rural character. As | perceived it, Highfields House and the associated group of buildings which
form the objection site, appear as a separate entity, physically distinct from the more
predominantly built-up parts of the settlement. In my opinion this area does not form an integral
part of the main physical fabric of the village, in which case 1 find its designation as Green Belt
reasonable.

2.9.3 My attention has been drawn to other properties on the fringe of Barlaston which
fall within its RDB, including the two houses the west side of Longton Road to which particular
reference is made. | do not however consider these instances provide sufficient reason for
changing the status of the objection site. Nor, to my mind, does the fact that the objection site
fell within the village envelope in the Plan which preceded the currently adopted Local Plan for
the area warrant this course of action either. Contrary to the objector's view, | do not agree that
the Green Belt boundary has been drawn excessively tightly here; I find the designation of what |
regard as a semi-rural area entirely appropriate. 1 am not satisfied that the factors involved in this
instance amount to exceptional circumstances sufficient to warrant altering the Green Belt
boundary to facilitate an extension to Barlaston's RDB to encompass the land in question.

\vthe Bridae: Creda | imited ses ( ) Creda | imited

294 The Creda site was designated as Green Belt in the North Staffordshire Green
Belt Local Plan, adopted in 1983. | accept that a good proportion of it is occupied by large
factory buildings, and more is taken up by extensive areas of associated parking, servicing and
yard facilities. 1 also acknowledge that the southern boundary fence in particular represents a
clear physical demarcation between the site and open agricultural land beyond. However, the
main factory buildings are set well back from Grindley Lane and are separated from that road by
the extensive area of open space to which | refer at 2.8.8. Likewise, to the east there are fields
and a pond between much of the site's boundary and the by-pass which skirts the south-eastern
edge of Blythe Bridge.

2.9.5 Because of the degree of separation involved here, | do not consider that the site
appears as an integral physical component of the built-up areas which lie to the north and east.
My impression was that it forms a separate entity, albeit large in scale, beyond the built-up limits
of Blythe Bridge. | am satisfied that its inclusion in the Green Belt continues to be valid and
appropriate. Being on the fringe of the North Staffordshire conurbation, my view is that this
part of the Green Belt contributes to the first of the 5 purposes set out in PPG2, namely that it
helps to check the unrestricted sprawl of a large built-up area. | am therefore unable to concur
with the objector's view that the southern boundary of the site would be a more logical limit to
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the extent of the Green Belt.

2.9.6 PPG2 advises that the Green Belt notation should be carried across major
developed sites. Notwithstanding the built-up nature of much of this site and the employment it
generates, | am not satisfied that its exclusion from the Green Belt is warranted.

3. Blythe Bridge- Stallington | ane (0304/01 M Croshie; 0305/01 G H Croshie)

2.9.7 This is a tongue of ribbon development which extends into the countryside for
some distance southwards away from the A50. According to the Council it was shown as Green
Belt in Local Plan 4 North East Stafford Borough, adopted in 1985.

2.9.8 | accept that only one side of similar frontage development which extends
southwards from The Green at Brocton is flanked by Green Belt. Nevertheless, my view is that
each location has to be judged on its merits. | do not regard the manner in which the Green Belt
boundary has been defined elsewhere as sufficient justification for changing it at Blythe Bridge.

\_Meir Heath: Grange Road (0454/01 E O John)

299 This objection concerns a strip of land on the west side of Grange Road between
a detached house "Grange End" and a recently constructed village hall and associated parking
area. It lies on the edge of the Green Belt as defined in Local Plan 4 North East Stafford
Borough, adopted in 1985.

2.9.10 The implementation of the village hall project has resulted in the loss of a degree of
openness and the change proposed by the objector would straighten out an indentation in the
Green Belt boundary. Nevertheless, as | perceived it, the land in question still has a strong
physical affinity with the predominantly open land to the rear of the housing on the north side of
Grindley Lane. Accordingly therefore, | am not satisfied that the points put forward by the
objector amount to exceptional circumstances sufficient to warrant a change to the Green Belt
boundary.

2.9.11 The land in question lies to the south of Grindley Lane. The part nearest to the road, at
the rear of the ribbon of dwellings which front onto this section of it, is occupied by various
commercial buildings and yard areas. Further to the south is a small belt of trees, beyond which
is a grass field. There is also an area of vacant grassland to the west of the yard.

2.9.12 Contrary to the objector's view, my opinion is that the site as a whole, most of which is
undeveloped, contributes to two of the purposes of Green Belts in that firstly, it assists checking
the sprawl of a large built-up area and secondly, it helps safeguard the countryside from
encroachment.

2.9.13 It seems to me that the objector's main concern is to secure recognition of the use of the
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site for engineering. Given the Council's stance that the main building only enjoys a use right for
storage, my opinion is that the removal of Green Belt status from all or part of the land would not
necessarily assist in this respect. Subject to certain provisos, the re-use of buildings in the Green
Belt is not inappropriate. As | see it, as was the case in the 1992 appeal cited by the Council,
much would depend upon the precise nature of any alternative use and its impact upon the
surroundings. | do not find that the reasons advanced by the objector amount to exceptional
circumstances which would warrant the removal of the land from the Green Belt.

2.9.14 This land was not previously designated as Green Belt. | accept that it is part of the
countryside on the fringes of Stone and the Moddershall Valley Conservation Area and occupies
part of a gap between Stone and a pocket of development to the north-east. It is conceivable
therefore that its inclusion in the Green Belt would be consistent with the first three purposes of
Green Belts set out in PPG2. Be that as it may, | heard that there has been no change in the
physical circumstances of the land since the Green Belt boundary was designated. Moreover,
while | appreciate that its inclusion therein would facilitate the effective control of development,
I am not satisfied that there is a compelling need for such a measure. To my mind the reasons
advanced for extending the Green Belt designation do not amount to exceptional circumstances.

7. Stone: Nanny Goat | ane (1461/02 Mr & MrsSGDyke)
2.9.15 These objections concern land between Nanny Goat Lane and the Moddershall Valley

Conservation Area. It appears to me that the objections have been made in error. While the land
in question is identified as part of a Special Landscape Area on the Stone Area Inset, it is not
proposed to be included in the Green Belt.

8. Stone: Oulton Road, Oulton Crass (0137/01 M 1 Johnson: 0495/01 G C Styler)

2.9.16 The Council concede that this land, which lies to the rear of houses on the west side of
Oulton Road, was not previously designated as Green Belt and there are no exceptional
circumstances to justify the alteration of the Green Belt boundary. In the light of this, I consider
the objections are well founded and agree with the Council's view that the Green Belt boundary
should revert to that identified in the North Staffordshire Green Belt Local Plan.

2.9.17 It seems to me however that the RDB, which is contiguous with that of the Green Belt
shown in the Plan, is another matter. As | perceived it, the land in question, which is mainly
paddock separated from the gardens of the houses by discernible boundaries, is markedly
different in character from the domestic gardens which adjoin the houses. In the light of this, |
consider the RDB is reasonable.

: - : hool ( f _ ichfield Di
Of Education )
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2.9.18 These schools lie on the fringes of the respective villages. The Council concede they are
not included within the Green Belt in the North Staffordshire Green Belt Local Plan and there are
no exceptional circumstances which justify changing its boundary. While | see nothing
untoward in placing the school sites outside the RDBs of the three villages, my view is that the
apparent desire to draw more appropriate settlement boundaries does not warrant extending the
Green Belt in these three instances.

Recommendation
2.9.19 | recommend that:
I. in respect of sites 1, 2, 3, 4, 5 & 7, no modification be made to the Plan;
ii. in respect of sites 6, 8, 9, 10 & 11, the Plan be modified by the exclusion  of

the respective objection sites from the Green Belt, the boundary of which should revert to
that identified in the North Staffordshire Green Belt Local Plan.

*khkkhkkhkkkkkkhkkhkkhkkhkikikhkkkkkhikikx

210 INCLUSION OF ADDITIONAL LAND INTHEGREENBELT
Objection Nos: 0309/02 Cannock Chase District Council; LO052/01 R Thomas.

The Objections:

. Additional land should be designated as Green Belt.
. Stafford should enjoy Green Belt protection.

Conclusions

2.10.1 The land in question lies between the A51 and the River Trent between Bower Lane and
Wolseley Bridge. The evidence before me indicates that it falls outside the present extent of
approved Green Belt. No reason to support the objection is given and | am unable to identify any
exceptional circumstance to warrant changing the status of the land.

2. Stafford (1. 0052/01 R Thomas)

2.10.2 This objection is related to the objector's concern about the effect of development on the
countryside surrounding Stafford, in particular that to the north of the town.
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2.10.3 Notwithstanding my conclusions regarding Proposal E2, my view is that it would not be
appropriate to designate a Green Belt around Stafford. According to PPG2, the framework for
Green Belt policy is set by regional and strategic guidance. The up-to-date advice in RPG11 is
that there is no case for a fundamental review of the Green Belts.

Recommendation

2.10.4 1 recommend that no modification be made to the Plan.

*khkkhkkkkkkkhkkhkkhkkhkikikkkhkkkhikikx

211 GREENBEI T - GENERAL
Objection Nos: 1429/04 & /66-67 DOE.

The Objections

. Lack of clarity concerning longer term development needs.
. Lack of clarity regarding RDBs within or on the edge of the Green Belt.

Conclusions

2.11.1 | accept that PPG2 advises that protection of the Green Belt needs to be considered in a
longer term context than is normally adopted for other aspects of Plans. In this instance
however, | do not consider that either the current Structure Plan or strategic regional guidance
provide a basis for a re-evaluation of the extent of the Green Belt to take into account longer term
development needs. | am not satisfied therefore that there is a compelling need to make further
reference to this point.

2.11.2 As regards RDBs, the Council accept that the Plan includes a number of "minor"
alterations to the Green Belt and concede that these changes do not involve exceptional
circumstances. Those concerning Tittensor, Swynnerton, Yarnfield and most of the land at
Oulton Cross are dealt with in the preceding section. In my view the remainder of the land at
Oulton Cross should be treated likewise.

2.11.3 A further suggestion by the Council is that the proposed insets at Oulton, Barlaston Park
and Dairyfields, Trentham be dealt with as "washed over" settlements where infill would be
appropriate. | see no objection to this measure, but in accordance with the advice in PPG2, |
consider it would be prudent to include a policy relating to infilling and to define the extent of
the areas where such development is deemed appropriate.

Recommendation

2.11.4 | recommend that the Plan be modified by :
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I. amending the Green Belt boundary at Oulton Cross to accord with that
included in the existing adopted Local Plan;

ii. the deletion of the proposed insets at Oulton, Barlaston Park and Dairyfields,
Trentham, their "*washing over' as Green Belt and the inclusion of an additional

policy dealing with infilling therein, together with plans defining the respective infill
boundaries.

*hkhkkkhhkkkhkhkhkkkhkhkikkihkhkhkkhiikkikik
212 POLICY ED12 - AGRICUI TURAI AND FORESTRY BUIL DINGS
Objection No: 0108/05 Ingestre with Tixall PC.
The Objection
. Need to strengthen the policy.
Conclusions
2.12.1 While supporting the policy, two additional clauses, one a proviso that such buildings are
not prominent or isolated, and the other that they are only permitted while a specific need for
them exists, are suggested by the objector.
2.12.2 As Policy ED8 addresses prominent and isolated buildings in the countryside, I consider
this matter is already covered adequately; to deal with it again in this policy would be
unnecessary repetition. The notion of seeking to secure the removal of buildings when they are
no longer needed is not without merit. However, in the light of my conclusions about temporary
planning permissions [2.7.2], | do not consider the incorporation of such a measure into the
policy would be reasonable.

Recommendation

2.12.3 | recommend that no modification be made to the Plan.

*hkkhkkhkkikkhkkikkkhkhkikkhkikkiikiik

213 POLICY ED13 - AGRICUL TURAL DIVERSIFICATION

Objection Nos: 0394/05 Rural Development Commission; 0941/06 &/07 MAFF; 1429/68 DOE.
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The Objections

. Lack of clarity concerning new built development in the countryside.
. Over-restrictive policy.
. Development of golf courses is not necessarily reversible.

Conclusions

2.13.1 In the Suggested Changes it is proposed that clauses (i) and (iii) be deleted from the
policy and additional supporting text which addresses existing and new buildings be introduced.
To my mind these amendments would allay what | regard as the soundly based concern
expressed initially by both MAFF and the Rural Development Commission. While MAFF
express further concern about the apparently restrictive approach towards new buildings, my
view is that this is consistent with the general thrust of national policy guidance concerning
development in the countryside and as such is not unreasonable.

2.13.2 The altered supporting text largely meets the concern of DOE, particularly insofar as the
restrictions on new buildings are concerned. As the development restrictions in the Green Belt
are highlighted elsewhere in the Plan, I am not satisfied that this issue needs to be referred to
either in this Policy or in its supporting text.

2.13.3 As regards "reversible” uses, PPG7 advises that the reversion of a golf course to best
quality agricultural use is seldom practicable. Although clause (v) seeks to safeguard the best

agricultural land, I do not consider citing golf courses as examples of "soft” or "reversible™ uses
is particularly prudent. In my view this reference should be deleted.

Recommendation
2.13.4 1 recommend that the Plan by modified by:
I. the deletion of clauses (i) and (iii) from Policy ED13;

ii. the incorporation of the amendment to the supporting text as set out in the
Suggested Changes;

iii. the deletion of "'golf courses™ from the supporting text.

*hkkhkhkhkhkhhkhhkhkhhhhhkiiiik
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214 POLICY ED14 - RE-USE AND ADAPTATION OF RURAL BUILDINGS
Objection Nos: 0346/03 West Midlands Arts; 0394/06 Rural Development Commission;
0494/02 Staffordshire Wildlife Trust; 0532/18 West Midland Bird Club; 0940/25 NRA; 1429/69
DOE; 1930/01 & /15 English Nature; 1943/01 British Telecommunications plc; 1944/41 Second
City Homes.

The Objections

. Need to acknowledge residential conversions.

. Need for more clarity regarding residential use and nature conservation
considerations.

. Need to encourage craft uses.

. Need to acknowledge sewage disposal.

. Avrbitrary use of 1974 as a datum point.
Conclusions

2.14.1 The Suggested Changes include an amended version of this policy. While | do not take
issue with it, I do not consider it addresses the matters raised by the objectors.

2.14.2 The objections by DOE and British Telecommunications plc reflect opposite points of
view. On the one hand, a rewording of the policy to reflect the advice in PPG7 concerning the
need for strict control over residential development in the open countryside is sought.
Conversely, the latter party submits that the policy fails to give suitable consideration to the re-
use or adaptation of buildings for residential purposes.

2.14.3 | accept that PPG7 does not preclude the conversion of rural buildings to residential use.
Nevertheless Appendix D of the PPG advocates a cautious approach towards this type of
development and highlights some of the problems which may arise. In addition, the PPG states
that residential conversions have a minimal impact upon the rural economy. In these
circumstances, | do not find the policy seriously lacking because it appears to give priority to
other uses. While the policy makes no specific reference to residential conversions, it does not
prohibit this type of development. Accordingly, | am not satisfied that the policy needs to be
amended to encompass residential use.

2.14.4 1 acknowledge that development in the open countryside needs to be controlled strictly.
Nevertheless, it seems to me that the very presence of a building is a consideration which has to
be weighed against this guidance. In my view the policy provides a framework for carrying out
such an exercise. No suggestions as to how the policy could be strengthened have been put
forward and | do not consider it needs to be. In my view, the criteria set out in the policy provide
a sufficiently clear and precise basis to facilitate the avoidance of the problems identified in
PPGT.

2.14.5 As regards clause viii, the submissions by English Nature, the Staffordshire Wildlife
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Trust and the West Midland Bird Club all suggest that re-use or adaptation of a building may
be acceptable provided that proper regard is paid to the presence of protected species. While
clause viii appears to acknowledge the advice in paragraph 47 of PPG9, my opinion is that a
modification on the lines of that advocated by English Nature would be beneficial.

2.14.6 As to the concern expressed by West Midlands Arts, | accept that there is no mention of
the development of redundant buildings for craft uses. Be that as it may, | consider the policy
provides a positive framework for the consideration of this type of development in suitable
instances. | am not satisfied that it needs to be modified in this context.

2.14.7 Sewage disposal is specifically referred to in the supporting text and is also covered by
Policy ED4. In these circumstances, | see no need to add a clause to this policy as NRA suggest.

2.14.8 | accept that there is an element of arbitrariness in the choice of use of 1974 as a datum
point for evaluating the use of recently built buildings. However, as PPG7 indicates that there

may be circumstances where it is appropriate to investigate the history of a building being
proposed for conversion, I think the date identified provides a reasonable yardstick.

Recommendation
2.14.9 | recommend that Policy ED14 be modified by:
I. the deletion of the text of clause (viii) and the substitution therefor by
""suitable provision is made for the accommodation of any protected species which use

the building as a breeding or roosting site"";

ii. the addition of clause (x) as set out in the Suggested Changes.

*hkkhkhkhkhkhkhkhhkhkhkhkhhhkiiiik

Objection Nos: 0108/45-49 Ingestre with Tixall PC; 1944/42 Second City Homes Limited;
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2018/41-45 Berkswich PC.

The Objections

. Need for proper protection of conservation areas.
. Need to extend control to surrounding areas.
. Policy ED17 (i) is too restrictive.

Conclusions

2.15.1 Inessence, both PCs support the policies concerning conservation areas. At the inquiry, |
heard that Berkswich PC's concern was directed not so much at the policies themselves, but
rather at the ability to uphold them. In my view, the latter point is largely dependent upon the
manner in which the provisions of the Plan are implemented, a matter which lies outside my
remit. | am confident however, that the policies provide a robust framework by which the
special qualities of the conservation areas within the Borough can be preserved or enhanced.

2.15.2 As Policy ED15 contains the phrase "or likely to affect a Conservation Area”, | do not
consider it is necessary to incorporate a requirement that the effect of development in the
surrounding area be taken into account as Ingestre with Tixall PC suggest. | have some
sympathy with their concern about estate agents' boards, but as they are not normally subject to
planning control, even in conservation areas, my view is that this matter lies outside the ambit of
the Plan. In my opinion Policy ED18 provides a satisfactory basis for the exercise of
advertisement control within conservation areas, although I would prefer to see the word
"consent"” used rather than "planning permission™.

2.15.3 Contrary to the view of Second City Homes Limited, | do not find the requirements of
Policy ED17 (i) unduly onerous. PPG15 advises that in a conservation area consent for
demolition should not be granted unless there are acceptable and detailed plans for any
redevelopment.

Recommendation

2.15.4 1 recommend that Policy ED17 be modified by the deletion of the words "'planning
permission’* and the substitution therefor by **consent"".

*hkkhkkhkkkikhkkikkkhkhkhkikkhkikikiik

216 EXTENSIONS TO CONSERVATION AREAS - ECCILESHALL AND LITTILE
HAYWOOD

Objection Nos: 0032/02 C Hyland; 0033/02 A W Hyland; 0034/02 P J Emptage; 0035/02 R D
Emptage; 0036/02 N Swallow; 0037/02 G T Dale; 0038/02 S M Chew; 0039/02 N F Chew;
0043/01 R J Gleave; 0044/02 HH & RP Tetlow; 0045/02 B H Freeman; 0046/02 M E Freeman;
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0052/02 J C Allen; 0056/02 R E Broomfield; 0065/02 M Hilton; 0066/02 W L Hunt; 0067/02 S
M Arrowsmith; 0068/01 G Kinson; 0069/02 A E Pinkstone & P A Reeves; 0070/01 Eccleshall
Wine Club; 0071/01 G M Bertram; 0072/02 J S Cooke; 0092/01 J Parry; 0098/02 J Mummery;
0099/02 T Mummery; 0100/02 J Mummery; 0109/02 M West; 0110/02 Mr & Mrs L Rawlins;
0128/02 T P Willis; 0129/02 R Brookes; 0202/02 S P Harding; 0497/02 M | H Hudson; 0499/01
The Ecclian Society; 1457/01 E P Baskerville; 1458/02 N Clowes.

The Objections

. Castle Meadow (Town Meadow), Eccleshall should be designated as a conservation
area.

. The Little Haywood Conservation Area should be extended to include the walled

orchard and open space on the east side of St Mary's Abbey.

Conclusions

2.16.1 Although these objections concern separate and specific parts of the Borough, | deal with
them jointly. They raise the issue of whether the Plan should include proposals for the
designation of conservation areas.

2.16.2 In support of their case, The Ecclian Society cite the advice in paragraph 4.15 of PPG15.

I acknowledge this stresses the importance of including policies for conservation areas in local
plans, together with a clear indication of the relationship between the plan and detailed policy
statements or proposals for particular areas. However, paragraph 2.9 of the same PPG states that
the process of assessment, detailed definition or revision of boundaries and formulation of
proposals for individual conservation areas should be pursued separately from the local plan
process.

2.16.3 In the light of the foregoing, my conclusion is that, irrespective of any special qualities
the areas concerned may possess, the question of designating them as conservation areas is not
an appropriate matter for inclusion in the Plan. In these circumstances, | do not propose to make
further comment on the merits of the land in question.

Recommendation

2.16.4 | recommend that no modification be made to the Plan.

*hkkhkhkhkhkhkhhhkhkhhhhhkhkiiik

217 POLICIES ED20 - ED22 LISTED BUILDINGS
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Objection Nos: 0006/03 J Milln; 1939/02-05 Mental Health Foundation for Mid Staffordshire
N.H.S. Trust; 2018/46 Berkswich PC; LO034/01 English Heritage; EN2013/05 West Midlands
Regional Health Authority & Madford Developments Limited.

The Objections

. Need to deal with historic buildings in the same manner as archaeological sites and
historic parks and gardens.

. Need to acknowledge beneficial consequences of new uses.

. Over-restrictive approach towards demolition.

. Need for more cautious approach towards extensions.

Conclusions

2.17.1 J Milln suggests two additional clauses be added to Policy ED20 to ensure the impact of
development schemes is fully evaluated and that archaeological work is carried out to ensure any
alterations, demolitions or repairs are properly recorded.

2.17.2 These changes would appear to complement the provisions of Policies ED33 and ED34,
and would place the built heritage on the same footing as areas of archaeological importance and
historic parks and gardens. However, | am satisfied that the policy as drafted is sufficient to
ensure that the impact of development proposals on listed buildings is fully evaluated. | see no
need therefore, for the additional clause (f) suggested by the objector. Nor do I consider that, in
the absence of such a clause, references to historic buildings need to be added to Policies ED33
and ED34 either.

2.17.3 At the inquiry, J Milln conceded that not all applications relating to listed buildings
would necessitate the recording of details. My view is that attaching conditions to consents, an
approach advocated in PPG15, as and when expedient, would be more appropriate. | am not
satisfied that the policy needs to be augmented as suggested.

2.17.4 As regards new uses, | acknowledge that PPG15 advises that this may often be the key to
a building's preservation. However, the PPG also indicates that the best use will very often be
the use for which the building was originally designed. In these circumstances, | do not take
issue with supporting text under the heading "Conversion and Extension.” Nor do | consider
that it is necessary for the benefits which may accrue as a result of the conversion of listed
buildings to be incorporated into the text as the Mental Health Foundation for Mid
Staffordshire N.H.S. Trust and the West Midlands Regional Health Authority & Madford
Developments Limited suggest.

2.17.5 As to whether Policy ED21 is too restrictive, | am mindful that PPG15 advises that listed
building controls should ensure that proposals for demolition are fully scrutinised before any
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decision is reached and that clear and convincing evidence is required to support such a proposal.

In the light of this, I do not find the approach embodied in the policy unduly restrictive, nor am |
satisfied that it would be materially improved by the alternative forms of wording put forward by
the Mental Health Foundation for Mid Staffordshire N.H.S. Trust and the West Midlands
Regional Health Authority & Madford Developments Limited. On the other hand, I find the
words "exhaustive” or "full" as proposed in the Suggested Changes, somewhat lacking in clarity.
I think the policy would be clearer if the considerations set out in paragraph 3.17 of PPG15 were
incorporated into it.

2.17.6 As | see it, the positive tone of Policy ED22 reflects the general presumption in favour of
development. However, given the sensitivity which attaches to listed buildings, | prefer the
cautious approach embodied in the alternative form of wording suggested by English Heritage
which, I note, the Council are prepared to accept.

2.17.7 Berkswich PC's objection is linked to concern about how effectively Policy ED20 would
be implemented, rather than its content. It is not within my remit to comment on this matter, but
I am satisfied that the policy is sufficiently robust.

Recommendation
2.17.8 | recommend that the Plan be modified by

I. the deletion of all the text after the words ""demonstrate that™ from Policy
ED21 and the insertion of the following text:

"a. all reasonable efforts have been made to sustain existing uses or find
viable new uses and these efforts have failed;

b. preservation in some form of charitable or community ownership is not
possible or suitable;

C. redevelopment would produce substantial benefits for the community
which would decisively outweigh the loss resulting from demolition;™

ii. the deletion of the first 3 lines of Policy ED22 and the subsequent word
"buildings' and the substitution therefor by **Proposals to extend a listed building will
only be permitted if they relate sensitively to and are in keeping with the original
building,...".

*kkhkhkkkikkhkkikkkhkkhkkikkhkikikikk

2.18 PROTECTED OPEN SPACE
POLICY ED23 - PROTECTED OPEN SPACE WITHIN SETTILEMENTS
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POLICY ED24 - DEVEIOPMENT ON AREAS OF OPEN SPACE WITHIN
SETTLEMENTS

Background

2.18.1 The objections to this Policy ED23 fall into three categories. Firstly, objections to the
policy itself; I deal with these jointly with the related Policy ED24. Secondly, objections to sites
identified as protected open space, and thirdly, those seeking the designation of land as such.
The objections to the policies are dealt with first, after which | consider the site specific
objections. In certain instances objections to the designation of land form part of wider
submissions seeking the allocation of the land for development. | examine these objections in
the relevant sections of the report.

A THE POLICIES

Objection Nos: 0390/02 The Haywood Society; 0403/01 Diocesan Schools Commission of the
Roman Catholic Archdiocese of Birmingham; 0863/21 & /32 SCC; 0947/80 A G Simmons;
1429/70 DOE; 1497/31 Stafford FOE; 1779B/05 & /06 General Electric Company pic;
1779C/05 & /06 Gotheridge and Sanders Limited; 1944/43 Second City Homes; 1946/01
Lichfield Diocesan Board of Education; EN0531/06 M Dudley.

The Objections

. Unreasonable application of the policy to privately owned open space.

. Unreasonable constraint upon development for educational purposes.

. Lack of clarity and uncertainty regarding circumstances where development may be
permitted.

. The 0.4ha "threshold™ is inappropriate.

. Need to acknowledge amenity value of small open spaces.

. The policy is too inflexible.

. Need to take additional account of local need for development.

. Suggested Change gives undue emphasis to the needs of the occupier.

Conclusions

2.18.2 According to PPG17 the Government attaches great importance to the retention of
recreational and amenity open space in urban areas. No distinction between public and privately
owned open space is made. | see nothing untoward therefore in seeking to safeguard important
areas of open land which have a recreational, amenity, or nature conservation value, regardless of
their ownership.

2.18.3 A nparticular issue is the application of the policy to playing fields associated with
educational establishments or within the curtilage of factories. While I am mindful that PPG17
advises that playing fields should normally be protected, my view is that the concern that
development or redevelopment for educational purposes or to meet the needs of local firms could
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be inhibited is well founded.

2.18.4 The Suggested Changes go some way towards clarifying the position insofar as
development for operational purposes is concerned. Contrary to the view expressed by M
Dudley, I consider a reasonable balance between the needs of the occupier and the interests of
the community in general is struck. In my opinion, the proposed additions to Policy ED23 and
the related explanatory text are worthy of support.

2.18.5 1 am concerned however that insofar as what may be described as “functional’ open space
is concerned, there is a an inconsistency inherent in the Plan. As | see it the designation of such
land as Protected Open Space brings it within the ambit of two sets of policies which adopt rather
different approaches.

2.18.6 To my mind the main thrust of Policy ED23 and the concept of Protected Open Space as
described in the text does not sit comfortably with the approach embodied in the Leisure,
Recreation and Tourism Chapter. The supporting text preceding Policy ED23 indicates the
Council's desire to keep areas designated as Protected Open Space permanently open and the
policy is framed in that vein. On the other hand, while Policies LRT2, LRT4, and LRT5 seek to
safeguard recreational open space, playing fields and allotments respectively, they provide for
development on such land in certain circumstances.

2.18.7 1 accept that the explanatory text to Policy ED23 refers to the possibility of development
taking place on Protected Open Space. Nonetheless, I consider that this policy lacks the element
of flexibility and positive guidance inherent in Policies LRT2, LRT4 and LRT5. 1 find these
policies provide adequate protection for important recreational open space reasonably and
robustly. As | see it, the application of Policy ED23 to such areas represents an unnecessary
degree of duplication and a potential source of confusion.

2.18.8 Given the degree of protection afforded to recreational land, my opinion is that it is not
necessary for the policy to apply to such areas. | see an important role for a policies seeking to
protect open spaces, but in my view the main thrust of Policy ED23 should be directed at
important open areas which make a positive visual contribution to the appearance of locality.
Even then, it is conceivable to me that circumstances could arise where the local need for a
particular development may outweigh the need to protect the land. In my view and this ought to
be made more explicit.

2.18.9 As regards Policy ED24, | accept that it purports to contain criteria for assessing
development on areas of open space. However, it appears to me that these are no more than
considerations to be taken into account; they do not offer sufficiently clear guidance or certainty
to prospective developers. In my view the content of this policy would be more appropriately
expressed as supporting text.

2.18.10Turning to the 0.4 ha “threshold', | accept that there is a certain logic in equating this to
the minimum size of the sites proposed for housing development. Insofar as valuable open land
is concerned however, I am concerned that this figure provides a very arbitrary yardstick. While
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The Haywood Society have not objected to these policies specifically, | agree with their
submission that small open areas may often have considerable amenity value. | acknowledge
that the identification of all such areas would be a not inconsiderable task, but if Policy ED23 is
to be effective, | believe the quality of the land, rather than its size, ought to be the guiding
principle.

2.18.111 accept that Policy ED24 would enable the protection of other open areas to be
considered, but in the light of the reservations | have expressed about its content, | do not find
this policy to be a satisfactory solution. In my opinion sites below 0.4 ha in extent should not be
debarred from falling within the ambit of Policy ED23 and this should be acknowledged in the
supporting text.

Recommendation
2.18.12 1 recommend that the Plan be modified by:

i. the addition of ""unless it can be shown that the local need for development
outweighs the value of the land as an open area'* to Policy ED23;

ii. the insertion of the additions to Policy ED23 and the explanatory text which
precedes it, in accordance with the Suggested Changes;

iii. the deletion of the reference to 0.4 ha from the supporting text;

iv. the deletion of Policy ED24 and the transfer of the content thereof to the
supporting text.

219 B OBJECTIONS TO L AND PROPOSED AS PROTECTED OPEN SPACE
Objection Nos: 0122/01 Ashdrake Limited; 0199/02 K M Rose; 0199B/01 Bass Taverns
Limited; 0403/02-06 Diocesan Schools Commission of the Roman Catholic Archdiocese of
Birmingham; 0863/12-20, 0863/28-30, 0863/33-37 SCC; 1408/02 P & | Gillard; 1409/04 R
Brandram-Jones; 1411/01 K M Rose; 1413/04 Perkins Diesels (Stafford) Limited; 1917/01 & /04
The Foundation NHS Trust; 1933/03 G V Herbert; 1934/02 S Herbert; 1935/03 Seighford
Settled Estates; 1936/01-03 R T Farmer; 1937/01-03 B Farmer; 1939/01 The Mental Health
Foundation for Mid Staffordshire NHS Trust; 1946/01 Lichfield Diocesan Board of Education;
2021/08 Gnosall Best Kept Village Association.

The Objections
. Land should not be designated as Protected Open Space.

Conclusions (The individual objections appear in brackets)
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e. Leaseows County Infant and Junior School (0863/12 SCC).
; m : hool 5 I ; |
g. OQakridge County Primary School, Silvester Way, Stafford (0863/14 SCC),
: E@d@uﬂ&ﬂﬂ&@ﬂﬂ@&ﬂwt L Ki I I igh Schoal ( |
j. St John's CE. (C) Primary School, Weston Road, Stafford (0863/17 SCC;
01 Lichfield Di of o
Chetwynd Centre, Newport Road, Stafford (0863/18 SCC),
Holmcroft Community Centre, Stafford (0863/20SCC)

Diocesan Board of Education)

S3—~R

o

Elash | ey County Primary School, Hawksmoor Road, Stafford (0863/29 SCC).

p. Haughton CE.(C) Primary School, Prince Avenue, Haughton (0863/30 SCC;
0L Lichfield Di of -

Alleynes County High School, Oulton Road, Stone (0863/33SCC),

Berkswich C.E. Primary School (0863/35SCC).,

Burton Manor County Primary School, Stafford (0863/36 SCC),

-+ v s0

Conclusions

2.19.1 In the light of my conclusions regarding Policy ED23, | do not consider there is a
compelling need to designate any of the school or other community facilities listed above as
Protected Open Space. | am satisfied that the Plan contains adequate provisions for safeguarding
their recreational value without this designation.

2.19.2 This is a mature landscaped area which contributes to the setting of the hospital building
and forms a pleasant local feature. | have read that the planning permissions which have been
granted do not affect the land in question, in which case | consider it is appropriately designated.
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2.19.3 The objector's claim that the committed housing development shown on the Proposals
Map does not correspond to the application site has not been responded to. If this is so, the Map
ought to be amended accordingly.

altorQ: H0UQ0N and ) Y d OMpany p

2.19.4 Neither of these sites were specifically mentioned in the duly made objections, but as
they were used to illustrate the objector's concern at the inquiry, I offer my views thereon. [They
are referred to as sites 2 and 3 in inquiry document 17/OP/1779B/05-B]. Both areas are
recreational and sporting facilities within the curtilage of factory premises, although Stychfields
also includes a surfaced works car park. In the light of my conclusions regarding Policy ED23, |
do not consider there is a compelling need to designate the land as Protected Open Space. | am
satisfied that adequate provisions to safeguard playing fields exist elsewhere in the Plan.

2.19.5 The objection site is a playing field within the factory premises. For the reasons given in
the preceding paragraph, | am not satisfied there is an overriding need to designate the land as
Protected Open Space.

lavton: Eoxal ; e L imited

2.19.6 Following the grant of planning permission on the site (on appeal), in the Suggested
Changes the Protected Open Space designation is to be removed from it. 1 find this a reasonable
measure which should satisfy the objector.

2.19.7 The land in question includes part of the side garden of a large detached house,
"Parkside", together with a paddock which lies between the garden and Stafford Road.

2.19.8 Concern is expressed about the application of the designation to private land and the
consequences of so doing. (This concern is also voiced in respect of sites 7 and 8 below). |
appreciate that safeguarding such areas from development can, on occasions, thwart the
aspirations of land owners, and may appear iniquitous to them. Nevertheless, in my experience,
many types of open space, including gardens and paddocks, can contribute to the amenity and
character of an area, irrespective of ownership. | see nothing untoward therefore in designating
privately owned land, provided that there are reasonable grounds for so doing.

2.19.9 As to the land itself, | accept that as there is no public access to it, it cannot be regarded
as an amenity in the functional sense. However, as | perceived it, the land is in a relatively
prominent position at the entrance to the village offering views across it towards the church. To
my mind, the open quality of the land contributes to the character of the conservation area and
makes a pleasant contrast with the tighter knit pattern of development evident along High Street.

2. ENVIRONMENT AND DEVELOPMENT

44



STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT

In my opinion the value of the land as a visual amenity fully justifies the designation in the Plan.

2.19.10Whereas the Protected Open Space depicted on the Gnosall Inset Plan lies to the east of
Brookhouse Road, the Plan's text refers to an area to the west of the road. While there are
playing fields on the west side of the road, I assume the designation is intended to apply to the
land on the east and my conclusions will be made on that basis. Come what may, this apparent
inconsistency in the Plan ought to be rectified.

2.19.11 | see nothing untoward in principle to the application of Policy ED23 to an area such as
this. As | see it, the main concern specific to the land is that the designation may have
implications for the provision of community facilities in the vicinity of the Grosvenor Centre.

2.19.12To my mind, such uses would not necessarily be incompatible with the concept of
Protected Open Space. The benefit to the community may well outweigh the need to protect the
land in its entirety. As | see it therefore, the designation would not be likely to prove an
insurmountable barrier to the provision of facilities likely to benefit the local community.

O . ouUtN O [
1936/01 R T Farmer; 1937/01 B Farmer)

2.19.131 see nothing untoward in principle to the application of Policy ED23 to this area. The
objection by K M Rose, specifically directed at the land, concerns the eastern portion of the
designated area, lying south of Newport Road and to the north of the junction of The Rank and
Wharf Road. Most of it is pasture, but in the north east corner there are some rather dilapidated
buildings.

2.19.14 The submissions that there are no public rights of way across that land, it is not used for
formal or informal recreation, and has no historic or wildlife conservation importance, have not
been challenged. 1 also accept that the countryside which surrounds the village is not far away.
However, contrary to the objector's view, my opinion is that the site is an important amenity
feature in the village, readily visible from The Wharf and in glimpses from Newport Road.

2.19.151 consider the very openness of the land makes a pleasing visual contrast with the
predominantly built up nature of the area which surrounds it; as such it makes a positive
contribution to the appearance of this part of Gnosall. In my view the designation of the land
reflects its value as a local amenity feature and is in accordance with the guidance in PPG17.
2.19.16 My only reservation concerns the north-eastern part of the land. My view is that the
buildings there, the appearance of which is considerably less than pristine, neither contribute to
the openness or the amenity value of the land. | consider this area should be deleted from the
designation.
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2.19.171 accept that in terms of its location, the contention that the land is suitable for housing is
not without merit. Nevertheless, subject to my comments about the north-eastern part of the site,
my view is that the balance of advantage here rests with the designation in the Plan.

2.19.18 As one of the few other undeveloped areas within the main body of Hixon, this site, next
to the junction of Legge Lane and Puddle Hill, provides a soft contrast with the predominantly
built-up nature of most of the village. However, setting aside the somewhat neglected
appearance of the land, | consider its value as an amenity feature is somewhat limited. As I
perceived it, the site does not form part of a wider setting or open up any views, nor to my mind
does it convey a strong feeling of spaciousness. Providing that due regard was paid to
safeguarding the vegetation of the fringes of the land, my view is that development here would
not have a perceptibly harmful effect upon the character of the area. In this particular instance, |
am not satisfied that the designation offers any significant benefits.

2.19.19This objection concerns the north-western part of a larger area of Protected Open Space.
In my view, The Green (which also forms part of this space) is an attractive feature in a
prominent position alongside the main road junction in the village and provides a pleasant setting
for St Chad's Church which is set back from the road. However, setting aside the somewhat
neglected appearance of the objection site, |1 do not consider it makes a particular important
contribution to the setting of the church, or acts as a focal point. | accept that areas of open land
can often contribute to the character of villages, but I do not consider this is so in this instance.
In my opinion the land's value as an amenity feature is not sufficiently great to warrant the
protection afforded by Policy ED23.

Recommendations
2.19.201 recommend that:

i. in respect of sites 1 (a. to s. inclusively), 3, 4, 5 and 9 & 10 the Plan be
modified by the removal of the Protected Open Space designation;

ii. in respect of site 2, if need be, the Plan be modified by amending the
Proposals Map to reflect the extent of the residential planning permissions granted;

iii. in respect of site 6, no modification be made to the Plan;

iv in respect of site 7, the Plan be modified by making the text and the notation on
the Gnosall Inset Map consistent;

V. in respect of site 8, the Plan be modified by the exclusion of the group of
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buildings in the north-eastern corner of the objection site from the Protected Open
Space designation.

220 C. OMISSIONS FROM THE PROTECTED OPEN SPACE DESIGNATIONS
Objection Nos: 0197/01 R Foulkes; 0406/01 M R Lakin; 0947/53-65 A G Simmons; 1408/01 P
& | Gillard; 1497/32-44 Stafford FOE; 1933/01 G V Herbert; 1934/03 S Herbert.

The Objections

. Land should be designated as Protected Open Space.

Conclusions (The individual objections appear in brackets)

1 . ital ( in
2.20.1 This objection appears to be an expression of concern about the inclusion of the hospital
playing field in the site for which planning permission has been granted. In the light of this, I do
not consider it would be appropriate or reasonable to extend the designation here.

2.20.2 This is a mainly grassed area which extends from Holmcroft Road westwards to the car
park at the Tillington Hall Hotel. In my opinion it is a pleasant local amenity feature which
warrants a degree of protection. | have read that the land could accommodate further
community development needs in the area, but the Council acknowledge that the need to provide
community facilities here has largely been met and there are no current proposals. In the light of
this I consider it would be appropriate to include the land in the designation.

2.20.3 This is a mounded grass area on the north side of Prospect Road. While it appears to be a
pleasant local amenity feature, my view is that the provisions of Policy LRT2 provide it with a
sufficient degree of protection.

2.20.4 This area, alongside a main traffic route, provides a pleasant open setting for the
neighbouring flats. While the area also includes a bowling green, my view is that the land is
sufficiently important as an amenity feature deserve protection under Policy ED23.

fford: l | . : f . .
1497/35 Stafford FOE)

2.20.5 This is an area of recreational open space within a tightly built-up residential area.
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While it appears to function as a valuable local amenity, | consider that the policy provisions of
the Leisure, Recreation and Tourism Chapter already give it adequate protection.

(0947/57 A G Simmone: 1497/36 Siotford FOE)._

2.20.6 This area lies alongside a well used radial route, between the road and the former
Dormans Works. While it is relatively modest in size and includes a bowling green, my opinion
is that it forms a pleasant amenity feature nonetheless and deserves to be protected.

Simmons: 1497/37 Stafford FOF)._

2.20.7 While this area, which lies between the hospital and Weston Road, contains a playing
field, my view is that other elements, such as the mature trees within it, make it an attractive
amenity feature. The Council also acknowledge this land makes a contribution to the general
amenity of the area and could appropriately be indicated as Protected Open Space. | agree.

2.20.8 Part of this site includes a play area alongside the school. In the light of my comments
about educational establishments, 1 do not consider it would be appropriate to designate this area.
The convent garden is modest in size and is separated from Lichfield Road by a wall.
Nevertheless, my view is that the mature trees on this land, together with those flanking the east
side of the school playing field, are an attractive local feature. | consider these two areas warrant
designation. Having read that planning permission has been granted for car parking on the
neighbouring land to the east, my opinion is that it would not be reasonable to bring this land
within the ambit of Policy ED23.

1497/39 Stafford FOE)

2.20.9 This open area makes a pleasant contrast with the recent housing development in the
locality. To my mind it constitutes a local amenity. While the Council refer to an intended
community use on part of the land, this is not elaborated upon. In the absence of any clear
evidence to show that the land is needed for development, my view is that the designation of all
of this area as Protected Open Space would be appropriate.

Stafford FOE)

2.20.10 This land forms part of housing proposal H1. In my view it is a pleasant open amenity
feature in a prominent location between a main road, Silkmore Lane, and the mass of the BRC
factory buildings. | am also mindful that the trees on the land are covered by a TPO. However
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while | consider that regard should be had to the presence of this open area in the consideration
of any development proposals concerning the site, my opinion is that the area does not possess
sufficient merit to warrant protection in its own right.

FOF)

2.20.11 This objection relates to two separate parcels of land to the east and west of Cannock
Road respectively. In my view the former provides an attractive open setting to the Police
Headquarters. The latter is a smaller grassed area at the rear of Baswich House on the corner of
Wildwood Lawns and Wildwood Drive. Despite its modest size, | consider its very openness
makes a pleasant contrast with the estate development to the north and west. In my view both
these areas are worthy of designation.

Slmmons 1497/42 Stafford FOE)

ford: ick's School Plavi ield ( f : _ fford
EQE)
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2.20.12 These three areas border onto one another, although, as | perceived it, they appear as
separate entities rather than a linked series of open spaces. | accept that the three parcels of land
have a certain amenity value, but as | perceived it, they do not possess sufficient quality, either
individually or collectively, to merit being brought within the ambit of Policy ED23.

15. Stafford: Rowleyv Park - Averill Road Entrance

16. Stafford: Rowley Park - St John's Road Entrance

22, Stafford: Bourne Way, Castle Bank
(0197/01 R Foulkes)

2.20.13 Although these objections concern different areas of land they have been registered as a
single objection in which case | deal with them jointly.

2.20.14 While the two parcels of land at the entrances to Rowley Park are small, | regard them as
logical extensions of an area already designated as Protected Open Space. The Council accept
that the open areas between Wolverhampton Road and Burton Square and off West Way have or
amenity value; that is how they appear to me too. Given my view on the inappropriateness of the
0.4 ha "threshold", I consider they should come within the ambit of Policy ED23.
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2.20.15 As regards the disused railway which extends westwards from the Universal Works to
the M6, | accept that it now constitutes an important amenity feature and agree that a case for
identifying it as Protected Open Space exists. However, as the land helps to create a link
between the countryside to the west of Stafford and the town centre, | find its designation as
Green Network equally appropriate. | am not satisfied therefore that any advantage would be
gained by changing the land's designation.

2.20.16 Having read that land alongside the access to the Castlefields "Village" is to be laid out
for playing fields, my view is that the provisions of Policy LRT4 would safeguard it adequately.
I do not consider it needs to be protected under Policy ED23.

1934/03 S Herbert)

2.20.17 | have read that the approval for housing development on the site of the former
junior school site provides for the retention of a strip of open land along the Sellman Street
frontage. While it is not clear whether this is the 30 m wide strip to which the objectors refer,
my view is that this open land would form a pleasant feature in a prominent location near the
entrance to the village, providing a view from Stafford Road to the church. In my opinion this is
an area is worthy of protection under Policy ED23.

Recommendation
2.20.18 | recommend that:

I. in respect of sites 1, 3, 5, 10, 12, 13, 14, 17 and 20, no modification be
made to the Plan;

ii. in respect of sites 2, 4, 6, 7, 9, 11, 15, 16, 18, 19, 21, 22 and 23, the Plan be
modified by the designation of the land as Protected Open Space;

iii. in respect of site 8, the Plan be modified by the designation of the convent
gardens and tree belt to the east of the school playing fields as Protected Open Space.

*khkkhkhkkkkkkhkkhkkhkkikikikkkkkkhikikx

221 POLICY ED?5 - GREEN NETWORK
Background
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2.21.1 The objections to this policy fall into the same three categories as those directed at Policy
ED23. | deal with them in the same manner. In a number of instances objections to the inclusion
of land in the Green Network are linked to objections seeking the allocation land for housing. 1
deal with these in my consideration of alternative housing sites put forward by objectors. In
addition, | consider the objections seeking the designation of land at Castlefields, Stafford as
Green Network in conjunction with the objections seeking the land's allocation for housing [6.1].

A THE POLICY
Objection Nos: 0388/02 HBF; 1779C/07 Gotheridge and Sanders; 0914/50 WWFN; EN0531/07
M Dudley.

The Objections

. Inappropriate policy because of lack of strategic context.

. Unreasonable application of the policy to privately owned land.
. Need to strengthen the policy.

. Danger of weakening the Green Network.

Conclusions

2.21.2 | accept that the Green Space Strategy contained in Structure Plan Policy 75 only applies
to Stoke and Newcastle. However, | am unable to concur with the HBF's view that the absence
of an enabling policy in the Structure Plan renders the inclusion of Policy ED25 in the Plan
wholly inappropriate.

2.21.3 | regard the policy as a device for helping shape the urban form of Stafford and Stone,
but no more or no less so than the Plan's allocations of development land do. As I see it, the
policy capitalises on distinctive features of the local geography, namely the tongues of
countryside which extend virtually into the heart of both towns, and seeks to safeguard them as
features. To my mind this is essentially a local matter which does not need to be considered as
part of a County-wide strategy. National policy guidance is silent insofar as the concept of a
Green Network is concerned, but in my view the permanence which attaches to the Green Belt
cannot apply to it.

2.21.4 While the text acknowledges that the areas of land concerned afford public access to
extensive local open spaces, | am not satisfied that Green Network status should be confined
only to publicly owned land as Gotheridge and Sanders contend. In my view this would
considerably weaken the efficacy of what | see as a useful tool for guiding development. |
appreciate that to prevent all development in the network, as WWFN suggest, would help
protect its attributes. However, such a degree of control would be even more stringent than in
the Green Belt. | do not consider this would be reasonable or practicable.
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2.21.5 In response to the Suggested Changes, M Dudley expresses concern about the Green
Network shrinking if its protection is removed. No alteration to the policy is proposed. Some
changes to the areas covered by the designation are put forward, but they appear to me to be
relatively minor. In my view they would neither weaken the Plan or seriously devalue the Green
Network.

