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1.0 Introduction 

1.1 This document is RENEW North Staffordshire’s Area Regeneration Framework (ARF) for the City 
Centre North West area of Hanley.  City Centre North West (CCNW) is a diverse area, 
predominantly residential but also including major employment areas and green spaces.  The area 
has no single cohesive identity but is centred on Cobridge.   

1.2 This ARF provides a framework for RENEW North Staffordshire and other stakeholders (public, 
private, voluntary sectors and the local community) to make decisions on policy, investment, 
physical change and service delivery over the next 15 years with the ultimate aim of creating a 
sustainable community in City Centre North West. 

1.3 The main focus of the ARF is on the redevelopment of the former Churchill’s pottery site as it has 
the ability to act as a catalyst for the regeneration of the wider ARF area and a detailed masterplan 
has been prepared for this site and its immediate surroundings.  The ARF also proposes 
intervention at other key sites in the ARF area and makes recommendations on delivery of non-
physical elements - employment, skills, health, education and community facilities which are crucial 
in creating sustainable communities in which people choose to live and work. 

Background 

1.4 In 2003 the Government launched its Sustainable Communities agenda which established nine 
Housing Market Renewal Pathfinder areas in the Midlands and North of England to address 
problems of failing housing markets and low demand.  RENEW is the North Staffordshire Housing 
Market Renewal Pathfinder. 

1.5 RENEW has identified eight Areas of Major Intervention (AMIs), where the evidence of market 
failure and the need for change is greatest.  To date RENEW has focused its activity in Phase 1 
AMIs (City Centre South; Middleport, Burslem and Etruria Valley; Meir; and Knutton and Cross 
Heath).   

1.6 The CCNW AMI (which forms the central core of the CCNW ARF area) was originally identified by 
RENEW as a Phase 2 AMI (the others being City Centre East; Shelton South; and Stoke).  
However, the purchase of the Churchill pottery site by Bloor Homes and their subsequent proposals 
to redevelop the site for new homes created an imperative to bring forward the preparation of an 
ARF for CCNW area, earlier than envisaged.  The former Churchill’s Pottery is the most significant 
site in the CCNW area and it is considered essential that proposals for its redevelopment are 
considered as part of a comprehensive strategy for the wider area.   

1.7 The scope and structure of the City Centre North West ARF is therefore different to the ARFs 
produced for the Phase One areas in that it has focused primarily upon creating a detailed 
masterplan for the former Churchill’s Pottery site.  The core of the ARF is the AMI area and this has 
been a secondary focus.  The remainder of the ARF has been considered at a more strategic level 
in order to provide the broad framework and context for the masterplan area.  Direct physical 
change at this juncture is only proposed in the masterplan area, whilst projects in the wider ARF 
area relate only to future masterplanning and service improvements.  
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ARF Boundary 

1.8 There is a hierarchy of boundaries relating to the CCNW ARF which are set out in Figure 1.1 
overleaf and described below.  

Area Regeneration Framework 

1.9 The Area Regeneration Framework (ARF) boundary stretches from the north of Hanley City Centre 
Ring Road to the southern periphery of Burslem town centre (along Moorland Road/Hot Lane) and 
between Chell St/Hanley Road to the east and Forge Lane/Trent and Mersey Canal in the west.  It is 
centred around the junction of the A50/A53 at Cobridge. 

1.10 The ARF is a fragmented area comprising a diverse range of uses.  Festival Park, a major 
employment, retail and leisure dominates west of the ARF.  There are several distinct, but poorly 
integrated residential areas which are separated by major green spaces of Central Forest Park, 
Sneyd Hill Park, Festival Park, Grange Park and low grade employment land and premises which 
are dispersed across the area. 

Area of Major Intervention 

1.11 The Area of Major Intervention (AMI) is the core of the ARF area, centred around the A50/53 
junction.  The northern boundary of the AMI is formed by Simpson’s Pottery/Grange Street and 
Sneyd Road.  The south of the AMI area is formed by Century Street and Hanley City Centre ring 
road.  To the east of Waterloo Road the AMI includes the Forest Park housing estate the former 
Churchill’s Pottery site and a mix of uses in the Remer Street area including Christ Church.   To the 
west of Waterloo Road the AMI includes the Portland Street estate, the adjacent estate centred 
around Mulgrave Street, and other freestanding uses most notably a BUPA sheltered housing 
scheme and Mercedes car showroom. 

Masterplan Area 

1.12 The masterplan area is centred around the former Churchill’s Pottery site and includes housing on 
the adjacent  streets (Crane Street, Douglas Street, Furnival Street, Hillary Street, Crystal Street, 
Woodall Street, Holder Street and Wayte Street), employment land and premises fronting Elder 
Road and Sneyd Street and Forest Park Primary School.  Central Forest Park forms the eastern 
boundary of the masterplan area.  
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Figure 1.1  ARF Boundaries 
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Purpose and Status of the ARF 

1.13 The CCNW ARF will sit alongside the other ARFs to provide a comprehensive framework for the 
regeneration of Inner Urban Core.  Specifically, the ARF will:  

�� Inform RENEW’s Scheme Update for 2008-2011 enabling Renew and partners to plan 
intervention and investment across the Pathfinder area over the next three years and setting 
the broader framework for investment over the next 15 years. 

�� Contribute the emerging Local Development Framework by providing a rationale for 
intervention and strategy for land use change which is grounded in a sound evidence base, 
evaluation of alternative options and consultation with stakeholders and the community. 

�� Provide a framework to guide service delivery agencies in planning the investment and 
delivery of services and facilities (such as employment and training, education, health, 
community facilities) in a co-ordinated manner to effectively meet the needs of residents. 

�� Support applications for external funding from sources such as the Regional Housing Board, 
Government Office, ESF and ERDF by demonstrating the strategic fit of projects and 
proposals.   

�� Provide certainty and confidence to the community (residents and businesses alike) and 
private sector that the area will benefit positively from regeneration.    

1.14 The ARF will also provide a comprehensive strategy for the CCNW area by ensuring that the 
redevelopment of the masterplan area is fully integrated with the surroundings and takes account of 
the potential for future change in the area. 

1.15 In doing so it will maximise the regeneration benefit of the redevelopment of the former Churchill’s 
Pottery by ensuring that the masterplan delivers the most appropriate mix of house types and 
tenures, reconnects the fragmented street pattern and enhances the image of the area from key 
roads.  

Linkages with Other Strategies 

1.16 The ARF is an integral part of the policy environment that seeks to shape the future of communities.  
It reflects the national policy agenda established by the Sustainable Communities Plan and 
interpreted by national planning policy.  It translates into a more local context the principles 
regarding sustainable spatial development, economic prosperity, social equality and meeting 
housing need and demand set out in regional and sub-regional policy.  

1.17 At a local level the ARF embodies the overarching principles of Stoke-on-Trent’s Community 
Strategy in striving towards creating a healthier, safer, wealthier, greener, learning city with a strong 
sense of community.  It provides the evidence base and strategy for housing market renewal activity 
and in so doing brings together the spatial dimension of land use planning with service delivery.   

1.18 The ARF will inform the preparation of the statutory Local Development Framework (LDF) and in 
particular the emerging Area Action Plan (AAP) for Inner Urban Core by providing a strategy which 
has considered alternative options and is based on a sound evidence base and consultation with 
community and stakeholders. 
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1.19 The following highlights the key policy documents that relate to the ARF: 

�� Sustainable Communities Plan:  and daughter documents provide the overarching policy 
imperative for action to create sustainable neighbourhoods.   

�� National Planning Policy:  sets the parameters for land use change within which the ARF 
operates.  The guidance provided in PPS3 Housing is particularly relevant in informing the 
ARF by emphasising the creation of sustainable mixed tenure communities which are well 
related to economic opportunity, are served by god quality services and facilities, reduce the 
need to travel and make best use of existing land.   

�� Regional Spatial, Housing and Economic Strategies:  the dynamic relationship between 
economic prosperity and housing need/demand is recognised as fundamental a concern in 
the Regional Spatial, Housing and Economic Strategies.  The ARF considers the spatial 
implications of development but also the supporting physical and social infrastructure 
required to make sustainable communities.   

The need to support economic growth and diversification and increase skills and 
employment rates are key themes in the Economic Strategy that the ARF will contribute 
towards.  The ARF proposals reflect the spatial development principles established in the 
RSS, and scale and distribution of housing must be in accordance with the housing 
requirements currently subject to partial review.  The ARF will also contribute towards 
delivering aims of the Regional Housing Strategy by creating sustainable communities in the 
Pathfinder area which is a focus for the Regional Housing Board.   

 
�� Stoke-on-Trent Community Strategy:  provides the overarching vision for the City over 

the next 10 years.  It is structured along 10 pillars of creating a healthier, safer, wealthier, 
greener, learning city with a strong sense of community.  It will inform the activities of 
service delivery agents who are integral stakeholders in achieving the ARF.  

�� Stoke-on-Trent UDP and emerging Local Development Framework:  the City Plan was 
adopted in 1993 and covers the period up to 2001, policies that remain relevant have been 
“saved” but will eventually be replaced by the LDF.  The ARF will inform the preparation of 
the LDF and in particular the Inner Urban Core Area Action Plan (AAP) by providing a 
strategy which has considered alternative options and is based on a sound evidence base 
and consultation with community and stakeholders. 

�� Renew Housing Market Renewal Prospectus and Scheme Update: the original 
Prospectus, published in 2004, established the direction for activity.  This was updated by 
the Scheme Update in 2005 to reflect progress that had been made and set targets for 
activity and investment over the subsequent three years.  The ARF has been developed in 
accordance with the overall programme for housing market renewal across the Pathfinder 
and has informed the preparation of the subsequent Scheme Update (Prospectus 3). 
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Methodology 

1.20 The Area Regeneration Framework was prepared in three key stages:  

�� Stage 1:  Baseline Analysis 
�� Stage 2:  Options Generation And Appraisal  
�� Stage 3:  Final Area Regeneration Framework and Delivery Plan 

 

1.21 This document represents the final ARF.  It summarises the evidence base and sets out the vision 
and strategy for the future of City Centre North West and is the culmination of the three stages of 
work undertaken over the past year.  The tasks involved in each stage are outlined below in more 
detail.    

Stage 1:  Baseline Analysis 

1.22 The baseline analysis encompassed a range of tasks which provided a broad based analysis at the 
ARF level, further analysis at the AMI level and more detailed analysis at the masterplan level.   

1.23 The key national, regional and local policies and strategies that influence the ARF area were 
reviewed.  The socio-economic characteristics of the area were analysed to understand the current 
situation and recent trends in population change, household composition and economic structure of 
the area.  Patterns of housing supply and demand were explored using data from a variety of 
sources including Land Registry, Census and Council databases.  

