
































































































































































































































































































































































































































































































































































































































































































 

Please find below the final concern myself and my husband share regarding the SMDC 
modified local plan.  
 

No Buy in by the people of Biddulph 

Short cutting of the Modification selection process is not acceptable.  

Why have these sites been deemed Level 1 Building land given that they were all excluded 
in 2016 as unsuitable? These sites are on a Flood plain and have soil issues - any housing or 
infrastructure to support the housing on this site would not be capable of being insured. 
Thus with no Building insurance available to the proposed houses, there would be no 
mortgage availability. Who would be responsible for the public liability insurance on these 
sites? 

I object to the very late modification to the SMDC Local Plan. The addition of Safeguarded 
land without proper investigation especially into public safety issues and clear lack of public 
consultation could lead to legal action and in the end proves very expensive to the local 
council. 

The SMDC Planning Team identified 12 out of the original 27 Biddulph sites in the SMDC 
Local Plan 2015 and ranked the above three sites BD 087, 068 & 062 as Ranked 1 prime 
building land – No other site in Biddulph is Ranked 1. Sixteen of the original sites identified 
in the 2015 SMDC Local Plan for Biddulph were not even considered. 

At the meeting on 26th June 2019 the Executive Director was asked 3 times why this land 
was Rank 1 in Biddulph given that two of the sites have Flooding Issues and why no other 
sites were Ranked 1 – No answer was given. In order to understand the logic of the SMDC 
Planning Team perhaps you could ask the question we cannot get an answer. 

Failure to consider other sites together with lack of or no consultation  since 26th June 2019 
by SMDC Planning Team leave open to question, why these sites? 

I do not believe that due process has been followed and that this is leaving the motives of 
the SMDC Planning open to question. Please could you confirm that all due diligence has 
been completed up front and not left to a later date when these sites could be rejected. This 
could prove to be a very expensive waste of time for all concerned. 

Buy in is key to developing any plan – there is no buy into this plan by any of the people in 
Biddulph – this cannot be dressed up. No due process has been followed. To push this 
modified local plan through at break neck speed can only lead to an expensive legal 
outcome. SMDC has had 8 years to get this local plan right, this Modified Local Plan has 
taken 3 months from 26th June, no public face to face consultation, and a hurried last 
minute consultation period with almost no one informed. Only the Site Owners have been 
kept up to date. 
 

I would appreciate that the concerns of myself and my husband be considered as part of this 
consultation. 
 



Access to BD 068 and BD 087 - Road Safety Issues 

Public Safety Issue - The land proposed for the access road for BD 068 and BD 087 & bridge 
onto BD 087 is only 1.5M above the normal river height (Flash Flood Height reaches 2.6M). 
This land has been identified as Flood Risk Level 2/3. It is the only access road and bridge 
onto BD 068 and BD 087 both enclosed sites. What happens in a flash flood – will there 
need to be an Emergency Evacuation Plan in place, have the Emergency Services been 
involved in pre-selection of this site? 

The Maximum rise of the river during a flash flood is 2.6M (video evidence can be supplied). 
The Environmental Agency has specifically stated that this river cannot be cultivated. In 
order to build a 6M wide (4M + 2M) single access road and bridge onto these sites a support 
wall will have to be built along the river bank. The access road onto BD 087 is on the narrow 
side of the river bank approximately 10M wide. I believe that an investigation would be 
required before these sites were approved for Safeguarding in order to demonstrate it is 
actually possible given the ground condition is Marsh land. 

I would ask you to dismiss the Safeguarding of BD 068 and 087 from the SMDC Modified 
Local Plan until the SMDC Planning Team have liaised with all vested interests (not just the 
site owner) and provided all the necessary information (including an SFRA Level 2 Flood Risk 
Assessment & Public Safety Risk Report and Soil sample reports and a Staffordshire County 
Council Transportation report) in order to ensure that BD 068 and 087 can be put forward in 
the future for planning consideration. 

If the SMDC Planning Team has not carried out the necessary proprietary works required for 
Safeguarding of this site, then they are pulling the wool over people’s eyes. Question, has 
Staffordshire County Council committed to funding the development of a new road for 
Marsh Green from the junction of the A527 to the 2 proposed access roads approximately 
200M? This will involve the compulsory purchase of land and would be required to be 
completed before any building could be undertaken. Could the SMDC (as stated at the 
meeting on 26th June – a new road would be required) please confirm they have an 
agreement with the Staffordshire County Council to fund and complete such a road project 
including an agreed timescale within the next 10 years? 

Out of date information used to develop the Modified Plan 

The SMDC Planning team stated at the meeting on 26th June that they used findings from 
2014, 2015 and 2016 to justify their development / conclusion to support the Modified Local 
Plan. This excluded information from 2017, 2018 or 2019.  

The SMDC Planning Team was requested in 2015 to develop a SFRA Level 2 Flood risk 
analysis for BD 087, in checking with the Environmental Agency (2nd September 2019) this 
has not been completed. There is only a SFRA Level 1 on record.  

In a letter dated 26th August 2015 from the Environmental Agency to the SMDC Planning 
Team it clearly states that all other sites should be considered before this site. Sites BD 062, 
068 & 087 were originally excluded during the first round of consultation in 2016. In the 
Modified Local Plan the SMDC Planning Team has only identified 12 sites from the original 
housing plan in 2014; there was originally a total of 27 sites identified in the plan. The three 
sites chosen as Level 1 - BD 062, 068, 087 were all considered at great length and excluded. 



1. The SMDC Planning Team reintroduced these sites in May 2019 after the SMDC Local 
Plan was rejected by the Planning Inspector – Reason for rejection – A site called 
BDNEW was to be removed from the Local Plan as it was on Green Belt land. All 3 of 
the above sites are all on Green Belt land.  

2. In the 2015 Green Belt report commissioned by the SMDC (costing tens of 
thousands) stated that all 3 sites (BD 062/68/87) should only be considered under 
Exceptional circumstances. But the same report stated that land to the south of 
Akesmoor Lane on which BD NEW is situated should be considered for future 
development. Why has this report not been used as a factual base for the 
development of Biddulph? 

3. Biddulph Town Council had rejected all three sites from the Local Plan in 2015.The 
Biddulph Neighbourhood Plan issued 24th September 2019 (which is the most up-to-
date report on the area and has been conducted with all due diligence and public 
participation) - has identified these three sites as a nature corridor and natural green 
space.  

The Executive Director for SMDC clearly stated on 26th June that the SMDC Modified Local 
Plan is supported by information that is potential 3 /4/ 5 years old. It is also clear that the 
SMDC Planning Team has not carried out all of the processes necessary to ensure that these 
three sites can be safely safeguarded for future building needs. It is also clear that all other 
sites in the Staffordshire Moorlands or the Biddulph area were not considered. I believe 
without full process control in developing this modified proposal this version of the 
Modified Local Plan should be sent back to the SMDC for reconsideration. Hopefully this will 
allow time for the SMDC to get Local input into their Plan for Biddulph. 

Health Concerns 

In a letter sent on the 27th May 2016 United Utilities stated “The position of United Utilities 
is that when considering a range of sites to meet the housing needs of the borough, it would 
be more appropriate to identify new housing sites that are not close to a water treatment 
works” 

There are a number of issues that I feel I should bring to your attention - 

1. Smell and Odour – The site owner has supplied a survey to SMDC stating that this is 
not a problem. This is peculiar as since 1979 there have been numerous complaints 
about the Smell, Odour and leakage of sewage from BWTW into the brook. Even 
United Utilities concede that there is an odour issue. 

2. With proposed housing for BD062 & BD068 being within 10M of the water treatment 
boundary and the change in the climate conditions, being hotter both in summer 
and winter there could be a marked increase in insect numbers. What happens if an 
infectious disease were to breakout? I believe United Utilities and the Environmental 
Agency need to identify a minimum safe distance from the BWTW boundary line for 
any new housing to be built. This may very well reduce the number of potential 
housing on these sites and therefore their overall viability. 

3. United Utilities may also wish to develop a Risk Assessment Plan and consult with 
their legal team over potential future lawsuits against the company from any newly 
built sites and perhaps investigate a contingency fund plan 



I believe you need to take into account the position United Utilities and the Environmental 
Agency may take in any future development of these sites. These BD 062 and BD 068 may 
be unviable. I would recommend before any decision is taken to safeguard these sites a full 
viability report is produced using a real life scenario not a wish list and United Utilities and 
the Environmental Agency confirm a safe distance from the Water Works for housing to be 
built. 

Lack of due process control  

On 26th June 2019 the Staffordshire Moorlands District Council voted to amend the SMDC 
Local Plan to include three sites surrounding the Biddulph Water Treatment Works (BWTW). 
It was stated at the meeting by the SMDC Planning Officer that United Utilities had No 
Objections to these sites; no mention was made of Environmental effects or concerns raised 
by the Environmental Agency. The modified SMDC Local Plan reintroduced sites BD 062, BD 
068 & BD 087.  

Past Information supplied to the SMDC - The Environmental Agency stated – “When 
choosing which sites to allocate in this plan the council will need to demonstrate how they 
have steered development away from the areas of highest risk land and ensure any new 
development is safe and where possible reduces flood risk elsewhere. Development that 
increases flood risk to neighbouring land or elsewhere in the catchment will not be 
permitted.  

In 2015 the Environmental Agency and United Utilities requested that the SMD Planning 
team consider all other options and 27 sites before using the above sites. The 
Environmental Agency went on to state – Development that increases flood risk to 
neighbouring land or elsewhere in the catchment will not be permitted. 

1. To support sites (BD 068 & 087) being taken forward as Preferred Options for 
Safeguarding then a Level 2 SFRA would be necessary to support this decision. This is 
to ensure that both sites are capable of actually supporting future housing 
development – SMDC identified this as a need in March 2016.  

2. To develop these sites will require extensive modification to the brook. A video of 
the brook during a flash flood (2.6M high) is available, photographs are available yet 
the SMDC Planning team did not request this information. Last Flash flood Tuesday 
28th July 2019.  

The failure to have this process conducted before any decisions are made would potentially 
render the final decision on the Modified Local Plan as futile. I would recommend that the 
Environmental Agency is requested to carry out a site inspection to ensure all their concerns 
are registered - such as potential Site Evacutivation Plans etc. What is the point of 
Safeguarding these sites if no building will be allowed in the future. BD 087 has already been 
rejected 4 times in the past 20 years. 

Please note BD 087 is a Flood Plain and housing may be built on a Level 1 Flood zone this has 
been stated in writing - the access road and bridge onto this site may be built on a Level 2/3 
Flood Zone. BD 068 access road may be built on a Level 2 Flood Zone. In past documentation 
no account has been taken of any potential surface water issues. 



The Government has stated that Flood Plains should be avoided when other sites are 
available, Flood Prevention in the Congleton Area must be a Top priority, these sites will 
only add to this problem. All other areas that this river passes through downstream need to 
have their input.  

In a letter to the Planning Inspector dated 1st July 2019 - The SMDC Planning Team identified 
12 out of the original 27 Biddulph sites in the SMDC Local Plan and ranked the above three 
sites BD 087, 068 & 062 as Ranked 1 prime building land – No other site in Biddulph is 
Ranked 1. Sixteen of the original sites identified in the 2015 SMDC Local Plan for Biddulph 
were not considered! 

 



 

Please find below the final concern myself and my husband share regarding the SMDC 
modified local plan.  
 

No Buy in by the people of Biddulph 

Short cutting of the Modification selection process is not acceptable.  

Why have these sites been deemed Level 1 Building land given that they were all excluded 
in 2016 as unsuitable? These sites are on a Flood plain and have soil issues - any housing or 
infrastructure to support the housing on this site would not be capable of being insured. 
Thus with no Building insurance available to the proposed houses, there would be no 
mortgage availability. Who would be responsible for the public liability insurance on these 
sites? 

I object to the very late modification to the SMDC Local Plan. The addition of Safeguarded 
land without proper investigation especially into public safety issues and clear lack of public 
consultation could lead to legal action and in the end proves very expensive to the local 
council. 

The SMDC Planning Team identified 12 out of the original 27 Biddulph sites in the SMDC 
Local Plan 2015 and ranked the above three sites BD 087, 068 & 062 as Ranked 1 prime 
building land – No other site in Biddulph is Ranked 1. Sixteen of the original sites identified 
in the 2015 SMDC Local Plan for Biddulph were not even considered. 

At the meeting on 26th June 2019 the Executive Director was asked 3 times why this land 
was Rank 1 in Biddulph given that two of the sites have Flooding Issues and why no other 
sites were Ranked 1 – No answer was given. In order to understand the logic of the SMDC 
Planning Team perhaps you could ask the question we cannot get an answer. 

Failure to consider other sites together with lack of or no consultation  since 26th June 2019 
by SMDC Planning Team leave open to question, why these sites? 

I do not believe that due process has been followed and that this is leaving the motives of 
the SMDC Planning open to question. Please could you confirm that all due diligence has 
been completed up front and not left to a later date when these sites could be rejected. This 
could prove to be a very expensive waste of time for all concerned. 

Buy in is key to developing any plan – there is no buy into this plan by any of the people in 
Biddulph – this cannot be dressed up. No due process has been followed. To push this 
modified local plan through at break neck speed can only lead to an expensive legal 
outcome. SMDC has had 8 years to get this local plan right, this Modified Local Plan has 
taken 3 months from 26th June, no public face to face consultation, and a hurried last 
minute consultation period with almost no one informed. Only the Site Owners have been 
kept up to date. 
 

I would appreciate that the concerns of myself and my husband be considered as part of this 
consultation. 
 



Access to BD 068 and BD 087 - Road Safety Issues 

Public Safety Issue - The land proposed for the access road for BD 068 and BD 087 & bridge 
onto BD 087 is only 1.5M above the normal river height (Flash Flood Height reaches 2.6M). 
This land has been identified as Flood Risk Level 2/3. It is the only access road and bridge 
onto BD 068 and BD 087 both enclosed sites. What happens in a flash flood – will there 
need to be an Emergency Evacuation Plan in place, have the Emergency Services been 
involved in pre-selection of this site? 

The Maximum rise of the river during a flash flood is 2.6M (video evidence can be supplied). 
The Environmental Agency has specifically stated that this river cannot be cultivated. In 
order to build a 6M wide (4M + 2M) single access road and bridge onto these sites a support 
wall will have to be built along the river bank. The access road onto BD 087 is on the narrow 
side of the river bank approximately 10M wide. I believe that an investigation would be 
required before these sites were approved for Safeguarding in order to demonstrate it is 
actually possible given the ground condition is Marsh land. 

I would ask you to dismiss the Safeguarding of BD 068 and 087 from the SMDC Modified 
Local Plan until the SMDC Planning Team have liaised with all vested interests (not just the 
site owner) and provided all the necessary information (including an SFRA Level 2 Flood Risk 
Assessment & Public Safety Risk Report and Soil sample reports and a Staffordshire County 
Council Transportation report) in order to ensure that BD 068 and 087 can be put forward in 
the future for planning consideration. 

If the SMDC Planning Team has not carried out the necessary proprietary works required for 
Safeguarding of this site, then they are pulling the wool over people’s eyes. Question, has 
Staffordshire County Council committed to funding the development of a new road for 
Marsh Green from the junction of the A527 to the 2 proposed access roads approximately 
200M? This will involve the compulsory purchase of land and would be required to be 
completed before any building could be undertaken. Could the SMDC (as stated at the 
meeting on 26th June – a new road would be required) please confirm they have an 
agreement with the Staffordshire County Council to fund and complete such a road project 
including an agreed timescale within the next 10 years? 

Out of date information used to develop the Modified Plan 

The SMDC Planning team stated at the meeting on 26th June that they used findings from 
2014, 2015 and 2016 to justify their development / conclusion to support the Modified Local 
Plan. This excluded information from 2017, 2018 or 2019.  

The SMDC Planning Team was requested in 2015 to develop a SFRA Level 2 Flood risk 
analysis for BD 087, in checking with the Environmental Agency (2nd September 2019) this 
has not been completed. There is only a SFRA Level 1 on record.  

In a letter dated 26th August 2015 from the Environmental Agency to the SMDC Planning 
Team it clearly states that all other sites should be considered before this site. Sites BD 062, 
068 & 087 were originally excluded during the first round of consultation in 2016. In the 
Modified Local Plan the SMDC Planning Team has only identified 12 sites from the original 
housing plan in 2014; there was originally a total of 27 sites identified in the plan. The three 
sites chosen as Level 1 - BD 062, 068, 087 were all considered at great length and excluded. 



1. The SMDC Planning Team reintroduced these sites in May 2019 after the SMDC Local 
Plan was rejected by the Planning Inspector – Reason for rejection – A site called 
BDNEW was to be removed from the Local Plan as it was on Green Belt land. All 3 of 
the above sites are all on Green Belt land.  

2. In the 2015 Green Belt report commissioned by the SMDC (costing tens of 
thousands) stated that all 3 sites (BD 062/68/87) should only be considered under 
Exceptional circumstances. But the same report stated that land to the south of 
Akesmoor Lane on which BD NEW is situated should be considered for future 
development. Why has this report not been used as a factual base for the 
development of Biddulph? 

3. Biddulph Town Council had rejected all three sites from the Local Plan in 2015.The 
Biddulph Neighbourhood Plan issued 24th September 2019 (which is the most up-to-
date report on the area and has been conducted with all due diligence and public 
participation) - has identified these three sites as a nature corridor and natural green 
space.  

The Executive Director for SMDC clearly stated on 26th June that the SMDC Modified Local 
Plan is supported by information that is potential 3 /4/ 5 years old. It is also clear that the 
SMDC Planning Team has not carried out all of the processes necessary to ensure that these 
three sites can be safely safeguarded for future building needs. It is also clear that all other 
sites in the Staffordshire Moorlands or the Biddulph area were not considered. I believe 
without full process control in developing this modified proposal this version of the 
Modified Local Plan should be sent back to the SMDC for reconsideration. Hopefully this will 
allow time for the SMDC to get Local input into their Plan for Biddulph. 

Health Concerns 

In a letter sent on the 27th May 2016 United Utilities stated “The position of United Utilities 
is that when considering a range of sites to meet the housing needs of the borough, it would 
be more appropriate to identify new housing sites that are not close to a water treatment 
works” 

There are a number of issues that I feel I should bring to your attention - 

1. Smell and Odour – The site owner has supplied a survey to SMDC stating that this is 
not a problem. This is peculiar as since 1979 there have been numerous complaints 
about the Smell, Odour and leakage of sewage from BWTW into the brook. Even 
United Utilities concede that there is an odour issue. 

2. With proposed housing for BD062 & BD068 being within 10M of the water treatment 
boundary and the change in the climate conditions, being hotter both in summer 
and winter there could be a marked increase in insect numbers. What happens if an 
infectious disease were to breakout? I believe United Utilities and the Environmental 
Agency need to identify a minimum safe distance from the BWTW boundary line for 
any new housing to be built. This may very well reduce the number of potential 
housing on these sites and therefore their overall viability. 

3. United Utilities may also wish to develop a Risk Assessment Plan and consult with 
their legal team over potential future lawsuits against the company from any newly 
built sites and perhaps investigate a contingency fund plan 



I believe you need to take into account the position United Utilities and the Environmental 
Agency may take in any future development of these sites. These BD 062 and BD 068 may 
be unviable. I would recommend before any decision is taken to safeguard these sites a full 
viability report is produced using a real life scenario not a wish list and United Utilities and 
the Environmental Agency confirm a safe distance from the Water Works for housing to be 
built. 

Lack of due process control  

On 26th June 2019 the Staffordshire Moorlands District Council voted to amend the SMDC 
Local Plan to include three sites surrounding the Biddulph Water Treatment Works (BWTW). 
It was stated at the meeting by the SMDC Planning Officer that United Utilities had No 
Objections to these sites; no mention was made of Environmental effects or concerns raised 
by the Environmental Agency. The modified SMDC Local Plan reintroduced sites BD 062, BD 
068 & BD 087.  

Past Information supplied to the SMDC - The Environmental Agency stated – “When 
choosing which sites to allocate in this plan the council will need to demonstrate how they 
have steered development away from the areas of highest risk land and ensure any new 
development is safe and where possible reduces flood risk elsewhere. Development that 
increases flood risk to neighbouring land or elsewhere in the catchment will not be 
permitted.  

In 2015 the Environmental Agency and United Utilities requested that the SMD Planning 
team consider all other options and 27 sites before using the above sites. The 
Environmental Agency went on to state – Development that increases flood risk to 
neighbouring land or elsewhere in the catchment will not be permitted. 

1. To support sites (BD 068 & 087) being taken forward as Preferred Options for 
Safeguarding then a Level 2 SFRA would be necessary to support this decision. This is 
to ensure that both sites are capable of actually supporting future housing 
development – SMDC identified this as a need in March 2016.  

2. To develop these sites will require extensive modification to the brook. A video of 
the brook during a flash flood (2.6M high) is available, photographs are available yet 
the SMDC Planning team did not request this information. Last Flash flood Tuesday 
28th July 2019.  

The failure to have this process conducted before any decisions are made would potentially 
render the final decision on the Modified Local Plan as futile. I would recommend that the 
Environmental Agency is requested to carry out a site inspection to ensure all their concerns 
are registered - such as potential Site Evacutivation Plans etc. What is the point of 
Safeguarding these sites if no building will be allowed in the future. BD 087 has already been 
rejected 4 times in the past 20 years. 

Please note BD 087 is a Flood Plain and housing may be built on a Level 1 Flood zone this has 
been stated in writing - the access road and bridge onto this site may be built on a Level 2/3 
Flood Zone. BD 068 access road may be built on a Level 2 Flood Zone. In past documentation 
no account has been taken of any potential surface water issues. 



The Government has stated that Flood Plains should be avoided when other sites are 
available, Flood Prevention in the Congleton Area must be a Top priority, these sites will 
only add to this problem. All other areas that this river passes through downstream need to 
have their input.  

In a letter to the Planning Inspector dated 1st July 2019 - The SMDC Planning Team identified 
12 out of the original 27 Biddulph sites in the SMDC Local Plan and ranked the above three 
sites BD 087, 068 & 062 as Ranked 1 prime building land – No other site in Biddulph is 
Ranked 1. Sixteen of the original sites identified in the 2015 SMDC Local Plan for Biddulph 
were not considered! 
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Davies, David

From: Forward Plans
Subject: Main Modifications Consulation - Blythe Bridge

From: Trevor Doreen Brough [mailto:]  
Sent: Tuesday, October 29, 2019 4:25 PM 
To: Forward Plans 
Subject: Main Modifications Consulation - Blythe Bridge 
 
 
 
 
Regeneration Department 
Staffordshire Moorlands District Council 
Moorlands House 
Stockwell Street 
Leek 
Staffordshire 
ST13 6HQ 
  
Monday, 28 October 2019 
  
Reference: Main Modifications Consultation – Blythe Bridge 
  
Dear Sir/Madam 
  
My wife and I are writing in response for the requested comments to the main modifications from the Examination hearings for development land in the 
Local plan. 
  
We feel that a monitoring review to the local plan every 5 years should be inline with the NPPF.  In Blythe Bridge currently, the plan leans towards increasing 
the size of the St Modwen’s development site at Blythe Vale.  I feel due to the size of this development it limits potential for other planning opportunities in 
the Blythe Bridge area. 
  



2

We also feel that within our current climate for reducing Carbon footprint and the effects it has on the environment.  All plans should be accountable for the 
potential impact it has.  Previously overlooked greenbelt sites should be revisited due to having more accessible transport links such as railway stations 
therefore lowing the impact they have on the environment.  The current development at Blythe Vale will certainly lead to more traffic congestion unless 
major redevelopment of surrounding highways is planned.  The new volume of traffic will come from new home owners from the development. 
  
We feel that it is therefore vital a five‐year supply is maintained by the Council.  This could be done with regular contact with landowners and developers so 
that potential sites with better local amenities and transport links are at the forefront of any future local plans. 
  
We hope that our comments are received and recorded. 
  