Recommendation

2.21.6 | recommend that no modification be made to the Plan.

*hkkhkkhkkkikhkkikkkhkhkikkhkikkikiik

222 B . OBIJECTIONS TO | AND PROPOSED AS GREEN NETWORK
Objection Nos: 0020/01 E Dawson; 0157/01 Henry Venables Limited; 0199/04 A Barrett-
Greene; 0201/01 J H Boardman; 0201/02 V L Jones; 0201/03 K Boardman: Chairman, Stafford
Commons Land; 0201/04 S A Smith; 0201/05 S Fernihough; 0201/06 E Rock; 0201/07 V
Lockley; 0201/08 V Snape; 0201/09 J Rawlinson; 0201/10 E Mullin; 0201/11 F Rudman;
0201/12 J Moore; 0201/13 M Hanlon; 0201/14 W Bittles; 0201/15 C Rock; 0201/16 T Rudman;
0201/17 G Mullin; 0201/18 G Bowers; 0201/19 M Bowers; 0201/20 A Hitchenor; 0201/21 T
Hitchenor; 0201/22 L Howells; 0201/23 C Mullin; 0201/24 R Mullin; 0201/25 C K Holford;
0201/26 C L Holford; 0201/27 A J Huntbatch; 0201/28 J Vernon; 0201/29 L C Deavin; 0201/30
W A Jeffcott; 0201/31 A Halden; 0201/32 S J Halden; 0201/33 V Dodd; 0201/34 K J Dodd;
0201/35 D Bloor; 0201/35 E Dawson; 0338/01 Doctors Logan, Harper and Muslow; 1451/04
G.E.C. Alsthom Limited.

The Objections
. Land should be excluded from the Green Network.

Conclusions (The individual objections appear in brackets)

D Bloor; 0201/35 E Dawson)

2.22.1 In essence, these objections seek to preserve the integrity of Stafford Common. Having
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heard of the reduction in the size of The Common over the years, together with the problems
encountered by the Committee which administers the land, 1 can well appreciate why the
objectors regard the designation in the Plan with a degree of apprehension. Despite this concern
however, my view is that the designation, coupled with the restrictive tone of Policy ED25,
would positively help safeguard the land against development which could erode its distinctive
quality. In my view, the land is appropriately and reasonably included in the Green Network.

tord: I I 1451 Il

2.22.2 This site is bordered on three sides by Green Network land and appears to protrude into
it. However, it also adjoins the St. Leonard's works to the west and is at a generally higher level
than the meadow land to the east and south. | accept that as the land is open, it has a certain
affinity with the rest of the Green Network. | also attach little weight to its rather unkempt state
as a distinguishing feature. Nevertheless, as | perceived it, the land has a closer physical
relationship with the neighbouring industrial premises. In these circumstances, | do not consider
the land should form part of the Green Network.

tord: L and North of | (0157, les Limitec!

2.22.3 The Council acknowledge that this site forms part of the operational land of industrial
premises. In the Suggested Changes the land is proposed to be excluded from the Green
Network. | am content with this.

2.22.4 In the light of a proposal for a new Doctors' surgery on this site, the land is proposed to
be excluded from the Green Network in the Suggested Changes. To my mind this resolves the
objection satisfactorily.

2.22.5 This land is an area of woodland on the inside of a meander in the River Trent. While
supporting the objectives of the Green Network, the objector is concerned that this should not
prohibit the erection of a dwelling on the land. This, it is submitted, would facilitate opening up
the area for public access.

2.22.6 | accept that the prospect of achieving public access where none exists at present could
be advantageous and would be consistent with clause (ii) of Policy ED25. However, as |
perceived it, the land forms an integral part of the predominantly undeveloped valley floor which
contributes to Stone's distinctive urban form. Accordingly therefore, | find the land's designation
as Green Network appropriate.

Recommendations

2.22.7 | recommend that:
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I. in respect of sites 1 and 5, no modification be made to the Plan;

ii. in respect of site 2, the Plan be modified by the deletion of the objection site
from the Green Network;

iil. in respect of sites 3 and 4, the Plan be modified by the exclusion of the
objection site from the Green Network, in accordance with the Suggested Changes.

223 C.OMISSIONS FROM THE GREEN NETWORK

Objection Nos: 0197/01 R Foulkes; 0494/05 Staffordshire Wildlife Trust; 0694/01 C H Soutar;
0909/02 J Harratt; 0947/66-67, 0947/69-79 A G Simmons; 1497/45-46, 1497/48-58 Stafford
FOE.

The Objections

. Additional land should be designated as Green Network.

Conclusions (The individual objections appear in brackets)

1. Stafford: | and at Old Rickerscote | ane (0909/02 J Harratt),

2.23.1 This objection is accepted. In the text of the Suggested Changes, the paddock to which
the objector refers is proposed to be included in the Green Network. While | find this measure

sensible, I note that the accompanying plan is annotated "Amendment to Green Network to delete
part”. | take this to be an error.

- 1 J N .
1497/45 Stafford FOE)

2.23.2 This open land is flanked by industrial estates to the east and west and to the north it
adjoins proposed employment site E1. | accept that it would link in with the Green Network
alongside Marston Brook to the south, but because it would be effectively "hemmed in' on 3
sides, | see little benefit in extending the designation to cover this land. It may be possible to
create links to the triangular area of land to the north of Proposal E1 alongside watercourses.
Nevertheless, | consider this northernmost parcel of land would tend to appear as an isolated
entity, rather than as an integral component of a clearly defined network of open land. This land
is the subject of a separate objection which I deal with at 7.22.

2.23.3 In my view, a small extension of the Network between the Astonfields Balancing
Reservoir and Astonfields Road, embracing the footpath link from the latter, would be a sensible
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measure. However because Marston Brook is largely enclosed, especially the stretch to the south
of Sandon Road, | see little advantage in extending the Network further here.

) ; ishi ildli _ _
0947/69 A G Simmons; 1497/48 Stafford FOE)

2.23.4 The Council accept that more land to the east of the former railway could be included in
the Green Network. I agree; to my mind, the character of the land proposed for inclusion is little
different from that shown in the Plan, the southern boundary of which seems somewhat arbitrary.
My only reservation concerns the parking area to the north-east of Blackberry Lane which
appears to be linked to the neighbouring industrial site. | do not consider this area should be
included.

2.23.5 It seems to me that the Council are mistaken in their assumption that the objection by the
Staffordshire Wildlife Trust relates to the J Sainsbury car park. | am satisfied that it concerns
the open area to the west.

2.23.6 While this area is a pleasant feature, my opinion is that it is a somewhat isolated element
rather than a clear link (or part of such a link) between the countryside and the town centre.
Accordingly, therefore, | am not satisfied that its inclusion in the Green Network is warranted.

Slmmons 1497/50 Stafford FOE)

2.23.7 This is another pleasant landscaped area, but like the space by the Pearl Brook, | perceive
it as a separate entity rather than part of a clearly defined and linked network of undeveloped
land. To my mind it should not be designated as Green Network.

Stafford FOE)

2.23.8 Irrespective of the consent for development on part of this land to which the Council
refer, my view is that this site has little physical affinity with the tongues of open land nearby
which are included in the Green Network. | am not satisfied therefore that it would be
appropriate to designate this land as Green Network.

2.23.9 This land is separated from a large tract of Green Network only by the width of Meadow
Road. However in my view, the character of the land on the two sides of the road is markedly
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different. The land in question appears to function as an amenity area serving the housing on the
east side of the road. As such, my opinion is that it has a closer physical affinity to this area than
it does to the mainly open land to the west of the road. In these circumstances, | do not consider
it would be appropriate to include the land in the Green Network.

2.23.10While this area is a pleasant feature, | regard it as an isolated entity, separated from the
large open area of the river valleys to the north-west by development. | am not persuaded
therefore that it ought to be included in the Green Network.

I
&/56 Stafford FOE)

2.23.111 accept there are undeveloped areas alongside Rising Brook which extend north-
eastwards from the M6. However, towards Wolverhampton Road, this space becomes more
fragmented, so that the line of the Brook does not appear as a continuous linear open area. While
the two areas of land in question are pleasant features and may well merit consideration for
inclusion in the Plan as Protected Open Space, | do not consider they should be designated as
Green Network.

2.23.12This is a triangle of land at the southern extremity of the built-up area of Stafford. It is
bounded by the M6 to the west and the Stafford to Wolverhampton railway to the east. While
the inclusion of the land in the Green Network would assist in the containment of the outward
growth of the town, my view is that is not the function of this designation or of Policy ED25.
Because of the contained nature of the land, my opinion is that would not make a significant
contribution towards linking the town centre to the countryside beyond. | am not satisfied
therefore that it should be identified as Green Network.

2.23.131 accept that extending the Green Network here could help to strengthen the link between
the Riverside area of the Town Centre and the Sow Valley to the east. However as there is
already a footpath link on the north bank of the river and the Plan provides for its retention and
enhancement in association with Proposal R1, | do not consider there is a compelling need to
extend the Green Network to cover this land.
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4 artoraq: ang Vve 0
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(0947/78 A G Simmons; 1497/57 Stafford FOE)

7

2.23.14Both these areas are the subject of objections seeking their inclusion in the Plan as
housing sites. Be that as it may, as | indicate at 2.23.12, my view is that it would not be
appropriate to view the Green Network as a device for containing the outward expansion of
Stafford's built-up area. The land at Baswich would be an isolated feature unrelated to the rest of
the Green Network. | find the limit of the Network in the Penk valley reasonably well defined
and | see no need to extend it. My conclusion therefore is that neither area should be designated
as Green Network.

Recommendation
2.23.151 recommend that:

I. in respect of sites 2 and 5 to 14 inclusive, no modification be made to the
Plan;

ii. in respect of site 1, the Plan be modified by the inclusion of the land in the
Green Network in accordance with the text of the Suggested Changes;

iii. in respect of site 3 the Plan be modified by the inclusion of the stretch of
Marston Brook and the adjacent footpath between the Astonfields Balancing
Reservoir and Astonfields Road in the Green Network;

iv. in respect of site 4 the Plan be modified by including the land referred to in

objection references 0947/69 and 1497/98 except for the triangular parking area to the
north-east of Blackberry Lane.

*hkkhkkhkkkikkhkkikkkhkhkhkikkhkikkikikik

224 POLICY ED27 - | ANDSCAPE CONSERVATION
Objection Nos: 0118A/45 & 0118B/45 B J Fradley; 1429/71 DOE.

The Objections

. Lack of clarity in the policy and the supporting text.

Conclusions

2.24.1 While B J Fradley's objections cite this policy, their substance is directed at the
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inclusion of specific areas of land within a Special Landscape Area (SLA). | deal with these
matters in my consideration of the site specific objections.

2.24.2 | agree with DOE's concern that the extent of the policy's coverage is unclear. While |
find the amendment put forward in the Suggested Changes helpful in this respect, | consider
there remains a need for the relationship between the SLAs identified in the Structure Plan and
those defined in the Local Plan to be explained more explicitly. The text preceding Policy ED31
contains further guidance on this point, but in my view, this is not sufficiently clear either.

Recommendation
2.24.3 1 recommend that the Plan be modified by:

I. the insertion of additional text into Policy ED27 in accordance with the  Suggested
Changes;

ii. the incorporation of a fuller explanation of the relationship between the
SLAs identified in the Structure Plan and those defined in the Local Plan in the
supporting text.

*hkkhkhkhkhkhkhkhhkhkhhhhhhiiik

Objection Nos: 0532/19 West Midland Bird Club; 1429/72 DOE; 1942/11 Hall Engineering
Holdings plc.

The Objections

. Need to add nature reserves to the policy.

. Lack of clarity as to how the policy will be implemented.
Conclusions

2.25.1 In response to these objections, amendments to the policy, including a reference to nature
reserves as requested by the West Midland Bird Club, are included in the Suggested Changes.
Despite this however, my view is that the policy still reads more as a statement of factors to be
taken into account in the consideration of development proposals rather than a clear guidance as
to what will or will not be acceptable. | am mindful that DOE have indicated their contentment
with the change, and a number of objectors to other parts of the Plan advocate the need to
strengthen policies dealing with countryside protection. Nevertheless, my view is that it would
be more appropriate to include the content of the policy, including the additional reference to
nature reserves, as supporting text.
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Recommendation

2.25.2 | recommend that the Plan be modified by the deletion of Policy ED28 and the transfer
of the content thereof to the supporting text.

*kkhkhkhkkkkkkhkkhkkhkkhkikikkkkkkhikikx

Objection Nos: 0532/20 West Midland Bird Club; 1429/73 DOE; EN0948/54 A G Simmons;
EN1499/49 Stafford FOE.

The Objections

. Inappropriate reference to mineral extraction and waste disposal.
. Need to add reference to native species.

Conclusions

2.26.1 A revised policy, in which the reference to mineral extraction and waste disposal is
deleted, and which refers to the planting of native species, is included in the Suggested Changes.
To my mind this represents a satisfactory response to the objections by the West Midland Bird
Club and DOE.

2.26.2 A G Simmons and Stafford FOE seek a further modification to provide for the planting
of local native species. | appreciate this measure could help ensure plants were well suited to
local conditions but in my view it would be unduly restrictive and could lead to problems of
definition.

Recommendation

2.26.3 1 recommend that Policy ED29 be modified in accordance with the Suggested
Changes.

227 POLICY ED30 - CANNOCK CHASE AREA OF OUTSTANDING NATURAL
BEAUTY

Objection Nos: 0387/36 Barratt West Midlands Limited; 0536/04 Mr & Mrs A B Hames;
0701/03 C H Kelly; 0706/03 O Price; 0707/02 J W Holt; 0713/07 Mr & Mrs J P Harwood;
1404/02 Mr & Mrs L Morris; 1406/03 Brocton PC; 1428/06 Mr & Mrs N P Sandy; 1454/03 Mr
& Mrs D Evans; 1460/01 E J McCormack; 1781/02 A Loran; 1944/44 Second City Homes
Limited; 1953/02 D Scriven; 1955/03 D E Johnson; 1956/02 O A Vaughan; 1957/05 K H Noon;
1960/02 J P Pate; 1961/02 G M Grayson; 1962/02 E | Grayson; 1963/02 A E Hayward; 1964/03
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Mr & Mrs W K Hawkins; 1966/07 A Johnson; 1967/03 A R Ward; 1968/03 R Morton; 1969/02
J R Dryer; 1970/02 | Bearne; 1974/03 R T D Talbot; 1975/03 J A Jones; 1976/03 D Penn;
1982/08 M Pickstock; 1983/03 Mr Cown & Mrs Rich; 1991/08 E Munson; 1992/06 R D Tuck;
1994/03 A C & J F Shufflebotham; 2000/03 M Williams; 2010/05 D Bufton; 2012/05 Mr & Mrs
M J Spencer; 2016/07 Mr & Mrs D Cresswell; 2018/39 & /47 Berkswich PC.

The Objections

. Need to strengthen the policy.
. Need for greater explanation of the policy.
. Implications for the Stafford Eastern Bypass.

Conclusions

2.27.1 1t is clear that a strong body of local opinion regards safeguarding the attributes of the
Cannock Chase AONB and its setting as a matter of paramount importance. However, with the
exception of Berkswich PC, no suggestions as to how the policy could be strengthened are put
forward. In my view the policy, augmented by the additional paragraph included in the
Suggested Changes, provides a sufficiently robust basis for controlling development affecting the
AONB and its setting.

2.27.2 While the amendment to the policy put forward by Berkswich PC is worded somewhat
differently, I consider its main thrust is essentially the same as the policy in the Plan. | am not
satisfied that any significant benefit would accrue from adopting this alternative. Likewise,
although the additional policy suggested by this objector focuses upon improvements to the
AONB, | consider this is already covered adequately in Policy ED30. 1 see no need therefore to
modify the Plan in this manner either.

2.27.3 Contrary to the view expressed by Barratt West Midlands Limited, | find the
explanation for the policy adequate. | see no advantage in attempting to highlight areas of
particular sensitivity as is suggested. To my mind the objection by Second City Homes
Limited is concerned with the implications for the Stafford Eastern bypass rather than the policy
itself. This proposal, which has also attracted objections from most of the other objectors to this
policy, is dealt with separately at 10.8.

Recommendation

2.27.4 1 recommend that Policy ED30 be modified in accordance with the Suggested
Changes.

*hkkhkhkkikhkkikkkhkkhkikkhkikikiik

228 INCIL USION OF L AND IN THE SPECIAL L ANDSCAPE AREAS
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Background

2.28.1 There are no duly made objections to Policy ED31. B J Fradley objects to the inclusion
of land at a) east of Aston Lodge Park, Stone and b) north of Vanity Lane, Oulton in a SLA. As
these objections (0118A/45 & 0118A/47 and 0118B/45 & 0118B/48 respectively) form part of
wider submissions that the respective areas be allocated for housing, I deal with these matters at
6.20 and 5.48.

STONE: L AND AT NICHOLLS L ANE

Objection No: 0535/17 The Seddon Group Limited.

The Objection

. SLA designation should be removed from land at Nicholls Lane, Stone.
Conclusions

2.28.2 While the duly made objection refers to the landscape policies (ED26 to ED31), at the
inquiry it was confirmed that the objection is directed at the inclusion of the land in question in
the SLA rather than the policies themselves.

2.28.3 The Structure Plan key diagram shows the broad extent of the SLAs in the County,
which includes an area to the north and east of Stone. However, in my view, this essentially
generalised presentation cannot be relied on as a definitive representation of the precise
boundaries of the SLA.

2.28.4 The Plan mentions a landscape evaluation carried out by the County Council in 1972
which formed the basis for the identification of locally important SLAs, one of which being the
Moddershall - Sandon area east of Stone. However, other than a reference to "a re-examination
of land within the Borough", it is silent insofar as how the detailed definition of the extent of the
areas shown therein was formulated.

2.28.5 There is no evidence to show that the definition of this part of the SLA for the purposes
of the Local Plan was based upon a detailed analysis of landscape quality; the boundary here
simply equates with the outer edge of Stone's built-up area. A plan produced by the County
Council in 1989, which I heard formed part of the survey work for the Structure Plan, shows the
site falling within the SLA, but as | have read that this was intended to be illustrative only, I am
reluctant to place great reliance on it.

2.28.6 The County's 1972 survey acknowledged that landscape quality was measured at a scale
appropriate to the County as a whole. It does not take into account the juxtaposition of landscape
elements within individual square kilometres [the survey unit]. | also acknowledge that there are
variations between the limits and extent of the areas examined in the 1972 survey and the SLAS
identified in the Structure Plan. Furthermore, since 1972, more recent advice on landscape
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assessment was issued by the Countryside Commission in 1993.

2.28.7 The foregoing factors all cast elements of doubt upon the manner in which the precise
extent of the SLAs included in the Plan have been identified. However, while the Countryside
Commission’s publication represents up-to-date guidance on how to assess landscape quality, it
is only advice; it does not carry the same weight as guidance in a PPG or a Circular. Moreover,
although the advice counsels against designating areas too widely, the Local Plan is not
introducing a new designation. As I see it, the SLA in the Plan equates to the broad extent of that
included in the approved Structure Plan.

2.28.8 | accept that no detailed and systematic evaluation appears to have been carried out by
the Borough Council and it may well be that in this instance it has been found expedient to use
the edge of Stone's urban area as a convenient means of defining the limit of the SLA. 1 also
acknowledge that from the transposition of the 1972 survey information to the 1991 key
diagram, it appears that the landscape quality of an area between Stone and the Moddershall -
Sandon area only rates "average". However, despite the criticism of the paucity of the
justification for the SLA boundary shown the Plan, no specific evidence to demonstrate that the
landscape quality of the objection site is of a demonstrably lower order than land which, it is
accepted, merits SLA status, in particular the Moddershall Valley Conservation Area which
adjoins the site, has been put forward either.

2.28.9 The Countryside Commission's guidance acknowledges that subjectivity as well as
objectivity has a role to play in landscape assessments. In the absence of any objective analysis
of the relative merits of the objection site, my subjective impression is that leaving Stone along
Nicholls Lane there is a striking and abrupt transition between the built-up area of the town and
an area of very attractive countryside, of which the objection site forms part. Other than the
somewhat neglected state of the land, I could not discern any significant difference or diminution
in the landscape quality of the site which distinguishes it from the neighbouring land within the
conservation area.

2.28.101n any event, | do not consider the exclusion of the land from the conservation area
renders its inclusion within the SLA inappropriate. It seems to me that the character of this
particular conservation area derives from the landscape setting of the former mill buildings and
the history which attaches to them, rather than the intrinsic quality of the landscape in its own
right.

2.28.111 accept that the SLA identified in the Plan includes some questionable areas such as the
local sports hall and associated playing fields. | also agree that the inclusion of such areas may
devalue the integrity of the designated area as a whole. Nevertheless, insofar as the objection site
is concerned, despite the apparent absence of a thorough evaluation based on up-to-date
guidelines, I find its inclusion in the SLA focusing upon the Moddershall - Sandon area
reasonable.

2.28.12The Plan refers to the characteristics of the SLAs and the type of features used to define
their boundaries. However, given the significance of SLA designation for controlling
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development, | find the absence of any explanation regarding how the precise extent of the SLAs
has been identified and the special characteristics particular to each area rather surprising. |
regard this as a weakness which ought to be rectified.

Recommendation

2.28.131 recommend that the Plan be modified by the insertion of additional supporting text

explaining how the precise extent of the SLAs has been identified and what the special
characteristics each of them possesses are.

*hkkhkhkhkhkhkhkhhkhkhkhkhhhkhiiik

229 POLICY ED32 - NATIONALLY IMPORTANT ARCHAEOL OGICAL REMAINS

Objection Nos: 1429/74 DOE; 1917/05 Foundation NHS Trust and Mid Staffordshire Health
Authority.

The Objections

. Lack of clarity in the policy as a basis for determining planning applications.
. Need to identify archaeological sites on the Proposals Map.

Conclusions

2.29.1 The Suggested Changes include an amendment to the policy which, in my view, makes it
much more apparent that it is directed at the determination of planning applications. | am
content with this.

2.29.2 Only Scheduled Ancient Monuments are depicted on the Proposals Map, whereas PPG16
advises that the areas and sites to which policies and proposals concerning sites of archaeological
interest apply should be defined. Given the large number of sites of archaeological interest in the
Borough, | accept that depicting them all would involve presentational difficulties. | also
acknowledge that the location of the sites concerned is set out in the Plan's technical appendix, to
which reference is made in the supporting text. Nevertheless in the light of the advice in the
PPG, I consider that the sites ought to be identified on the Proposals Map in some form.

Recommendation
2.29.3 | recommend that:
i. Policy ED32 be modified in accordance with the Suggested Changes;

ii. the Plan be modified by the identification of the areas and sites to which
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policies and proposals concerning sites of archaeological interest apply.

*hkkhkkhkkkikkhkkikkkhkkhkikkhkikikiik

230 POLICY ED33 - AREAS OF ARCHAEOIL OGICAL INTEREST

Objection Nos: 0108/01 Ingestre with Tixall PC; 1917/06 Foundation NHS Trust and Mid
Staffordshire Health Authority.

The Objections

. Need to identify archaeological sites on the Proposals Map.
. The technical appendix contains errors.

Conclusions

2.30.1 My conclusion and recommendation regarding the question of depicting information on
the Proposals Map form part of my consideration of the objections to the preceding policy, ED32
[2.29.2 and 2.29.3].

2.30.2 Ingestre with Tixall PC's submission concerning inaccuracies in the schedule of sites
contained in the technical appendix to the Plan has not been challenged. It may be that the
information in the Plan was taken from the County Record, but if errors do exist, they ought to be
rectified.

Recommendation

2.30.3 | recommend that the Technical Appendix be reviewed in the light of the submissions
made by Ingestre with Tixall PC and, if necessary, the Plan be modified accordingly.

*hkkhkkhkkkikkhkkikkkhkhkikkikikikikik

231 POLICY ED34 - HISTORIC PARKS AND GARDENS
Objection Nos: 0108/03 Ingestre with Tixall PC; 0933/01 Staffordshire Gardens and Parks
Trust; LO034/02 English Heritage;

The Objections

. Need for the policy to apply to boundary features.

. Need to acknowledge possibility of identification of additional areas
. Inconsistency within the policy.
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Conclusions

2.31.1 In response to the objections made by Ingestre with Tixall PC and the Staffordshire
Gardens and Parks Trust, amendments to the policy and supporting text, which incorporate the
alterations put forward by these objectors are proposed in the Suggested Changes. In my view
they meet the objectors' concerns satisfactorily.

2.31.2 | do not concur with English Heritage's view that there is an inherent contradiction
between the second and third paragraphs of the policy. However, | do not consider it is
sufficiently clear that the criteria set out are considerations which will determine whether
planning permission is likely to be granted. | commend a change of wording reflecting that
suggested by this objector.

Recommendation

2.31.3 | recommend that the Plan be modified by :

A. the deletion of the text of the second paragraph of Policy ED34 and the
subsequent subsections and the substitution therefor by:

""Proposals should take account of that evaluation and:
I. safeguard the historic park or garden and its landscape setting;
ii. retain, manage and, where appropriate, restore the
surrounding gardens or parkland, boundary features and

surroundings;

iil. conserve any other facets of interest in the area e.g.
archaeological, architectural, nature conservation®'.

B. the amendment to the supporting text in accordance with the Suggested
Changes.

*khkkhkhkhkkkkkkhkkhkkhkkikhkikhkkkkkhikikx

232 POLICY ED35 - NATURE CONSERVATION: GENERAI REQUIREMENTS IN
CONSIDERATION OF PL ANNING APPLICATIONS
Objection Nos: 0494/08 Staffordshire Wildlife Trust; 1930/03 English Nature.

The Objections
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. Need to strengthen the policy.
Conclusions

2.32.1 In response to these objections, an amendment to the policy, which the objectors find
satisfactory, is put forward in the Suggested Changes. | am content with this, subject to the
rectification of the typing error identified by the Council.

Recommendation

2.32.2 | recommend that Policy ED35 be modified in accordance with the Suggested
Changes, subject to the replacement of the word "*or** by "*for"".

*khkkhkhkhkkkkkkhkkhkkhkkhkikikkkkkkhikikx

233  POLICY EDP36 - NATURE CONSERVATION: SITES OF NATIONAIL
IMPORTANCE POLICY
ED37 - NATURE CONSERVATION: SITES OF | OCAL IMPORTANCE

Objection Nos: 0494/09-10 Staffordshire Wildlife Trust; 0532/21-22 West Midland Bird Club;
1429/76 DOE; 1930/02 & /04-06 English Nature: EN0531/08 M Dudley; EN0948/51 A G
Simmons; EN1499/46 FOE.

The Objections

. Need to refer to sites of international importance.

. Need to acknowledge the requirements of the EC Habitats Directive.

. Need to strengthen the policies.

. Need for more acknowledgement of local nature reserves.

. Need to acknowledge sites identified by the County Biological Survey and Regionally
Important Geological Sites.

. Need for policies to reflect recent policy guidance.

Conclusions

2.33.1 In response to the duly made objections, amendments to Policy ED36 and its supporting
text under a heading augmented by “international”, together with a new policy directed at sites of
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international importance, are put forward in the Suggested Changes. The latter also includes a
modification to Policy ED37 in response to suggestions made by English Nature and the West
Midland Bird Club.

2.33.2 The changes to the Plan provide a more comprehensive basis for dealing with nature
conservation matters. In my view this approach largely accords with DOE's suggestion that
there should be separate polices covering international, national and locally designated sites.

2.33.3 The Council accept the factual inaccuracy in the suggested change to the supporting text
identified by English Nature, together with the further amendment to the text proposed by this
party. In my view it would be sensible to modify the Plan accordingly.

2.33.4 As regards the proposed new policy, English Nature, together with A G Simmons and
Stafford FOE, offer alternatively worded versions as part of their respective responses to the
Suggested Changes. The latter parties submit the new policy is inadequate, whereas the former
advocates a comprehensive package of policies, incorporating specific references to Ramsar and
European sites and the EC Habitats Directive.

2.33.5 As to the submission by A G Simmons and Stafford FOE, | agree it is hard to escape
the conclusion that if development destroys or adversely affects a site, its effect is hardly likely to
be insignificant. In the light of this, I find the drafting of the first part of the policy somewhat
absurd. However, as it is conceivable that the type of need which may outweigh international
designation may not necessarily be apparent, even now, | do not consider it is necessary to give
an indication of such need in the policy. Likewise, I concur with the Council's view that parts of
the policy commended by these objectors go beyond the bounds of the current guidance in
PPG9. For instance, whereas the PPG advises that potential SPAs and candidate SACs should be
treated in the same way as classified SPAs and designated SACs, there is no such guidance
concerning potential SSSIs.

2.33.6 On balance, | prefer the approach advocated by English Nature. It seems to me that not
only does the content of the policies they suggest reflect the guidance in PPG9, but also it
encompasses much of A G Simmons' and Stafford FOE's well founded concern, as well as that
expressed by the Staffordshire Wildlife Trust regarding Policy ED37. To my mind, these
additional changes, which the Council indicate they are not averse to, would add clarity, order
and strength to this part of the Plan. In so saying however, my view is that the parts of the
amendments concerning the manner in which proposals will be assessed, including the
references to conditions and planning obligations, represent statements of intent rather than clear
land use guidance and would be more appropriate as supporting text. Mindful of the advice in
Circular 16/91, the voluntary nature of agreements and obligations, and that provision should be
reasonable in scale and kind, should be mentioned. In addition, | consider there would be merit
in including a fuller explanation of the hierarchical approach to the subject, including the types of
habitat embraced by the policies, in the supporting text.

Recommendation

2.33.7 | recommend that the Plan be modified by:
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A.

the amendment of the heading of this section in accordance with the

Suggested Changes;

B.

the insertion of a new policy before Policy ED36, to read:

""Development which may affect a European site, a proposed European site or
a Ramsar site, not directly connected with, or necessary to the management of
the site, and which may have a significant effect on the site (either individually
or in combination with other proposals), will not be permitted unless there is no
alternative solution and there are imperative reasons of overriding public
interest.

Where the site concerned hosts a priority natural habitat type and/or a priority
species, development will not be permitted unless it is necessary for reasons of
human health or public safety or for beneficial consequences of primary
importance for nature conservation."*

the deletion of the text of Policy 36 and the substitution therefor by:

""Development which may have a harmful effect, directly or indirectly, on an
Site of Special Scientific Interest or National Nature Reserve will not be
permitted unless the reasons for the development clearly outweigh the value of
the site and the national policy to safeguard the intrinsic nature conservation
value of the national network of such sites."

the deletion of the text of Policy 37 and the substitution therefor by:

""Development which may harm, directly or indirectly, Local Nature Reserves,
Sites of Nature Conservation interest and Regionally Important Geological
Sites will not be permitted unless the reasons for the proposal clearly outweigh
the need to safeguard the intrinsic nature conservation value of the site or
feature."

the inclusion into the supporting text of:

a. an explanation of the hierarchical approach contained in these
policies;

b. a reference to the site identified as being of international importance, a
Ramsar site at Chatley Moss;

C. references that proposals which may affect a European site, a proposed
European site or a Ramsar site, will be subject to the most rigorous
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examination. Proposals in or likely to affect SSSIs will be subject to special
scrutiny. Where the site is @ NNR or a site identified under the NCR or GCR,
particular regard will be paid to the site’s national importance.

d. a reference to consideration being given to the use of conditions or
planning agreements or obligations to secure all compensatory measures
necessary to ensure that the overall coherence of Natura 2000 as defined in
Article 3 of the Habitats Directive is protected and to ensure the protection of
and enhancement of the site's nature conservation interest. Further reference
should be made to the voluntary nature of obligations and agreements and that
any provision should be reasonable in scale and kind to the development to be
permitted.

*hkkhkkkikkkhkkhkkkhkhkkikkihkkkikiik

234 SITES OF BIOLOGICAL AND GEOLOGICAL INTEREST - ANCIENT
WOODIL AND AND | OWI AND HEATHL AND - SITES OF SPECIAL SCIENTIFIC
INTEREST: TECHNICAL APPENDIX

Objection Nos: 0532/28 West Midland Bird Club; 1930/05 & /11-14 English Nature.
The Objections

. Inaccuracies in the schedules.

Conclusions

2.34.1 English Nature comment on the need to ensure that the information in the technical
appendix regarding ancient woodlands and heathland sites is up to date. It is also pointed out
that a number of sites listed as Sites of Biological and Geological Interest have been notified as
SSSis and they intend to recommend another site for inclusion on the list of Grade 1 Sites of
Biological Importance. Similarly, the West Midland Bird Club express concern about the
absence of the River Penk Washlands which they believe should have been included on the latter
list.

2.34.2 While there is nothing which assists in verifying the claims made by the objectors, I
consider it would be prudent to review the technical appendices with a view to amending them if
necessary.

Recommendation

2.34.3 | recommend that, if need be, the Plan be modified by the revision of the lists of
Ancient Woodlands, Lowland Heathland sites, SSSIs and Sites of Biological and Geological
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Interest identified in the technical appendix.

*hkkhkkhkkkikkhkkikkkhkkhkikkhkikikiik

2.35 POLICY ED39 - ANCIENT WOODI ANDS
Objection No: 1930/08 English Nature.

The Objections

. Need to acknowledge semi-natural ancient woodland is a diminishing resource.

Conclusions

2.35.1 In response to this objection an amendment to the supporting text, is included in the
Suggested Changes. The objector has expressed satisfaction with this and 1 am content too.

Recommendation

2.35.2 | recommend that the Plan be modified by the inclusion of the amended supporting
text to Policy ED39 in accordance with the Suggested Changes.

*hkkhkkkkikkhkkhkkkhkhkkikkiikkikiik

2.36 POLICY ED40Q - FORESTRY CONSUI TATIONS
Objection Nos: 0108/02 Ingestre with Tixall PC; 1429/80 DOE.

The Objections

. Need to apply the policy to conservation areas.
. Need for greater clarity regarding the implications of the policy for development control.

Conclusions

2.36.1 This policy and its supporting text set out the considerations to be taken into account in
the Council's responses to consultations concerning proposals for schemes of woodland planting
and afforestation and clear felling. To my mind, such proposals may have land use implications,
in which case the inclusion of a policy of this nature in the Plan is not inappropriate. 1 do
consider however, that a more explicit explanation of the distinction between the Council's role
as consultee and the development control function would add greater clarity to this part of the
Plan.
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2.36.2 As the lopping and felling of trees in conservation areas is already subject to planning
control, I do not consider such areas need to be referred to in the policy as Ingestre with Tixall
PC suggest. | do not take issue with the criteria set out, but | agree with DOE's criticism
regarding the last paragraph of the policy. In my view, it represents a statement of intent and
should be omitted.

Recommendation
2.36.3 | recommend that the Plan be modified by:

I. the deletion of the last paragraph of the Policy ED40;

ii. the incorporation in the supporting text of clarification of the distinction
between the Council's role as a consultee and the development control function.

*khkkhkhkhkkkkkkhkkhkkhkkikhkikhkkkkkhikikx

237 POLICY EDA4] - TREES AND NEW DEVEIL OPMENT
Objection Nos: 0388/03 HBF; 1429/78 DOE; 1942/12 Hall Engineering (Holdings) PLC;
ENO0118/68 Fradley Estates.

The Objections

. Unreasonable requirement to submit landscaping schemes in association with all
development proposals.

Conclusions

2.37.1 While | sympathise with the objective underlying this policy, it appears to imply a
universal requirement for landscaping schemes to be submitted with proposals to carry out
development. In many instances it may be reasonable to require the submission of a landscaping
scheme, but in other cases, for instance minor forms of development or changes of use, such a
measure may well be unnecessary.

2.37.2 The amended policy put forward in the Suggested Changes adds helpful clarity; in
particular, it indicates that planning conditions will normally be the means by which details will
be sought. However, while the HBF are satisfied with this, | consider that further modification is
needed to make it clear that landscaping schemes will not be required in association with all
development proposals.

2.37.3 | also commend the need to correct the supporting text as identified by DOE so that the

2. ENVIRONMENT AND DEVELOPMENT

71



STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT
reference to BS5837 reads 1991 rather than 1980.

2.37.4 Although Fradley Estates express dissatisfaction with the suggested change to the
Policy, no reason is given. In the light of this, I make no comment on this objection.

Recommendation

2.37.5 | recommend that the Plan be modified by:
I. the incorporation of the amendments to Policy ED41 in accordance with the
Suggested Changes, subject to the deletion of the word *"all** in the third line and the

substitution therefor by "'layout plans™;

ii. the deletion of the reference to ""BS 5837:1980"" in the supporting text and the
substitution therefor by ""BS 5837:1991"".

*hkkhkkkhhkkkhkhkhkhkhkhkhkhhkikiiikiik
238 POLICY FD42 - TREFS AND NEW DEVEI OPMENT
Obijection No: 0388/04 HBF.
The Objection
. Need for more clarity in the policy.
Conclusions
2.38.1 This objection, which I consider to be well founded, is allied to that in respect of Policy
ED41. An altered version of the policy, which refers specifically to proposals submitted in
accordance with conditions, is included in the Suggested Changes. While | find this generally
satisfactory and note that the objector supports the change, my view is that greater clarity would
be achieved by the insertion of "or" after "application", as it is conceivable that landscaping
proposals may be submitted in the absence of a condition.

Recommendation

2.38.2 | recommend that Policy ED42 be modified in accordance with the Suggested
Changes, subject to the insertion of the word "or'* after ""application™ in the first line.

*hkkhkhkhkhkhhkhhkhkhhhhhkhiiikx
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2.39 TREE PRESERVATION ORDERS

Objection Nos: 1429/77 & /79 DOE; EN0118/67 Fradley Estates; EN0494/29 Staffordshire
Wildlife Trust; EN0948/49 A G Simmons; EN1499/44 Stafford FOE; EN1779A/61 & /62
Tarmac Midlands Housing Division.

The Objections

. Lack of clarity concerning trees in conservation areas.

. Need to clarify policy on the making of TPOs.

. Need for more emphasis to be given to the use of TPOs.

. New TPO policy contains inappropriate "presumption™ in favour of unprotected trees.

. The requirements of the policy relating to development affecting trees and hedgerows are

too onerous.
Conclusions

2.39.1 As regards trees in conservation areas, additional text is put forward in the Suggested
Changes under a new heading "The Protection of Trees". Part of this includes a reference to the
notification procedure when work on trees is intended. In my view this adds a helpful element of
clarity to the Plan.

2.39.2 Three new policies, entitled "Tree Preservation Orders”, "Trees in Conservation Areas"
and "Development Affecting Trees and Hedgerows,” are also put forward in the Suggested
Changes. As to the first of these, contrary to the submission by Tarmac Midlands Housing
Division, | do not find a general objective to safeguard all trees, whether they are the subject of a
TPO or not, or setting out the means by which this would be achieved, unreasonable. In my
view it does not give unprotected trees a special status as the objector suggests, nor does it
exceed the bounds of current statutory provisions. However, while | acknowledge that DOE
indicate the changes meet their concern, | consider the phrases "will seek™ and "will be
considered", which appear in the first paragraph, read more as statements of intent rather than a
clear basis for decision making. To my mind this part of the policy ought to form part of the
supporting text.

2.39.3 As | see it, measures such as planning obligations or conditions are legitimate means of
protecting trees in addition to TPOs. | do not consider that referring to them represents a change
in emphasis as the Staffordshire Wildlife Trust suggest; it would still be open for a TPO to be
made if it was considered expedient to do so. Consideration of the Council's willingness or
propensity to act in this way is a question which lies outside my remit. | make no comment on
this matter.

2.39.4 Turning to the policy directed at development affecting trees and hedgerows, my view is
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that it is not unreasonable to regard the presence of trees and hedgerows as a material
consideration even if they do not enjoy protected status. As I see it, the policy would be a useful
tool both for gauging the impact of a development proposal and for assessing whether suitable
protective measures are appropriate. In my view however, the policy should apply only to
detailed submissions. A G Simmons and Stafford FOE detect what appears to be a
typographical error in item (iii); to my mind, the word in question ought to be "advice".

Recommendation
2.39.5 | recommend that the Plan be modified by the insertion of additional text and the three
new policies, ""Tree Preservation Orders™, ""Trees in Conservation Areas' and *‘Development

Affecting Trees and Hedgerows," in accordance with the Suggested Changes subject to:

I. the deletion of the first paragraph of Policy EDXX "Tree Preservation
Orders' and the transfer of the content thereof to the supporting text;

ii. the insertion of "detailed™ before "*planning application™ in line 3 of Policy
EDXX ""Development Affecting Trees and Hedgerows'';

iii. the deletion of "advise from line 5 of item (iii) of Policy EDXX

"Development Affecting Trees and Hedgerows' and the substitution therefor by
"advice™.

*hkkhkhkhkhkhhhhkhkhkhkhhhkiiiik

240 POLICY ED43 - NEW Pl ANTING
Objection No: 0914/52 WWFN.

The Objection

. Need to strengthen the policy by referring to species native to the Midlands.

Conclusions

2.40.1 A similar suggestion is made in respect of Policy ED29 about which | comment at 2.26.2.
Although such an approach is not without merit, | reiterate my view that the measure would be
unduly restrictive and could lead to problems of definition.

Recommendation

2.40.2 | recommend that no modification be made to the Plan.
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241 POLICY EDA4 - FL OODI AND CONSIDERATIONS

Objection Nos: 0494/14 Staffordshire Wildlife Trust; 0940/26 NRA; 1930/10 English Nature;
EN0387/39 Barratt West Midlands Limited; EN0388/22 HBF.

The Objections

. Need to strengthen the policy concerning the implications of development for
flooding, wetlands and watercourses.

Conclusions

2.41.1 In response to the duly made objections, an amended policy is put forward in the
Suggested Changes. To my mind this version is more robust and covers the concerns raised in
these objections.

2.41.2 The Council acknowledge that the phrase “unless satisfactory mitigation measures can
be undertaken" is meant to apply to the policy as a whole and not just paragraph (f). In my view,
it would be better to make this clear at the beginning of the policy. 1 concur with the submission
by Barratt West Midlands Limited that "would", as opposed to "may", in paragraph (d) ought
to be the appropriate test for acceptability. | also agree that differentiating between the possible
consequences of changes to surface water flows, as suggested by NRA, would make the policy
clearer.

Recommendation

2.41.3 1 recommend that Policy ED44 be modified in accordance with the Suggested Changes
subject to:

I. the deletion of the words *‘unless satisfactory mitigation measures can be
undertaken’* from paragraph (f) and their insertion at the beginning of the policy prior
to "'Development'’;

ii. paragraph (c) to read, ""Where it would lead to substantial changes in the
characteristics of surface water flows with either a consequently enhanced flooding
risk, or a marked reduction in flow to existing rivers and streams'";

iii. the deletion of the word ""may" in the first line of paragraph (d) and the
substitution therefor by "'would™.

*hkhkkkkikkhkkikkkhkhkikkihkikkiikiik

242 POLICY EDA45 - AQUIFER WATER SUPPLY
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Objection Nos: 0407/11 R Oldacre; 0940/27-28 NRA; 1429/81 DOE; EN0948/44 A G
Simmons; EN1499/39 Stafford FOE.

The Objections

. Need to preclude all development in Zone 1.

. Need to protect all groundwater.

. Lack of clarity regarding areas to which the policy applies.
. Over-restrictive policy.

Conclusions

2.42.1 In the Suggested Changes it is proposed to rename this section of the Plan "Ground
Water Protection” and to include the alternative supporting text suggested by NRA. The
reference to Aquifer Zones in the policy is also to be deleted, as is the unqualified restriction on
development therein.

2.42.2 To my mind, the changes meet the concerns expressed by the objectors; the policy, its
intent and its coverage are much clearer and it is apparent that it affords protection to all
groundwater resources. | find the changes satisfactory, although I consider the typographical
errors identified by NRA, A G Simmons and Stafford FOE ought to be rectified.

2.42.3 | appreciate that the concern expressed by R Oldacre about the falling water table could
have serious implications. Nevertheless, 1 do not agree that the amended policy would be
weaker as he submits. Despite its positive tenor, | am satisfied that it provides an firm basis for
ensuring that groundwater resources are not impaired. In the light of the problems described by
the objector, there may well be merit in examining the need for a catchment management plan.
However, while such a measure may have implications for land use, | agree with the Council's
view that this would be beyond the ambit of the Local Plan.

Recommendation

2.42.4 1 recommend that the Plan be modified by the amendments to the Policy ED45 and its
supporting text in accordance with the Suggested Changes subject to:

I. the substitution of **groundwater’’ for "*ground water"";
ii. the correction of the supporting text as set out in objection references

EN0948/44 and EN1499/39.

243 POLICY ED46 - SEWAGE TREATMENT
Objection Nos: 0863/22 SCC; 0940/38 & /39 NRA; 2021/11 Gnosall Best Kept Village
Association; EN1495/18 STWA.
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The Objections

. Inequitable policy.

. Need for a policy dealing with the impact of existing uses on new development.
. Need for local deficiencies in sewerage system to be acknowledged.
Conclusions

2.43.1 In the Suggested Changes the policy is proposed to be deleted. Corrections to the
supporting text are also put forward to correctly identify NRA and the relevant region.

2.43.2 The deletion of the policy would satisfy SCC, but STWA consider there should be a
policy addressing the potential conflict arising from development adjacent to a sewage treatment
works (STW).

2.43.3 In my view SCC's concern that the policy would effectively endorse the concept of the
non-statutory "cordon sanitaires” around STWs is not without substance. On the other hand, it
seems to me that it would be prudent to have a mechanism in the Plan to facilitate the avoidance
of potential conflict between all unneighbourly uses, not just STWSs. A generally worded policy
of this nature would allow a "cordon sanitaire” to be taken into account, but would also allow
prospective developers to challenge their relevance or to consider the appropriateness or
feasibility of incorporating suitable mitigating measures. Of the policies quoted by STWA, |
consider that one on the lines of that used by Rushcliffe Borough Council would be worthy of
consideration.

2.43.4 To my mind the concern expressed by Gnosall Best Kept Village Association about
deficiencies in the local sewerage system is not really relevant to this policy. In my opinion this
matter is covered satisfactorily by Policy ED3 and its related supporting text.

Recommendation

2.435 | recommend that:

I. the Plan be modified by the deletion of Policy ED46 and the alterations to the
supporting text in accordance with the Suggested Changes;

ii. consideration be given to the inclusion in the Plan of a general policy
directed at development in the vicinity of "*bad neighbour uses.
Objection Nos: 0407/81 R Oldacre; 1429/82 DOE.

The Objections
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. Lack of clarity in the policy.
. The policy is insufficiently comprehensive.

Conclusions

2.44.1 In my opinion the policy reads more as a statement of intent rather than a clear basis for
controlling land use. In the Suggested Changes the policy is deleted and the content thereof
becomes supporting text. | am content with this.

2.44.2 In seeking a wider ranging policy, R Oldacre submits that there should be a requirement
for all water collected from surfaces in new development to be retained in the catchment area.
This could well help to combat water shortages, but as the responsible authorities do not point to
a pressing need for such a measure, I am not satisfied that the Plan should be modified in this
manner.

Recommendation
2.44.3 1 recommend that the Plan be modified by the deletion of Policy ED48 and the

inclusion of the contents thereof as supporting text in accordance with the Suggested
Changes.

*hkhkkkhhkkkhkhkhkkkhkhkkkhhkhkkhkkiikkiik
245 OMISSION - PROTECTION OF WATER RESOURCES
Objection Nos: 0940/31 NRA; EN1779A/63 Tarmac Midlands Housing Division.

The Objections

. Need for a water resources protection policy.
. New policy places onerous burden on developers.

Conclusions

2.45.1 The Council accept the need for a policy to protect water resources and one is included in
the Suggested Changes. Its ambit is broader than that suggested by NRA which is directed at
golf courses, driving ranges and related developments.

2.45.2 Noting that NRA's suggestion is accommodated in the proposed amendment to Policy
LRTS, | prefer the broader based approach advocated by the Council. It is conceivable to me
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that a wide range of developments, not necessarily those which use water, could have
implications for the protection of water resources.

2.45.3 It seems to me that the concern expressed by Tarmac Midlands Housing Division
stems from a lack of clarity in the suggested policy. Unless a proposal is one which requires an
EIA, my view is that responsibility for carrying out an assessment of its impact should lie with
the Council as part of their development control function, although, in certain instances, it may
be expedient to require the submission of pertinent information. In my view the policy would be
more effective if it focused more upon the main considerations identified in the second sentence.
While neither the first or third sentences have attracted adverse comment, | regard them as
statements of intent which ought to be relegated to the supporting text.