1.24 Visual assessments of the quality of the built form were carried out in each ARF area.  The same 
methodology was used to allow comparison across the Pathfinder area.  The assessment was 
conducted on a block-by-block basis in every street in the ARF area and considered a range of 
criteria including; the predominant type of land use; occupancy of premises; and the quality and 
condition of the street and buildings.  Each block was awarded a composite score to reflect the 
overall visual quality.  The assessment supplements other datasets such as socio-economic and 
housing market indicators to help identify areas at risk where regeneration activity should be 
targeted. 

1.25 Within the Area of Major Intervention a more detailed physical audit was carried out.  This audit split 
the AMI into smaller character areas and included; analysis of transport infrastructure and 
accessibility; analysis of the quality and quantity of green space; a review of the community 
infrastructure and intensive heritage assessment.   

1.26 The intensive heritage assessment developed the analysis provided by an earlier extensive heritage 
assessment and was based upon a methodology agreed with English Heritage.  The historical 
character and significance was determined by considering a range of factors including historical 
patterns of development; architectural quality; overall character of streets and buildings and 
completeness of historic elements.  Each building or group of buildings was then categorised into 
one of six levels of significance from ‘statutory significance’ through to ‘neutral’ and down to ‘definite 
negative value’ and the results illustrated on a map. 
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1.27 For the masterplan area more detailed analysis was undertaken: 

�� A face-to-face survey with householders was carried out during November and December 
2006.  The survey was split into two parts the first part was a traditional questionnaire which 
provided greater insight into household composition.  The second part was conjoint analysis 
which enabled residents to balance factors in choosing future accommodation and was 
designed to better understand the housing aspirations of existing residents.  Overall 
response rate of around 60% was achieved which was considered to provide a robust 
sample.  

�� A structural survey of houses in the masterplan area was also carried out in November and 
December 2006.  The survey examined 100% of properties externally and a sample of 
almost 25% internally.  The size and distribution of the sample was considered to provide 
results representative of the total stock. 

�� A desktop ground conditions survey to review the potential constraints to development in the 
masterplan area. 

1.28 The emerging findings of the baseline analysis were presented to local community at a drop in 
public surgery at Forest Park Primary School on Saturday 17th March 2007.  Feedback from the 
event on the emerging findings and perceptions of the area informed the following stages of the 
production of the ARF.  

1.29 An addendum to the baseline report was produced in November 2007 as RENEW the ARF area 
was extended to cover a wider area.  The revision to the boundary extended the area further east 
and north.   

1.30 The baseline report led to the identification of areas of change, which were confined to within the 
AMI area.  The baseline report provided a sound evidence base for the generation of options in 
Stage 2.  

Stage 2:  Options Generation and Appraisal 

1.31 Five options for physical change were developed for the AMI area - the core of the ARF.  The 
options were based on an increasing scale of change: from minimal change to radical change.  The 
options were not mutually exclusive, but illustrated the range and scale of change that may be 
considered.  The options were developed in greater detail for the masterplan area to reflect the 
greater focus on this area. 

1.32 A concept diagram, description and indicative outputs and costs were produced for each option.  
The options were appraised against1: 

�� Objectives for CCNW which were agreed in consultation with the Steering Group 
�� Sustainability objectives  
�� Market testing  

                                                      
1 Due to the timetable requirements the results of market testing and community consultation of the options were fed into the appraisal 
process after the initial Stage 2 draft report was issued.  Public consultation was restricted to considering the options for the masterplan 
area and the adjacent Remer Street area at the  instruction of RENEW. 
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�� Community consultation 
�� Financial viability  

 

1.33 A drop-in public exhibition and surgery was held on Saturday 12th May 2007 at Forest Park Primary 
School to consult with local residents on the options.  The consultation event was restricted to 
considering the options for the masterplan area and the adjacent Remer Street area at the 
instruction of RENEW.  

1.34 Following the appraisal and consultation a preferred option was identified which was a hybrid of 
elements of several options.  The preferred option was then refined and developed over the 
following months to reflect ongoing work, most notably in relation to the masterplan area.   

Stage 3:  Final ARF, Master Plan and Delivery Plan 

1.35 This document is the product of Stage 3.  It is the final Area Regeneration Framework for CCNW 
and includes a masterplan for the former Churchill’s Pottery Site and a delivery plan to guide actions 
over the next three years and beyond.  

Outputs 

1.36 The outputs from earlier stages of the ARF process are available as separate technical appendices: 

�� Stage 1:  Baseline Report 
�� Stage 1:  Consultation Report  
�� Stage 2:  Options Generation and Appraisal 
�� Stage 2:  Consultation Report 

 

Sustainability Appraisal 

1.37 A separate Sustainability Report was not prepared for the CCNW ARF.  The principles of 
sustainability appraisal were followed in compiling a robust baseline, setting project objectives and 
setting sustainability objectives.   

1.38 The approach to the ARF broadly corresponded to the approach for sustainability appraisal set out 
in ODPM (November 2005) Sustainability Appraisal of Regional Spatial Strategies and Local 
Development Documents.  Stage 1 of the ARF is broadly consistent with stage A of sustainability 
appraisal ‘setting the context and objectives, establishing the baseline’ (with the exception of task A5 
consulting on the scope which was not undertaken as part of the ARF).  Stage 2 of the ARF has 
been conducted broadly in line with stage B of sustainability appraisal ‘developing and refining 
options and assessing effects’.   
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Structure of Report 

1.39 The remainder of this ARF is structured as follows: 

�� Section 2 - Summarises the contextual analysis undertaken in the baseline stage. 

�� Section 3 - States the vision and objectives. 

�� Section 4 - Presents the strategy for CCNW.  It sets out the framework of proposals for the 
ARF area and provides more detailed analysis for the masterplan area. 

�� Section 5 - Explains how the ARF contributes to delivering benefits to the community and 
proposes non-physical intervention to contribute to delivering the vision for the ARF area. 

�� Section 6 - Sets out the delivery strategy for the ARF.  It provides information on key tasks, 
roles and responsibilities of partners, phasing and provides a risk assessment.   
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2.0 City Centre North West in Context  

2.1 This section summarises the baseline analysis of City Centre North West.  The baseline analysis 
provides a robust evidence base from which the options for future change have been developed and 
appraised.  This has ensured that the strategy and proposals set out in Section 4 are grounded in a 
sound appreciation of existing circumstances.  

Location 

2.2 The City Centre North West ARF area is located between Hanley (City Centre) and Burslem and 
covers the Cobridge area of the city.   

Spatial Analysis 

2.3 The CCNW area has no single cohesive identity and is characterised by disparate land uses 
including fragmented residential neighbourhoods, active and redundant industrial areas, formal and 
informal green space and is severed by the intersection of two major strategic roads. The focus of 
the area is centred on the junction between these two roads, the A50 Waterloo Road and the A53 
Cobridge Road/Elder Road.   

2.4 The CCNW area breaks down into the eight distinct character areas as shown in Figure 2.1 below 
and described in the following text: 

�� The Masterplan Area - The masterplan area is bounded by Waterloo Road and Elder Road 
to the east, Sneyd Street to the north, Central Forest Park to the west and Forest Park 
Housing Estate to the south.  The area is dominated by the cleared site of the former 
Churchill’s Pottery, but also includes residential uses, businesses and community/retail 
uses.  The housing in the area is predominantly pre-1919 terraces with no front gardens.  
The key non-housing uses are Forest Park Primary School and Chinese Take away and 
newsagent along Waterloo Road and a variety of businesses off Elder Road (including 
Magnet Warehouse and Showroom; Pulizzi and Sons Ice Cream Cash and Carry; 
Supersuds; TC Skip Hire, Newsagent; Barbers; the Raven Inn Public House and Yorkshire 
Fish and Chips). 

The area is located immediately adjacent to the (Waterloo Road/Cobridge Road) junction 
which is a major gateway junction.  However, these roads carry a high volume of traffic and 
the routes sever pedestrian movement through the neighbourhood.  The area lies 
immediately adjacent to Central Forest Park.  This is a large, strategic open space but links 
poorly with the masterplan area.  The public realm is generally poor lacking any real quality 
or distinctiveness and suffers from a lack of investment. Vacant housing along Crystal 
Street, the cleared Churchill’s Pottery sites, other smaller ‘left over’ spaces, poorly 
maintained alleyways and bad neighbourhood employment uses all significantly detract from 
residential amenity and the quality of the environment.  
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Figure 2.1  Character Areas 

 
�� Remer Street - This triangular shaped area is severed from the surroundings by the busy 

A50 and A53 and includes some very poor quality negative features alongside some 
landmark features and potential assets to the area.  Christ Church and the surrounding 
buildings are some of the most valuable heritage assets in Cobridge.  However, the 
employment premises on the junction of the A50/53 are very poor quality and detract from 
this important gateway location.  There are significant proposals for new development that 
will transform this area, including redevelopment of the former Simpson’s Pottery for new 
housing and the construction of a new Cobridge Primary Care Centre on unsightly vacant 
land fronting Elder Road.   

�� Portland Street - A predominantly pre-1919, high density, traditional terraced area.  It 
follows a grid street pattern with Portland Street as the main north-south axis.  The 
neighbourhood links poorly to surrounding area with road closures and dead-end streets 
contributing to a sense of isolation.  The area exhibits signs of housing market failure with 
high levels of vacancy, poorly maintained stock and evidence of anti-social behaviour (fly 
tipping and vandalism).   
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�� Mulgrave Street - A predominantly residential area comprising a broad mix of house types 
from pre-1919 terraces, to post war semi detached properties and modern mews houses.  
The housing appears well maintained and the area does not seem to suffer the physical 
deterioration or social problems affecting Portland Street which lies to the south.  The 
Cobridge Road frontage includes car showroom and other non-residential uses.    

�� Greyhound Way - This area lies to the west of Waterloo Road at the junction with 
Greyhound Way and Cobridge Road.  It includes four discrete uses; the Mercedes car 
showroom is a local landmark at the Waterloo Road/ Cobridge Road junction; St Augustines 
Home is a high profile red brick building at the rear of Mercedes (however there is planning 
permission to demolish the building and construct a new care home);  Stadium Court BUPA 
sheltered housing scheme is an inward looking bungalow complex; on the opposite side of 
Greyhound Way there are two low grade commercial/trade warehouses. 

�� Grange Estate - This area lies to the north of the ARF area between Greyhound Way and 
Pitt Street.  It is a Council housing estate comprising a mix of semi-detached and terraced 
properties.  The estate suffers from a lack of incurtilage parking and narrow streets.  The 
estate backs on to Grange Park which is an attractive but apparently under utilised park.  
The frontage along Waterloo Road includes a part of the local centre including a mix of 
community and local retail uses.   