Yours faithfully, 
  
Mr Trevor Brough & Mrs Doreen Brough 
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title Ms  
First name  

Helen 
 

Last name  
Hunter 

 

Job title (if 
applicable) 

 
Town Clerk 

 

Organisation (if 
applicable) 

 
Cheadle Town Council 

 

Address line 1  
The Lodge 

 

Address line 2  
21 Tean Road 

 

Address line 3  
Cheadle 

 

Address line 4  
Stoke on Trent 

 

Post code  
ST10 1LG 

 

Telephone 
number 

 
01538 754288 

 

Email address  
helen@cheadletowncouncil.com 

 

 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference MM8 and MM21 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   √ 

Sound - Positively prepared   

Sound - Justified   

Sound - Effective   

Sound - Consistent with national policy  √ 

 Complies with the Duty to co-operate   √ 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Cheadle Town Council comments on the Main Modifications (MM) to 
the Staffordshire Moorlands Local Plan Submission version 2018 are 
as follows: 
 

1) The proposed housing level increase of 6000 dwellings for the 
Staffordshire Moorlands in the original Local plan was already 
significantly higher than DCLG household projections of 2015, which 
detailed a net housing requirement of only 2573 dwellings across the 
Moorlands. 
MM8 retains a very high figure of 6080 dwellings. 
The 2016 ONS figures (Released late 2018) showed a further drop in 
the population growth projections for Staffordshire Moorlands, now 
only 1.58% growth to 2036 and genuine Household need projections of 
6.4% growth to 2036 which goes beyond the Local Plan period.   
Building over 6000 houses for a net ONS increase in the population of 
1,534 across the Moorlands does not reflect the aspirations of the local 
community.  SMDC have presented the Planning Inspector with an 
‘Oxford Economics’ model that significantly inflates the perceived level 
of housing need. The claim that such high levels of net migration 
(7,697) to increase the working population by just 85 to 2031 is 
seriously flawed. It is not a sustainable model. The net migration 
makeup cannot be defined and is likely to contain a significant older 
none-working population, especially as these properties are unlikely to 
be affordable to the local community. This is likely to exacerbate the 
demand on infrastructure, roads and services not least in the 
promotion of a commuter town and is not a sustainable model in line 
with UK commitments to health (including Nitrogen Oxides NOx levels) 
and the environment.  
Instead of an average growth of 6.4% to 2034 in line with the 2016 
ONS figures, the plan as presented shows a much higher local 
population growth of over 20%. MM21 details 1026 dwellings for 
Cheadle alone in less than 15 years. With a UK average occupancy of 
2.4 residents per household’ this relates to a population increase of 
2,462 residents on an existing population of 12,165 which is over 20% 
swell. The promotion of a commuter/service town with access to HS2 
will have minimal impact on the vitality of the town but maximum 
impact on the environment and accessibility of the town with increased 
road traffic and demand on our schools, doctors and dentists. 
 
Further, the headline ONS figures for 2018 publicised at the time of 
writing this response (21st Oct 2019) reflect a further National 
population growth drop with respect to the 2016 Figures, now 400,000 
lower by 2028 and 900,000 lower by 2043 this reflects a national 
population drop of over ½ million over the local plan period in 
comparison to the 2016 figures above. The ONS have consistently 
reduced population prediction figures since 2010 and none of this has 
been reflected in the local plan. 
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Further the local plan sets out to monitor house-build performance 
against these unrealistic figures. 
 
It is our opinion that the planned housing levels are excessive, will 
place unsustainable pressure on our infrastructure not least our roads, 
has the potential to damage the character of the town and is not 
sensitive to a sustainable environmental policy. It does not align with 
the aspirations of the local community ascertained through numerous 
consultations and as such the planned level of housing should be 
significantly reduced (I.e. by over 50%) and any assessment of build 
against unrealistic targets should be removed. This reduction can be 
done on a proportional (pro-rata) basis without any further impact on 
the local plan. 
 

2) There is no ongoing evidence that the Duty to co-operate with Stoke 
on-Trent and the Potteries is taking place with a focus on regeneration 
of sustainable Brownfield sites around road and rail networks in a way 
that promotes a long term need to address green and sustainable 
housing policies and for a co-ordinated transport policy to reduce 
pollution, our carbon footprint and address long term health concerns 
in encouraging a commuter town strategy. There is a need to ensure 
our annual average Nitrogen Oxide (NOx) levels are below 40ug/m3 
and not to increase that figure. Without a co-ordinated policy including 
public transport that level is set to increase to unacceptable levels with 
the promotion of a Cheadle as a commuter /service town. 

             
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 
 

In relation to Point 1 (The level of housing) raised above: 
 
i) The planned level of housing should be significantly reduced (I.e. by over 
50%).This reduction can be done on a proportional (pro-rata) basis without 
any further impact on the local plan. 

 
ii) Any assessment of build against these unrealistic targets should be 
removed. 

 
 

In relation to point 2 (Duty to Co-operate) raised above: 
 
iii) Genuine collaboration with Stoke on-Trent and the Potteries to work on a 
long term sustainable strategy for the reasons stated. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
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Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
H Hunter 

 
Date: 

 
23rd October 2019 
 

√ 

√ 

√ 

√ 



 
 

Cheadle Unite comments (29th October 2019) on the 
Main Modifications (MM) to the Staffordshire Moorlands Local Plan Submission version 2018 are as follows: 

 

We believe the Local Plan should reflect the aspirations of the local community and their way of life, be collaborative 

with neighbouring authorities in delivering a sustainable strategy on employment, transport and infrastructure, and 

be environmentally sound whilst sympathetic to National Policy and the need for housing, striking an appropriate 

balance. 

We feel the local plan over-rides local aspirations as evident from many thousands of consultation responses and is 

competitive with neighbouring authorities rather than collaborative, the growth trajectory is not sustainable or 

environmentally sound. The plan should sit within a 50+ year strategy that looks to protect our environment and 

recognises that the economic based term ‘sustainable growth’ is by definition a contradiction in a world of finite 

resource and hence should be a plan that looks beyond economic costing models, which have repeatedly proven to 

be unreliable with dire impacts on society. 

1) The proposed housing level increase of 6000 dwellings for the Staffordshire Moorlands in the original Local plan 
was already significantly higher than the DCLG household projections of 2015 (and 2012 ONS Sub National 
Population Projection based figures) , which detailed a net housing requirement of only 2573 dwellings across 
the Moorlands. 
 
MM8 retains a very high figure of 6080 dwellings to 2033. 
The 2016 ONS SNPP figures [1] Released late 2018 with new Local Authorities figures published April 2019 have 
been available for 6 months during the Major Modifications review. 
 
The tables below published April 2019, show the ONS data with the percentages calculated at the right of the 
table to years 2031, 2036 and 2041. 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

The above figures shows a further drop in the “Population projection” growth for Staffordshire Moorlands, now 
only 1.58% growth to 2036 and “Household Projection” of 6.4% growth to 2036 which goes beyond the Local 
Plan period to 2033. 

 
If we add these figures onto the graphs already presented by Cheadle Unite to SMDC and the planning inspection we 
have the following 2016 SNPP figures for the Staffordshire Moorlands: 
 

 
 
 



 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The new 2016 Figures in black show just how far the sub national population projections have dropped since 
2010 in blue. The graph shows a natural tendency to levelling off, a process that should be celebrated in 
lowering our carbon footprint and working towards a sustainable future for our children. 
 
The 2016 ONS figures now show a population increase of only 1491 to the Year 2031 and 1534 to 2036.  
Based on the UK National average of 2.4 occupants per household this would suggest a  natural demand of 
under 650 homes to 2036 across the Staffordshire Moorlands 
 
 
The 2016 SNPP projections by definition “Provide statistics on the potential future size and age structure of 
the population in England at regional, county and local authority .. levels.  They are used as a common 
framework for informing local Level  policy and planning as they are produced in a consistent way.” 
 
Building over 6000 houses for a net ONS increase in the population of 1,534 across the Moorlands does not 
reflect the aspirations of the local community as detailed by numerous consultations including at least 5,500 
responses.   
SMDC have presented the Planning Inspector with an ‘Oxford Economics’ model that significantly inflates the 
perceived level of housing need. The claim that such high levels of net migration (7,697) to increase the 
working population by just 85 to 2031 is seriously flawed. It is not a sustainable model (what for 2033 to 
2048 another 10,000?). The net migration makeup cannot be defined and is likely to contain a significant 
older none-working population, especially with properties that are unlikely to be affordable to the local 
community. This is likely to exacerbate the demand on infrastructure, roads and services not least in the 
promotion of a commuter / service town as presented in the local plan and is not a sustainable model in line 
with UK commitments to health (including Nitrogen Oxides NOx levels) and the environment.  
Instead of planning for an average population growth of 1.58% and household growth of 6.4% to 2034 in line 
with the 2016 ONS figures (produced nationally in a consistent way) , the local plan as presented targets a 
much higher local population growth of over 20% based on an obscure model best described by Secretary of 
State for Housing Sajid Javid in 2017as an ‘assessments commissioned by individual authorities according to 
their own requirements, carried out by expensive consultants using their own methodologies. The result is an 
opaque mish-mash of different figures that are consistent only in their complexity.’ 



  
MM21 details 1026 dwellings for Cheadle alone in less than 15 years. With a UK average occupancy of 2.4 
residents per household’ this relates to a population increase of 2,462 residents on an existing population of 
12,165 which would relate to a swell of over 20%. 
The promotion of a commuter/service town with access to a HS2 hub at Crewe will have minimal impact on 
the vitality of the town but maximum impact on the environment and accessibility of the town with 
increased road traffic and demand on our schools, doctors and dentists. 
 
Further, In addition to the 2016 ONS Local Authority Population figures published April 2019, the headline 
ONS base figures for 2018 have just been published (21st Oct 2019) they reflect a further National population 
growth drop with respect to the 2016 Figures, now 400,000 lower by 2028 and 900,000 lower by 2043. This 
reflects a national population growth drop of over ½ million over the local plan period in comparison to the 
2016 based figures above.  
 
The ONS have consistently reduced population prediction figures since 2010 and none of this has been 
reflected in the local plan.   
 
The planned level of housing should factor in a wider set of metrics, examples include: 
 

 Consultation responses 2009,2010,2012,2014,2015,2017,2019 Over 5,500 Responses 

 Local Petitions to Central Government 

 SMDC Responses to community engagements on Strategy  (e.g. the big debate) 

 2015 Road traffic Surveys for Cheadle 

 Local Nitrogen Oxide (NOx) level readings for Cheadle [2] 

 Climate Change Act 2008 

 UK Committee on Climate Change - Risk Assessments 2012 and 217  

 UK Committee on Climate Change  - Reducing UK emissions 2019 

 ONS Population Predictions 

 DCLG Housing Projections 

 Campaign to Protect Rural England guidance 

 Current huge Level of undeveloped Planning Applications (nationally and locally) and land banking 

 Collaboration with the Potteries to support the DEFA Air Quality Plan UK0014 2017 e.g Sect 4.3 

 DCLG Guidance on Transport Assessment 2007 

Instead all the above is ignored in favour of a single [3] flawed ‘Oxford Economics Model’, which sits at odds 

with the local community.   

2) MM2 Implementation and Monitoring  

(Including other references to Implementation and/or Monitoring MM8 7.24, SS3, MM9, MM54, MM55) 

In the context of a local plan that sits at odds with realistic ONS statistics and is against the aspirations of the 

local community, it is not reasonable to introduce an ‘Implementation and Monitoring’ process, on the level 

of housing build, if the objective of the Implementation is to continually leverage development at any cost 

especially if the process is increasingly against the wishes of the local community, the environment and a 

sustainable future.  

Examples of leveraging development would include, 

 Accepting arguments for reducing or dropping affordable housing  

 Pressing for approval of houses that do not meet M2 Accessibility standards for older age 

 Dropping 106 commitments or failing to contribute to the required commitment to infrastructure 



 Producing houses that do not meet national NDSS recommendations on room sizes eg. Bedrooms for 

health and wellbeing 

 Forcing additional land release due to undeveloped sites e.g. land banking 

 Allowing developments with infrastructure issues (road congestion, road safety concerns, 

environmental impact) 

 Allowing developments that do not meet the needs of the local community e.g lack of starter homes, 

lack of provision for the elderly such as bungalows 

 Allowing developments with inadequate parking, street furniture, curbs, footpaths drainage etc 

 

It is our opinion that the planned housing levels are excessive, will place unsustainable pressure on our 
infrastructure not least our roads, has the potential to damage the character of the town and is not sensitive 
to a sustainable environmental policy. It does not align with the aspirations of the local community 
ascertained through numerous consultations and as such the planned level of housing should be significantly 
reduced (I.e. by over 50%) and any assessment of build against unrealistic targets should be removed. This 
reduction can be done on a proportional (pro-rata) basis without any further impact on the local plan. 
 

3) There is no ongoing evidence that the Duty to co-operate with Stoke on-Trent and the Potteries is taking 
place with a focus on regeneration of sustainable Brownfield sites around road and rail networks in a way 
that promotes a long term need to address green and sustainable housing policies and for a co-ordinated 
transport policy to reduce pollution, our carbon footprint and address long term health concerns in 
encouraging a commuter town strategy. There is a need to ensure our annual average Nitrogen Oxide (NOx) 
levels are below 40ug/m3 and not to increase that figure. Without a co-ordinated policy including public 
transport that level is set to increase to unacceptable levels with the promotion of a Cheadle as a commuter 
/service town. 

             
 

To Make the Local Plan sound: 

i) The planned level of housing should be significantly reduced (I.e. by over 50%).This reduction can be done on a 

proportional (pro-rata) basis without any further impact on the local plan. 

ii) Any assessment of housing build against unrealistic targets should be removed.  Unrealistic targets would be 

figures that don’t tally with consistent national metrics (ONS figures), the local community and a sustainable 

environmental strategy. 

iii) Genuine collaboration with Stoke on-Trent and the Potteries to work on a long term sustainable strategy for the 

reasons stated. 

 
 
Cheadle Unite c/o  
62 Rakeway Road, 
Cheadle, 
Staffordshire, 
ST10 1QH. 
 
cheadleunite@dsl.pipex.com 
www.cheadleunite.co.uk 
 
29th October 2019 
 

  

mailto:cheadleunite@dsl.pipex.com
http://www.cheadleunite.co.uk/
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[1] ONS References 
 
https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/datasets/
localauthoritiesinenglandtable2 
 

https://www.ons.gov.uk/peoplepopulationandcommunity/populationandmigration/populationprojections/bulletins

/subnationalpopulationprojectionsforengland/2016based 

https://www.ons.gov.uk/file?uri=/peoplepopulationandcommunity/populationandmigration/populationprojections/

datasets/householdprojectionsforengland/2016based/maintablesupdatedniupdated.xlsx 

[2] Additional Information (Forwarded by a resident 2019) Nitrous Dioxide Levels are up to UK/EU Limits of 40ug/m3 

on the main roads through Cheadle. As stated earlier it is a legal responsibility to ensure levels are brought down. 

The Local Plan promotes long distance commuting, sighting links to the A50 and HS2 requiring significant travel. The 

plan promotes a service/commuter town with huge numbers seeking employment outside Cheadle (>50% and 

growing making a daily commute for work) on roads already detailed as at capacity at work run times. This strategy 

does not deliver on a commitment to reduce pollution and protect the environment and health of the community. 
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[3] At the Planning Inspection Hearings, on suggesting the Oxford Economics Model be removed from the evidence 

base, the Consultant from Lichfields acting on behalf of SMDC stated without that Oxford Model SMDC will not have 

a plan. 



STAFFORDSHIRE MOORLANDS LOCAL PLAN – LOCAL GREEN SPACE 
DESIGNATIONS 

NAME/NUMBER OF LGS:   Ox Pasture (west) / 29 

ORGANISATION RESPONDING:   Cheddleton Parish Council 

This small field sits in the historic heart of Cheddleton village immediately adjacent to the 
Conservation Area. It is bounded on the east by a traditional hedge and an historic public 
footpath. On the southern boundary is another well used public footpath. To the north from 
this path the field slopes down to the old village. The field shares several characteristics 
with the adjacent LGS 30 to form an open space which is bisected by the first footpath.  
The field was designated as Visual Open Space (VOS) in 1998, reassessed and confirmed 
in 2008, and a study in 2016 used the NPPF criteria to recommend LGS designation.   
This area is special to the community of Cheddleton and holds particular local significance 
for the following reasons:  
 
1. TRANQUILLITY  
With the adjacent field it provides a valuable area of tranquillity in the heart of the village. 
There are no roads around it, so users of the footpaths appreciate the tranquillity and visual 
relief that the field provides, away from nearby traffic noise and pollution. The eastern path 
is used by young and old on a daily basis, being the main safe pedestrian walkway from the 
newer housing estates in the south of the village to the school, church, community centre, 
tearoom / craft centre, and pub.  
The 2016 study described the field as having “high tranquillity”. The tranquillity has not 
changed since that assessment.   
 
2. BEAUTY  
The open nature of the field and its slope away from the southern footpath enable 
uninterrupted access to exceptional and cherished public views into and beyond the historic 
settlement to the Roaches and Hen Cloud in the Peak District National Park. Locals and 
visitors alike particularly appreciate the beauty of the panoramic views from the southern 
footpath.  
The VOS criteria included allowing “the public to enjoy significant external views.” The 2016 
study described “Very attractive views from footpath on southern boundary out towards 
wider countryside (including church and roaches).” The views and their beauty have not 
changed since those assessments. 
 
3. RECREATIONAL VALUE 
Recreational walking groups that visit the village specifically include the paths around the 
Ox Pasture fields in their walks, and value the visual amenity that the fields offer. 
 
4. CHARACTER  
Along with LGS 30 this field contributes to the special character of the village by providing 
a significant green buffer and sense of separation between the historic core and the more 
recent residential development that has grown up to the south. Consequently, the 
community and successive authorities have protected these field 
s from encroaching urbanisation throughout eight decades of extensive expansion of the 
village. Most of the properties surrounding the fields have restrictive covenants which 
effectively prevent access to the fields, illustrating their long-standing special significance 
and the wish to retain the open space.  
Cheddleton village is included in the Churnet Valley Master Plan. 
 

  



5. HERITAGE VALUE  
The open views through and beyond the field allow the significance of designated heritage 
assets to be appreciated in their historic rural context. The field forms the southern setting 
of the Cheddleton Conservation Area, which contains several listed buildings including the 
Grade II* listed church of St Edward the Confessori. The mediaeval alignment of the village 
with the Churnet valley can be appreciated with the prominent church marking the historic 
core.  
The field is still used for haymaking, contributing to the rural character of the separate and 
distinct old village. As part of the former Fould farm, the buildings of which are still in the 
centre of the old settlement, the field has an historic and economic link to the Conservation 
Area. 
 
6. BIODIVERSITY and ECOLOGICAL VALUE 
The richness of wildlife in the field and its surrounds makes it important to local biodiversity, 
as was evidenced in a professional ecological appraisal of the field carried out in March 
2019ii. The ecologist concluded that the five habitats identified have the potential to be 
utilized by a variety of animal species, including several priority and protected species. The 
Staffordshire Ecological Record holds recent records of many species on the field and/or in 
adjoining gardens, including bats, badgers, hedgehogs, grass snakes, common frogs, 
common toads, and smooth newts. In addition, great crested newts (GCNs) have 
recently been confirmed as present, via eDNA testing, in a pond less than 100m from the 
field. The field includes undeveloped terrestrial habitat suitable for newts and there is a 
direct route to it, so there is a possibility of GCNs being present. 
Over 40 bird species have been observed on or immediately around the field. The Ecologist 
commented that the field "...could be a pivotal ecological network and developments need 
to ensure resilience to current and future change by preserving said networks…”. These 
fields function as a wildlife foraging area, refuge and dispersal corridor; they form a network 
with the Churnet valley.  
 
7. COMMUNITY SUPPORT 
A petition confirming that fields 29 and 30 are special to the local community, are of 
particular local significance and supporting their designation as LGS attracted 825 
signatures (summer of 2019). Designation is supported by all three District Councillors for 
the Ward and unanimously by the Cheddleton Parish Council. 
 

 

Staffordshire Moorlands Local Plan – Main Modifications Consultation October 2019. 

This consultation response is from the Cheddleton Parish Council in support of retention of 
Local Green Space designations 29 and 30. The Inspector recommended their removal from 
the Local Plan as detailed in Main Modifications 61 and 73. 

 
   
 

 
 
 

i https://www.cheddletonresidents.org/documents/Ox%20Pasture-Residents-Heritage-Report.pdf 
 
ii https://www.cheddletonresidents.org/documents/Ox-Pasture-Cheddleton-Elite%20Ecology-PEA-Report-
March-2019.pdf 
 

 

https://www.cheddletonresidents.org/documents/Ox%20Pasture-Residents-Heritage-Report.pdf
https://www.cheddletonresidents.org/documents/Ox-Pasture-Cheddleton-Elite%20Ecology-PEA-Report-March-2019.pdf
https://www.cheddletonresidents.org/documents/Ox-Pasture-Cheddleton-Elite%20Ecology-PEA-Report-March-2019.pdf
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Davies, David

From: Forward Plans
Subject: FW: LGS consultation statement

‐‐‐‐‐Original Message‐‐‐‐‐ 
From: Bowen, Michael (CLLR) 
Sent: Thursday, October 31, 2019 4:49 PM 
To: Davies, David 
Subject: LGS consultation statement 
 
Hi David 
 
Could you please include the following in the material going to the inspector? 
 
STATEMENT FROM CHEDDLETON PARISH COUNCIL 
 
Cheddleton Parish Council believes that the material previously submitted to the LGS consultation, concerning Main Modifications 61 and 73, (Land adjacent to Ox Pasture, 
Cheddleton) did not receive sufficient consideration in order to make a sound decision. 
Unfortunately, time restraints did not allow a full local investigation to take place at the time. 
In the intervening period, much more work has taken place in order, we believe, to strengthen our submission. 
The bulk of this has been undertaken by our residents, who feel strongly that the loss of our green space would be very detrimental to our village and its community. 
We are of the opinion that the wealth of material now submitted, answers all the 3 criteria required by the NPPF and that the protection we enjoyed by the Visual Open 
Space designation, put in place in the Local Plan of the 1970s, should be restored in its latest incarnation. 
It is further interesting to note that in a recent Government announcement on Climate Change, it was stated that there is an intention to increase the number of green 
spaces in our cities, towns and villages, if necessary, by creating new ones. 
This begs the question, ‘Why, then, are we in danger of losing our precious green space, which has been in existence for so many years?’ 
We trust that on this occasion our submission will receive the consideration it deserves. 
 
Cllr Michael Bowen, Chairman, Cheddleton Parish Council 
 
 
Thanks David 
 
Regards 
 
Mike 
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Sent from my iPad 
Cllr. Michael Bowen B.Ed. 
Portfolioholder for Communities 
District & Parish Councillor for Cheddleton 
 
 
________________________________ 
 
Do you really need to print out this Email? Be green ‐ keep it on the screen. 
 
This email is intended for the addressee(s) only and may contain sensitive, privileged or confidential information that could be protectively marked. If you are not the 
addressee please do not use the information in any way. If you have received this email in error please notify the sender immediately and delete it from your system. Thank 
you. 
 
The Council may be required to disclose this email or any responses to it under the Freedom of Information Act 2000. The way in which we handle personal information is 
set out in our privacy notice and is available at https://www.staffsmoorlands.gov.uk/YourData 
 
 



STAFFORDSHIRE MOORLANDS LOCAL PLAN – LOCAL GREEN SPACE 
DESIGNATIONS 

NAME/NUMBER OF LGS:   Ox Pasture (east) / 30 

ORGANISATION RESPONDING:   Cheddleton Parish Council 

This small field sits in the historic heart of Cheddleton village adjoining the Conservation 
Area. It is bounded on the west by an historic public footpath and a traditional hedge. To 
the east from the path the field slopes away to a valley such that the busy A520, and most 
of the houses lining it, are obscured. The field shares several characteristics with the 
adjacent LGS 29 to form an open space which is bisected by the footpath.  
The field was designated as Visual Open Space (VOS) in 1998, reassessed and confirmed 
in 2008, and a study in 2016 used the NPPF criteria to recommend LGS designation.   
This area is special to the community of Cheddleton and holds particular local significance 
for the following reasons:  
 
1. TRANQUILLITY  
With the adjacent field it provides a valuable area of tranquillity in the heart of the village. 
There are no roads around it, but there is a well-used public footpath running north / south 
along the western boundary, the path takes a sharp turn to run along part of the northern 
boundary. Users of this footpath appreciate the tranquillity and visual relief that the field 
provides, away from nearby traffic noise and pollution. The path is used by young and old 
on a daily basis, being the main safe pedestrian walkway from the newer housing estates 
in the south of the village to the school, church, community centre, tearoom / craft centre, 
and pub.  
The 2016 study described the field as having “high tranquillity”. The tranquillity has not 
changed since that assessment.   
 
2. BEAUTY  
The open nature of the field and the slope away from the footpath enables uninterrupted 
access to exceptional and cherished public views beyond the settlement to Morridge edge 
(225 metres higher); the edge is the boundary of the Peak District National Park. Locals and 
visitors alike particularly appreciate the beauty of this panoramic view.  
The VOS criteria included allowing “the public to enjoy significant external views.” The 2016 
study described “Very attractive views from footpath on western boundary out towards wider 
countryside…” The views and their beauty have not changed since those assessments. 
 
3. RECREATIONAL VALUE 
Recreational walking groups that visit the village specifically include the paths around the 
Ox Pasture fields in their walks, and value the visual amenity that the fields offer. 
 
4. CHARACTER  
Along with LGS 29 this field contributes to the special character of the village by providing 
a significant green buffer and sense of separation between the historic core and the more 
recent residential development that has grown up to the south. Consequently, the 
community and successive authorities have protected these 
fields from encroaching urbanisation throughout eight decades of extensive expansion of 
the village. Most of the properties surrounding the fields have restrictive covenants which 
effectively prevent access to the fields, illustrating their long-standing special significance 
and the wish to retain the open space.  
Cheddleton village is included in the Churnet Valley Master Plan. 
 

  



5. HERITAGE VALUE  
The field is part of the rural setting of the adjoining Cheddleton Conservation Area which 
contains several listed buildings and is the mediaeval core of the old village. It is also the 
western setting of the Grade II listed Grange Farmhouse. This medieval grange farmstead, 
and the fields behind, are viewed over the valley that hides the A520.  
The field is still used for haymaking, contributing to the rural character of the separate and 
distinct old village. As part of the former Fould farm, the buildings of which are still in the 
centre of the old settlement, the field has an historic and economic link to the Conservation 
Area. 
 