Recommendation
2.45.4 | recommend that the Plan be modified by:
i. the inclusion of a new Policy EDXX "*Water Quality'* to read:

""Development which would have an adverse effect upon water quality, water levels,
and the nature conservation value of water will not be permitted™;

ii. the inclusion of supporting text based on the first and third sentences of the
policy set out in the Suggested Changes.

*hkkhkhkhkhkhhkhhkhkhkhkhhhhkiiik

246 POLICY ED49 - DERELICT. VACANT. UNDER-USED AND CONTAMINATED
LAND AND BUIL DINGS

Objection No: 0494/15 Staffordshire Wildlife Trust.

The Objections

. Need to acknowledge that derelict buildings in urban areas may have resident animal
species.

. Need to acknowledge possible nature conservation interest of derelict land.

Conclusions

2.46.1 Amendments to both the policy and the supporting text are put forward in the Suggested
Changes. In my view these changes satisfactorily cover the question of the possible nature
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conservation interest of derelict land. However, | do not consider they meet what I regard as a
soundly based concern about species residing in buildings. As Policy ED14 specifically
addresses rural buildings, the absence of any similar provision relating to urban buildings is
somewhat inconsistent. To remedy this, | consider the policy ought to cover the possibility of
resident protected species.

Recommendation
2.46.2 | recommend that the Plan be modified by:

i. the amendments to Policy ED49 and its supporting in accordance with the
Suggested Changes;

ii. the addition to Policy ED49 of the words **Provision should be made for the
accommodation of any protected species which use the buildings or land as a breeding
or roosting site™".

*khkkhkkhkkkkkkhkkhkkhkkihkikkkkkkhikikx

2.47 OMISSION - RENEWABI F ENERGY
Objection Nos: 0204/01 British Wind Energy Association; EN0948/38 A G Simmons;
EN1499/17 FOE.

The Objections

. Need for a renewable energy policy.
. Need to include a section on energy in the Plan.

Conclusions

2.47.1 In response to the objection by the British Wind Energy Association, a single
renewable energy policy, as opposed to the four put forward by the objector, is put forward in the
Suggested Changes, as is related supporting text.

2.47.2 1 find these measures meet the main thrust of the concern expressed adequately. As the
new policy effectively incorporates a presumption in favour of renewable energy, | see no need
for a separate policy reiterating this point. Likewise, as one of the criteria in the policy is the
adverse effect upon the landscape, | am not satisfied that a separate policy concerning the impact
of wind turbines upon nationally important areas is needed either.
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2.47.3 The need to safeguard the operational functioning of wind turbines is recognised in
PPG22. However, as it is not the function of the planning system to preserve existing
commercial interests, I do not consider the inclusion of a policy which seeks to protect the
commercial viability of such enterprises would be appropriate.

2.47.4 As to whether energy should be covered more comprehensively, | accept that PPG12
advises that energy conservation is a key issue to which regard should be had in development
plans. However, although the location of new development can have a bearing on this, the PPG
also acknowledges that the extent to which land use planning can contribute to global
environmental objectives has yet to be explored in sufficient detail to enable detailed guidance to
be issued.

2.47.5 It seems to me that it is reasonable to consider the implications of the development
proposals in the Plan upon travel patterns which, it is accepted, do influence CO; emissions.
However, notwithstanding the merits of the approach advocated by A G Simmons and Stafford
FOE, and the publication of PPG22 subsequent to the advice in PPG12, my view is that a
cautious approach towards encompassing the broader subject of energy within the Plan is called
for, at least for the time being.

2.47.6 The issues raised in the FOE publication "Planning for the Planet: Sustainable
Development Policies for Local and Strategic Plans” have considerable implications for the
environment and are not called into question by the Council. Be that as it may, setting aside the
question of whether the policies advocated in the document represent statements of intent or
objectives rather than clear guidance for controlling land use, my opinion is that in the light of
current planning policy guidance, the matters raised go beyond what can reasonably be included
in a local plan.

2.47.7 As regards the suggested textual amendment to the renewable energy policy, RAMSAR
sites are specifically referred to in PPG9 and one exists within the plan area. Accordingly,
contrary to the Council's view, | consider the extra words suggested are reasonable and would
help strengthen the policy.

Recommendation
2.47.8 | recommend that the Plan be modified by the addition of the Renewable Energy policy
and related supporting text in accordance with the Suggested Changes subject to the deletion

of the word "'a"" between "at™ and "'national’ in clause (ii) and the substitution therefor by
the words "'an international*".

*hkkhkkkikkkhkkikkkikhkkikkihkkkikiik

2.48 OMISSION - WORKS OF ART POLICY
Objection No: 0345/05 West Midlands Arts.
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The Objection

. Need for a policy concerning the provision of works of art as part of development
schemes.

Conclusions

2.48.1 | have read that other local authorities have adopted a policy such as that suggested by
the objector and | accept that benefits could accrue from it. Nevertheless, it seems to me that this
is essentially a matter for local discretion; I am not satisfied that the need for such a policy is
sufficiently compelling to warrant its inclusion in the Plan.

Recommendation

2.48.2 | recommend that no modification be made to the Plan.

*khkkhkkhkkkkkkhkkhkkhkkikhkikhkkkkkhikikx

249 OMISSION - MINERAL CONSERVATIONPOLICIES
Objection Nos: 0946/83 A G Simmons; 1948/41 Stafford FOE.

The Objection

. Need for mineral conservation policies.

Conclusions

2.49.1 Four policies are advocated by the objectors. | acknowledge that the objective
underlying them is to reduce the demand for mineral extraction and this, in turn, could well have
beneficial environmental consequences. However, | have strong reservations about their
practical application. As I see it, the main vehicle for implementing them would be conditions
attached to planning permissions, in which case | consider the matters involved would exceed the
bounds of reasonableness as set out in the tests contained in Circular 11/95. Notwithstanding the
merits of what the objectors seek to achieve, my view is it would not be appropriate to
incorporate the suggested policies in the Plan.

Recommendation

2.49.2 | recommend that no modification be made to the Plan.
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Objection Nos: 0028/01 Mercury Communications; 1943/02 British Telecommunications plc;
1429/83 DOE; EN0948/40 A G Simmons; EN1499/18 Stafford FOE; EN1930/18 English
Nature.

The Objections

. Need for a telecommunications policy.
. Proposed policy is incomplete.

Conclusions

2.50.1 The Council acknowledge the need for a telecommunications policy and one, based on
the submission by Mercury Communications, together with supporting text, is put forward in
the Suggested Changes. To my mind these additions are consistent with the advice in PPG8.

2.50.2 In response to submissions by A G Simmons and Stafford FOE that the new policy and
supporting text are incomplete, and querying whether consideration has been given to paragraphs
16, 39 and 41 to 43 of PPG8, the Council suggest three further clauses be added to part (b) of the
policy. | take no issue with the first and second of them, although I think the phrase "should
seek" in the former imparts an element of uncertainty into it and should be omitted.

2.50.3 | am mindful that the above objectors are satisfied with all three additional clauses.
However, while the third clause reflects the advice in paragraphs 41 to 43 of PPGS8, that
particular advice is directed at other forms of development rather than telecommunications
development itself. Although the matters concerned may be material considerations, I am not
satisfied that there is a need to include them in a policy which addresses telecommunications
proposals.

2.50.4 Two further changes are suggested in the light of submissions by British
Telecommunications plc and English Nature. In my view, these alterations would satisfy what
I regard as the reasonable concerns expressed. In addition, having regard to my observations at
2.47.7, | consider it would be appropriate to refer to internationally designated sites in clause

(vii).

Recommendation

2.50.5 I recommend that the Plan be modified by the addition of Policy EDXX
"Telecommunications™ and related supporting text in accordance with the Suggested

Changes subject to:

I. the deletion of the words ""and cost of** from section (a);
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ii. the insertion of the words 'special interest” between the words
""character' and "and" in clause (vii);

iii. the insertion of the words "and internationally"" between the words
"nationally " and "'designated"" in clause (vii);

iv. the addition of a further clause, namely *'that the visual impact of any new
apparatus to be installed on the exterior of a building upon the appearance of that
building and the appearance of the surrounding area can be minimised"’;

V. the addition of a further clause, namely, *"that the potential for interference has
been fully taken into account in the siting and design of any new development™'.

*hkkhkkhkkikhkkikkkhkhkikkhkikikiik

2.51 OMISSION - PROTECTED SPECIES POLICY
Objection No: 1930/15 English Nature.

The Objection
. Need for a policy for protected species.
Conclusions

2.51.1 | have made recommendations concerning the need to take account of protected species
in my consideration of Policies ED14 and ED49. Nevertheless, I am mindful that English
Nature advocate a separate policy in this respect as part of their suggested package of policies
for sites of nature conservation importance. In my view such a measure would usefully augment
the provisions of the Plan and | note the Council are not averse to the suggestion. | agree
however, that having regard to the geographical location of Stafford, the inclusion of a specific
reference to "seals” may cause the credibility of such a policy to be called into question
somewhat. In my view it would be better not to mention particular species.

Recommendation

2.51.2 | recommend that the Plan be modified by the addition of Policy EDXX "*Protected
Species™ to read:

""Development likely to have an adverse effect upon species protected by the Wildlife
and Countryside Act 1981, as amended, will only be permitted where harm to the
species can be avoided™
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To avoid harm to the species the Local Planning Authority may consider the use of
conditions and planning obligations to:

a. facilitate the survival of individual members of the species;

b. reduce disturbance to a minimum;

C. provide adequate alternative habitats to sustain at least the current levels of
population™.

*khkkkhkkkkkkhkkhkkhkkikikikhkkkkkhikikx

3. HOUSING POLICIES AND
SELECTED SETTLEMENTS

3.1 HOUSING - AIMS AND OBJECTIVES
Objection Nos: EN0387/40 Barratt West Midlands Limited; EN0388/23 HBF.

The Objections

. Need for reference to urban sites.
. Reducing the need for greenfield sites prejudices the site selection process.

Conclusions

3.1.1 These objections concern an amendment to one of the key aims of the Housing
Chapter put forward in the Suggested Changes.

3.1.2 As making use of sites within urban areas would help to reduce the need for
greenfield land, I consider that highlighting this point as suggested by Barratt West Midlands
Limited would be a useful addition. | am not satisfied however that the rest of the altered
wording suggested by this objector would materially improve the Council's text.
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3.1.3 While | accept that PPG3 states that housing will continue to be needed on
greenfield sites, | disagree with the HBF's submission that the change exceeds Government
guidance. 1 find the modified aim consistent with both the emphasis the PPG places on making
full and effective use of land within urban areas, and the advice in PPG12 that redundant, derelict
or underused sites be used in preference to greenfield land.

Recommendation
3.14 I recommend that the Plan be modified by the insertion of additional text to the
third aim of the Plan set out at the head of the Chapter, in accordance with the Suggested

Changes, but subject to the addition of a reference to making use of urban sites on the lines
suggested in objection EN0387/40.

*hkkhkkkikkkhkkhkkkhkhkkikkihkkkikiik

32 POLICY HO1 - PROTECTING THE CHARACTER OF RESIDENTIAL AREAS

Objection No: 1429/44 DOE.

The Objection

. The policy is a general aim or statement of intent.

Conclusions

321 The objection is accepted. In the Suggested Changes, the content of the policy is

transferred to the supporting text. | find this measure satisfactory.
Recommendation
3.2.2 I recommend that the Plan be modified by the deletion of Policy HO1 and the

incorporation of the content thereof as supporting text in accordance with the Suggested
Changes.

*hkkhkkkikkhkkhkkkhkhkkikkiikkikiik

33 POLICY HO2 - APPRAISING PROPOSALS FOR DEVEILOPMENT [N
RESIDENTIAL AREAS

Objection Nos: 0173/03 Stafford District Access Group; 0526/02 Stafford Historical and Civic
3. HOUSING POLICIES AND SELECTED
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Society; 0554/02 CPRE; LO35/02 Wimpey Homes Europe Limited; EN0948/38 A G Simmons;
EN1499/35 Stafford FOE.

The Objections

. Greater consideration should be given to the needs of the disabled.

. Need for a more positive design policy.

. Need to safeguard the existing housing stock.

. Inappropriate need for development to enhance the character of an area.

. Need to list items in changed clause (iv), in order of priorities.

Conclusions

33.1 | consider the question of the provision for the disabled, together with the level of

detail appropriate for inclusion in the Plan at 2.1. In my opinion, the Suggested Changes to the
Plan cover this topic sufficiently. | am not satisfied that an additional policy on the lines of that
suggested by the Stafford District Access Group is needed as an adjunct to Policy HO2. As |
see it, the main thrust of this policy is directed at the physical and aesthetic impact of
development in residential areas.

3.3.2 In advocating a more positive approach to design, CPRE point to the benefits
likely to accrue from the creation of more attractive urban environments. However while 1
accept this is a worthy goal, | consider that the items included in the policy provide a reasonably
comprehensive basis for achieving this end. | do not consider there is a need for it to be
augmented by the modification suggested by the objector.

3.3.3 While the Stafford Historical and Civic Society support the policy, an addition,
referring to safeguarding existing housing, is sought. 1 accept that the maintenance of housing
stock can be important, particularly where the physical ability to provide additional housing is
severely constrained. However, while the objector makes specific reference to the conversion of
houses to offices in the town centre, the evidence before me does not suggest that the overall loss
of housing in the Borough is so great as to necessitate a policy restricting further changes of use.

3.34 The phrase "protect and enhance", is qualified by "where possible”, so | see this
as an aim rather than a requirement. Nevertheless, | consider it is capable of being construed as
such, in which case the policy would be more exacting than statute provides for in a conservation
area. To my mind that would be unreasonable. In my view, the issues to be taken into account,
catalogued in the policy, which include conservation area status, are sufficient.

3.35 Arising out of the objections to the Movement and Transportation section an
amended clause (iv) is put forward in the Suggested Changes. While A G Simmons and
Stafford FOE welcome the addition of "access and accessibility" a re-arrangement of the items
in order of priority is sought. Although the Council are not opposed to the suggestion, I see little
merit in ranking the considerations; in applying the policy, their relative importance is likely to
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depend upon individual circumstances.
Recommendation
3.3.6 I recommend that Policy HO2 be modified by:

i. the deletion of the words ""and where possible should protect and enhance"
from the first sentence;

ii. the amendment of clause (iv) in accordance with the Suggested Changes.

*hkkhkhkkkikkkhkkhkkkhkhkkikkihkkkikiik

3.4 POLICY HO3 - BAD NEIGHBOUR USES IN RESIDENTIAL AREAS
Objection Nos: 1429/46 DOE; 1495/01 STWA.

The Objections

. Lack of clarity regarding the implementation of the policy.
. Absence of reference to STWA's Cordon Sanitaire policy.

Conclusions

34.1 It is far from clear how the policy would be implemented through the
development control process. In response to DOE's objection, the Council concede it is not a
realistic land use policy. In the Suggested Changes, the policy is to be deleted and its content
transferred to the supporting text. 1 find this satisfactory.

3.4.2 As | see it, the objection by STWA raises the wider issue of “bad neighbour'
development which | consider in relation to Policy ED46. | see merit in including such a policy
in the Plan, in which case | reiterate the recommendation under that heading.

Recommendation

343 I recommend that:

I. the Plan be modified by the deletion of Policy HO3 and the incorporation of
the content thereof as supporting text in accordance with the Suggested Changes;

ii. consideration be given to the inclusion in the Plan of a general policy
directed at development in the vicinity of "*bad neighbour'* uses.

*hkkhkhkkkikkkhkkhkkkhkhkkikkiikkikiik
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35 POLICY HO4 - RESIDENTIAL DEVELOPMENT BOUNDARIES [RDBs]
POLICY HOS5 - HOUSING OUTSIDE RESIDENTIAL DEVEL OPMENT
BOUNDARIES

Objection Nos: 0118/05-06 M Leighton; 0118/13-14 D Hope; 0118A/38-39 & 0118B/38-39 B J

Fradley; 0118/50-51 The Executors of Mrs D M Parrott; 0327/03-04 St Modwen Developments

Limited; 0357/01 Ranton Action Group; 0408/01-03 Lord Stafford; 0683/01 Milwich PC;

1429/47 & /48 DOE; 1489/05 DLA - MOD; 1779A/09-11 Tarmac Midlands Housing Division;

1779B/09-11 General Electric Company PLC; 1784/03 Unicorn Abrasives Limited; EN0387/41

Barratt West Midlands Limited.

The Objections

. Lack of clarity concerning identification of selected settlements and their boundaries.

. The definition of RDBs within the built-up area of Stafford is inappropriate.

. Need for an additional policy to cover non-selected settlements.

. Need to provide for new residential development in Milwich Parish.

. Text lacks clarity and does not reflect national guidance.

. Additional suggested text should refer to employment as well as residential

development.
Conclusions

35.1 Several of the objections which purport to be directed at these policies actually
concern the detailed definition of specific RDBs identified in the Plan. | deal with these matters
separately as part of my consideration of the site specific objections.

3.5.2 While the process of settlement selection can be traced through the various
review reports, the Plan itself is silent insofar as the precise reasons for the selection of the
particular settlements identified is concerned. [This point is also commented at 1.4.1 to 1.4.3].
Likewise, while the factors determining boundary definition are set out in Core Document 6.1,
this information is absent from the Plan. Given the implications of the RDBs for both
prospective developers and the control of development, | consider that additional reasoned
justification is needed to impart the requisite degree of clarity into the Plan on these points.

353 | acknowledge that Stafford's RDB excludes large areas of developed land,
primarily factories and industrial areas, within the town's built up area and which form part of its
urban fabric. | also accept that the argument that redefining the boundaries to follow the outer
limits of settlements would introduce more flexibility is not without merit. In addition I am
mindful that the question of safeguarding employment land and premises is addressed by Policy
EM1. However the Council's contention that the RDB concept is related to the Plan's strategy
for the provision of additional housing is a matter to which | attach weight too.

354 | accept that the recycling of obsolete employment land and premises for housing
3. HOUSING POLICIES AND SELECTED
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could be an appropriate way of making good use of urban land. However, | consider that the
Council's concern to guard against a substantial over-provision of housing is equally valid. In
addition while | recognise that the changing requirements of industry may render land and
premises obsolete, there is no evidence to suggest that this is likely to occur during the plan
period. Moreover, while Policy HO5 would normally preclude the possibility of residential
development on land outside an RDB, it seems to me that the obsolescence of urban land, if this
came about, could well be a material consideration to be weighed against this policy. | am not
satisfied that the merits of redefining RDBs to equate with the extent of the built-up areas of
settlements are sufficiently compelling to warrant modifying the Plan in this manner.

355 | acknowledge that quite a number of settlements have not been selected for RDB
definition, in which case proposals for housing development would have to be viewed in the light
of Policy HO5. In my view the restriction inherent in this policy accords with the advice in
PPG13, in which case | am not satisfied that an additional policy directed at non-selected
settlements is required.

3.5.6 Milwich PC's opposition to the policy is based on the premise that an unfulfilled
demand for housing exists locally. The solution envisaged however, would appear to involve a
scattering of development throughout the Parish, In my view this would be contrary to local and
national policy, in which case | do not consider it would be appropriate to modify the Plan in
order to facilitate this measure.

3.5.7 DOE's concern about the supporting text is accepted; amendments which meet
this objector’s concern are included in the Suggested Changes. | am content with this.

3.5.8 The objections by Barratt West Midlands Limited and DLA - MOD are
directed at further supporting text proposed in the Suggested Changes. As this part of the Plan
concerns housing, |1 do not think it is necessary to refer to concentrating employment in
settlements. However | agree that the presence of sources of employment is a factor to be taken
into account and so deserves mention. To my mind the creation of services and facilities is
encompassed by the word "enhanced", in which case | see no need for a further amendment to
the text.

Recommendation

3.5.9 I recommend that the Plan be modified by:
I. the alterations to the supporting text in accordance with the Suggested
Changes subject to the inclusion of sources of employment as a further factor
favouring the concentration of residential development in particular settlements;
ii. the insertion of additional supporting text explaining the particular factors

involved in the selection of the individual settlements for RDB definition and the
determination of the boundaries.
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*hkkhkhkhkhkhkkhkhhkhkhhhhhiiiik

3.6 POLICY HO6 - AGRICUI TURAL DWEILLINGS
Objection No: 1944/46 Second City Homes Limited.

The Objection

. Lack of clarity regarding application of occupancy conditions.

Conclusions

3.6.1 In response to this objection a revised policy is included in the Suggested
Changes. | regard this as a welcome improvement; it makes the circumstances where an
occupancy condition would be applied much clearer.

Recommendation

3.6.2 I recommend that Policy HO6 be modified in accordance with the Suggested
Changes.

*hkkhkkkikkkhkkhkkkhkhkkikkiikkkikiik

3.7 POLICY HOY7 - NEW RESIDENTIAL DEVELOPMENT L AYOUT AND DESIGN
PRINCIPIL ES

Objection Nos: 0388/05 HBF, 0408/04 Lord Stafford; 0946/95 A G Simmons; 1429/49 DOE;
1497/87 Stafford FOE; 1779A/12 Tarmac Midlands Housing Division; EN0554/30 CPRE.

The Objections

. Lack of clarity concerning justification for criterion (a).

. Inappropriate control over house types.

. Need to encourage innovation rather than “sameness'.

Conclusions

3.7.1 In response to the objections, a revised version of the policy which the HBF,

DOE and Tarmac Midlands Housing Division indicate meets their concern, and which 1
consider should meet that of Lord Stafford too, is put forward in the Suggested Changes.

3.7.2 While the removal of the reference to traditional styles and materials would also appear
to meet the objections by A G Simmons and Stafford FOE, further concern is expressed about
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the revised clause (a). | do not consider the revised wording would encourage sameness; in my
view it merely implies that regard should be had to the physical context in which development is
to take place. 1 find this reasonable; to my mind it would not encourage the replication of
unattractive areas as these objectors and CPRE fear.

3.7.3 Although | appreciate the objectors seek to place more emphasis on innovation
which encourages sustainability, I am not satisfied that the amendments put forward would
materially improve this policy. Although open space and layouts are itemised separately in the
amended policy, | do not consider this diminishes the importance of the relationship of these
components of design as CPRE submit. In my view the policy suggested by A G Simmons and
Stafford FOE does not offer any significant advantage over the version now advocated by the
Council.

Recommendation

3.7.4 I recommend that Policy HO7 be modified in accordance with the Suggested
Changes.

*hkkhkkhkkkikkhkkikkkhkhkikkhkikikiik

3.8 POLICY HOS8 - HOUSING DENSITY

Objection Nos: 0388/06 HBF; 0946/94 A G Simmons; 1497/88 Stafford FOE.
The Objections

. The policy is too inflexible.
. Need to apply preferred housing densities or ranges to each housing proposal.

Conclusions

3.8.1 The objections to this policy represent opposing views. While the HBF submit it
lacks flexibility and seek its deletion, A G Simmons and Stafford FOE wish to see density
requirements incorporated into the Plan.

3.8.2 As the text acknowledges that density policies are not a satisfactory way of
controlling the amount of development on a site, it is perhaps surprising that such a policy is
included in the Plan. Moreover the Council accept that the policy is contradicted by criterion (d)
of Policy HO7, although | appreciate the latter is now proposed to be deleted.

3.8.3 | accept that PPG1 and PPG3 indicate that density can be a relevant
consideration. 1 am mindful too that PPG13 advises that standards to maintain housing densities,
and where possible increase them, should be set through local plans. However, while PPG3 also
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indicates that plans may include policies on the density of new housing in particular areas
allocated for development, it advises that reasonable flexibility should be permitted in individual
cases.

3.84 The Council's argument that the policy will help achieve the objective of making
the full and effective use of land is not without merit. | also acknowledge that the policy contains
a number of checks and balances. Nevertheless, my view is that the blanket requirement to seek
the maximum number of units on any given site does not afford a reasonable degree of flexibility
to prospective developers and is unduly restrictive.

3.85 The premise underlying the wish to see densities applied to the housing
development proposals is that this would assist in achieving sustainability. To illustrate this, my
attention was drawn to a study which found that the proportion of walking trips to local centres
was higher in more densely populated neighbourhoods. | appreciate that the policy advocated in
"Planning for the Planet" may assist in reducing the need to travel and could reduce the overall
demand for land. Nevertheless, even though it provides for a range of densities, in my view it is
too prescriptive. To my mind, like Policy HOS, it is too inflexible.

3.8.6 In the light of the foregoing, my conclusion is that Policy HO8 should be deleted.

In so saying however, | consider that the additional text put forward in the Suggested Changes
(which has not been objected to) is worthy of inclusion in the Plan, provided the reference to the
policy is deleted.

Recommendation
3.8.7 I recommend that the Plan be modified by:
I. the deletion of Policy HOS;

ii. the incorporation of additional supporting text in accordance with the
Suggested Changes subject to the deletion of the reference to *'the following policy™".

*hkkhkkhkkkikkhkkhkkkhkhkkikkhhkkikiik

3.9 POLICY HOO9 - PRIVACY AND AMENITY

POLICY HO10 - THE PROVISION OF PRIVATE GARDEN SPACE
POLICY HO11 - THE DEFINITION OF PRIVATE GARDEN SPACE AND
INCIDENTAL AMENITY SPACE AREAS

POLICY HO12 - THE PROVISION OF PRIVATE AMENITY SPACE FOR FLATS
POLICY HO16 - REL AXATION OF SPACE STANDARDS

Objection Nos: 0388/07-10 HBF; 0554/03 &/05 CPRE; 0946/93 A G Simmons; 1429/50-52
3. HOUSING POLICIES AND SELECTED
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DOE; 1497/89 Stafford FOE; 1779A/13-14 Tarmac Midlands Housing Division; LO35/03-07
Wimpey Homes Europe Limited.

The Objections
. The policies are unduly prescriptive and onerous.
. The standards should be set out as supplementary guidance.

. Policy HO11 lacks clarity.
Conclusions

391 PPG3 advises that functional requirements within a development, including the
size of private gardens, are for the most part matters for the marketing judgement of developers.
The PPG also states that in considering the location of houses on plots and their relationship to
one another, local planning authorities should not attempt to prescribe rigid formulae.

3.9.2 | appreciate that it is highly desirable that housing schemes should be designed in
a way which gives residents a reasonable degree of privacy and that cramped layouts should be
avoided. | am also mindful that the standards in the policies derive from an approved
development control policy document which has operated since 1982. Nevertheless, in
specifying distance and size standards, my view is that Policies HO9 and HO10 fly in the face of
the guidance in PPG3. The fact that standards have been applied flexibly, does not cause me to
depart from this view.

3.9.3 The requirements in Policy HO12 are not quantified, but in my opinion this
policy seeks to prescribe functional requirements nonetheless. To my mind, the provision of
private amenity space by means of say a balcony or suchlike has little to do with ensuring that
flat developments are in keeping with the character of an area.

3.94 Contrary to the view expressed by CPRE, | consider the text makes it sufficiently
clear that standards may be relaxed if adequate levels of amenity and privacy can be achieved in
other ways. Moreover, Policy HO16 (about which I comment further below) specifically
provides for this. However, as | see it, this acknowledgement only serves to underline the
dubious nature of Policies HO9, HO10 and HO12. | consider they should all be deleted.

3.95 In opposing Wimpey Homes Europe's submission that the standards should be
set out as Supplementary Planning Guidance (SPG), the Council cite the advice in the Good
Practice Guide that development control policies to be used in determining planning applications
should not be relegated to SPG. This advice accords with the relevant guidance in PPG12.
However, while | do not favour expressing the standards as policies, | appreciate that they could
play a useful role in helping to achieve satisfactory housing layouts. Provided that the status of
the standards was limited solely to guidelines, my view is that there would be merit in including
them in the Plan as part of SPG relating to the design and layout of housing schemes. 1 do not
consider that the Plan would be significantly improved by a policy referring to SPG as the
objector suggests, but if material is to be incorporated in the Plan as SPG, it should be referred to
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in the text.

3.9.6 In response to the objections to Policy HO11, an amended version is included in
the Suggested Changes. However, while this satisfies Tarmac Midlands Housing Division and
appears to meet the concern expressed by A G Simmons and Stafford FOE as the preference
for brick walls is omitted, I consider it still remains unclear. While it is intended that the policy
should not apply to boundaries between individual gardens, my view is that the phrase "outer
limits" does not make this clear enough. To my mind wording on the lines of that suggested by
the HBF would be better.

3.9.7 Turning to Policy HO16, while the Council accept it should be relocated,
although not quite as suggested by CPRE, in the light of my conclusions regarding Policies
HO9, HO10 and HO12, my view is that this policy is rendered superfluous and ought to be
deleted too. However, if the standards are to be incorporated as SPG, | think it would be
appropriate to do the same with the content of this policy.

3.9.8 In their response to the Suggested Changes, DOE also object to the detailed
standards in the Extensions to Dwellings Appendix which is intended to be incorporated into the
main body of the Plan. While the standards are based on the "45°Code’, they are expressed
positively and in my view offer a reasonable degree of flexibility. Unlike the housing layout
standards, | do not find the use of the code in this manner unduly rigid or prescriptive.

Recommendation
3.9.9 I recommend that:
A. the Plan be modified by:
I. the deletion of Policies HO9, HO10, HO12 and HO16;
ii. the amendment of Policy HO11 in accordance with the Suggested
Changes subject to the deletion of "outer limits™ and the substitution therefor
by ""external limits of private garden areas where they adjoin off-site land™".
B. Consideration be given to transferring the content of Policies HO9, HO10,

HO12 and HO16 to Supplementary Planning Guidance concerning the design and
layout of housing schemes.

*hkkhkkhkkkikkhkkhkkkhkhkkikhikkikiik

310 POLICY HO13 - THE PROVISION OF PUBIIC OPEN SPACE IN NEW
RESIDENTIAL DEVEL OPMENT
Objection Nos: 0118A/49, 0118B/49 Fradley Estates; 0554/04 CPRE; 0921/05-7 Pioneer

3. HOUSING POLICIES AND SELECTED

SETTLEMENTS

95



STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT

Concrete Holdings plc; 1429/53 DOE; 1779A/15 Tarmac Midlands Housing Division; 1942/09
Hall Engineering (Holdings) plc; 1944/35 Second City Homes Limited.
ENO0388/24 HBF; EN1413/10 J M Preston; 5001/01 Westbury Homes (Holdings) Limited.

The Objections

. Inappropriate application of quota which is excessive.

. Provision should relate to the number of dwellings or occupiers.

. Need to incorporate flexibility into the Policy.

. Plan contains no reference to maintenance of open space.

. Unreasonable exclusion of features necessary to safeguard amenity.

“Consideration' to undertaking a local assessment of open space is too open ended.
Conclusions

3.10.1 As regards expressing the open space requirement as a percentage of the site area as
opposed to the number of dwellings and household occupancy, | consider CPRE's objection
highlights a fundamental pitfall. | prefer the approach in the amended policy and supporting text
put forward in the Suggested Changes which uses the NPFA standards. DOE indicate the
changes meet their concern and to my mind they are also sufficient to overcome the other
objectors' concern about this element of the policy.

3.10.2 To my mind the amended policy is not unduly onerous and the types of open space likely
to be sought are identified reasonably clearly. | accept that PPG17 counsels against prescribing
national standards of recreational provision. However, in the absence of any local assessment of
need, | consider the NPFA standard is a reasonable yardstick. In particular it is less onerous than
the requirement for urban areas set out in Structure Plan Policy 118. In my opinion, the policy as
amended offers more certainty than the suggestion "which is reasonably related in scale and
location to the development”, by Hall Engineering (Holdings) plc.

3.10.3 Contrary to the submission by Fradley Estates, | find the reference to flexibility insofar
as what is to be provided, reasonably clear. As I see it, just what is likely to be needed may well
vary according to the circumstances of each scheme, as the text acknowledges. However, |
believe greater clarity would be achieved by adding the qualifying remarks concerning the type
of space to be provided put forward by Hall Engineering (Holdings) plc. | acknowledge that
there is no mention of how open space is to be maintained as Pioneer Concrete Holdings plc
point out, but as | see it, this is not a matter which necessarily needs to be addressed in the Plan.
As the supporting text makes it clear that the requirement will not normally be appropriate on
smaller sites, | do not find the policy unduly prescriptive, although the deletion of the reference
to "an area" of space would make it appear less rigid.

3.10.4 1t is conceivable that in certain circumstances the provision of off-site open space for
public use may be an appropriate alternative to providing it on-site. However, it seems to me
that in most instances more benefit is likely to accrue from providing the space close to the
dwellings which generate the requirement in the first instance. Because of this, | do not consider
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it would be appropriate to formally acknowledge the alternative of off-site provision within the
policy itself. 1 do see merit though in including a reference to this possibility in the supporting
text.

3.10.5 It may be that in certain circumstances positive use could be made of parts of areas such
as buffer strips as Second City Homes submit. Nevertheless, | find the distinction in the
supporting text between open areas intended to safeguard amenity and functional open space
reasonable. To my mind the wording of the text does not wholly exclude the possibility of
providing functional space within amenity areas, but my opinion is that in general the distinction
between the 2 types of space is sufficiently important to warrant the retention of the text in the
Plan.

3.10.6 In my view the reference to the possibility that local space standards may be adopted in
the amended version of the policy imparts an unnecessary degree of vagueness and uncertainty
into it. In the absence of any assessment at present and with no guarantee that one will be carried
out, I consider this part of the altered policy should be deleted.

Recommendation
3.10.7 1 recommend that Policy HO13 and its supporting text be modified in accordance with
the Suggested Changes BUT subject to the following provisos insofar as the policy is
concerned:
i. the deletion of the words **an area'" from the first sentence;
ii. the insertion of "*having regard to the type and nature of the housing proposed
and the existing provision in the area™ after "‘required™ at the end of the first sentence
of the second paragraph;
iil. the deletion of the third paragraph.
AND

The inclusion in the supporting text of a reference to the acceptability of the
alternative of off-site provision in appropriate circumstances.

*hkkhkkkikkkhkkhkkkhkhkkikkhikkikikik

311 POLICY HOI15 - DEVEIOPER CONTRIBUTIONS TO OPEN SPACE
PROVISION

Objection Nos: 0388/11 HBF; 1429/54 DOE; 1779A/16 Tarmac Midlands Housing Division;
1944/36 Second City Homes; EN1413/11 J M Preston; 5001/01 Westbury Homes (Holdings)
Limited.
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The Objections

. Need to assess commuted sums on the basis of needs generated by the development.
. Inappropriate imposition of commuted sums.

. Unreasonable to base sum on 15% of the site area.

The 20 dwelling "threshold' is too low.
Conclusions

3.11.1 In response to the duly made objections, an amended policy, together with altered
supporting text, is put forward in the Suggested Changes. This is welcomed by the HBF.
Tarmac Midlands Housing Division's objection is part of their concern about the
inappropriateness of assessing open space on the basis of site area. As this is no longer
proposed, | consider their objection to this policy has been met. Although the objections by
Westbury Homes (Holdings) Limited and J M Preston arise from the Suggested Changes, at
the inquiry, | heard that they are now content.

3.11.2 In my view the amendments, which include the deletion of the reference to commuted
sums being used for maintenance, bring the policy more closely into line with the advice in
Circular 16/91. Although "needs arising from the development” is paraphrased from this
Circular, I consider the words are somewhat imprecise. In my view prefacing them with "open
space™ would give a clearer indication of the basis upon which commuted sums would be
determined.

3.11.3 Contrary to DOE's continuing concern, |1 am satisfied that it is sufficiently clear that the
space requirement would be generated by the development proposed rather than any local
deficiency which may exist. However, to avoid doubt on this point, | find the Council's
additional suggestion that the phrase "particularly in areas of recognised deficiency” be deleted,
sensible. In my view these words do not assist the policy and their removal would not reduce its
efficacy.

3.11.4 As regards the 20 dwelling “threshold’, the submissions by Second City Homes that
applying the NPFA standard to a site of 120 dwellings would result in a requirement below the
smallest of the size ranges set out in PPG17, and that such areas prove difficult to maintain, have
not been challenged. In the light of this, my view is that 35 dwellings, which on the basis of the
objector's calculations. would give rise to a requirement of 0.5 ha, ought to be the minimum
instead.

Recommendation

3.11.5 I recommend that Policy HO15 and its supporting text be modified in accordance with
the Suggested Changes subject to:

i. the insertion in the policy of ""open space"* before ""needs"";
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ii. the deletion from the policy of “particularly in areas of recognised
deficiency";

iii. the insertion in the text of 35 dwellings rather than 20.

*hkkhkhkkkikhkkikkhkkhkkhkikkiikkiikiik

312 POILICY HO18 - RFPI ACEMENT OF EXISTING DWFEIL 1 INGS OUTSIDE A
RESIDENTIAI DEVEI OPMENT BOUNDARY

Objection No: 1429/55 DOE.

The Objection

. Inappropriate reference to "presumption against"” in supporting text.

Conclusions

3.12.1 This objection is accepted. An amendment to the supporting text which meets the
objector's concern and which | also find satisfactory is included in the Suggested Changes.

3.12.2 Inthe light of the advice in the revised version of PPG2, published during the inquiry, the
Council suggest that the references to the Green Belt be removed from the policy and the
supporting text. | have no objection to these amendments which make this part of the Plan
consistent with current guidance.

Recommendation

3.12.3 1 recommend that the Plan be modified by:

I. the amendment to the text supporting Policy HO18 in accordance with the
Suggested Changes;

ii. the deletion of the references to the Green Belt from the policy and the supporting
text.

*khkkhkkhkkkkkkhkkhkkhkkikikikkkhkkkhikikx

313 POLICY HO?1 & POLICY HO22 - EXTENSIONS TO DWELILINGS OQUTSIDE
SELECTED SETTLEMENTS
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Objection Nos: 0453/01 A J Williams; 0916/01-02 M Loveless.

The Objections
. The policies are unnecessarily restrictive.
Conclusions

3.13.1 In essence the premise underling the objections by M Loveless is that the policies are too
inflexible and are likely to encourage rural decline. | accept the need to maintain the rural
economy is acknowledged in PPG7, but this guidance also states that the Government's policy is
to protect the countryside for its own sake. | also acknowledge that Policy HO20 provides a
reasonably comprehensive basis for controlling the impact of house extensions. Nevertheless, in
my experience, unduly large or unsympathetic extensions to dwellings in the countryside can
look intrusive. Accordingly therefore | find the inclusion in the Plan of policies directed at this
issue entirely appropriate. In so saying | am mindful that the Council acknowledge the policies
would be independent of the permitted development rights conferred by The Town and Country
Planning (General Permitted Development) Order.

3.13.2 Policy HO21 would only apply to extensions which would be large relative to the size of
the original dwelling. In my opinion the 70% "threshold' offers reasonable scope for many
extensions. In addition | find the words "and/or" between clauses (a) and (b) of Policy HO21
impart an element of flexibility into it. As | see it, ultimately this provides for the acceptability
of extensions which fall within the ambit of the policy to be determined on the basis of their
design and appearance rather than floorspace. | do not find this principle, which would also
apply to Policy HO22, unduly restrictive.

Recommendation

3.13.3 | recommend that no modification be made to the Plan.

*hkkhkkhkkkikkhkkikkkhkhkhkikkhkikikiik

314 POLICY HO?3 - DWELLING CURTIIL AGE EXTENSIONS
Objection Nos: 0916/03 M Loveless; 1429/56-57 DOE.

The Objections
. The policy is too restrictive.
. Inappropriate reference to removal of permitted development rights.
Conclusions
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3.14.1 The objection by M Loveless is linked to his objections to Policies HO21 and HO22 and
his thesis that the restrictions in the Plan could abet the decline of the rural economy.

3.14.2 | accept that extending a domestic curtilage may offer a means of making use of land no
longer required for agriculture. However, my view is that this is an area where great care needs
to be exercised. Once land becomes part of a curtilage, the erection of various buildings such as
sheds, greenhouses, garages, covered swimming pools and the like could be permitted
development not requiring planning permission. This, together with the cultivation of the land as
a garden, may well have the effect of domesticating the land so that it becomes far removed from
its original rural character and appears as an intrusion into the countryside.

3.14.3 In the light of the foregoing, my view is that Policy HO23 is appropriate and reasonable.
While it is worded negatively, | consider it follows on logically from Policies HO5 and ED6
which exercise strict control over development on land beyond the boundaries of the selected
settlements. However, mindful of my recommendations concerning Policies HO9 and HO10,
clauses (a) and (b) will require modification.

3.14.4 As regards the removal of permitted development rights, DOE's concern is directed at the
supporting text of this policy and that under the heading "The Provision of Small Dwellings".
Amended text, which meets this objector's concern, and with which I am content, is put forward
in the Suggested Changes.

Recommendation
3.14.5 | recommend that the Plan be modified by:

i. the deletion of clauses (a) and (b) from Policy HO23 and the substitution
therefor by "'the proposal enables the provision of space about dwelling standards in
accordance with the Supplementary Planning Guidance contained in the Plan™;

ii. the amendment to the text supporting this policy and that set out under the
heading "'The Provision of Small Dwellings™ in accordance with the Suggested
Changes.

*khkkhkhkhkkkkkkhkkhkkhkkikikhkkkkkkhikikx

3.15 AFFORDABILE HOUSING
POLICY HO?24 - THE PROVISION OF SOCIAL HOUSING  POLICY
HO?25 - SECURING THE PROVISION OF SOCIAL HOUSING

Objection Nos: 0386/06 Chebsey Estate Limited; 0388/13-14 HBF; 0394/11-12 Rural
Development Commission; 0554/07 CPRE; 0921/04 Pioneer Concrete Holdings plc; 0930/02
Fradley Estates; 0946/90 & /98 A G Simmons; EN1413/12-14 J M Preston; 1429/58 & /60
DOE; 1497/93 Stafford FOE; 1779A/17-18 Tarmac Midlands Housing Division; 1917/02
Foundation NHS Trust and Mid Staffordshire Health Authority; 1942/08 & /10 Hall Engineering
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(Holdings) plc; 1944/37 Second City Homes Limited; 2018/27 Berkswich PC; LO07/02 Rural
Community Council of Staffordshire; 5001/04-06 Westbury Homes (Holdings) Limited.

Background

3.15.1 In the Suggested Changes these policies, together with Policy HO26 and all the related
supporting text, are to be deleted. It is proposed that they be replaced by new policies and text
which refer to "affordable’ rather than “social’ housing. The order in which Policies HO24 and
HO25 appear is also reversed so that the content of Policy H025 (as amended) becomes Policy
HO24 and vice versa. In addition, during the latter stages of the inquiry, following the
publication of a Housing Needs Survey (HNS), revised versions of Policies HO24 and HO25 and
the related text were put forward by the Council. These further alterations, which have not been
advertised, are set out in PLI 278. A further matter which is particularly relevant to these
policies is Circular 13/96 "Planning and Affordable Housing™ which was published after the
closure of the inquiry. My conclusions are given in the light of the guidance contained in this
Circular.

The Objections

. The policies do not accord with Government guidance.

. The policies should be based on evidence of need.

. Need to acknowledge affordable housing can be provided by the market.

. Need to acknowledge affordable housing provision should be negotiated.

. Affordable housing quotas for particular development sites should be included in
the Plan.

. Need to have regard to site conditions and financial considerations.

. The 10 dwelling “minimum’ is too low.

. Need to ensure social housing is available for sale or rent in perpetuity.

. Unreasonable application of policy to previously allocated and committed sites.

. Need to incorporate eligibility criteria.

. Tenure and price should not be controlled.

. The Housing Needs Survey does not provide a sound basis for the additional changes to
Policies HO24 and HO25.

. Need to have regard to siting in relation to social and employment facilities.

. Failure to acknowledge contribution which new settlements can make.

. Failure to mention The Staffordshire Community Care Plan.

Conclusions

3.15.2 In my view, the wholesale revision of these policies and supporting text in the Suggested
Changes, with which A G Simmons and Stafford FOE express satisfaction, goes some way
towards meeting the duly made objections. However, a number of areas of contention still
remain. In particular, these are: the role of market housing in meeting affordable housing need;
the identification and extent of this need and; how the policies are to be applied.
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Market Housing

3.15.3 | acknowledge that according to paragraph 38 of PPG3, affordable housing policies
should give clear guidance on what an authority would regard as affordable housing. Similar
advice appears in the more recent Circular 13/96. Nevertheless, paragraph 42 of PPG3 cites high
density market housing as a possible source of affordable housing. Moreover, Circular 13/96
states that the term encompasses "both low cost market and subsidised housing that will be
available to people who cannot afford to occupy houses generally available on the open market"
[my italics]. According to the Circular, the definition of affordable housing should include both
these forms of provision.

3.15.4 In the light of the foregoing, notwithstanding the Council's scepticism, my view is that
the Plan should acknowledge that low cost market housing can contribute towards the provision
of affordable housing. Accordingly, therefore, the definition thereof should be extended to
embrace low cost market housing. Such housing should also be added to the examples of
dwellings which can meet affordable housing needs. | consider amended supporting text on the
lines of that suggested by Westbury Homes (Holdings) Limited would be appropriate
[document 177/0P/1413 5001 Al paragraph 4.17 refers].

The Need for Affordable Housing

3.15.5 | agree that merely to define affordable housing is insufficient as Tarmac Midlands
Housing Division submit; implementation of the policies needs to be based upon an objective
consideration of local circumstances. The Plan indicates the Council are not yet in a position to
identify precise levels of need for affordable housing and the amended text in the Suggested
Changes only points to an intention to identify the extent and nature of such need.

3.15.6 The perhaps inevitably tentative tenor of the text and policies, especially the phrase "The
Council is unlikely to insist upon affordable housing provision”, impart a degree of uncertainty
into the Plan. However, as the text in the Suggested Changes also makes it reasonably clear that
the policies would only be applied if evidence exists, | do not find this approach unacceptable.
In so saying however, | consider greater clarity would be achieved by further amending the
Suggested Changes version of Policy HO24 as Westbury Homes Holdings Limited suggest
[document 177/0P/1413 5001 A1 paragraph 4.19].

3.15.7 As both PPG3 and Circular 13/96 indicate that the economics of housing provision is a
factor to be taken into account in requiring the provision of affordable housing, my view is that
the inclusion of such a reference in Policy HO24 would be an improvement. | accept that
national guidance refers to affordable housing meeting local needs, but in my view this does not
mean that the policy needs to be amended to refer to need in a particular locality within the plan
area. Specific local circumstances could still be a material consideration at planning application
stage.

3.15.8 Neither the Plan nor the Suggested Changes indicate how many affordable homes are
needed, but the later amendment to Policy HO24 sets a target of 500 to be provided during the

3. HOUSING POLICIES AND SELECTED

SETTLEMENTS

103



STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT

plan period. While this approach is consistent with the guidance in PPG3 and Circular 13/96, the
methodology employed in the HNS, from which the target is derived, has attracted trenchant
criticism from some objectors.

3.15.9 The additional changes to Policies HO24 and HO25 and the related supporting text put
forward by the Council are extensive. As they come in the wake of their consideration of the
findings the HNS, | see them as a response to the duly made objections which question the
inclusion of affordable housing policies in the Plan without evidence of need. While I find it
appropriate to have regard to them on this basis, the fact that these amendments have not been
advertised considerably reduces the weight I attach to them.

3.15.101In addition, despite the spirited defence of the criticism of the HNS mounted by the
Council's consultants, the fact that PLI1 278 was only issued shortly before the last sitting day of
the inquiry means that there was little opportunity for its contents to be tested by cross-
examination. In my opinion this further reduces the weight to be accorded to the later set of
changes proffered by the Council, and the basis upon which they were made.

3.15.11 Notwithstanding my concern, together with the perceived shortcomings of the HNS, I
consider that it contains sufficient evidence to show that the inclusion in the Plan of policies
designed to secure the provision of affordable housing is warranted. What | am far less sanguine
about however, is the basis of the target of 500 homes now advocated.

3.15.121 have read that the target is derived by simply taking 25% of the residual housing
provision or “leeway' as it is referred to in the HNS. The figure is not directly related to the
quantitative need; as the Council's consultants' report acknowledges, the amount is "quite
arbitrary".

3.15.131 accept that the total is expressed as a target rather than a quota and provision would be
sought by negotiation. However, | am not satisfied that simply applying a percentage to the
outstanding housing requirement is a sufficiently robust justification of the figure put forward. In
my view, merely to say that 25% equates with “the level of provision which has been generally
achieved on sites elsewhere in the country” as the Council now suggest is an inadequate
justification for a policy directed at the particular circumstances in Stafford.