�� Elder Road - An area containing a mix of uses located to the north of the ARF area 
bounded by Hawthorn Street to the south, Waterloo Road to the west, Elder Road to the 
east and Nile Street/North Road to the north.  The area is home to Cobridge Park, an 
attractive green wedge of open space with a range of facilities including bowling greens and 
tennis courts. North of Elm Street the area is predominately industrial with a number of large 
industrial occupiers including Moorcroft, Ferro and Dudson Distribution.  The area south of 
Elm Street is predominately residential comprising two and three storey terraced houses on 
a traditional grid pattern together with pockets of smaller terraces of variable quality. 

�� Leek New Road - Located to the north east of the ARF area bounded by Sneyd Road to the 
south, Leek New road to the North and Cobridge Park to the west.  The area is 
predominately industrial in nature, although there are some residential uses to the north of 
Leek New Road.  On the whole, though, large scale industrial and retail (i.e. car showrooms, 
etc) uses lie either side of Leek New Road.  However, behind the main frontages land 
appears to be under-utilised.  The townscape is generally poor with little or no linkages 
between residential areas and commercial uses.  The domination of traffic and the lack of 
active frontages offers a poor pedestrian experience, especially at night.    

�� Festival Park - Lies to the west of the ARF area and is accessible off the A500.  The area 
was home to Stoke’s Garden Festival site in the 1980s and some of the gardens have been 
retained as a formal park.  The rest of the area is now predominately a retail and leisure 
park and employment area.  There is a small pocket of 1980s housing on the north east 
edge of the area.  The Festival Park itself is attractive and well landscaped, but 
unfortunately the park is not prominent and appears to be under-used.  Overall the retail and 
leisure park is dominated by large floorplate ‘out of town’ premises designed around the use 
of the car and linkages between Festival Park and the rest of the ARF area are poor. 
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Figure 2.1  Spatial Analysis 
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�� Sneyd West - Is dominated by two major areas of green space, Central Forest Park and 
Sneyd Hill Park (and the adjoining Burslem Cemetery).  The Sneyd Green neighbourhood 
lies between these green spaces and comprises a Council housing estate and more modern 
housing towards Hanley Road.  The neighbourhood is served by a local centre at the 
junction of Hanley Road which is complemented by other facilities along Sneyd Street.  
Around the junction between Leek New Road, Sandbach Road and North Lane is mixed in 
character and comprises low grade employment premises, under utilised land and some 
pre-1919 terraced housing.  The steep change of levels at Sneyd Street in this vicinity 
creates a significant barrier to linkages between the north and south of this area.  Burslem 
Campus of Stoke on Trent College lies beyond Sneyd Hill Park and forms the northern  
boundary of the ARF.   

Visual Assessment of the Built Form  

2.5 The overall visual quality of the built form throughout the CCNW area is poor.  There are some very 
poor quality, unattractive employment uses in the north of the area.  The quality of residential uses is 
variable with particularly poor areas in the north of the Masterplan Area (around Crystal Street) and 
in the south of the area (around Century Street).  There are however, areas where visual quality is 
positive, in particular around Christ Church in the Remer Street area.   

2.6 Poor visual quality affects perceptions of the area for potential residents and investors.  It is a signal 
of decline, but also a product of decline.  Regeneration should be focused where concentrations of 
poor visual quality coincide with indicators of regeneration need (such as high levels of deprivation 
and low house prices).  Action is also triggered by existence of poor quality built form at high profile 
or gateway locations and where poor quality environment detracts from adjacent positive features. 

Transport and Accessibility 

2.7 The City Centre North West area is dominated by the A50/A53 junction.  Both are busy routes and 
although they operate within theoretic capacity the junction suffers from congestion a peak times.   

2.8 There is no train station in the area (nearest are Longport and Stoke-on-Trent stations), however 
there are good bus services along the main arterial routes to neighbouring towns and facilities.   

2.9 There are dedicated cycle and pedestrian routes that run through Central Forest Park, but beyond 
this the quality of the environment for cyclists and pedestrians is generally poor.  There are a lack of 
crossings on the A53 and A50 and footpaths throughout the area are often narrow and uneven.  
Many streets are inadequately lit and suffer fly tipping and overgrown vegetation.  The level of 
connectivity is poor in many areas, particularly in the masterplan area where the former Churchill’s 
pottery severs the area and in the Portland Street area where there are numerous dead end streets.   

2.10 These factors mean that it is not easy or pleasant to walk around the area.  The severance caused 
by major roads and the lack of connectivity in the local road network generates a sense of isolation 
which compounds socio-economic problems.  The lack of safe routes for pupils to walk or cycle to 
Forest Park Primary School was a particular problem highlighted by local resident during 
consultation and as a result there is significant congestion around the school as parents drop 
children off in the morning and afternoon by car.  
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2.11 The Hanley ring road forms the south boundary of the ARF area.  Once completed the ring road  
may relieve congestion at the A50/53 junction.  There are also long term strategic proposals for 
major infrastructure works to improve links between the A50, Burslem and Cobridge.  Although there 
are no firm plans at this time, creating such a link would help integrate Festival Park with both 
Cobridge and Burslem making the retail, leisure and employment opportunities at Festival Park 
more accessible to local residents.  

2.12 The key implications and opportunities to address transport and movement are:  

�� Redevelopment of former pottery site and adjacent area to reconnect the disjointed street 
pattern, create safe routes to Forest Park School and improve linkages into Central Forest 
Park. 

�� Widening of A50 to enable implementation of bus priority measures on the A50. 

�� Open up dead-end local road network and improve crossing at key points on major roads to 
improve permeability throughout the wider area and tackle the sense of isolation.  

     
Bus along Waterloo Road On-street parking along Portland Street Poor quality pedestrian links 

 

Green Space 

2.13 The CCNW area benefits from a significant amount of green space.  Most notably: 

�� Central Forest Park:  A major green space stretching from the edge of the city centre to 
Sneyd Street and from Waterloo Road to Hanley Road.  The Park has benefited from recent 
improvements through the Greening for Growth Programme but these have been 
concentrated in the eastern side of the park where there is a lake, car park, skate park and 
play facilities.  The western side of the park - which borders the masterplan area - offers 
more informal open space and has a much lower profile.  There is no vehicular access to 
the park from the west.  The park does not link well to the adjoining streets, paths are 
overgrown and poorly lit and suffer from anti-social behaviour. 

�� Festival Park:   Was the city’s Garden Festival site and is a formal park located in the heart 
of the Festival Park employment and retail park.  The gardens are attractive and generally 
well kept but are under utilised mainly as the gardens orientate inwards and fail to integrate 
with adjacent uses. 

�� Grange Park:  An informal open space to the west of Burslem Grange estate.  The park is 
on a steep gradient and the topography is quite varied.  It benefits from some play facilities 
and footpaths but appears to be underused. 

�� Sneyd Hill Park:  A significant area of green space located to the north of the CCNW area 
which adjoins Burslem Cemetery. 
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�� Cobridge Park:  A traditional neighbourhood park with tennis courts and bowling green.  
The park is not overlooked by the surrounding housing and suffers from anti-social 
behaviour.   

2.14 There are few areas of green space and pocket parks amongst the housing areas in CCNW, due to 
the diversity of much of the built form.  Areas of open land tend to be clearance sites with little or no 
landscaping and street furniture, they have no defined role and therefore are a target for fly-tipping 
and anti-social behaviour.  They contribute little to the quality of life in the area. 

2.15 The key issue across CCNW is the quality and utilisation of space rather than the quantity of space.  
There is a major opportunity through the ARF to consider the role and function of both the major 
spaces (in particular Central Forest Park) and the incidental open spaces that are a result of 
clearance, in order to ensure they are an asset to the community, rather than a negative feature.  
There is also opportunity to improve the linkages between the areas of green space to reinforce the 
concept of green routes, drawing the green space into the built environment to improve integration 
and enhance accessibility for pedestrians and cyclists. 

     
Poor quality pedestrian linkages in Central 

Forest Park 
View from Central Forest Park across 

masterplan area towards Christ Church 
Poor natural surveillance of pock park near 

Portland Street 

Ground Conditions 

2.16 The region has had a heavy industrial past, predominantly centred on mining, heavy industry and 
ceramics.  Waste products from these industries have been deposited across the area.  Areas of 
domestic landfill also exist within and adjacent to the masterplan area.  The desktop review of 
ground conditions in the masterplan area identified the following principal geotechnical constraints: 

�� Areas of unconsolidated workings and untreated shafts from coal mining 

�� Grouted railway tunnel in the north of the site 

�� Areas of deep made ground of variable thickness, lithology and engineering properties 

�� Aggressive ground conditions 

�� Spontaneous combusting 

�� Shallow groundwater 

�� Slag 

2.17 The ground conditions mean that it may not be feasible to develop parts of the area.  In other areas 
development may be possible provided enabling works are undertaken (i.e. stabilisation, specific 
foundations).  Further ground condition analysis will be required to confirm the presence or 
development constraints and derive remediation costs. 
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Heritage Assessment 

2.18 The heritage assessment categorised the heritage significance of buildings and groups of buildings 
in the AMI area.  The majority of the area was categorised as being of neutral value.  These areas of 
19th and 20th century housing or industry are of a reasonable standard but with special features, for 
example Forest Park Estate, Mulgrave Street.  Large tracts of land were categorised as being of 
definitive negative value.  These related to cleared or derelict sites and poor quality premises that 
detracted from the areas character.  They are concentrated around the former Churchills Pottery in 
the heart of the masterplan area and adjacent employment premises, cleared sites at Elder Road, 
Simpson’s Pottery at Grange Street and employment premises on Sneyd Street and Greyhound 
Way at Portland Street. 

2.19 The following areas of definitive value were identified: 

�� Terraces on Portland Street, Lowther Street, Denburgh Street, Wayte Street/Waterloo Road 
junction. 

�� Periphery of Christ Church, a cluster of terraced housing adjacent to Emery Street.  This 
area is a hub of heritage significance and an important asset to the character of the area. 

�� Small group of terraces at junction of Sneyd Street/Elder Road and building at north of 
Cobridge Road. 

2.20 The heritage assessment noted that it is important to consider the value attributed to some of the 
terraces in context of overall existence of similar properties in the local area and weigh heritage 
significance against other factors such as the buildings condition, overall housing offer and socio-
economic dimension, in detailing the approach to regeneration and heritage conservation. 

Community Infrastructure  

2.21 The existence of good quality, accessible community services and facilities is an essential 
component to a sustainable community.  The baseline analysis found that although the CCNW area 
is very close to services in Festival Park, Hanley and Burslem, there was a perception amongst 
residents that services and facilities in these areas were not easily accessible and there was a need 
to enhance provision in the local area. 

Shopping and Community Services 

2.22 Due to its proximity to the major centres of Hanley, Festival Park, and (to a lesser extent) Burslem.  
Everyday shopping needs and community facilities are dispersed throughout the area.  The main 
concentrations are along Waterloo Road to the north of the A50/A53 junction and local facilities at 
the junction of Sneyd Street and Hanley Road. 