6. BIODIVERSITY and ECOLOGICAL VALUE 
The richness of wildlife in the field and its surrounds makes it important to local biodiversity, 
as was evidenced in a professional ecological appraisal of the adjacent field carried out in 
March 2019i. The ecologist concluded that the five habitats identified on the similar field 
have the potential to be utilized by a variety of animal species, including several priority and 
protected species. The Staffordshire Ecological Record holds recent records of many 
species in adjoining gardens, including bats, badgers, hedgehogs, grass snakes, common 
frogs, common toads, and smooth newts. In addition, great crested newts (GCNs) have 
recently been confirmed as present, via eDNA testing, in a pond 160m from the field. The 
field includes undeveloped terrestrial habitat suitable for newts, so there is a possibility of 
GCNs being present. 
Over 40 bird species have been observed on or immediately around the two fields. 
The Ecologist commented that field 29 "...could be a pivotal ecological network and 
developments need to ensure resilience to current and future change by preserving said 
networks…”. These fields function as a wildlife foraging area, refuge and dispersal corridor; 
they form a network with the Churnet valley.  
 
7. COMMUNITY SUPPORT 
A petition confirming that fields 29 and 30 are special to the local community, are of 
particular local significance and supporting their designation as LGS attracted 825 
signatures (summer of 2019). Designation is supported by all three District Councillors for 
the Ward and unanimously by the Cheddleton Parish Council. 
 

 

Staffordshire Moorlands Local Plan – Main Modifications Consultation October 2019. 

This consultation response is from the Cheddleton Parish Council in support of retention of 
Local Green Space designations 29 and 30. The Inspector recommended their removal from 
the Local Plan as detailed in Main Modifications 61 and 73. 
 

 
 

   
 

 
 
 
 

 

i https://www.cheddletonresidents.org/documents/Ox-Pasture-Cheddleton-Elite%20Ecology-PEA-Report-
March-2019.pdf 
 

 

https://www.cheddletonresidents.org/documents/Ox-Pasture-Cheddleton-Elite%20Ecology-PEA-Report-March-2019.pdf
https://www.cheddletonresidents.org/documents/Ox-Pasture-Cheddleton-Elite%20Ecology-PEA-Report-March-2019.pdf














































































































 
 
 
Staffordshire Moorlands Local Plan - Main Modifications Consultation 
 
 
Contact Details 
Planning and Local Authority Liaison Department 
The Coal Authority 
200 Lichfield Lane 
Berry Hill 
MANSFIELD 
Nottinghamshire 
NG18 4RG 
 
Planning Email:  planningconsultation@coal.gov.uk 
Planning Enquiries:   01623 637 119 
 
Date 
31 October 2019  
 
 
Staffordshire Moorlands Local Plan - Main Modifications Consultation 
 
Thank you for your notification received on the 18 September 2019 in respect of the above 
consultation.   
 
I can confirm that the Coal Authority has no specific comments to make on the Main Modifications 
proposed.   
 
Regards 
 

Melanie Lindsley  
 

Melanie Lindsley BA (Hons), DipEH, DipURP, MA, PGCertUD, PGCertSP, MRTPI    

Development Team Leader (Planning)    
 























































































































































































































































































































































































 
 SHAPE  \* MERGEFORMAT  

 
Staffordshire Moorlands Local Plan Examination 

 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 

 
Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of Representations 
Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, including; the 
Sustainability Appraisal of Main Modifications, Biddulph options assessment, 
Sustainability Appraisal of Alternative Development Options for Biddulph, Housing 
Implementation Strategy, Equalities Impact Assessment, Tunstall Road Masterplan 
Executive Summary and Wharf Road Masterplan Executive Summary can be viewed on 
the District Council’s Main Modifications consultation webpage, Council offices and local 
libraries. 
 
Website:  HYPERLINK "http://www.staffsmoorlands.gov.uk/localplan" 
http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  
 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 6HQ 
(8.45am - 5.15pm Monday - Thursday and 8.45am - 4.45pm on Friday) 
Cheadle Councils Connect, 15a-17 High Street, Cheadle, 
Staffordshire, ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on 
Monday, Wednesday and Friday) 
Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal address 
given below or by completing the online questionnaire at :  HYPERLINK 
"http://www.staffsmoorlands.gov.uk/localplan" 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands District 

Council, Regeneration Services, Moorlands House, Stockwell Street, Leek, ST13 



6HQ 
 
 
 

 
Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title Mr   

First name  Paul  

Last name  Dean  

Job title (if applicable)    

Organisation (if applicable)    

Address line 1   

Address line 2   

Address line 3   

Address line 4   

Post code   

Telephone number   

Email address   

 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. They will be 
available for public inspection and cannot be treated as confidential. The Council 
requires your personal details in order to process your examination representation and 
contact you about the Local Plan process. This includes publication of the 
recommendations of the Inspector appointed to carry out an examination and adoption 
of the Local Plan. Examination participants should familiarise themselves with the 
District Council’s Planning Policy privacy notice at  HYPERLINK 
"https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-
notice" https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-
privacy-notice . 
 



Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to comment on. 
You may also refer to the supporting documents to the Main Modifications in your 
response.  
 
Please use a separate Part B Form for each representation and ensure that one copy of 
Part A (Personal details) is attached.  
 

Please identify which Main Modification (MM) from the MM schedule this 
representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the document 
and paragraph/page number etc. 

 
MM/ document reference WE003 WE0052 
 
 

In relation to the Main Modification or supporting document reference that you have 
identified, do you consider that the Local Plan as modified is (please tick relevant 
box/s) : 

 

 Yes No 

 Legally compliant   x 

Sound - Positively 
prepared 

 x 

Sound - Justified  x 

Sound - Effective  x 

Sound - Consistent with 
national policy 

 x 

 Complies with the Duty to 
co-operate  

 x 

 
Please give details of why you consider the modification is not legally compliant or is 
unsound or fails to comply with the duty to co-operate. Please be as precise as 
possible. If you wish to support the legal compliance or soundness of the Main 
Modifications to the Local Plan or their compliance with the duty to co-operate, 
please also use this box to set out your comments. 

 



 
As far as I understand the modification is to remove sites WE003 and WE0052 out of the 
greenbelt.  I strongly object to more encroachment on the greenbelt when there is a better 
site on the border with Stoke-on-Trent on a brownfield for intensive affordable 
residential housing.    
 
The two proposed sites in the green belt also provide an important role as a buffer zone to 
the prison and also gives Werrington it’s rural feel and feeling of open space.  It provides 
a sense of well being for the people of Werrington and the people passing through.   
 
The buffer zone is also important and building homes within such close vicinity will 
cause serious problems, I refer to:- 
https://www.bbc.co.uk/news/uk-england-stoke-staffordshire-48756060 
“A young offender institution has been found by inspectors to have become less safe. 
The number of assaults on teenagers at HMYOI Werrington was "high" and violence 
against staff had doubled since a previous inspection, chief inspector of prisons Peter 
Clarke said. 
It was found in February to have become less safe since being visited in 2018.” 
https://www.stokesentinel.co.uk/news/local-news/he-imprints-footprints-head-teenage-
3401640 
“Two inmates at a youth prison subjected another teenager to such a vicious attack that 
he spent 12 days in intensive care. The 'vicious' assault happened in the exercise yard at 
Werrington Young Offender Institution” 
 
Building homes at such close proximity to the exercise yard will be a terrible decision if 
allowed to progress.  I recently spoke to the prison officers on their lunch break and they 
said this is going to be one more extra problem they will have to deal with.  There is also 
a lot of bad language and racist language that can be heard from the prison at night and I 
recently spoke to someone who lives over on the Weston Heights estate several miles 
away and they can hear it as well.  
 
Who is going to want to buy a house next to a prison and the village is already 
experiencing enough anti social problems, so building an estate of social housing where 
the residents are all claiming housing benefits next to a prison is not going to be a sound 
planning decision.  I have no idea what Staffordshire Moorlands District Council 
planning officers are thinking as they pursue this crazy proposal.  It is not even 
answering the ageing population crisis in the village, this proposal will just create more 
problems. 
                                               (Con

tinue on a separate sheet / expand box if necessary) 



 
Please set out what amendment(s) you consider necessary to the modification 
identified above in order to make the Local Plan legally compliant or sound, having 
regard to the test you have identified in the question above where this relates to 
soundness.  You will need to say why this modification will make the Local Plan 
legally compliant or sound. It will be helpful if you are able to put forward your 
suggested revised wording of the Main Modification in question (if applicable). 
Please be as precise as possible. 
 

Since the consultation process was a flawed process and became an exercise of nimbyism it did 
not answer the major problem facing the village of ageing residents.  I propose a facility to be 
built on the Meigh Road playing fields for elderly people who wish to remain in the village but 
require assisted living like Bagnall Heights. I understand there is a covenant in place to stop the 
building of residential homes but when it was created the population were not living as long as 
they are now and there was not the elderly crisis we have at the national level.  The covenant can 
be circumvented as this proposal is a facility which will be within its remit.  I believe a covenant 
was not adhered to in Stockton Brook close by, we can do the same here.  
 
There is the mothballed site available to build on in the Washerwall Ward just off Weston Close 
and Langton Court on the Meigh Road estate.  Recently two local business people with national 
recognition in John Cauldwell and Denise Coates said there was a lack of executive housing in 
the area and this site would be perfect for families with children. 
 
We have the brownfield site just on the border with Stoke-on-Trent on the old Mitchell High 
School off Corneville Road where affordable housing can be built and closer proximity to the 
City. 
 
Please do not allow our green belt to be encroached on when there are better alternatives which 
will not cause any social problems, building in the buffer zone of a prison that houses violent 
prisoners is a failure in any duty of care. 

                                       (Continue on a 
separate sheet / expand box if necessary) 

 
Please note 
Your representation should cover succinctly all the information, evidence and supporting 
information necessary to support/justify the representation and the suggested 
modification, as there will not normally be a subsequent opportunity to make further 
representations based on the original representation during the examination. After the 
current consultation on modifications, further submissions will be only at the request of 
the Inspector, based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take place on 17th 
and 18th December 2019. 
 
Yes I would like to attend the hearing sessions. 



Please specify if you would wish to attend these Hearing sessions to discuss your 
representations, should the inspector deem this necessary    
  
 
Notifications 
Please specify if you wish to be notified of the following stages of the Local Plan 
process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
Signature: Paul Dean 
 
 
 

Date: 31.10.19 
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Environment Agency 
9, Sentinel House Wellington Crescent, Fradley Park, Lichfield, WS13 8RR. 
Customer services line: 03708 506 506 
www.gov.uk/environment-agency 
Cont/d.. 

 
 
 
 
 
 
 
 
The Forward Plans Team 
Staffordshire Moorlands District Council 
Planning Policy 
Moorlands House  
Stockwell Street 
Leek 
Staffordshire 
ST13 6HQ 
 
 
 
 

 
 
Our ref: UT/2008/104875/CS-
07/EW1-L01 
Your ref:  
 
Date:  31 October 2019 
 
 

 
Dear Sir/Madam 
 
STAFFORDSHIRE MOORLANDS LOCAL PLAN EXAMINATION 
 
MAIN MODIFICATIONS 
 
Thank you for consulting the Environment Agency on this consultation, which we 
received on 18 September 2019.  
 
We have reviewed the proposals within the context of our statutory remit, the supporting 
evidence base such as the Level 1 SFRA and associated Water Cycle Study and 
previous advice given with regards to the development of these policies and proposals.  
 
Modification MM12 
We note the proposed modifications reference MM12 in relation to the safeguarding of 
land at Gillows Heath, and have no objection to this land being removed from the 
greenbelt. We specifically note the text on page 63 which clarifies that ‘This land is not 
allocated for development at the present time. Planning permission for the permanent 
development of this land will only be granted following a Local Plan review which 
proposes the development’ as does page 62 where it states ‘NPPF policy makes it clear 
that safeguarding land is not the same as allocating land. The intention is that it is set 
aside to meet future needs (rather than needs within the plan period like an allocation)’. 
We do however have concerns regarding the suitability of this land in terms of its 
susceptibility to flooding which may affect its ability to meet future needs, and if not 
taken into consideration now will need to be addressed should this land come forward 
for development as a site allocation or a planning application in the future.   
 
The site boundaries of BD068 and BD087 have been drawn along the line of the 
floodplain as identified within your Level 1 Strategic Flood Risk Assessment (SFRA) 
which is based upon our Flood Map for Planning. We assume this has been specifically 
undertaken to ensure the sites lie wholly within Flood Zone 1. Our flood mapping at this 

http://www.gov.uk/environment-agency
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location is indicative only and based on JFLOW modelling which provides a broadbrush 
indication of areas which may be at risk.  
 
Should these sites (and also potentially BD062) come forward to be allocated for 
development at a later stage we would therefore look for Level 2 Strategic Flood Risk 
Assessments to be undertaken in support of their allocation, due to their close proximity 
to the floodplain, and uncertainty about the accuracy of the mapping in this location. 
This may affect the capacity of the sites for built development and affect the sites layout. 
This would not however be required for the land to be safeguarded. As the Biddulph 
Options Planning Analysis document clarifies, the same level of detailed information as 
would be needed for an allocation is not necessarily required when land is safeguarded 
as the position would be reviewed in the next plan before an allocation was made. We 
are happy that the proximity to the floodplain was acknowledged within this assessment, 
however we would also recommend it is flagged that the Biddulph Brook is at this 
location, a Main River and as such we would require a minimum 8m development 
easement to be maintained from the top of the bank of the brook, in order to provide 
essential space for overland flood flows, essential flood defence maintenance work and 
as a green corridor for water-based ecology. 
 
As the sites are located within low risk Flood Zone 1 only, the Sequential Test would not 
be required to be undertaken in order for them to be allocated.  
 
Modification MM15 
We have no objection to the proposed changes to Policy SD15 Flood Risk as proposed 
under MM15, and support the principles outlined within the changes to encourage 
natural flood risk management measures, and discourage the discharge of surface 
water into the public main sewer unless absolutely necessary.  
 
We would expect that should the above safeguarded sites would come through as 
planning applications prior to the local plan review, the requirements of this policy to be 
strictly adhered to in order to address the issues outlined above and to ensure that full 
assessment of how flooding may affect the site is undertaken, and appropriate 
mitigation in terms of site layout and mitigation be proposed.  
 
Modification MM47 
We note that through modification MM47 relating to Policy DSR2 Land east of 
Brooklands Way, Leekbrook the specific flood risk requirements have been removed 
with reference instead to wider planning policies (specifically in this case SD15 Flood 
Risk). We have no objections to this in principle, however recommend that some 
reference to how flood mapping does affect the site would be useful to highlight this 
issue at an early stage for potential developers as it will likely involve substantial work to 
address. The site EM2 (assumed to relate to this policy) as shown on the Leekbrook 
map includes outlines from our indicative JFLOW modelling partially across the northern 
boundary of the site. This indicative modelling is partially modified and as such reduced 
by the replacement of the JFLOW extents with information from our 2014 Hazard 
Mapping Study, and as part of any planning application we would expect this more 
detailed modelling to be extended across the length of the site to fully inform on how 
flooding may affect proposals.  
 
Modification MM50 
We note the addition of Policy DSR5 under MM50 which relates to Bolton Copperworks 
at Froghall, and removal of some associated text from Policy SS10 as detailed under 
MM13.  
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We note that through this policy the site is identified as an ‘opportunity site’ as it is 
referenced within the associated Churnet Valley SPD. We welcome the 
acknowledgement of the significant flood risk and contaminated land issues that affect 
this land.  
 
It should be clarified however, that if this policy in any way allocates this land for 
development by establishing the principle of redevelopment, significantly more work will 
be required to support such an allocation at this stage in order that it meets flood risk 
policy outlined within the NPPF. Namely, the application of the Sequential Test and 
support of a Level 2 SFRA.  
 
Should the Sequential Test not be required to be undertaken as part of the Local Plan 
process, it will be required as part of any subsequent planning application, regardless of 
whether a detailed FRA is undertaken and appropriate mitigation measures are 
proposed. Flood risk affecting the site will need to be assessed and quantified, and the 
site layout be sequentially laid out to avoid flood risk areas wherever possible. Where 
this is not possible it is essential that appropriate mitigation is proposed to ensure not 
only the end users of the site are safe, but that flood risk is not increased elsewhere. It 
will need to be demonstrated that there are no other sites at a lower risk of flooding that 
could accommodate such an end land use.  
 
Sustainability Appraisal 
We have no objections to the SA undertaken for both the Main Modifications and the 
Biddulph site options, submitted in support of this consultation.  
 
If you have any queries regarding the above, please contact me on the details below.  
 
Yours sincerely 
 
 
 
 
 
Ms Jane Field 
Planning Specialist 
 
Direct dial 020 3025 3006 
Direct fax 01543 444161 
Direct e-mail swwmplanning@environment-agency.gov.uk 
 
 
 
 



















































































































































































































































































Gladman Development’s Representations 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

 

 



Staffordshire Moorlands Local Plan 2016 -31  Main Modifications and Associated Documents 
                                                                                                                                                                                                      October 2019   

2 
 

 

 

 



Staffordshire Moorlands Local Plan 2016 -31  Main Modifications and Associated Documents 
                                                                                                                                                                                                      October 2019   

3 
 

 

 

 

 

 



Staffordshire Moorlands Local Plan 2016 -31  Main Modifications and Associated Documents 
                                                                                                                                                                                                      October 2019   

4 
 

 

 

 



Staffordshire Moorlands Local Plan 2016 -31  Main Modifications and Associated Documents 
                                                                                                                                                                                                      October 2019   

5 
 

 

 



Staffordshire Moorlands Local Plan 2016 -31  Main Modifications and Associated Documents 
                                                                                                                                                                                                      October 2019   

6 
 

 



Staffordshire Moorlands Local Plan 2016 -31  Main Modifications and Associated Documents 
                                                                                                                                                                                                      October 2019   

7 
 

 for 

 



Staffordshire Moorlands Local Plan 2016 -31  Main Modifications and Associated Documents 
                                                                                                                                                                                                      October 2019   

8 
 



Staffordshire Moorlands Local Plan 2016 -31  Main Modifications and Associated Documents 
                                                                                                                                                                                                      October 2019   

9 
 



Staffordshire Moorlands Local Plan 2016 -31  Main Modifications and Associated Documents 
                                                                                                                                                                                                      October 2019   

10 
 

 

 

 

 

 

 

 

 

 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 1 

 

 
 

Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title  

Mr 
 

First name Richard  
Last name House 

 
 

Job title (if 
applicable) 

 
 

 

Organisation (if 
applicable) 

Gladman Developments Limited 
 

 

Address line 1  
Gladman House 

 

Address line 2 Alexandria Way 
 

 

Address line 3 Congleton 
 

 

Address line 4 Cheshire 
 

 

Post code CW12 1LB 
 

 

Telephone 
number 

01260 288 982 
 

 

Email address r.house@gladman.co.uk 
 
 

 

 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

mailto:r.house@gladman.co.uk
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference MM8 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant  x  

Sound - Positively prepared  x 

Sound - Justified x  

Sound - Effective  x 

Sound - Consistent with national policy  x 

 Complies with the Duty to co-operate  x  

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 

 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 4 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 5 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 
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(Continue on a separate sheet / expand box if necessary) 

 
Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
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Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required)  

 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Richard House 

 
Date: 

 
30th October 2019 
 

x 

x 

x 

x 
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title  

Mr 
 

First name Richard  
Last name House 

 
 

Job title (if 
applicable) 

 
 

 

Organisation (if 
applicable) 

Gladman Developments Limited 
 

 

Address line 1  
Gladman House 

 

Address line 2 Alexandria Way 
 

 

Address line 3 Congleton 
 

 

Address line 4 Cheshire 
 

 

Post code CW12 1LB 
 

 

Telephone 
number 

01260 288 982 
 

 

Email address r.house@gladman.co.uk 
 
 

 

 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

mailto:r.house@gladman.co.uk
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice


Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 3 

Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference MM9 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant  x  

Sound - Positively prepared  x 

Sound - Justified  x 

Sound - Effective  x 

Sound - Consistent with national policy  x 

 Complies with the Duty to co-operate  x  

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required)  

 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Richard House 

 
Date: 

 
30th October 2019 
 

x 

x 

x 

x 
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title  

Mr 
 

First name Richard  
Last name House 

 
 

Job title (if 
applicable) 

 
 

 

Organisation (if 
applicable) 

Gladman Developments Limited 
 

 

Address line 1  
Gladman House 

 

Address line 2 Alexandria Way 
 

 

Address line 3 Congleton 
 

 

Address line 4 Cheshire 
 

 

Post code CW12 1LB 
 

 

Telephone 
number 

01260 288 982 
 

 

Email address r.house@gladman.co.uk 
 
 

 

 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

mailto:r.house@gladman.co.uk
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference Housing Implementation Strategy 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant  x  

Sound - Positively prepared  x 

Sound - Justified  x 

Sound - Effective  x 

Sound - Consistent with national policy  x 

 Complies with the Duty to co-operate  x  

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
The Housing Trajectory should be revised to provide for more realistic 
delivery expectations for allocated sites. 
 
The Five Year Housing Supply Calculation needs reworking accordingly. 
 
Further allocations for housing need to be included in the Plan. 
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(Continue on a separate sheet / expand box if necessary) 

 
Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
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Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required)  

 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Richard House 

 
Date: 

 
30th October 2019 
 

x 

x 

x 

x 
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Date 29 October 2019
Our Reference AKNO1/HAR823/1 
Your Reference  
Please ask for Alan Corinaldi-Knott
Direct Dial 01782 349539
Facsimile 01782 712522
Email alan.corinaldi-knott@knightsplc.com

Forward Plans

Staffordshire Moorlands District Council

Regeneration Services

Moorlands House

Stockwell Street

Leek

Staffordshire

ST13 6HQ

Dear Sirs

Response to the Consultation on Proposed Main Modifications to the Staffordshire Moorlands 
Local Plan Strategy on Behalf of Harlequin Development Strategies Limited

Knights plc
The Brampton
Newcastle-under-Lyme
Staffordshire
ST5 0QW

T 01782 619225
W knightsplc.com

Knights plc is the trading name of Knights Professional Services Limited which is a l imited company registered in England and Wales, registered no. 08453370 and 
authorised and regulated by the Solicitors Regulation Authority under number 620595. Registered office is The Brampton, Newcastle-under-Lyme, Staffordshire, ST5 0QW. 
VAT no. 208 8271 04

This letter is submitted on behalf of Harlequin Development Strategies (Crewe) Limited in response to 

the consultation on the Schedule of Proposed Main Modifications to the submitted Staffordshire 

Moorlands Local Plan. This letter considers the following modifications which are all inter-related as far 

as housing delivery and supply are concerned. These are:

 MM54

 MM55

 MM8

 MM72

 MM21

The second paragraph proposed to be inserted as part of MM54 on page 105 of the Schedule of Main 

Modifications states that:

Policy SS4 details the housing land supply and includes an allowance for windfalls, the housing trajectory 
also includes windfalls which form an element of the rolling 5 year housing land supply. The Plan will be 
monitored to consider whether windfall sites are coming forward as anticipated and also if the windfall 
sites, particularly in the rural areas, are delivering affordable housing.

The fourth paragraph then states:

The Local Plan will be reviewed every 5 years in accordance with the National Planning Policy Framework 
2019. The need for a full or partial review of the Local Plan will also be considered when the Monitoring 
Report identifies housing delivery has not met the housing requirements in the Local Plan or the Housing 
Delivery Test. The table below identifies which indicators relate to housing delivery and will be taken into 



account when determining if a Local Plan review is necessary. A full or partial review may be considered 
where there is a significant change in national policy, the evidence base or needs of the adjoining 
authorities, should it be necessary.

MM55 provides amendments to the monitoring table which is provided at Appendix 2 to the Schedule of 

Main Modifications. 

MM8 sets out the proposed modifications to Policy SS3 and SS4, which includes changes to the plan 

period and updates to the housing delivery and residual requirement figures, taking into account recent 

permissions and completions. 

Table 7.2 sets out the amended figures for commitments, taking into account a lapse rate and updated 

commitments and completions. Table 7.3 has also been updated in relation to each sub area. Paragraph 

7.3 is proposed to be modified to include the slippage allowance of 10% to commitments that will be 

factored in to the housing trajectory. 

The proposed modification to SS4 under MM8 inserts the following text:

The council has published a Housing Implementation Strategy (HIS) document which sets out how the 
five year housing land supply will be maintained in accordance with the trajectory.

MM72 seeks to provide at Appendix 7 the HIS and amended housing trajectory to reflect updated housing 

figures as of 31 March 2019. 

The HIS published in July 2019 is provided as a supporting document to the Schedule of Main 

Modifications. The HIS contains the housing trajectory, schedule of sites and a 5 year housing land supply 

calculation.

With regard to the housing trajectory, the Inspector’s letter to the Council dated 11 April 2019 in response 

to the HIS consultation (EL9.001) explicitly set out the following:

Sites with planning permission (generally) – if permissions have expired, they should be removed from 
the trajectory, unless they are proposed to be allocated in the Plan. Conversely large sites that have been 
granted planning permission in 2018/19 should be added to the trajectory 

In light of the above factors, it is our position that the Barnfields site, Leek (Ref 2339), contributing 175 

dwellings to the overall trajectory, and 75 within the 5 year period, should be removed from the trajectory 

because it no longer has planning permission and is not proposed for allocation. Outline consent for this 

site expired on 17/08/2019. The planning permission allowed four years for the submission of reserved 

matters under condition 2 and no reserved matters applications have been submitted. 