3.15.14Both PPG3 and Circular 13/96 advise that where there is a demonstrable lack of
affordable housing, local authorities may indicate both an overall target for affordable housing
provision and individual ones for specific suitable sites. If the number of affordable homes to be
sought is to be indicated, my view is that a more thorough and reasoned approach, clearly
derived from and related to an identified need for new affordable housing rather than the
outstanding housing requirement is required. The affordable housing figure and the HNS ought
to be directly linked.

3.15.15 A policy indicating numbers, as Berkswich PC advocate, would add more certainty and
clarity to the Plan. However, in the light of my reservations regarding the manner in which the
target the Council now advance has been derived, | am not satisfied that it would be appropriate
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to incorporate such figures into the Plan at this stage.

3.15.16 From what is before me, I am unable to support the further revisions put forward by the
Council. If targets are to be expressed as figures, either globally or site specific, further
consideration needs to be given to clarifying the relationship between the estimated need for
affordable housing and the scale of the provision to be sought. In addition if the HNS is to be
regularly updated as the Council indicate, this should be referred to in the text; | do not consider
this needs to be included in the policy.

3.15.17The later amendment to Policy HO24 also prefaces "affordable housing™ with the term
"subsidised”. In addition, the definition of affordable housing in the text and the policy appears
to rule out the possibility that market housing could provide a source of affordable housing too. |
appreciate the suggested amendments pre-date Circular 13/96. Be that as it may, | do not find
they reflect current national guidance. In my view Policy HO24 should refer simply to
"affordable housing"™.

Application of the Policies

3.15.18 Tarmac Midlands Housing Division highlight the complexities involved in the
relationship between the property market, the planning system and the mechanism for funding
affordable housing provision, particularly insofar as housing associations are concerned. While
this interrelationship may well have a bearing on the ability to provide affordable housing, my
view is that it would be very difficult to acknowledge this within the ambit of Policies HO24 and
HO25. Indeed, I note that no specific suggestion has been made in this respect by this objector.

3.15.19Contrary to the above objector's opinion, my view is that the revised Policies HO24 and
HO25 in the Suggested Changes are sufficiently clear in their intent. Likewise, | find the
circumstances under which affordable housing may be sought are set out adequately; | see no
need for further definition. The Council accept the inconsistency between "seek to negotiate” in
the supporting text and “expect to negotiate™ in the Suggested Changes version of Policy H024.
In my view the former would be more in keeping with national guidance.

3.15.20 Turning to the appropriateness of 10 dwellings as a ‘minimum’ size for the provision of
affordable housing, PPG3 does not state that affordable housing policies should only apply to
housing development on a substantial scale as Hall Engineering (Holdings) Limited submit.
However, Circular 13/96 notes that it will be inappropriate to seek any affordable housing
provision on some sites. Moreover, the Circular goes on to advise that in settlements with a
population of 3000 or less, affordable housing policy should only apply to developments of 25 or
more dwellings or to any residential site of more than 1 ha. Elsewhere, the thresholds are
schemes of 40 or more dwellings or residential sites over 1.5 ha. Despite the Council's evidence
regarding the willingness of certain housing associations to manage small numbers of dwellings,
my opinion is that the current guidance should be incorporated into the Plan.

3.15.21The version of Policy HO25 in the Suggested Changes is expressly directed at
“subsidised' housing. Because of this, | do not consider it inappropriate to refer to the
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involvement of a managing body such as a housing association. The limitations on the ability of
Housing Associations to prevent "staircasing”, highlighted by Fradley Estates, are
acknowledged in Annex A of PPG3. However, as the PPG and Circular 13/96 both recognise
the role such bodies can play in ensuring the continued provision of affordable housing, | am not
satisfied that further clarification of their role is needed.

3.15.22 As the Circular also advises that other circumstances in which planning decisions for
affordable housing will need to include arrangements to control occupancy should be set out, my
opinion is that this is something which needs to be clarified. Contrary to the submissions by
Fradley Estates however, | see nothing untoward in including matters such as eligibility criteria
in the text as opposed to the policies, provided that they are expressed clearly and
unambiguously.

3.15.23The Rural Development Commission express concern about how need is to be met in
the long term; they suggest Section 106 agreements. The version of Policy HO24 in the Plan
mentions controlling occupancy by conditions, but while this is referred to in the amended text in
the Suggested Changes, it is not carried through into the revised Policy HO25. As Circular 13/96
advises that occupancy controls to reserve housing for local needs in perpetuity may involve the
use of conditions or planning obligations, my view is that it would be appropriate to refer to
conditions in the Policy too.

Other Matters

3.15.241 appreciate that interests in land may have been acquired on the basis of previous
allocations or planning permissions granted in the past. However, as | see it, the production of
the Plan represents a significant new chapter in the planning history of the area. | see nothing
untoward in bringing forward policies which accord with current national guidance and applying
them generally, even if this does result in the adoption of a different approach from that which
applied in the past. | consider it would be reasonable to apply the provisions of the Plan to all
fresh proposals. 1 do not agree this would be tantamount to applying the policy retrospectively as
Fradley Estates submit.

3.15.25 Access to facilities is likely to be an important consideration in assessing the suitability
of a site for affordable housing provision as CPRE submit. It is a factor referred to in Circular
13/96. However, as it seems to me that a consideration such as this is pertinent to the general
suitability of land for housing, | am not satisfied that this matter warrants specific mention in this
part of the Plan.

3.15.26 New settlements could offer an opportunity for the provision of an element of affordable
housing. To my mind however, it is unlikely that this would offer any significant benefits over
the sites earmarked for housing. | acknowledge that community care is linked to the concept of
social housing, but in my view this is not essentially a land use matter. | do not find the absence
of references to new settlements or to the Staffordshire Community Care Plan in this part of the
Plan renders it seriously wanting.
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Recommendation

3.15.27 1 recommend that the Plan be modified by:

A.

B.

The deletion of Policies HO24 and HO25 and the related supporting text;
The insertion of a new Policy HO24 to read:

Where there is a demonstrable need for affordable housing, the Borough
Council will seek to negotiate an appropriate element of affordable housing on
housing developments of 25 or more dwellings or residential sites of more than
1 ha in settlements with a population of 3000 or less, and elsewhere on schemes
of 40 or more dwellings or residential sites of over 1.5ha.

In negotiating for such provision the Borough Council will have regard to:
a. the evidence of the nature and extent of need;

b. the site's development viability including site conditions,
location and housing market conditions;

C. the economics of housing provision in the area.
The insertion of a new Policy HO25 to read:

Where subsidised affordable housing is proposed the developer should satisfy
the Borough Council that the affordable dwellings provided will benefit
subsequent as well as the initial occupants. Where appropriate occupancy

will be controlled by Section 106 agreement or by condition. The proposed
arrangements for the long term control of occupancy will be a material
consideration in deciding whether to grant planning permission.

To achieve these requirements, it will be necessary to:

a. demonstrate that potential occupants are unable to afford to buy
or rent housing in the locality from other available sources;

b. involve a managing body such as a housing association or
other organisation which can fulfil the same function;

In rural areas first priority should be given to addressing the local need for
affordable housing as referred to in Policy HO26. More detailed surveys of
housing need for specific rural communities or parishes will be considered if
these are available.
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D. The insertion of amended supporting text along the lines set out in the
Suggested Changes but subject to:

I. the addition of low cost market housing to the examples of dwellings
which can meet affordable housing needs;

ii. the inclusion of a definition of affordable housing to embrace low cost
market housing;

iii. the removal of the phrase ""The Council is unlikely to insist on
affordable housing provision™ and the replacement thereof by additional text
setting out the circumstances in which provision would be sought in
accordance with the recommended modification to Policy HO24;

iv. the inclusion of additional text explaining the circumstances in which

arrangements for controlling occupancy will be needed and the preferred
approach for so doing.

*hkkhkkhkkkikkhkkikkkhkkhkikkhkikikiik

316 POLICY HO26 - SOCIAL HOUSING OUTSIDE RESIDENTIAL
DEVEL OPMENT BOUNDARIES

Objection Nos: 0001/03 N B Thomas; 0554/08 & EN0554/32 CPRE; 0930/02 Fradley Estates;
1429/59 DOE; 1779A/18 Tarmac Midlands Housing Division; 1944/46 Second City Homes
Limited; LO07/04-06 Rural Community Council of Staffordshire; EN1413/15 J M Preston;

The Objections

Tenure and price should not be controlled.

Need to ensure sites outside RDBs are environmentally acceptable.
"Off-Plan sites could have a damaging effect upon the rural environment.
Need to acknowledge the significance of the “exceptions approach' in providing social
housing in rural areas.

Need to clarify the definition of “local'.

Social housing schemes should be acceptable in all rural settlements.

Need to have regard to social and employment facilities and public transport.
Housing numbers on exception sites should equate with need.

The policy should not apply in the Green Belt.

Provision should be made in the Green Belt.

The Policy should operate in place of the housing allocations.

Conclusions
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3.16.1 As is the case with Policies HO25 and HO26, in the Suggested Changes, it is proposed
that Policy HO26 and the text supporting be deleted and replaced with a new policy and text.
Similarly, "social" housing would become "affordable" housing.

3.16.2 1 consider the amendments meet DOE's concern about the inappropriateness of using the
Plan to control tenure and price. Nevertheless, Circular 13/96 advises that the Secretary of State
considers the involvement of a registered housing association secures sufficient control over
future occupancy of affordable housing. In the light of this, | see no need to refer to such bodies
in the policy.

3.16.3 In my view the “exceptions' approach is consistent with the advice in Annex A of PPG3.
The text makes it clear that other material considerations would be taken into account and the
amended version in the Suggested Changes refers specifically to other policies in the Plan,
including those in the Environment and Development Chapter. To my mind this constitutes a
robust context for controlling the impact of such schemes. Consequently | do not agree that
allowing development on "off-plan” sites would necessarily have a harmful effect upon the rural
environment as CPRE submit. | do not regard the apparent failure to acknowledge the
significance of the role of the “exceptions approach' as a serious deficiency. As | see it, the main
thing is that the provisions of the Plan facilitate such an approach.

3.16.4 While Fradley Estates submit the definition of "local” in the text in the Suggested
Changes is too rigid, the reasons for the alternative advanced by this objector are not elaborated
upon. In my view phrases such as "a group of neighbouring parishes" or "settlements" as
suggested by this objector are just as imprecise as the words "an area" to which exception is
taken. | am not satisfied substituting the objector's definition would be particularly
advantageous. However, as Annex A of PPG3 states that the area to which "local” refers should
be specified in the policy, | consider the Plan should be modified accordingly.

3.16.5 As | see it, the Rural Development Commission's preference for adding a small number
of dwellings to existing settlements rather than large numbers in a few locations is echoed in the
Rural Community Council of Staffordshire's concern about limiting “exceptions' to selected
settlements. Given the essential “local' nature of this “exceptions' policy, | find the Council's
acceptance that such development may be appropriate in non-selected settlements reasonable.
However, as one of the criteria for settlement selection is the provision of services and facilities,
I think the Council's view that selected settlements should be preferred is sensible. | see much
merit in augmenting the criteria by including firstly, the existence of services and facilities and
accessibility thereto and secondly, by a reference to utilising previously developed land, as the
Council suggest. 1 consider the policy and the supporting text should be amended accordingly.

3.16.6 Larger schemes are likely to have a greater impact upon the surrounds. But as this policy
is essentially need driven, my view is that this ought to be a key consideration, in which case the
imposition of a somewhat arbitrary ceiling on the number of dwellings is unreasonable. As |
note above, other provisions in the Plan are sufficient to control the effect of schemes. Likewise,
I find the blanket requirement for schemes to be submitted in detail unreasonable. As the GDPO
empowers a local planning authority to require the submission of further details pursuant to an
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application for outline planning permission in appropriate circumstances, my opinion is that this
provision is sufficient.

3.16.7 As to the implications for the Green Belt, I consider that greater clarity would be
imparted to the Plan by augmenting the text with a statement to the effect that the general
presumption against inappropriate development within the Green Belt still applies. While this
would not satisfy the Rural Community Council, who consider the communities in the Green
Belt would be disadvantaged, the measure would accord with the advice in Annex A of PPG3.

3.16.8 Policy HO26 is directed at sites where planning permission for housing would not
normally be expected to be forthcoming. Because of this, 1 do not consider it would be
appropriate to apply it to the allocated housing sites instead as N B Thomas advocates. The
provisions of the Plan would not preclude affordable housing schemes on these sites.
3.16.9 As the order of Policies HO24 and H025 has been reversed in the Suggested Changes, |
think the Council's suggestion that the reference to Policy HO24 in Policy HO26 to should be
amended to "HO25(a)" is sensible.
Recommendation
3.16.101 recommend that the Plan be modified by:
A. The deletion of Policy HO26 and the related supporting text.
B. The insertion of an amended Policy HO26 to read:
""Planning permission will exceptionally be given to proposals for wholly
affordable housing schemes on land that would not otherwise be released for

residential development.

Sites should be located adjacent to a defined residential boundary unless it can
be shown that:

I. the proposal cannot be accommodated within or adjacent to a
Residential Development Boundary;

ii. as far as possible the development will be on previously
developed land;

iii. services and facilities exist within the settlement which will be
accessible to and of benefit to the potential residents.

Proposals will also have to meet the following criteria.

I. The dwellings will only be occupied by suitably qualified
3. HOUSING POLICIES AND SELECTED
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persons as referred to in Policy HO25(a) and have either local
connections and/or an employment related need to live locally;

ii. the scheme is to meet a demonstrable need for the number,
type and size of the proposed dwellings at the estimated outturn selling
price or rent;

iii. where appropriate there are provisions (legal agreements or
conditions) to ensure that the scheme will serve future occupiers in
need as well as the initial ones;

iv. the proposal accords with other planning policies and standards
and there is no detrimental effect upon the form or character of the
settlement or the countryside.

For the purpose of this policy "local’* shall mean the Parish or settlement in
which the site is located"".

C. The insertion of additional supporting text indicating that the general
presumption against inappropriate development within the Green Belt remains
applicable.

D. The insertion of amended supporting text on the lines of that set out in
PLI055 paragraph 6.1(e).

*hkkhkhkkkikkkhkkhkkkhkhkkikkhhkkikiik

317 POLICY HO27 - THE NEEDS OF THE EIDERILY AND THOSE WITH
DISABILITIES

Objection Nos: 0173/02 Stafford District Access Group; 0388/15 HBF; 1429/61 DOE;
1779A/19 Tarmac Midlands Housing Division

The Objections

Inappropriate incorporation of requirements covered by other legislation.
Unreasonable policy in the absence of evidence of need.

Inadequate consideration given to the needs of the elderly and those with disabilities.
Need to have regard to siting in relation to social and employment facilities.

Conclusions

3.17.1 In response to these objections an amended policy is included in the Suggested Changes.
DOE express satisfaction with it and the HBF express their support too.
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3.17.2 PPG12 advises that in preparing detailed plans the relationship of planning policies to
social issues such as elderly and disabled people is a legitimate consideration. Similarly,
Structure Plan Policy 61 encourages the provision of housing for the elderly and Policy 63 seeks
the provision of a broad range of house types. In the light of this guidance, | do not consider a
policy addressing housing for elderly and disabled people is inappropriate, even though the needs
of these two groups are not necessarily be the same.

3.17.3 The advice in PPG3 that a policy aiming to secure the provision of housing accessible to
the disabled may be appropriate is prefaced by the words "where there is clear evidence of local
need". | accept that the HNS identifies 4000 special needs households in the Borough, including
a high proportion containing elderly or physically disabled people. However, what this means in
terms of the likely demand for new homes for these groups of people it is not clear. Irrespective
of my concern about the weight to be attached to the HNS, | am not satisfied that this evidence is
sufficient to justify the policy.

3.17.4 The existence of a demonstrable local need would provide a sounder foundation for the
policy. Nevertheless, I do not find the version in the Suggested Changes too uncertain; it is clear
that the policy would not apply without evidence of need and the phrase "will seek to negotiate"
affords a reasonable degree of flexibility too, bearing in mind that individual developers' range of
house types may not be suitable for occupation by the elderly or the disabled. 1 do agree
however, with Tarmac Midlands Housing Division, that what is meant by "needs" in the first
sentence of the amended policy is not at all clear. In my view, both this sentence and the second
one do not assist the policy and ought to be deleted.

3.17.5 While the Stafford District Access Group's objection is directed at this part of the Plan,
this objector's concern focuses upon the omission of a policy regarding factors to be taken into
account in considering development for people in need of care. As | see it, this matter is
addressed satisfactorily by the measures proposed in the Suggested Changes which I discuss at
2.1, even though they do not include the precise policy advocated by this objector.

3.16.6 As the significance of access to day to day facilities is acknowledged in the supporting
text, this would appear to meet the concern expressed by CPRE in this respect. | find the text
satisfactory.

Recommendation

3.17.7 | recommend that the Plan be modified by the deletion of Policy HO27 and the

substitution therefor by the amended version as set out in Suggested Changes, BUT subject to
the deletion of the first two sentences thereof.

*hkkhkhkhkhkhhkhhkhkhhhhhkikiiik
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3.18 ACCOMMODATION FOR GYPSIES

Objection Nos: 0407/85 R Oldacre; 1429/62 DOE.
The Objections

. Need for a policy for gypsy accommodation.
. Need for a policy to be clearly distinguishable.

Conclusions

3.18.1 The need for a policy, as sought by R Oldacre, is acknowledged. The Suggested
Changes include a policy entitled "Provision of Accommodation for Gypsies”, together with
amended supporting text. DOE indicate these measures meet their concern and | find them
satisfactory also.

Recommendation

3.18.2 | recommend that the Plan be modified by the insertion of Policy HO** **Provision of

Accommodation for Gypsies™ and the related amendments to the supporting text in
accordance with the Suggested Changes.

*hkkhkkhkkkikkhkkikkkhkkhkikkhkikiikiik

3.19 CANAILS AND HOUSING
Objection Nos: 0210/03 British Waterways; EN0948/28 A G Simmons; 1499/33 FOE.

The Objections

. Absence of reference to residential moorings.
. Inappropriate reference to car parking provision.

Conclusions

3.19.1 In response to British Waterways' concern about the absence of any references to
residential moorings, the Council acknowledge that there may be a demand for such facilities.
New text covering this point, under the heading "Canals and Housing", is included in the
Suggested Changes. While no specific policy is put forward, my view is that this additional
guidance, coupled with the provisions of Policy LRT11, provides an adequate basis for
controlling this particular form of development.

3.19.2 While A G Simmons and Stafford FOE consider the reference to car parking
encourages car usage, | agree with the Council's view that the provision of off-water facilities
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such as car parking are factors to which regard may have to be had in the consideration of
proposals. Whether this would be likely to increase the number of journeys by car would depend
upon the particular circumstances involved in each case. | do not find the reference to car
parking as an example of an off-water facility inappropriate.

Recommendation

3.19.3 | recommend that the Plan be modified by the insertion of supporting text under the
heading "*Canals and Housing"" in accordance with the Suggested Changes.

*hkkhkhkkkikkkhkkhkkkhkhkkikkihkkkikiik

320 HOUSING OBJECTIONS - MISCEILI ANEFOUS
Objection Nos: 1429/63-64 DOE; 2018/29 Berkswich PC

The Objections

. Need to distinguish policies and proposals from the supporting text.
. Need to clarify terms of developer contributions.
. Need for mechanisms to regulate housing provision.

Conclusions

3.20.1 The lack of clarity between policies and proposals and the supporting text is part of a
general concern by DOE about the manner in which the Plan's proposals are presented.
Although the objector expresses satisfaction with the Suggested Changes, my view is that the
difference between what is proposed and what is supporting text remains too indistinct. In my
opinion further consideration should be given to this matter.

3.20.2 Having regard to the advice in Circular 16/91, | agree that the scope of developer
contributions ought to be clarified. To my mind, cross references to the proposed new policy
(INT XX) [1.8] would suffice.

3.20.3 While Berkswich PC appear to express concern about controlling the speed of housing
provision, precisely what is sought by way of a modification to the Plan in this respect is not
clear. As | see it, basing the allocation of housing land on the Structure Plan requirement is the
main means of avoiding a surfeit of housing. | am satisfied that this approach would provide a
reasonable basis for resisting inappropriate development. As there is no evidence that demand
for housing has significantly exceeded planned provision in recent times, | do not consider there
is a compelling need to incorporate phasing provisions into the Plan.
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Recommendation
3.20.4 | recommend that:

i. appropriate measures be taken so that all policies and proposals are clearly
identified and distinguished from the supporting text;

ii. the Plan be modified, where appropriate, by the insertion of cross
referencing of the individual housing proposals to the proposed new Policy INT XX.

*hkkkhkhkhkhkhkhkkhkhhkhkhhihkhkhiiik

SEILECTEDSETTLEMENTS AND RESIDENTIAL BOUNDARIES

321 STAFFORD: RESIDENTIAIL DEVEL OPMENT BOUNDARIES
Objection Nos: 0947/01-0947/27 A G Simmons; 1498/14-1498/40 Stafford FOE.

The Objections

. Various amendments should be made to Stafford's RDB.

Background

3.21.1 The objectors seek 27 amendments to Stafford's RDB, primarily to exclude potential

employment land and Protected Open Space adjoining the Green Network. The locations
involved (with their respective objection references) are listed below.
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Conclusions

3.21.2 According to the Plan, the RDBs for the urban areas serve to define predominantly
residential areas. Areas which are predominantly industrial, together with land identified as
Green Network are excluded. | find this approach reasonable; on the whole the RDBs defined
for Stafford do just this.

3.21.3 The housing areas in the town contain pockets of other uses, such as factories and
recreational open space, but as | perceived it, their character is predominantly residential. | am
concerned that subdividing them as the objectors wish is akin to a rigid zoning system. This is
not a measure | favour; it could make it much harder to adapt to changing circumstances if they
arose. | am satisfied that the provisions of the Plan are sufficiently robust to ensure that
employment land and open space can be safeguarded when it is expedient to do so. In the light
of this, | see no great advantage in amending RDBs to exclude these other uses which lie within
them.

3.21.4 While sites i. to v. and viii all adjoin parts of the Green Network, they are essentially
functional open spaces related to the housing areas. To my mind, they appear somewhat distinct
from the tracts of countryside penetrating into the town which characterise the main components
of the Green Network. Accordingly, therefore, | find their inclusion within RDBs reasonable.

3.21.5 Sites vi, vii, xii, xiii, Xiv, Xv, Xvi, Xvii, XX, XXI, Xxii, Xxvi and xxvii contain or represent
pockets of employment and recreational land, some quite sizeable. But they all lie in the midst
of, or alongside, predominantly residential areas. | do not consider the exclusion of these sites
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from an RDB would materially improve the efficacy of the Plan.

3.21.6 Sites ix and x adjoin a large undeveloped area, but in the light of my conclusions
regarding this land [6.1], my view is that they are reasonably included within the RDB. | am
mindful that the Castlefields balancing pond was formed in association with the housing
development there. Nevertheless, | consider it is physically distinct from the housing. | would
prefer to see this area excluded from the RDB.

3.21.7 Having read that planning permission has been granted for two dwellings on site xviii, |
consider the inclusion of this area in the RDB would be a sensible measure.

3.21.8 In the light of my conclusions regarding housing proposals H3, H8 and H9 and the
Stafford General Infirmary site, my view is that it would not be appropriate to amend the RDB in
the case of sites xi, xxiii, xxiv and xxv.

Recommendation

3.21.9 | recommend that the Plan be modified by:

i. the deletion of site xix from Stafford's RDB;

ii. the inclusion of site xviii in Stafford's RDB.

*hkkhkkkikkkhkkhkkkhkhkkikhikkikiik

322 STONE: L ANDATNICHOIISIANE QUILTONCROSS
Objection No: 0535/16 The Seddon Group Limited.

The Objection

. Inappropriate exclusion of land from Stone's RDB.

Conclusions

3.22.1 The objection site is a field on the north-eastern fringe of Stone on the south side of
Nicholls Lane. In essence, the objector's case is that Stone's RDB should be extended to include
it. As the south-western boundary of the land adjoins the housing in Airdale Spinney and there is
a detached house, White Lodge, to the north-west, the land is related to the existing pattern of
development to a certain extent. However, as most of this wedge shaped site borders onto the
countryside, my opinion is that it has more physical affinity with the countryside than it does
with the neighbouring built-up area.
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3.22.2 | appreciate that the land is not being put forward for inclusion in the Plan as a housing
site. Nevertheless, the effect of including the land within Stone's RDB would be to create a
presumption in favour of residential development by virtue of Policy HO4. This being so, |
consider it is reasonable to have regard to the consequences of such action.

3.22.3 | accept that the Plan acknowledges that most of the greenfield sites are on the periphery
of Stafford and Stone. Be that as it may, the RDB for Stone seems to have been defined in a
sensible and logical manner in this particular locality. In my view, building on the objection site
would result in a tongue of development extending away from the town, poorly related to its
physical form. As I see it, it would be a harmful intrusion into an area of attractive countryside
which also contributes to the setting of the Moddershall VValley Conservation Area.

3.22.4 In the light of the foregoing | see no significant advantage in extending Stone's RDB to
encompass the objection site.

Recommendation

3.22.5 | recommend that no modification be made to the Plan.

*hkkhkkkikkkhkkhkkkhkhkkikkiikkkikiik

3.23 BRADLEY

Objection No: 0003/01 S E Robinson.
The Objection

. The RDB for Bradley should exclude the designated conservation area.

Conclusions

3.23.1 Contrary to the objector's view, | see nothing untoward or inconsistent in the
encompassment of a conservation area or, as is the case in Bradley, part thereof, within an RDB.
| accept that conservation area status is an important consideration in the evaluation of
development proposals, but | do not equate this designation with an outright restriction on
development. As I see it, the significance and distinction of a conservation area is the statutory
duty conferred by Section 72 of the Planning (Listed Buildings and Conservation Areas) Act
1990, to pay special attention to the desirability of preserving or enhancing the character of that
area when development proposals are under consideration. As this duty is not affected by RDB
status, | do not consider the RDB devalues the conservation area.

3.23.2 It is not part of my remit to comment on the merits of particular development schemes
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which have been implemented in Bradley. | am satisfied that the statutory provision, coupled
with the Plan's Policies ED15 to ED19, provide a sufficiently robust and comprehensive basis for
ensuring that the special visual qualities of Bradley's conservation area are accorded the weight
merited by this designation. | see no compelling need therefore to alter Bradley's RDB to
exclude the conservation area.

Recommendation

3.23.3 | recommend that no modification be made to the Plan.

*hkkhkhkhkhkhkhkhhkhkhhkhhhiiiik

3.24 GNOSAL L

Objection Nos: 1936/12 R T Farmer; 1937/12 B Farmer.

The Objection

. Gnosall should have a single village envelope.

Conclusions

3.24.1 In essence the objectors wish to see the separate RDBs for the two parts of Gnosall
(referred to as Gnosall South and Gnosall North in the Plan) amalgamated to form a single
village envelope. | accept that this approach could help to emphasise that Gnosall is one
settlement rather than two as could be construed from the Plan. However, | am also mindful that
the RDBs give a clear indication of the areas within which residential development is likely to be
acceptable in principle.

3.24.2 In the light of the foregoing, | do not consider it would be appropriate to include the large
areas of open land which separate the two parts of Gnosall within an RDB unless it was intended
to release this land for development. Accordingly therefore, I find the approach adopted in the
Plan represents a satisfactory means of defining the areas within which housing development in
this settlement would be contained.

Recommendation

3.24.3 | recommend that no modification be made to the Plan.

*hkkhkhkhkhkhhkhhkhkhhhhhhkiiik
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325 HAUGHTON
Objection No: 0401/01 Mr & Mrs J M Weavell.

The Objection
. Haughton's road system is unable to cope with additional traffic.
Conclusions

3.25.1 This objection appears to be a general one, directed at the appropriateness of providing
for further housing development in Haughton. It is additional to the same objectors' opposition
to the individual housing proposals which | deal with in my consideration of the site specific
objections. However, neither Haughton's status as a selected settlement, nor the detailed
definition of its RDB are called into question specifically. Moreover, the objectors' concern is
not backed up by any evidence which points to a particular problem. While Proposals H20 and
H21 are the subject of objections by SCC (Highways), their concern in both these concerns
relates to access deficiencies rather than road capacity.

3.25.2 In the light of the foregoing, my conclusion is that this objection is insufficiently weighty
to warrant a change to the Plan.

Recommendation

3.25.3 | recommend that no modification be made to the Plan.

*khkkhkhkhkkkkkkhkkhkkhkkikikikhkkkkkhikikx

3.26 HOPTON: INSET Pl AN
Objection No: 1918/04 Hopton and Coton PC.

The Objection

. The Hopton Inset Plan contains out of date information.

Conclusions

3.26.1 According to the objector, the caravan site identified on the Inset Map for Hopton ceased
many years ago. While | have read that the Council will undertake to delete the words from
future plans, my view is that the notation ought to be removed now.

Recommendation

3.26.2 1 recommend that the Plan be modified by the deletion of the notation "*Caravan
Park' from the Hopton Inset Map.
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327 Ml FORD
Objection No: 1959/03 Mr & Mrs J Sumner.

The Objection

. Milford's RDB should include the "north end'.

Conclusions

3.27.1 The objectors have not elaborated upon exactly what is envisaged. In my view the
northern edge of Milford's RDB is clearly defined by the railway and the eastern and western
limits of the boundary coincide with the main body of the village. While there are some
properties beyond the RDB, | regard them as separate entities rather than integral components of
the main physical fabric of the settlement. | find the extent of Milford's RDB identified in the
Plan satisfactory. | see no compelling need to alter it.

Recommendation

3.27.2 | recommend that no modification be made to the Plan.

3.28 MORETON
Objection Nos: 0682/02 & /03 Mr & Mrs T R Napper.

The Objection
. Moreton should be identified as a selected settlement.
Conclusions

3.28.1 As well as seeking the recognition of Moreton as a selected settlement, the objectors
suggest an RDB for the settlement.

3.28.2 In District Plan No.2, Moreton is classed as a Minor Growth Village. 1 am also mindful
that both PPG3 and PPG7 advise that new housing will continue to be needed in rural areas and
Structure Plan Policy 66 provides for housing development in rural settlements. While these
factors lend a degree of support to the objectors' case, my view is that they do not necessarily
mean that the change in Moreton's status embodied in the Plan is inappropriate.

3.28.3 While the process of settlement selection can be traced through the series of Review
Reports, no specific reason for the non-selection of Moreton is given. An explanation of the
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basis upon which further consideration would be given to the identification of additional selected
settlements is contained in the Annex to the Second Review (CD3.3). Moreton's population is
below 250, but from the 1:2500 plan, it is clear that the settlement contains well over 50
dwellings. Furthermore, at the inquiry, the Council's witness accepted that Moreton meets the
Council's criteria for services/facilities, although this does not appear to be supported by the
information in the Rural Community Council's "Survey of Village Facilities in Rural
Staffordshire' (CD10).

3.28.4 However, besides considerations such as size and facilities/services, it seems to me that
Moreton's physical form is also a weighty factor to be taken into account. Moreton is a
somewhat straggly and linear settlement. Parts of the village display a fairly close-knit pattern of
development, somewhat suburban in appearance. But in other areas, notably on Post Office
Lane, where development is confined to the west side of the road, it is markedly more
intermittent and loose-knit. To my mind, the spaces between the buildings here, including the
land owned by the objectors, together with the open land to the east of the road, combine to give
this part of the village a very strong rural character. As I perceived it, this quality gives it a close
physical affinity with the countryside within which Moreton is set.

3.28.5 If Moreton was to be accorded selected settlement status, my view is that the RDB
suggested by the objectors is sensible and logical; it accords with the Council's guidelines as set
out in Core Document 6.1. However, as the effect would be to bring the whole of the village into
the ambit of Policy HO4, | consider it would be difficult to resist the erosion of the rural quality
of the southern part of the village. Moreover as there is no evidence which points to any locally
generated need for additional housing here, my opinion is that designating Moreton as a selected
settlement would be likely to increase rather than decrease the propensity to travel. | see this as a
further disadvantage.

3.28.6 | have some sympathy with the objectors' criticism of the selection of RDBs in other
settlements, notably Adbaston and Norbury to which specific reference is made. However, in
my view these instances do not provide adequate justification for what 1 would regard as an
inappropriate measure in this case.

Recommendation

3.28.7 | recommend that no modification be made to the Plan.

*hkhkkhkkikkhkkikkkhkkhkikkhkikikiik

3.29 NORBURY JUNCTION
Objection No: 0210/01 British Waterways.

The Objection
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. Norbury Junction should be recognised as an established settlement.
Conclusions

3.29.1 ltis clear that Norbury Junction acts as a focus for various canal related activities. These
include a maintenance depot and associated offices, moorings, a boat yard and hire depot and the
provision of refreshments. There are also a number of houses which may well owe their origin
to the canals.

3.29.2 However, despite the mixture of land uses in evidence here, my impression was that the
uses and buildings appear very much as a loose scatter of development in what is otherwise
predominantly open countryside. In my opinion they do not amount to a coherent settlement in
the physical sense.

3.29.3 | consider further development within the boundary put forward by the objector would
amount to a significant expansion of Norbury Junction, out of keeping with its scale and form.
As | see it, this would be a harmful intrusion into the countryside. | am also mindful that the
development boundary suggested is contained within the Norbury Canal Junction Conservation
Area. As | perceived it, the rural setting of the junction and canal basin makes an important
contribution to its special quality. | consider the development as envisaged would seriously
erode the distinctive character of the area, to the detriment of the conservation area. Given the
relative remoteness of Norbury Junction, it seems probable that additional development here
would lead to the need for more travel, especially by car. | see this as a further disadvantage.

3.29.4 In the light of the foregoing, my conclusion is that it would not be appropriate to identify
Norbury Junction as a selected settlement.

Recommendation

3.29.5 | recommend that no modification be made to the Plan.

*hkkhkkkikkkhkkhkkkhkhkkikkhikkikikik

3.30 RANTON

Objection Nos: 0126/02 Mr & Mrs D R Parry; 0346/03-04 W G Sellwood; 0357/01-02 Ranton
Action Group, 0358/01 H J Baldwin; 0363/02-03 Ranton PC; 0364/02 R Tipler, 0365/02 R W
Hebbs; 0366/02 C Barker; 0367/02 D Butler; 0368/02 S Cheesman: 0369/02 J A Tipler; 0370/02
P Melling; 0371/02 D Cheesman; 0372/02 A J Parker; 0373/02 J Clewley; 0374/02 Mr & Mrs R
Cooke; 0375/02 C Lodey; 0376/02 S A Lodey; 0377/02 E A Welch; 0378/02 Mr & Mrs S
Stannett; 0379/02 P Thomas; 0380/02 L Elsey; 0381/02 B Towner; 0382/02 V Elsey; 0383/02 R
E Griffiths; 0384/02 A Griffiths; 0389/02 P Towner; 0391/02 L E Brown; 0392/02 F Brown;
0409/02 J N Ferguson; 0410/02 D Holt; 0411/02 D E Benfield; 0412/02 P J McEvoy; 0413/02
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Mr & Mrs L J Smith; 0414/02 J Norton; 0415/02 P J Norton; 0416/02 S J Till; 0417/02 J Hough;
0418/02 E Latham; 0419/02 R Thomas; 0420/02 F A Saunders; 0421/02 Mr & Mrs H D Smith;
0422/02 H E Baker; 0423/02 S A Heneghan; 0424/02 C Stonier; 0425/02 B Challinor; 0426/02
G Dewhurst; 0427/02 P | Morris; 0428/02 S Derwent; 0429/02 A Barker; 0430/02 Mr & Mrs P J
Holloway; 0431/02 B J Dewhurst; 0432/02 H E Deakin; 0433/02 Mr & Mrs C N Bunting;
0434/02 K H Watkiss; 0435/02 D J Webster; 0437/01 R S Jeffries; 0438/02 A J Parker; 0439/02
V Parker; 0440/02 A S V Parker; 0442/01 D Ball; 0447/02 P J White; 0448/02 Mr & Mrs G S
Oakey; 0449/02 J A White; 0450/02 E Barker; 0452/02 L Bate; 0455/02 P W Challinor;
0456/02 T Cooper; 0457/02 M J Smith; 0545/01 Mr & Mrs A T Cook; 0684/02 Mr & Mrs J C
Forrester; 0863/05 SCC; 0908/02 B J Dewhurst; 1423/02 D E Benfield; 1476/01 & /03 K C
Tipler; 1477/02 Mr & Mrs P A Melling; 1946/03 Lichfield Diocesan Board of Education.

The Objections

. Inappropriate designation of Ranton as a village which can accommodate additional
residential development.

. Land on the west side of Brook Lane and at The Villa should be excluded from
Ranton's RDB.

. All Saints CE(C) Infants School should be included within the village boundary.

Conclusions

3.30.1 Many of these objections are linked to those directed at Proposal H26 which | consider at
4.27. As regards Ranton's status as a selected settlement, the process by which settlements were
classified is chronicled in the series of Review Reports produced during the Plan preparation
period. | am satisfied that on the basis of the criteria adopted, Ranton's status is appropriate, as is
the scope for a limited amount of additional housing development within the confines of the
village conferred by Policy HOA4.

3.30.2 Turning to the extent of Ranton's RDB, the Council accept that the southern boundary of
the RDB to the east of "The Villa", which passes through part of a field, does not follow a
physical feature. The manner in which the boundary has been drawn, which does not accord
with the Council's own guidelines, as set out in Core Document 6.1, seems to me to be most
arbitrary. It would facilitate the outward extension of the settlement onto greenfield land.
Despite the presence of housing opposite on the north side of Coton Lane in Whites Meadow, |
consider this would be a harmful incursion into the countryside. | prefer the alternative boundary
suggested by Ranton PC.

3.30.3 Asto All Saints School, I appreciate that culturally, socially and geographically, it forms
part of the village. However, as | see it, there is a clear distinction in policy terms between the
function of the RDB which is to define an area within which additional housing development
may be acceptable in principle and a boundary to delineate the built confines of a settlement. 1
do not consider the two need to be the same.

3.30.4 Where, as in this instance, the school in question is located on the fringe of the village, |

3. HOUSING POLICIES AND SELECTED
SETTLEMENTS

124



STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT

see nothing untoward in its exclusion from an area defined for the purpose of guiding future
housing development. | appreciate that the exclusion of the land could create difficulties insofar
as the provision of community services is concerned. However, | consider my recommended
modifications to Policy ED23 [2.8.12] should help allay this fear.

Recommendation

3.30.5 I recommend that the Plan be modified by the deletion of the RDB for Ranton
identified in the Plan and the substitution therefor by the alternative boundary put forward by
Ranton PC.

331 SAVERIFY GREEN
Objection No: LO01 R Dingle.

The Objection
. Saverley Green should be accorded village status.
Conclusions

3.31.1 Saverley Green is a small settlement in the Green Belt. It is not identified as a selected
settlement in the Plan and no RDB has been defined.

3.31.2 Saverley Green meets the Council's criteria for selected settlements in terms of its
population and the number of dwellings. However, I am unable to concur with the objector's
assertion that it exhibits a relatively tight settlement pattern. As | perceived it, the pattern of
development here is rather loose-knit; to my mind the settlement does not have a particulary
coherent form. In these circumstances, | find Saverley Green's status as a "washed over"
settlement in the Green Belt reasonable.

Recommendation

3.31.3 | recommend that no modification be made to the Plan.

*kkhkhkhhkhkhhhhkhkhhhhhkhiiik

3.32 WAL TON-ON-THE-HIIL |

Objection Nos: 0463/02 J Hughes; 0536/02 Mr & Mrs A B Hames; 0701/06 Mr & Mrs C H
Kelly; 0704/02 S J Wakeman; 0713/04 Mr & Mrs J P Harwood; 1405/02 E A Hope; 1414/02 B
Holt; 1422/04 C M Mayne; 1428/03 Mr & Mrs N P Sandy; 1446/03 Mr & Mrs D R Rowley;
1447/03 M Howard; 1448/03 M Nall; 1454/06 Mr & Mrs D Evans; 1781/03 A Loran; 1922/02 R
Gwilt; 1947/06 Mr & Mrs J W Morris; 1950/02 Dr P Ganeriwala; 1953/05 D Scriven; 1957/03 K
H Noon; 1958/02 A J Thomas; 1960/04 J P Pate; 1961/03 G M Grayson, 1962/03 E | Grayson;
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1963/03 A E Hayward; 1964/05 Mr & Mrs W H Hawkins; 1966/04 A Johnson; 1967/05 A R
Ward; 1968/06 R Morton; 1969/04 J R Dryer; 1971/03 D T Taylor; 1974/06 R T D Talbot;
1980/03 D Hulme; 1982/03 M Pickstock; 1983/06 Mr & Mrs C Rich; 1991/05 E Munson;
1992/03 R D Tuck; 1994/06 Mr & Mrs A C Shufflebotham; 2000/06 M Williams; 2011/01 R
Earnshaw; 2012/08 Mr & Mrs M J Spencer; 2015/02 B T Topley; 2016/04 Mr & Mrs D
Cresswell; 2018/32 Berkswich PC.

The Objections
. Walton-on-the-Hill should be identified as a selected settlement.
Conclusions

3.32.1 In essence the premise underlying these objections is that Walton is, and should remain, a
village, separate and distinct from Stafford.

3.32.2 | accept that the older part of Walton, in particular the conservation area, has a marked
village “feel' to it and | can fully appreciate why many people regard it as a separate settlement.
Be that as it may, no suggestions as to how the village ought to be delineated have been put
forward. Moreover, as | see it, this would be very difficult to achieve, given that there is more or
less continuous development alongside the south side of Milford Road all the way from Weeping
Cross to School Lane.

3.32.3 In the light of the foregoing, although the RDB in the Plan encompasses Baswich and
Wildwood as well as Walton, | agree with the Council's view that this does not disadvantage
Walton-on-the-Hill. As the RDB is drawn tightly around the northern, eastern and southern sides
of Walton and the High School playing fields are protected by virtue of Policy LRT4, the Plan
only offers scope for limited development within Walton's present confines. In terms of guiding
future development in the Plan Area, I am not satisfied that identifying Walton as a selected
settlement would offer any significant benefit.

Recommendation

3.32.4 | recommend that no modification be made to the Plan.

*hkkhkkkikkkhkkhkkkhkhkkikkiikkkikiik

3.33 WHITGREFAVE
Objection No: 0306/01 Whitgreave PC.

The Objection

. Whitgreave should have a village envelope.
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Conclusions

3.33.1 Whereas Whitgreave is not identified as a selected settlement in the Plan, in the
Consultation Draft version, it was classified as a "Small Village" and an RDB was defined.

3.33.2 1 find the concern about the change in the status of the village understandable. While the
process by which the selected settlements were identified is chronicled in the Council's Review
reports, the Plan itself is silent insofar as the specific attributes which led to the identification of
the individual settlements listed therein is concerned. However, while 1 think the Plan would be
improved by making this more explicit, | consider the re-evaluation process and the methodology
employed provide reasonable grounds for identifying the selected settlements. On this basis
therefore, | do not take issue with the Council's decision not to designate Whitgreave.

3.33.3 The development boundary sought by Whitgreave PC is more extensive than that
shown in the Consultation Draft. According to the objector it would allow for approximately
five more dwellings. Given the areas of land involved, my view is that this is a somewhat
conservative estimate, but of more concern to me is the impact of further development here.

3.33.4 As | perceived it, Whitgreave is a rather straggly loose-knit linear settlement. While
there is a nucleus of buildings in the vicinity of the Church, the other buildings - a mixture of
farms and dwellings - are set at intervals alongside March Lane and the lane which joins it; the
buildings interspersed by parts of fields.

3.33.5 The practical effect of adopting a RDB would be to endorse the suitability of the land
within it for residential development. The likely number of dwellings which could be
accommodated would probably be fairly modest. Even so, my view is that the scale of
development which could ensue would be out of keeping with the local pattern of settlement and
could harm the pleasant rural character of Whitgreave. Notwithstanding the local support which
the objector's proposal enjoys, | do not consider it would be appropriate to modify the Plan in
this manner.

Recommendation

3.33.6 | recommend that no modification be made to the Plan.

*khkkhkhkhkkkkkkhkkhkkhkkikikikhkkkkkhikikx

3.34 WOODSFAVES: THE DEPOT SITE, HIGHOFFIFYROAD
Objection No: 0685/01 D M Allen.
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The Objection

. Development would add to an already overloaded sewage system and exacerbate
problems with water supply.

Conclusions

3.34.1 The objector's submissions which point to deficiencies in the local sewage disposal and
water supply systems have not been challenged. To my mind, they are not matters to be set aside
lightly. However while the inclusion of the former depot within the RDB for Woodseaves is an
acknowledgement of its “in principle’ suitability for housing development, it seems to me that
such factors would still be material considerations in assessing the acceptability of any
development proposals. In particular, Policy ED3 is specifically directed at sewage disposal
arrangements.

3.34.2 In my view the objector's concern is insufficient to warrant excluding the objection site
from Woodseaves' RDB.

Recommendation

3.34.3 | recommend that no modification be made to the Plan.

*hkkhkkkikkkhkkhkkkhkhkkikkihkkkikiik

335 SEIFCTEDSETTI EMENTS: TEXTUAL AMENDMENTS
Objection Nos: 0322/01 Swynnerton PC; 0941/40 & /41 NRA 1495/09 STWA.

The Objections

. Inaccuracies in the supporting text.

Conclusions

3.35.1 In response to these objections, amended supporting text relating to Croxton, Milford,
Oulton and Tittensor, incorporating the modifications sought by the respective objectors, is put
forward in the Suggested Changes. 1 find these measures satisfactory.

Recommendation

3.35.2 | recommend that the Plan be modified by amending the supporting text for Croxton,
Milford, Oulton and Tittensor in accordance with the Suggested Changes.
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Objection Nos: 0002/02 Clir. H Brunt; 0327/17 St Modwen Developments Limited; 0330/02
Save Castlefields Group; 0331/01 R V H Butters; 0334/04 K Nee; 0335/03 Mr & Mrs F Ryder;
0339/03 J Maslin; 0385/05 Bibby Sterilin Limited; 0386/03 Chebsey Estate Limited; 0387/07
Barratt West Midlands Limited; 0388/12 HBF; 0407/09-10 R Oldacre; 0408/26 Lord Stafford;
0446/05 SP & BL Davis & T R Hampton; 0554/06 CPRE; 0693/03 M Shemza; 0913/77 Mr &
Mrs P Baker; 0914/57 WWEFN; 0946/88-89 A G Simmons; 1427/91 J Burgess; 1489/02-03 DLA
- MOD; 1497/92 & /94 Stafford FOE; 1779A/08 Tarmac Midlands Housing Division; 1784/36
Unicorn Abrasives Limited; 1923/03 M Naylor; 1924/03 S H Burton; 1925/03 R H Critchley;
1941/01 STWA; 1944/33-34 Second City Homes Limited; 2018/28 Berkswich PC.

The Objections

. Uncritical acceptance of the Structure Plan requirement.

. No flexibility allowance should be applied to commitments.

. A flexibility allowance should be applied to the allocations.

. The “windfall' allowance is too high.

. The capacity of allocated sites should be discounted to reflect uncertainty

. Provision should be made for the period beyond 2001.

Background

411 In essence, the objections to the Plan's housing figures represent two opposing

standpoints. On the one hand, several local people and organisations regard the housing
provision as excessive (a view supported in the submissions made by the Rickerscote Action
Group). On the other, various objectors representing property interests and the development
industry submit that the provision is insufficient.

412 At the inquiry the Council made three concessions, one being to use April 1994
instead of April 1992 as a base date for the housing figures. | think this is sensible. While the
Suggested Changes include an update to October 1993, the April 1994 figures set out in the
Council's "Land for New Homes: The Housing Monitor" represent the most up-to-date
information available at the inquiry. | shall use the latter as a basis for my recommendations.

4.1.3 The other concessions, firstly, that the basis for calculating the contribution made
by small windfall sites should be revised and secondly, that a flexibility allowance should be
applied to the allocations are more contentious. The change in the Council's stance only became
apparent shortly before the housing forum and has not been the subject of formal public
consultation. | fully appreciate the concern this apparent change of heart has caused in some
quarters, but as | see it, the Council's altered view represents an acceptance of certain points
made in other objectors' representations. In the light of this, | regard the Council's changed
position as a valid consideration.

Conclusions

Structure Plan Housing Requirement
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414 Some objectors are concerned about the scale of the Structure Plan housing
allocation. As I see it however, the strategic need for 9100 dwellings in the Borough has been
firmly established in the approved Structure Plan. In so saying, | am mindful that in approving
the Structure Plan, the Secretary of State took account of objections by the Borough Council
concerning the magnitude of Stafford's allocation. It is not part of my remit to consider whether
the provisions of the Structure Plan should be modified. In my view, it is incumbent upon the
Borough Council to ensure that sufficient land is available to accommodate housing
development on the scale set out in Structure Plan Policy 56.