2.23 Although new development may increase demand for shops and services, it is unlikely to be of 
sufficient scale to support a new local centre in view of its proximity to Festival Park, Hanley and 
Burslem.  The key focus should therefore, be on improving accessibility to existing shops and 
services and overcoming perceived barriers to provision by improving integration of neighbouring 
estates. 
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Education 

2.24 Forest Park Primary school is located within the heart of the masterplan area and is generally 
regarded as a key asset to the community, the school was extended to cater for additional pupils 
following closure of North Road Primary School in 2006.  But shortage of LEA funds has lead to 
postponement of planned investment to extend ancillary and staff accommodation.  This space is 
much needed to enable the school to develop its extended learning programme and fulfil its potential 
as a community hub.   

2.25 The high school catchment areas cross at the A50/A53 junction and therefore the area is served by 
three schools; Brownhills High School; Birches Head High School and Haywood High School. 

2.26 Stoke-on-Trent College Burslem Campus is located off Moorland Road at the north of the ARF area.  
The college have plans for significant investment (at this campus and at Cordon Rd, Shelton) which 
will see Burslem developed as a centre for construction (new Seddons Construction Centre already 
complete) and sciences. 

Health Services 

2.27 There are three existing GP practices that serve the CCNW area.  The practices are in a sub-
standard accommodation, however, this will be resolved through North Staffs and Stoke-on-Trent 
PCT’s proposals for Cobridge Primary Care Centre (proposed as part of a recognised PCT provision 
across Stoke-on-Trent) will re-house existing surgeries and offer additional services.  The PCT 
intend to finalise proposals for the facility in early 2008.    

       
Raven Inn at Sneyd Street/Elder Road 

junction  
Forest Park Primary School at heart of 

masterplan area 
Local convenience stores at southern 

end of Waterloo Road 

 

People  

2.28 The CCNW area is home to approximately 3,300 households, approximately one third of these are 
within the core AMI area and approximately 180 lie within the masterplan area.  The population of 
the area is characterised by: 

�� A ‘u-shaped’ age profile which is skewed towards the younger and older age groups with an 
under-representation of middle aged working families which has significant implications on 
the economic performance of the area, its housing market and the delivery of public sector 
services.  It is essential that these groups are retained and attracted back to the area by 
providing an appropriate housing offer and quality environments and services - essentially 
schools. 
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�� A significant ethnic population with 15% of the population compared to the national average 
of 4.6% which can influence the demand for particular types of housing and community 
services required. 

�� A low skilled population, with almost half (47%) holding no qualifications at all compared to 
29% nationally.  The low level of educational attainment and high proportion of residents 
with no qualifications acts as a significant barrier to employment and must be tackled in 
order to rejuvenate the local economy. 

�� Poor health and disability, with 26% of the population suffering from limiting long-term 
illnesses compared to 18% nationally.  Tackling the causes and effects of poor health will 
require coordinated action on a number of fronts including providing suitable 
(adapted/supported) housing, support services and promoting healthy lifestyles (for example 
through providing safe pedestrian routes to enable people to walk). 

Economy  

2.29 The CCNW area has an underperforming economy highlighted by: 

�� Low levels of economic activity (52% compared to 64% nationally) and high levels of 
unemployment and inactivity due to ill health.   

�� Those who do work tend to be employed in low skilled and low paid jobs and 17% of the 
population are employed in elementary occupations compared to the national average of 
12%. 

�� Low average incomes with 36% of households surveyed in the masterplan area reporting 
incomes below £10,000 and only 9% above £25,000.  Average incomes in Stoke-on-Trent 
are around 21%, below the national average (£18,230 compared to £23,000)2.   

2.30 The city’s economy continues to be heavily reliant on manufacturing for employment (21% of the 
working population compared to 12% nationally).  This means the area is particularly vulnerable to 
changes within this sector and there is a need to diversify employment opportunities and the local 
skills base in the area in order to enable residents in CCNW to access new employment 
opportunities in growth sectors. 

2.31 Hanley, Burslem and Festival Park are the key economic hubs for the CCNW area.  In addition the 
north east of the ARF area is occupied predominantly by commercial/industrial uses and there are 
also several smaller industrial estates and free standing industrial/commercial units scattered 
throughout the area (many along the main roads).  The key economic/employment initiatives of note 
are: 

�� Proposals to develop the Etruria Corridor (between Festival Park and Hanley) as a key 
economic corridor. 

�� Proposals to redevelop around the Waterworld site in Festival Park to enable investment in 
the facility. 

                                                      
2 ASHE, 2005 Median Gross Annual Pay Full Time Workers 
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�� Redevelopment of the Lear Management site (Fuchs) off Waterloo Road between Portland 
Street estate and the Hanley ring road in the south of the ARF area for a casino, hotel and 
retail warehousing. 

2.32 It is crucial that training and recruitment initiatives are put in place to enable local residents to benefit 
from these employment opportunities. 

     
Employment uses in Festival Park Close proximity to employment 

opportunities in Hanley City Centre 

Low grade employment premises in 

Sneyd Green area 

Housing 

2.33 There are three purpose built social housing estates in the area; Forest Park a relatively attractive 
1960s/70s Radburn layout estate with a mix of terraced houses, bungalows and flats; Burslem 
Grange, an inter-war estate of larger but monolithic, semi-detached housing; and the Sneyd Green 
estate.  There are some small pockets of more modern housing scattered throughout the area 
including Festival Close to the west of the area and Dairyfields Way to the east of the area. 

2.34 The housing offer in CCNW and in particular in the masterplan area is limited in terms of: 

�� Over 50% of properties in the ARF are small pre-1919 terraces. 

�� The vast majority of properties are categorised as Council Tax Band A (80.1%). 

�� Low levels of owner occupation (59.1% compared to 68.7% nationally) and high levels of 
social and private renting (37.6% compared to 29.3% nationally). 

�� High levels of vacancy (10% of properties in the ARF are vacant, which is almost three 
times the national average of 3.8%) indicating low demand for housing in the area.  
Although there are relatively few vacant properties in the masterplan, this is due to high 
levels of private rented housing. 

�� Low house prices in the core of the ARF area which are on average between £15,000-
£20,000 lower than the city average despite increases over the past five years. 

2.35 There is very little new housing development in the area.  As a result the scope for households to 
move up the housing ladder without moving away from their neighbourhood is limited.  The lack of 
modern and larger housing is also likely to limit the prospect of attracting new economically active 
households into the area. 
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2.36 The household survey conducted in the area surrounding the former Churchills Pottery found that: 

�� A relatively stable owner occupied community, with owner occupiers tending to have lived in 
the area for more than 10 years.  

�� A level of transience amongst tenants (primarily private rented) who tend to have lived in the 
area for less than one year and many for less than six months.  This high level of transience 
caused by growth in private renting has harmed the sense of community in the 
neighbourhood. 

�� Residents in the masterplan area were generally content with their properties despite the 
problems identified in the structural survey, which may be due to lower levels of expectation 
and aspiration in relation to housing.  However, it may also reflect concern regarding the 
prospect of clearance/redevelopment, with residents recording higher levels of satisfaction 
out of fear that their property may be affected. 

�� Only a relatively small percentage of residents surveyed were dissatisfied with the area as a 
place to live, however, nearly one third felt that the neighbourhood was getting worse. 

�� One quarter of residents are considering moving in the next three years and there is a 
generally desire to remain in the immediate and surrounding area.  However, as the most 
common reason for moving is to find a larger property, their ability to do so is limited by the 
current housing stock.  This emphasises the need to diversify the housing offer.   

2.37 Respondents to the household survey were asked to rank the top three improvements that they 
would like to see in the area, which were: 

�� Less crime/better policing 
�� Cleaner streets 
�� More modern housing 

2.38 Crime and clean streets are common responses that may be expected in almost any 
neighbourhood.  The inclusion of more modern housing in these priorities emphasises the 
importance of this issue to residents in this area. 

2.39 The conjoint analysis showed that the type of neighbourhood was less important to residents than 
tenure, cost, type or size of property.  Apartments were perceived as popular, however this may 
relate to reflections on the existing provision rather than the potential for modern high quality 
apartments.  The size of property preferred correlated closely to household size and therefore 
reflects the size of households in the area (and thus current stock) with two bedroom properties 
emerging as the most popular.  Owner occupiers are likely to consider a property for rent whereas 
tenants are more likely to seek to continue to rent a property. 

2.40 The findings of the structural survey conducted in the masterplan area, indicated that overall the 
houses are in poor condition.  Generally all have a Category 1 Housing Health and Safety Rating 
System (HHSRS) hazard, many have a Category 2 hazard and all failed one or more elements of 
the Decent Homes Standard.  The properties also suffer to varying extent from structural problems 
that may limit the value of undertaking a general programme of refurbishment to improve the quality 
of the properties. 
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Vacant properties on Crystal Street Terraced properties on Emery Street Semi-detached properties on Portland Street 
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Overall SWOT 

2.41 The following table summarises the baseline analysis of the area in a SWOT analysis. 

Strengths 
 
�� Proximity to City Centre for services and employment 
�� Accessibility to strategic road network 
�� Adjacent to significant open spaces (Festival Park, 

Central Forest Park, Sneyd Hill)  
�� High profile location at gateway to City Centre 
�� Festival Park retail/leisure destination provides 

services, employment and raises profile of area 
�� Forest Park School is a well performing modern facility 
�� Forest Park is a popular attractive housing estate  
�� Some areas and buildings of heritage value  
�� Good views and vistas aid legibility 
�� Good range of social infrastructure scattered 

throughout area 
 

Opportunities 
 
�� Opportunity sites for development  
�� Improve the prominence of and access into Central 

Forest Park as a key asset of CCNW 
�� Improve links between key green spaces (Forest, 

Festival and Cobridge Parks) 
�� Proposals for LIFT centre will utilise vacant land and 

improve facilities for local GPs and patients 
�� Proposed casino/hotel/retail units at Lear Management 

site will generate employment and introduce activity  
�� Completion of the ring road and other strategic 

transport improvements could relieve traffic congestion 
in the area   

 

Weaknesses 
 
�� A50/A53 arterial routes with significant volumes of 

traffic sever the area 
�� Poor quality buildings present poor image at A50/A53 

junction 
�� Limited housing choice with predominance of terraced 

housing 
�� Bad neighbour and non-conforming uses in residential 

areas  
�� Poor ground conditions 
�� Structural problems identified in properties in the 

masterplan area 
�� Vacant properties in Crystal Street and Century Street 
�� High levels of private renting, particularly in 

masterplan area 
�� Low levels of qualifications amongst workforce 
�� Low levels of economic activity  
�� Particular over reliance on manufacturing sector for 

employment within ARF area in broader context of 
decline in employment and job losses in economy and  

�� Over representation of lower skilled occupations 
�� Low levels of owner occupation 
�� Low average house prices indicating poor quality stock 

and low demand 
�� No heart or identifiable image to the area  
 

Threats 
 
�� Proposed casino/hotel/retail units at Lear Management 

site may relate poorly to neighbouring residential uses 
and generate additional traffic/nuisance 

�� Poor ground conditions limits scope for 
new/redevelopment 

�� Loss of St Augustine’s landmark building and 
replacement with lower profile development  

�� Structural condition of properties may deteriorate 
�� Completion of ring road may cause further severance 

from City Centre 
�� Failure to create critical mass of development 

necessary to create a sustainable area 
�� Failure to improve housing and quality of life offer 

resulting in continued population loss leading to further 
decline 

�� Clearance of premises creating excess of open space 
with little function  

�� Further development may increase congestion 
especially at A50/A53 junction 
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Defining Areas of Change 

2.42 The various strands of analysis from the baseline stage were brought together to define Areas of 
Change, where intervention is required to either regenerate an area or prevent it from tipping further 
into decline.   