It is acknowledged that the approval expired beyond 1 April 2019 base period, however even if this site 

were to be retained within the trajectory, then using the council’s delivery assumptions for allocations (i.e. 

sites without planning permission), then development would not commence on this site until 2022/23. 



This would have the effect of removing 30 dwellings from the housing trajectory in the first 5 years of the 

Local Plan following adoption.

We also note that in addition to the above, that the approval at London Mill, Leek (Ref 1810) has now 

expired, although again beyond the 1 April 2019 base date. We also note that the site has been marketed 

since 13 January 2015, and continues to be marketed without any apparent interest. We therefore 

respectfully suggest that the site is removed from the trajectory, or at the very least, the estimated 

commencement date for the delivery of this site is reviewed in line with the assumptions provided at 

Appendix 2 of the HIS, which would result in the commencement date of this site falling back by at least 

another 12 months resulting in 30 units being removed from the supply, and again, this would affect the 

housing land supply position.

In addition, the outline planning permission for 67 dwellings on land at Cheadle Road Upper Tean that is 

included within the trajectory expired on 15 June 2016. We therefore respectfully suggest that this site is 

removed from the trajectory, or at the very least, the estimated commencement date for the delivery of 

this site is reviewed in line with the assumptions provided at Appendix 2 of the HIS, which would result in 

the commencement date of this site falling back by at least another 12 months resulting in 22 units being 

removed from the supply, and again, this would affect the housing land supply position.

The above considerations therefore remove a minimum of 82 dwellings from the 5 year housing land 

supply, even if these sites were proposed to be allocated.

The Council has not provided an up to date housing land supply calculation for the purposes of the Local 

Plan Examination with the current consultation on Main Modifications. The calculation provided within the 

HIS gives a supply figure of 5.16 years, however the calculation does not take into account the factors 

identified above and the 10% lapse rate figure provided in the HIS is provided as -98. In the Schedule of 

Main Modifications, the lapse rate figure is provided as 119.

Taking into account the above factors and the Schedule of Main Modifications, we have amended the 

five year housing land supply calculation provided in the HIS below (existing figures indicated with a 

strikethrough and amended figures are underlined):

A. Completions from April 2014 to 30 March 2019 = 812
B. Sites in the trajectory including under construction = 2427 2345

10% lapse rate on commitments  -98 -119

Sites in the trajectory including under construction 2329 2226

C. Housing Requirement (2014-2033) 320 x 19 = 6080

D. Annual Requirement [C/19] = 320

E. Target Completions (April 2014 to March 2019) [Dx5] = 1600



F. Current shortfall [E-A] = 788

G. 5 year requirement with shortfall [(Dx5) + ((F/14) x5)) x1.2] = 2257
(166 + (788/14x5=281) x1.2

H. Annual 5 year requirement with shortfall [G/5] = 451

I. No. of years supply [B/H] (23292226/451) = 5.16 4.93 Years

In light of the above considerations, it is our position that the Council will be unable to demonstrate a 5 

year housing land supply upon the adoption of the Local Plan.

Furthermore, we note from the trajectory that the cumulative completions over the plan period result in a 

shortfall of 400 dwellings over the life of the plan against the requirement. Bullet point 2 of para 159 of 

the Framework is very clear that land should be identified to meet the need for housing over the plan 

period, and bullet point 3 of paragraph 182 is clear that in order for the plan to be effective, it should be 

deliverable over the plan period. 

Even if the Inspector were to disagree with our submissions relating to housing land supply, the current 

figure that the LPA rely on of 5.16 years as set out in the HIS is only marginally above the minimum 

requirement, and it is still considered essential that the Council in this case identifies additional sites for 

housing development in the Local Plan to ensure a sufficient level of supply that can withstand any 

changes in circumstances that could reduce expected delivery rates. In effect, delivery only has to fall 

short by 73 dwellings to result in supply dipping below 5 years.   

It is our contention that the updated housing supply and delivery figures provided within the Schedule of 

Main Modifications, and the trajectory provided within the HIS are unsound.

Other Modifications

We note that for MM21, the density of the proposed allocation at Tunstall Road, Biddulph increases the 

proposed housing numbers from 85 dwellings to 105 dwellings. The housing trajectory within the HIS 

identifies that development is expected to commence in 2022/23. Accompanying the Main Modifications 

consultation is the Tunstall Road Strategic Development Area Concept Masterplan which was 

commissioned by the Council. This masterplan document sets out the following:

1. Page 2 states that research suggests that the site is most suited to a housing mix of two and 

three-bedroom medium to high density dwellings. It then goes on to state that based upon the 

delivery of the adjacent industrial site that there is a reasonable level of confidence for the delivery 

of the site;

2. Page 5 states that there are several land ownerships and then goes on to state that the problem 

with the site is that viability at present, without some form of public sector support shows a 

negative land value and that land owners aspirations for value will have to be carefully managed. 



This section of the masterplan document then goes on to state that a “master developer” for the 

site needs to be sought or the site progressed through a joint venture. The Council also prefers 

the delivery of the industrial development, key infrastructure and landscaping first before the 

residential element of the site comes forward. This section of the masterplan document also 

suggests that acquisition and funding options for the site remain to be explored. 

The above clearly demonstrates that the deliverability of this site, due to viability and the need to agree 

land values and purchase with multiple land owners, is questionable in the short term. It is certainly not 

the case that this site will deliver housing in the next 5 years. The Council considers that this site would 

start to deliver in 2022/23, however owing to the known viability constraints and with no evidence of any 

funding coming forward from, for example, the Housing Infrastructure Fund, the Council’s delivery 

assumptions are not considered to be realistic. Furthermore, there is no evidence that a planning 

application is forthcoming. There is therefore an additional reason to amend the housing trajectory further, 

and again, this will have implications on the Council’s ability to demonstrate a 5 year housing land supply 

upon the adoption of the plan.     

The above issues are considered to be important in this case. Whilst the Local Plan is being examined 

against the 2012 version of the National Planning Policy Framework, as soon as 12 months has passed 

following adoption of the plan, it is highly likely that there will be a shortfall in both housing land supply 

and delivery. Therefore, the Local Plan would not be effective over its lifetime because it would quickly 

become out of date, the tilted balance would be engaged and non-allocated sites outside of the settlement 

boundary would need to come forward to deliver housing to meet the identified shortfall. 

In light of the above considerations, in order to make the Local Plan sound we believe that further sites 

need to be allocated. In such an event, we can, should the opportunity arise, bring forward potential 

attractive sites, which were reviewed favourably by the Council in both the SHLAA and the Green Belt 

review and would help to resolve the open market and affordable housing delivery objectives for the 

authority, in particular site reference BE041.

Should the Inspector deem it necessary to conduct further hearing sessions to examine the proposed 

main modifications in further detail, then we would welcome the opportunity to attend such hearing 

sessions. 

Yours faithfully

                                  

ALAN CORINALDI-KNOTT
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title  

MR 
 

First name  
David 

 

Last name  
Hawley 

 

Job title (if 
applicable) 

 
 

 

Organisation (if 
applicable) 

 
 

 

Address line 1  
 

 

Address line 2  
 

 

Address line 3  
 

 

Address line 4  
 

 

Post code  
 

 

Telephone 
number 

 
 

 

Email address   
 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
  document reference E/F 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant  √  

Sound - Positively prepared  √ 

Sound - Justified  √ 

Sound - Effective  √ 

Sound - Consistent with national policy  √ 

 Complies with the Duty to co-operate   √ 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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BD062, BD068 and BD087 
 
There are concerns with the process of selecting these sites, out of date information was 
used.  
Data provided by the Biddulph Neighbourhood plan was ignored this included uptodate 
mapping, Environmental and Biodiversity data. 
The sites have environmental and biodiversity value including wildlife trails, protectected 
species and rare plants. 
The sites are on a floodplain and regularly flood after heavy rain, they are close to the 
sewerage works and consequently undesirable material is evident when these floods take 
place.  
The closeness to the sewerage works would mean that no future expansion could take place 
which is likely in the event of the number of additional dwellings proposed in the town. 
In fact BDNEW which they are replacing is a far better option as a safeguarding site than 
these. 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 
The process of proposing safeguarding sites should be reviewed and the most uptodate data 
should be used with further consultation with the Environment Agency and United Utilities. 

 
Please note 
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Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
David J Hawley 
 

Date: 
 
29/10/2019 
 

 

Y 

Y 

Y 
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title  

MR 
 

First name  
David 

 

Last name  
Hawley 

 

Job title (if 
applicable) 

 
 

 

Organisation (if 
applicable) 

 
 

 

Address line 1  
 

 

Address line 2  
 

 

Address line 3  
 

 

Address line 4  
 

 

Post code  
 

 

Telephone 
number 

 
 

 

Email address   
 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
  document reference G 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant  √  

Sound - Positively prepared  √ 

Sound - Justified  √ 

Sound - Effective  √ 

Sound - Consistent with national policy  √ 

 Complies with the Duty to co-operate   √ 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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The proposals put forward have been done with no consultation with Biddulph Town Council 
or the towns residents.  
In the proposed option the retail industrial sites are away from the town centre. The original 
idea was that the industrial/retail sites should be close to the town centre which is what is 
required to support investment in the town centre. Also the proposed option seems to swap 
the school playing field and the old school. 
The proposed option is not acceptable  
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 
There needs to be consultation with the town council and residents with respect to any 
proposal suggested. This has not yet happened. 

 
Please note 
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Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
David J Hawley 
 

Date: 
 
29/10/2019 
 

 

Y 

Y 

Y 
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title  

MR 
 

First name  
David 

 

Last name  
Hawley 

 

Job title (if 
applicable) 

 
 

 

Organisation (if 
applicable) 

 
 

 

Address line 1  
 

 

Address line 2  
 

 

Address line 3  
 

 

Address line 4  
 

 

Post code  
 

 

Telephone 
number 

 
 

 

Email address   
 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
  document reference H 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant  √  

Sound - Positively prepared  √ 

Sound - Justified  √ 

Sound - Effective  √ 

Sound - Consistent with national policy  √ 

 Complies with the Duty to co-operate   √ 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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The options put forward have been done with no consultation with Biddulph Town Council or 
residents. 
The consultation event on the options was flawed with those residents closest to the site 
having no idea it was taking place. 
The suggested option is totally unacceptable, you cannot put industrial units next to existing 
housing. They need to be as far away as possible, probably backing onto Mill Hays Road. 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 
There needs to be consultation with the town council and residents with respect to any 
options suggested. This has not yet happened. Then a formal consultation period.  

 
Please note 
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Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
David J Hawley 
 

Date: 
 
29/10/2019 
 

 

Y 

Y 

Y 









































































Dear Sir, 
I would like you to consider my comments regarding your recommendation to remove the 
designation of Local Green Space namely the land referred to as the West (29) and East (30) side of 
the Gully to the rear of Ox Pasture, Cheddleton. 
I believe that these pieces of ground are demonstratively special to myself, my family and the 
community of Cheddleton. 
I have lived in Ox Pasture, Cheddleton all 63 years of my life and the fields have been a big part of 
my life from as long as I can remember and continue to be so. Theses fields have seen my family 
through four generations from my parents in 1953 to my grandchildren now.  
As a child my earliest memories are going with my mother to the village schools and visiting her 
friends via the Southern footpath which runs alongside the field to the west and onto the gully.   
My years as a child was spent walking this route either to school, meet friends and playing games 
such as hide and seek and man hunt along the paths and in the fields and sledging in the snow on 
the east side, as did my own children and presently my grandchildren.  
During my life and the time spent around these footpaths and fields I have seen the countryside 
mature with hedgerows of native trees and shrubs full of many different wild birds, wildflowers and 
grasses in the meadows and the natural habitat for wildlife which have settled and become home to 
many different species. This small unspoiled natural area is the home for many insects including 
numerous bees’ nests in the wall bordering the fields which can be seen throughout the summer 
months. This year alone there was four nests along the path of different species of bees. 
With the exception to the fields being mown twice a year it is a safe and secure environment to all 
wildlife for breeding and maintaining life. 
I walk to school and back twice a day with my 6 year old granddaughter, we both enjoy every minute 
of the journey whatever the weather, along the footpaths adjacent to the meadows and she will talk 
about nature and how she can smell it in the air, she can identify flowers, trees by their leaves, 
plants and berries that are poisonous and the seasons from the frost on the grass to the wildflowers 
growing in the fields. This I feel, just reinforces the learning in school from a drawing and text in a 
book to life experience something which is so very special, important and quite rare for a journey for 
a young child on their way to school. The children from the school have been involved over recent 
weeks putting together their views on the possibility of losing this green space having been to look 
at how this could impact on the village and the countryside.  This is a village school and I strongly 
believe that we should protect and preserve this area of land for our future generations of children 
who can identify with the village history, learn from what they can see, hear, smell and touch and be 
proud that they can walk safely and healthily to school in their village, free from dangers of traffic 
and pollution and not see it turn into an urban school journey. 
Aswell as walking to school I regularly walk this route at least three times a day with my dog as do 
members of my family. This walk is again safe and a pleasure, it is relaxing and easy. It is time spent 
meeting other walkers who stop for a chat, some of who have no family and so enjoy this 
opportunity. It is a well walked route for many local people, children and visitors. The Southern 
footpath is now awaiting submission on the Definitive Map following a Direction Decision from the 
Planning Inspectorate. This well used wooded footpath is also part of our village heritage. 
We often meet visitors to the village, walkers and rambling groups on the journey and they will 
always stop to talk about how they admire the views across the meadows from the Southern 
footpath and gully of the outreaching moorlands, the village church and the old buildings in the 
village and enjoy the peace and tranquillity of their walk. This is something that as a resident of the 
village makes me feel very proud.  
The village of Cheddleton has been over developed over the decades outwards from around the old 
part of the village fortunately although the village has increased in size it has allowed this part of the 
village with the church, historic buildings and the meadows to the east and west of the gully to 
remain unchanged and retain its character and its beauty. 



These fields are an important part of the village, they are a sanctuary for wild life and border the 
conservation area and the heart of our village and to risk losing them to development in the future 
would a disaster to our village, I would therefore like to ask that you give the fields in our old village 
the protection they need to remain untouched and not allow the small part of what is left of it be 
destroyed. 
Yours sincerely, 
 
Cath Hill. 
 



















































 

Historic England, 8th Floor, The Axis, 10 Holliday Street, Birmingham B1 1TG 

Telephone 0121 625 6870  HistoricEngland.org.uk 

Please note that Historic England operates an access to information policy. 

Correspondence or information which you send us may therefore become publicly available.  

 
 

 

Dear Sir, Madam,  

Re: Staffordshire Moorlands Main Modifications Consultation  

Many thanks for consulting Historic England on this Main Modifications consultation.  We have 

raised particular comments in the table below:  

Historic England comments on the Staffordshire Moorlands Main Modifications consultation 

Main 

Modification 

Number 

Historic England comments in response to the proposed amendments  

MM12 We have some concerns about safeguarding three sites for potential 

development in Gillow Heath, within the Local Plan, at this time.  Whilst we 

recognise that the text states that they will require a Local Plan Review in order 

to be released officially and considered an allocation, we are unclear as to why 

they have been included at this time.  Additionally, what assessment has been 

undertaken to consider whether the principle of development in these areas is 

likely to be acceptable? It is possible that prospective developers will consider 

their inclusion in the Plan as safeguarded land, as land that has the potential to 

be suitable for the use they have been safeguarded for, when we are not clear 

that this has been established.  We would be grateful to see heritage impact 

assessment reports for these sites and comment on these or would recommend 

that they are included as potential allocations in a Local Plan Review and not as 

safeguarded sites at this time.  

Further paragraph 6 relates to planning permission being required for the 

‘permanent’ development of this land which is a misleading statement.  

MM27  We have no concerns regarding the amendments proposed and are supportive 

  
 

MIDLANDS OFFICE  
 
 
 Staffordshire Moorlands Council 

Main Modifications Consultation  
 
FAO  
Local Plans Team Leader 

 
Telephone: 
Email:  

 
0121 625 6851 
kezia.taylerson@HistoricEngland.org.uk 
 
 
 
31 October 2019 
 

mailto:kezia.taylerson@HistoricEngland.org.uk


 

Historic England, 8th Floor, The Axis, 10 Holliday Street, Birmingham B1 1TG 

Telephone 0121 625 6870  HistoricEngland.org.uk 

Please note that Historic England operates an access to information policy. 

Correspondence or information which you send us may therefore become publicly available.  

 
 

 

of the positive statements regarding heritage at risk. 

Policy DC2 – clause 6 relates to buildings at risk only and we would be 

supportive of a positive approach for heritage at risk generally which could 

include other heritage assets such as Registered Parks and Gardens or 

Scheduled Monuments etc.  

MM34 We would welcome a sentence that includes reference to heritage policies in 

this list, alongside other environmental considerations such as biodiversity and 

flooding and in line with other statutory agency considerations.  

MM35 – MM50 These comments relate to all site specific policies where there is reference to 

heritage mitigation and the Council’s Landscape, Local Green Space and 

Heritage Impact Study.  We recognise that linking to an external evidence base 

to highlight appropriate mitigation measures may not be considered 

appropriate in this context, as highlighted by the proposed main modifications 

from the Planning Inspector.  However, there are site specific policies within 

this list that still do relate to these studies above, which may be an error or 

there may be a particular reason why.  We are concerned that by not linking to 

the external evidence base study that some appropriate mitigation measures 

may now not be referenced and that only some mitigation measures are now 

specifically cited.   

We would recommend that if this reference is no longer to be contained that 

there is a considered analysis of the heritage impact study for these sites and 

any required mitigation measures are now included as policy text within the 

Plan.   

Additionally, there is a lack of detail on what might constitute a ‘mitigation of 

heritage impact’ and we would be concerned that the level of detail 

accompanying planning applications will not be appropriate.  We would 

recommend the insertion of a paragraph that states that planning applications 

should be accompanied by a statement of significance (or similar) that assesses 

the significance of any heritage assets potentially affected by proposed 

development, including their setting and an impact assessment of the level of 

harm as a result of the proposed development, which should include avoidance, 

mitigation or enhancement measures, in proportionate detail to the asset’s 

significance and by an appropriate qualified professional where relevant or 

some similar wording that sets out detail of what would be expected and a link 

to the Council’s heritage impact study generally so that prospective developers 

are aware of its existence.  

MM54 The policy text states that there will be the removal of village boundaries for 

small villages.  This is to allow windfall sites to be considered in the Plan period.  



 

Historic England, 8th Floor, The Axis, 10 Holliday Street, Birmingham B1 1TG 

Telephone 0121 625 6870  HistoricEngland.org.uk 

Please note that Historic England operates an access to information policy. 

Correspondence or information which you send us may therefore become publicly available.  

 
 

 

We would recommend including a clause to ensure that all local plan policies 

are applied and that heritage policies are considered when dealing with any 

windfall sites, that may previously have been outside of settlement boundaries 

but that now may be considered potentially acceptable.   

MM56 There are a number of local green space designations that are being removed 

from the local plan.  Are these now going to be considered as part of the 

settlement and considered as ‘white land’ suitable for potential windfall sites? 

Again see comments relating to MM54 if so.  

Appendix 2 

Monitoring 

Indicators Table 

Policy DC2 The Historic Environment indicator only relates to buildings at risk 

and not the wider heritage at risk agenda.  We have made suggested 

amendments in MM27 and this complements these earlier comments.  It may 

be useful to refer to Historic England’s Heritage at Risk register and could 

usefully also refer to Conservation Areas and data held by the Council.  This 

would allow a fuller consideration of the health of the historic environment in 

the Council area.  

 

We hope you have found these comments useful in preparing a positive strategy for the historic 

environment in your Local Plan.  If you have any questions on the content of this response, please 

contact me.   

 

Kind regards 

Kezia Taylerson 

 

Kezia Taylerson 

Historic Environment Planning Adviser (Midlands)  
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title Mr 

 
 

First name Rob 
 

 

Last name Sanderson 
 

 

Job title (if 
applicable) 

Senior Planning Manager 
 

 

Organisation (if 
applicable) 

Homes England 
 

 

Address line 1 5 St. Philip’s Place 
 

 

Address line 2 Colmore Row 
 

 

Address line 3  
 

 

Address line 4 Birmingham 
 

 

Post code B3 2PW 
 

 

Telephone 
number 

0121 234 9987 
 

 

Email address Rob.sanderson@homesengland.gov.uk 
 

 

 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference MM49   
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant     

Sound - Positively prepared    

Sound - Justified    

Sound - Effective    

Sound - Consistent with national policy    

 Complies with the Duty to co-operate     

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 

 



 

 
Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 4 

 
Homes England supports the proposed changes to Policy DSR4 and its 
supporting text set out in MM49, as well as the associated amendments to 
the Development Boundary adjacent to the sites, shown on Werrington Map 
A4.11, (i.e., MM64). 
 
The proposed additional supporting text helpfully sets out the exceptional 
circumstances that exist to justify the release of the sites from the Green Belt 
and the relatively small impact that development of the site would have on the 
purposes of the Green Belt. 
 
The minor amendments to the Development Boundary (and extension of the 
proposed housing allocations) will ensure that satisfactory highway access to 
both sites can be achieved and will help to ensure the future delivery of the 
sites, thereby assisting the LPA in maintaining a 5 year housing land supply. 
 
Note that references to the sizes of the sites in paragraphs 9.119 and 9.123 
should also be changed, to reflect the proposed wording of Policy DSR4. 
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(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

N.A. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
 
 

Date: 
 
 
 

X 

X 

 

X 

  
X 
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title Mr 

 
 

First name Rob 
 

 

Last name Sanderson 
 

 

Job title (if 
applicable) 

Senior Planning Manager 
 

 

Organisation (if 
applicable) 

Homes England 
 

 

Address line 1 5 St. Philip’s Place 
 

 

Address line 2 Colmore Row 
 

 

Address line 3  
 

 

Address line 4 Birmingham 
 

 

Post code B3 2PW 
 

 

Telephone 
number 

0121 234 9987 
 

 

Email address Rob.sanderson@homesengland.gov.uk 
 

 

 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference MM64  
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant     

Sound - Positively prepared    

Sound - Justified    

Sound - Effective    

Sound - Consistent with national policy    

 Complies with the Duty to co-operate     

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Homes England supports the amendments to the Development Boundary 
adjacent to the two sites that it owns in Werrington – i.e., sites WE003 and 
WE0052 - shown on Werrington Map A4.11 and proposed as part of Main 
Modification 64. 
 
The minor amendments to the Development Boundary (and extension of the 
proposed housing allocations) will ensure that satisfactory highway access to 
both sites can be achieved and will help to ensure the future delivery of the 
sites. 
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(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

N.A. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
 
 

Date: 
 
 
 

X 

X 

 

X 

  
X 

  





































































































































































From: Laura Jones
To: Forward Plans
Subject: Ox pasture east and west sites 29/30
Date: 30 October 2019 13:46:21

Dear Inspector,

I would like to put forward my views for retaining the local green space on the emerging local plan for sites
29/30 in cheddleton which are ox Pasture east and west.

My self and my young family life in Cheddleton village. We have enjoyed walking the gully for many years.
My children have enjoyed the tranquil footpaths, commenting on the views and talking about which birds and
wildlife we can see. Often in our quiet oasis the children imagine fairy’s and come up with stories centred
around our adventure through the gully. We collect fircones, and leaves to create our own habitats at home.
These open sites create a sense of well-being and fuel young imaginations away from main roads and buildings.
All this is on our doorstep, just a small but welcome break between the houses in the village. Should we not be
protecting this historic footpath for our children’s children to enjoy the same magical walks? As well as the
gully there is also a footpath on the south side of the Ox Pasture west site. Here we can see magnificent views
of the heart of our village the grade II* listed church, the roaches and the Peak District.
The gully and footpath are used by most people who reside and visit the village, they take walkers right to the
centre of the village. To the church, pub, community centre and are used by a lot of parents and carers on the
school run, twice a day. This little haven is enjoyed not just by a few but by many, please help us to protect our
Village and our right to open spaces for us and our future.

Many thanks for your time,

Laura Jones, Frankie Jones (8) Florence Jones (5) and Violet Jones (19months) just to add Violet loves to run
off and explore on her own, the gully is her out of the pram safe run time.