415 To achieve the Structure Plan provision would require 607 dwelling completions
per annum over the plan period. As the average annual completion rate from April 1986 to April
1994 was 537, the average figure would need to increase to 687 up to 2001 if the Structure Plan
figure is to be met. However as the respective totals for the 12 months to April 1993 and April
1994 were 726 and 670, it is quite conceivable to me that the Structure Plan total could still be
met, despite some of the objectors' scepticism. The Council attribute the recent rise to activity by
Housing Associations which may not be sustained. But there is a general consensus amongst the
developers that problems in providing infrastructure have contributed to the apparent
sluggishness in the rate of completions in the first part of the plan period.

416 In my experience it is by no means unusual for housing completion figures to
fluctuate over a period of time. | am not satisfied that past performance is sufficient to
demonstrate that the Structure Plan provision is unrealistic.

4.1.7 The Council's revised residual calculation presented at the inquiry includes an
allowance of 250 "for dwelling stock losses”. Neither the Plan nor the Suggested Changes make
such provision. | heard that the figure relates to an allowance in the Structure Plan for "obsolete™
dwellings, the Borough's total being 760. While demolitions and changes of use had occurred,
the Structure Plan’'s assumption was too high by about a third, hence the 250 dwelling allowance.

418 In my view the introduction of this allowance does not sit comfortably with the
Council's submission that it is not appropriate to question the Structure Plan figures in the
context of the Local Plan. Neither does it seem consistent with the view that it is not open to the
Council to go behind the Structure Plan expressed in their Introductory Statement [PLI 069]. It
appears to me to do just that. | see the measure as an attempt to disaggregate the Structure Plan
total. In my view the appropriate forum for reassessing the Structure Plan housing requirement
is a full review of all the components of the housing requirement - not just one isolated element -
as part of the review of the Structure Plan itself. 1 do not consider this plan's housing
requirement should be modified in this manner.

4.19 Even if "the dwelling stock losses" were to be taken into account, the Council's
revised figures still reveal a shortfall between the Structure Plan requirement and the Plan's
housing provision. Although the Council's estimate, 256 dwellings, is less than the deficiency
perceived by a number of objectors, | heard that it is not intended to make good this shortfall.
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4.1.10 The Council draw support for such an approach from correspondence from the County
Council who indicate that "modest"” tolerances either side of the Structure Plan target should not
lead to the Plan being out of conformity with the Structure Plan. The County Council also refer
to an "informal” view from the Government Office from the West Midlands that a difference of
10% either way is unlikely to result in Departmental intervention.

4.1.11 1 acknowledge that in Structure Plan Policy 56 the overall total for the County is prefaced
by the word "about™ and the distribution between Districts is said to be "broadly”. Nonetheless,
from both the EIP Panel report and the Secretary of State's letter approving the Structure Plan, it
appears to me that very careful consideration was given to the amount of housing to be allocated
in Stafford.

4.1.12 | accept that the recognised shortfall only represents about 3% of the Borough's housing
requirement over the whole of the plan period. Nevertheless, my view is that to deliberately
under-provide for housing in the Local Plan would be a serious abrogation of the Council's
responsibility as a local planning authority. My opinion is that, at the very least, the Plan should
aim to make sufficient provision for housing to ensure that the Structure Plan allocation for
Stafford is capable of being achieved.

Recording of Commitments

4.1.13 Commitments provide a strong indication of likely additions to the supply of housing and
clearly need to be taken into account in assessing the housing requirement. The objections raise
two main issues.  Firstly, what should count as commitments, secondly whether the
commitments are recorded accurately.

4.1.14 As to the “definition' of commitments, according to the Housing Monitor, they comprise
sites which have planning permission for residential development or which are covered by a
Council resolution to grant consent. The latter category includes schemes where permission has
been granted subject to the completion of a Section 106 agreement. At April 1994, 195
dwellings were covered by resolution.

4.1.15 While the passing of a favourable resolution can be regarded as an ‘in principle'
acceptance of a scheme, Section 106 agreements may take some time to complete, or, as
sometimes happens, may never be completed. Delays in bringing the land involved forward for
development could well occur therefore. As I see it, until planning permission has actually been
issued, an element of uncertainty remains and the likelihood of a scheme coming to fruition must
be open to some doubt. | agree with the HBF's view that until a Section 106 agreement has been
signed, schemes in this category cannot be regarded as true commitments.

4.1.16 Nevertheless, | do not advocate disregarding the dwellings in this category entirely. It
seems to me that in all probability most of the dwellings concerned would receive permission
during the remainder of the plan period. However, as there is a degree of uncertainty, my
opinion is that this adds weight to the view that there should be a non-implementation allowance.
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4.1.17 Turning to the recording of commitments, most objectors take no issue with the figures
used in the Plan. These are derived from the detailed information on planning permissions and
dwelling completions on a site by site basis contained in the annual Housing Monitor. Both St
Modwen Developments and Unicorn Abrasives Limited point to discrepancies between this
information and the Department of the Environment's Local Housing Statistics. According to the
latter, completions between April 1986 and April 1994 amount to 3978, whereas the Council's
figure for that period is 4292.

4.1.18 The disparity between the nationally published statistics, which are based upon returns
supplied by local authorities, and the information published by the Council is far from
satisfactory. Those who use the nationally compiled data are not unreasonable in assuming it to
be reliable and may well have grounds for feeling suitably aggrieved if it is not. However, | do
not consider this diminishes or negates the integrity of the information contained in the Council's
publication.

4.1.19 The methodology used by the Council to assess completions involves following schemes
through from the grant of planning permission to the completion of individual dwellings. As |
see it, this approach is sound; indeed at the inquiry the witness for Second City Homes (who
also seek more provision for housing) observed that the Council's system of monitoring is one of
the better examples of its kind. While there is a marked degree of variance between the figures
used by the Council in the Plan and the relevant national statistics, | am not satisfied that the case
for preferring the latter to the former is sufficiently compelling. In so saying, while I am mindful
that this topic has been the subject of some dialogue between the Council and the Department, it
seems to me this is a matter which the Council may well wish to pursue further.

4.1.20 St Modwen Developments also question several of the individual sites, recorded as
commitments. While the Council accept that one site has been double counted (Chepstow Drive,
Stafford), differences still remain. It seems to me that the level of commitments at a given time
is essentially a “snapshot’. Inevitably, as permissions are granted or lapse, developments are
completed or schemes are altered, the figures will fluctuate, even over a fairly short period of
time as appears to be the case at Castlefields for instance. Thus although permission has lapsed
on a site at Eccleshall since April 1994, | consider it is reasonable to count it as a commitment.
There is no evidence to substantiate the assertion that there is no development interest.

4.1.21 The evidence regarding the fluctuations in the capacity of the Castlefields site leads me to
conclude that it is reasonable to use the Council's estimate. However, as the Council accept the
capacity of Aston Lodge Park, Stone has reduced from 693 to 642, | consider the commitments
should be scaled down accordingly. Apart from that, the Council's response suggests to me that
the above mentioned objector's prognosis may be over-pessimistic insofar as some of the sites
referred to is concerned. Moreover, | see the preparation of a local plan, which is concerned with
meeting Structure Plan requirements, as somewhat a different exercise from a housing land
availability study. The Plan is on a longer timescale, albeit not a great deal more, if 1994 is
adopted as a base date for assessing Stafford's housing requirement. It is not inconceivable
therefore that constraints - perceived or otherwise - may well be overcome during the plan
period. In my view the possibility that “committed’ land may not come forward for development
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is more relevant to the issue of whether there should be an allowance for the non-implementation
of schemes.

Windfall Allowances

4.1.22 According to Annex B of PPG3, in assessing the supply of land for housing, allowances
may be made for sites which are not individually identified. These are commonly known as
windfalls. In a similar vein, Structure Plan Policy 57 indicates that in determining the level of
new land to be released for housing in local plans, an assessment should be made of the amount
of provision likely to be made by windfall sites.

4.1.23 The principle of incorporating a windfall allowance in the Plan is not objected to. The
point at contention is the scale of such provision. One body of objectors contends that the
windfall allowance is too low, whereas another group regards it as excessive. In assessing what
should be allowed for, it seems to me that the submissions raise two fundamental questions.
Firstly, what is a reasonable figure for small sites, that is those of less than 0.4 ha. Secondly,
whether there should be an allowance for large sites, over 1 ha.

4.1.24 The need to make realistic assumptions about the rate at which windfall sites come
forward is acknowledged in RPG11. In the RPG it is pointed out that rates should neither be
over-estimated, which could lead to a shortfall in new site identification, or under-estimated,
which may result in more greenfield sites being identified than are eventually required. PPG3
also advises that the contribution made by sites less than 0.4 ha should not be over-estimated and
that an allowance for them should be clearly justified by evidence of the contribution such sites
have made to the housing provision over recent years.

4.1.25 According to the Plan's supporting text, the windfall allowance is based upon an
extrapolation of past completion rates on sites up to 1 ha. No further subdivision of sites by size
is included. However, at the inquiry the Council tabled a revised windfall allowance which splits
the windfall element into two components, small sites (less than 10 dwellings) and large sites
(over 10 dwellings). The allowance for the former is 455, or 65 per annum, whereas the
assumption for the latter is 525. The overall total, 980, is more than the total allowance in the
deposited Plan (900) and that put forward in the Suggested Changes (750).

4.1.26 In the past, windfalls appear to have made an appreciable contribution to housing
provision in the Borough. According to the Council, recent housing completions on windfall
sites exceed what is provided for in the Plan. Between 1979 and 1991, 36% of the total
completions came from this source. In addition, between 1987 and 1993 planning permissions
granted annually on small sites totalled 100, whilst those on large sites exceeded 200.

4.1.27 It seems likely that windfalls will continue to occur to a certain extent and it is therefore
reasonable to make an allowance accordingly. Nonetheless, | consider a degree of caution needs
to be exercised as the potential supply of such sites is not infinite. | accept that the windfall
assumption in the Plan is well below the average rate of windfall planning permissions granted
between April 1986 and October 1993. However, the fact that windfalls have occurred at a fairly
high level in the past does not necessarily mean that this trend will continue in the future. It may
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be, for instance, that the apparently poor performance of previously allocated land has
encouraged development on larger sites not specifically earmarked for housing.

4.1.28 It is possible that in the rural areas especially, the definition of RDBs, coupled with the
related Policy HO4, may encourage some proposals on land not specifically allocated for
housing. Overall however, my view is that the implications of the plan led system, together with
matters particular to this plan, such as the definition of the urban RDBs in Stafford, and the
restrictions on development on certain categories of land, strongly suggest that in all probability,
opportunities for windfalls are likely to diminish rather than increase. The fact that 13 of the
Plan's housing proposals envisage 25 dwellings or less, also points to a likely reduction in
windfalls.

4.1.29 As regards small sites, at the inquiry, the Council accepted the argument put forward by
several of the developers that a meaningful allowance in this respect ought to be based on past
completions, rather than current permissions which should be removed from the equation.
Despite the concern expressed about this eleventh hour change of heart by those objectors who
consider the windfall allowance insufficient, | support this altered stance.

4.1.30 | accept that PPG3 is silent on this particular point, but in my opinion, the approach
which the Council now advocate accords with the advice in Annex B of the PPG which I refer to
above at 4.1.23. The use of completions rather than commitments avoids what | regard as a very
real danger of double-counting between small sites with planning permission and small windfall
sites which emerge during the plan period. As the evidence suggests that a substantial proportion
of permissions on small windfall sites are not translated into completed dwellings, my view is
that this adds weight to the Council's changed position.

4.1.31 1 heard that while small sites produced an annual average of 75 completed dwellings up
to 1991 and the “stock' of permissions had risen sharply since 1991 to over 600, the annual
completion rate has fallen to below 50. The Council consider it unlikely that small sites would
yield 75 completions per annum in the rest of the plan period. Given the apparent volatility of
the small windfalls and the inherent unpredictability which attaches to them, my view is that an
allowance of 65 per annum is a reasonable figure. It is not far from the average annual
completion rate on small sites in the eight years to 1994.

4.1.32 According to the Plan, windfalls are sites up to 1 ha in size. However, at the inquiry the
Council suggested a windfall allowance should be made for larger sites. | heard that such land
accounted for about 1400 dwelling completions between 1986 and 1994, and that the average
completions on windfall sites producing over 25 dwellings in the four years to 1994 was just
over 200 per annum. In the light of this, | accept that the rationale behind the Council's
suggestion is not without substance. The evidence also lends credence to the Save Castlefields
Group's view that confining the windfall estimate to sites with a capacity of less than 25
dwellings would lead to a considerable under-estimation of the total windfall figure.

4.1.33 PPG3 contains no specific advice about what should be regarded as windfalls. However,
while some support for the Council's case can be derived from remarks in the Tym Report
(CD9), clear guidance on the contribution which unidentified sites may make to housing land
supply is given in Annex B of the PPG. | accept that this advice is directed at housing land
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availability studies rather than plan preparation, but I consider the need for a meaningful estimate
of future land supply is equally relevant to the formulation of the housing requirement in a plan.
The guidance in the Annex is quite unequivocal: studies should not make "assumptions about the
emergence of larger unidentified sites in excess of 1 ha".

4.1.34 As | see it large windfalls are an essentially unpredictable potential source of supply. To
place any reliance on them would introduce an unreasonable element of uncertainty, the very
antithesis of the plan-led system, into the Plan. PPG12 urges authorities to prepare plans on the
basis of as complete an identification of sources of land supply as is practicable. In my opinion
this is what the Plan should be seeking to achieve. As the search for housing sites is covered
thoroughly in the series of review reports presented to the Council as the Plan emerged, my view
is that it is much less likely that large sites would appear unexpectedly during the rest of the plan
period.

4.1.35 From an extensive survey of reports on objections to other local plans, the Council
conclude that 67% of the Inspectors involved endorse the acceptability of a windfall allowance
on sites of over 1 ha. Despite the responses to the survey questionnaires, | view this finding with
scepticism. As | see it, the appropriateness of making allowances for sites over 1 ha does not
appear to have been a specific issue in the majority of the cases referred to. Indeed, as the author
of one of the reports cited in support of the Council's stance, my recollection is that in that
particular case the point at issue was the overall scale of the windfall allowance, not the
propriety of including sites of over 1 ha. | am not satisfied that the survey demonstrates that the
inclusion of a large windfall allowance in the Plan is warranted. In my opinion, to do so would
fly in the face of what | regard as the highly relevant advice in PPG3.

4.1.36 As to medium sized sites, between 0.4 ha and 1 ha, | accept that several of the proposed
housing allocations fall within this range. | am also mindful of the conclusions regarding
windfall allowances in the Fylde Borough Local Plan Inspector's report to which my attention
was drawn. Nevertheless, while PPG3 advises that every effort should be made to identify sites
above 0.4 ha, an allowance may be made for unidentified sites up to 1 ha.

4.1.37 Despite the unpredictability of larger windfall sites, I consider an allowance for medium
sized sites is warranted. In my view, 25 dwellings per annum, as advocated by the HBF and
Second City Homes Limited, is reasonable. This figure is supported by the evidence of housing
completions on such sites over the four years to 1994. Coupled with the small site allowance,
this would amount to 90 dwellings per year. Translating this into an overall figure for the rest of
the plan period (i.e. from April 1994 to 2001), this would give a total windfall allowance of 630.

“Flexibility' or Non-Implementation Allowances

4.1.38 | have already indicated that there is a weighty case in favour of applying a non-
implementation allowance to "commitments' which are only covered by Council resolution.

4.1.39 Commitments in the form of planning permissions are more tangible and | accept that
neither national policy guidance nor the Structure Plan requires the application of a non-
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implementation discount to them. | am also mindful that several of the other Staffordshire local
authorities have chosen not to make such an allowance in their plans. In addition, | appreciate
that the effect of applying a discount is to increase the amount of land required for housing
which, in turn, is likely to lead to greater pressure on greenfield sites.

4.1.40 The Housing Monitor shows that a high proportion of the commitments enjoy full
planning permission. Nevertheless, in my experience not all such consents are necessarily
translated into completed dwellings; factors such as those identified by the HBF and St Modwen
Developments can still come into play at an advanced stage in the development process. In my
view, therefore, the inclusion of an allowance for unimplemented planning permissions is
justified. I have some sympathy with the concern expressed about the consequences of having to
provide additional housing land to cover this contingency, but the allowance in the Plan is
consistent with the findings of research carried out for the Department of the Environment. My
conclusion is that an across the board 10% flexibility allowance, applicable to all commitments,
including those proposals subject only to a Council resolution to approve, is reasonable and
realistic.

4.1.41 As regards allocated housing sites, | accept that the Plan should confer a strong degree of
certainty insofar as the prospects of obtaining planning permission are concerned. Despite this
however, | do not consider that the prospect of development actually proceeding on such land is
likely to be significantly different from other land with planning permission. It is conceivable to
me therefore that a proportion of the allocated land may not come forward. | appreciate that the
progress of the Plan can be assessed by monitoring and review. Nevertheless, in my view the
application of a flexibility allowance to the allocations is a more effective means of ensuring that
the housing requirement is capable of being met.

4.1.42 The relatively laggardly performance of previously allocated housing land lends support
to the argument advanced by some objectors that a reasonably generous allowance should be
applied to the allocations. However, in my opinion, a degree of caution needs to be exercised
here; circumstances which prevailed in the past may not necessarily apply in the future. |
consider the 10% figure suggested by the Council at the inquiry is reasonable and prudent.

4.1.43 Some objectors criticise specific allocations. | deal with these in my consideration of the
sites concerned. The unsuitability of a site, or its inability to yield the number of houses
envisaged, may mean that more housing land needs to be allocated. However, in my view
concerns of this nature do not affect the overall number of dwellings which have to be provided
for.

4.1.44 A further suggestion is that there should be an additional allowance to take account of
development commenced in the latter part of the plan period, but still uncompleted at the end of
it. As the Plan is concerned with the provision of dwellings within the plan period, | accept that
this argument is not without merit. However, in my view the application of a flexibility
allowance to the commitments and allocations should be sufficient to cover this contingency too.

Discounting Site Capacities
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4.1.45 The objections under this heading stem from a concern about the propensity of the
allocated sites to deliver the number of dwellings envisaged. There are two particular matters;
firstly, the density assumptions underlying the allocations and secondly, whether the land
identified is capable of being developed fully during the plan period. To some extent these
issues raise matters specific to the individual allocations, which | consider subsequently, but
there are also general points which relate to the overall provision.

4.1.46 As regards density, the Plan sets out the capacities of each of the allocated housing sites
and their respective areas are included in the individual site descriptions. According to the
Council, while a general assumption of a gross density of 25 dwellings per ha was used, the
figures in the Plan represent a hybrid; some of the individual site capacities are based upon
detailed analyses of site potential.

4.1.47 The Plan is silent on the manner in which the site capacities has been assessed. In my
view the application of net rather than gross densities is likely to provide a more robust basis for
assessing the likely contribution that the allocations should make towards meeting the overall
housing requirement. However, where a detailed appraisal shows that a different density may be
justified, I see no objection to setting a figure accordingly. The problem, as | see it, is that the
Plan does not make this sufficiently clear.

4.1.48 While DLA - MOD point to a number of anomalies, the evidence does not persuade me
that the Council's methodology is sufficiently deficient to justify increasing the housing
requirement. However, | am concerned about the somewhat ad hoc manner in which the
capacity of the allocated sites is presented. In my opinion greater clarity would be achieved if an
explanation of the basis upon which the capacity of each allocated site had been arrived at was
included in the Plan.

4.1.49 As to whether the rate of implementation assumed is reasonable, a number of developers
question the assumption that all sites are capable of being developed during the plan period.
They point to a variety of factors including constraints, phasing and the practical speed of
development. | appreciate that allocating land is only a preliminary step; subsequent matters
such as obtaining planning permission and providing infrastructure all take time. | also accept
that there is an appreciable reliance on large sites and the time scale for developing the allocated
land during the plan period is likely to be tight. However, given the fluctuations which have
occurred in the rate of completions in the past, I am reluctant to conclude that the Council's
approach is unrealistic, despite the pessimism expressed by some objectors.

4.1.50 | acknowledge that in certain instances the Plan’s text points to constraints which could
inhibit the full realisation of the development potential of the land in the short term at least. Such
matters are examined in my consideration of the individual sites concerned. However, while this
may have a bearing on the appropriateness of including such land in the Plan, and this in turn
may lead to a need to look to alternative sites, |1 do not consider this is sufficient to warrant an
increase in the overall housing requirement to be provided for.
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4.1.51 Itis conceivable that the odds on achieving the Structure Plan housing requirement could
be shortened by increasing the overall provision for housing, but I am not satisfied that this
measure is necessary. In my view the application of a non-implementation allowance to the
allocations ought to be sufficient in the first instance. In so saying however, | think that a
process of careful monitoring and review - even if it means a fairly early review of the Plan -
ought to be instituted so that progress can be readily assessed and remedies applied if needs be.

Provision beyond the Plan Period

4.1.52 Development is a continuous process and there will be a need to look beyond 2001 at
some stage. Carrying out this exercise well beforehand could be beneficial; in particular it may
help avoid the possibility of a failure to maintain a 5 year supply of housing land. However,
while RPG11 points to a continuing need for settlements in the "Central Crescent”, which
includes Stafford, to accommodate migrant households from the metropolitan area, as well as
locally generated growth, the RPG also advises that Structure Plans generally provide adequate
housing to 2001. This does not suggest to me that there is a pressing need to provide for more
housing than the present Structure Plan requirement.

4.1.53 1 accept that the notion of providing a pool of housing land to ensure that development
can take place is not without merit. A longer time span would create more certainty, which, in
turn, would help house-builders to plan their future investment programmes with a greater degree
of confidence. However, in my view, the need to ensure a continuing supply of housing land can
be achieved just as effectively through the monitoring and review process. Indeed, given that the
Plan only looks forward to 2001 (as does the Structure Plan), it seems to me that a fairly early
review is going to have to be undertaken in any event. | am not satisfied therefore that there is a
compelling need to increase the Plan's housing requirement to cover the period post 2001. The
approved Structure Plan contains no such requirement. The question of whether certain of the
alternative sites put forward by objectors could make a useful contribution to longer term
development needs is another matter. | look at this as part of my examination of the individual
sites concerned.

Overall Conclusion

4.1.54 In my view the housing figures in the Plan are rightly based upon the Structure Plan total
and the Plan should seek to ensure that the approved provision of 9100 can be achieved. | see no
justification for reducing this figure either by adjusting one of its constituent parts or by applying
a notional margin of tolerance.

4.1.55 Notwithstanding the criticism levelled at the recording of completions and
commitments, | consider the Council's figures provide a reasonably reliable indication of the
extent to which the housing requirement has already been met. | understand the concern about
the exclusion of small site commitments, but as | see it, the evidence supports a completion based
assessment of windfalls. While windfalls are likely to continue to make a contribution to the
supply of housing, they are essentially unpredictable. In the interests of imparting more certainty
into the Plan, 1 would counsel against relying too heavily upon this source of provision. For this
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reason | am unable to endorse the suggestion that a large windfall allowance be introduced.

4.1.56 In the light of my remarks about the Structure Plan, | appreciate that the application of a
flexibility or non-implementation allowance to both commitments and allocated land could be
seen as a means of circumventing the requirement. However as there is evidence that not all
residential planning permissions are translated into dwellings on the ground, I consider it is
reasonable to apply an allowance “across the board' in order to help make the Structure Plan
requirement attainable.

4.1.57 The possible failure of allocated sites to come forward as anticipated could lead to a
shortfall, which, in turn, could warrant additional provision. However, | find this a difficult
matter to predict as ultimately the provision is driven by market forces. Because of this, my view
is that monitoring should be applied in preference to allocating more land. Finally, as the Plan is
concerned with the current Structure Plan, 1 do not consider it would be appropriate to make an
allowance for provision for beyond the plan period, despite advantages of such an approach for
developers.

4.1.58 The key outcome of my findings is that the housing requirement in the Plan is
understated. To a degree, this is accepted by the Council, but in my opinion the figure should be
appreciably higher. In the light of my conclusions, | also consider that the supporting text should
be amended to refer to the basis of the non-implementation allowances, and the contribution
from small and medium sized windfall sites. To my mind the amendments suggested by Barratt
Homes West Midlands Limited [Inquiry Document 48/OP/0387/A1], would be of assistance,
although I prefer to refer to sites between 0.4 ha and 1 ha as medium size rather than large sites
as the objector advocates.

Recommendation
4.1.59 | recommend that Plan be modified by:

A. the deletion of the figures set out in Table 1 of the Housing Chapter and
the substitution therefor by the following:

Structure Plan Provision 9100
Less

Completions April 1986 to April 1994 4292
Dwellings under construction April 1994 (10+) 215

Commitments
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Sites over 10 dwellings 1760*
Less 10% non-implementation allowance 176
Assumed completions total 1584

Allowance for Windfalls

i. Small sites less than 0.4 ha 455
(65 per annum)
ii. Medium sites between 0.4 ha and 1 ha

(25 Per annum) 175

Total Windfalls 630
Residual requirement 2379
Non-Implementation allowance 240
TOTAL REQUIREMENT 2619

* reduction based on Council’s acceptance of reduced capacity at Aston Lodge Park,
Stone (PLI 250).

B. The use of April 1994 as the base date for the housing figures.
C. the insertion of additional supporting text referring to the basis of the non-

implementation allowances, and the contribution from small and medium sized
windfall sites.

AND THAT

Consideration be given to the insertion of additional text explaining the basis upon
which the estimated number of dwellings on each of the allocated sites has been
derived.

*hkkhkhkhkhkhhhhkhkhkrhhhkhiiik

42 PROPOSED ALILOCATIONS FOR NEW RESIDENTIAL DEVEI OPMENT -
GENERAL

Objection Nos: 0001/11-33 N B Thomas.

The Objections

Rural allocations would not provide social housing.
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. Small sites do not need to be allocated.
Background

4.2.1 N B Thomas objects to many of the individual housing proposals. The actual objections
however raise matters of a general rather than site specific nature. To avoid repetition, | consider
the objections separately in this section, although the individual objection numbers appear under
the individual proposals to which they are directed.

Conclusions

422 The submission that small sites do not need to be allocated applies to Proposals
H6, H7, H8, H9 and H11. | do not agree with this view. To my mind, earmarking particular
sites for development, as opposed to regarding them as windfalls, confers a greater degree of
certainty to the Plan. As I see it, this is all the more important in the light of Section 54A of the
1990 Act and the “plan led' system which derives therefrom.

4.2.3 The concern about social housing provision is common to all the rural housing
proposals except H29. (The objection directed at Proposal H31, 0001/34, has been withdrawn).
In essence, the objector submits that the allocations are misguided; what is needed is social
housing. | appreciate the concern which underlies this thesis, but my view is that limiting
development to this extent would be unreasonably restrictive. Notwithstanding my reservations
about certain aspects of the Plan's affordable housing policies, my opinion is that they provide a
reasonable basis for facilitating such provision in appropriate instances.

Recommendation

424 | recommend that no modification be made to the Plan.
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43  PROPOSAI  Hi - STAFFORD: FORMER BRITISH REINFORCED
CONCRETE WORKS, SII KMORE | ANE

Objection Nos: 0107/01 DOT; 0118A/26 B J Fradley; 0187/02 F E Townsend; 0327/08 St
Modwen Developments Limited; 0387/08 Barratt West Midlands Limited; 0407/86 R Oldacre;
0408/05 Lord Stafford; 0863/23 SCC; 0942/09 SCC (Highways); 0946/67 A G Simmons;
1495/05 STWA; 1497/96 Stafford FOE; 1782/04 G Edward; 1784/05 Unicorn Abrasives
Limited; 1942/02-03 Hall Engineering (Holdings) plc; 1944/01 Second City Homes Limited,;
LO52/07 R Thomas; LO107/04 Tony Cox (Dismantlers) Limited.

The Objections

. Part of the land should remain as an employment site.
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. Adverse consequences for local highway network.

. Development potential of the site impeded by traffic constraints.

. Inappropriate developer contribution requirement.

. Infrastructure deficiencies.

Conclusions

43.1 This proposal involves the redevelopment of an existing factory. The proposition

that part of the premises be retained for employment purposes is not without attraction, but I do
not find this especially compelling. Appropriate workspace could act as a barrier between the
proposed housing and the railway line to the north, but the adjoining retail park already largely
performs this function. While the retention of the land as an employment site could help reduce
the amount of greenfield land needed for this purpose, more land for housing would have to be
found. In overall terms, it is unlikely that the need to look to greenfield land to meet the
Borough's development land requirements would be reduced appreciably, if at all. | accept that
the site could provide a local source of employment, easily accessible from the nearby residential
areas. However, | consider its proximity to other sources of employment and public transport
routes within the town make it very attractive as a location for housing too.

4.3.2 In my view the proposal, which would represent the re-use of a "brownfield" site,
would be consistent with national policy guidance which seeks to make full and effective use of
land within urban areas. Notwithstanding the merits of the land as an employment site, there is
no evidence of a strong interest in re-using the existing buildings or redeveloping the site for this
purpose. Policy EM1 seeks to safeguard employment land, but in this instance, my view is that
its provisions are outweighed by the need to provide additional housing land and the benefits
which the site offers in this respect. | am not satisfied that retaining some of the land for
employment purposes offers any significant advantage over the proposal in the Plan.

4.3.3 Turning to traffic generation, both SCC (Highways) and R Oldacre's objections
concern the implications for the local road network. | have read however, that since the former
objection was lodged, a TIA was submitted in connection with a retail project on the adjoining
land. Its conclusion, that subject to certain off-site works being carried out, traffic from that
scheme, together with the housing proposal, could be assimilated satisfactorily into the local
highway network, has been accepted by the highway authority.

434 In the light of this, my opinion is that concern about traffic generation is not
sufficient to warrant the rejection of this proposal. In so saying I find the request by SCC
(Highways) that the Plan's text be amended to reflect the highway authority's current stance,
which also embraces the alteration sought by the DOT, sensible. As this would require the
submission of a TIA, I consider it will also satisfy F E Townsend's objection.

435 The TIA undertaken was based upon a "worse case' scenario, that is where
development took place prior to the Stafford Eastern Bypass (SEBP). In my view this means
that the concern expressed by several objectors that the full realisation of the development
potential of the site within the plan period would be constrained by highways limitations is ill-
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founded.

4.3.6 Structure Plan Policy 95 provides for developer contributions to be sought to help
provide community facilities directly related to the development. Moreover educational
provision is one of the examples cited in Circular 16/91. It seems to me therefore that if the
implementation of the proposal is likely to add to the demand for school places, it would be
reasonable to require a contribution for such provision. The proposed policy "Developer
Contributions” in the Suggested Changes makes it clear that such provision should be fairly and
reasonably related in scale and kind to the proposed development.

4.3.7 Contrary to Hall Engineering (Holdings) plc's submission, my opinion is that
the scale of development envisaged is sufficient to warrant a contribution towards the provision
of additional school places. SCC's statement that the development will require contributions
towards the provision of some 60 primary school places or towards a new school has not been
challenged. Nevertheless, | agree with the Council's view that the appropriate time for a proper
assessment of what is required would be when detailed proposals are tabled.

4.3.8 In the light of the foregoing, | find the reference in the supporting text to a
developer contribution towards educational provision is reasonable. | am not satisfied however,
that there is a pressing need for the requirement to be expressed in greater detail.

4.39 On the question of infrastructure, as the site is already largely developed, | do not
consider the development would exacerbate the shortage of open space as R Oldacre submits.
Likewise the same objector's concern that development could exacerbate flooding and reduce the
water table is not the subject of objections by the appropriate authorities.

4.3.10 The supporting text is somewhat ambivalent insofar as the capacity of the sewage system
is concerned. Nevertheless, there is no evidence to show that this is likely to constrain the
development potential of the site as B J Fradley submits. Likewise, no evidence which shows
that noise from the railway or other industrial premises will present insurmountable difficulties
has been put forward either. In this instance | do not consider that concern about infrastructure
constraints is sufficient to warrant the rejection of the proposal.

4.3.11 The alteration to the supporting text sought by STWA is included in the Suggested
Changes. | find this satisfactory.

Recommendation
4.3.12 | recommend that the Plan be modified by:

i. the incorporation of amended supporting text concerning the Water
Industry Act 1991 in accordance with the Suggested Changes;

ii. the substitution of amended supporting text as suggested in objection
reference 53/WR/0942/09.

4. HOUSING FIGURES AND PROPOSALS

144



STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT

*hkkhkhkkikkkhkkhkkkhkhkkikhhkkikiik

44 PROPOSAI H? - STAFFORD: NORTH BASWICH

Objection Nos: 0118A/27 B J Fradley; 0327/09 St Modwen Developments Limited; 0386/07
Chebsey Estates Limited; 0387/31 & EN0387/42 Barratt West Midlands Limited; 0407/87 R
Oldacre; 0408/06 Lord Stafford; 0446/03 S P & B L Davis & T R Hampton; 0863/24 SCC,
0915/01 Inglewood Investment Company; 0946/68 A G Simmons; 1495/02 STWA; 1497/97
Stafford FOE; 1779A/36 Tarmac Midlands Housing Division; 1779G/36 Messrs JJ & MA
Hartley; 1779H/36 Alfred McAlpine (Southern) Limited; 1782/05 G Edward; 1784/06 Unicorn
Abrasives Limited; 1944/02 Second City Homes Limited; LO107/05 Tony Cox (Dismantlers)
Limited.

The Objections

. Visual intrusion into the countryside.

. Adverse consequences for the local highway network.

. Development potential of the site constrained by the Stafford Eastern Bypass.
. Adverse consequences for nature conservation.

. Proximity of site to Brancote STW.

. Inappropriate developer contribution requirement.

. Infrastructure constraints and costs.

. Provision should also be made for employment development.

Background

44.1 Between the Plan's deposit period and the inquiry, an appeal against the refusal of

permission for residential development on the site was dismissed by the Secretary of State in
June 1994. In essence, the reason for this decision was the inadequate visibility at the junction of
Baswich Lane and proposed access to the land. Apart from certain matters concerning the
project's contribution to the Structure Plan requirement and the financing of the SEBP, the
Secretary of State accepted the Inspector's conclusions. In my view these are material to several
of the objections and I attach weight to them accordingly.

Conclusions

4.4.2 The site, which is currently down to pasture, is on rising ground on the south side
of the River Sow valley. Given the size of the land and its greenfield character, it is perhaps self-
evident to observe that the proposal would be a substantial incursion into the countryside,
beyond the built confines of this part of Baswich. However, while the land is visible from
various vantage points on the other side of the valley, | do not consider that development here
would appear unduly intrusive.
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4.4.3 The proposal would be seen in conjunction with the existing housing which
follows a crest line to the west, together with various other pockets of development. These
include two mobile home parks and an industrial estate to the north of the railway, as well as the
power line gantries on the railway itself. In my view the additional housing proposed would be
well related to the pattern of development in the locality. It is perhaps inevitable that a degree of
harm would ensue, but in my judgement, the proposal would not have an unacceptably intrusive
impact upon the local landscape.

4.4.4 Turning to the relationship of the proposal to the local highway network, a good
number of objectors submit that uncertainty surrounding the SEBP project makes the prospect of
development taking place on the site equally uncertain. Certainly, the text under the heading
"Highways and Access" appears to raise several points of doubt in this respect.

445 Be that as it may, | consider that two of the Inspector's conclusions in the 1994
appeal help to remove a large element of this doubt. Firstly, construction of SEBP is not a
prerequisite for the development of the site; and, secondly, traffic generated by the proposal
could be assimilated into the existing highway network. There is nothing before me which
suggests these conclusions are unsound, or which persuades me that | should take a different
view.

4.4.6 Since the appeal decision was issued, a solution to the problem of visibility onto
Baswich Lane, acceptable to the highway authority, has been achieved. While this would affect
a number of mobile homes at The Saltings, this land is owned by the Borough Council and the
planning permission is on a temporary basis.

4.4.7 In the light of the foregoing, my opinion is that access and traffic considerations
are unlikely to act as an impediment to the implementation of this proposal. At the inquiry the
Council accepted that the commentary in the Plan has been overtaken by events. Irrespective of
my conclusions regarding the SEBP, my view is that the supporting text under the heading
"Highways and Access" ought to be amended to reflect these changes and to ensure that the
capacity of the development area can be maximised.

448 There is no evidence that the site itself has any special importance for nature
conservation. However, its proximity to the Baswich Meadows SSSI and a Grade Il SBGI is
acknowledged in the Plan's text. In this respect, particular mention is made of arrangements for
the disposal of foul and surface water drainage from the land. Both would involve laying
pipelines across the valley floor to the east of the Staffordshire and Worcestershire Canal.

449 To my mind the cautionary wording of the text is consistent with both Structure
Plan Policy 85 and the guidance in PPG9. The latter acknowledges the "key importance™ of
SSSIs and advises that development proposals in or near them must be subject to special
scrutiny. Tarmac Midlands Housing Division's evidence, which reflects a concern of R
Oldacre's too, highlights a number of matters linked to the provision of this drainage which
could have adverse consequences for the SSSI and the SBGI. However, | am also mindful that
in response to the 1994 appeal proposal, English Nature pointed to a means of overcoming their
concern about the drainage and NRA raised no objection. Neither body objects to this proposal.
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4.4.10 1 am mindful of the criticism levelled at English Nature's stance, in particular the
suggestion that the implications of the vertical alignment of the drainage had not been considered
properly. Despite this, | am not satisfied that the evidence is sufficient to show that the risk of
damage to either the SSSI or the SBGI or other nature conservation interests is so great as to
justify the deletion of the proposal. This view also applies to the concern about the implications
for Stafford's water supply; this is not a matter raised by the responsible authority.

4.4.11 The drainage would have to cross the canal and railway and the river too in the case of
the foul effluent. While this is likely to be costly, there is no evidence which demonstrates this
would make the proposal unviable. Indeed, as | see it, the recent appeal and the subsequent
investigation of the means of access onto Baswich Lane point to an active and continuing
developer interest in the land.

4.4.12 The site forms part of a larger area proposed for housing in the non-statutory 1984
Stafford Area Local Plan. | appreciate that apparent failure to bring the site forward at a time
which coincided with a boom in the housing market could be attributable to its unattractiveness
as a development proposition. However, as the 1984 Plan linked the proposal to the SEBP, it is
just as conceivable that the lack of progress to date is linked to the failure of this scheme to
materialise. | am not satisfied that the non-implementation of development to date is a sound
reason for deleting the proposal.

4.4.13 As regards the site's proximity to the Brancote STW, | acknowledge that part of the land
lies within STWA's "Cordon Sanitaire' for the works. | accept that odour related complaints
have been made by a number of occupiers of houses in the Baswich estate to the west of the site.
I also fully appreciate this objector's concern to ensure that the future expansion of the STW is
not prejudiced.

4.4.14 According to Structure Plan Policy 97 new buildings should be located so as to
minimise, amongst other things, any nuisance from potentially unneighbourly uses such as water
reclamation works. The prospect of locating housing near to a use which may cause a nuisance
to residents is not a matter | set aside lightly. In so saying however, 1 am mindful that the
“Cordon Sanitaire' has no statutory basis. Moreover, in the 1994 appeal it was concluded that the
evidence concerning the intensity or regularity of odour nuisance was not sufficient to justify
preventing the site's development for housing. No fresh evidence has been submitted since then
and there is nothing to suggest that circumstances have altered in the meantime. | see no reason
therefore to depart from my colleague's earlier conclusion.

4.4.15 The land is close to the West Coast Main Line, but the concern that railway noise is
likely to inhibit development is not backed up by evidence. As much of the local section of the
line is in cutting, 1 do not consider noise is likely to be a seriously inhibiting factor. Nor do |
regard the undulating nature of the land as a serious development constraint either.

4.4.16 As to developer contributions, SCC's preferred wording is included in the Suggested
Changes. While this satisfies the objector, | am concerned that, given the voluntary nature of
agreements, the amendment is too prescriptive and therefore exceeds the bounds of
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reasonableness. As | indicate at 4.3.7, the appropriate time for a proper assessment of what is
required would be when detailed proposals are tabled. As the text in the Plan is somewhat
unclear, I consider some modification is required. In my view inserting "may" instead of "will"
in the Suggested Changes version would suffice.

4417 A G Simmons and Stafford FOE's objections are part of the concern about the
relationship of housing and employment and their advocacy of a mixed use approach which 1
consider at 1.6. | accept that locating employment uses on the northern part of the land to act as
a barrier between the houses and the railway could be beneficial. Nonetheless, in my view, the
site is sufficiently close to employment areas in the rest of the town, for me not to regard the
prospect of the "development monoculture™ here as a serious disadvantage.

Recommendation
4.4.18 I recommend that the Plan be modified by:

I. the insertion of amended supporting text under the heading "*Highways
and Access'" deleting the references to the Eastern Bypass and reflecting the
acceptability of access from the site onto Baswich Lane and the desirability of
maximising the developable area of the site;

ii. the deletion of the supporting text concerning the provision of school
places and the substitution therefor by the amended text in the Suggested
Changes BUT SUBJECT to the deletion of "'will** and the substitution therefor
by ""may"".
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45 PROPOSAL H3 - STAFFORD: RICKERSCOTE
Objection Nos:

The objectors to this proposal are listed at Annex A.

The Objections

. Infrastructure constraints.

. Unacceptable intrusion into the countryside.

. Stafford's RDB should be redrawn to exclude the site.

. Adverse impact upon wildlife and habitats in the Penk valley.
. Loss of best and most versatile agricultural land.

. The land should be designated as Green Network.

. Increased security risk

. Adverse impact on traffic safety and movement.
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. Need for developer contributions towards school provision.

. Inappropriate developer contribution requirement.

Background

451 The objections to this proposal fall into two categories. Firstly, and by far the

most, objections to the principle of additional development in this location and secondly,
objections which raise technical matters. | deal with a submission that additional land should be
allocated for housing as part of my consideration of the alternative housing sites suggested by
objectors [6.6].

Conclusions

452 In the Suggested Changes, this proposal is to be deleted, a measure which would
clearly satisfy its many opponents. This apparent change of heart appears to be based solely on
the premise that sufficient provision is made for housing elsewhere. In the light of my
conclusions regarding the Plan's housing figures, my opinion is that the deletion of the allocation
on this basis is not tenable; it is therefore necessary to examine the suitability of the proposal
further.

453 The proposal appears to have emerged at a late stage in the Plan's preparation.
Given the extensive deliberations about possible housing sites before the Plan was placed on
deposit, | can fully appreciate why this has given rise to deep concern. However while | am
mindful that PPG3 stresses the importance of local choice in deciding to meet the needs for new
housing development and similar advice is contained in PPG12, it is not within my remit to
adjudicate on the manner in which the proposal was incorporated into the Plan; my comments
will be confined to the planning merits.

454 There is also concern that the proposal would cater for overspill from elsewhere.
I accept that in approving the Staffordshire Structure Plan, the Secretary of State indicated that
Stafford's housing allocation was sufficient to accommodate demands which might arise from the
diversion of some demand from South Staffordshire. As Proposal H3 arises from a need to meet
the Structure Plan requirement, it could be said that catering for an element of demand generated
from outside the Borough is implicit in it. However as this principle is ensconced in the
approved Structure Plan and it is not part of my remit to critically re-examine the provisions
thereof, my view is that this factor does not warrant the deletion of the proposal.

455 The land forms part of the countryside, beyond the existing built confines of the
town. | accept that PPG3 places emphasis on the re-use of urban land and PPG12 advises that
redundant, derelict and underused sites should be used in preference to greenfield sites wherever
possible. However PPG3 also acknowledges that housing will continue to be needed on
greenfield sites outside existing urban areas. In addition, RPG11 recognises that there may also
be some opportunity for peripheral growth. Regretful though it may be, my opinion is that
opportunities within Stafford's built-up area are not sufficient to meet the overall housing
requirement. In the light of this, | consider the release of more greenfield land is justified.
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456 | accept that the proposal would represent a substantial incursion into the
countryside. However, | do not consider that the development proposed would be seen as an
isolated entity. To my mind it would form a continuation of both the development to the west of
Old Rickerscote Lane and the housing on the west side of the railway off Gravel Lane. Contrary
to the view expressed by the Rickerscote Action Group, my opinion is that in terms of both its
scale and location, the proposal would be reasonably well related to the local pattern of
development.

457 The land forms part of a wider tract of pleasant countryside in the Penk valley,
although it does not form part of an SLA or AONB. It is visible from roads such as
Wolverhampton Road, Gravel Lane and School Lane and is traversed by rights of way.
Development here would result in a loss of openness and would intrude into the local landscape.
There would be some harm. Nevertheless, | do not consider the pleasantness of the valley as a
whole would be seriously diminished.

45.8 It is likely that there would be some effect upon local wildlife. Some objectors
mention the presence of a protected species and the Plan's text refers to the Penk washlands
being a valuable area for breeding wading birds and identifies a Grade Il SBGI. Nevertheless,
there is no evidence to show that the site possesses any special intrinsic nature conservation
interest which would warrant it being safeguarded from development in its entirety.

459 Concern is also expressed about the impact of development upon the local
floodplain. However, while the propensity of the surrounding area to flooding is mentioned in
the Plan's text, there is no evidence before me which shows that the proposal would have
unacceptably adverse consequences in this respect. NRA raise no objection. Similarly, while
weaknesses in the local sewerage infrastructure are also referred to, there is nothing which
demonstrates that this is likely to seriously impede development. The need to attenuate railway
noise is recognised in the Plan, but | do not think this is likely to prove an insurmountable
problem.

4.5.10 A high proportion of the site consists of the best and most versatile agricultural land. The
advice in PPG7 that such land is a national resource and considerable weight attaches to its
protection is echoed in Structure Plan Policies 57B and 82 and in the Plan's Policy ED?7.
However, the distribution of this land around Stafford is such that it would be very difficult to
avoid encroaching onto it if sites on the town's periphery are to be used. In this case, | consider
the need to make more land available for housing in order to meet the Structure Plan housing
requirement and the advantages of accommodating such development in Stafford outweigh the
need to safeguard good quality agricultural land.

4.5.11 According to the supporting text, access should be via the proposed Rickerscote Bypass
rather than local estate roads. DOT's concern about the implications of additional traffic using
the Gravel Lane, School Lane and Rickerscote Road junctions with Wolverhampton Road
appears to me to be well founded. However, | consider this could be overcome by amending the
text as this objector suggests.
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4512 SCC (Highways)'s concern about the effect upon the local highway network, referred to
in the text, is rather more fundamental. However, while it seems to me that this imparts an
element of uncertainty into the Plan, the views of both highway authorities have effectively been
overtaken by the County Council's decision to abandon the Rickerscote Bypass. The same goes
for the good number of the objections which refer to this project and the implications of linking
the housing proposal to it.

4.5.13 Barratt West Midlands Limited's case in support of a larger housing allocation
includes a proposal to create a new access onto the A449 at Moss Pit. Pedestrian access only
would be provided to School Lane and Gravel Lane and the access via Rickerscote Road would
be for buses only. No objection is raised to these arrangements in principle by the respective
highway authorities. | see no reason why they could not be designed to meet the requirements of
the County Council's design guide and DB32.

4514 A TIA and safety audit at the junction of Rickerscote Road and the A449 would be
needed. Nonetheless, from what is before me, despite the abandonment of the road project to
which Proposal H3 is linked in the Plan, | do not see access as a serious constraint to
development here.

4.5.15 As regards the submission by The Rickerscote Action Group that the land should be
included in the Green Network, | am mindful that the land was designated as such in the
Consultation Draft version of the Plan. However while | support the concept of the Green
Network as a useful tool for safeguarding the distinctive urban form of the town, | consider a
degree of caution needs to be exercised in defining its precise extent.

4.5.16 In particular, I do not regard the Green Network as an instrument for containing or
defining the outer edge of the built-up area of the town, or for controlling peripheral
development. In my view the boundary shown in the Plan is a reasonable and defensible
demarcation of the extent of the tongue of the open river valley which extends into the town,
although some minor adjustment may be necessary in the wake of the abandonment of the road
scheme. 1 see no particular merit in extending the network further to the west.

4.5.17 From the sheer number of objections to this proposal it is abundantly clear that there is a
large body of opinion which favours the protection of the countryside on the southern fringe of
Stafford. This is not a matter | set aside lightly, perhaps all the more so, given that it is
Government policy to safeguard the countryside for its own sake.

4.5.18 | accept that the proposal would be an incursion into an area of pleasant countryside
which many people value greatly and to which access is afforded by virtue of a network of local
footpaths. However, in this instance my view is that the arguments in favour of safeguarding the
land against development are outweighed by what | see as an overriding need to make additional
land available for housing.