2.43 The unusual background to this ARF meant that the masterplan area incorporating the Churchill’s 
pottery site had already been identified as a priority area for intervention.  The baseline analysis 
supported the identification of the masterplan area as a priority in terms of the: 

�� Opportunity for regeneration presented by the site 
�� Urgency for action to bring this site back into use 
�� Negative impact of this major vacant site on image of area 
�� Quality of environment for adjacent residents 
�� Catalytic effect that the development of this site could have on the wider area 

 

2.44 Given that this is effectively a Phase 2 ARF no immediate physical intervention is proposed beyond 
the masterplan area.  However, the ARF does identify the following areas that will require future 
intervention:  

�� Portland Street suffers from poor quality environment and concentrations of socio-
economic disengagement.  The quality of the built form is poor, housing density is high, 
there is a high proportion of vacant and derelict property.  The street layout creates a sense 
of isolation and inhibits movement within the neighbourhood and to adjacent areas.  
However, this area has good opportunities as it is right on the edge of Hanley city centre, 
the road network will be improved by expansion of the ring road and a new 
employment/retail development is proposed at the neighbouring Lear Management site.  It is 
important that more detailed masterplanning is undertaken to address the challenges faced 
by residents in Portland Street while maximising the opportunities. 

�� Remer Street area is a priority for intervention due to its combination of negative and 
positive built form and the emerging plans for development at key sites.  The poor quality 
employment premises at A50/A53 junction present a very poor image of the area.  This is a 
high profile, gateway site and a landmark development here could help establish a sense of 
place and highlight arrival at Cobridge. The PCT plan to develop the unsightly vacant land at 
Elder Road to create a new Cobridge Primary Health Care Centre.  The proposals are at an 
early stage of evolution and there is scope to influence them to ensure the development 
makes the best use of the site and integrates with surrounding uses.  The future use of any 
of the vacant land which is surplus to the requirements of the PCT, will be an important 
consideration.  The relationship of the health centre (and any other complementary uses) 
with Christ Church and other buildings of heritage significance in the Remer Street area, will 
also be critical in successfully transforming this area.   
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�� Festival Park requires intervention to ensure that the future role of the area as a major 
employment, retail and leisure destination is maintained in light of emerging proposals for 
the redevelopment of the Waterworld complex.  It is essential that this issue is considered 
strategically in order to take account of the long term future of this area of Festival Park. It is 
imperative that development here takes account of strategic housing, employment and 
sustainability issues.  

�� Sneyd West may require intervention in view of the mix of low grade employment uses and 
the existence of under-utilised land adjacent to small pockets of pre-1919 terraced housing.  
The sustainability of these employment and residential uses may be questionable in the 
long term.  Monitoring market indicators is necessary to ensure any early signs of market 
failure are addressed.  
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3.0 Vision and Objectives  

3.1 The ARF strategy and intervention proposals have been guided by an overarching vision for the 
future of the CCNW area and a set of strategic objectives. 

3.2 The vision and objectives have been defined in light of the strengths, weaknesses, opportunities and 
threats emerging from the baseline analysis in consultation with the CCNW Steering Group.  They 
reflect the strategic vision and objectives set by RENEW and key partners and translate the core 
concepts of environmental, economic and social sustainability into the local context.   

Vision 

CCNW ARF area will become a popular and diverse area comprising high quality, connected 
and sustainable residential neighbourhoods supported by thriving employment uses, 
attractive open spaces and excellent community infrastructure.  It will act as a gateway to 
Hanley City Centre and embrace its heritage and setting preserving and enhancing 
architecture of merit and strength through quality design and development 
 

Strategic Objectives 

1) Create a wide choice of quality housing that caters for the needs and aspirations of 
existing residents and is attractive to new residents 

�� Diversify the housing in terms of type and tenure 

�� Improve the condition of existing housing 

�� Provide a housing offer that fits with policy and provision across the wider area (i.e. 
reverse population decline and support new housing targets) 

2) Create a high quality environment that makes the best use of land, capitalises on 
heritage assets, landmark buildings and prominent locations 

�� Make the best use of opportunity sites 

�� Improve the quality of the built form and layout 

�� Reduce impact of bad neighbour uses 

�� Safeguard and capitalise on features of heritage value 

3) Improve access and movement throughout the area and to key locations such as the 
city centre and Festival Park 

�� Minimise impact on the road network and congestion 

�� Create good quality pedestrian links throughout the area 
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4) Capitalise on green space assets by raising quality, accessibility and prominence 

�� Allow easy access to green spaces 

�� Raise profile and prominence of Central Forest Park and other green spaces 

�� Improve the quality of green spaces in the area 

5) Diversify the economic base and improve access to employment opportunities 

�� Raise the economic profile of residents 

�� Improve access to local employment opportunities 

6) Create a sustainable and distinctive neighbourhood 

�� Encourage a diverse socio-economic community through providing a wide choice of 
quality housing that caters for the needs of new and existing residents 

�� Provide excellent services and facilities which seek to encourage a strong sense of 
community and retain and attract residents to the area 

�� Improve and enhance access to a diverse range of employment opportunities 

�� Enhance the economic vitality of the area 

�� Maintain and enhance the quality of the public realm 

�� Reduce the proportion of vacant and under-utilised properties and sites. 

�� Improve the quality of residential accommodation 

�� Improve access and movement within and out of the area 

7) Create a scheme that is attractive to the market and financially viable 

�� Ensure regeneration opportunities are attractive to developers and potential 
occupiers 

�� Ensure that the regeneration opportunities are financially viable 
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4.0 Strategy and Proposals 

4.1 This section sets out the strategy and proposals for physical intervention in the CCNW ARF.  It 
presents the overarching strategy for the ARF area and proposals for each of the identified Areas of 
Change as well as picking up thematic interventions such as improving connectivity and open 
space.  As the vast majority of the ARF proposals relate to the former Churchill’s pottery site and its 
environs, there is a detailed section dealing with the development proposals for the masterplanning 
area. This section concludes by identifying the likely outputs and desired outcomes that will be 
delivered through the ARF.  Section 5, Delivering Local Benefits, sets out the non-physical 
proposals of the ARF. 

The ARF Strategy 

4.2 Overall the ARF strategy seeks to: 

�� Rationalise land uses by minimising the incidence and impact of bad neighbour and 
inappropriate uses. 

�� Fill in the gaps in the urban fabric left behind by the decline of traditional manufacturing 
industries in CCNW.  

�� Re-connect the area which is severed by major roads and vacant and under-utilised sites. 

�� Create sustainable neighbourhoods by providing a wider choice of housing set in high 
quality environments with access to services and facilities.    

4.3 Figure 4.1 shows the overall vision for the ARF area.  It is an ‘end-state’ plan which shows how the 
CCNW area will function once the ARF has been delivered.  It shows that the area will retain its 
range of different land uses but organised in an appropriate and sustainable manner.  

4.4 A new heart will be created for the area centred on the crossroads of the A50 and A53 at Cobridge 
lights with a new health and community services hub set in a revitalised heritage quarter focused 
upon Christ’s Church.  This will be surrounded by sustainable residential neighbourhoods, high 
quality and connected green spaces and thriving mixed use, employment, leisure and retail areas. 

The ARF Proposals 

4.5 The main physical proposals for the ARF are set out in the plan overleaf and described in detail 
below, covering both area-based and thematic interventions.   
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Figure 4.1  ARF Vision 
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The Masterplan Area 

4.6 The redevelopment of the former Churchill’s pottery site and its immediate surroundings lies at the 
heart of the strategy for the CCNW ARF.  The masterplan area can act as a quick win and a catalyst 
for regeneration in the area, providing a high quality new residential neighbourhood. 

4.7 The mix of housing will vary across the masterplan area from higher density apartments on frontage 
of Waterloo Road through to lower density family housing relating positively to Central Forest Park 
and Forest Park Primary School.   

4.8 High quality and accessible public realm will underpin the new neighbourhood and green links 
through the development connecting the major green spaces of Central Forest Park, Festival Park 
and Sneyd Hill park will be created.  

4.9 A new entrance to Central Forest Park will be created between Wayte Street and Boundary Street 
and boundary improvements made at the edge of park and the new housing.  The new gateway to 
Central Forest Park will raise the profile of the park and encourage more active use of the area. 
Waterloo Road will be widened for bus priority and Elder Road will widened to relieve congestion 
and enhance the pedestrian environment.  Elder Road will also be widened between the junctions 
with Waterloo Road and Sneyd Street in order to reduce the bottle-neck effect.  

4.10 A detailed description of the masterplan proposals is provided later in this section. 

Remer Street 

4.11 The A50/A53 junction is the key node within the ARF area and should be the focus of Cobridge as a 
‘place’ within the city.  High quality landmark buildings of appropriate scale and density should frame 
this space.  Public and high profile uses here will reflect the importance of this node in the local 
community. Buildings of townscape and heritage quality should be retained within an improved 
setting wherever possible.  This is especially true of Christ Church and other adjacent historic 
buildings in this area.  This should form the basis of a heritage quarter, in which the public realm is 
enhanced and new development responds positively to this setting 

4.12 The Remer Street area will be transformed to create a more appropriate setting for Christ Church. 
Movement and severance issues will be addressed in order to provide a better pedestrian 
experience and image at this high profile location.  

4.13 A new local health centre is already proposed for the vacant sites north of Waterloo Road/Elder 
Road.  This is a good site for health/social/community provision as it relates well to Waterloo Road 
and the Cobridge Lights junction (see objectives 1 and 2).  Ideally any new facility should be located 
within a landmark building on the corner of Waterloo Road/Elder Way.  The remainder of the site 
could act as a location for the focus of community service provision and other complimentary uses 
such as extra care for the whole ARF area. 
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4.14 The former Simpson’s Pottery will be developed for new housing. Clearance of the former Simpson 
Pottery site and redevelopment could create up to 54 new homes. The development should 
incorporate pedestrian links across Grange Road to improve permeability. The landowner is 
currently in discussions with Great Places regarding delivery arrangements.  