Sent from my iPhone

mailto:lauraloojayne@yahoo.com
mailto:forward.plans@staffsmoorlands.gov.uk
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title  

Mr 
 

First name  
A 

 

Last name  
Yarwood 

 

Job title (if 
applicable) 

 
Planning Consultant 

 

Organisation (if 
applicable) 

 
National Federation of Gypsy 
Liaison Groups 

 

Address line 1  
 

 

Address line 2  
 

 

Address line 3  
 

 

Address line 4  
 

 

Post code  
 

 

Telephone 
number 

 
 

 

Email address  
 

 

 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference 23 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   x 

Sound - Positively prepared  x 

Sound - Justified  x 

Sound - Effective  x 

Sound - Consistent with national policy  x 

 Complies with the Duty to co-operate  x  

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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The modification seeks to show that of the 6 require Traveller pitches, 3 have 
been secured by the grant of planning permission at a site at Checkley. This 
is incorrect. The site at Checkley is a single family pitch with just 3 touring 
caravans and one amenity building. A traveller pitch is normally a site with 
one caravan for living in (often a static van) and at least one touring caravan 
and an amenity building. The site at Checkley does not constitute a 3-pitch 
site. It is a single pitch. Thus the unmet need for pitches is 5, not 3.  
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(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Acknowledge that there remains a shortfall of 5 pitches which needs to be 
met by “windfall” provision 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 

A. R. Yarwood 
 

Date: 
 
25/10/19 
 

 

 

Y

 

 







































































From: David Nixon  
Sent: 31 October 2019 08:09 
To: Forward Plans 
Subject: Representation on Main Modifications  
 
 
Made by David Nixon.  C Nixon &Partners 
 
We consider the Plan still to be unsound and would also comment on some of the Main 
Modifications:- 
 
We are very conscious of the likelihood that the council will be unable to achieve housing 
delivery sufficient to ensure a future 5 year housing land supply.  We also note that the 
amount of employment land is to be increased from 27 hectares to 32 hectares.  This will 
make further demands for new housing. There are also significant demographic trends which 
will lead to a very substantial increase in the numbers of older people within the population. 
  
These particular changes in population structure including the special needs of an ageing 
population, and the need for affordable housing, are recognised in Policy H1 . 
MM 49 recognises that the required housing delivery will be difficult without Green Belt 
release. However, the only commitment to review this is for Biddulph which is arguably  the 
least representative of all the settlements due to its close relationship with the Newcastle/ 
Stoke on Trent conurbation. Development here is therefore less likely to address the new 
housing requirement across the whole area particularly for special needs.  
This modification should therefore be expanded to include consideration of other settlements, 
particularly the larger villages whose role in the provision of affordable housing is 
highlighted in H2 8.59. 
There should also be a specific link to DC 3 
where the support for sympathetic and enhancing development is largely meaningless without 
a willingness to review settlement edges which all too often in the Plan are defined on a two 
dimensional basis which is unrelated to topography and the setting.  
Without such modification, opportunities such as our own proposal on the northern edge of 
Forsbrook with its unique mix of housing of all types, new recreational space, enhanced 
biodiversity and a permanent settlement edge will not be encouraged.  
We therefore ask the Inspector to consider these adjustments to the Plan and suggest that 
inclusion of our own site within the development strategy would be significant step to 
increasing the soundness of the Plan.  
 
David Nixon.  30 October 2019 
 











































































































 
From: John  
Sent: 30 October 2019 11:10 
To: Forward Plans 
Subject: Main Modifications Consultation 
 
Comment on MM36, Page 153, Policy DSL2, Land at the Mount 
 
The inspector recommended ‘Recognition of the recreational value of the Mount to the community 
and reflect this in master planning proposals through the sensitive treatment of Mount Road and 
Kniveden Lane, appropriately located green infrastructure, recognition of key views and connectivity 
to public rights of way.’ 
To me the only way to provide more green infrastructure and recognise the importance of the key 
views is to reduce the number of houses being crammed into the sites by 10 perhaps 20%.  
So instead of modifying the HIS document the planners have chosen to still continue with the draft 
document dated November 2018 showing a total of 345 dwellings instead of reducing the numbers 
to take account of the Inspectors comments. 
 
It is very poor that you can ignore the Inspector’s comments and just insert a paragraph that has 
no substance. 
 
Regards 
John Pigott 
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title  

Mr  
 

First name Rajvir 
 

 

Last name Bahey 
 

 

Job title (if 
applicable) 

Planning Manager 
 

 

Organisation (if 
applicable) 

Sport England 
 

 

Address line 1 Sport England 
 

 

Address line 2 Sports Park, 3 Oakwood Drive 
 

 

Address line 3 Loughborough 
 

 

Address line 4  
 

 

Post code LE11 3QF 
 

 

Telephone 
number 

 
07879488344 

 

Email address  
Planning.south@sportengland.org 

 

 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference       MM31 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant    

Sound - Positively prepared   

Sound - Justified   

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate    

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Sport England supports the insertion of a new paragraph related to measures 
to securing replacement playing field provision, which is consistent with 
National Planning Policy Framework paragraph 97 and Sport England’s 
Playing Fields Policy  Exception E4 
https://www.sportengland.org/media/12940/final-playing-fields-policy-and-
guidance-document.pdf.  
 
 
However, the addition of new paragraph 8.105 is not supported as it is not 
consistent with the policy related to the protection of open space, recreational 
land and buildings including playing fields and amenity open space from 
development, as set out within Policy C2 and NPPF paragraph 97. The 
approach is also not consistent with Sport England Playing Fields Policy and 
Guidance. 
 
The provision for an off site financial contribution in circumstance where 
replacement playing field is not reasonable practicable is not one of the 
exceptions contained within Policy C2 and NPPF paragraph 97 (and Sport 
England’s Playing Fields Policy and Guidance). It is also unclear as to the 
circumstances when it is deemed “not practicable” to make like for like 
replacement playing field provision. Therefore inconsistencies could arise as 
to when replacement provision is provided or not thus the policy is not 
deemed to effective in ensure the protection of playing field land. 
 
It should be noted that the Playing Pitch Strategy provides an identification of 
pitch markings on a playing field at a point in time. A playing pitch could be 
marked out on a larger playing field area capable of accommodating 
alternative pitch markings to meet curricular and community use demand. 
Therefore the supporting text of Policy C2  should not solely focus on the 
potential loss a playing pitch but on the impact on the playing field as a whole. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

https://www.sportengland.org/media/12940/final-playing-fields-policy-and-guidance-document.pdf
https://www.sportengland.org/media/12940/final-playing-fields-policy-and-guidance-document.pdf
https://www.sportengland.org/media/12940/final-playing-fields-policy-and-guidance-document.pdf
https://www.sportengland.org/media/12940/final-playing-fields-policy-and-guidance-document.pdf
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(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Sport England considers that the additional explanation text as set out below should 
be deleted as it is not consistent with Policy C2 and NPPF paragraph 97. The 
removal of the wording would also ensure the effective and consistent approach to 
the protection of playing field land.  

 
 
NEW Where part of a playing pitch is lost from school expansion, it may be the case 
that the requirement for replacement provision will be greater than the equivalent 
land lost and equal to that of the whole playing pitch that has been impacted by the 
development. This is to say that the loss of part of a playing pitch may render the 
whole pitch area as having being “lost” to its playing purpose and a requirement for 
equal replacement of that pitch may be required under the advice of the 2017 
Playing Pitch Strategy. These potential losses will be considered in the round so that 
they can be dealt with on a strategic basis as part of the Council’s District-wide 
Action Plan. 
 
NEW/8.105 Where like for like replacement of school playing field or playing pitches 
as a result of development is not practicable, financial contributions may be sought 
for alternative sport and recreation provision. 
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(Continue on a separate sheet / expand box if necessary) 

 
Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 8 

Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary   x 
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required)                                            x 
 
Publication of the Inspector’s Final Report                                   x 
 
Adoption of the Local Plan.                                                           x 
  
 
5 Signature:  
 
r.bahey 
 

Date: 
 
31/10/2019 
 



































































 

 
9 Colmore Row 
Birmingham 
B3 2BJ 
 
T 0121 233 0902 turley.co.uk 

"Turley is the trading name of Turley Associates Limited, a company (No. 2235387) registered in England & Wales. Registered office: 1 New York Street, Manchester M1 4HD." 

 

FAO Forward Plans 

Planning Policy 

Staffordshire Moorlands District Council 

Moorlands House 

Leek 

ST13 6HQ 

 

31 October 2019 

Delivered by email 

 

 

 

 

 

Dear Sir / Madam, 

STAFFORDSHIRE MOORLANDS LOCAL PLAN (SUBMISSION VERSION) – MAIN MODIFICATIONS 

CONSULTATION 

Turley is instructed by St Modwen Homes to submit the following consultation response to the Main 

Modifications, which form part of the Staffordshire Moorlands draft Local Plan (Submission Version).  

St Modwen Homes own land allocated for mixed use development under Policy DSR1: Blythe Vale, of the 

submission draft Local Plan. This allocation includes approximately 300 dwellings and 48.5 hectares of 

employment land adjacent to Blythe Bridge. St Modwen Homes support the allocation of Blythe Vale, 

which forms a vital contribution to the housing and employment land requirement in Staffordshire 

Moorlands over the emerging Local Plan period (2014-2033).  

With reference to the Schedule of Main Modifications (September 2019) we set out the following 

comments on behalf of St Modwen Homes, demonstrating their continued support towards the draft 

Local Plan and providing a few points of confirmation and clarity. 

Main Modifications 

In relation to Policy DSR1 (Blythe Vale), the Main Modifications (MM46) seek for development at Blythe 

Vale to comply with a comprehensive masterplan and indicative phasing programme in addition to other 

relevant Local Plan Policies, which should include further details concerning landscape impacts, green 

infrastructure and cycle and walking routes. St Modwen Homes support the need to provide sufficient 

information to accompany major planning applications, including at Blythe Vale as already sought under 

Policy DSR1. 

Housing 

The Main Modifications highlight a high shortfall in past housing completions in the District (788 homes 

at March 2019), hence a 20% buffer is applied along with the ‘Liverpool method’ to reflect this persistent 
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under delivery and spread the housing shortfall to the year 2033 (MM8). This goes on to state that the 

overall 6,080 dwelling requirement over the revised Plan period of 2014-2033 should not be viewed as 

an absolute maximum (Policy SS3: Future Provision and Distribution of Development).  

St Modwen Homes are committed to delivering dwellings at Blythe Vale early on in the Plan period (by 

2024/2025), as confirmed through the Housing Implementation Strategy consultation of February 2019. 

This would make a significant contribution towards addressing both the shortfall to date and the 

identified need for the Plan period, and it is important that the policy framework set in the Plan provides 

an appropriate framework to support this delivery. 

Housing Densities 

The Main Modifications (MM20) state under ‘Policy H1: New Housing Development’ that higher housing 

densities will be generally appropriate in accessible locations. This would include locations such as at 

Blythe Vale. Appropriate development densities are also supported by the National Planning Policy 

Framework (“NPPF”)(2019), which seeks for planning policies and decisions to support development 

which makes efficient use of land (Paragraphs 122 and 123). The Main Modifications go on to specify 

under ‘Policy H2: Housing Allocations’ that the provision of 300 dwellings is the “indicative capacity” for 

Blythe Vale as a whole (MM21), and that 182 dwellings are the remainder of this indicative capacity 

following the approval of 118 dwellings at Phase 1 of Blythe Vale (App Ref. SMD/2017/0512). 

St Modwen Homes support the Main Modifications in considering appropriate housing density increases 

in accessible locations such as Blythe Vale. Consequently, appropriate housing density increases are 

sought at Blythe Vale, beyond the remaining 182 dwellings allocated, whilst at the same time ensuring 

that the quality of the propose scheme is not adversely affected. A planning application to increase 

housing density at Blythe Vale from the approved 118 dwellings to a revised figure of 146 dwellings 

received a resolution to grant in April 2019 (App Ref. SMD/2018/0790). St Modwen Homes intend to 

continue this approach of increased housing densities across Blythe Vale as the remaining phases are 

brought forward. This will support the District’s housing supply position and alleviate its historic housing 

shortfall in an accessible location, as sought through the Main Modifications to Policies SS3, H1 and H2.  

Affordable Housing 

The Local Plan and Site Allocations Viability Study (2018) identifies Blythe Bridge and Forsbrook (Zone 1) 

as the lowest value zone in the District in relation to average house price sales (Table 5.7). To add to this, 

new dwellings in Blythe Bridge and Forsbrook are subject to the highest adopted education contributions 

in the District, set at £5,679.19 per dwelling (Table 6.5). The Study concludes that “education 

contributions at the levels proposed in Zone 1 (ie Blythe Bridge) have a significant impact on viability”, 

deeming the viability of Blythe Vale to be marginal if any affordable housing provision is sought 

(Paragraphs 7.21 and 8.11).  

The NPPF also requires that for planning policies and decisions to support development by taking into 

account local market conditions and viability where efficient use of land is proposed (Paragraph 122).   

Informed by this, the Main Modifications confirm Blythe Bridge and Forsbrook (Zone 1) to be the lowest 

value area in the District, within which Blythe Vale is located (MM22). The Main Modifications to ‘Policy 

H3: Affordable Housing’ go on to reiterate that the 33% affordable housing provision target is likely to be 

unviable at Blythe Vale, exacerbated further where developer contributions are sought to other areas 

(e.g. education). The Main Modifications therefore confirm that the Council will consider lower levels of 

affordable housing provision, where justified by further up-to-date viability evidence. 

St Modwen Homes support these findings and the associated Main Modifications. Development at 

Blythe Vale is already committed to provide developer contributions, including those relating to 



 

3 

education. Consequently, St Modwen Homes consider the level of affordable housing provision at Blythe 

Vale to be a matter that will require testing as the development progresses to ensure overall 

deliverability. Clearly any obligations that are sought will further adversely impact this and ultimately 

render the scheme unviable and thereby affect its delivery.  

Conclusion 

On behalf of St Modwen Homes, Turley submit the above response to the Staffordshire Moorlands Main 

Modifications consultation, with particular focus on Blythe Vale; a mixed use allocation including 

approximately 300 dwellings adjacent to Blythe Bridge (Policy DSR1). St Modwen Homes own land 

allocated within Blythe Vale, which forms a vital contribution to the housing and employment land 

requirement in Staffordshire Moorlands over the emerging Local Plan period (2014-2033).  

St Modwen Homes firstly support the Main Modifications in seeking higher housing densities in 

accessible locations such as Blythe Vale, which will assist the District’s housing supply position and 

alleviate its historic housing shortfall.  

St Modwen Homes also support the findings of the Local Plan and Site Allocations Viability Study and 

associated Main Modifications, which identify Blythe Bridge and Forsbrook (Zone 1) as the lowest value 

area in the District, within which Blythe Vale is located. The Main Modifications consider the 33% 

affordable housing provision target to be unviable at Blythe Vale, exacerbated further where developer 

contributions are sought. This therefore requires careful consideration of the overall level of obligations 

that are sought from St Modwen Homes as part of any future planning applications to ensure that the 

scheme is delivered and the housing required to meet an identified need is provided.  

St Modwen Homes therefore support the Main Modifications to the draft Local Plan, and are committed 

to the future delivery of residential development at Blythe Vale, which comprises a vital contribution to 

the housing land requirement in Staffordshire Moorlands over the emerging Local Plan period (2014-

2033). 

We trust that these comments will be duly considered as part of the emerging Local Plan process.  

Should you require any further information, or wish to discuss any aspect of this representation in 

greater detail, then please do not hesitate to contact me. 

Yours sincerely 

 

 

Peter Hayward 

Assistant Planner 

peter.hayward@turley.co.uk 

mailto:peter.hayward@turley.co.uk
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Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 
 
 Personal details Agent’s details (if 

applicable) 
Title  

 
 
Mr 

First name  
 

 
John 

Last name  
 

 
Coxon 

Job title (if 
applicable) 

 
 

 
Director 

Organisation (if 
applicable) 

Wainhomes (North West) Ltd 
 

 
Emery Planning 

Address line 1  
 

 
1-4 South Park Court 

Address line 2  
 

 
Hobson Street 

Address line 3  
 

 
Macclesfield 

Address line 4  
 

 
Cheshire 

Post code  
 

 
SK11 8BS 

Telephone 
number 

 
 

 
01625 442 785 

Email address  
 

 
support@emeryplanning.com 

 
 
Notifications and Consent 
 
Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 
 

https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM1 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 

 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 6 

Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM6 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM8 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM9 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM17 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM20 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM22 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM39 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM48 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM54 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 3 

Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM72 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 
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 1 

1. Introduction 

1.1 Emery Planning Partnership is instructed by Wainhomes to respond to the current Main 

Modifications consultation in respect of the Staffordshire Moorlands Local Plan.  

1.2 We have made detailed representations at each stage of the local plan process and 

examination. This representation deals solely with the proposed modification changes as set out 

in the Staffordshire Moorlands Local Plan – Schedule of Main Modifications September 2019 

document. Unless expressly stated within these representations, our previous outstanding 

objections remain. 

1.3 The Main Modifications do not address all our objections and we maintain our position that the 

plan is not sound. Further modifications are required to address these fundamental issues of 

soundness. In particular, we have outstanding concerns in respect of the conflicting and 

contradictory policies with specific regard to the settlement of Leekbrook, the approach to 

development in the smaller villages, the Council’s failure to produce sufficient evidence in 

relation to housing land supply and the shortfall in housing provision over the plan period.  

1.4 At the examination hearing sessions, we expressed concern in relation to consulting upon main 

modifications to the plan at the same time as a new housing land supply position statement 

from the Council.  We maintain serious reservations over this approach, as we cannot see how 

the examination has progressed to main modifications (usually the final stage before the 

Inspector’s report is published) without full and proper consideration of the new evidence.  Our 

client has a fundamental right to a fair hearing. In our view the new position warrants full and 

proper consideration, particularly considering the significant soundness issues we have 

previously identified, and as such the hearings should be re-opened to interrogate the new 

evidence.  It is clear from this evidence that there remains a housing land supply shortfall, and 

there is a need for further modifications to the plan. 
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 2 

2. Main Modification MM1 

 Para/Policy Number 1.1. 

2.1 We welcome the extension of the plan period to 2033. However, due to the ongoing delays in 

the Local Plan process, even if the plan is adopted by the end of 2019 it will only cover a period 

of 13 years. The plan is therefore not consistent with the 15-year plan period requirement as set 

out in paragraph 22 of the 2019 Framework and paragraph 157 of the 2012 Framework. 

2.2 One of the practical implications of extending the plan period, was the need to identify 

additional allocations for development. However, no additional allocations are proposed, and 

there is a shortfall in housing provision for the plan period of at least 271 dwellings (according to 

the Council’s own trajectory). We comment upon the supply implications in our response to the 

Housing Trajectory and the Housing Implementations Strategy.  

3. Main Modification MM6 

 Policy SS1a 

3.1 Changes should only be made to make sound a plan that is otherwise unsound.  In respect of 

this policy, it is not clear why the plan is unsound with the policy as currently drafted. 

4. Main Modification MM8 

 Para/Page Number 7.22 

4.1 We object to the inclusion of the wording “provides an adequate timeframe”.  It is not an 

adequate timeframe in the context of national planning policy.  However, we recognize that a 

pragmatic judgement needed to be made in light of the Council’s evidence base.  Ultimately 

there was a lack of foresight on the Council’s part in preparing the evidence base documents, 

as our representations made clear from an early stage that there were issues in relation to the 

proposed plan period. 

 Para/Page Number 7.24 

4.2 We maintain our objection to the council adopting the ‘Liverpool method’ to spread the 

housing shortfall up to the year 2033. We believe the ‘Sedgefield method’ should be adopted 
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to readily contribute towards the historic shortfall in the delivery of housing and additional sites 

allocated. Notwithstanding our concern in relation to the latest iteration of the housing 

trajectory, it shows that the cumulative shortfall would be addressed by 2023/24.  There is no 

reliance in this plan on sites with exceptional infrastructure requirements, such as new 

settlements, to meet the housing requirement.  It is therefore not clear why it is necessary to 

proceed with the Liverpool method, other than to artificially show a 5 year housing land supply 

and restrict otherwise sustainable development from coming forward to address the shortfall 

within a quicker timeframe.  

5. Main Modification MM9 

 Para/Page Number 7.33 

5.1 We strongly believe that 10% slippage allowance is not sufficient given the failure to meet 

development requirements since the adoption of the Core Strategy. A substantially higher 

flexibility allowance should be provided within the new Local Plan, more in the region of at least 

20%, as discussed within our previous representations. However, we acknowledge that this is an 

improvement over the lack of a slippage allowance in previous drafts of the plan. 

5.2 We have concerns regarding the 10% slippage allowance insomuch as there does not appear 

to be any additional allocations or suggested locations for an increased number of units over 

the previous draft plan. When reviewing the anticipated figures, the trajectory indicates that 

the plan has a deficit of -271 dwellings, when, due to the 10% slippage allowance, the overall 

provision should see an surplus of 608 units.  

5.3 Furthermore, it would be a misinterpretation of national planning policy to rely upon the 2012 

NPPF Paragraph 47 or the 2019 NPPF paragraph 67(b), which requires the identification of 

specific sites for years 11-15 ‘where possible’.  That means that if it is possible to identify specific 

sites, then they should be identified and allocated.  In this case it is eminently possible as this is a 

whole Local Plan dealing with allocations of all scales, and there are no good environmental or 

policy reasons for not identifying sites in years 11-15.  The Council is not relying upon (or has 

identified) broad locations.  The Council has simply failed to identify a sufficient supply for the 

plan period.  No justification has been provided as to why it has not been possible to identify 

further sites to meet the requirement in full. 
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5.4 Furthermore, in Staffordshire Moorlands, much of the district is designated as Green Belt and this 

plan is reviewing Green Belt boundaries. The Framework requires that Authorities must have 

regard to their Green Belt’s intended permanence in the long term, so that they should be 

capable of enduring beyond the plan period. It is evident upon review that this plan does not 

take this requirement into consideration.  

5.5 As discussed in our previous representations, additional housing land should be allocated within 

the plan, enabling additional residential units to be delivered.  

5.6 We also maintain that the strategy for the rural areas needs to be fundamentally readjusted, 

with sufficient housing provided to meet the needs across the rural areas.  

5.7 With regards to employment land supply, the employment figures in Table 7.8 have been 

increased, with an allocation of 7.12Ha to Leek. However, when reviewing the employment 

land provision for Leek, there only appears to be 6.39Ha of employment land allocated within 

the plan.  Accordingly, an additional site should be allocated for circa 0.8ha.   

6. Main Modification MM17 

6.1 Our objection in relation to the deletion of land west of Basford Lane, Leekbrook, namely the 

failure of the plan to identify a replacement allocation, is covered in more detail in response to 

MM48 below. 

7. Main Modification MM20 

 Page/Policy Number 108, Policy H1 and supporting text 

7.1 We maintain our objection to only allowing limited infill development outside of smaller villages 

through the removal of their village boundaries. Furthermore, we object to the monitoring of the 

windfall site provision. This objection is on the basis that monitoring the provision does not 

sufficiently address the significant issue of non-delivery of windfall sites. It has already been 

established within this consultation response, that there is a shortfall in provision across the plan 

period (-271 units).  
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8. Main Modifications MM22 

 Page/Policy 114 Policy H3 and supporting text 

8.1 The Council’s own evidence on viability demonstrates that many the proposed allocations are 

not viable based on providing 33% affordable housing.  The revised policy provides flexibility, 

but in practical terms this will cause significant uncertainty and delay, as a viability assessment 

will need to be undertaken for each application that comes forward.  If the policy is adopted 

as drafted then the trajectory needs to properly take this into account, as per our previous 

representations on the matter.  At present it does not. 

8.2 Notwithstanding the above, we remain of the view that the spatial strategy and site allocations 

should have been fundamentally re-assessed, on the basis that an alternative strategy could 

deliver significantly more affordable housing.  There is a significant and serious shortfall of 

affordable housing provision in the district, and it is unreasonable to simply press on with the 

same allocations when clear evidence has come to light (i.e. the Whole Plan Viability 

Assessment) that they will not deliver the requisite quantum of affordable housing.  

8.3 With regards to part 3 of the policy, we specifically object to the proposed wording ‘at the 

Council’s discretion’. An applicant must be able to read the plan on face value and 

understand what is and is not acceptable.  This phrase should be removed. 

9. Main Modification MM39 

 Page 158 Policy DSB1 and supporting text 

9.1 The proposed reduction in area of site DSB1, The Wharf Road Strategic Development site, will 

see a reduction in housing provision of 146 units. For reasons explained earlier within this 

response and in previous consultation responses, there should be an increase in the provision of 

units and identification sites to address the shortfall arising from this amendment.  
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10. Main Modification MM48 

 Page 181 Policy DSR3, Land west of Basford Lane, Leekbrook and 

supporting text 

10.1 The proposed allocation of Land West of Basford Lane has now been deleted. However, no 

additional sites have been provided nor any potential replacement sites indicated.  As we have 

set out in our response to MM9, the employment land figures for Leek (once corrected) highlight 

a shortfall of approximately 0.8ha.  This shortfall needs to be addressed. 

10.2 As per our previous representations, our client’s site (Land off Wardle Gardens, Leekbrook) is an 

existing allocation for employment use, and was recently refused planning permission for 

residential use, as it was concluded that developing the site for residential use would jeopardise 

the preferred employment use from coming forward.  

11. Main Modification MM54 

 Para/Policy Number 10.4 

11.1 A modification is proposed in relation to reviewing the plan every 5 years, and it is stated that 

the need for a full or partial review will be considered when housing delivery has not met the 

housing requirements in the Local Plan or the Housing Delivery Test. 

11.2 It should be noted that the housing trajectory has already been missed by a very significant 

margin in the first 2 years (see our comments to MM72 below).  Numerous sites have not 

progressed as originally expected and continue to be pushed back in the trajectory, albeit the 

Council still maintains unrealistic assumptions in respect of the delivery of those sites.  This is all in 

the context of the previous Local Plan which, in terms of housing delivery, failed.  We remain 

firmly of the view that now is the time to properly ensure that the plan meets the housing needs 

of the area, rather than waiting for the inevitable review based on further failure to meet 

housing needs. 
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12. Main Modification MM72 

 Appendix 7 (Housing Trajectory) 

12.1 The Main Modification states that it will include an “amended housing trajectory to reflect 

updated housing figures 31/03/2019 and Housing Implementation Strategy consultation Jan 19”. 