4.5.19 Various other matters raised by objectors include the possibility that vandalism may
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increase, the likely attraction of the scheme to burglars and noise from the M6. | have taken all
of them into account, but none are sufficient to outweigh the considerations which have led me to
my conclusions.

4.5.20 In the light of the foregoing, | consider Proposal H3 should be retained in the Plan, in
which case the RDB for Stafford should not be amended as the Rickerscote Action Group
wish. The supporting text however, should be amended to take account of the abandonment of
the Rickerscote Bypass and to refer to the alternative access arrangements, together with the need
for a TIA and safety audit at the junction of Rickerscote Road and the A449.

4.5.21 SCC's objection seeks the inclusion of a more explicit developer requirement to provide
school places. To my mind, the appropriate time for a proper assessment of what is required
would be when detailed proposals are tabled. In my view the amendment suggested by this
objector is too prescriptive and does not reflect the voluntary nature of agreements. 1 find the
text in the Plan more in keeping with the advice in Circular 16/91.

Recommendation

4.5.22 | recommend that the Plan be modified by the deletion of the text under the heading
"Highways and Access™ and the substitution therefor by fresh text concerning access
arrangements onto Wolverhampton Road (A449) and the need for a TIA and safety audit at
the junction of Rickerscote Road and Wolverhampton Road.
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46 PROPOSAI H4 - STAFFORD: | AND BETWEEN FRIARS TERRACE AND
NEWPORT ROAD

Objection Nos: 0001/09 N B Thomas; 0107/03 DOT; 0118A/29 B J Fradley; 0327/11 St
Modwen Developments Limited; 0386/08 Chebsey Estate Limited; 0387/10 Barratt West
Midlands Limited; 0393/01 Stafford Chamber of Trade; 0395/06 Stafford Chamber of
Commerce and Industry; 0407/17 R Oldacre; 0523/02 R F Talbot; 0529/01 British Rail Property
Board; 0548/01 J V Archer; 0863/27 SCC; 1495/06 STWA; 1779A/38 Tarmac Midlands
Housing Division; 1779G/38 Messrs JJ & MA Hartley; 1779H/38 Alfred McAlpine (Southern)
Limited; 1782/07 G Edward; 1944/04 Second City Homes Limited.

The Objections

. Adverse consequences for highway safety.

. Inappropriate location for housing development.

. Need for a more flexible approach to land use.

. The site should be identified as an Area of Opportunity.
. The site should be designated as an industrial estate.

. Inappropriate developer contribution requirement.
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Conclusions

46.1 This proposal is erroneously identified as H5 on the Stafford Area Inset. In terms
of its general location, the land, which is within easy walking distance of the town centre and
close to the railway station, is not without attraction for housing development. It would be an
effective way of making use of urban land.

4.6.2 Despite the locational attributes of the land, the commentary in the Plan suggests
that development prospects may well be rather uncertain. According to the Plan, unless
alternative provision is made, development within the area should not involve the loss of the
main existing uses. Noise and vibration from the railway is highlighted in the text. The Council
acknowledge that proximity to the railway imposes a constraint on residential development, as
does the need to assemble land which could also limit the site's capacity. The Council also
accept that traffic management measures would be needed to provide improved access to
Newport Road.

4.6.3 As | perceived it, the land, which contains a number of businesses and which,
according to the Council, is in a variety of ownerships, does not appear as a clearly defined
single development site. In my opinion the various constraints involved here make the
likelihood of the land yielding 60 dwellings during the Plan period appear rather remote. While
the area has some potential, | am not satisfied that this is sufficiently clear cut to warrant the land
being allocated as a housing site in the Plan.

46.4 The designation "Area of Opportunity” which appeared in the Consultation Draft
version of the Plan is perhaps an apt description of this part of Stafford. Given the mixture of
uses in the area there may well be merit in a more flexible approach to encourage residential
development where appropriate. However, in the absence of a closer examination of the
practical implications of the development constraints, I do not consider it would be appropriate to
revert to the previous designation, or to identify the area as an industrial estate, as N B Thomas
suggests, either.

4.6.5 | find the amended text in the Suggested Changes represents a reasonable way of
meeting SCC's concern about developer contributions. However this is not sufficient to
persuade me that the proposal should remain in the Plan.

Recommendation

4.6.6 I recommend that the Plan be modified by the deletion of Proposal H4.
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A7 _PROPOSAL H5 - STAFEORD: LAND BETWEEN NEWPORT ROAD AND |
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WOLVERHAMPTON ROAD

Objection Nos: 0001/08 N B Thomas; 0026/02 A Moore; 0107/04 DOT; 0118A/30 B J Fradley;
0123/01 J K Roman; 0205/01 J W Taylor; 0207/01 H H Birks; 0312/01 A Maguire; 0313/01 M
Bayliss; 0326/01 J A Emery; 0327/12 St Modwen Developments Limited; 0336/05 Mr & Mrs J
Rogers; 0386/09 Chebsey Estate Limited; 0387/11 Barratt West Midlands Limited; 0393/02
Stafford Chamber of Trade; 0395/07 Stafford Chamber of Commerce and Industry; 0408/08
Lord Stafford; 0523/03 R F Talbot; 0528/01 L Bampton; 0529/02 British Rail Property Board,;
0546/01 J Archer; 0547/01 M P Archer; 0548/01 J VV Archer; 0549/01 A R & G A Brooks;
0550/01 Mr & Mrs T | Jones; 0551/01 A Liveing; 0552/01 N Foster; 0553/01 P A Talbot;
0920/01 J Turner; 0925/01 C French; 0942/13 SCC (Highways); 1418/01 N R Flynn; 1434/01 D
J Bastable; 1435/01 L Cooke; 1449/01 R J Grealish; 1490/01 G J Langford; 1779A/39 Tarmac
Midlands Housing Division; 1779G/39 Messrs JJ & MA Hartley; 1779H/39 Alfred McAlpine
(Southern) Limited; 1780/02 R P Cooke; 1782/08 G Edward; 1784/09 Unicorn Abrasives
Limited; 1944/05 Second City Homes Limited.

The Objections

. Adverse consequences for highway safety.

. Inappropriate location for housing development.

. The site includes operational railway land

. The site should be identified as an Area of Opportunity.

. The site should be designated as an industrial estate.

Conclusions

4.7.1 In the Suggested Changes this proposal, mistakenly labelled H5 on the Stafford

Area Inset, is to be deleted. As this measure would satisfy the concerns of most of the objectors |
do not propose to consider all the objections in depth.

4.7.2 Like Proposal H4, this site was designated an "Area of Opportunity” in the
Consultation Draft version of the Plan. Given that this area contains undeveloped and underused
land, its location within the town and proximity to the main railway line, the submissions both
that this designation should be resurrected, or that the land be designated as an industrial estate,
are not without merit. However, noting that the land is subject to various constraints, not least
being that part of it is an operational railway goods yard, my view is that it would not be
appropriate to apply an alternative designation to it until its potential can be expressed with a
greater degree of clarity and certainty.

Recommendation

4.7.3 I recommend that the Plan be modified by the deletion of Proposal H5
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1.8 PROPOSAL H6 - STAFEORD: L AND AT BURTON BANK L ANE |
Objection Nos: 0001/11 N B Thomas; 0107/05 DOT; 0327/13 St Modwen Developments
Limited; 0387/12 Barratt West Midlands Limited; 0948/12 A G Simmons; 1495/07 STWA,
1498/05 Stafford FOE; 1944/06 Second City Homes Limited.

The Objections

. The site should be Protected Open Space.

. Access constraints.

. The site should incorporate appropriate workspace.

Small sites do not need to be allocated.

Conclusions

48.1 The site contains a good number of mature trees. However while this greenery is
a pleasant local feature, the value of which is acknowledged in the Plan, I do not consider the
visual quality of the site as a whole is so great that development should be precluded entirely. In
my view it would be possible to develop the site in a manner which ensures the contribution the
local vegetation makes to the amenity of the area is not reduced by an unacceptable degree. It
seems to me that the development capacity envisaged is a reasonable reflection of the need to
have regard to the site's features.

4.8.2 As regards access, | consider DOT's concern about an additional junction onto
Wolverhampton Road is well founded. While the amended text put forward in the Suggested
Changes goes some way towards acknowledging this, my view is that it would be preferable
simply to indicate that access to the site should be from Burton Bank Lane.

4.8.3 A G Simmons and Stafford FOE's objections are part of the concern about the
relationship of housing and employment and their advocacy of a mixed use approach. While
making some provision for employment on the site would help increase the number of jobs
within Manor Ward, | consider the site enjoys reasonable accessibility to employment areas in
the rest of the town. | do not see the "development monoculture™, to which the objectors refer, as
a serious disadvantage here.

484 The amendment to the text sought by STWA is included in the Suggested
Changes. | am content with this.

Recommendation

4.8.5 I recommend that the Plan be modified by the following amendments to the
text supporting Proposal H6:

I. the incorporation of altered text concerning water supply in accordance with
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the Suggested Changes;

ii. the incorporation of altered text indicating that access to the site should be
from Burton Bank Lane.
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49 PROPOSAL H7 - STAFFORD: MAFE OFFICES, NEWPORT ROAD

Objection Nos: 0001/12 N B Thomas; 0004/01 B Maunder; 0050/01 Mr & Mrs P Musty;
0175/01 Mr & Mrs K M Carr; 0177/01 S Ward; 0178/01 | Ward; 0327/14 St Modwen
Developments Limited; 0408/09 Lord Stafford; 0477/01 Mr & Mrs Knott; 0478/01 Mr & Mrs W
A Harrison; 0479/01 Mr & Mrs G C Wright; 0480/01 J Hill; 0481/01 P Taylor; 0482/01 D J
Bennett; 0483/01 B Bennett; 0484/01 G Martin; 0485/01 J Chappell; 0486/01 M Tonks; 0682/01
D Gough; 0946/71 A G Simmons; 1419/01 F J Tomkinson; 1431/01 L Badman; 1432/01 P
Suthon; 1433/01 C W Brown; 1498/01 Stafford FOE; 1779A/40 Tarmac Midlands Housing
Division; 1779G/40 Messrs JJ & MA Hartley; 1779H/40 Alfred McAlpine (Southern) Limited;
1944/07 Second City Homes Limited.

The Objections

. Adverse impact upon Castle House and its setting.

. Unacceptable increase in traffic on local estate roads.

. Security risk to residents.

. Development constraints make the proposal unviable.

. The site should incorporate appropriate workspace.

. Small sites do not need to be allocated.

Conclusions

49.1 This proposal, which concerns land in a predominantly residential area within the

town, would be in keeping with the local pattern of development. The Plan's text acknowledges
the attractiveness of Castle House and its landscaped surrounds. To my mind the encouragement
given to the re-use of the building and the retention of mature trees and hedging would assist in
ensuring that the principal qualities of the site are retained. | appreciate that as Castle House is
not listed, the prospect of a redevelopment scheme cannot be ruled out, but I am confident that
the provisions of the Plan are sufficient to ensure that the quality of the area is adequately
safeguarded.

492 The Plan refers to two possible means of gaining access to the site; directly from
Newport Road, A518, or via the neighbouring housing estate. Notwithstanding the concern
expressed by local residents about the latter option, my opinion is that the amount of traffic
generated by the proposal would not be so great as to have an unacceptably adverse effect upon
the safety of the local estate roads. | appreciate that associated traffic calming measures could be
beneficial, but I am not satisfied that this needs to be a requirement of any development scheme.
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49.3 It is likely that a certain increase in activity would occur. Nevertheless, my view
is that the evidence that this would lead to a related increase in local levels of crime is
insufficiently compelling to warrant the deletion of the proposal.

494 As regards development constraints, | accept that the wish to retain Castle House
and its landscaped surrounds may not prove attractive to all prospective developers. However, in
my experience, it is by no means unusual for housing schemes to incorporate elements of
conversion as well as new buildings and to have regard to the setting of the original building.

495 The possibility of a ransom strip could preclude access from Edmund Avenue,
but there is no objection to access to the site being taken direct from Newport Road. Although
the Plan mentions the need to fund minor highways works, there is nothing before me which
shows that this would be prohibitively expensive. Likewise, there is no evidence to show that it
will be necessary to upgrade the sewerage system.

496 The foregoing factors could all have an effect upon the viability of the proposal.
However, | am not satisfied that the various concerns expressed are sufficient to demonstrate that
the proposal is likely to prove uneconomic.

49.7 While doubts about the availability of the site have also been raised, it has been
confirmed that MAFF anticipate the site will become available for development before 2001. |
accept that the word "anticipate” imparts an element of uncertainty. Nevertheless, | do not
consider this is sufficient to warrant the deletion of the proposal.

498 The retention of the site for employment purposes could provide the opportunity
for Highfields Ward residents to work within it. Nonetheless, | consider the site enjoys
reasonable accessibility to the employment areas in the rest of the town. | do not see the
"development monoculture”, to which A G Simmons and Stafford FOE refer as a serious
disadvantage here.

Recommendation

49.9 | recommend that no modification be made to the Plan.
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410 PROPOSAIL H8 - STAFFORD: PIONEER CONCRETE, SIL KMORE | ANE
Objection Nos: 0001/13 N B Thomas; 0187/03 F E Townsend; 0327/15 St Modwen
Developments Limited; 0408/10 Lord Stafford; 0921/03 Pioneer Concrete Holdings plc; 0942/14
SCC (Highways); 0946/72 A G Simmons; 1498/02 Stafford FOE; 1779A/41 Tarmac Midlands
Housing Division; 1779G/41 Messrs JJ & MA Hartley; 1779H/41 Alfred McAlpine (Southern)
Limited; 1782/09 G Edwards; 1944/08 Second City Homes Limited.
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The Objections

. Adverse effect upon highway safety.

. Development constraints make the proposal unviable.

. The site should be retained for employment use.

. Small sites do not need to be allocated.

. The site's boundary should be extended to reflect the River Penk floodplain.
Conclusions

4.10.1 Following further examination of the traffic implications of the proposal, SCC
(Highways) now express support for the scheme provided that the text is amended to refer to
consideration being given to facilitating movement by cycle. 1 find this reasonable. In the light
of the evidence from the highway authority, and having regard to the current use of the site, | see
no need to impose a development ceiling as F E Townsend suggests.

4.10.2 Turning to the question of viability, the Plan's text acknowledges that landscaping and
design will need to have regard to the relationship of the site to the Green Network and River
Penk washlands. In addition the nature of the portion of the site which has been tipped will need
to be investigated. | am also mindful that part of the site, near the Silkmore Lane frontage, is
below the 73.72m AOD which the NRA use to define the edge of the floodplain.

4.10.3 | accept that the foregoing factors could have implications for the implementation of
development proposals on the site. However there is no evidence before me to demonstrate that
these matters are likely to make development unviable. | am not satisfied that the concern in this
respect is sufficient to warrant the deletion of the proposal on this basis.

4.10.4 The retention of the site for employment could provide the opportunity for Penkside
Ward residents to work within it. Nevertheless | consider the site is reasonably close and
accessible to the employment areas in the rest of the town. | do not see "development
monoculture” as a serious disadvantage here.

Recommendation

4.10.5 | recommend that the Plan be modified by:

I. the extension of the Proposal H8 to include the land marked "B' on the
Plan appended to PLI 320;

ii. the insertion of additional supporting text referring to the need for
landscaping and treatment of the tip face of the extended area;

iii. the insertion of a reference in the supporting text to consideration being
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given to facilitating movement by cycle.
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411 PROPOSAI H9 - STAFFORD: DOUGIAS REMOVALS, RICKERSCOTE
ROAD

Objection Nos: 0001/14 N B Thomas; 0118A/31 B J Fradley; 0327/16 St Modwen
Developments Limited; 0386/10 Chebsey Estate Limited; 0408/11 Lord Stafford; 0946/73 A G
Simmons; 1498/03 Stafford FOE; 1779A/42 Tarmac Midlands Housing Division; 1779G/42
Messrs JJ & MA Hartley; 1779H/42 Alfred McAlpine (Southern) Limited; 1944/09 Second City
Homes Limited.

The Objections

. Intrusion into valuable open space.

. Development constraints make the proposal unviable.
. The site should be retained for employment use.

. Small sites do not need to be allocated.

Conclusions

4.11.1 Planning permission for housing on this site was refused in 1989 on the grounds of visual
intrusion. 1 am also mindful that in the Consultation Draft Plan, the land was identified as part of
the Green Network. As the site projects eastward into the Penk Valley, well beyond the rear
gardens of the neighbouring properties, development would inevitably be seen as an incursion
into the Green Network.

4.11.2 However, as | perceived it, the site, which is higher than the fields it borders onto,
appears as a separate entity, physically distinct from the countryside. Its character is
predominantly commercial; it is not greenfield land. To my mind it has a closer physical affinity
with the urban area than it has with the open and more rural river valley. In the light of this my
view is that the prospective re-use of the land for housing would be well in keeping with the
largely residential surrounds of Rickerscote Road. As I see it, this factor outweighs the impact of
the proposal upon the landscape of the river valley.

4.11.3 Turning to the question of viability, the Plan acknowledges that tipping has taken place
on the site. However, despite the concern expressed about this, there is no evidence before me to
show that this is likely to preclude or unduly inhibit development from taking place. Likewise,
there is no evidence to demonstrate that flooding is likely to be a serious problem or that the
sewerage system is inadequate. No objections have been raised by respective authorities, nor has
the highway authority objected on the grounds that it will not be possible to achieve a
satisfactory means of access to the land.
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4.11.4 The retention of the site for employment use could provide an opportunity for Penkside
Ward residents to work locally. Nevertheless, | consider the site is reasonably close and
accessible to the employment areas in the rest of the town. | do not see "development
monoculture” as a serious disadvantage here.

Recommendation

4.11.5 | recommend that no modification be made to the Plan.
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412 PROPOSAI H10-STONE: L AND AT WHITEBRIDGEITANE
Objection Nos: 0002/01 Councillor H Brunt; 0107/06 DOT; 0118A/32 B J Fradley; 0121/01 N J
Bramhall; 0327/01 St Modwen Developments Limited; 0386/11 Chebsey Estate Limited,;
0387/13 Barratt West Midlands Limited; 0408/12 Lord Stafford; 0554/10 CPRE; 0863/01 SCC;
0932/01 K M Goodway; 1413/03 J M Preston; 1779A/43 Tarmac Midlands Housing Division;
1779G/43 Messrs JJ & MA Hartley; 1779H/43 Alfred McAlpine (Southern) Limited; 1782/10 G
Edward; 1784/14 Unicorn Abrasives Limited; 1927/02 | Logan; 1944/10 Second City Homes
Limited; 5001/07 Westbury Homes (Holdings) Limited.

The Objections

. There should be no more provision for housing in Stone.

. The site should remain as an employment site.

. Adverse implications for highway safety.

. Intrusion into the countryside.

. Constraints render the proposal unrealistic.

. Excessive developer requirements.

. Need for greater clarity regarding developer contributions towards school
provision.

Background

4.12.1 This site is on the north-western edge of Stone. In the Stone Area District Plan, adopted
in 1980, it is allocated for industrial development. Outline planning permission for the erection
of industrial and warehouse buildings was granted in January 1986 and again in January 1990;
the latter consent providing for a development of 66,000 m® of B1, B2 and B8 uses. In July 1991
a reserved matters approval was given for a new access to the site, including a crossing over the
Trent and Mersey Canal, onto Newcastle Road. In December 1994 permission was granted to
extend the time limit conditions attached to the 1990 approval by two years. Prior to that, in
April 1989, an appeal against the refusal of permission for residential development, a marina, an
inn/restaurant and a new access road on part of the site was dismissed by the Secretary of State.
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Conclusions
Housing Provision in Stone

4.12.2 The question of whether provision should be made for more housing in Stone goes to the
heart of the Plan's development strategy. The Structure Plan requirement means that there is a
continuing need to identify more housing land in the Borough. As Stone is the second largest
settlement after Stafford and has a good range of services and facilities, 1 concur with the
Council's view that it is an appropriate location for a degree of additional housing development.

4.12.3 Notwithstanding Stafford's attributes, | do not agree with the view that large land releases
in Stone should only be considered if it is not possible to accommodate substantial development
at Stafford. To my mind, the approach in the Plan is consistent with national policy guidance
and the provisions of the Structure Plan. Despite the scale of residential development which has
taken place in Stone in recent times, I do not find the amount of housing which the Plan
apportions to the town excessive.

4.12.4 | appreciate that there are attractions in being able to live in a community the size of
Stone. | fully understand therefore why, for instance, N J Bramhall wishes it to remain so and
why Councillor H Brunt seeks a period of consolidation following the town's recent growth.
Be that as it may, while this proposal would add 300 more houses to the town, | do not consider
it would unacceptably damage the fabric of Stone, or make it a demonstrably less pleasant place
in which to live.

Visual Impact and the Site's Planning History

4.12.5 The site is bounded on three sides by Green Belt land, which also forms part of an SLA.
It also adjoins the Trent and Mersey Canal Conservation Area. At the inquiry, one objector
remarked that the site "juts like a dagger" into the Green Belt. Looking at the Stone Area inset
and the site's physical relationship with the neighbouring countryside, | find it difficult to
disagree with this submission; the development proposed would extend the form of Stone in a
markedly linear manner. In addition, the Council's witness accepted that, in its undeveloped
state, the site forms part of the gap between Barlaston and Stone, an area which the North
Staffordshire Green Belt Local Plan expressly seeks to protect.

4.12.6 The foregoing factors lend credence to the view that the proposal should be deleted. It
would result in the development of greenfield land beyond the present built confines of Stone
and would be a significant incursion into the countryside. However, the land is not in the Green
Belt. Moreover, it has been earmarked for development, albeit of a different nature, in an
adopted local plan since 1980. Furthermore, it is the subject of an extant planning permission for
a form of development which, if implemented, would, in my view, have a very marked impact on
both the locality and the built form of this part of Stone.

4.12.7 Despite the length of time the land has been allocated for employment purposes, and the
planning permissions which have been granted subsequently, there is no tangible evidence of an
intention to implement the currently approved scheme. | am also mindful that the Inspector in
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the 1989 appeal agreed that the most likely reason why the land had not been developed at that
time was the very high cost of constructing the access road and canal bridge necessary to bring
the site into use.

4.12.8 The fact that employment development has not occurred to date, together with the likely
increase in the cost of the access (Second City Homes estimate this will have doubled since
1989), make the likelihood of the land coming forward for this purpose somewhat questionable.
However, as | see it, the element of doubt in this respect is based largely upon speculation. | do
not find this sufficient to demonstrate that there is no realistic prospect of industrial development
taking place on the land. No further evidence has been put forward to support this contention. In
these circumstances, my view is that the fall-back position created by the extant consent for
employment uses still remains as a valid consideration to be taken into account in assessing the
appropriateness of allocating the land for another form of development. In the light of the valid
consent on the land, | do not consider a recommendation that the site be included in the Green
Belt, as some objectors suggest, would be appropriate.

4.12.9 In assessing the likely impact of the proposal, therefore, my view is that extant planning
permission for employment development is a weighty factor. It could be said that, in effect, the
proposal merely substitutes one form of development for another.

4.12.10While housing on the site would be visible from a number of vantage points, my view is
that its visual impact would be significantly less than industrial development. In addition, |
consider that developing the site for housing, as opposed to industrial buildings, is likely to prove
more conducive to the production of a scheme sympathetic to the conservation area which the
land adjoins. A further factor to which I attach weight is the large measure of local support for
the proposal as expressed in the duly made representations. | accept that many of these
representations are underpinned by a preference for housing as opposed to industrial
development. Nevertheless, in my experience, it is unusual to find a development proposal on a
peripheral greenfield site such as this attracting support on this scale.

Suitability of the Site for Housing

4.12.11 As to the appropriateness of this location for housing, I am mindful that in the 1989
appeal decision, the Secretary of State expressed the view that residential development would be
incompatible with the industrial area to the south. However, as the subsequently published
PPG13 advocates the juxtaposition of housing and employment areas, |1 do not regard the
proximity of the site to the Whitebridge Lane Industrial Estate as a significant disadvantage.

4.12.12The Secretary of State also considered that the access road would cause serious
environmental problems for the proposed housing. This, however, was in connection with a
different form of development on the site. Judging by the concept plan put forward by
Westbury Homes (Holdings) Limited, | am confident that this concern can be allayed; it seems
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to me that a reasonable degree of separation between the housing and the access link could be
achieved. Despite the scepticism expressed about the capability of the site to accommodate 300
dwellings as the Plan envisages, | consider the illustrative scheme shows that this would be
feasible.

4.12.131 accept that both the Structure Plan and this Plan contain policies which seek to
safeguard industrial land. However, | am satisfied that adequate provision for employment
development is made elsewhere in Stone, in which case | see no pressing need in continuing to
earmark the site for this purpose.

4.12.14 As regards the relationship of the land to the local pattern of development, the site is
separated from the residential area to the north of the town centre by the Whitebridge Lane
Industrial Estate and the railway. | am also mindful that the distance between the site and the
existing residential areas was commented upon in the Inspector's report on the objections to the
Stone Area District Plan. Nonetheless, there is housing on both sides of Newcastle Road to the
south-east of Whitebridge Lane and the allocation would be consistent with the mainly linear
form of the part of the town to the east of the River Trent.

4.12.15Despite being beyond the present built-up limit of Stone, | consider the site is reasonably
well located in relation to the rest of the town and its facilities. A bus route passes along
Newecastle Road and the site is within reasonable walking distance of Stone railway station.
Second City Homes' detailed evidence shows that other land on the edge of the town is located
closer to certain individual facilities. Nevertheless, in overall terms, | am not satisfied that the
alternative sites on the periphery of the town put forward by this objector and others are
significantly better in this respect.

Access

4.12.16 The Plan's text acknowledges that access to the site is likely to prove problematic, the
fundamental question being access onto the A34 Trunk Road. In the light of the evidence
presented to the inquiry however, | do not see this as a stumbling block. 1 also regard the 1991
permission for an access from the land onto Newcastle Road, albeit to serve another form of
development, as a material factor in this respect.

4.12.17While DOT's initial stance was one of opposition, both this objector and the local
highway authority now confirm that a satisfactory access to the site via a new roundabout at the
A34/Newcastle Road junction can be achieved. It is also accepted that the approved access onto
Newecastle Road could serve the 300 dwellings proposed.

4.12.18 Despite the criticism levelled at details of the roundabout layout, DOT express the view
that the latest drawing submitted by the promoters of the site "would appear to conform in all
significant matters to current highway design standards"” and that "a roundabout junction design
can be achieved which will be totally acceptable on all counts”. Likewise, the local highway
authority confirm that the scheme appears to be acceptable in principle and the layout is
sufficient to demonstrate a satisfactory access can be achieved. The views of the two highway

4. HOUSING FIGURES AND PROPOSALS

163



STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT

authorities do not suggest to me that accessing the site is likely to pose any insurmountable
problems.

4.12.19The new roundabout would encroach into part of a tract of ancient woodland, Trent
Wood. (The wood is also a Grade 1B SGBI). According to Structure Plan Policy 84, there will
be a strong presumption against any development that will damage an ancient woodland site, a
sentiment echoed in the Plan's Policy ED39.

4.12.20 Trent Wood is about 8 ha in extent. The proposal would take about 0.8 ha. 1
accept that disturbance to the wood associated with the works could affect a somewhat wider
area than that required for the roundabout. Nevertheless, my view is that the loss of what I
regard as a relatively modest proportion of the wood would not seriously damage its overall
integrity. | accept that neither PPG9, nor the Structure and Local Plans distinguish between
different types of ancient woodland. However, the fact that the wood has been replanted with
non-native species, suggests to me that its value in this respect is not of the highest order.
Moreover, no evidence which shows that other elements of the flora and fauna of Trent Wood
are especially valuable has been put before me. These factors, coupled with the likelihood that
most of the wood would remain intact, are sufficient to persuade me that Structure Plan Policy 84
should not prevail in this instance.

4.12.21The bridge and associated embankment required to carry the access road to the land over
the canal would be well above the surrounding ground level. | accept that these associated
elements of the proposal would have a substantial visual impact, but this would also happen if
the approved employment proposal were to proceed. | do not consider the Plan's proposal to be
any worse in this respect. Given the sensitivity of the environs of the canal, the design of the
bridge and associated works would need to be handled with care, but | see no reason why it
would be not be possible to achieve a satisfactory solution.

4.12.22The access arrangements would facilitate the closure of the narrow humpback canal
bridge on Whitebridge Lane where forward visibility for drivers is severely limited. They could
also help enable the release of additional employment land within the industrial estate. | regard
both these factors as advantages to be weighed against the physical impact of the access. In
addition, the roundabout junction would allow the removal of potential safety hazards in the form
of gaps in the central reservation along the stretch of the dual carriageway A34 to the north. | see
this as a further benefit.

4.12.23The Plan's text refers to the possibility of securing a joint access in association with the
proposal to redevelop Meaford Power Station. While | am especially concerned about the
impact of this upon Meaford Locks, the evidence regarding the shortcomings of the junction of
Meaford Road and the A34 also causes me to have deep misgivings about the suitability of this
option. As | am far from satisfied that this would be a satisfactory solution, my view is that the
relevant text should be omitted.

Constraints and Requirements
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4.12.24Besides access, the Plan acknowledges a number of other potential constraints. These
include noise from the West Coast Main Line, which adjoins the site's northern boundary, and
the industrial estate to the east, and the need to carry out an ecological survey having regard to
the land's proximity to the Meaford Locks Grade 1B SBGI.

4.12.25 On the basis of the development concept drawing submitted by the promoters of
the site, 1 do not consider that disturbance from traffic, including that going to and from the
industrial estate to the south-east, would be a serious source of disturbance. Nor does the
evidence before me suggest that noise from the A34 is likely to be a serious problem.

4.12.26 Noise from a dust extraction system at one of the nearby factories is identified as a
potential source of complaint to householders on the south-eastern edge of the site. But having
heard that negotiations were taking place with the firm concerned with a view to carrying out
attenuation measures, it seems to me that in all probability a satisfactory remedy could be
achieved. Failing that | consider that scope exists to incorporate noise attenuation measures
within the site.

4.12.27 The north-eastern edge of the site is flanked by a railway line, but a good deal of
it is in a cutting which would act as a noise baffle. As to the portion of the site which is at grade
with the railway, on the basis of the evidence before me, | am satisfied that a measure such as an
acoustic fence, which could be integrated into perimeter landscaping, would provide an
acceptable degree of amelioration. The presence of a high pressure gas main along the fringe of
the land may well affect the precise form of treatment, but in my opinion it would not preclude
the achievement of a satisfactory solution.

4.12.28The only ecological survey of the site has been carried out by Westbury Homes
Holdings Limited. Notwithstanding the criticism levelled at this exercise, my view is that
neither it nor the evidence put forward by other objectors point to the site having any special
nature conservation value. The possibility that the site may be used as a foraging area for
badgers or may hold breeding populations of declining bird species as corn buntings and
lapwings is raised, but no evidence is put forward to show this is the case. While the site is close
to the Meaford Locks SBGI, the proposal does not impinge directly upon it. | find the survey
findings are sufficient to warrant the removal of the requirement for an ecological survey, as
mentioned in the text.

4.12.291t is conceivable that the proposal could lead to an increased number of people walking
along the canal towpath, but I do not consider this would necessarily pose a threat to the
canalside vegetation. Likewise while it is possible that the discharge of surface water drainage
into the canal could cause problems, this is not the only option and the text notes that approval
will need to be sought from NRA in this respect. To my mind, this offers a reasonable safeguard.

4.12.30The Plan's technical appendix includes several "canal features" at Stone. While there is
no evidence that any of them are likely to be adversely affected, | am confident that the
provisions of the Plan, in particular Policies ED32 and ED33 are sufficiently robust to ensure
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that important archaeological remains are adequately safeguarded.

4.12.31 Turning to educational provision, SCC seek a more explicit requirement,
whereas J M Preston finds the requirement too onerous. In my opinion the amended text put
forward in the Suggested Changes largely meets both concerns although, given the voluntary
nature of developer contributions, my view is that the altered text is too prescriptive. | consider
"will" ought to be replaced by "may".

Overall Conclusion

4.12.32My overall conclusion is that the objections to this proposal should not prevail.
However, in the light of the views | express, | believe the section of supporting text under the
heading "Highways and Access" should be amended to reflect the current stance adopted by the
respective highway authorities and to remove the reference to the possibility of securing a joint
access with the proposal at Meaford. In addition, having regard to my conclusions regarding
Policy HO15, 1 think that a reference to the option of paying a commuted sum towards
alternative playing field provision would be appropriate.

Recommendation
4.12.331 recommend that the Plan be modified by:

I. the deletion of the supporting text under the heading "*Highways and
Access' and the substitution therefor by revised text reflecting the current
position of the two highway authorities concerned;

ii. the deletion of the supporting text directed at educational provision and
the replacement thereof by amended text in accordance with the Suggested
Changes BUT SUBJECT to the substitution of "*will** by ""may"*;

iii. the deletion of the supporting text referring to a requirement for an
ecological survey;

iv. the addition to the supporting text of a reference to the option of paying a
commuted sum towards alternative playing field provision.

*kkhkhkhkkkkkkhkkhkkhkkikikikhkkkkkhikikx

413 PROPOSAI H11-STONE: L AND AT PARKHOUSE

Objection Nos: 0001/15 N B Thomas; 0016/01 K E Lamsdale; 0017/01 D Finch; 0314/01 Stone
Green Party; 0408/13 Lord Stafford; 1779A/44 Tarmac Midlands Housing Division; 1779G/44
Messrs JJ & MA Hartley; 1779H/44 Alfred McAlpine (Southern) Limited; 1944/11 Second City
Homes Limited.
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The Objections

The Lichfield Road area is overdeveloped.
Land should be left as an amenity area.
Proposal unlikely to be implemented.
Small sites do not need to be allocated.

Conclusions

4.13.1 A good deal of housing development has taken place in the Lichfield Road area of Stone
in recent years. However, in my view, the 20 dwellings proposed for this site would only
represent a very modest increase. There is no evidence to show that the proposal would place
undue strains upon local services and infrastructure, or that the additional traffic generated would
lead to an unacceptable increase in the amount of traffic using the main road.

4.13.2 | accept that the site is one of the few remaining sizeable open areas alongside Lichfield
Road, but | do not consider its value in this respect is sufficiently great to warrant it being
protected from development. The need to retain trees, probably the pleasantest feature of the
site, is acknowledged in the Plan's text. In my opinion this should ensure that the greenery can
still make a contribution to the amenity of the area.

4.13.3 The land was allocated for housing in the Stone Area District Plan, adopted in 1980. Itis
perhaps inevitable therefore that the fact that development has not taken place should give rise to
speculation that the land is not genuinely available. However, no evidence to show that the
owners of the land have no intention of disposing of it, as is suggested, has been put forward. |
am loath therefore to conclude that this is, or is likely to be, the case.

4.13.4 In the light of the foregoing, |1 am not satisfied that the various concerns expressed are
sufficient to warrant the deletion of this proposal.

Recommendation

4.13.5 | recommend that no modification be made to the Plan.

*hkkhkhkkkikkhkkhkkkhkhkkikkiikkkikiik

414 PROPOSAIL H12 - L AND AT ADBASTON

Objection Nos: 0001/16 N B Thomas; 0193/01 Mr & Mrs D G Turrall; 0320/01 M Q Farrell;
0408/14 Lord Stafford; 0554/11 CPRE; 1779A/45 Tarmac Midlands Housing Division;
1779G/45 Messrs JJ & MA Hartley; 1779H/45 Alfred McAlpine (Southern) Limited; 1784/16
Unicorn Abrasives Limited; 1944/12 Second City Homes Limited; LO108/01 G Foster;
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LO/109/01 L Clowes; LO110/01 P Tail; LO111/01 R M Tail; LO112/01 | S Foster.

The Objections

. Detrimental effect upon the character of Adbaston.
. Inappropriate ribbon development.
. The allocation would not provide social housing.

Conclusions

4.14.1 1 have strong reservations about both the principle of allocating additional housing land
at Adbaston, and the likely impact of development on the site identified.

4.14.2 While Adbaston has been identified as a selected settlement, it is a small village with
only limited facilities. There is a church, and a school (just outside the village) but there are no
shops or other community facilities. Nor is there a frequent local bus service. Apart from local
farms, there do not appear to be any significant sources of employment close at hand. It seems to
me therefore, that the proposal would be likely to increase the need to travel especially by car.
To my mind this is neither consistent with the guidance in PPG13, nor the Suggested Changes to
the Plan made in the wake of this guidance.

4.14.3 The site is in a greenfield location on the edge of the village. While there are dwellings
to the north and south, as | perceived it, the site forms part of the countryside surrounding the
settlement. Although the proposal only entails some 14 dwellings, my view is that relative to the
modest size of Adbaston, this would be a significant incremental expansion of the settlement
beyond its present confines. Moreover, given the linear shape and shallow depth of the site, in
all probability the housing would be in the form of ribbon development. Although this would
mirror the pattern of development on the west side of the road, | see this as a further
disadvantage.

4.14.4 1 consider the objections to this proposal are well founded; it should be deleted and
Adbaston's RDB adjusted accordingly.

Recommendation

4.14.5 1 recommend that the Plan be modified by the deletion of Proposal H12 and the
removal of the site from the RDB for Adbaston.

*hkkhkhkhhkhkhhkhhkhkhhhhhkhkiiik

415 PROPOSAIL H13-1 AND AT ASTON-BY-STONE
Objection Nos: 0001/17 N B Thomas; 0118/53 Executors of Mrs D M Parrott (deceased);
0408/15 Lord Stafford; 0942/15 SCC (Highways); 1495/08 STWA; 1779A/46 Tarmac Midlands
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Housing Division; 1779G/46 Messrs JJ & MA Hartley; 1779H/46 Alfred McAlpine (Southern)
Limited; 1941/02 STWA; 1944/13 Second City Homes Limited; LO107/07 Tony Cox
(Dismantlers) Limited.

The Objections

. Site constrained by access uncertainty.

. The proposal would be poorly integrated with the pattern of development in the
village.

. The allocation would not provide social housing.

. Need to clarify arrangements for sewage disposal.

Conclusions

4.15.1 This allocation is carried forward from the Stone Area District Plan. Nevertheless, |
view with some concern the statement in the current Plan that "there are likely to be difficulties
in securing adequate access to the site” and the subsequent observation that the lack of a direct
road frontage will make securing an access to the site difficult to achieve. | regard this as a
fundamental and serious constraint. Because of it | am not satisfied that the land can reasonably
be regarded as genuinely available for development, or that there is a reasonable expectation that
development will proceed.

4.15.2 In my opinion, the degree of uncertainty arising from the foregoing factors is sufficiently
strong in its own right to warrant the deletion of the proposal. However, | am also concerned
about the physical impact of the proposal and the appropriateness of allocating housing land in
Aston.

4.15.3 Much of the housing in Aston is fairly recent and the site borders onto a modern
residential cul-de-sac, Willow Dale. Nonetheless, my view is that the proposal would represent a
significant expansion of a modest sized settlement, poorly related to its form and character.
Although the village is a selected settlement not far from Stone and buses pass along the nearby
A34, Aston has few facilities - the ones which do exist are not in this part of the settlement. |
consider that the proposal would inevitably lead to additional car commuting for both
employment and day to day needs. | see these factors as further disadvantages which add to my
concern about the access constraint.

4.15.4 While the amendment to the supporting text in the Suggested Changes would satisfy
STWA, it is insufficient to overcome my concern. To my mind this proposal should be deleted
and the land removed from the Aston-by-Stone's RDB.

Recommendation

4.15.5 | recommend that the Plan be modified by the deletion of Proposal H13 and the
removal of the site from the RDB for Aston-by-Stone.
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416 PROPOSAIL Hi14 -1 AND AT BARI ASTON

Objection Nos: 0001/18 N B Thomas; 0118/08 M Leighton; 0118/16 D Hope; 0118B/33 B J
Fradley; 0118/54 Executors of Mrs D M Parrott (deceased); 0387/14 Barratt West Midlands
Limited; 0408/16 Lord Stafford; 0942/16 SCC (Highways); 0946/85 A G Simmons; 1498/12
Stafford FOE; 1779A/47 Tarmac Midlands Housing Division; 1779G/47 Messrs JJ & MA
Hartley; 1779H/47 Alfred McAlpine (Southern) Limited; 1784/18 Unicorn Abrasives Limited;
1944/14 Second City Homes Limited; LO107/08 Tony Cox (Dismantlers) Limited.

The Objections

. Intrusion into the Green Belt.

. The proposal would not be well related to existing development.
. Satisfactory access would be difficult to achieve.

. The allocation would not provide social housing.

Conclusions

4.15.1 This is a greenfield site in the Green Belt. The land forms part of the countryside on the
north-west fringe of Barlaston. While the Council refer to representations advocating the site as
a possible location for local need/elderly persons' accommodation, at the inquiry | heard that
there are no exceptional circumstances which warrant altering the Green Belt boundary here. In
my opinion the loss of openness which would occur would harm both the Green Belt and the
Special Landscape Area within which the site also lies.

4.15.2 As regards access, the Plan acknowledges that securing adequate visibility spays is likely
to be problematic. Moreover, SCC (Highways)' objection, which essentially makes the same
point, and is echoed by several other objectors, has not been challenged. Irrespective of the
Green Belt objection, | consider this matter alone is sufficient to cast serious doubt upon the
practicality of this allocation.

4.15.3 In the light of the foregoing, my conclusion is that the proposal ought to be deleted and
the land excluded from the RDB for Barlaston.

Recommendation

4.15.4 | recommend that the Plan be modified by the deletion of Proposal H14 and the
removal of the site from the RDB for Barlaston.

*hkkhkkhkkkikkhkkhkkkhkhkkikkihkkkikiik
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4,16 PROPOSAIL H15-1 AND AT BILYTHE BRIDGE

Objection Nos: 0001/19 N B Thomas; 0387/15 Barratt West Midlands Limited; 1944/15 Second
City Homes Limited; LO61/01 L A Johnson; LO 62/01 J DeCecco; LO63/01 G & P Birks;
LO64/01 W E Rushton; LO65/01 P Martin; LO66/01 M J Cearnall; LO67/01 W E Ward,
LO68/01 J E Beeston; LO69/01 P M Travers; LO70/01 H M Whieldon; LO71/01 N Shenton;
LO72/01 F Bentley; LO73/01 T M Lloyd; L074/01 J L Allman; LO75/01 A Hughes.

The Objections

. Loss of wildlife habitat.

. Access constraints.

. Site capacity is constrained.

. The allocation would not provide social housing.
Conclusions

4.17.1 The site is a parcel of open land in an established housing area. | appreciate that as such
it has a certain amenity value to local residents, but in my opinion the site's merit in this respect
is not sufficiently great to warrant it being safeguarded from development.

4.17.2 As regards the land's value as a wildlife habitat, L A Johnson describes the species
which use the site and I am mindful that in the south-western part is a pond. While there is no
evidence to show that the land possesses any special nature conservation interest, my view is that
there would be much merit in retaining the pond, which is close to the A50, as a feature, possibly
by making it part of the landscape setting of any housing. As this would reduce the net
developable area of the site, I consider that the capacity of the site should be reduced to 15
dwellings as suggested by Barratt West Midlands Limited, rather than the 20 referred to in the
Plan.

4.17.3 Turning to access, | accept that Adamthwaite Drive is a residential estate road. | have
also read that the parking of cars can cause problems. Nevertheless, my view is that it is unlikely
that the additional traffic generated by a proposal of this size would have adverse consequences
for highway safety. No objection has been raised by the highway authority.

Recommendation

4.17.4 1 recommend that the Plan be modified by:

I. the exclusion of the pond in the south-western corner of the site from
Proposal H15;

ii. the insertion of additional supporting text advising that the pond and its
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surrounds could form part of the landscape setting for the housing;

iii. a reduction in the estimated capacity of the site from 20 dwellings to 15.

*hkkhkhkhkhkhkhkhhkhkhkhhhhkhiiik

418 PROPOSAIL H16 -1 AND AT ECCIL ESHAIL L

Objection Nos: 0001/20 N B Thomas; 0120/01 Eccleshall Sports and Amenities Association;
0182/01 ClIr. R T Downs; 0316/01 D J Pownall; 0408/17 Lord Stafford; 0500/01 S M Brindley;
1451/03 H & H Holman Estates; 1779A/48 Tarmac Midlands Housing Division; 1779G/48
Messrs JJ & MA Hartley; 1779H/48 Alfred McAlpine (Southern) Limited; 1944/16 Second City
Homes Limited; LO76/01 D E Featherstone; LO77/01 J R Littlehales; LO78/01 M Beeston;
LO79/01 B Bedson; LO80/01 E L & O Bailey; LO81/01 CJ & S A Hughes; LO82/01 G & N
Colling; LO83/01 J J Rimmington; LO84/01 G & S A Moss; LO85/01 R S Eley; LO86/01 E
Davies; LO87/01 M Snow; LO88/01 J Swinnerton; LO89/01 D & C A Joyner; LO90/01 A
Atkins; LO91/01 D Gray; LO92/01 G & P Allen; LO93/01 J C Brindley; LO94/01 M A
Pownall; LO95/01 M R Cheadle; LO96/01 E A Littlehales; LO97/01 N Pavitt; LO98/01 M
Middleton; LO99/01 B J Simpson; LO100/01 J Baldry; LO101/01 T & P Crawford; LO102/01
M G Sanders; LO103/01 S Sanders; LO104/01 R Sanders; LO105/01 H E & P G Hayden.

The Objections

. Loss of sports and recreational facilities.

. Housing will be too close to the community centre.

. Unsuitable access to the site and adverse consequences for highway safety.
. Site development and mains drainage constraints.

. The allocation would not provide social housing.

Conclusions

4.18.1 The land in question was previously used as playing fields for the former Eccleshall
Middle School, part of which is now in use as a community centre.

4.18.2 The proposal would result in the loss of the playing fields, but the Plan is silent on this
point. In the light of the unchallenged evidence that there is no public formal outdoor playing
space in Eccleshall, 1 find this rather surprising. In my view the proposal does not sit
comfortably with the aims of the Leisure and Recreation Chapter, Policies LRT2, LRT3 and
LRT4 and the text which supports these policies. In particular, | consider the proposal to be
especially at odds with Policy LRT4, which applies irrespective of whether playing fields are in
use or not, and the supporting text which highlights the adverse effects of the loss of such
provision.

4.18.3 To my mind the land represents a resource which has the potential to perform a valuable
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community function; it also has the advantage of being adjacent to the community centre. The
Council now acknowledge that replacing the playing fields should be a requirement of any
development proposal for the site and suggest that additional supporting text to this effect be
inserted into the Plan. While this measure would go some way to meeting the concern on this
point, no alternative location has been earmarked, although possibilities were mooted at the
inquiry.

4.18.4 The proposal would represent a fairly modest addition to a settlement which has a good
range of services and facilities, and development could help to consolidate the edge of this part
of Eccleshall. However, commendable though the belated recognition of the need to safeguard
the provision of playing fields may be, my opinion is that the requirement to find a suitable
replacement, if indeed one exists, renders the prospect of development here most uncertain. In
these circumstances | am not satisfied that the allocation is a reasonable proposition.

4.18.5 Access to the site is likely to be along residential estate roads where on-street parking
takes place and | fully appreciate the concern about the safety implications of the proposal.
Nevertheless, | do not consider the amount of additional traffic generated by this fairly modest
sized proposal would be likely to have an unacceptably adverse effect upon local highway safety.
I do not envisage it would it be unduly disturbing to residents either.

4.18.6 The evidence concerning the deficiencies of the road junctions along the route between
the site and Stafford Road was not challenged, but it does not show the junctions are especially
hazardous at present. While a proportion of traffic from the site would probably use this route, it
does not seem to me that the increased traffic would be so great as to lead to unacceptably
hazardous road safety conditions at the junctions concerned.

4.18.7 Having regard to the proximity of the site to the community centre, the prospect of
disturbance to future residents is a valid consideration. However, | am confident that it would be
possible to design a housing layout in such a manner that the residents' living conditions were not
unduly impaired. As to drainage and sewerage, the evidence before me does not point to any
insurmountable problem in either respect. No objections have been made by the respective
authorities.

4.18.8 In my view the objections concerning access, site conditions and the relationship of the
site to the community centre are insufficiently compelling to uphold the rejection of the proposal.
However, as | see it, the issue of the playing fields, and the implications for the proposal which
stem from this, are matters to which considerable weight should be attached. | find the
objections in this respect well founded; they are sufficient in their own right to warrant the
deletion of the proposal.