4.15 The existing unattractive frontage along the east side of Waterloo Road between Grange Street and 
Remer Street will be refurbished.  This row includes an attractive Antiques Centre which is of 
heritage significance alongside some poor quality premises.  Improving the appearance of this row 
of buildings will compliment new development proposed in this area and enhance the setting of 
Christ Church. 

4.16 This area presents a significant opportunity to act as a new focal point for Cobridge and it is 
essential that the separate existing proposals for the Simpson’s pottery site, PCT owned land and 
external refurbishments are integrated to ensure access and movements issues are resolved and to 
maximise the impact and value of redevelopment whilst protecting the setting of Christ Church. A 
masterplan will be commissioned which will produce a comprehensive development framework for 
the Remer Street area. 

Portland Street 

4.17 The terraced streets in the Portland Street area have been identified as having issues of poor quality 
housing stock, low demand and social problems.  Without future intervention this area will tip over 
and market failure is likely to accelerate. Improvements to the existing housing stock, the 
introduction of a wider choice of housing and enhancements to the streetscape and public realm are 
required in order to create a sustainable neighbourhood here.  There are also opportunities for the 
Portland Street area presented by the new development on the Lear Management site and the 
completion of the ring road.  A masterplan will be prepared for the Portland Street area to create a 
future strategy in conjunction with local residents and stakeholders.  

Leek New Road/Sandbach Road 

4.18 The northwest part of the Sneyd West Area (around the New Leek Road/Sandbach Road junction) 
compromises a mix of poor quality housing mixed in with employment uses of variable quality and 
some under-utilised land and premises (one particularly notable site being the former Marl Pit at Spa 
Street).  It is recommended that this area be monitored to understand the dynamics of the industrial 
and housing market and inform responses to any development opportunities that may arise.  
Existing employment uses in this area may be unsustainable in the longer term and sustainable new 
uses, including residential, may need to be considered.  Leek New Road/Sandbach Road has, 
therefore, been identified as a potential future masterplanning area.  

Festival Park 

4.19 Festival Park is the major employment, leisure and retail location in the CCNW area.  Waterworld 
has acted as a regional leisure attraction, but its popularity has declined in recent years and visitor 
numbers have dropped.  The current owner is keen to revitalise the leisure offer in this location and 
is exploring a number of options.  In addition, this part of Festival Park is home to a number of other 
leisure facilities including cinema, Moat House Hotel and ski slope. Emerging proposals for the 
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redevelopment of the Waterworld complex together with existing under-utilised land presents an 
opportunity to strategically consider the long term future of this area of Festival Park.  It is imperative 
that development here takes account of strategic housing, employment and sustainability issues.  
An initial feasibility study will be required to assess the potential scale and nature of a leisure-led 
mixed use scheme in this location followed by the development of a comprehensive masterplan. 
This area needs a comprehensive strategy to ensure that it realises its potential as a key leisure 
destination for Stoke.  The feasibility study project will assess the feasibility of current and future 
leisure uses, explore a series of options for the site(s) and create a comprehensive framework for 
the future development of the area.  

Improving Connectivity 

4.20 The proximity of the CCNW area to the City Centre at Hanley is one of its key assets, although 
linkages at present are weak.  Pedestrian/cycle and vehicle linkages to the city centre should be 
enhanced, in terms of directness, safety, environment and profile. 

4.21 Waterloo Road is the key corridor through the area, linking Cobridge to Burslem in the north and 
Hanley in the south.  The environmental quality of this corridor and movement for pedestrians, 
cyclist, buses and private cars will be enhanced. 

4.22 Hanley Road is a major road corridor forming the eastern boundary to the ARF.  The environment of 
this corridor should be improved.  Key nodes along this route form gateways into the CCNW area 
and the environment and built form at these points should reflect their importance and reflect the 
positive changes within the ARF area. 

Improving Open Space 

4.23 There are several large open spaces within the area but these vary in terms of quality of provision, 
use and accessibility.  The key spaces of Central Forest Park and Festival Park should be 
environmentally enhanced, with clearer functions defined.  Access to all green spaces from adjacent 
residential neighbourhoods should be improved.  This will include a number of new, high profile 
entrances especially to central Forest Park.  A series of ‘green links’ should link these spaces for 
pedestrian and cyclists, providing safe, attractive routes to promote informal recreation 

Existing Sustainable Neighbourhoods 

4.24 There are a number of existing housing areas within the ARF area that have been identified as 
currently being ‘sustainable neighbourhoods’.  These areas do not have the same extent of 
environmental or social issues affecting them as the areas of intervention and are consequently not 
proposed for major change, although their situation should be monitored.  Nevertheless the interface 
between these areas and surrounding neighbourhoods and corridors, and local access to open 
space can be enhanced where necessary. 
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Employment Areas 

4.25 There are a number of employment uses within the ARF area, notably at the northern edge.  Whilst 
these provide valuable jobs at present their longer term future may in some cases be less certain.  
At present the ARF does not propose intervention but this may need to be reviewed in the future.  
Any change in uses for these areas must be considered in the context of both the wider housing 
market and the city-wide employment land supply and demand.  A relocation strategy for affected 
sustainable business should form part of this. 

ARF Urban Design Principles 

4.26 The following Urban Design Principles have been established to guide future development form in 
the ARF: 

�� Identify and brand Cobridge by announcements of arrival, common improvements and 
strength of built form. 

�� Locate Cobridge on the skyline and to the wider area by creating height and greater mass 
on the primary junction at the heart of the area. 

�� Emphasise the restitching of the communities through the 'taking back' of the primary routes 
by creating better crossings/junctions with greater priority to pedestrians and cyclists etc. 

�� Create a secondary road network based on neighbourhood streets with wide boulevards 
which will enable greater permeability of the area and improve connections to the wider area 
including the city centre. 

�� Create a permeable network of community lanes which enable the public realm to be 
appreciated at a street by street community level as opposed to dominated by traffic. 

�� Integrate into the wider green transport network with better linkage through the area and to 
the surrounding parks (Festival and Hanley Forest Park). 

�� Create frontage onto the public realm from areas with degraded/underused or inactive 
frontage. 

�� Protect the setting of the Christ Church with sympathetic new development. 

�� Link the school to the wider area and park and in the process improve access to the school 
for children, parents and transport etc. 

�� Take account of the heritage value of the architecture and public realm, preserve/improve 
and interpret where appropriate and look at ways in which the local character/vernacular etc 
can be interpreted in future developments. 
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Design and Development Standards 

4.27 To ensure that the above principles are met various quality standards will be used to measure 
performance.   

�� Code for Sustainable Homes (formerly EcoHomes) 
�� Building for Life 
�� Lifetime Homes 
�� Secured by Design 
�� Green Guide to Construction 

National Planning Policy 

4.28 The proposals will take full regard of national planning policy, particularly in regard to the following 
guidance notes: 

�� PPS1: General Policies and Principles 
�� PPS3:  Housing 
�� PPG13: Transport 
�� PPS 25: Development and Flood Risk  

 

4.29 In addition, especially as the scheme is intended as an exemplary sustainable neighbourhood and a 
leading regeneration initiative, the development will take full account of the following guidance 
documents and is intended to demonstrate best practice: 

�� By Design (DETR) 
�� Urban Design Compendium (English Partnerships/Housing Corporation) 
�� Places, Streets and Movement (DETR) 
�� Manual for Streets (DCLG/Department for Transport) 
�� Safer Places - The Planning System & Crime Prevention (Home Office) 
�� Planning and Access for disabled people(DCLG) 
�� Urban Task Force Final Report 
�� Urban White Paper (DETR) 

 

4.30 National planning policy, best practice advice and guidance, all outline the importance of good urban 
design as a key element of successful regeneration and development. 

4.31 The conditions are now right for creating high quality sustainable places.  The urban design agenda 
has matured to create a climate where design quality is expected by both Local Planning Authorities 
and developers. The following information provides an urban design context which has been 
considered in the development of proposals for the ARF. 
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4.32 Nationally, PPS1 and best practice advice including ‘By Design’ (DETR), the ‘Urban Design 
Compendium’ (English Partnerships & Housing Corporation), the final report of the Urban Task 
Force and the Urban White Paper, all outline the importance of urban design.  This perspective is 
complemented by advice for the design of residential areas contained in the ‘Manual for Streets’; 
PPS3 and the guide ‘Better Places to Live by Design’.  CABE have been a prominent advocate of 
urban design excellence and the recent ‘Design Review: Good Urban Housing’ provides many 
useful examples of Best Practice.  The detail of this guidance is not discussed at length here, but the 
design team has an intimate understanding of this best practice context. 

4.33 PPS1 (2005) suggests that ‘good design ensures attractive, usable, durable and adaptable places 
and is a key element in achieving sustainable development’ (para 33).  It suggests that it is the role 
of planning to promote high quality, inclusive design in the layout of new developments and 
individual buildings.  It states that designs which fail to take the opportunities available for improving 
the character and quality of an area should not be accepted (para 13).  

4.34 Similarly, PPS3 (2006) promotes good design in housing and residential environments and suggests 
that new housing should make a contribution to promoting urban renaissance and improving the 
quality of life.  It states that planning authorities should reject poor design, and applicants need to 
demonstrate how they have taken into account the need for good layout and design. 

4.35 In general PPS3 covers three themes: 

�� Promotion of housing that is well designed and built to a high standard. 

�� A mix of housing tenure type, both varied market and affordable, that contributes towards 
creating mixed communities. 

�� Suitable development sites that offer access to transport, shops, services, and jobs; are 
environmentally sustainable; and respond to housing need. 

Key Best Practice Documents 

4.36 The Commission for the Built Environment (CABE) is the Government’s advisor on architecture, 
urban design and public spaces and is a non-statutory consultee as part of the planning process.  
CABE has a role in design review and may take an active interest in the urban design and 
masterplanning of sites within the ARF. 

4.37 The Building for Life standard is a quality standard for new housing developments that is 
sponsored by CABE and the Home Builders Federation and supported by the Government, English 
Partnerships, the Civic Trust and the Housing Corporation.  It sets out 20 key questions which 
consider scheme design quality in terms of Character, Road/Parking/Pedestrianisation, 
Design/Construction and Environment/Community.  Depending on the quality of the development, 
schemes and achieve a Silver or Gold standard. 
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4.38 The ‘Code for Sustainable Homes’ is the new environmental standard for new housing 
development and is supported by the Building Research Foundation and the Department for 
Communities and Local Government.  This standard replaced EcoHomes from April 2007.  It is 
envisaged that the regeneration of Cobridge can become an exemplar in environmentally friendly 
design and so with this in mind, new housing developments/schemes, as part of this long term 
regeneration package, will score highly in terms of the Code. 