12.2 A new Housing Implementation Strategy (dated July 2019) has been published for consultation 

alongside the main modifications.  However, we have significant concerns in relation to the 

robustness of the trajectory included within it.  There have been two consistent themes 

throughout the examination in relation to the Council’s evidence on housing land supply: 

 A fundamental lack of robust, up-to-date evidence to support the Council’s trajectory; 

and, 

 A failure to deliver upon previous trajectories and statements in relation to the 

performance and progress of sites. 

12.3 This not the first, or even the second, trajectory which has been before the examination of this 

plan.  The lack of realism in the trajectory is underlined by actual performance: 

 The trajectory at Appendix 7 of the submission version anticipated that 313 dwellings 

would be completed in 2017/18, and 419 dwellings in 2018/19.  However only 142 

dwellings were completed in 2017/18 and 165 in 2018/19.  Therefore, actual 

completions in the first 2 years have been 58% less than the trajectory in the submitted 

plan. 

 The updated trajectory submitted by the Council during the examination (ref: EL7.003, 

dated January 2019) anticipated that 291 dwellings would be completed in 2018/19.  

Actual performance in that year was 43% less than the trajectory. 

12.4 This evidence alone demonstrates that the Council’s assumptions have consistently proved to 

be wrong and are not supported by robust evidence.  If the Council cannot even predict 

housing delivery in the forthcoming year, then we cannot see how the Inspector can have any 

confidence in its ability to predict housing delivery over the course of the plan period.  This is not 

at all surprising given the total absence of documentary evidence which underpins the 

Council’s housing land supply position and the delivery of sites within the trajectory.   

12.5 Paragraph 68-004 of the PPG “How can an authority demonstrate a 5 year supply of deliverable 

housing sites?” states the following in relation to plan-making: 
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“In plan-making, strategic policies should identify a 5 year housing land supply 

from the intended date of adoption of the plan.” 

12.6 It should be noted that whilst this plan is being assessed under the interim arrangements set out 

in paragraph 214 of the 2019 Framework, the onus has always been on the Council to 

demonstrate that sites without planning permission (i.e. the draft allocations) are deliverable if 

they are to be included within the 5 year housing land supply. 

12.7 Paragraph 68-007 of the PPG: “What constitutes a ‘deliverable site’ in the context of plan-

making and decision-taking?” provides further information. It states: 

“In order to demonstrate 5 years’ worth of deliverable housing sites, robust, up 

to date evidence needs to be available to support the preparation of 

strategic policies and planning decisions. Annex 2 of the National Planning 

Policy Framework defines a deliverable site. As well as sites which are 

considered to be deliverable in principle, this definition also sets out the sites 

which would require further evidence to be considered deliverable, namely 

those which: 

 have outline planning permission for major development; 

 are allocated in a development plan; 

 have a grant of permission in principle; or 

 are identified on a brownfield register. 

Such evidence, to demonstrate deliverability, may include: 

 current planning status – for example, on larger scale sites with outline 

or hybrid permission how much progress has been made towards 

approving reserved matters, or whether these link to a planning 

performance agreement that sets out the timescale for approval of 

reserved matters applications and discharge of conditions; 

 firm progress being made towards the submission of an application – 

for example, a written agreement between the local planning 

authority and the site developer(s) which confirms the developers’ 

delivery intentions and anticipated start and build-out rates; 

 firm progress with site assessment work; or 

 clear relevant information about site viability, ownership constraints or 

infrastructure provision, such as successful participation in bids for 

large-scale infrastructure funding or other similar projects.” 

12.8 The new HIS fails to produce any such evidence. We maintain the objections that we expressed 

in relation to housing land supply at previous stages of the examination, as it is apparent that 

delivery has been significantly lower than anticipated by the LPA, and numerous sites within the 

trajectory have not progressed as anticipated.  Once again, the Council has amended the 
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start dates for numerous sites within the latest housing trajectory.  Once again, no new 

evidence is provided to support the Council’s position. 

12.9 We provide a table at Appendix EP1 which summarises the changing positions on the sites 

within the supply, and a comparison with the evidence provided to support the trajectory (i.e. 

Appenedix 1 of the HIS).  The progress suggested by the Council on many sites has clearly failed 

to materialise, and yet no new evidence is provided to support the latest assumptions.  We 

therefore maintain the position set out in our Matter 4 hearing statement in relation to which 

sites clearly do not meet the definition of deliverable and should not be included within the 5 

year supply / first 5 years of the trajectory.  As the base date is now 1 April 2019, the earliest that 

these sites could be considered to start delivering in the trajectory is 2024/25. 

 Wharf Road, Biddulph 

12.10 We have commented on the delivery of a number of the allocated sites.  There is nothing within 

the latest evidence to suggest that these fundamental issues have been resolved.  However, in 

relation to the land at Wharf Road, Biddulph, the Council has recently published a committee 

report which fundamentally contradicts the Council’s own position at the Local Plan.  This is 

significant new evidence and must be considered in assessing the soundness of this plan.  A 

copy of the committee report is appended at EP2, although we assume that the Council has 

already provided a copy to the Inspector given its clear relevance to the examination. 

12.11 At the examination the Council claimed that all landowners were being engaged through the 

masterplan process.  However, paragraph 8.12 of the committee report makes clear that the 

land ownership issues remain a significant and unresolved constraint, and a number of 

landowners have failed to engage: 

“The most significant challenge to delivering the Wharf Road site relates to the 

large number of landowner’s, 14 in total, or 12 excluding the land at BDNEW. 

The consultants recommend that, in order to secure a sensible layout and 

maximise development potential it will be necessary for co-operation 

between the various landowners. This is a challenge as different owners have 

different aspirations and levels of willingness to co-operate. There are some 

landowners who understand the need to work with others collectively to 

enable the development, whilst others who did not engage with the 

masterplan process and may assume that they can deliver their site in 

isolation. Whilst some landowners did not engage with the masterplan 

process, all landowners are supportive of the Local Plan land allocation.” (our 

emphasis) 
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12.12 Paragraph 8.14 sets out the need for joint working and the need for a joint venture agreement 

or similar: 

“The masterplan recognises that the main challenge to delivering the site is 

the large number of landowners. To successfully deliver the scheme the 

landowners will need to work together and agree to sell the land through a 

formal joint venture or by working with a third party developer and agreeing 

options to ensure the whole site is delivered, rather than pockets of isolated 

development.” 

12.13 Paragraph 8.17 sets out the recommendations of the Council’s appointed consultants: 

“Sanderson Weatherall suggested next steps are; 

1. Ascertain / acquire ownership of the land that has not been registered 

2. Carry out feedback session with landowners to discuss the finding of 

the report 

3. Discuss potential sales value with landowners 

4. Carry out formal valuation of residential properties 

5. Carry out formal pre-application for the site to help de-risk the project 

6. Source development partner through competitive tender” (our emphasis) 

12.14 Not only does the report identify the need to ascertain / acquire ownership of unregistered 

land, the above steps are necessary before even an outline application is submitted.  They are 

wholly incompatible with delivering the site within the timescales envisioned within the 

trajectory.  Indeed, there is significant risk as to whether the site will be delivered at all during the 

plan period. 

12.15 Paragraph 8.18 adds: 

“Officers recommend that no further work is commissioned to consultants at 

the present moment in time. This maybe [sic] reviewed at a later date once 

the Local Plan is adopted and market demand for the site has been 

established. In the mean time [sic] officers will proactively work with 

landowners to understand and explain the findings of the masterplan and the 

implications this will have on development potential and expected land 

values.” 

12.16 Again, such an approach (ceasing work, a decision that “may be reviewed at a later date”) is 

wholly incompatible with the housing trajectory.  The prospect of agreement between 

landowners and an eventual planning application is clearly many years away. 

12.17 The only reasonably conclusion is that the site will not start delivering for at least several years 

and must be pushed back significantly in the trajectory to reflect the above issues.  There is also 
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a need for sufficient flexibility within the supply to deal with the very real prospect that the site 

may not deliver any units at all during the plan period.  

12.18 It should be noted that simply removing this site from the first 5 years of the trajectory reduces 

the supply by 125 units.  This amendment alone results in the deliverable supply reducing to less 

than 5 years. 

 Blythe Vale 

12.19 The site is included for 15 units in 2019/20.  However, at the time of writing pre-commencement 

conditions are yet to be discharged.  A further planning application for a re-plan of phase 1 

(LPA ref: SMD/2018/0790) also remains undetermined.  It is not realistic to assume that 15 units 

will be completed in 2019/20.  First completions should be pushed back to 2020/21.  This would 

reduce the 5 year supply by 30 units. 

12.20 The site has also been split up and is included twice within the trajectory, to reflect the planning 

permission.  However, this results in overlap between phases 1 & 2, a position which increases 

the development rates in 2021/22 and 2022/23 to 45 dwellings per annum.  This should be 

amended so that phase 2 follows on from phase 1.  There is no evidence of a second 

developer.  This would reduce the 5 year supply by a further 45 units. 

12.21 Such is the fragility of the Council’s 5 year supply position, the above amendments to the Blythe 

Vale site (i.e minus 75 units) would result in the deliverable supply reducing to less than 5 years. 

 Build rates / lead-in times 

12.22 We maintain our objections as set out in our representations to the previous version HIS.  The 

Council has no evidence to justify the assumptions in most categories at Appendix 2 of the HIS.  

Whilst a very small selection of cherry-picked examples is provided, the evidence is limited at 

best and it is not clear why the examples that we provided in our representations to the HIS 

have not been considered. 
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13. Housing Implementation Strategy 

13.1 We have set out our comments in relation to the Housing Implementation Strategy, and in 

particular the revised housing trajectory, in our response to MM72.  The revised trajectory is not 

robust and is not underpinned by anywhere near the level of evidence that national planning 

policy expects. 

13.2 We also refer to our previous consultation response to the HIS in February 2019.  The comments 

remain applicable to the latest HIS given that very little has changed in the document.   

13.3 The only reasonable conclusion to be drawn from the evidence is that the Council cannot 

demonstrate: 

 a 5 year housing land supply; and, 

 a sufficient housing land supply over the plan period. 

13.4 The plan can proceed to adoption considering this position and the fundamental absence of 

evidence. 

14. Conclusions 

14.1 This consultation response has outlined the proposed modifications we object to and provided 

justification for our objections.  

14.2 It should be noted that our outstanding objections, detailed in our previous consultation 

responses still stand as there are no proposed modifications that address our previous 

objections.  

14.3 Our position that the plan is not sound, justified, effective, consistent with national planning 

policy (both current and archived) nor positively prepared remains unchanged.  
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15. Appendices 

EP1. Summary of changes to allocated sites within the housing trajectory 

EP2. Cabinet Committee Report, October 2019 (Wharf Road, Biddulph) 



EP1 



Site Capacity First units to be completed as per Local 
Plan trajectory of: 

Council’s evidence at: Comments 

March 
2017 

March 
2018 

Jan 
2019 

July 
2019 

March 2018 Jan 2019 July 2019 

Leek  
Newton 
House 

179 2021/22 2021/22 2021/22 2022/23 None. None. None.  

Leek  
Cornhill 

50 2021/22 2021/22 2022/23 2022/23 No private owners. Council has 
commissioned a 
joint masterplan 
with an 
adjoining 
landowner. 

As per previous.  

Leek  
The Mount 

345 2021/22 2021/22 2021/22 2022/23 Short term delivery within 
2 years. 

As per previous.  As per previous.  

Biddulph 
The Mills 

57 2021/22 2021/22 2021/22 2022/23 When contacted in 2017, 
one of landowners said 
expected start date within 
1-5 years, build out rate of 
20pa, no constraints. 
Another owner 
reconfirmed interest in 
releasing land in 2017 but 
no details re: delivery or 
start times. 

As per previous. As per previous.  

Biddulph 
Wharf Road 

588 2020/21 2020/21 2021/22 2021/22 Four owners re-confirmed 
interest in releasing land 
in 2017 but no details re: 
delivery or start times. 
Another owner stated a 
local developer would be 
interested in developing 
their parcel, approx. 

As per previous. As per previous. Masterplan prepared – at 
Cabinet meeting of 08 
October 2019, officers 
recommended not to 
adopt the masterplan as 
an SPD “to allow 
maximum flexibility in 
delivering the site.” 



80dpa within 5 years. 
Masterplan commissioned 
with engagement from all 
11 landowners. 

The report states that the 
most significant challenge 
to delivering the site is 
the large number of 
landowners (12). The 
report states that 
“different owners have 
different aspirations and 
levels of willingness to co-
operate.” 
The report states “on 
adoption of the Local Plan 
the Council will actively 
engage private sector 
developers and promote 
the site.” 

Biddulph 
Tunstall 
Road 

85 2021/22 2021/22 2021/22 2022/23 Five owners re-confirmed 
interest in releasing land 
in 2017 and anticipated 
start date to be short-
medium term. 
Masterplan commissioned 
with engagement from 
landowners. 

As per previous. As per previous. Masterplan prepared – at 
Service Delivery Panel 
meeting of 25 September 
2019, officers 
recommended not to 
adopt the masterplan as 
an SPD “to allow 
maximum flexibility in 
delivering the site.” 
 

Cheadle 
North 

320 2019/20 2019/20 2019/20 2021/22 SMD/2018/0180: Hybrid 
application under 
consideration. 

As per previous. As per previous. S106 not signed.  
Latest documentation 
published on website 
29/10/19 (revised air 
quality assessment).  
Re-consultation took 
place in September.  



Cheadle 
Cecilly 
Brook 

106 2021/22 2021/22 2021/22 2021/22 SMD/2017/0660: Outline 
permission approved for 
121 dwellings subject to 
s106 in Sept 2018. 

As per previous. As per previous. S106 not signed. 

Cheadle 
Rear of the 
Birches 

51 2021/22 2021/22 2021/22 2021/22 SMD/2017/0659: PP 
granted for 39 dwelling 
subject to s106. 

As per previous. As per previous. S106 not signed.  

Cheadle 
The Green 

42 2020/21 2020/21 2020/21 2021/22 None. Unknown 
whether there is 
a housebuilder 
actively 
interested in the 
site. 

As per previous.  

Cheadle 
Mobberley 

430 2021/22 2021/22 2021/22 2022/23 Agent for landowner 
states family in final 
stages of signing a 
contract with developer. 
Agent expects 
construction between 1-5 
years following PP.  

As per previous. As per previous.  

Blythe Vale 300 2018/19 2018/19 2018/19 2021/22 PP for 118 dwellings 
approved May 2018.  
RM application for phase 
2 resolution to approve 

As per previous. As per previous.  

Werrington 
YOI 

75 2021/22 2021/22 2021/22 2022/23 Short-term, part of Homes 
England Accelerated 
Delivery programme  

As per previous. As per previous.  

 



EP2 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL

Cabinet

8 October 2019

TITLE: Wharf Road Strategic Development Site

PORTFOLIO HOLDER: Councillor Ralphs - Leader

CONTACT OFFICER: Sarah Porru- Head of Regeneration

WARDS INVOLVED: Biddulph West

Appendices Attached – Appendix 1 Executive Summary
  Appendix 2 Landownership plan

1. Reason for the Report

1.1 To inform Councillors of the Wharf Road masterplan, which has been 
prepared to assist with the delivery of the emerging Local Plan.

2. Recommendation

2.1 That the Cabinet note the findings of the masterplan, but at this time do not 
commission further work. 

3. Executive Summary

3.1 As part of the Accelerated Housing Delivery Programme, Sanderson 
Weatherall were commissioned in September 2018 to complete a masterplan 
for the Wharf Road Strategic Development area identified in the emerging 
Local Plan (DSB1).

3.2 The basis for commissioning the masterplan was based on several objectives:

3.2.1 Assist delivery of the Local Plan
3.2.2 Bring together the landowners with a co-ordinated vision for the 

site
3.2.3 Devise a strategic vision for the site which can then be promoted 

to developers and investors.

3.3 As part of the masterplan process, a review of the housing market found 
limited interest from private sector developers.  The research suggests that 



this was due to Biddulph being a secondary location in comparison to larger 
towns such as Congleton and Tunstall which offer more amenities and job 
opportunities. Consequently, the consultants found the sales rates anticipated 
for new build at Wharf Road would be slightly lower given its rural location and 
poor public transport links. The consultants also identified it is possibility not a 
lack of demand, but also lack of development opportunities. No land has been 
allocated for new residential development since the 1998 Local Plan. The 
emerging Local Plan identifies suitable land for 3802 homes across the whole 
the Staffordshire Moorlands over the Local Plan period. 

3.4 Three options were developed for the site, in line with the emerging Local Plan 
DSB1 policy. The options focused, not on what should be delivered in terms of 
residential dwellings or mix, but where on the site it should be located.

3.5 Options 1 & 2 focused the retail/ employment element of the scheme to the 
north of the site, whilst option 3 identified an area in the south of the site for 
this use.

3.6 The Council’s preferred option 3 would potentially deliver approximately 471 
residential units  (including land to the east of Meadow Way) and an additional 
145 residential dwellings with the land at BDNEW.  Subsequently,   following 
post hearing comments from the Local Plan Inspector in December 2018, the 
area of land known as BDNEW, which lies to the West of the Biddulph Valley 
Way has been deleted by the Council (in June 2019) as a Local Plan 
allocation. The Wharf Road Masterplan had already been commissioned and 
was nearing completion before the inspector sent his comments to the 
Council. The completed masterplan therefore recognises this change by 
providing two options, including and excluding BDNEW.

4.        How this report links to Corporate Priorities 

4.1 The Wharf Road Masterplan seeks to deliver housing growth anticipated in the 
Local Plan and will therefore have implications the following aims of the 
Corporate Plan: 

• Aim One - Help create a safer and healthier environment for our 
residents to live and work

• Aim Three – To create a strong economy by supporting further 
regeneration of towns and villages

• Aim Four - Protect and improve the environment.
  

5. Alternative Options

5.1 Option 1 (recommended) that the Cabinet note the Wharf Road Masterplan, 
recommendations and next steps. Officers suggest that the masterplan not be 
formally adopted as an Supplementary Planning Document (SPD) , to allow 
maximum flexibility in the delivery of the site. 

5.2 There are no options as the report is for noting only.



6. Implications

6.1 Community Safety - (Crime and Disorder Act 1998)
No implications 

6.2 Workforce
No implications

6.3 Equality and Diversity/Equality Impact Assessment

6.4 Financial Considerations
A budget of £29,425 was approved by Cabinet in April 2018. There 
are no further financial considerations going forward.

6.5 Legal
No legal implications 

6.6 Sustainability
The masterplan was prepared according to wider sustainability 
considerations 

6.7 Consultation
No public consultation event was held as part of the masterplan 
process due to the local plan examination process.

6.8 Risk Assessment
A risk assessment was carried out of part of the masterplan 
process

Dai Larner
Executive Director (Place)

Web Links and
Background Papers

Contact details

Accelerated Housing Delivery Programme (April 2018) Kate Hall
Regeneration Officer
kate.hall@highpeak.gov.uk

7. Detail

7.1 The Council is committed to accelerating housing delivery across the 
Staffordshire Moorlands area. The District has suffered from low levels of 
development for many years. Planning approvals are being granted on sites 
but some are not coming forward to the construction phase. In order to tackle 
this problem we listened to the issues raised by developers and developed a 
comprehensive delivery programme to tackle the problem. The Accelerated 

6.4



Housing Delivery  programme was approved by Cabinet in April 2018 and 
focuses around 2 core aims;

 Deliver community benefits in the form of increased income from 
council tax, business rates and New homes Bonus for reinvestment in 
the community.

 Drive forward delivery of the local plan and maintain 5 years land 
supply by proactive measures and Council led interventions where 
appropriate..  

7.2 The emerging Local Plan identifies the land at Wharf Road, Biddulph as a 
Strategic Development site (local plan policy DSB1). The development of a 
masterplan is pivotal in developing the strategic vision for the Wharf Road 
area to assist with bringing the site forward for development.  Therefore 
Sanderson Weatherall were commissioned back in September 2018 to 
prepare the plan. 

Site details 

7.3 The land at Wharf Road is a key mixed use development site. It is in a 
sustainable location close to the town centre and presents an opportunity to 
comprehensively plan for a range of uses to make a significant contribution to 
Biddulph’s development needs. 

7.4  Local Plan (Submission Version) Policy DSB1  stated the following:

The Wharf Road site is a 23.4 hectare site which is allocated for mixed use 
development of:

 Housing 20.4ha (approximately 588 dwellings)
 Employment 1ha
 Retail 0.5ha (food store of around 1000m2 net sales floor)
 Retention of school playing field 1.5ha

7.5 Following post hearing comments from the Local Plan Inspector in December 
2018, the area of land known as BDNEW, which lies to the West of the 
Biddulph Valley Way has been recommended for removal as a Local Plan 
allocation. 

7.6 On 26th June 2019, the Council agreed a schedule of main modifications to the 
Local Plan (Submission Version) to address the Inspector’s feedback. This 
includes the removal of site BDNEW and consequential amendments to the 
Policy DSB1. They included increased housing densities on the remainder of 
the Wharf Road allocation in light of the masterplan preferred option, a 
reduced site area (18.5ha) and revised housing yields (442 homes). 

7.7 Consultation on main modifications will take place during September / October 
before the Inspector draws further conclusions. 

7.8 The Wharf Road Masterplan had already been commissioned and was 
nearing completion before the inspector made this decision. The completed 
masterplan therefore recognises this change by providing two options, 



including and excluding BDNEW.

7.9 The emerging local plan through policy SS6 seeks to enhance the role of 
Biddulph as a significant service centre and market town and support its 
regeneration through the following actions:

 Improve the local housing market and range of community facilities by 
increasing the range of house types available especially for first time buyers, 
families and older people.

 Create employment growth and increase diversity of employment opportunities

 Strengthen the role of Biddulph as a significant service and retailing centre

7.10 Wharf Road was identified as a priority site for delivery intervention due the 
large number of landowners, 14 in total (shown in Appendix 2).  The 
landowners comprise a range of stakeholders including the District Council, 
County Council, James Bateman Junior High School, private investment 
companies and a range of individual owners with little or no development 
experience. In addition to the large number of landowners, the site is also 
heavily constrained and requires a harmonized approach to maximise the 
development potential of the site. It was felt that the development of a 
cohesive masterplan would ensure a sustainable vision for the site which will 
be promoted to suitable private sector investors/developers once the Local 
Plan is adopted. 

7.11 Planning History

7.12 Land at the northern end of the site was allocated for retail, employment and 
non food retail as part of the Biddulph Area Action Plan (2007) whilst the 
principal of residential development was identified for the southern section of 
the site, (previously known as area 4) in the Core Strategy (2014).

7.13
Planning ref Description Decision 
SMD/2009/0284 change of use of land, 

erection of garage, office 
building and parking for 10 
coaches

Approve

SMD/2006/0647 & 
SMD/2007/0024

erection of non food retail 
units

Outline approval

SMD/2011/0332 erection of 8 retail units 
(approval of reserved 
matters)

refused

SMD/2011/0332
SMD/2012/0175

approval of reserved 
matters relating to 
07/00170/ OUT_MJ

Refused & withdrawn

SMD/2006/1224 & 
SMD/2007/0593

residential development Refused

SMD/2015/0684 Extra care development Withdrawn 



Masterplan process 

8.0 The  masterplan is split into 4 key areas, each of which will be covered in 
detail below:

 Market Demand
 Options
 Viability & deliverability
 Recommendations and next steps 

Market Demand

8.1 The consultants felt the housing market in Biddulph had stalled due to a 
number of factors, summarised below:

 Very limited major new build residential developments (Uplands Mill in 
2012 being the most recent)

 Identified lack of supply of executive new build detached properties 
within Biddulph. 

 Sales rates achievable for new build at Wharf Road are slightly less 
than comparables given its rural location.

 Lack of public transport links as Biddulph relies solely on bus links.
 Biddulph is a secondary town and in comparison to larger towns such 

as Congleton and Tunstall which offer more amenities and job 
opportunities. 

 Lack of evidence of demand for development opportunities could be 
due to the limited availability of suitable sites and given the predominant 
green belt status. 

8.2 Even though the current housing market has stalled the consultants felt the 
site offered an excellent opportunity to deliver open market/ affordable housing 
and suggested the following mix of properties types.

 1/2 bed apartments – Extra Care/ Sheltered 
 2 bedroom terrace house- high density
 3 bedroom semi detached house – high density
 3/4 bedroom detached house- mid density

8.3 The predominant theme identified by the consultants was a perceived lack of 
demand for housing in the Biddulph area. As noted earlier the last major new 
build development commenced in 2012. It is important to note, that as the 
consultants identified, it is possibly not a lack of demand, but a lack of 
development opportunities which has stalled the housing market. This can be 
directly linked to the Local Plan process where no land has been allocated for 
new residential development since the 1998 Local Plan. The emerging Local 
Plan identifies suitable land for 3802 homes across the whole of the 
Staffordshire Moorlands area over the Local Plan period. 

Options 

8.4 Sanderson Weatherall developed 3 options for the site, shown in Appendix 1. 



 
8.5 The 3 options focus on how different layouts would impact on deliverability of 

the site, rather than the amount and type of proposed development. 