Recommendation

4.18.9 | recommend that the Plan be modified by the deletion of Proposal H16.
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419  PROPOSAIL H17 - GNOSALIL: [AND AT OSEILIMAN OSTREFT
PROPOSAI H18-GNOSAIL LI ANDATFARRIDDING
Objection Nos (Proposal H17): 0001/21 N B Thomas; 0387/16 Barratt West Midlands Limited;
0554/13 CPRE; 0946/75 A G Simmons; 1408/01 P B Gillard; 1409/05 R Brandram-Jones;
1498/06 Stafford FOE; 1933/01 G V Herbert; 1934/03 S Herbert; 1936/10 R T Farmer; 1937/10
B Farmer; 1938/10 Gnosall PC; 1944/17 Second City Homes Limited;, 2021/01 Gnosall Best
Kept Village Association.

Objection Nos (Proposal H18): 0001/22 N B Thomas; 0387/17 Barratt West Midlands Limited;
0946/76 A G Simmons; 1409/06 R Brandram-Jones; 1410/02 Gnosall Civic Society; 1498/07
Stafford FOE; 1938/04 Gnosall PC; 1944/18 Second City Homes Limited; 1936/04 R T Farmer;
1937/04 B Farmer; 2012/02 Gnosall Best Kept Village Association.

The Objections

. The capacity of the sites is constrained.

. The allocations would not provide social housing.

. Provision should be made for low cost housing.

. Provision should be made for workspace.

. Need to acknowledge the relationship of Proposal H17 to the Conservation Area
and the church and churchyard.

. The development at Far Ridding should be bungalows.

. Need to maintain an open area alongside Sellman Street.

Conclusions

4.19.1 These objections have been overtaken by events. Planning permission has been granted
for residential development on both sites and building work had commenced before the inquiry
closed. In the light of this, | see no merit in examining the objections in depth, save to observe
that according to the Council, the outline and detailed consents granted for the Sellman Street
site, H17, make provision for open space alongside the street.

4.19.2 1 consider the allocations should be deleted from the Plan and the respective planning
permissions be recorded as commitments.

Recommendation

4.19.3 | recommend that the Plan be modified by the deletion of Proposals H17 and H18 and
that the respective planning permissions be recorded as commitments.
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420 PROPOSAIL H19 - GREAT HAYWOOD: | AND AT GREAT HAYWOOD
NURSERIES

Objection Nos: 0001/23 N B Thomas; 0387/18 Barratt West Midlands Limited; 0390/07 The
Haywood Society; 0940/35 NRA; 0946/74 A G Simmons; 1498/04 Stafford FOE; 1784/23
Unicorn Abrasives Limited; 1944/19 Second City Homes Limited.

The Objections

. No further development should take place without complementary improvement in
services and facilities.

. The site's capacity is overestimated.

. The site should be retained for employment use.

. Access arrangements are incorrectly stated.

. Loss of parking for public house.

. Increased surface water flows may cause flooding downstream.

. The allocation would not provide social housing.

Conclusions

4.20.1 In opposing this proposal, The Haywood Society point to deficiencies in open space in
the Haywoods and Colwich and the increase in traffic volumes. 1 accept that a good deal of
development has taken place in this part of the Borough in recent years. Be that as it may, | do
not consider these factors are sufficient to warrant an embargo upon further development until
more local services and facilities are provided.

4.20.2 The northern part of the site is largely occupied by buildings, including two houses, a
range of disused glasshouses and an associated boiler house. As | perceived it, all these
structures form part of the built fabric of this part of Great Haywood. In my view the re-use of
the developed parts of the land as the Plan envisages is reasonable. Most of the southern portion
of the site is a grass paddock, but it lies between housing to the south and the glasshouses. This
land appeared to me to be largely contained within the physical form of the settlement. Because
of this, I find its inclusion in the proposed allocation reasonable too. In my view the proposal as
a whole would be in keeping with the scale and pattern of settlement in Great Haywood.

4.20.3 The argument that the site should be used for employment purposes is not without merit;
such provision would be useful addition to this mainly residential settlement. However, having
regard to the magnitude of the housing requirement for the Borough, | am not satisfied that this
alternative would be significantly advantageous.

4.20.4 As regards access, the Plan stipulates this should be from the southern end of the site.
However, | have read that the highway authority raised no objection to a proposal submitted in
1994 which incorporated an access to the northern part of the site. In the light of this, I find the
Plan's text unduly prescriptive in this respect. | am also concerned that the proposed allocation
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includes land used as a parking area for the Fox and Hounds Public House. Although the Plan
refers to the need to make alternative provision, | consider a simpler solution would be to delete
this area from the allocation; removing the stipulation about the position of the access would also
help in this respect too.

4.20.5 According to the Plan the estimated capacity of the site is 50 dwellings. In view of the
need to have regard to the protected trees on the site in particular, my opinion is that this figure is
somewhat optimistic. This view is also reinforced by the 1994 scheme. Although this related to
about half of the site, the layout plan, which indicates a density of development not dissimilar to
that which prevails in the locality, shows only 19 dwellings. To my mind, 40 dwellings, as
suggested by Barratt West Midlands Limited, is a more realistic estimate here.

4.20.6 Despite my generally, albeit somewhat qualified, favourable disposition towards this
proposal, | am concerned about NRA's objection regarding the possible implications of surface
water discharge from the site for flooding downstream. | am mindful that this matter is being
investigated further by the Council. Nevertheless, it seems to me that until the extent of works
needed to overcome the problem, and whether this is likely to prove feasible is clarified, a
question mark must hang over the likely availability of the land as a prospective development
site.

4.20.7 According to PLI 379, issued on the final day of the inquiry, the results of the Council's
study are expected "shortly”. It may be that by now a reasonable solution has emerged, but on
the basis of what is before me, the degree of uncertainty which attaches to this matter is such that
I am unable to support the inclusion of this proposal in the Plan.

Recommendation

4.20.8 | recommend that the Plan be modified by the deletion of Proposal H19.

*khkkhkhkhkkkkkkhkkhkkhkkhkikikhkkkkkhikikx

421 PROPOSAIL H20 - HAUGHTON: LAND TO THE WEST OF STATION
ROAD

Objection Nos: 0001/24 N B Thomas; 0118/09 M Leighton; 0118/17 D Hope; 0118B/34 B J
Fradley; 0118/55 Executors of Mrs D M Parrott (deceased); 0387/19 Barratt West Midlands
Limited; 0401/02 Mr & Mrs J M Weavell; 0408/18 Lord Stafford; 0942/17 SCC (Highways);
0946/77 A G Simmons; 1498/08 Stafford FOE; 1779A/49 Tarmac Midlands Housing Division;
1779G/49 Messrs JJ & MA Hartley; 1779H/49 Alfred McAlpine (Southern) Limited; 1784/24
Unicorn Abrasives Limited; 1944/20 Second City Homes Limited; LO107/09 Tony Cox
(Dismantlers) Limited.

The Objections
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. Adverse implications for highway safety.

. The local road system cannot cope with the extra traffic.

. Access constraint renders the proposal unviable.

. The site should be considered for workspace provision.

. The allocation would not provide social housing.

. Scale of development incompatible with sustainable development principles.
Conclusions

4.21.1 The Plan's text acknowledges that gaining satisfactory access to this site is likely to be
problematic. It highlights the two concerns of the highway authority, namely the access from the
land onto Station Road, and the restricted visibility at the junction of the latter with the A518.
Given this degree of candidness, it is perhaps not surprising that several objectors consider these
impediments sufficiently serious to call the propriety of the proposal into question.

4.21.2 However, the Council's evidence that, contrary to the highway authority's assertion, a 4.5
m by 90 m visibility splay, to accord with the guidance in PPG13, can be achieved on the site's
Station Road frontage, has not been challenged. Nor has the alternative possibility, a mews court
arrangement in accordance with the County Council's own Design Guide, attracted adverse
comment. Despite the somewhat pessimistic tone of the Plan's text therefore, | am not satisfied
that the formation of an access onto Station Road from the site would be an unacceptable
highway safety hazard.

4.21.3 Visibility onto the A518 from Station Road is restricted. However, the existence of this
junction, coupled with Station Road being a through route, leading from the main road to Ranton
and beyond are factors to which | attach some weight too. | accept that the relatively low
accident rate at the main road junction is not necessarily a reliable indicator of its comparative
safety. Nevertheless, my opinion is that the additional traffic movements at the junction likely to
be generated by this essentially modest sized proposal would not increase the danger to highway
users by an unacceptable degree.

4.21.4 There is nothing before me to show that Mr & Mrs J M Weavell's concern about the
inability of the local highway network to cope with more traffic, which is common to all three
housing proposals in Haughton, is sufficient to warrant their deletion. |1 do not envisage that the
additional traffic likely to be generated by the proposals, individually or jointly, would place
undue strain upon the capacity of the local roads.

4.21.5 1 accept that the proposal is likely to add to car-borne journeys. However, although the
site is greenfield land, as | perceived it, it is largely contained within the built confines of the
settlement. The proposal would be well related to the scale and form of Haughton. | consider
this is a case where the merits of allowing a modest addition to the village which could help
support local services outweigh the disadvantages.

4.21.6 The land has been allocated for housing for some time. The fact it has not been
developed by now lends support to those objectors who cast doubt over the likelihood of it
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coming forward now. However, in the absence of any evidence to show that the owner of the
land is unwilling to dispose of it, I am not satisfied that this concern is sufficient to demonstrate
that the allocation is unrealistic.

4.21.7 The argument by A G Simmons and Stafford FOE that one of the sites proposed for
housing in Haughton should be used for employment purposes is not without merit; such
provision would be a useful addition to this mainly residential settlement. But in the light of the
magnitude of the housing requirement for the Borough and what | regard as an adequate
provision of employment land, 1 am not satisfied that this alternative would be significantly
advantageous. This view also applies to proposals H21 and H22.

Recommendation

4.21.8 | recommend that no modification be made to the Plan.

*khkkhkkhkkkkkkhkkhkkhkkhkikikhkkhkkkhikikx

422 PROPOSAI H21 - HAUGHTON: | AND BETWEEN JOI T | ANE AND PARK
LANE

Objection Nos: 0001/25 N B Thomas; 0401/03 Mr & Mrs J M Weavell; 0942/18 SCC
(Highways); 0946/78 A G Simmons; 1498/09 Stafford FOE; 1944/21 Second City Homes
Limited; LO107/10 Tony Cox (Dismantlers) Limited.

The Objections

. Adverse implications for highway safety.

. The local road system cannot cope with the extra traffic.
. The site should be considered for workspace provision.
. The allocation would not provide social housing.
Conclusions

4.22.1 This is a re-use site; its development would involve the replacement of a group of
existing buildings within the main confines of the village. In my opinion the benefit of utilising
this previously developed land is sufficient to outweigh concern about the appropriateness of
allocating land for housing in a rural settlement as opposed to the two main towns in the plan
area.

4.22.2 As regards access, SCC (Highways)' stance has changed. Access to the site is now
deemed to be acceptable, provided it is taken from Park Lane. The Council agree with the
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amended text suggested by this objector and | am content with it.

4.22.3 The objections by Mr & Mrs J M Weavell and A G Simmons and Stafford FOE,
which are common to all three proposals in Haughton, are dealt with in my consideration of
Proposal H20.

Recommendation

4.22.4 1 recommend that the Plan be modified by the deletion of the supporting text
concerning access and the substitution of amended text in accordance with that set out in
paragraph 4.2 of inquiry document 58/WR/0942/18.

*hkkhkhkhkhkhhkhhkhkhkhhhhkhiiik

423 PROPOSAI H?22 - HAUGHTON: L AND TO THE NORTH OF RECTORY
LANE

Objection Nos: 0001/26 N B Thomas; 0401/04 Mr & Mrs J M Weavell; 0946/79 A G
Simmons; 1498/10 Stafford FOE; 1944/22 Second City Homes Limited.

The Objections

. The local road system cannot cope with the extra traffic.
. The site should be considered for workspace provision.
. The allocation would not provide social housing.

Conclusions

4.23.1 The objections by Mr & Mrs J M Weavell and A G Simmons and Stafford FOE,
which are common to all three proposals in Haughton, are dealt with in my consideration of
Proposal H20.

4.23.2 Second City Homes Limited's opposition to this proposal forms part of a general
objection to the Plan's development strategy and | acknowledge that this proposal is not singled
out for specific comment. However, while there is a school to the east, a single dwelling to the
west and a playing field and playground on the north side of Grassy Lane, | do not consider this
peripheral greenfield land enjoys the degree of containment that the land comprising Proposal
H20 does. As I see it, the likelihood that development here will add to the car borne travel is not
outweighed by any appreciable local benefit. | consider this proposal should be deleted and the
land removed from the RDB for Haughton.

Recommendation

4.23.3 |1 recommend that the Plan be modified by the deletion of Proposal H22 and the
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removal of the site from the RDB for Haughton.

*hkkhkkhkkkikkhkkikkkhkkhkikkhkikikiik

424 PROPOSAI H23 - HIXON: I AND TO THE SOUTH OF I FAROAD
Objection Nos: 0001/27 N B Thomas; 0118/10 M Leighton; 0118/18 D Hope; 0118B/35 B J
Fradley; 0118/56 Executors of Mrs D M Parrott (deceased); 0171/02 Stowe PC; 0189/01 S A
Roulstone; 0387/20 Barratt West Midlands Limited; 0408/19 Lord Stafford; 0451/01 M N
Cunnion; 0509/01 W F James; 0510/01 M Durose; 0511/01 P S Elkin; 0512/01 M Fitzgerald;
0513/01 Mr & Mrs A Di Cesare; 0514/01 D J Bloor; 0515/01 A Acton; 0516/01 M Howard;
0517/01 Mr & Mrs D Durose, 0518/01 J M T Craen; 0519/01 B Haywood; 0520/01 M A
Hughes; 0521/01 J S Snape; 0522/01 A R Meredith; 0556/02 D Brown; 0926/01 R D Siddall;
0940/37 NRA: 0942/19 SCC (Highways); 1415/01 Mr & Mrs B Fowler; 1426/01 P
Waddingham; 1478/01 Mr & Mrs J Middleton; 1479/01 P Grayston; 1480/01 S Vitta & N
Thorneycroft; 1779A/50 Tarmac Midlands Housing Division; 1779G/50 Messrs JJ & MA
Hartley; 1779H/50 Alfred McAlpine (Southern) Limited; 1931/01 J Martin; 1944/23 Second
City Homes Limited;, LO107/11 Tony Cox (Dismantlers) Limited.

The Objections

. The proposal is contrary to Structure Plan Policies 57A and 66 and PPG13 which
seeks to locate new housing close to existing and proposed public transport links.

. Inappropriate extension to Hixon, contrary to Policy EDG6.
. There is more suitable land within the village.

. Adverse implications for highway safety.

. Access constraint renders the proposal unviable.

. The local road system cannot cope with the extra traffic.

. Adverse implications for infrastructure and services.

. The allocation would not provide social housing.
Conclusions

4.24.1 Unlike many of the rural settlements in the plan area, Hixon has an appreciable amount
of local employment and possesses a reasonable range of local services. In the light of this, | am
not satisfied that the principle of allocating a degree of additional housing development here
would be contrary to the guidance in PPG13 or the provisions of Structure Plan Policy 66. As
Structure Plan Policy 57A refers specifically to southern Staffordshire, 1 do not consider it is
relevant to the question of development in Hixon.

4.24.2 The objection site is on the north-eastern fringe of Hixon. The western part of the site is
open, but it is flanked by housing in Lea Lane and Ashlands to the north and west respectively,
and a pair of cottages stands in the north-eastern corner of the site. In addition, much of the
eastern part of the land is occupied by buildings, including dilapidated glasshouses. Even though
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these buildings are on a horticultural holding, my view is that to a large extent the proposal can
reasonably be regarded as the re-use of previously developed land.

4.24.3 The proposal would extend the built-up area of the village, but I regard it more as a
consolidation of development as opposed to an incursion into the open countryside. | see no
serious conflict with the policies in the Plan which seek to protect the countryside, including
Policy ED6.

4.24.4 My impression was that Hixon's built form is somewhat uncoordinated. There is a small
group of shops in Smithy Lane, but the village has no obvious focal point or centre. While the
site is on the edge of Hixon, my view is that the proposal would not be unduly out of keeping
with the form, scale or local pattern of settlement.

4.24.5 As regards the concern about services and infrastructure, no objection has been raised by
the drainage or sewerage authorities or the public utility services. | am not satisfied therefore
that the concern expressed in these respects is sufficient to render the proposal unacceptable.

4.24.6 Turning to the access and traffic implications of the proposal, a good number of objectors
express concern about the ability of the local roads to cope with traffic generated by the proposal.
There is no evidence which shows that these roads are operating at or above capacity and no
objection has been made by the highway authority on this ground. In my view a proposal of this
size would be unlikely to generate an unacceptably high level of traffic onto the local highway
network.

4.24.7 The difficulty of achieving a satisfactory access to the site is acknowledged in the Plan's
text, as is the absence of safe provision for pedestrians along Lea Lane. Local objectors' concern
about access onto this road, the only highway onto which the site has a direct frontage, is shared
by SCC Highways. The latter party's submissions that visibility to the west is impeded by a
crest in the road and that it is impossible to provide the appropriate visibility splays onto Lea
Lane have not been challenged.

4.24.8 | am not satisfied therefore that a satisfactory access can be provided here. The absence
of footpaths along the stretch of Lea Lane to the west, towards the main body of the village, also
raises the distinct possibility of pedestrian/vehicle conflict. | see this as a further disadvantage.
In my view these problems are sufficiently serious to warrant the deletion of the proposal.

4.24.9 During the inquiry | was acquainted with an alternative solution which is acceptable to
the highway authority. This involves accessing the land via Puddle Hill through Mount Pleasant
Farm. | heard that the owner of the farm is amenable to this suggestion. In addition, an
illustrative access layout, incorporating measures to restrain vehicle speeds, has been produced
by the County Council. However while such a scheme may work technically, I am concerned
about its likely visual impact.

4.24.10As | perceived it, the character of Puddle Hill, east of its junction with Highfield Road, is
essentially rural. It has the appearance of a country lane and as such helps to contribute to the
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setting of the listed dwelling, "Mount Pleasant”. To my mind the adaptation of this stretch of
lane, albeit not for a great distance, to serve as the main access for a development of 50 or so
houses, would inevitably make the road and its immediate surrounds appear markedly more
suburban, a trait already in evidence around Highfield Road. | consider this would be
detrimental to the character and appearance of the locality and to the setting of the listed
building.

4.24.11While some traffic may well use Highfield Road, it seems inevitable that a proportion
will also use the westerly stretch of Puddle Hill where there are no footpaths and visibility at the
junction with Lea Lane is restricted. To my mind both these factors are potentially safety
hazards.

4.24.12 Notwithstanding the highway authority's endorsement of the alterative means of access, |
consider the shortcomings | have identified add up to a significant objection. In the light of this I
remain unsatisfied that a reasonable means of access can be provided to the site. In the light of
this, I am unable to support the inclusion of the proposal in the Plan.

Recommendation

4.24.131 recommend that the Plan be modified by the deletion of Proposal H23
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125 PROPQOSAL H24 - HIXON: L AND TO THE WEST OF CHURCH ROAD |
Objection Nos: 0001/28 N B Thomas; 0171/03 Stowe PC; 0408/20 Lord Stafford; 0940/36
NRA; 1944/24 Second City Homes Limited.

The Objections

. Access will constrain the proposal.
. The development would increase flood risk.
. The allocation would not provide social housing.

Conclusions

4.25.1 Although most of this site is a paddock, it is well contained within the built confines of
Hixon. Bearing in mind the employment opportunities in and close to the village, together with
the facilities to hand, | consider it is not unreasonable to allow for a degree of additional housing
development here.

4.25.2 While Lord Stafford submits that development constraints, most notably access, render
the proposal unviable, this concern is not elaborated upon. No objection has been raised by the
highway authority and | see reason no why achieving a satisfactory means of access to the land
should pose insurmountable difficulties.
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4.25.3 Additional text acknowledging the duly made objection by NRA is put forward in the
Suggested Changes. However, as a result of watercourse improvements downstream of the
Hixon Industrial Estate, NRA now indicate they are prepared to remove their objection subject to
the discharge of surface water being via soakaways and the provision of on-site balancing for any
proposed roads or parking areas. In the light of this change of circumstances, I consider the text
should be amended to reflect the objector's current stance.

4.25.4 Although not the subject of a duly made objection, as part of M Brown's case that land at
Grange Farm be preferred to this site, it is submitted that the presence of the adjoining industrial
estate is likely to restrict the development of the site to lower cost homes. This may or may not
prove to be the case, but | do not see this as a disadvantage.

Recommendation

4255 | recommend that the Plan be modified by the insertion of text regarding
arrangements for surface water drainage in accordance with the letter dated 3 March 1995
from NRA appended to PLI 262.
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426 PROPOSAIL H25-1 AND AT MII FORD

Objection Nos: 0001/29 N B Thomas; 0387/21 Barratt West Midlands Limited; 0408/21 Lord
Stafford; 0924/01 S E Hulme; 0942/20 SCC (Highways); 1779A/51 Tarmac Midlands Housing
Division; 1779G/51 Messrs JJ & MA Hartley; 1779H/51 Alfred McAlpine (Southern) Limited,;
1784/29 Unicorn Abrasives Limited; 1944/25 Second City Homes Limited; 2018/35 Berkswich
PC; LO107/12 Tony Cox (Dismantlers) Limited.

The Objections

. Adverse implications for highway safety.

. Access constraint renders the proposal unviable.

. The site is too small to warrant an allocation.

. The development density proposed is out of keeping with the surroundings.
. The allocation would not provide social housing.

. Overlooking problems.

. Water supply and sewerage problems.

. The proposal is not necessary.

Conclusions

4.26.1 This site is well contained within Milford's built confines. In my view this is a case
where the merits of a minor addition to the settlement outweigh concern stemming from criticism
of the Plan’s development strategy. According to the Plan, the site's size is 0.49 ha. | think this is
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large enough to justify identifying the land as allocation as opposed to treating it as a windfall
opportunity. However, as the surrounding area is characterised by properties in reasonably
spacious settings, | agree with Berkswich PC's view that density of development lower than the
12 dwellings proposed, would be more appropriate here.

4.26.2 Although the site is largely surrounded by buildings, it seems to me that sufficient scope
exists to enable a scheme to be accommodated in a manner which would not seriously impinge
upon the neighbours' privacy. As no objections have been forthcoming from the respective
authorities, 1 do not consider the concern expressed about the adequacy of local sewerage and
water supply is sufficient to render the proposal unacceptable.

4.26.3 Turning to access, SCC Highways' evidence that the narrow frontage to Holdiford Lane
and the poor vertical and horizontal alignment of the highway make it impossible to provide a
safe access is not disputed. Indeed, as the Plan acknowledges that access is likely to be
problematic, it is perhaps not surprising that other objectors also question the appropriateness of
the allocation on this basis.

4.26.4 While possible solutions are put forward by the highway authority, including taking
access from The Green, these involve utilising land beyond the bounds of the allocation. As
there is no indication as to whether such land is, or would be likely to become, available, my
opinion is that the proposal is too shrouded in uncertainty to warrant being included in the Plan.

Recommendation

4.26.5 | recommend that the Plan be modified by the deletion of Proposal H25.

*hkkhkhkhkhkhhkhhkhkhkhhhhkhkiiik

427 PROPOSAIL H26 - I AND AT RANTON

Objection Nos: 0001/30 N B Thomas; 0048/01 Mr & Mrs S M Wall; 0102/01 J Cloke; 0103/01
Mr & Mrs A Perry; 0104/01 K Y Rawles; 0105/01 D Billson; 0116/01 K L Hoult; 0117/01 L C
Hoult; 0127/01 F A Cotton; 0140/01 A Chatfield; 0141/01 G Chatfield; 0346/01-02 W G
Sellwood; 0347/01 J C Postings; 0348/01 Mr & Mrs G Derricutt; 0349/01 Mr & Mrs D
Bachelor; 0350/01 Mr & Mrs T Butler; 0351/01 Mr & Mrs R P Bullmore; 0352/01 J E Foden;
0353/01 L C Stannett; 0354/01 R W Hebbs; 0363/01 Ranton PC; 0364/01 R Tipler; 0365/01 R
W Hebbs; 0366/01 C Barker; 0367/01 D Butler; 0368/01 S Cheesman; 0369/01 J A Tipler;
0370/01 P Melling; 0371/01 D Cheesman; 0372/01 A J Parker; 0373/01 J Clewley; 0374/01 Mr
& Mrs R Cooke; 0375/01 C Lodey; 0376/01 S A Lodey; 0377/01 E A Welch; 0378/01 Mr &
Mrs S Stannett; 0379/01 P Thomas; 0380/01 L Elsey; 0381/01 B Towner; 0382/01 V Elsey;
0383/01 R E Griffiths; 0384/01 A Griffiths; 0389/01 P Towner; 0391/01 L E Brown; 0392/01 F
Brown; 0409/01 J N Ferguson; 0410/01 D Holt; 0411/01 D E Benfield; 0412/01 P J McEvoy;
0413/01 Mr & Mrs L J Smith; 0414/01 J Norton; 0415/01 P J Norton; 0416/01 S J Till; 0417/01
J Hough; 0418/01 E Latham; 0419/01 R Thomas; 0420/01 F A Saunders; 0421/01 Mr & Mrs H
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D Smith; 0422/01 H E Baker; 0423/01 S A Heneghan; 0424/01 C Stonier; 0425/01 B Challinor;
0426/01 G Dewhurst; 0427/01 P | Morris; 0428/01 S Derwent; 0429/01 A Barker; 0430/01 Mr
& Mrs P J Holloway; 0431/01 B J Dewhurst; 0432/01 H E Deakin; 0433/01 Mr & Mrs C N
Bunting; 0434/01 K H Watkiss; 0435/01 D J Webster; 0436/01 Mr & Mrs C G Reynolds;
0437/02 R S Jeffries; 0438/01 A J Parker; 0439/01 V Parker; 0440/01 A V Parker; 0444/01 K
Butters; 0447/01 P J White; 0448/01 Mr & Mrs G S Oakley; 0449/01 J A White; 0450/01 E
Barker; 0452/01 L Bate; 0455/01 P W Challinor; 0456/01 T Cooper; 0457/01 M J Smith;
0545/02 Mr & Mrs A T Cook; 0684/01 Mr & Mrs J C Forrester; 0908/01 B J Dewhurst; 0928/02
Mr & Mrs J Solly; 1423/01 D E Benfield; 1476/02 K C Tipler; 1477/01 Mr & Mrs M Melling;
1784/30 Unicorn Abrasives Limited; 1944/26 Second City Homes Limited.

The Objections

. Adverse implications for highway safety.

. Additional housing will stress Ranton's sewerage system.

. The proposal would be out of keeping with the character of the village.
. The proposal would not benefit the village.

. The allocation would not provide social housing.

Conclusions

4.27.1 As regards the traffic implications of the proposal, Ranton is not located on the main road
network and access to the village is gained via country lanes. Nevertheless, | do not consider
that the amount of traffic likely to be generated by this relatively modest (in terms of the number
of dwellings envisaged) proposal would have adverse consequences for highway safety. | am
mindful that the Council accept the scale of development is unlikely to determine the future of
the school, or result in improved public transport opportunities. However, in my view these are
not sufficiently compelling reasons for removing the proposal either.

4.27.2 As to sewage disposal, while acknowledging that there is a capacity problem during
storm periods, Severn Trent Water do not object to the proposal and indicate that there appears to
be a technical solution.

4.27.3 Although Ranton is identified as a selected settlement and has a church and a school, its
facilities are not extensive. Apart from local farms there do not appear to be any significant
sources of employment close at hand. It seems to me therefore, that the proposal would be likely
to increase the need to travel, especially by car, a point which the Council accept. To my mind
this is neither consistent with the guidance in PPG13, nor the Suggested Changes to the Plan
made in the wake of this guidance.

4.27.4 There are dwellings to the north and south of the site, but most of the houses in this part
of the village lie to the east of Brooks Lane. Development on the west side of the road is
markedly more intermittent. As | perceived it, the allocation site, which is a portion of a field,
forms part of the countryside surrounding Ranton and its openness contributes to the rural
character of the settlement. Moreover, while the western edge of the site is in alignment with
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property boundaries further to the north, there is no discernible physical feature on the ground
which distinguishes the site from the land immediately to the west. In my view this is at odds
with the guidelines for RDB definition contained in Core Document 6.1.

4.27.5 PPG3 advises that housing will continue to be needed on new greenfield sites, and only
some 12 dwellings are envisaged here. Be that as it may, | consider the proposal would be a
harmful incursion into the countryside, poorly related to the local pattern of settlement. The
distance between the buildings to the north and south is too great for the proposal to be regarded
as infilling. Moreover as the site is fairly shallow, I am concerned that the proposal could well
result in a ribbon of development on the west side of Brooks Lane. | see this as a further
disadvantage.

Recommendation

4.27.6 | recommend that the Plan be modified by the deletion of Proposal H26 and the
removal of the land from the RDB for Ranton.

*khkkhkkkkkkkhkkhkkhkkhkikikkkkkkhikikx

428 PROPOSAI H27 - TITTENSOR: L AND AT GREENHOUSE I ANE
Objection Nos: 0001/31 N B Thomas; 0387/22 Barratt West Midlands Limited; 0408/22 Lord
Stafford; 1779A/52 Tarmac Midlands Housing Division; 1779G/52 Messrs JJ & MA Hartley;
1779H/52 Alfred McAlpine (Southern) Limited; 1784/31 Unicorn Abrasives Limited; LO107/13
Tony Cox (Dismantlers) Limited.

The Objections

. The site's capacity is overestimated.

. Access constraint renders the proposal unviable.
. The allocation would not provide social housing.
Conclusions

4.28.1 While this site is a field, 1 consider it is well contained within the built confines of
Tittensor which in my view include the ribbon of housing fronting onto Winghouse Lane to the
west. In my opinion the proposal would be well related to the local scale and pattern of
settlement. | see this as a case where the local site considerations outweigh the concern
stemming from criticism of the Plan’s development strategy.

4.28.2 The density of the development to the west is low and there are pleasant rural surrounds
to the north and south, but the land adjoins a modern housing estate to the east. Bearing in mind
the latter in particular, my opinion is that the estimated capacity of the site is not unduly high.
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4.28.3 The proposal has not attracted an objection from the highway authority. Nevertheless,
the Plan's text acknowledges that obtaining a satisfactory access to the site is regarded as
problematic. The Council accept that an access onto Winghouse Lane is unlikely to be
acceptable and there may well be a ransom strip between the highway in Copeland Avenue and
the site. As there is no evidence that these problems can be resolved, my view is that
considerable doubt must hang over the prospects of development occurring on the land. In these
circumstances, | am not satisfied that the site is sufficiently free from physical and ownership
constraints to warrant being included in the Plan.

Recommendation

4.28.4 1 recommend that the Plan be modified by the deletion of Proposal H27.

*khkkhkhkhkkkkkkhkkhkkhkkikhkikhkkkkkhikikx

429 PROPOSAL H28 - WESTON: L ANDAT GREENFARM

Objection Nos: 0001/32 N B Thomas; 0902/02 Inland Waterways Association, Lichfield
Branch; 1944/28 Second City Homes Limited.

The Objections
. The proposal should acknowledge the need to protect and enhance the Trent and

Mersey Canal Conservation Area.
. The allocation would not provide social housing.
Conclusions
4.29.1 These objections have been overtaken by events in that planning permission has been
granted for residential development on the site. In the light of this I agree with the Council's
view that the proposal should be deleted and the site identified as a residential commitment.
4.29.2 Additional text concerning the relationship of the site to the Canal Conservation Area
which satisfies the Inland Waterways Association, Lichfield Branch is included in the
Suggested Changes. As the above mentioned consent is in outline, I consider the incorporation
of this text into the general commentary on Weston would be reasonable.
Recommendation

4.29.3 | recommend that the Plan be modified by:

I. the deletion of Proposal H28 and the incorporation of the approved
proposals for the site as a commitment;
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ii. the insertion of additional supporting text in the commentary for Weston
in accordance with the Suggested Changes.

*hkkhkhkhkhkhkhkhhkhkhkhhhhkhiiik

Objection Nos: 0118/11 M Leighton; 0118/19 D Hope; 0118A/36, 0118B/36 B J Fradley;
0118/57 Executors of Mrs D M Parrott (deceased); 0327/19 St Modwen Developments Limited;
0387/23 Barratt West Midlands Limited; 0408/23 Lord Stafford; 0942/21 SCC (Highways);
1429/65 DOE; 1779A/53 Tarmac Midlands Housing Division; 1779G/53 Messrs JJ & MA
Hartley; 1779H/53 Alfred McAlpine (Southern) Limited; 1782/11 R M Hocknell; 1784/33
Unicorn Abrasives Limited; 1944/29 Second City Homes Limited.

The Objections

. The site is still in hospital use.

. The reasons for removing the site from the Green Belt require further clarification. ¢ The
proposal is contrary to Green Belt policy.

. The site is remote from social infrastructure.

. The allocation is excessive.

. Adverse implications for highway safety.

Conclusions

4.30.1 According to the site's owner, the hospital is due to close in March 1997. In the light of
this, | attach little weight to the objections which cast doubt about the site's availability within the
plan period.

4.30.2 As the Plan acknowledges, the site lies in the Green Belt and a Special Landscape Area.
As | perceived it, the land lies in the countryside, well beyond the confines of the nearest
settlements. What the Plan calls “the small settlement” of Stallington appears to me to be no
more than a modest group of houses and farmsteads. | do not regard it as a coherent settlement.

4.30.3 In my view the concern about the paucity of reasoning regarding the removal of the land
from the Green Belt is well founded. The Council now suggest the site should remain in the
Green Belt, identified as a major developed site with a defined boundary. 1 find this approach
more satisfactory; it would accord with the advice in Annex C of the revised version of PPG2.

4.30.4 Structure Plan Policy 71, which is directed at redundant hospitals in the Green Belt,
indicates that the re-use of such sites should preferably be for purposes compatible with the
Green Belt. Failing that consideration would be given, in very special circumstances, to the
change to other suitable uses where priority would be given to proposals for the conversion of
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the existing buildings.

4.30.5 In my view the approach in the Structure Plan is consistent with the advice in Circular
12/91, the guidance current when the Local Plan was placed on deposit. Seen against this
backdrop, the concern expressed by various objectors that insufficient attention has been paid to
exploring the possibility of alternative uses for the hospital buildings is not unreasonable.

4.30.6 However, it seems to me that the publication during the inquiry of the revised version of
PPG2, which cancels Circular 12/91, marks a significant change of circumstances. In particular,
the PPG advises that the redevelopment of redundant hospitals is not inappropriate development,
providing the criteria in paragraph C4 of Annex C are met. The PPG does not indicate any
preference for the re-use of buildings as opposed to redevelopment. | consider that in this respect
Structure Plan Policy 71 has been overtaken by events; the more recent guidance in PPG2
should carry greater weight. 1 find therefore that the apparent absence of any examination of the
feasibility of alternative uses for the hospital buildings does not render the proposal contrary to
current Green Belt policy. There are however, other matters which do concern me in this
respect.

4.30.7 Firstly, according to paragraph 3.13 of PPG2 redevelopment should, so far as is possible,
contribute to the achievement of the objectives for the use of land in the Green Belt set out at
paragraph 1.6. This point is reiterated in paragraph C4 (b) of Annex C. As I see it, the proposal
would not contribute to any of these objectives.

4.30.8 Secondly, paragraph C6 points out that the character and dispersal of redevelopment
needs to be considered as well as its footprint. By relating the aggregate floorspace of the
hospital buildings to typical house sizes, | do not find the figure of 190 dwellings envisaged in
the Plan unreasonable. | also accept that some benefits may accrue from the likely reduction in
building heights. However, while the proportion of the site occupied by buildings may not be
greater, | consider the proposal would have a marked impact upon the predominantly open
character of the Green Belt nonetheless.

4.30.9 Although the site contains a series of large buildings, they appear in a spacious mature
landscape setting. | acknowledge that the Plan refers to the desirability of a housing layout
which would reflect this and the need for a sympathetic design to incorporate the mature trees on
the site. | am also mindful that the suggested scheme put forward by West Midlands Regional
Health Authority, based upon a detailed landscape evaluation of the site, would facilitate the
provision of a variety of dwellings and densities in a manner which respects and augments the
main landscape elements of the site.

4.30.10 Despite these safeguards, it appears to me that in all probability the proposal in the Plan
would result in @ much more dispersed pattern of buildings. To my mind this would seriously
erode the open quality of the Green Belt. While some parts of the site are already enclosed by
fences, it seems likely that the loss of openness would be compounded by features such as garden
boundaries and other elements of domesticity, for instance garden sheds, greenhouses and the
like.
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4.30.11 Thirdly, according to PPG2, Annex C, paragraph C8, proposals should be considered in
the light of other material considerations, for example the traffic and travel implications of
redevelopment. PPG13 is specifically mentioned in this respect.

4.30.12The local roads serving the site are little more than country lanes. The Plan refers to the
substandard width and alignment of Stallington Lane, and its inadequate junctions with the A521
(Blythe Marsh Crossroads) and the B5066. In addition, the deficiencies highlighted in the
submissions by SCC (Highways) are not challenged.

4.30.131n the light of the traffic assessment carried out by the West Midlands Regional Health
Authority, the highway authority raise no concern about the implications for the Stallington
Road/B5066 junction. It is also agreed that it would be feasible to carry out an improvement
scheme within highway limits, capable of accommodating the Plan proposal at the Blythe Marsh
crossroads. | accept that the present use of the site generates an appreciable level of traffic and
that other uses of the buildings could do likewise. Nevertheless, the evidence suggests to me that
the additional peak hour flows likely to be associated with the proposal would make the
improvements to Stallington Lane sought by the highway authority reasonable. As such works
would necessitate the acquisition of land beyond the highway boundary, the ability to implement
these improvements must be open to some doubt. 1 see this as a further disadvantage.

4.30.14 As the site is in the countryside, it seems inevitable that the proposal would generate a
considerable need to travel, not only to places of work, but also to meet the basic daily needs of
residents, such as schooling and shopping. Apart from a specialist bus service to the hospital, the
site is remote from public transport routes, in which case it seems likely that the majority of
journeys will be made by car.

4.30.15 The possibility that the proposal could act as a stimulus for the provision local
bus services, or even a park and ride facility at Blythe Bridge station, cannot be discounted.
However, there is no evidence to demonstrate that either is likely. I accept that whatever use is
made of the site, a certain need to travel is likely to be generated. Nevertheless, my opinion is
that a housing proposal of the magnitude envisaged in this relatively remote location in the
countryside is contrary to both the guidance in PPG13 and the spirit of the Suggested Changes to
the Plan which have followed in its wake.

4.30.16 With the impending closure of the hospital, the future of the site is clearly an issue which
needs to be addressed. It is clearly desirable that a positive use be sought for the land in order to
avoid large scale dereliction. | acknowledge that the proposal would help to reduce the need to
look to greenfield sites in order to meet the Structure Plan housing requirement. Furthermore,
the purpose built nature of most of the buildings may well limit the scope for re-use or
adaptation. | also accept that other uses could well have traffic implications which may need to
be addressed. However, while the proposal could contribute to the rural economy, and enjoys
the support of the Rural Development Commission, my opinion is that the likely benefits are
outweighed by what | regard as soundly based objections. | do not consider housing
development on the scale envisaged is appropriate in this location. 1 am unable therefore to
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support the proposal as one of the main strategic housing allocations in the Plan.
Recommendation

4.30.171 recommend that the Plan be modified by the deletion of Proposal H29.

*hkkhkhkhkhkhkhkhhkhkhhhhhkiiiik

431 PROPOSAIL H30-1 AND AT COIL D MEECE

Objection Nos: 0001/33 N B Thomas; 0183/01 J Taylor & E A Sproston; 0387/24 Barratt West
Midlands Limited; 0408/24 Lord Stafford; 0686/01 D Taylor; 0863/04 SCC, 0900/01 M S
Smith; 0901/01 S Smith; 0919/01 R H Smith; 1489/01 DLA - MOD; 1779A/54 Tarmac
Midlands Housing Division; 1779G/54 Messrs JJ & MA Hartley; 1779H/54 Alfred McAlpine
(Southern) Limited; 1784/34 Unicorn Abrasives Limited; 1944/30 Second City Homes Limited.

The Objections

. Inappropriate location for a housing allocation.

. Development out of keeping with the character of the area.

. Loss of wildlife habitat.

. Loss of residential amenity to residents.

. Need to consider larger area for housing.

. Possible accommodation problems for the village first school.
. The allocation would not provide social housing.
Conclusions

4.31.1 As the Plan points out, this proposal concerns two separate parcels of land. Two
planning permissions were granted in November 1993 for residential development on much of
the part of the land which lies to the south-west of Station Road. Despite the objections, |
consider these consents should be recorded as commitments.

4.31.2 The question of whether the proposal should form part of a larger allocation is linked to
the DLA - MOD's submission that land at the former proof and experimental range should be
released for housing. | deal with this matter separately at 5.17.

4.31.3 It seems to me that sufficient scope exists to design a housing layout which would neither
impinge unduly upon the privacy enjoyed by neighbouring residents or threaten their security.
The effect, if any, upon property values is not a factor to which I attach great weight. Although |
have been acquainted with the wildlife which occurs on the land, the evidence does not suggest
that either parcel of land is of special importance in this respect.

4.31.4 Cold Meece lies just outside the Green Belt, but it is not identified as a selected
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settlement. There is some concentration of current and former military buildings, a good number
of which are now used for employment purposes. However, as | perceived it, Cold Meece
appears, in the main, as a somewhat disparate collection of development in the countryside rather
than a coherent settlement.

4.31.5 | accept that there are various sources of employment close at hand and the allocation
would help consolidate the existing groups of dwellings. 1 am also mindful that Cold Meece is
served by buses. Nevertheless, in the apparent absence of facilities and services, it seems to me
that the allocation, which | regard as rather more than a modest addition to Cold Meece, would
tend to increase rather than reduce the need to travel. In addition, although the traces of
buildings on the land lend support to the contention that it is a re-use site, much of it now has the
appearance of semi-mature woodland. In my view this helps give the area a semi-rural character.

4.31.6 The foregoing factors lead me to conclude that this is not an appropriate location for a
residential allocation. The additional text included in the Suggested Changes satisfies SCC's
objection regarding the implications for the first school, but this is insufficient to overcome my
concern. My opinion is that the proposal should be deleted.

Recommendation

4.31.7 1 recommend that the Plan be modified by the deletion of Proposal H30.

*hkkhkkkikkkhkkhkkkhkhkkikkhhkkikiik

432 PROPOSAI H31 -1 AND AT SHIRI FYWICH

Objection Nos: 0049/01 Weston with Gayton with Fradswell PC; 0106/01 F J Whelan; 0118/12
M Leighton; 0118/20 D Hope; 0118A/37, 0118B/37 B J Fradley; 0118/58 Executors of Mrs D M
Parrott (deceased); 0387/25 Barratt West Midlands Limited; 0408/25 Lord Stafford; 0554/14
CPRE; 0942/22 (SCC Highways); 0946/84 A G Simmons; 1498/13 Stafford FOE; 1779A/55
Tarmac Midlands Housing Division; 1779G/55 Messrs JJ & MA Hartley; 1779H/55 Alfred
McAlpine (Southern) Limited; 1782/12 R M Hocknell; 1784/35 Unicorn Abrasives Limited,;
1944/31 Second City Homes Limited.

The Objections

. Inappropriate location for a housing allocation.
. Adverse implications for highway safety.

. The proposal should be for fewer dwellings.

Conclusions

4.32.1 In my view this proposal, on land which was the subject of a series of unsuccessful
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planning appeals in the 1980's, sits most uncomfortably with the general tenor of the Plan and the
additional aims put forward in the Suggested Changes. | also consider it is contrary to Structure
Plan Policy 67.

4.32.2 As | perceived it, Shirleywich comprises a loose knit series of small groups of buildings -
dwellings, farms, and a filling station - which straddle a rural section of the A51. Shirleywich is
not identified as a selected settlement. Indeed, in my opinion, it possesses insufficient physical
coherence to be regarded as any form of settlement for planning purposes.

4.32.3 The site is not contiguous with any of the local building groups; it is separated from three
pairs of semi-detached houses to the north-east by vacant land. My attention has been drawn to
the site's history, but although buildings apparently stood on it until 1967, my opinion is that the
land now appears as part of the countryside. | accept that the site has a somewhat neglected
appearance, but | do not find this in itself a good reason for permitting development here. To my
mind the proposal, or even a lower density scheme as F J Whelan suggests, would result in
another pocket of fragmented development in this locality and would be a harmful intrusion into
the countryside.

4.32.4 While SCC (Highways) object to the proposal, 1 have been acquainted with their
preparedness to accept a scheme for five dwellings. This however, is insufficient to overcome
my concern about the proposal.

Recommendation

4.32.5 | recommend that the Plan be modified by the deletion of Proposal H31.

*hkkhkhkhkhkhhkhhkhkhkhkhhhkikiiik

4.33 HOUSING FIGURES AND PROPOSALS: OVERALL CONCLUSIONS

4.33.1 My findings at 4.1 lead me to conclude that the residual housing provision which needs
to be made is appreciably greater than the total in the Plan. Consequently, I consider the housing
allocations as a whole are insufficient. Moreover, in the light of my conclusions and
recommendations regarding certain of the allocations for new residential development proposed
in the Plan, this deficiency becomes even greater. My overall conclusion is that a substantial
amount of additional land for housing needs to be allocated in order to meet the Structure Plan
requirement.

4.33.2 A good number of objectors put forward alternative housing sites for inclusion in the
Plan and I consider them in the next two Chapters. In so doing, | pay regard to both my findings
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in this Chapter and also those concerning the Plan’'s development strategy [1.3]. In those cases
where | do not consider housing development would be appropriate, 1 recommend that no
modification be made to the Plan. However in those instances where | find there are no
overriding planning objections, rather than recommend that the sites in question be allocated as a
housing sites, | recommend that the Council should consider them when making up the
deficiency in the overall housing provision | have identified.

4.33.3 Both objectors and the Council may well seek more certainty in my recommendations.
But, because of the scale of the housing shortfall and its consequences for the Plan, and the range
of sites involved, my view is that weighing the respective merits of the sites | identify is clearly a
matter for the Borough Council. In so saying, | am mindful that PPG3 stresses the importance of
local choice through the local plan process in deciding how to meet the needs for new housing
development. Indeed, in the circumstances, it is possible that the Council may wish to take other
land into consideration.

*khkkkhkhkkkkkkhkkhkkhkkhkikikkkkkkhikikx

5. ALTERNATIVE HOUSING
SITES - RURAL

5.1 ASTON-BY-STONE: L AND ON THE SOUTH SIDE OF ASTON LANE
Objection No: 0118/52 Executors of Mrs D M Parrott.

The Objection

. Land on the south side of Aston Lane should be allocated for housing and Aston-by-
Stone's RDB be amended accordingly.
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Conclusions

511 Notwithstanding my recommendation regarding Proposal H13 [4.15.5] and the
fact that Aston-by-Stone is identified as a selected settlement, my view is that this is not an
appropriate location for further housing allocations. The settlement as a whole is somewnhat
fragmented and the main concentration of development around which its RDB has been drawn is
physically divorced from the few facilities the village possesses. | accept that the Stone Business
Park is not far away, but as it would have to be reached via the busy A34, my view is that this
journey is unlikely to prove attractive to cyclists or pedestrians. In my opinion further housing
development in the settlement is likely to add to, rather than reduce the need for car borne travel.

512 According to the objector, the objection site's area is 0.4 ha. | accept that
development on this scale would be a fairly modest addition to the settlement. | am also mindful
that no special designations apply to the local countryside. However, while there are dwellings
to the east of the site and a substantial housing redevelopment scheme is in progress at Aston
Hall Farm, | consider the RDB is clearly and logically defined here.

513 The objection site is part of a field on the south side of Aston Lane. Its southern
boundary is not marked by any discernible physical feature. In my view the proposal would be
an arbitrary extension of the village into the countryside. Moreover, given the fairly shallow
depth of the site, it seems to me that, in all probability, this would be in the form of a ribbon of
development on the south side of the lane. | see this as a further disadvantage. | do not agree
therefore with the objector's submission that the amended RDB suggested would be significantly
better than the one defined in the Plan.

5.14 | accept that there is a need to identify additional housing land. 1 am also mindful
that both PPG3 and PPG7 advise that new housing will continue to be required in rural areas.
Nevertheless, rather than enhancing the compact form of the village as the objector contends, my
view is that the proposal would be a harmful incursion into the countryside, detrimental to the
setting, character and appearance of this part of Aston-by-Stone.