4.39 ‘Secured by Design’ is another important quality standard which new development in the ARF area 
should achieve.  The approach is designed to reduce opportunities to commit crime set out in best 
practice, seeks to create places which are active, overlooked and inherently safer by being people 
places.  Building and property will be designed to be secure but not avoid target hardening where 
the fear of crime can be exacerbated. 

4.40 These standards take on-board issues such as community, energy efficiency, accessibility, 
disability, design quality, context, adaptability, safety, security, waste reduction and sustainable use 
of materials.  By using the principles and the standards that the robust masterplan has developed, 
detailed proposals will subsequently be guided by the masterplan, the objectives, the above 
standards and the following guidance.  This approach will lead to a physical development which is of 
a high quality, with a strong community, functions as a place to live follows best practice in terms of 
addressing sustainability and design. 

Masterplan Area Proposals 

4.41 Figure 4.2 overleaf illustrates the comprehensive redevelopment scheme proposed for the 
masterplan area.  The scheme comprises the development of 393 new homes, demolition of 171 
homes and redevelopment of 1.7 hectares of employment land. 

4.42 The masterplan consists of six phases which will allow redevelopment of the land owned by Bloor 
Homes (Phase 1: former Churchill’s Pottery site) to link seamlessly to the redevelopment of 
adjoining areas in order to ensure the final outcome is an integrated development rather than a 
scheme that orientates inward and fails to relate to the surrounding area.  The masterplanning 
process has therefore involved working with Bloor Homes to improve and refine their proposals as 
well as developing proposals for adjoining parcels of land. 

4.43 The masterplan will involve demolition of existing housing and employment premises and new 
development on green land in Council ownership in order to deliver a scheme which maximises 
regeneration benefit for the area by addressing: 

�� Existing problems of poor quality housing stock 

�� Lack of housing choice locally in particular the lack of family and modern housing 

�� Disjointed street pattern inhibiting movement 

�� Poor quality environment 

�� Lack of integration between Central Forest Park and adjoining residential areas 
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�� Bad neighbour employment uses that harm residential amenity and present a poor image of 
the area 

�� Congestion along Waterloo Road and Elder Road at A50/A53 junction 

4.44 The scheme will create new an attractive new neighbourhood putting the heart back into Cobridge.  
A mix of housing types and tenure will meet the needs and aspirations of existing residents and 
attract prospective purchasers from further afield.  New housing development will wrap around 
Forest Park Primary School and orientate towards Central Forest Park, to improve natural 
surveillance thus discouraging anti-social behaviour.  Higher density houses and apartments will be 
developed along the road frontages with the density decreasing towards the centre and east of the 
site along the boundary with the park and school.  

4.45 The entrance to Central Forest Park will be enhanced to raise the profile of the park from Waterloo 
Road (the west side of the park).  A new car park will be created for Forest Park Primary School to 
help tackle congestion at peak times.  Works will include installing railing to the boundary, 
ornamental gates and wing walls, landscaping and paving.  Pedestrian and cycle links through 
Central Forest Park will be created to improve linkages to the masterplan site and surrounding area. 

4.46 New housing along key frontages of Waterloo Road, Elder Road and Sneyd Street, will improve the 
appearance of the area from these high profile routes.  

4.47 Waterloo Road will be widened to allow for bus priority measures to be implemented and 
improvements to the A50/A53 junction and Elder Road will help tackle congestion.  The traditional 
grid layout of streets within the development will improve permeability and promotion of pedestrians 
over car will promote accessibility and safety. 
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Figure 4.2  Masterplan Proposals 
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4.48 Phase 1:  This is the former Churchill’s Pottery owned by Bloor Homes.  The site is cleared and 
redevelopment requires no acquisition.  The masterplan illustrates how this area should be 
developed to ensure it integrates with the surrounding area and future phases of development.  The 
visualisation in Figure 4.3 provides further illustration of how this area could look one redevelopment 
is complete. 

4.49 Phase 2:  This is an area of Council owned land that loops around the rear of Forest Park School, 
connecting the south of phase 1 with Wayte Street and Waterloo Road.  The area is currently open 
space and is used for informal recreation, but suffers from antisocial behaviour (in part due to layout 
and maintenance).  Improving natural surveillance of both the school and Central Forest Park, will 
allow access to the school be enhanced and enable a high profile gateway to the park to be created.  
This area has the potential for a very high quality residential environment.  This phase would involve 
the clearance of properties to the south of Wayte Street.  Properties on the north side would be 
retained in view of the heritage importance identified in the heritage appraisal and through liaison 
with English Heritage.  Figure 4.4 illustrated how the larger housing units and streetscape may 
integrate with Central Forest Park at the eastern edge of this phase. 

 
Figure 4.3  Visualisation of Phase 1 
 

Figure 4.4  Visualisation of Phase 2 

 
  

  
 

4.50 Phase 3:  This phase involves the development of new homes around the northern edge of the 
Forest Park Estate to improve the area overlooking Central Forest Park and improve the relationship 
and linkages between the two areas.  However, ground conditions may prohibit development in this 
area.  The vacant site along the north of Sneyd Street will be redeveloped for 28 new homes.  These 
homes could assist with re-housing residents from the masterplan area.  Great Places have drafted 
an indicative scheme for this area.  Phase 3 will also see works to the front elevations of the Raven 
Inn and 2-10 Sneyd Street to improve external appearance and promote occupiers to enhance and 
maintain appearance of their premises.  This will uplift the appearance of the area and is particularly 
important in relation to the Raven Inn which occupies a prominent corner position. 

4.51 Phase 4:  This area stretches from the north of phase 1 towards Elder Road and includes the 
vacant terrace on Crystal Street (acquired by RENEW), small clearance areas and commercial uses 
of variable quality along Elder Road. The extent to which the redevelopment should include the 
commercial uses is questionable in view of the cost/benefit of their inclusion.   
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4.52 Phase 5:  This area is centred around Hillary Street and includes the largest number of properties to 
be acquired and the highest percentage of owner occupiers - it is therefore expensive to deliver.  
The condition of some of the properties appears to be amongst the worst in the area.  The area also 
includes businesses along the Sneyd Street frontage.  The redevelopment would allow new access 
into the masterplan area from the north.  

4.53 Phase 6:  This area comprises Douglas Street and Crane St.  Its frontage to Waterloo Road and 
prominence at the A50/53 junction makes it a key development site with potential to improve the 
image of the area.  The layout and form of development here would have to take into account the 
busy road frontage.  The site comprises high density terraces which means redevelopment is costly 
in view of acquisition costs compared to the value that is likely to be generated by lower density 
redevelopment.   

4.54 The timing of the phases may not be as indicated above.  In particular there is an argument to 
include Phase 6 earlier in the programme to improve the frontage to Phase 1 (thus improving the 
appearance along this key radial route and potentially lifting sales values). 

Masterplan Design Guidance Summary 

4.55 This section sets out how the urban design principles from the ARF have been applied to the 
masterplan area.  A separate Design Guidance has been produced for the masterplan to assist in 
the preparation of future planning applications. It sets out the principles, breaks down the 
masterplan area into its constituent parts and magnifies the detail to bring the masterplan alive.  This 
section summarises main elements of the design guidance by focusing on: 

�� Townscape 
�� Built form  
�� Movement and access 
�� Open space and public realm 

 

4.56 The elements of which are described in more detail below. 

Townscape 

4.57 Structure and Enclosure:  As illustrated in Figure 4.3, a strong block structure has been developed 
to provide enclosure to the streets, lanes and spaces, frame views and provide a distinct and legible 
structure from the surrounding areas.  The density of development also visibly changes within the 
masterplan area from high density, strongly enclosed streets around the junction of Waterloo and 
Elder Roads to a more fragmented sub-urban form along the boundary of Central Forest Park.  This 
‘crumbling’ of the block structure improves legibility of the area, adds to the sense of place and 
diversifies the character. 

4.58 Activity:  As the detailed design develops consideration must be given to ensure streets are actively 
overlooked and indeed actively used.  Figure 4.3 illustrates areas of importance for active frontage, 
but all streets should be addressed positively by the buildings which enclose them with the use of 
double aspect properties and habitable rooms situated to the front of properties. 
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4.59 Views, Vistas and Landmarks:  Cobridge currently does not physically identify itself to the wider 
area.  The use of a strong built form, as highlighted above, to frame views, act as focus and add to 
the quality of the streetscene is of primary importance.  Also the strong structure of the public realm 
is paramount ensuring long views to the park are protected, creating of landmarks within the public 
realm in terms of art and sculpture, unique trees, site specific signage and lighting can all add to the 
experience of place.  Glimpse views and processional views are also just as effective in leading a 
visitor through a series of spaces by moving from one ‘incident’ in the street to another.  
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Figure 4.5 Townscape 
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Built Form 

4.60 Scale and Massing:  The natural topography of the site enables the scale and massing to be 
manipulated to accentuate the form and presence of buildings within the masterplan area.   Stoke as 
a city preserves many of its historic views with spires and public buildings visible from long distances 
which identify settlements and centres of the associated towns or settlements.  An ‘identifier’ has 
been proposed within the masterplan, created by exploiting the ridge line at the junction of Waterloo 
and Elder Road and developing a landmark building of 4 storeys in height at that point to locate it as 
the centre of Cobridge.  Massing is then used within the site in a similar way to that of the block 
structure with taller buildings primarily focused along Waterloo and Elder Roads and also around 
key squares and spaces within the masterplan area.  Building heights drop towards the park with 
2/2.5 storeys overlooking the park and school grounds. 

4.61 Roofscape and Skyline:  The development of an exciting skyline for Cobridge goes hand-in-hand 
with the scale and massing of the development and the opportunity to creatively use the topography.  
Stepping of buildings along the streets as the levels change, not only reduces the amount of earth-
moving and retaining structures required, but also adds to the variety within the roofscape with the 
stepping and detailing of gable ends.  Units of 2.5-storey’s offer additional interest with the 
incorporation of dormers into the roof.  Use of chimneys for passive or active ventilation/gas flues 
provide additional relief to the skyline.  Thought should also be given to the use of corbels and 
parapets as well as presenting gables perpendicular to the main roof lines adding variety and relief 
to the roofscape and indeed the elevations. 

4.62 Building Lines:  Within the streetscape building lines are consistent.  Localised stepping of the 
building lines can offer relief but should be limited within the street structure.  Opportunities to exploit 
the use of building lines to create space and enclosure should be used at key junctions and nodes to 
create incidental public realm as a focus for the community to actively use. 