8.6 The options are summarised below, including the additional land east of 
Meadow Way:

Option 1- 482 residential units (627 units including land at BDNEW)
Option 2 - 515 residential units (660 units including land at BDNEW)
Option 3 - 471 residential units (616 units including land at BDNEW)

8.7 Option 3 was identified as the Councils preferred option. Due to the Local Plan 
examination process we were unable to carryout a public consultation event. 
The decision to move forward with option 3 as the Councils preferred option 
was made by senior council officers in conjunction with Sanderson Weatherall 
after reviewing the advantages and disadvantages of each option.

8.8 The executive summary shown in appendix 1 highlights the benefits of each 
option in detail.

8.9 Officers felt that option 3 delivered greatest benefit and was the scheme most 
aligned with owner aspirations. The benefits identified were:

 Sports provision located closer to existing school building
 Retail/ employment located close to housing, creating a village green 

surrounded by housing and retail
 Access  to the site in three locations
 Higher density units to suit extra care / sheltered housing for elderly 

positioned closer to town centre facilities. 

Viability and deliverability 

8.10 Sanderson Weatherall completed a detailed viability assessment of the 
scheme which indicates that both scenarios i.e. with or without land at 
BDNEW are viable and produce positive land values in the region of £113,000 
- £125,000 per acre. 

8.11 The viability section of the masterplan is crucial as it demonstrates to 
landowners and potential developers that the site stacks up financially, and is 
worth investigating further. There has already been considerable interest from 
several discount supermarkets for the retail element of the site and 
discussions with the County Council are on going. 

8.12 The most significant challenge to delivering the Wharf Road site relates to the 
large number of landowner’s, 14 in total, or 12 excluding the land at BDNEW. 
The consultants recommend that, in order to secure a sensible layout and 
maximise development potential it will be necessary for co-operation between 
the various landowners. This is a challenge as different owners have different 
aspirations and levels of willingness to co-operate. There are some 
landowners who understand the need to work with others collectively to enable 
the development, whilst others who did not engage with the masterplan 



process and may assume that they can deliver their site in isolation. Whilst 
some landowners did not engage with the masterplan process, all landowners 
are supportive of the Local Plan land allocation.  

8.13 Given the size of the Wharf Road site, the consultants suggest the site be 
delivered in 3-4 phases. Of critical relevance to the phasing and delivery of the 
site is the ability to access the land and identify which parcels of land 
effectively control access to the site. With this in mind there are a number of 
packages which naturally flow from the landownership and anticipated levels 
of co-operation which are shown in detail in the executive summary in 
Appendix 1. 

 Phase 1 – plots 1, 2, 6 and 9
 Phase 2 – plots 8 and 10
 Phase 3 – plots 3,4,5 and 7
 Phase 4 – plot 11 (land at BDNEW) (since completion of the 

masterplan, BDNEW land allocation has been removed from the 
emerging Local Plan)

Recommendations and Next Steps

8.14 The masterplan recognises that the main challenge to delivering the site is the 
large number of landowners. To successfully deliver the scheme the 
landowners will need to work together and agree to sell the land through a 
formal joint venture or by working with a third party developer and agreeing 
options to ensure the whole site is delivered, rather than  pockets of isolated 
development. 

8.15 While the masterplan provides a good indication of what the site can deliver 
and demonstrates the site is financially viable, the document will not be 
adopted as a Supplementary Planning Document (SPD). 

8.16 Through the masterplan process, a vision and preferred option has been 
developed which the we feel meets both the Councils and wider landowner 
aspirations most effectively. It is envisage that masterplan will promote and 
stimulate interest in Wharf Road development opportunity. Ultimately it is for 
the open market, through developers and landowners to a lesser extend to 
decide how the site will come forward. The anticipated Local Plan provides 
detailed requirements through policy (DSB1 & SS6) but does allow some 
flexibility if required. 

8.17 Sanderson Weatherall suggested next steps are;

1. Ascertain / acquire ownership of the land that has not been registered 
2. Carry out feedback session with landowners to discuss the finding of 

the report
3. Discuss potential sales value with landowners
4. Carry out formal valuation of residential properties
5. Carry out formal pre-application for the site to help de-risk the project
6. Source development partner through competitive tender 



8.18 Officers recommend that no further work is commissioned to consultants at the 
present moment in time. This maybe reviewed at a later date once the Local 
Plan is adopted and market demand for the site has been established. In the 
mean time officers will proactively work with landowners to understand and 
explain the findings of the masterplan and the implications this will have on 
development potential and expected land values. 

8.19 In order to facilitate and promote development of the site, on adoption of the  
Local Plan the Council will actively engage  private sector developers and 
promote the site. The Council will also work closely with Homes England to 
investigate funding opportunities and will bid for funding as and when 
appropriate. 

































































































Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 1 

 

 
 

Staffordshire Moorlands Local Plan Examination 
 
MAIN MODIFICATIONS CONSULTATION - SEPTEMBER 2019 

 
Representations Form 
 

Guidance Notes 
 
Please ensure that you have read the accompanying ‘Statement of 
Representations Procedure’ before completing this form. 
 
The Local Plan Main Modifications Schedule and related documents, 
including; the Sustainability Appraisal of Main Modifications, Biddulph options 
assessment, Sustainability Appraisal of Alternative Development Options for 
Biddulph, Housing Implementation Strategy, Equalities Impact Assessment, 
Tunstall Road Masterplan Executive Summary and Wharf Road Masterplan 
Executive Summary can be viewed on the District Council’s Main 
Modifications consultation webpage, Council offices and local libraries. 
 
Website: http://www.staffsmoorlands.gov.uk/localplan  
 

Council offices:  

 

Leek Moorlands House, Stockwell Street, Leek, Staffordshire, ST13 
6HQ (8.45am - 5.15pm Monday - Thursday and 8.45am - 
4.45pm on Friday) 

Cheadle Councils Connect, 15a-17 High Street, Cheadle, Staffordshire, 
ST10 1AA (9.00am - 12.30pm & 1.00pm - 5.00pm on Monday, 
Wednesday and Friday) 

Biddulph Town Hall, High Street, Biddulph, Staffordshire, ST8 6AR 
(9.00am - 5.00pm Monday – Friday) 

 
Please return this form by 5pm on 31 October 2019 to the email or postal 
address given below or by completing the online questionnaire at : 
http://www.staffsmoorlands.gov.uk/localplan  
 
Email: forward.plans@staffsmoorlands.gov.uk 
 
Post: Freepost RRLJ-XCTC-JBZK, Forward Plans, Staffordshire Moorlands 

District Council, Regeneration Services, Moorlands House, Stockwell 
Street, Leek, ST13 6HQ 

http://www.staffsmoorlands.gov.uk/localplan
http://www.staffsmoorlands.gov.uk/localplan
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Part A – Personal details and notifications 

Personal details Agent’s details (if 
applicable) 

Title 
Mr 

First name 
John 

Last name 
Coxon 

Job title (if 
applicable) Director 

Organisation (if 
applicable) 

 
Emery Planning 

Address line 1 
1-4 South Park Court

Address line 2 
Hobson Street 

Address line 3 
Macclesfield 

Address line 4 
Cheshire 

Post code 
SK11 8BS 

Telephone 
number 01625 442 785 

Email address 
support@emeryplanning.com 

Notifications and Consent 

Representations must be attributable to named individuals or organisations. 
They will be available for public inspection and cannot be treated as 
confidential. The Council requires your personal details in order to process 
your examination representation and contact you about the Local Plan 
process. This includes publication of the recommendations of the Inspector 
appointed to carry out an examination and adoption of the Local Plan. 
Examination participants should familiarise themselves with the District 
Council’s Planning Policy privacy notice at 
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-
Policy-privacy-notice . 

Mr & Mrs Webb

https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
https://www.staffsmoorlands.gov.uk/article/3876/Planning-and-Planning-Policy-privacy-notice
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM1 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM6 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM8 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 

 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 6 

Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 3 

Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM9 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 

 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 4 

 
Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 

If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 

Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary  

Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

Further hearing session (if required) 

Publication of the Inspector’s Final Report 

Adoption of the Local Plan. 

5 Signature: 

Mr John Coxon 

Date: 

30.10.19 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM20 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 

 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 4 

 
Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 



Staffordshire Moorlands Local Plan – Examination Main Modifications Consultation (September 2019) Page 3 

Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM22 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM39 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 

If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 

Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary  

Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

Further hearing session (if required) 

Publication of the Inspector’s Final Report 

Adoption of the Local Plan. 

5 Signature: 

Mr John Coxon 

Date: 

30.10.19 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM54 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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Part B – Representations 
 
Please submit a separate form for each Main Modification that you wish to 
comment on. You may also refer to the supporting documents to the Main 
Modifications in your response.  
 
Please use a separate Part B Form for each representation and ensure that 
one copy of Part A (Personal details) is attached.  
 
1. Please identify which Main Modification (MM) from the MM schedule this 

representation relates to. If your comment relates to content of supporting 
documentation such as the Sustainability Appraisal, please identify the 
document and paragraph/page number etc. 

 
MM/ document reference  - MM72 
 
 
2. In relation to the Main Modification or supporting document reference that 

you have identified, do you consider that the Local Plan as modified is 
(please tick relevant box/s) : 

 

 Yes No 

 Legally compliant   X 

Sound - Positively prepared  X 

Sound - Justified  X 

Sound - Effective  X 

Sound - Consistent with national policy  X 

 Complies with the Duty to co-operate   X 

 
3. Please give details of why you consider the modification is not legally 

compliant or is unsound or fails to comply with the duty to co-operate. 
Please be as precise as possible. If you wish to support the legal 
compliance or soundness of the Main Modifications to the Local Plan or 
their compliance with the duty to co-operate, please also use this box to 
set out your comments. 
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Please see enclosed statement 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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4. Please set out what amendment(s) you consider necessary to the 

modification identified above in order to make the Local Plan legally 
compliant or sound, having regard to the test you have identified in the 
question above where this relates to soundness.  You will need to say why 
this modification will make the Local Plan legally compliant or sound. It will 
be helpful if you are able to put forward your suggested revised wording of 
the Main Modification in question (if applicable). Please be as precise as 
possible. 

 
 

Please see enclosed statement 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(Continue on a separate sheet / expand box if necessary) 
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Please note 
Your representation should cover succinctly all the information, evidence and 
supporting information necessary to support/justify the representation and the 
suggested modification, as there will not normally be a subsequent 
opportunity to make further representations based on the original 
representation during the examination. After the current consultation on 
modifications, further submissions will be only at the request of the Inspector, 
based on the matters and issues he identifies for examination. 
 
If deemed necessary by the Inspector, further hearing sessions may take 
place on 17th and 18th December 2019. 
 
Please specify if you would wish to attend these Hearing sessions to discuss 
your representations, should the inspector deem this necessary    
  
 
Notifications 

Please specify if you wish to be notified of the following stages of the Local 
Plan process (please select all that apply) 

 
Further hearing session (if required) 
 
Publication of the Inspector’s Final Report  
 
Adoption of the Local Plan. 
 
 
5 Signature:  
 
Mr John Coxon 
 

Date: 
 
30.10.19 
 

x 

x 

x 

x 
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1. Introduction 

1.1 Emery Planning Partnership is instructed by Mr & Mrs Webb to respond to the current Main 

Modifications consultation in respect of the Staffordshire Moorlands Local Plan.  

1.2 We have made detailed representations at each stage of the local plan process and 

examination. This representation deals solely with the proposed modification changes as set out 

in the Staffordshire Moorlands Local Plan – Schedule of Main Modifications September 2019 

document. Unless expressly stated within these representations, our previous outstanding 

objections remain. 

1.3 The Main Modifications do not address all our objections and we maintain our position that the 

plan is not sound. Further modifications are required to address these fundamental issues of 

soundness. In particular, we have outstanding concerns in respect of the failure to distribute any 

development to Biddulph Moor (a larger village), the housing distribution including the distortion 

of the spatial strategy by the Blythe Vale site (which forms part of Stoke), the Council’s failure to 

produce sufficient evidence in relation to housing land supply, and the shortfall in housing 

provision over the plan period.  

1.4 At the examination hearing sessions, we expressed concern in relation to consulting upon main 

modifications to the plan at the same time as a new housing land supply position statement 

from the Council.  We maintain serious reservations over this approach, as we cannot see how 

the examination has progressed to main modifications (usually the final stage before the 

Inspector’s report is published) without full and proper consideration of the new evidence.  Our 

client has a fundamental right to a fair hearing. In our view the new position warrants full and 

proper consideration, particularly considering the significant soundness issues we have 

previously identified, and as such the hearings should be re-opened to interrogate the new 

evidence.  It is clear from this evidence that there remains a housing land supply shortfall, and 

there is a need for further modifications to the plan. 
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2. Main Modification MM1 

 Para/Policy Number 1.1. 

2.1 We welcome the extension of the plan period to 2033. However, due to the ongoing delays in 

the Local Plan process, even if the plan is adopted by the end of 2019 it will only cover a period 

of 13 years. The plan is therefore not consistent with the 15-year plan period requirement as set 

out in paragraph 22 of the 2019 Framework and paragraph 157 of the 2012 Framework. 

2.2 One of the practical implications of extending the plan period, was the need to identify 

additional allocations for development. However, no additional allocations are proposed, and 

there is a shortfall in housing provision for the plan period of at least 271 dwellings (according to 

the Council’s own trajectory). We comment upon the supply implications in our response to the 

Housing Trajectory and the Housing Implementations Strategy.  

3. Main Modification MM6 

 Policy SS1a 

3.1 Changes should only be made to make sound a plan that is otherwise unsound.  In respect of 

this policy, it is not clear why the plan is unsound with the policy as currently drafted. 

4. Main Modification MM8 

 Para/Page Number 7.22 

4.1 We object to the inclusion of the wording “provides an adequate timeframe”.  It is not an 

adequate timeframe in the context of national planning policy.  However, we recognize that a 

pragmatic judgement needed to be made in light of the Council’s evidence base.  Ultimately 

there was a lack of foresight on the Council’s part in preparing the evidence base documents, 

as our representations made clear from an early stage that there were issues in relation to the 

proposed plan period. 

 Para/Page Number 7.24 

4.2 We maintain our objection to the council adopting the ‘Liverpool method’ to spread the 

housing shortfall up to the year 2033. We believe the ‘Sedgefield method’ should be adopted 
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to readily contribute towards the historic shortfall in the delivery of housing and additional sites 

allocated. Notwithstanding our concern in relation to the latest iteration of the housing 

trajectory, it shows that the cumulative shortfall would be addressed by 2023/24.  There is no 

reliance in this plan on sites with exceptional infrastructure requirements, such as new 

settlements, to meet the housing requirement.  It is therefore not clear why it is necessary to 

proceed with the Liverpool method, other than to artificially show a 5 year housing land supply 

and restrict otherwise sustainable development from coming forward to address the shortfall 

within a quicker timeframe.  

5. Main Modification MM9 

 Para/Page Number 7.33 

5.1 We strongly believe that 10% slippage allowance is not sufficient given the failure to meet 

development requirements since the adoption of the Core Strategy. A substantially higher 

flexibility allowance should be provided within the new Local Plan, more in the region of at least 

20%, as discussed within our previous representations. However, we acknowledge that this is an 

improvement over the lack of a slippage allowance in previous drafts of the plan. 

5.2 We have concerns regarding the 10% slippage allowance insomuch as there does not appear 

to be any additional allocations or suggested locations for an increased number of units over 

the previous draft plan. When reviewing the anticipated figures, the trajectory indicates that 

the plan has a deficit of -271 dwellings, when, due to the 10% slippage allowance, the overall 

provision should see an surplus of 608 units.  

5.3 Furthermore, it would be a misinterpretation of national planning policy to rely upon the 2012 

NPPF Paragraph 47 or the 2019 NPPF paragraph 67(b), which requires the identification of 

specific sites for years 11-15 ‘where possible’.  That means that if it is possible to identify specific 

sites, then they should be identified and allocated.  In this case it is eminently possible as this is a 

whole Local Plan dealing with allocations of all scales, and there are no good environmental or 

policy reasons for not identifying sites in years 11-15.  The Council is not relying upon (or has 

identified) broad locations.  The Council has simply failed to identify a sufficient supply for the 

plan period.  No justification has been provided as to why it has not been possible to identify 

further sites to meet the requirement in full. 
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5.4 Furthermore, in Staffordshire Moorlands, much of the district is designated as Green Belt and this 

plan is reviewing Green Belt boundaries. The Framework requires that Authorities must have 

regard to their Green Belt’s intended permanence in the long term, so that they should be 

capable of enduring beyond the plan period. It is evident upon review that this plan does not 

take this requirement into consideration.  

5.5 As discussed in our previous representations, additional housing land should be allocated within 

the plan, enabling additional residential units to be delivered.  

5.6 We also maintain that the strategy for the rural areas needs to be fundamentally readjusted, 

with sufficient housing provided to meet the needs across the rural areas.  

6. Main Modification MM20 

 Page/Policy Number 108, Policy H1 and supporting text 

6.1 We maintain our objection to only allowing limited infill development outside of smaller villages 

through the removal of their village boundaries. Furthermore, we object to the monitoring of the 

windfall site provision. This objection is on the basis that monitoring the provision does not 

sufficiently address the significant issue of non-delivery of windfall sites. It has already been 

established within this consultation response, that there is a shortfall in provision across the plan 

period (-271 units).  

7. Main Modifications MM22 

 Page/Policy 114 Policy H3 and supporting text 

7.1 The Council’s own evidence on viability demonstrates that many the proposed allocations are 

not viable based on providing 33% affordable housing.  The revised policy provides flexibility, 

but in practical terms this will cause significant uncertainty and delay, as a viability assessment 

will need to be undertaken for each application that comes forward.  If the policy is adopted 

as drafted then the trajectory needs to properly take this into account, as per our previous 

representations on the matter.  At present it does not. 

7.2 Notwithstanding the above, we remain of the view that the spatial strategy and site allocations 

should have been fundamentally re-assessed, on the basis that an alternative strategy could 
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deliver significantly more affordable housing.  There is a significant and serious shortfall of 

affordable housing provision in the district, and it is unreasonable to simply press on with the 

same allocations when clear evidence has come to light (i.e. the Whole Plan Viability 

Assessment) that they will not deliver the requisite quantum of affordable housing.  

7.3 With regards to part 3 of the policy, we specifically object to the proposed wording ‘at the 

Council’s discretion’. An applicant must be able to read the plan on face value and 

understand what is and is not acceptable.  This phrase should be removed. 

8. Main Modification MM39 

 Page 158 Policy DSB1 and supporting text 

8.1 The proposed reduction in area of site DSB1, The Wharf Road Strategic Development site, will 

see a reduction in housing provision of 146 units. For reasons explained earlier within this 

response and in previous consultation responses, there should be an increase in the provision of 

units and identification sites to address the shortfall arising from this amendment.  

8.2 In addition, we have re-stated our concerns in relation to the delivery of this site in our response 

to MM72, emphasised by new evidence.  The site will not come forward in full during the plan 

period.  Indeed, it may not come forward at all. 

8.3 No justification has been provided as to why other options have not been considered for 

addressing the shortfall.  Specifically, there is suitable, deliverable land available in the closest 

large village of Biddulph Moor which could assist in meeting the shortfall.  The allocation of our 

client’s site would accord with the Council’s evidence base in relation to Green Belt, landscape 

impact and delivery.  Our client’s site is not subject to any significant constraints.   

8.4 We note that the Council has not considered amending the spatial strategy in spite of a host of 

constraints and issues being identified on the draft allocations, for example the viability 

assessment which clearly establishes that many of the draft allocations are not viable and/or 

will not deliver the policy requirement of affordable housing.  This is a fundamental error as the 

Council is required to adopt the most appropriate strategy, when considered against the 

reasonable alternatives.  The approach must be re-considered in view of the draft main 

modifications. 
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9. Main Modification MM54 

 Para/Policy Number 10.4 

9.1 A modification is proposed in relation to reviewing the plan every 5 years, and it is stated that 

the need for a full or partial review will be considered when housing delivery has not met the 

housing requirements in the Local Plan or the Housing Delivery Test. 

9.2 It should be noted that the housing trajectory has already been missed by a very significant 

margin in the first 2 years (see our comments to MM72 below).  Numerous sites have not 

progressed as originally expected and continue to be pushed back in the trajectory, albeit the 

Council still maintains unrealistic assumptions in respect of the delivery of those sites.  This is all in 

the context of the previous Local Plan which, in terms of housing delivery, failed.  We remain 

firmly of the view that now is the time to properly ensure that the plan meets the housing needs 

of the area, rather than waiting for the inevitable review based on further failure to meet 

housing needs. 

10. Main Modification MM72 

 Appendix 7 (Housing Trajectory) 

10.1 The Main Modification states that it will include an “amended housing trajectory to reflect 

updated housing figures 31/03/2019 and Housing Implementation Strategy consultation Jan 19”. 

10.2 A new Housing Implementation Strategy (dated July 2019) has been published for consultation 

alongside the main modifications.  However, we have significant concerns in relation to the 

robustness of the trajectory included within it.  There have been two consistent themes 

throughout the examination in relation to the Council’s evidence on housing land supply: 

 A fundamental lack of robust, up-to-date evidence to support the Council’s trajectory; 

and, 

 A failure to deliver upon previous trajectories and statements in relation to the 

performance and progress of sites. 
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10.3 This not the first, or even the second, trajectory which has been before the examination of this 

plan.  The lack of realism in the trajectory is underlined by actual performance: 

 The trajectory at Appendix 7 of the submission version anticipated that 313 dwellings 

would be completed in 2017/18, and 419 dwellings in 2018/19.  However only 142 

dwellings were completed in 2017/18 and 165 in 2018/19.  Therefore, actual 

completions in the first 2 years have been 58% less than the trajectory in the submitted 

plan. 

 The updated trajectory submitted by the Council during the examination (ref: EL7.003, 

dated January 2019) anticipated that 291 dwellings would be completed in 2018/19.  

Actual performance in that year was 43% less than the trajectory. 

10.4 This evidence alone demonstrates that the Council’s assumptions have consistently proved to 

be wrong and are not supported by robust evidence.  If the Council cannot even predict 

housing delivery in the forthcoming year, then we cannot see how the Inspector can have any 

confidence in its ability to predict housing delivery over the course of the plan period.  This is not 

at all surprising given the total absence of documentary evidence which underpins the 

Council’s housing land supply position and the delivery of sites within the trajectory.   

10.5 Paragraph 68-004 of the PPG “How can an authority demonstrate a 5 year supply of deliverable 

housing sites?” states the following in relation to plan-making: 

“In plan-making, strategic policies should identify a 5 year housing land supply 

from the intended date of adoption of the plan.” 

10.6 It should be noted that whilst this plan is being assessed under the interim arrangements set out 

in paragraph 214 of the 2019 Framework, the onus has always been on the Council to 

demonstrate that sites without planning permission (i.e. the draft allocations) are deliverable if 

they are to be included within the 5 year housing land supply. 

10.7 Paragraph 68-007 of the PPG: “What constitutes a ‘deliverable site’ in the context of plan-

making and decision-taking?” provides further information. It states: 

“In order to demonstrate 5 years’ worth of deliverable housing sites, robust, up 

to date evidence needs to be available to support the preparation of 

strategic policies and planning decisions. Annex 2 of the National Planning 

Policy Framework defines a deliverable site. As well as sites which are 

considered to be deliverable in principle, this definition also sets out the sites 

which would require further evidence to be considered deliverable, namely 

those which: 

 have outline planning permission for major development; 
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 are allocated in a development plan; 

 have a grant of permission in principle; or 

 are identified on a brownfield register. 

Such evidence, to demonstrate deliverability, may include: 

 current planning status – for example, on larger scale sites with outline 

or hybrid permission how much progress has been made towards 

approving reserved matters, or whether these link to a planning 

performance agreement that sets out the timescale for approval of 

reserved matters applications and discharge of conditions; 

 firm progress being made towards the submission of an application – 

for example, a written agreement between the local planning 

authority and the site developer(s) which confirms the developers’ 

delivery intentions and anticipated start and build-out rates; 

 firm progress with site assessment work; or 

 clear relevant information about site viability, ownership constraints or 

infrastructure provision, such as successful participation in bids for 

large-scale infrastructure funding or other similar projects.” 

10.8 The new HIS fails to produce any such evidence. We maintain the objections that we expressed 

in relation to housing land supply at previous stages of the examination, as it is apparent that 

delivery has been significantly lower than anticipated by the LPA, and numerous sites within the 

trajectory have not progressed as anticipated.  Once again, the Council has amended the 

start dates for numerous sites within the latest housing trajectory.  Once again, no new 

evidence is provided to support the Council’s position. 

10.9 We provide a table at Appendix EP1 which summarises the changing positions on the sites 

within the supply, and a comparison with the evidence provided to support the trajectory (i.e. 

Appenedix 1 of the HIS).  The progress suggested by the Council on many sites has clearly failed 

to materialise, and yet no new evidence is provided to support the latest assumptions.  We 

therefore maintain the position set out in our Matter 4 hearing statement in relation to which 

sites clearly do not meet the definition of deliverable and should not be included within the 5 

year supply / first 5 years of the trajectory.  As the base date is now 1 April 2019, the earliest that 

these sites could be considered to start delivering in the trajectory is 2024/25. 