Recommendation

5.15 I recommend that no modification be made to the Plan.

*hkhkkhkkikhkkikkkhkkhkhkikkhkikkikiik

2.2 ASTON-BY-STONE: LAND TO THE SOUTH-EAST
Objection No: 1941/01 STWA.

The Objection
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. Land to the south-east of Aston-by-Stone should be allocated for housing within an
amended RDB.

Conclusions

52.1 The objection is linked to others directed at Proposal H13 and the Plan's housing

figures. However, neither my conclusions in respect of these matters, nor the unchallenged
submission that the land could be developed during the time scale of the Plan, cause me to view
the proposal favourably. Despite Aston-by-Stone's status as a selected settlement, my view is
that it is not an appropriate location for additional housing allocations. In particular, I consider
further housing development here would be likely to add to, rather than reduce, the need to
travel.

522 The objection site lies to the south-east of the lane leading into Aston-by-Stone
from the A34. Opposite it, on the west side of the lane, a residential redevelopment scheme is in
progress at Aston Hall Farm, to the south of the land, a tongue of development extends as far as
the A34, and a range of farm buildings is inset into the site. Despite these features however, the
site appeared to me to form part of the open expansive landscape of the Trent valley. While the
number of dwellings envisaged, ten, is not great, my opinion is that the proposal would be a
significant incremental expansion of the settlement nonetheless. Moreover, | consider that
development in this location would be poorly related to the scale and form of the settlement and
would be a harmful incursion into the countryside.

523 | appreciate that the proposal may help facilitate the provision of alternative
access arrangements to land used for sludge recycling; benefits could well accrue from the
resultant removal of the vehicles involved from the village. In my view however, these factors
are insufficient to outweigh the disadvantages of a scheme which to my mind would have a
detrimental effect upon the setting and rural character of this part of Aston-by-Stone.
Recommendation

5.2.4 I recommend that no modification be made to the Plan.

*kkhkkkkkkkhkkhkkhkkikikikhkkkkkhikikx

53 BARIASTON: L AND AT TITTENSOR ROAD
Objection No: 0199/03 J Sanders.

The Objection
. Land at Tittensor Road should be included in Barlaston's RDB.

Conclusions

5. ALTERNATIVE HOUSING SITES - RURAL
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53.1 The objection site, just under 0.5 ha in extent, is on the western edge of
Barlaston. It lies within the Green Belt. Although the objector submits that the preparation of a
local plan provides an exceptional opportunity for reconsidering existing boundaries, PPG2
advises that permanence is one of the essential characteristics of Green Belts and their detailed
boundaries should only be changed in exceptional circumstances.

532 The boundary of the Green Belt here follows the rear gardens of the dwellings on
the west side of Diamond Ridge. | find it clear and logical; 1 do not consider it to be drawn
unduly tightly. This view is not altered by the presence of a rather dilapidated structure in the
south-western corner of the land which, according to the objector, is a vacant bungalow.

53.3 Frontage development extends westward on the north side of Tittensor Road
opposite the site, and the land appears to be in use as a paddock rather than for agricultural
purposes. The effect of including the site within Barlaston's RDB would be to bring the land
within the ambit of Policy HO4 and the presumption in favour of residential development which
emanates therefrom.  But rather than a "natural’ rounding off as the objector suggests, my
opinion is that additional housing development here would be an incursion into the countryside
surrounding Barlaston.

534 In my view none of the factors put forward in support of the objection, including
the possibility that the site could accommodate social housing, amount to exceptional
circumstances sufficient to warrant altering the Green Belt boundary here. To my mind
development here would be a significant and harmful encroachment into an area of attractive
countryside, which also forms part of an SLA. As | see it, this would be contrary to the third of
the five purposes of Green Belts set out in PPG2.

Recommendation

5.35 | recommend that no modification be made to the Plan.

*hkkhkkkikkkhkkhkkkhkhkkikkihkkkikiik

24 BARIASTON: | AND NORTH OF COTON RISE, WEDGWOOD MEMORIAL
COLIEFGE, BROUGHTON CRESCENT AND BARI ASTON PRIMARY SCHOOL.__
Objection No: 0209/01 Trustees of Edome Broughton-Adderley.

The Objection

. Land north of Coton Rise and Broughton Crescent should be allocated for housing
development.

Conclusions

5. ALTERNATIVE HOUSING SITES - RURAL
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54.1 The objection site, which, according to the OS extract accompanying the
objection, has an area of 2.39 ha, is agricultural land on the edge of Barlaston. It lies within the
Green Belt.

54.2 My findings on the Plan's housing figures point to a sizeable shortfall of housing
land in the Borough. If these findings, together with my recommendations concerning certain of
the proposed housing sites in the Plan are accepted, a substantial amount of additional housing
land would need to be identified in order to meet the Structure Plan requirement for the Borough.
I also accept that the tightly defined RDB for Barlaston limits the scope for additional housing in
this settlement, and that this would be all the more so if my recommendation regarding housing
proposal H14 is accepted.

54.3 The foregoing factors lend a degree of support to the objector's case, but PPG2
advises that the essential characteristic of Green Belts is their permanence and detailed Green
Belt boundaries should only be changed in exceptional circumstances. Despite the shortfall in
housing provision, |1 am not satisfied that the remedy lies in the release of Green Belt land. Nor,
contrary to the objector's submission, do | see particular advantages in releasing more land in
rural locations, even where opportunities for additional development within the settlement are
restricted, as appears to be the case in Barlaston. While Barlaston is served by a railway station,
my view is that allocating additional housing land here would inevitably add to the need to travel
by car, contrary to the guidance in PPG13.

544 In the light of the foregoing | am not satisfied that there are exceptional
circumstances to warrant altering the Green Belt boundary here. While development on the land
in question could be regarded as an extension of the housing in Coton Rise and Broughton
Crescent, my view is that it would be a significant and harmful encroachment into an area of
attractive countryside, which fully merits its status as part of an SLA.

Recommendation

545 I recommend that no modification be made to the Plan.

*hkhkkhkhkkhkhkkhkhkhkhkhkhkhkhikiiikikikik
2.5 BARI ASTON: L AND SOUTH OF STATIONROAD
Objection No: 1921/03 A H Morris.

The Objection

. Barlaston's RDB should be altered to accommodate limited residential development on
land south of Station Road.

5. ALTERNATIVE HOUSING SITES - RURAL
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Conclusions

551 The objection site, which is on the southern edge of Barlaston lies, in the Green
Belt. The main issue is whether there are any exceptional circumstances which would warrant
amending the Green Belt boundary.

55.2 According to the objector, the modification sought would accommodate
residential development related to the provision of a golf course for which planning permission
has been granted. | accept that this could well assist in enabling the golf course project to come
to fruition. 1 also acknowledge that the provision of other related facilities, such as a village
green, which the objector mentions, could be beneficial. However, from the evidence before me,
I am not satisfied that the need for a golf course here is so compelling that another form of
development needs to be provided for in order to assist the implementation of the approved
scheme. | do not consider these factors amount to exceptional circumstances which warrant
changing the Green Belt boundary in this locality.

55.3 | acknowledge that the golf course project would have a certain impact upon the
area, which also falls within an SLA. Nevertheless, | consider that residential development here,
even if it is “limited' in extent as the objector suggests, would be an unacceptable encroachment
into the countryside, contrary to the third of the five purposes of Green Belts, set out in PPG2.
Recommendation

554 I recommend that no modification be made to the Plan.

*kkhkkkkkkkhkkhkkhkkikikikkkkkkhikikx

5.6 BARILASTON: L AND AT GREEN FARM
Objection No: LO116/01 Messrs Buxton.

The Objection

. Land at Green Farm should be allocated for residential development.

Conclusions

5.6.1 This land, which is on the eastern edge of Barlaston, lies in the Green Belt. Most
of the southern part of the site is occupied by a mixture of farm buildings. The objector confirms
that the objection site amounts to 1.2 ha, as opposed to the larger area referred to in the original

objection.

5.6.2 The Green Belt is drawn tightly around Barlaston. However, while the Plan
refers to the need to have regard to longer term development needs in defining the Green Belt,

5. ALTERNATIVE HOUSING SITES - RURAL
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my view is that this has to be considered on a wider basis than individual settlements. Where, as
in this case, the Green Belt boundary is defined in an adopted plan, PPG2 advises that the
boundary should only be altered exceptionally.

5.6.3 There are dwellings to the west, north-west and south of the farm. It is submitted
that the operation of a dairy farm is incompatible with the neighbouring residential use and that
redeveloping the site for housing would help facilitate the relocation of the farm buildings to a
new site within the farm ownership. According to the objector, the removal of a dairy farm from
a residential area would result in considerable planning gain.

564 In my experience it is by no means unusual to find a farm such as this within or
on the edge of a village, as is the case here. However, in this instance, I am mindful that the
evidence concerning the farm's problems, in particular the question of effluent disposal, have not
been challenged. In the light of this it seems to me that the relocation of the farm buildings could
well be beneficial, perhaps all the more so in the light of the planning consent for further
development linked to the dairy farm. Moreover while the existing farm buildings lie outside
Barlaston's RDB, it seems to me that they are closely related to the built form of this part of the
village and appear as part of its built fabric. In my opinion, their redevelopment would not
extend the “footprint' of the village, nor would there be any serious loss of openness.

5.6.5 In my view there is a strong case for regarding the foregoing factors as
exceptional circumstances which would warrant altering the Green Belt boundary to encompass
at least the part of the objection site currently occupied by buildings. However, bearing in mind
that the farm lies in an SLA as well as the Green Belt, it seems to me that the physical
consequences of relocating the farm buildings have a very important bearing on this question too.

5.6.6 To my mind the likely advantages stemming from the removal of the agricultural
activities from the objection site need to be weighed against the loss of openness which would be
likely to occur and the visual impact of new buildings upon the landscape. As no indication of
what would be involved, either location-wise, or in terms of the scale of development envisaged,
has been put forward, I am unable to form a view on this key matter. In the light of this
uncertainty, I consider it would be premature to exclude the objection site, or even part thereof,
from the Green Belt at this stage. Neither my conclusions regarding Proposal H14, nor the
County Surveyor's favourable response regarding access to the objection site, cause me to depart
from this view.

Recommendation

5.6.7 I recommend that no modification be made to the Plan.

*hkkhkhkkkikkhkkikkkhkhkhkkikkhkikikiik

2.7 BLYTHE BRIDGE: STALLINGTON LANE

5. ALTERNATIVE HOUSING SITES - RURAL

200



STAFFORD BOROUGH LOCAL PLAN 2001 INSPECTOR'S REPORT
Objection Nos: 0303/01 D Haworth; 0304/01 M Crosbie; 0305/01 G H Crosbie.

The Objection

. Blythe Bridge's RDB should be extended to include the housing along Stallington
Lane.

Conclusions

57.1 The land in question extends along Stallington Lane in a south-westerly direction

away from the A50 flyover. It lies within the Green Belt, having been so identified in the current
local plans for the area. PPG2 advises that the detailed boundaries of the Green Belt should only
be changed in exceptional circumstances.

57.2 As PPG2 also indicates that permanence is an essential characteristic of Green
Belts, | am unable to concur with the view that the designation here is an anachronism. | accept
that in settlements such as Brocton, Milford and Tittensor tongues of development which
protrude into the Green Belt are included within the respective RDBs. Despite their apparent
similarities to Stallington Lane, my view is that these examples do not provide sufficient
justification for amending the Green Belt boundary at Blythe Bridge, or including the area in
question within a Green Belt inset.

5.7.3 A particular concern arises from the failure to obtain planning permission for
residential development on the vacant land on the west side of the road, between Nos 142 and
156. To my mind the gap between these dwellings forms a significant break in the built-up
frontage. | accept that the Creda Factory is not too far away and there is a former air raid shelter
on the land. Nevertheless, as | perceived it, this land has a close physical affinity with the open
land beyond the lane.

574 In my opinion the land has a semi-rural character which sets it apart from the
somewhat suburban nature of much of this stretch of the road. The similar gap on the opposite
side of the road shares this attribute. Were development to take place on either of these parcels
of land, it would tend to consolidate the ribbons of housing which front onto the lane. | consider
the loss of openness which would be likely to occur would seriously erode the semi-rural quality
of this particular locality and would have a harmful effect upon the Green Belt.

575 In the light of the foregoing, I am not satisfied that the factors put forward in
support of the objections amount to exceptional circumstances which warrant amending the
Green Belt boundary here.

Recommendation

5.7.6 | recommend that no modification be made to the Plan.
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*hkkhkhkkikkkhkkhkkkhkhkkikhhkkikiik

28 BRADIEY:HOLILY | ANE | AND OPPOSITEEI MDRIVE
Objection No: 0544/01 N H Holt & Co.

The Objection

. Land to the east of Holly Lane should be included in Bradley's RDB.

Conclusions

58.1 The objection site is part of a field on the eastern edge of Bradley. | accept that
whereas the Plan makes provision for additional housing development in a number of villages,
Bradley's RDB is drawn fairly tightly around the main body of the village. | also acknowledge
that opposite the site, there is a modern estate development on the west side of Holly Lane in
Elm Drive. In addition, there is a dwelling to the north, and to the south of Levedale Road,
which forms the site's southern boundary, lies Bradley Grove Farm.

5.8.2 While development on the site would not appear as an isolated feature, my view
is that Holly Lane forms a sensible and clearly defined boundary. It separates the main body of
Bradley to the west from the open countryside to the east. Although three sides of the land are
bordered by lanes, its eastern limit appears somewhat arbitrary; it does not equate with any
physical feature on the ground.

5.8.3 | have been acquainted with the consent granted at Bradley Grove Farm outside
the RDB, and reference has also been made to a similar project at Church Farm. | am mindful
too that the submission that development on the site would provide an opportunity to improve
the junction of Wells Lane and Holly Lane was not challenged. Despite these factors however, |
am not satisfied that the objection site is an appropriate location for additional housing
development. In my opinion this would result in a harmful incursion into the countryside, poorly
related to the scale and form of the village and detrimental to the character and appearance of the
area.

Recommendation

5.84 I recommend that no modification be made to the Plan.

*hkkhkkhkkkikhkkikkkhkhkikkhkikikiik
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29 BRADIEY: | AND ADJACENT TO WEILLS FARM AND BRADIEY GROVE
EFARM
Objection No: 0944/01 Messrs B H Holt & Sons.

The Objection
. Land adjacent to Wells Farm and Bradley Grove Farm should be allocated for
housing.
Conclusions
59.1 The objection site which, according to the Council, has an area of some 5.7 ha,

lies on the southern edge of Bradley. It forms part of the countryside beyond the built confines
of the village. The land is largely obscured from Mitton Road due to a change in levels, but it is
clearly visible from Levedale Road which runs alongside its eastern boundary. In my opinion
the proposal would represent a major incremental expansion of Bradley into the countryside,
poorly related to the scale and built form of the village. | consider an expansion of the village on
the scale envisaged would have a harmful effect upon the character and appearance of Bradley
and upon the countryside within which it is set.

59.2 The prospect of local highway improvements, as outlined by the objector, could
bring about some benefits. However, in my view this would be offset by the likely increase in
the need to travel which development here would generate. | see this as a further disadvantage.
The possibility that the proposal could incorporate an element of affordable housing is not
without attraction. Nevertheless, | do not find this sufficient to allay my concern about the
inappropriateness of what would be a relatively major housing scheme in this location.

Recommendation

5.9.3 | recommend that no modification be made to the Plan.

*hkkhkkhkkikkhkkikkkhkkhkhkikkhkikikiik

510 BRADI EY: | AND AT SPRING FARM
Objection No: 1436/01 Mr & Mrs C Eastwood.

The Objection

. Land to the south of the village post office should be included in Bradley's RDB.
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Conclusions

5.10.1 According to the response form, this representation supports the Plan. However, it seems
to me that the actual submission seeks the inclusion of an additional area of land, referred to as
"the field called Hill Farm", within Bradley's RDB. My comments are made on this basis.

5.10.2 The land in question is a field which lies within the Bradley Conservation Area. Section
72 of the Planning (Listed Buildings and Conservation Areas) Act 1990, requires that special
attention be paid to the desirability of preserving or enhancing the character of a conservation
area when development proposals are under consideration. As | perceived it, the countryside
setting of the southern and western parts of Bradley's conservation area is a key component of its
special quality. To my mind, the openness of the objection site makes an important contribution
to this distinctiveness.

5.10.3 The incorporation of land within an RDB confers upon it a presumption in favour of
residential development by virtue of Policy HO4. In my opinion, the loss of openness which
would be likely to occur if this land were to be developed would have a harmful effect upon the
character and appearance of this part of the conservation area. In my view, Bradley's RDB is
sensibly defined here; | see no benefit in changing it.

Recommendation

5.10.4 | recommend that no modification be made to the Plan.

*hkkhkkhkkkikhkkikkkhkhkikkhkikikiik

FARMHOUSE

Objection Nos: 0318/01-02 G Handley.
The Objections

. Inappropriate exclusion of Bank Farmhouse and its garden from Brocton's RDB.
. Land west of Bank Farm should be included within Brocton's RDB as a housing site.
Conclusions

5.11.1 The objection concerning the farmhouse and its curtilage is accepted. In the Suggested
Changes, "in recognition of a drafting error”, it is proposed to amend Brocton's RDB to include
the land in question. | am content with this change which | heard would satisfy the objector.

5.11.2 The land to the west of Bank Farm, is a paddock some 1.1 ha in extent. It lies on the
western fringe of Brocton, within the Cannock Chase AONB.
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5.11.3 Besides Bank Farm to the east, the site borders onto the gardens of dwellings off Park
Lane to the north-east. To the south-west is a pair of semi-detached houses, beyond which is a
lodge by the entrance to a golf course which also adjoins the site. In addition, opposite the land,
on the south side of Sawpit Lane, former agricultural buildings have been converted to a
dwelling. These properties give a degree of containment to the site, but contrary to the objector's
submission, the land neither appeared to me to be surrounded by development, or to lie within
the village.

5.11.4 1 consider the housing off Park Lane appears as a tongue of development protruding into
the countryside and the dwellings to the south and south-west appear as isolated entities, rather
than integral components of Brocton's physical fabric. In my opinion, the site has more affinity
with the predominantly open expanse of the golf course to the north and forms part of the
countryside which surrounds Brocton, rather than an area of open land within the confines of the
village. Thus, despite the element of containment the site enjoys, | regard the proposal as an
outward expansion of Brocton rather than rounding-off or infilling as the objector suggests.

5.11.5 The submissions that all necessary infrastructure is available at the site and development
would not involve good quality agricultural land were not challenged. | accept that in PPG3 it is
stated that some housing will continue to be needed on greenfield sites outside urban areas and
both this PPG and PPG7 note that in some villages provision may be made for modest
development. However, PPG7 also advises that the primary objective of AONB designation is
the conservation of the natural beauty of the landscape, an approach echoed in Structure Plan
Policy 99 and Local Plan Policy ED30.

5.11.6 In my view the proposal would be a significant incursion of development into the
countryside beyond the confines of Brocton. It would also reduce considerably the clear gap
between it and Brocton A34. Irrespective of the quality of development which may be achieved
here, | consider this would harm rather than conserve the natural beauty of this part of the
AONB; it would be contrary to Structure Plan Policy 99.

5.11.7 According to the objector, the site would be particularly suited for the erection of
specialist housing for the elderly or those about to retire. | accept that the stream which crosses
the site and the proximity of the land to the golf course could provide the basis for an attractively
designed scheme. Moreover being alongside a bus route and some 300 m or so from the centre
of Brocton, the land is not unduly remote. | am also mindful that despite the emphasis placed on
care in the community nowadays, the policy for care in the community prepared by the County
Council's Social Services Department to which reference was made, and the acknowledgement
in joint Circular 10/92 that adequate housing has a major role to play in this process, the Plan
makes no specific allocations for elderly persons' housing.

5.11.8 The foregoing factors provide persuasive reasons in favour of releasing the land for an
innovative form of development. However while elderly people could well be attracted to live in
this location, | am not satisfied that this is sufficient to outweigh the harm likely to be caused to
the AONB.
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Recommendation

5.11.9 I recommend that the Plan be modified by the inclusion of Bank Farmhouse and its
curtilage within the Brocton's RDB in accordance with the Suggested Changes.

*khkkhkhkhkkkkkkhkkhkkhkkikhkikhkkkkkhikikx

2.12 BROCTON: 1AND TO THE WEST OF SAWPIT | ANE

Objection Nos: 0791/02 L A Simmons; 0793/02 C Simmons.

The Objections

. Land west of Sawpit Lane, Brocton should be included in the Plan as a housing site.
Conclusions

5.12.1 The objection site, which according to the Council has an area of about 1.16 ha,
comprises the south-eastern portions of two fields on the west side of Sawpit Lane. It lies
between No.48 to the south-west and a footpath and the access drive to Brocton Hall Golf Club
to the north-east. On the east side of the golf club access is a lodge, beyond which are two
houses.

5.12.2 In my view, the distance between No0.48 and the properties to the east of the Golf Club
access is too great for the proposal to be regarded as infilling as the objectors suggest. Contrary
to the objectors' view, | consider the proposal would be a significant and harmful intrusion into
the countryside beyond the clearly defined confines of this part of Brocton A34. It would
considerably erode the gap between this settlement and the main body of Brocton village to the
north-east.

5.12.3 The site is put forward as an alternative to the housing proposal at Rickerscote (H3). |
accept that the scale of development envisaged here would be substantially less, but other than
that, | see no significant advantage in substituting this site for the proposal in the Plan.

Recommendation

5.12.4 | recommend that no modification be made to the Plan.

*hkkhkkhkkkikhkkikkkhkhkikkihkikikiik

513 BROCTON: L AND AT BRICK KIL N ANE, NEWTOWN
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Objection No: 1412/01 D G Calcroft.

The Objection
. Land at Brick Kiln Lane should be included in the Plan as a housing site.
Conclusions

5.13.1 The land in question, which is on the southern fringe of the Newtown area of Brocton, is
a paddock on the west side of a lane leading southwards from Cannock Road, A34. It lies
between four bungalows to the north-east and a detached house to the south-west. Newtown is
set apart from the two more substantial concentrations of development to the east and north-east
which make up the main body of Brocton. As well as Brick Kiln Lane, Newtown also comprises
housing which fronts onto the south side of the main road, a residential cul-de-sac, Brocton
Crescent, a garage with a shop, and a group of commercial premises including large modern
factory buildings, a builder's depot, a sawmill and a storage area.

5.13.2 Newtown is not far from the area referred to in the Plan as "Brocton A34" which is
identified as selected settlement and encompassed by an RDB. Nevertheless, as | perceived it,
Newtown appears as a distinctly separate enclave, beyond the built-up limits of Brocton.
Notwithstanding the mixture of dwellings and commercial buildings in evidence, |1 do not
consider it constitutes a coherent settlement in its own right. Moreover, it seems to me that the
objection site lies on the fringe of, rather than within, Newtown. While Longcroft and White
House lie to the south-west, my view is that they appear as individual houses in the countryside
rather than integral physical components of a settlement.

5.13.3 In my opinion, the objection site is part of the countryside; development on it would be
an outward expansion of Newtown. While the site lies between The Paddock and Longcroft, my
view is that the distance between these dwellings is too great for development on the land to be
regarded as infilling.

5.13.4 The site is not in the Green Belt, but national planning policy as set out in PPG7 seeks to
protect the countryside, an approach reflected in the County Structure Plan. | accept that the
development of the site would help make up the shortfall of dwellings in the plan area.
Nevertheless, | consider it would be contrary to the policy guidance; the loss of openness which
would be likely occur would be a harmful intrusion into the countryside. | agree that the site is
not particularly prominent, but I do not regard this as a good reason for permitting development
in the countryside. Likewise, although development has been permitted elsewhere in Newtown,
including the commercial premises to the north-west, my opinion is this does not provide
justification for a proposal which would be harmful in its own right.

Recommendation

5.13.5 | recommend that no modification be made to the Plan.
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*hkkhkhkhkhkhkkhkhhkhkhhhhhiiiik

514 BURSTON
Objection No: LO38/01 P W Shaw.

The Objection
. Provision should be made for residential development at Burston.
Conclusions

5.14.1 The objection site is a field on the western edge of Burston, a small lose-knit settlement
in the Trent Valley. According to the objector, Burston should have an RDB which should
encompass the land in question.

5.14.2 Burston is not identified as a selected settlement in the Plan. The methodology employed
in the evaluation and selection of settlements is chronicled in the review reports presented to the
Council during the Plan's preparation. In my view the factors used to identify the settlements
where additional housing development would be acceptable in principle are reasonable. Some of
the selected settlements where RDBs have been defined, such as those cited by the objector, are
relatively small, but to my mind, this is not in itself a good reason for treating Burston in the
same manner.

5.14.3 As | perceived it, the part of Burston which lies to the south-west of the railway, where
the objection site lies, is little more than a hamlet. It is physically separate and distinct from the
other group of buildings on the south side of the A51 and other than a church, it appeared to me
to be devoid of local facilities. | find Burston's exclusion from the selected settlements identified
in the Plan reasonable. In my opinion, this is not a location where infilling or limited expansion
would be appropriate; further development here would be likely to add to, rather than reduce, the
need to travel.

5.14.4 While Burston Villa Farm and a group of converted barns lie to the west of the site, |
regard it as part of the open countryside which surrounds Burston. The merits of expanding the
settlement by developing the site were examined in 1991 when an appeal was dismissed. In my
view the circumstances are not materially different today.

5.14.5 1 agree with my colleague's view that development on this land would be very intrusive
and would unacceptably extend the built-up part of the settlement to the detriment of the
character and appearance of the area. In my opinion, the development of this land, even with a
low density scheme as the objector suggests would represent a significant and harmful incursion
into the countryside, contrary to both national and local policy guidance. Accordingly therefore |
do not regard the objection site as a suitable location for housing development.
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Recommendation

5.14.6 | recommend that no modification be made to the Plan.

*hkkhkkkkikkhkkikkkhkhkikkhkikikiik

515 CHEBSEY: L AND AT SCHOOL | ANE
Objection No: 0922/01 Chebsey Estate Limited.

The Objection
. Land at School Lane, Chebsey, should be allocated for residential development.
Conclusions

5.15.1 The objection site is on the northern fringe of Chebsey, a small village in the countryside.
Chebsey is not identified as selected settlement in the Plan, in which case no RDB has been
defined. No case for changing Chebsey's designation is made by the objector and | see no reason
to question the provisions of the Plan in this respect.

5.15.2 The site lies within the Chebsey Conservation Area. While there is a school and
associated dwelling to the east of the land, and the land itself contains some small agricultural
buildings, the site is predominantly open. To my mind it has more physical affinity with the
countryside within which Chebsey is set, than it does with the built fabric of the village.

5.15.3 As | perceived it, the special character of the Chebsey Conservation Area derives to a
significant degree from the countryside setting of the settlement. Indeed, the conservation area
document highlights the importance of the tongues of open countryside, which penetrate the
settlement, to the character of the area. The eastern part of the objection site is specifically
identified as part of a significant area of open space within the conservation area.

5.15.4 Section 72 of the Planning (Listed Buildings and Conservation Areas) Act 1990 requires
that special attention shall be paid to the desirability of preserving or enhancing the character or
appearance of a conservation area. To my mind, the proposal would do neither. Firstly, 1
consider housing development on it would be a significant and intrusive expansion of the
settlement into the countryside, poorly related to the scale and form of Chebsey. Secondly, |
consider that the loss of openness which would occur would seriously erode the distinctive
quality of an important part of the conservation area. As I see it, the release of the objection site
for housing would have an unacceptably harmful effect upon the character and appearance of the
area.

Recommendation
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5.15.5 | recommend that no modification be made to the Plan.

*hkkhkhkhkhkhkhkhhkhkhhkhhhkhiiik

516 CHURCHEATON: L AND OFF ALLEY'S | ANE
Objection No: 0317/01 F M Massie.

The Objection
. Land off Alley's Lane should be allocated for residential development.
Conclusions

5.16.1 The objection site comprises two parcels of land on the northern edge of Church Eaton,
separated by Alley's Lane, an unmetalled track.

5.16.2 1 accept that the Plan only provides for minor development within the confines of Church
Eaton. However, while the objector contends there is a demand for housing in the area, this is
not elaborated upon. In particular, there is no evidence to show that the need for housing here is
such that a specific allocation is warranted. The 1991 Census journey to work figures indicate
that nearly two thirds of Church Eaton's employed residents travel to work elsewhere. It seems
likely that a similar pattern would ensue if the land was developed for housing, in which case,
contrary to the advice in PPG13, the need to travel would be increased rather than reduced.

5.16.3 Rather than rounding off the village as is suggested, | consider the proposal would be a
significant incremental expansion of Church Eaton beyond its present well defined confines.
According to the Council, the site's area is some 3.9 ha. To my mind, development on this scale
would be out of keeping with the scale and pattern and form of development in the village and
would intrude into the countryside. In my view this would have a harmful effect upon the
character of the area.

5.16.4 No indication of how access to the land is to be gained has been given. In my opinion
Alley's Lane is unsuitable to serve development on the scale envisaged. Furthermore, the
highway authority's submission that its junction with the C139 has restricted visibility for
emerging vehicles has not been challenged. | regard these factors as further disadvantages which
add to my concern about this site.

5.16.5 In the light of the foregoing, | am not satisfied that the objection site is an appropriate
location for housing development.

Recommendation

5.16.6 | recommend that no modification be made to the Plan.
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217 COID MEECE: | AND AT FORMER PROOE AND EXPERIMENTAIL RANGE
(P& EF)
Objection Nos: 1489/01-05 DLA - MOD.

The Objections

. Land at the former P & E E Site should be allocated for housing.
. An RDB should be defined for Cold Meece.
. Proposal FES2 should be deleted.

Conclusions
The Site and the Basis of the Objections

5.17.1 The land in question, some 45 ha in extent, lies to the south-east of the Swynnerton to
Eccleshall road. It encompasses the 11.5 ha of land to which Proposal FES2 relates where
planning permission has been granted for the change of use of a number of buildings to B1, B2
and B8 uses. The objector's proposal envisages the retention of the former police office and
recently constructed stores/workshops/garages for employment purposes. The objection site also
includes the part of housing Proposal H30, about 1.2 ha, which has planning permission for
housing. A development of some 400 houses occupying 16.5 ha, is proposed, it being
anticipated that about 200 would be completed during the plan period. It is intended that the
eastern portion of the site, another 16.5 ha of land, would become a nature reserve, managed and
owned by the Staffordshire Wildlife Trust. In addition, the proposal provides for open space and
community facilities. A suggested RDB for Cold Meece, embracing the proposed housing area,
the existing housing off Mill Road, and the Department of Transport Goods Vehicle Testing
Station, is put forward too.

5.17.2 The objection site was formerly used for the testing of munitions. The western part of
the land contains a mixture of specialist buildings such as ammunition stores, firing houses and
observation posts. In addition there is a modern storage building, offices, workshops and
garages, as well as a large hardstanding. Apart from a wall which traverses the site, roughly
from west to east, the rest of the land is more open. Save for internal service roads and a stream,
it is mainly down to pasture. Near the eastern edge of the site are large concrete butts. These
substantial structures are set into high mounds covered in mature vegetation.

5.17.3 In essence the objection to Proposal FES2 is underlain by two premises. Firstly, the
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amount of employment land provided for in the Plan is excessive and secondly, unlike housing,
the proposal would not act as a catalyst to regenerate Cold Meece. | deal with the first point
separately, but consider the second as part of my examination of the merits of the proposal
advocated by the objector.

Employment Land Provision

5.17.4 The 11.5 ha which Proposal FES2 comprises, together with the 62 ha identified at
Meaford (Proposal FES1) would be in addition to the 70 ha of new employment land allocated in
the Plan. | am also mindful that the latter figure includes an allowance of 28.49 ha to cover the
replacement of employment land allocated for other uses.

5.17.5 In endorsing the provision of 125 ha of employment land in Stafford in the Structure
Plan, (as opposed to the 165 ha sought by the Borough Council), the Secretary of State noted that
this represented a significant increase in past take-up rates. As the take-up of such land has
remained fairly sluggish, the Structure Plan allocation would appear to offer scope for a good
degree of flexibility. On the face of it therefore, the propriety of providing further employment
land does appear somewhat questionable.

5.17.6 The objector contends that the question of replacing “lost' employment land such as the
Cold Meece site would have been taken into account in the determination of the Structure Plan
allocation. | accept that the Local Plan should not seek to circumvent the Structure Plan, but |
find the evidence to support this submission somewhat inconclusive; the Structure Plan is silent
on this point. In particular, it seems to me that whereas assumptions can be made about the
components of the housing figures with an element certain amount of certainty, a factor such as
the loss of employment land is far more volatile and so is harder to predict with any degree of
confidence. In these circumstances therefore, I do not find the Council's approach in making a
separate allowance for the continued use of land which previously provided employment,
unreasonable.

5.17.7 Regardless of whether the previous uses of sites FES1 and FES2 fall outside the ambit of
Class B of the UCO, | consider they are both substantially developed sites which provided
employment. Accordingly, therefore, | find it reasonable to regard the sites as part of the
Borough's stock of employment land. As the proposals simply seek to perpetuate the use of the
land for this purpose, | see nothing untoward in differentiating the two sites from the outstanding
employment land requirement.

5.17.8 | accept that doubts about allowing for the replacement of employment land and the re-
use of land which did not previously fall within Class B are voiced in the Third Review Report
[CD6]. | am also mindful that this is the subject of concern by DOE [7.9.3]. Be that as it may, |
am unable to concur with the objector's submission that the Plan's employment land figures have
been “massaged’. | find the approach used in the Plan reasonable; | do not consider Proposal
FES2 represents an unacceptable over-provision of employment land.

The Objector’s Proposal
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5.17.9 My conclusions regarding the Plan's housing supply figures, coupled with my
recommendations in respect of several of the proposed housing sites, point to a substantial
housing shortfall. As the evidence that the land has no serious physical, infrastructure or
ownership constraints was not challenged, it would appear that the proposed scheme could make
an appreciable contribution towards meeting the Structure Plan housing requirement.
5.17.10PPG12 advises that redundant, derelict and/or underused sites represent an important
resource; both the PPG and RPG11 express a clear preference for the use of brownfield land in
advance of greenfield sites. Similarly, Structure Plan Policy 13 provides for alternative uses of
obsolete premises where appropriate. In this context therefore, the proposal could help reduce
the need to look to greenfield land in order to accommodate the Borough's housing requirement.
As PPG12 also refers the benefits likely to accrue from the reclamation of contaminated and
derelict land, the proposition that allowing housing development would free resources to reclaim
the parts of the site which suffer from contamination is not without attraction either.

5.17.11 The scheme could contribute towards the provision of a diverse range of housing sites
and types as advocated by Structure Plan Policies 58 and 59 and there would be scope for the
provision of an element of affordable housing. In addition, the proposal would help facilitate the
recycling of public assets to meet development needs, one of the key strategic objectives set out
in the Explanatory Memorandum to the Structure Plan. The development potential of major
brownfield sites, including Ministry of Defence land, is also highlighted in RPG11.

5.17.12There are only about 30 dwellings in Cold Meece, but according to the objector, the
various businesses which occupy other former Ministry of Defence land there provide about 350
jobs. These are likely to be augmented by jobs transferred to the former British Telecom
premises and there is the prospect of more at the former DRA establishment where planning
permission has been granted for B1, B2 and B8 uses. In addition, other former Ministry of
Defence land at Cotes Heath (Moorfields RIE), Raleigh Hall and Drake Hall Prison are not far
away; the objector estimates they provide some 600 jobs. | heard that a survey of employees of
AMEC, one of the local firms, found that 77% live more than five miles away; a good
proportion travel more than 20. The survey also indicated that 25% of the employees would
consider living in Cold Meece if the opportunity was available.

5.17.13The proposal would provide more opportunity for people employed locally to live near
their work. As such it could contribute towards achieving a better geographical balance between
employment and housing, thereby helping to reduce the need to travel. In so saying I am mindful
that although the Suggested Changes to the Plan include references to the Government's
commitment to sustainable development and reducing the need to travel, no re-appraisal of the
proposed housing sites has been carried out.

5.17.14 The proposed nature reserve, which is the home to protected species, including rare bats
which roost in one of the large butts which lie within this area, would be a commendable means
of safeguarding the well-being of the flora and fauna. It could well become a valuable local
asset. | also agree that this measure would be consistent with the advice in PPG9 concerning the
protection and enhancement of nature conservation interests. Likewise, it would accord with
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Structure Plan Policy 85 and the various policies in the Local Plan which pursue the same ends.

5.17.15The foregoing factors provide persuasive reasons for viewing the proposal favourably.
However, while I am also mindful that Structure Plan Policy 66 provides for housing
development in rural settlements, | have a number of reservations.

5.17.16Parts of the site are derelict. Nonetheless, despite the presence of the wall which runs
across the site and the various buildings and structures on the land, much of it is open. To my
mind, this by no means insignificant component looks very much like open countryside and
displays similar characteristics to greenfield land. Taking the site as a whole, my impression was
that it hardly presents a picture of wholesale dereliction; much of the land has the appearance of
a greenfield site. | agree with the Council's view that the land is not a typical brownfield site. 1
regard it as something of a hybrid. For this reason | attach rather less weight to the perceived
benefits of re-using the land for housing.

5.17.17 Judging from the objector's illustrative layout, much of the new development would take
place on the predominantly open parts of the site, to the east of the main concentration of
buildings. To my mind this part of the site lies well beyond the main built-up area of Cold
Meece.

5.17.18 The 30 dwellings in the locality would be augmented if the planning permissions
which have been granted are implemented. Both PPG3 and PPG7 lend support to modest growth
in rural settlements. Nevertheless, even allowing for the scale and extent of employment land in
the locality, my opinion is that Cold Meece hardly constitutes a coherent settlement. In the light
of this, I find the Council's description of the proposal as a ‘major new housing estate’ both
reasonable and apt. In terms of scale, my opinion is that the proposal amounts to appreciably
more than a project to rejuvenate Cold Meece as the objector suggests. | consider the proposal
cannot reasonably be regarded as a modest addition to Cold Meece; the scheme would represent
a significant outward expansion, well beyond its main built confines. Nor do I regard this as an
instance where development can help maintain local services; they are largely absent. In the
context of the Plan, | see the project as a major scheme. In my view it runs counter to the
strategy of concentrating development in urban areas embodied in Structure Plan Policy 78 and
RPG11.

5.17.19The proposal includes the provision of community facilities; according to the objector
these would comprise a public house, a local shop and a community centre. Such provision
would benefit both the occupiers of the existing dwellings in Cold Meece as well as those of the
proposed dwellings and could be covered by a Section 106 agreement. However, my view is
that it is unlikely that the scale of development proposed would be capable of supporting
sufficient services to meet the needs of the residents. Although Cold Meece is on three bus
routes, | consider that locating a large housing scheme in this rural location would lead to a
substantial increase in car borne journeys in order to fulfil residents' daily needs. As I see it, this
would outweigh any benefits in this respect likely to accrue from the proximity of homes to
sources of employment.
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5.17.20The objector's layout plan shows how housing could be laid out in a manner which
blends in with the existing features on the site. The incorporation of trees, woodland belts and
the watercourse could create an attractive living environment. There would also be scope to
further enhance the setting of the dwellings through additional planting. Combined with the
existing greenery, this would also restrict views into the site. Indeed | accept that the vegetation
on the fringes of the site already gives a strong degree of enclosure to the land; it is not especially
prominent from public vantage points beyond the site's boundary. Despite this, | do not consider
the proposal would be well integrated into the local pattern of development; there would be a
significant loss of openness. In my opinion it would represent a harmful incursion into an area
which appears very much as, and has a close physical affinity with, the local countryside.

5.17.21 As the site lies just beyond the Green Belt, the argument that the proposal would help
reduce pressure on the Green Belt by diverting development away from it, is not necessarily
without merit. Similarly, the scheme could act as a “safety valve', relieving pressure on other
sensitive areas. However, while the demand for residential development outside Stafford is
commented upon in the Second Review Report [CD3.2], there is no evidence to show that either
the Green Belt or any other sensitive area within the Borough is especially vulnerable to
development pressure. In the light of this, | attach little weight to these factors.

The Provisions of the Plan

5.17.22Providing additional employment opportunities in Cold Meece as the Plan envisages
would add to the imbalance between the location of jobs and housing in the area and could lead
to an increase in travel, but in my view the housing proposal would be no better in this respect.
Even if some of the residents did work locally, it is conceivable that a good proportion would
travel elsewhere. In any event, I am mindful that the Stafford County Travel Survey 1993 found
that journey to work trips made up only 22% of all recorded journeys.

5.17.23PPG12 advises that in allocating sites there should be a reasonable expectation of
development proceeding. | do not underestimate the difficulties involved in developing the site
as envisaged in the Plan. | also accept that adapting the purpose designed buildings on the land,
such as the firing houses and ammunition stores, to other uses, is likely to prove very difficult.
However, in my view, the objector's submission that Cold Meece is not an attractive location for
employment, is not borne out by the evidence on the ground. Other former military land at Cold
Meece and in the vicinity appears to have proved attractive to a variety of businesses. The recent
occupation of the former British Telecom premises would also seem to bear testimony to this.

5.17.24 Proposal FES2 would be consistent with the provision of a range of sites as advocated by
PPG12. Even if the site were to attract low grade, less prestigious users, or "Cinderella’
industries, 1 am satisfied that sufficient scope exists to ensure they would not have an adverse
effect upon their surroundings; appropriate conditions could be attached to any consent if needs
be.

5.17.25Whereas the Council's proposal concentrates on the part of the land which is
“brownfield’, in that it contains the majority of the disused buildings and contaminated land, the
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objector's scheme indicates that development would be concentrated in the open central part of
the site. The objector's witness accepted that the costs of site preparation for employment use
could be less than for housing. While redevelopment of the site would not be without
difficulties, there is no evidence to show that a viable redevelopment for employment purposes
could not take place here.

5.17.261 agree that small scale businesses would be less likely to fund the long term management
of the area as a whole. 1 also appreciate that the Wildlife Trust would prefer housing to industry.
There is however no evidence which shows that the previous use of the site has had any
deleterious consequences for local wildlife. In my experience, nature reserves located close to
industrial areas can function satisfactorily. From what is before me, | am not satisfied that the
recycling of the land as envisaged by Proposal FES2 would have unacceptably adverse
consequences for nature conservation or for the well being of protected species in particular.

5.17.27Proposal FES2 would be likely to generate more commercial traffic on top of the goods
vehicle movements which already occur on the local roads, including a large number which visit
the Department of Transport HGV Test Centre on the neighbouring land. However, the Plan's
proposal has not attracted any objection from the highway authority. Moreover while there is
local concern in this respect, the evidence before me does not suggest that additional traffic is
likely to have an unacceptable effect upon highway safety in the area.

5.17.281 accept that the Plan does not address the reclamation of the whole of the site and |
consider the possibility of grant aid, referred to in the text, is probably over-optimistic. However,
the objector's witness accepted that the land could be used for agricultural purposes. Even if this
proves to be little more that rough grazing in practice, my opinion is that the rest of the site
beyond the land identified as Proposal FES?2 is capable of serving a useful purpose nonetheless.

Overall Conclusion

5.17.29The objector's proposal represents an imaginative way of utilising a large redundant site
in a locality where employment uses predominate. As such, it could help bring about some
regeneration as the objector claims. However, contrary to the objector's view, | do not consider
the proposal would assist in safeguarding the countryside; it seems to me that it would result in a
large scale housing development on predominantly open land beyond the main built confines of
Cold Meece; it would tend to exacerbate rather than consolidate the fragmented and incoherent
form of the settlement. In my opinion, the benefits offered by the proposal are insufficient to
outweigh my reservations about the appropriateness of making a major housing allocation in this
location in lieu of Proposal FES2.

Recommendation

5.17.301 recommend that no modification be made to the Plan.

2.18 COLD NORTON FARM NEAR STONE
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Objection Nos: 0906/01-03 The Biotechnology and Biological Science Research Council.
The Objection

. Provision should be made for a new settlement centred upon Cold Norton Farm.
Conclusions

5.18.1 The land objection site, which straddles the B5026, lies to the west of the M6, about 3
km to the south-west of Stone's town centre. The objector's proposal envisages a new settlement
of between 500 to 1000 dwellings.

5.18.2 Structure Plan Policy 68 allows Councils to consider the contribution which new
settlements may make towards meeting housing requirements. In approving the Structure Plan,
the Secretary of State, accepted that new settlements may be sited so as to include some existing
buildings. He also referred to the EIP Panel's conclusion that this policy was particularly
relevant to Stafford Borough. In this respect, I am mindful that the Panel felt that scope existed
for a larger (i.e. above 1000 houses) new settlement in the Borough.

5.18.3 The objector's submission that the proposal complies with all the criteria specified in
Structure Plan Policy 68 was not challenged. | am aware that in preparing their local plans, two
other Staffordshire local authorities, East Staffordshire and Lichfield, gave active consideration
to a new settlement. | was also acquainted with a proposal for a new village of 750 dwellings in
the Kettering Local Plan.

5.18.4 | accept that providing for a new settlement could contribute to the formulation of a
longer term development strategy for the Borough. | am also mindful that PPG3 acknowledges
that new settlements offer an alternative to the expansion of towns or villages as a means of
accommodating growth. Nonetheless, as | see it, Structure Plan Policy 68 is discretionary; it
does not oblige the Council to pursue the option of a new settlement. Nor do | consider it is
beholden upon them to include a lengthy justification of why they have not done so in the Plan.

5.18.5 The proposal would offer a means of helping to make good the housing shortfall I have
identified. However, the current version of PPG13, published after the approval of the Structure
Plan, advises that the development of small new settlements (those unlikely to reach 10,000
dwellings within 20 years) be avoided. This figure is more than the total Structure Plan
provision for the Borough as a whole. Furthermore, the objector's witness accepted that the
proposal was not in the 10,000 dwellings category.

5.18.6 The advice in the more recent RPG11 is that any new settlement should be large enough
to offer the prospect of self-containment for most day to day needs. The objector's illustrative
scheme provides village centre facilities including a school, small scale employment and other
facilities and also makes provision for an area of potential employment development. However,
the objector accepts that a new settlement of the type and size proposed would not be self-
contained.
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5.18.7 Most settlements, irrespective of their size, interact with others to a greater or lesser
extent. Nevertheless, my opinion is that it is unlikely that a settlement of the size envisaged
would be capable of supporting a range of facilities sufficient to meet residents' daily needs. It
seems probable therefore that a good proportion of the residents would have to rely on the
facilities in a larger settlement, probably Stone in this instance.

5.18.8 The site is not far from Stone and the B5026 offers an easy link to the town. However
the B road does not form part of a bus route at present. The prospect of development at the site
may encourage the provision of a service, but no evidence of prospective operator interest was
put before me. It may be possible to provide a halt on the railway line which runs to the north of
the site, but as | heard no approach has been made to Railtrack, | attach little weight to this
factor. While Norton Bridge Station is about 2 km away, | do not consider it is particularly
convenient; there is no bus link to it. It would be possible to cycle into Stone, although there is
no separate cycle route, but as there is no footpath alongside the road until the edge of Stone is
reached, | doubt whether many people would be attracted to walk to and from Stone.

5.18.9 Given the site's proximity to Stone, the scheme would doubtless help benefit the town's
economy. However, in the light of the foregoing, my opinion is that not only would the proposal
increase the need to travel, but it also seems likely that a high proportion of journeys would be by
car. To my mind the proposal would neither accord with the advice in PPG13 or in RPG11.
Contrary to the objector's view, | do not consider this proposal offers a particularly advantageous
way of accommodating the Borough's housing requirements.

5.18.10The site lies beyond the Green Belt and is not in a Special Landscape Area. There is no
evidence that the land has any special nature conservation value. MAFF accept that on the basis
of the illustrative layout, development would generally be located on lower quality land. Be that
as it may, my view is that the objection site forms part of a reasonably pleasant area of
predominantly open countryside nonetheless. | do not regard the site as an area of low landscape
value. The land is not claimed to be derelict. The former research establishment buildings are
vacant, but planning permission has been granted for a residential conversion scheme.

5.18.11The site is clearly visible from the B5026, but is not particularly prominent in the wider
landscape; the local topography and vegetation help to filter out more long distance views. The
Rural Areas Local Plan refers to the area having been denuded of trees and additional planting
could help to ameliorate the impact of the proposal over the years. There would also be scope to
retain local features such as ponds, trees and hedgerows. In addition the development proposed
would be seen in association with the new motorway service area alongside the M6 to the south-
east. Despite these factors however, my view is that on th