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1.0 Policy Background 
 
1.1 The purpose of this background paper is to amplify the policy context section of the Etruria 

Valley Enterprise Area Supplementary Planning Document (SPD) and provide further 
explanation on the approach to the determination of planning applications for the site 
particularly with regard to main town centre uses. 

 
1.2 Main town centre uses are defined as retail, leisure, offices, arts, tourism and cultural activities 

(National Planning Policy Framework and Planning Policy Statement 4 Practice Guidance 
Note).  The SPD incorporates guidance for a number of these uses such as offices, retail, 
restaurants and cafes, drinking establishments and hotels but only as a small percentage of 
the overall comprehensive employment and housing led mixed use scheme. 

 
1.3 In line with national legislation supplementary planning documents cannot introduce new 

policy and must not conflict with the adopted development plan.    In the case of Stoke-on-
Trent this is the Newcastle-under-Lyme and Stoke-on-Trent Joint Core Spatial Strategy (Core 
Strategy). The SPD has been prepared by Stoke-on-Trent City Council and will form part of 
the council’s Local Development Framework (LDF).   Plan making means local planning 
authorities should positively seek opportunities to meet the development needs of their area. 

 
1.4 Adopted policies of particular relevance to the Etruria Valley site include Policy ASP2 - Stoke-

on-Trent Inner Urban Core Area Spatial Policy which refers to the Etruria Valley site as a 
strategic priority for housing, employment and transportation in helping to deliver the overall 
vision (criterion 13).  Development at Etruria Valley is seen as being central to the 
achievement of the Core Strategy along with other strategic priorities.  The Core Strategy 
seeks to balance these requirements to achieve the agreed growth requirements to deliver the 
strategy by 2026.   

 
1.5 With regard to town centre uses Policy SP1 – Spatial Principles of Targeted Regeneration is 

of relevance alongside Policy SP2 – Spatial Principles of Economic Development.   The Core 
Strategy sets out a hierarchy of centres including the strategic centres of Stoke-on-Trent City 
Centre and Newcastle-under-Lyme Town Centre.  Other significant urban centres in the 
locality of Etruria Valley include Burslem, Wolstanton and Tunstall.   The Core Strategy also 
recognises the role of local urban centres in the range of retail, service, leisure and community 
facilities provided in a local catchment area.  Any development proposals for town centre uses 
outside of this hierarchy has to demonstrate (among other issues) that the town centre uses 
cannot be split from the main uses; that the town centre uses cannot be accommodated on a 
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more central site (sequential test) and that there are no significant impacts on the hierarchy of 
centres arising from the proposals going ahead (impact test). 

 
1.6 Criterion 6 of Policy SP1 provides the policy approach for centres in the hierarchy; this states 

that ‘Retail and office development will be focused towards the City Centre and Newcastle 
Town Centre.  Development in other centres will be of a nature and scale appropriate to their 
respective position and role within the hierarchy of centres’. 

 
1.7 Coupled with an approach to regenerate and expand the hierarchy of centres a key 

cornerstone of the Core Strategy is to increase job prospects and prosperity in the right 
locations.  Criterion 7 of policy SP2 provides one of the ways of achieving this growth which is 
facilitating ‘strategically planned land use on major brownfield sites for high value business 
growth to complement smaller scale, localised employment development elsewhere in the 
plan area’. 

 
1.8 The SPD is written in accordance with these requirements of national policy with regards to 

town centre uses. This is set out in more detail in the following section. 
 
1.9 The SPD also draws from a wide variety of local supporting evidence such as the Sustainable 

Community Strategy and City Council’s Mandate for Change and up to date Employment 
Land Review, these provide the justification in the approach taken.  The requirement for this is 
contained in the NPPF… ‘Plans and decisions need to take local circumstances into account, 
so that they respond to the different opportunities for achieving sustainable development in 
different areas’ (NPPF para. 10). 

 
 

2.0 National Planning Policy Framework 
 
2.1 The National Planning Policy Framework (NPPF) sets out the Government’s planning policies 

for England and how these are expected to be applied.  Policies in Local Plans should follow 
the approach of the presumption in favour of sustainable development so that it is clear that 
development which is sustainable can be approved without delay.  All plans should be based 
upon and reflect the presumption in favour of sustainable development, with clear policies that 
will guide how the presumption should be applied locally. 

 
2.2 The SPD is principally about creating jobs and providing new homes.  A number of core 

planning principles in the NPPF include a requirement to ‘proactively drive and support 
sustainable economic development to deliver the homes, business and industrial units, 
infrastructure and thriving local places that the country needs.  Every effort should be made 
objectively to identify and then meet the housing, business and other development needs of 
the area, and respond positively to widen opportunities for growth.  Plans should take account 
of market signals, such as land prices and housing affordability, and set out a clear strategy 
for allocating sufficient land which is suitable for development in their area, taking account of 
the needs of the residential and business communities’…’promote mixed use 
development’…..   

 
2.3 A key thread of the NPPF is to ensure the vitality and viability of town centres.  Planning 

policies should be positive, promote competitive town centre environments and set out 
policies for the management and growth of centres over the plan period.  The Core Spatial 
Strategy Policy SP1 supports this approach. 

 
2.4 Given the SPD site is in an out of centre location the Core Strategy and NPPF states that a 

sequential and impact test should be applied to such uses to ensure that the proposed 
development cannot be accommodated on more central sites either in or on the edge of 



Page 3 

Planning Policy Background Paper – Etruria Valley Enterprise Area 

centres and that there are no significant impacts arising.  The SPD follows this approach and 
although it recognises that a limited amount of town centre uses can be provided, in line with 
local evidence and to help deliver the objectives, it states that the policy tests should still be 
applied at the planning application stage in case changes in economic circumstances dictate 
otherwise.  This provides the SPD with a ‘long shelf life’ and protects centres in line with the 
Core Spatial Strategy. 