 Wharf Road, Biddulph 

10.10 We have commented on the delivery of a number of the allocated sites.  There is nothing within 

the latest evidence to suggest that these fundamental issues have been resolved.  However, in 

relation to the land at Wharf Road, Biddulph, the Council has recently published a committee 
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report which fundamentally contradicts the Council’s own position at the Local Plan.  This is 

significant new evidence and must be considered in assessing the soundness of this plan.  A 

copy of the committee report is appended at EP2, although we assume that the Council has 

already provided a copy to the Inspector given its clear relevance to the examination. 

10.11 At the examination the Council claimed that all landowners were being engaged through the 

masterplan process.  However, paragraph 8.12 of the committee report makes clear that the 

land ownership issues remain a significant and unresolved constraint, and a number of 

landowners have failed to engage: 

“The most significant challenge to delivering the Wharf Road site relates to the 

large number of landowner’s, 14 in total, or 12 excluding the land at BDNEW. 

The consultants recommend that, in order to secure a sensible layout and 

maximise development potential it will be necessary for co-operation 

between the various landowners. This is a challenge as different owners have 

different aspirations and levels of willingness to co-operate. There are some 

landowners who understand the need to work with others collectively to 

enable the development, whilst others who did not engage with the 

masterplan process and may assume that they can deliver their site in 

isolation. Whilst some landowners did not engage with the masterplan 

process, all landowners are supportive of the Local Plan land allocation.” (our 

emphasis) 

10.12 Paragraph 8.14 sets out the need for joint working and the need for a joint venture agreement 

or similar: 

“The masterplan recognises that the main challenge to delivering the site is 

the large number of landowners. To successfully deliver the scheme the 

landowners will need to work together and agree to sell the land through a 

formal joint venture or by working with a third party developer and agreeing 

options to ensure the whole site is delivered, rather than pockets of isolated 

development.” 

10.13 Paragraph 8.17 sets out the recommendations of the Council’s appointed consultants: 

“Sanderson Weatherall suggested next steps are; 

1. Ascertain / acquire ownership of the land that has not been registered 

2. Carry out feedback session with landowners to discuss the finding of 

the report 

3. Discuss potential sales value with landowners 

4. Carry out formal valuation of residential properties 

5. Carry out formal pre-application for the site to help de-risk the project 

6. Source development partner through competitive tender” (our emphasis) 
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10.14 Not only does the report identify the need to ascertain / acquire ownership of unregistered 

land, the above steps are necessary before even an outline application is submitted.  They are 

wholly incompatible with delivering the site within the timescales envisioned within the 

trajectory.  Indeed, there is significant risk as to whether the site will be delivered at all during the 

plan period. 

10.15 Paragraph 8.18 adds: 

“Officers recommend that no further work is commissioned to consultants at 

the present moment in time. This maybe [sic] reviewed at a later date once 

the Local Plan is adopted and market demand for the site has been 

established. In the mean time [sic] officers will proactively work with 

landowners to understand and explain the findings of the masterplan and the 

implications this will have on development potential and expected land 

values.” 

10.16 Again, such an approach (ceasing work, a decision that “may be reviewed at a later date”) is 

wholly incompatible with the housing trajectory.  The prospect of agreement between 

landowners and an eventual planning application is clearly many years away. 

10.17 The only reasonably conclusion is that the site will not start delivering for at least several years 

and must be pushed back significantly in the trajectory to reflect the above issues.  There is also 

a need for sufficient flexibility within the supply to deal with the very real prospect that the site 

may not deliver any units at all during the plan period.  

10.18 It should be noted that simply removing this site from the first 5 years of the trajectory reduces 

the supply by 125 units.  This amendment alone results in the deliverable supply reducing to less 

than 5 years. 

 Blythe Vale 

10.19 The site is included for 15 units in 2019/20.  However, at the time of writing pre-commencement 

conditions are yet to be discharged.  A further planning application for a re-plan of phase 1 

(LPA ref: SMD/2018/0790) also remains undetermined.  It is not realistic to assume that 15 units 

will be completed in 2019/20.  First completions should be pushed back to 2020/21.  This would 

reduce the 5 year supply by 30 units. 

10.20 The site has also been split up and is included twice within the trajectory, to reflect the planning 

permission.  However, this results in overlap between phases 1 & 2, a position which increases 
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the development rates in 2021/22 and 2022/23 to 45 dwellings per annum.  This should be 

amended so that phase 2 follows on from phase 1.  There is no evidence of a second 

developer.  This would reduce the 5 year supply by a further 45 units. 

10.21 Such is the fragility of the Council’s 5 year supply position, the above amendments to the Blythe 

Vale site (i.e minus 75 units) would result in the deliverable supply reducing to less than 5 years. 

 

 Build rates / lead-in times 

10.22 We maintain our objections as set out in our representations to the previous version HIS.  The 

Council has no evidence to justify the assumptions in most categories at Appendix 2 of the HIS.  

Whilst a very small selection of cherry-picked examples is provided, the evidence is limited at 

best and it is not clear why the examples that we provided in our representations to the HIS 

have not been considered. 

11. Housing Implementation Strategy 

11.1 We have set out our comments in relation to the Housing Implementation Strategy, and in 

particular the revised housing trajectory, in our response to MM72.  The revised trajectory is not 

robust and is not underpinned by anywhere near the level of evidence that national planning 

policy expects. 

11.2 We also refer to our previous consultation response to the HIS in February 2019.  The comments 

remain applicable to the latest HIS given that very little has changed in the document.   

11.3 The only reasonable conclusion to be drawn from the evidence is that the Council cannot 

demonstrate: 

 a 5 year housing land supply; and, 

 a sufficient housing land supply over the plan period. 

11.4 The plan can proceed to adoption considering this position and the fundamental absence of 

evidence. 

12. Conclusions 
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12.1 This consultation response has outlined the proposed modifications we object to and provided 

justification for our objections.  

12.2 It should be noted that our outstanding objections, detailed in our previous consultation 

responses still stand as there are no proposed modifications that address our previous 

objections.  

12.3 Our position that the plan is not sound, justified, effective, consistent with national planning 

policy (both current and archived) nor positively prepared remains unchanged.  

13. Appendices 

EP1. Summary of changes to allocated sites within the housing trajectory 

EP2. Cabinet Committee Report, October 2019 (Wharf Road, Biddulph) 



EP1 



Site Capacity First units to be completed as per Local 
Plan trajectory of: 

Council’s evidence at: Comments 

March 
2017 

March 
2018 

Jan 
2019 

July 
2019 

March 2018 Jan 2019 July 2019 

Leek  
Newton 
House 

179 2021/22 2021/22 2021/22 2022/23 None. None. None.  

Leek  
Cornhill 

50 2021/22 2021/22 2022/23 2022/23 No private owners. Council has 
commissioned a 
joint masterplan 
with an 
adjoining 
landowner. 

As per previous.  

Leek  
The Mount 

345 2021/22 2021/22 2021/22 2022/23 Short term delivery within 
2 years. 

As per previous.  As per previous.  

Biddulph 
The Mills 

57 2021/22 2021/22 2021/22 2022/23 When contacted in 2017, 
one of landowners said 
expected start date within 
1-5 years, build out rate of 
20pa, no constraints. 
Another owner 
reconfirmed interest in 
releasing land in 2017 but 
no details re: delivery or 
start times. 

As per previous. As per previous.  

Biddulph 
Wharf Road 

588 2020/21 2020/21 2021/22 2021/22 Four owners re-confirmed 
interest in releasing land 
in 2017 but no details re: 
delivery or start times. 
Another owner stated a 
local developer would be 
interested in developing 
their parcel, approx. 

As per previous. As per previous. Masterplan prepared – at 
Cabinet meeting of 08 
October 2019, officers 
recommended not to 
adopt the masterplan as 
an SPD “to allow 
maximum flexibility in 
delivering the site.” 



80dpa within 5 years. 
Masterplan commissioned 
with engagement from all 
11 landowners. 

The report states that the 
most significant challenge 
to delivering the site is 
the large number of 
landowners (12). The 
report states that 
“different owners have 
different aspirations and 
levels of willingness to co-
operate.” 
The report states “on 
adoption of the Local Plan 
the Council will actively 
engage private sector 
developers and promote 
the site.” 

Biddulph 
Tunstall 
Road 

85 2021/22 2021/22 2021/22 2022/23 Five owners re-confirmed 
interest in releasing land 
in 2017 and anticipated 
start date to be short-
medium term. 
Masterplan commissioned 
with engagement from 
landowners. 

As per previous. As per previous. Masterplan prepared – at 
Service Delivery Panel 
meeting of 25 September 
2019, officers 
recommended not to 
adopt the masterplan as 
an SPD “to allow 
maximum flexibility in 
delivering the site.” 
 

Cheadle 
North 

320 2019/20 2019/20 2019/20 2021/22 SMD/2018/0180: Hybrid 
application under 
consideration. 

As per previous. As per previous. S106 not signed.  
Latest documentation 
published on website 
29/10/19 (revised air 
quality assessment).  
Re-consultation took 
place in September.  



Cheadle 
Cecilly 
Brook 

106 2021/22 2021/22 2021/22 2021/22 SMD/2017/0660: Outline 
permission approved for 
121 dwellings subject to 
s106 in Sept 2018. 

As per previous. As per previous. S106 not signed. 

Cheadle 
Rear of the 
Birches 

51 2021/22 2021/22 2021/22 2021/22 SMD/2017/0659: PP 
granted for 39 dwelling 
subject to s106. 

As per previous. As per previous. S106 not signed.  

Cheadle 
The Green 

42 2020/21 2020/21 2020/21 2021/22 None. Unknown 
whether there is 
a housebuilder 
actively 
interested in the 
site. 

As per previous.  

Cheadle 
Mobberley 

430 2021/22 2021/22 2021/22 2022/23 Agent for landowner 
states family in final 
stages of signing a 
contract with developer. 
Agent expects 
construction between 1-5 
years following PP.  

As per previous. As per previous.  

Blythe Vale 300 2018/19 2018/19 2018/19 2021/22 PP for 118 dwellings 
approved May 2018.  
RM application for phase 
2 resolution to approve 

As per previous. As per previous.  

Werrington 
YOI 

75 2021/22 2021/22 2021/22 2022/23 Short-term, part of Homes 
England Accelerated 
Delivery programme  

As per previous. As per previous.  
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STAFFORDSHIRE MOORLANDS DISTRICT COUNCIL

Cabinet

8 October 2019

TITLE: Wharf Road Strategic Development Site

PORTFOLIO HOLDER: Councillor Ralphs - Leader

CONTACT OFFICER: Sarah Porru- Head of Regeneration

WARDS INVOLVED: Biddulph West

Appendices Attached – Appendix 1 Executive Summary
  Appendix 2 Landownership plan

1. Reason for the Report

1.1 To inform Councillors of the Wharf Road masterplan, which has been 
prepared to assist with the delivery of the emerging Local Plan.

2. Recommendation

2.1 That the Cabinet note the findings of the masterplan, but at this time do not 
commission further work. 

3. Executive Summary

3.1 As part of the Accelerated Housing Delivery Programme, Sanderson 
Weatherall were commissioned in September 2018 to complete a masterplan 
for the Wharf Road Strategic Development area identified in the emerging 
Local Plan (DSB1).

3.2 The basis for commissioning the masterplan was based on several objectives:

3.2.1 Assist delivery of the Local Plan
3.2.2 Bring together the landowners with a co-ordinated vision for the 

site
3.2.3 Devise a strategic vision for the site which can then be promoted 

to developers and investors.

3.3 As part of the masterplan process, a review of the housing market found 
limited interest from private sector developers.  The research suggests that 



this was due to Biddulph being a secondary location in comparison to larger 
towns such as Congleton and Tunstall which offer more amenities and job 
opportunities. Consequently, the consultants found the sales rates anticipated 
for new build at Wharf Road would be slightly lower given its rural location and 
poor public transport links. The consultants also identified it is possibility not a 
lack of demand, but also lack of development opportunities. No land has been 
allocated for new residential development since the 1998 Local Plan. The 
emerging Local Plan identifies suitable land for 3802 homes across the whole 
the Staffordshire Moorlands over the Local Plan period. 

3.4 Three options were developed for the site, in line with the emerging Local Plan 
DSB1 policy. The options focused, not on what should be delivered in terms of 
residential dwellings or mix, but where on the site it should be located.

3.5 Options 1 & 2 focused the retail/ employment element of the scheme to the 
north of the site, whilst option 3 identified an area in the south of the site for 
this use.

3.6 The Council’s preferred option 3 would potentially deliver approximately 471 
residential units  (including land to the east of Meadow Way) and an additional 
145 residential dwellings with the land at BDNEW.  Subsequently,   following 
post hearing comments from the Local Plan Inspector in December 2018, the 
area of land known as BDNEW, which lies to the West of the Biddulph Valley 
Way has been deleted by the Council (in June 2019) as a Local Plan 
allocation. The Wharf Road Masterplan had already been commissioned and 
was nearing completion before the inspector sent his comments to the 
Council. The completed masterplan therefore recognises this change by 
providing two options, including and excluding BDNEW.

4.        How this report links to Corporate Priorities 

4.1 The Wharf Road Masterplan seeks to deliver housing growth anticipated in the 
Local Plan and will therefore have implications the following aims of the 
Corporate Plan: 

• Aim One - Help create a safer and healthier environment for our 
residents to live and work

• Aim Three – To create a strong economy by supporting further 
regeneration of towns and villages

• Aim Four - Protect and improve the environment.
  

5. Alternative Options

5.1 Option 1 (recommended) that the Cabinet note the Wharf Road Masterplan, 
recommendations and next steps. Officers suggest that the masterplan not be 
formally adopted as an Supplementary Planning Document (SPD) , to allow 
maximum flexibility in the delivery of the site. 

5.2 There are no options as the report is for noting only.



6. Implications

6.1 Community Safety - (Crime and Disorder Act 1998)
No implications 

6.2 Workforce
No implications

6.3 Equality and Diversity/Equality Impact Assessment

6.4 Financial Considerations
A budget of £29,425 was approved by Cabinet in April 2018. There 
are no further financial considerations going forward.

6.5 Legal
No legal implications 

6.6 Sustainability
The masterplan was prepared according to wider sustainability 
considerations 

6.7 Consultation
No public consultation event was held as part of the masterplan 
process due to the local plan examination process.

6.8 Risk Assessment
A risk assessment was carried out of part of the masterplan 
process

Dai Larner
Executive Director (Place)

Web Links and
Background Papers

Contact details

Accelerated Housing Delivery Programme (April 2018) Kate Hall
Regeneration Officer
kate.hall@highpeak.gov.uk

7. Detail

7.1 The Council is committed to accelerating housing delivery across the 
Staffordshire Moorlands area. The District has suffered from low levels of 
development for many years. Planning approvals are being granted on sites 
but some are not coming forward to the construction phase. In order to tackle 
this problem we listened to the issues raised by developers and developed a 
comprehensive delivery programme to tackle the problem. The Accelerated 

6.4



Housing Delivery  programme was approved by Cabinet in April 2018 and 
focuses around 2 core aims;

 Deliver community benefits in the form of increased income from 
council tax, business rates and New homes Bonus for reinvestment in 
the community.

 Drive forward delivery of the local plan and maintain 5 years land 
supply by proactive measures and Council led interventions where 
appropriate..  

7.2 The emerging Local Plan identifies the land at Wharf Road, Biddulph as a 
Strategic Development site (local plan policy DSB1). The development of a 
masterplan is pivotal in developing the strategic vision for the Wharf Road 
area to assist with bringing the site forward for development.  Therefore 
Sanderson Weatherall were commissioned back in September 2018 to 
prepare the plan. 

Site details 

7.3 The land at Wharf Road is a key mixed use development site. It is in a 
sustainable location close to the town centre and presents an opportunity to 
comprehensively plan for a range of uses to make a significant contribution to 
Biddulph’s development needs. 

7.4  Local Plan (Submission Version) Policy DSB1  stated the following:

The Wharf Road site is a 23.4 hectare site which is allocated for mixed use 
development of:

 Housing 20.4ha (approximately 588 dwellings)
 Employment 1ha
 Retail 0.5ha (food store of around 1000m2 net sales floor)
 Retention of school playing field 1.5ha

7.5 Following post hearing comments from the Local Plan Inspector in December 
2018, the area of land known as BDNEW, which lies to the West of the 
Biddulph Valley Way has been recommended for removal as a Local Plan 
allocation. 

7.6 On 26th June 2019, the Council agreed a schedule of main modifications to the 
Local Plan (Submission Version) to address the Inspector’s feedback. This 
includes the removal of site BDNEW and consequential amendments to the 
Policy DSB1. They included increased housing densities on the remainder of 
the Wharf Road allocation in light of the masterplan preferred option, a 
reduced site area (18.5ha) and revised housing yields (442 homes). 

7.7 Consultation on main modifications will take place during September / October 
before the Inspector draws further conclusions. 

7.8 The Wharf Road Masterplan had already been commissioned and was 
nearing completion before the inspector made this decision. The completed 
masterplan therefore recognises this change by providing two options, 



including and excluding BDNEW.

7.9 The emerging local plan through policy SS6 seeks to enhance the role of 
Biddulph as a significant service centre and market town and support its 
regeneration through the following actions:

 Improve the local housing market and range of community facilities by 
increasing the range of house types available especially for first time buyers, 
families and older people.

 Create employment growth and increase diversity of employment opportunities

 Strengthen the role of Biddulph as a significant service and retailing centre

7.10 Wharf Road was identified as a priority site for delivery intervention due the 
large number of landowners, 14 in total (shown in Appendix 2).  The 
landowners comprise a range of stakeholders including the District Council, 
County Council, James Bateman Junior High School, private investment 
companies and a range of individual owners with little or no development 
experience. In addition to the large number of landowners, the site is also 
heavily constrained and requires a harmonized approach to maximise the 
development potential of the site. It was felt that the development of a 
cohesive masterplan would ensure a sustainable vision for the site which will 
be promoted to suitable private sector investors/developers once the Local 
Plan is adopted. 

7.11 Planning History

7.12 Land at the northern end of the site was allocated for retail, employment and 
non food retail as part of the Biddulph Area Action Plan (2007) whilst the 
principal of residential development was identified for the southern section of 
the site, (previously known as area 4) in the Core Strategy (2014).

7.13
Planning ref Description Decision 
SMD/2009/0284 change of use of land, 

erection of garage, office 
building and parking for 10 
coaches

Approve

SMD/2006/0647 & 
SMD/2007/0024

erection of non food retail 
units

Outline approval

SMD/2011/0332 erection of 8 retail units 
(approval of reserved 
matters)

refused

SMD/2011/0332
SMD/2012/0175

approval of reserved 
matters relating to 
07/00170/ OUT_MJ

Refused & withdrawn

SMD/2006/1224 & 
SMD/2007/0593

residential development Refused

SMD/2015/0684 Extra care development Withdrawn 



Masterplan process 

8.0 The  masterplan is split into 4 key areas, each of which will be covered in 
detail below:

 Market Demand
 Options
 Viability & deliverability
 Recommendations and next steps 

Market Demand

8.1 The consultants felt the housing market in Biddulph had stalled due to a 
number of factors, summarised below:

 Very limited major new build residential developments (Uplands Mill in 
2012 being the most recent)

 Identified lack of supply of executive new build detached properties 
within Biddulph. 

 Sales rates achievable for new build at Wharf Road are slightly less 
than comparables given its rural location.

 Lack of public transport links as Biddulph relies solely on bus links.
 Biddulph is a secondary town and in comparison to larger towns such 

as Congleton and Tunstall which offer more amenities and job 
opportunities. 

 Lack of evidence of demand for development opportunities could be 
due to the limited availability of suitable sites and given the predominant 
green belt status. 

8.2 Even though the current housing market has stalled the consultants felt the 
site offered an excellent opportunity to deliver open market/ affordable housing 
and suggested the following mix of properties types.

 1/2 bed apartments – Extra Care/ Sheltered 
 2 bedroom terrace house- high density
 3 bedroom semi detached house – high density
 3/4 bedroom detached house- mid density

8.3 The predominant theme identified by the consultants was a perceived lack of 
demand for housing in the Biddulph area. As noted earlier the last major new 
build development commenced in 2012. It is important to note, that as the 
consultants identified, it is possibly not a lack of demand, but a lack of 
development opportunities which has stalled the housing market. This can be 
directly linked to the Local Plan process where no land has been allocated for 
new residential development since the 1998 Local Plan. The emerging Local 
Plan identifies suitable land for 3802 homes across the whole of the 
Staffordshire Moorlands area over the Local Plan period. 

Options 

8.4 Sanderson Weatherall developed 3 options for the site, shown in Appendix 1. 



 
8.5 The 3 options focus on how different layouts would impact on deliverability of 

the site, rather than the amount and type of proposed development. 

8.6 The options are summarised below, including the additional land east of 
Meadow Way:

Option 1- 482 residential units (627 units including land at BDNEW)
Option 2 - 515 residential units (660 units including land at BDNEW)
Option 3 - 471 residential units (616 units including land at BDNEW)

8.7 Option 3 was identified as the Councils preferred option. Due to the Local Plan 
examination process we were unable to carryout a public consultation event. 
The decision to move forward with option 3 as the Councils preferred option 
was made by senior council officers in conjunction with Sanderson Weatherall 
after reviewing the advantages and disadvantages of each option.

8.8 The executive summary shown in appendix 1 highlights the benefits of each 
option in detail.

8.9 Officers felt that option 3 delivered greatest benefit and was the scheme most 
aligned with owner aspirations. The benefits identified were:

 Sports provision located closer to existing school building
 Retail/ employment located close to housing, creating a village green 

surrounded by housing and retail
 Access  to the site in three locations
 Higher density units to suit extra care / sheltered housing for elderly 

positioned closer to town centre facilities. 

Viability and deliverability 

8.10 Sanderson Weatherall completed a detailed viability assessment of the 
scheme which indicates that both scenarios i.e. with or without land at 
BDNEW are viable and produce positive land values in the region of £113,000 
- £125,000 per acre. 

8.11 The viability section of the masterplan is crucial as it demonstrates to 
landowners and potential developers that the site stacks up financially, and is 
worth investigating further. There has already been considerable interest from 
several discount supermarkets for the retail element of the site and 
discussions with the County Council are on going. 

8.12 The most significant challenge to delivering the Wharf Road site relates to the 
large number of landowner’s, 14 in total, or 12 excluding the land at BDNEW. 
The consultants recommend that, in order to secure a sensible layout and 
maximise development potential it will be necessary for co-operation between 
the various landowners. This is a challenge as different owners have different 
aspirations and levels of willingness to co-operate. There are some 
landowners who understand the need to work with others collectively to enable 
the development, whilst others who did not engage with the masterplan 



process and may assume that they can deliver their site in isolation. Whilst 
some landowners did not engage with the masterplan process, all landowners 
are supportive of the Local Plan land allocation.  

8.13 Given the size of the Wharf Road site, the consultants suggest the site be 
delivered in 3-4 phases. Of critical relevance to the phasing and delivery of the 
site is the ability to access the land and identify which parcels of land 
effectively control access to the site. With this in mind there are a number of 
packages which naturally flow from the landownership and anticipated levels 
of co-operation which are shown in detail in the executive summary in 
Appendix 1. 

 Phase 1 – plots 1, 2, 6 and 9
 Phase 2 – plots 8 and 10
 Phase 3 – plots 3,4,5 and 7
 Phase 4 – plot 11 (land at BDNEW) (since completion of the 

masterplan, BDNEW land allocation has been removed from the 
emerging Local Plan)

Recommendations and Next Steps

8.14 The masterplan recognises that the main challenge to delivering the site is the 
large number of landowners. To successfully deliver the scheme the 
landowners will need to work together and agree to sell the land through a 
formal joint venture or by working with a third party developer and agreeing 
options to ensure the whole site is delivered, rather than  pockets of isolated 
development. 

8.15 While the masterplan provides a good indication of what the site can deliver 
and demonstrates the site is financially viable, the document will not be 
adopted as a Supplementary Planning Document (SPD). 

8.16 Through the masterplan process, a vision and preferred option has been 
developed which the we feel meets both the Councils and wider landowner 
aspirations most effectively. It is envisage that masterplan will promote and 
stimulate interest in Wharf Road development opportunity. Ultimately it is for 
the open market, through developers and landowners to a lesser extend to 
decide how the site will come forward. The anticipated Local Plan provides 
detailed requirements through policy (DSB1 & SS6) but does allow some 
flexibility if required. 

8.17 Sanderson Weatherall suggested next steps are;

1. Ascertain / acquire ownership of the land that has not been registered 
2. Carry out feedback session with landowners to discuss the finding of 

the report
3. Discuss potential sales value with landowners
4. Carry out formal valuation of residential properties
5. Carry out formal pre-application for the site to help de-risk the project
6. Source development partner through competitive tender 



8.18 Officers recommend that no further work is commissioned to consultants at the 
present moment in time. This maybe reviewed at a later date once the Local 
Plan is adopted and market demand for the site has been established. In the 
mean time officers will proactively work with landowners to understand and 
explain the findings of the masterplan and the implications this will have on 
development potential and expected land values. 

8.19 In order to facilitate and promote development of the site, on adoption of the  
Local Plan the Council will actively engage  private sector developers and 
promote the site. The Council will also work closely with Homes England to 
investigate funding opportunities and will bid for funding as and when 
appropriate. 
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