 
 

3.0 Approach to Town Centre Uses 
 
3.1 Etruria Valley is not a recognised centre within the Core Spatial Strategy but is recognised as 

having the potential to be a highly sustainable location which can offer a complimentary role to 
the City Centre offer.  Etruria Valley is only a mile away from the City Centre but given its 
valley setting is lacking local facilities and access links all of which currently skirt around the 
valley sides.  The Core Strategy identifies Etruria Valley as a strategic site for housing and 
employment because of the ability for development on this site to connect existing residential 
communities, town centre transport links and to the strategic road network as well as 
introducing new bus priority routes. 

 
3.2 The SPD only refers to town centre uses therefore as providing a supporting role, at the nodal 

point of the site, helping to bring the principle residential and employment uses forward in a 
sustainable manner.   

 
3.3 In terms of supporting residential uses the SPD identifies over 4 hectares of land for housing 

(equivalent to around 200 houses) but identifies a further supply of 9.5 hectares of residential 
land (equivalent of around 378 units) on adjacent sites.  Cumulatively therefore over 500 
houses should be supported by local convenience facilities to meet sustainability objectives 
particularly given there is a gap in provision of local facilities in the valley itself.   

 
3.4 The Buffer Zone contains these mixed town centre uses and is located at the nodal point of 

the development between the employment and housing and acts as transition in the mix of 
uses.  The amount of retail proposed is capped at 500m2; the restaurant/café use capped at 
300m2 and public house capped at 500m2. This is only therefore providing approx. one of 
each use to serve the proposed development mix and immediately surrounding proposed 
development.   

 
3.5 The SPD does not however allocate these uses.  The total amount of retail and leisure uses 

suggested is therefore up to 1,300m2.  This is small scale and below the requirement for an 
impact test however the requirement for a sequential test is set out within the document.   The 
sequential test need only be applied to ascertain whether there is any in-centre or edge of 
centre locations which can accommodate the development at the application stage.  Other 
out-of-centre locations need not be taken in account unless it can be demonstrated that they 
are more accessible in terms of a choice of means of transport than the application site and 
have a higher likelihood of forming links with a centre.  

 
3.6 A proposed Enterprise Centre is also included in the justification for supporting the residential 

use.  This is a nationally recognised way of supporting the growing trend of live/work units, 
something already very successful in Burslem.  It also enables the housing to be designed 
with working from home in mind and a central office hub used by local residents to support 
their business.   

 
3.7 The size of hotel has been capped at 80 bedrooms to ensure the scale of development does 

not compete with planned investments in the centres.  Again sequential and impact tests are 
still required at the planning application stage. 
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3.8 In terms of supporting employment uses the amount of office development within the 

Employment Zone is capped and over 75% of the employment zone is for manufacturing, 
general industry, light industry and distribution uses.  The amount of potential office 
development equates to 2.12 hectares out of a total site area of 39 hectares.  Coupled with 
the recently approved Phase 2A site adjacent, this equals around 4. 3 hectares for office uses 
(subject to the sequential and impact tests at the planning application stage).  The recently 
completed Employment Land Review states at recommendation 4 that around 8.7 hectares 
(21.7 acres) of land at Etruria Valley/Festival Park should be treated as a strategic resource 
for office occupiers for which Hanley and Newcastle-under-Lyme centres cannot provide a 
sequentially preferable site.   The recently approved Phase 2A site and the SPD site is less 
than half of this recognized amount and are considered to be at an appropriate scale to aid 
scheme delivery and protection of centres.   A balance has been struck in delivering Strategic 
Principles SP1 and SP2 of the Core Spatial Strategy in this case. 

 
3.9 The recently approved Phase 2A site had planning conditions placed upon the office element 

to ensure only business park office occupiers could find suitable accommodation in this 
location.  

 
3.10 In promoting development at Etruria Valley therefore and to achieve deliverability of criterion 

13 of Policy ASP2 of the Core Spatial Strategy the development mix is considered 
appropriate. 

 
 

4.0 Delivering Employment Growth 
 
4.1 It is recognized within the various planning policy documents and evidence based documents 

used to underpin the SPD that a careful balance needs to be struck to ensure that city and 
town centre regeneration efforts are supported by planning policy and not undermined by 
development proposals.  However it is also abundantly clear that North Staffordshire needs to 
attract occupiers to major employment sites and needs to ensure that these development 
schemes are viable and meet the needs of business. 

 
4.2 Given the significant challenges and viability constraints in bringing the site forward including 

infrastructure, ground conditions, topography and flooding, as well as being a sensitive 
location next to the canal conservation area, these issues have contributed to the suggested 
mix of uses.   The SPD is designed to deliver criterion 13 of Core Strategy Policy ASP2 whilst 
not undermining any other provisions of the plan.  In addition the SPD is considered to be in 
conformity with the NPPF in delivering economic growth in a highly sustainable location. 

 
 

5.0 Contacts 

 
Further information can be obtained from the following contacts: 

 
Planning and Transportation Policy 
Joanne Mayne 
01782 236996 
Joanne.mayne@stoke.gov.uk 

 
City Regeneration – Mark Collins 
01782 234987 
Mark.collins@stoke.gov.uk 

 

Stoke-on-Trent City Council 
City Renewal Directorate 
Civic Centre 
Glebe Street 
Stoke-on-Trent 
ST4 1HH 
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