Movement and Access Hierarchy 

4.63 Primary Roads:  As illustrated in Figure 4.4, the primary routes service the city as well as Cobridge 
and provide the key opportunities to positively present Cobridge to the outside world.  Proposals 
have been presented as part of a wider road corridor improvement strategy identifying Waterloo 
Road and Elder Road for infrastructure and environmental improvements.  Account has been taken 
of this study within the masterplan proposals. 

4.64 Secondary Roads:  Provides direct access into the masterplan area, detailed as a traditional street 
with avenue trees set within tree pits and footpaths to the rear.  Speed tables in the form of the 
internal squares provide traffic calming at junctions. 

4.65 Streets:  Provide local access within the masterplan area and although they are linked to the north-
east and eventually through to Sneyd Street, they are detailed to slow traffic speeds using a mix of 
build outs, horizontal displacement, raised speed tables in the form of the internal squares, 
unmarked junctions and on-street parking to discourage rat running. 
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Figure 4.6  Movement and Access 
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4.66 Lanes:  Developed in the form of shared surface lanes or homezones with pedestrian priority over 
vehicular traffic, using such devices as uniform surfacing materials, minimal definition of uses, 
horizontal displacement incorporating on-street and in-curtilage parking, planting and trees, street 
furniture and lighting within the carriageway. 

4.67 Safe Routes to Schools:  Have been identified within the masterplan area linking existing housing 
areas to the north of Elder Road to the Primary School.  The safe routes to schools are defined 
routes within the streets and lanes and should be branded as such physically, with dedicated 
surface treatments such as small unit paving, unique signage and safe crossing points within the 
street hierarchy.  The safe route to school should culminate in a new gateway associated with the 
proposed parent drop-off zone, as illustrated in the masterplan. 

4.68 Parking:  Residential and peak time school traffic have been accommodated within the masterplan.  
Residential parking follows best practice with a combination of on-street, in-curtiledge parking and 
some provision within parking courts, restricted to a maximum of 10 spaces per court.  School 
parking for staff is located within the grounds, whilst a drop-off and circulation point is located on 
Woodall Street associated with the safe route to school and proposed new pedestrian gateway to 
the school.  This drop-off point is located further to the south east of the current main drop-off 
location to reduce impact and congestion on the Waterloo/Woodall Street junction thus reducing 
tension between parents at peak collection times.  This relocation of the drop-off point, the 
incorporation of a dedicated lay-by, the ability to circulate around the school via Wayte street, 
signalisation of the key junctions and the ability to gain access to Sneyd Street via the 
neighbourhood Lanes and Streets within the masterplan combine to offer a comprehensive solution 
to the traffic problems associated with the school and possible future tensions with new residents on 
Woodall Street. 

Open Space and Public Realm Hierarchy 

4.69 Connecting Squares:  By placing the masterplan in the context of the wider ARF, it is important to 
ensure that expansion/phasing of the masterplan area is deliverable.  Physically, this is illustrated 
through the incorporation of works to Waterloo and Elder Roads; either as part of wider city centre 
road improvements or the delivery of the masterplan/wider Cobridge regeneration.  The connecting 
squares are part of this contextual setting of the masterplan and act as prominent markers for the 
physical regeneration of Cobridge, acting as gateways into the masterplan. 

4.70 The squares should be detailed to ensure they are identifiable as crossing points without becoming 
over-engineered and thus losing their aesthetic qualities.  The landscape design, in and around 
these squares, should emphasise enclosure without reducing visibility, using specimen trees with 2 
metre clear stems, bollards, setts, lighting signage and street furniture. 

4.71 Internal Squares:  Spaces created within the streetscape at key junctions and entrances offer an 
alternative to the surrounding parks for informal meeting and play by the community.  These spaces 
should be created through the use of built form to enclose, high quality paving materials to define 
the square and street furniture and accent planting to complement and soften the spaces. 
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Figure 4.7  Open Space and Public Realm 
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4.72 Open Spaces and Park Gateways:  Cobridge benefits from its direct relationship with Central 
Forest Park.  This relationship is strengthened by visual connectors from the primary road network, 
bringing the ‘greenness’ of the park into the masterplan, setting off the open space by creating a 
series of formal entrances into the park, providing new facilities and pathways on the Cobridge side 
of the park to encourage its use and finally increase visual surveillance of the park by ensuring new 
development exploits the views to the south-east. The park gateways should be hierarchical in 
nature with the Wayte Street entrance being the primary gateway with sculptural gates, piers and an 
associated parkway approach as described below culminating in a square as a gateway point into 
the park. Woodall, Blackwell and Sneyd Gates should be secondary entrances, more informal in 
nature with seating, open views into the park, naturalistic planting and metalled paths into the park.  
The secondary gates are very much about inviting the community into and actively using the park.  
The approach can also be seen in the garden city character to the developments park side fringe. 

4.73 The Parkway:  The parkway forms the greenlink along the former ‘loop line’ railway between 
Waterloo Road and Central Forest Park’s Cobridge main entrance.  It provides a green vista and 
pedestrian/cycleway dedicated route, connecting Cobridge and Central Forest Park into Stoke’s 
long-established green network.  The parkway has a softer feel to the streets following the same 
principles of bringing the park into the development and providing ‘frontage’ to the park on Waterloo 
Road. 

4.74 Neighbourhood Streets:  Although traditional in form with paths and carriageway, the incorporation 
of squares, tree and shrub planting within build-outs, unit sett paving within the carriageway and the 
use of similar materials on the footways, softens the segregation of the street and provides ‘public 
realm’ rather than a typical street. 

4.75 Neighbourhood Lanes:  The lanes adopt the principles of a Homezone with no delineation 
between carriage and footways, using the same materials palette for both, tree and shrub planting 
within the lanes, coupled with designated on-street parking zones develops a linear greenspace 
within the movement structure. 

Outcomes 

4.76 The masterplan will provide a major catalyst for the regeneration of CCNW.  It will: 

�� Transform an unsightly, vacant site and bring back 3.3 hectares of derelict previously 
developed land into productive use  

�� Make a significant contribution to diversifying and improving the local housing stock 

�� Enhance the quality of the environment, enable adjoining poor quality housing and 
employment to be addressed 

�� Improve integration between Forest Park School, Central Forest Park and existing 
residential areas in Cobridge 

�� Provide the opportunity to improve transport and movement - addressing local bottlenecks 
and dead-ends and enhancing pedestrian/cycle routes 
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5.0 Delivering Local Benefit  

Introduction 

5.1 This section highlights gaps in service provision identified in the baseline and draws on best practice 
to identify supporting interventions that may be appropriate to compliment the physical 
transformation of the area and ensure the creation of sustainable communities in CCNW.  It is 
structured under the following headings: 

�� Neighbourhood Management 
�� Service Provision 

- Health 
- Education 
- Employment and Training 
- Community Facilities 

�� Community Capacity 
�� Affordable and Low Cost Housing 
�� Specialist Accommodation (Extra Care) 
�� Aspirational Housing 

 

Neighbourhood Management 

Principles of Neighbourhood Management 

5.2 The Government is a strong advocate of neighbourhood management as a means of reversing 
decline and promoting sustainable communities.  Typically, neighbourhood management is a holistic 
approach that aims to tackle quality of life issues in communities through: 

�� Better management of the local environment 
�� Increasing community safety 
�� Improving housing stock 
�� Working with young people 
�� Encouraging employment opportunities 

5.3 Many Neighbourhood Management schemes work with Warden Schemes as a proven way of 
addressing many of these issues.  The key to neighbourhood management is that residents 
concerns should be more important in defining what is done than agencies’ assumptions.  Local 
authorities, the police, health services, the community and voluntary sector, housing associations 
and regeneration companies all have an important part to play.  Whoever takes the lead in delivery 
neighbourhood management will only be successful if all relevant stakeholders are effectively 
engaged. 

5.4 Fundamentally neighbourhood management is about delivering better local services.  This could be 
through changing the way the services are delivered, improving access to services or reallocating 
resources to meet particular concentrations of need.  All are known as ‘bending mainstream’, they 
are about changing the way mainstream service providers work and are central to achieving the 
National Strategy for Neighbourhood Renewal. 
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5.5 In the context of this strategy, neighbourhood management has a key role to play in the change 
management process that will inevitably result from the pursuit of the strategic vision and objectives.  
Neighbourhood management offers the prospect of engaging the community, so that residents move 
from a position of events happening around and to them, to a position where they are at the heart of 
the change process, as partners in it delivery, management and sustainability.  Community 
engagement and capacity is considered in more detail under the heading below. 

 Towards Neighbourhood Management in CCNW 

5.6 Stoke-on-Trent’s Neighbourhood Renewal Strategy sets the framework for the service delivery and 
neighbourhood management.  The Council already has arrangements for delivering services in a 
decentralised manner to respond to local circumstances.  Area Implementation Teams (AITs) are 
responsible for delivering Ward Plans that set out local level priorities.  The AITs are led by 
Neighbourhood Managers and include representatives from major agencies and Council 
departments (i.e. Housing, RSLs, Police, PCTs, Lifelong Learning) and the local community.  

5.7 A framework is being established to improve the arrangements for neighbourhood management and 
ensure the local approach to delivery is integrated across and embedded within the core agencies. 
This will involve the creation of six neighbourhood management areas across Stoke-on-Trent. 

5.8 It is important that the neighbourhood management programme for CCNW picks up the issues 
identified through the ARF.  To aid this the following table identifies the key elements of 
neighbourhood management and highlights the particular issues that face in CCNW under each. 

Table 5.1  Key Elements of Neighbourhood Management in CCNW 
Element Key Issue in CCNW 
Access to services Ensuring services are accessible to local residents is a key issue, particularly in terms of skills and 

training to overcome barriers to employment and increase the low economic activity rates in CCNW.   
Satellite or taster services could be encouraged at existing locations but expanding the provision of 
suitable space for such classes (potentially at Forest Park School and the proposed Cobridge 
Health Centre) is also important.    

Crime and Disorder Crime and fear of crime are threats to both residents in the ARF area, particularly in relation to the 
masterplan area and the Portland Street area.  Tackling crime and disorder is essential to creating a 
better sense of well being.  Ensuring secure by design principles are incorporated into new 
development is important.  Tackling environmental crime (such as vandalism and fly tipping) though 
alley gating and/or Neighbourhood Wardens will have a massive bearing on perceptions and quality 
of life would be particularly beneficial in the Portland Street area.   

Health and social 
care - elderly and 
vulnerable in 
particular 

Access to health and social services is a key issue, particularly for the elderly and vulnerable.  
Levels of ill health in CCNW and masterplan are particularly high.    

Environmental 
Management 

Engendering a sense of ownership by the community of parks and open spaces is key to their long 
term use and upkeep.  Enhancing the relationship and integration of Central Forest Park, Forest 
Park School and the surrounding housing will improve natural surveillance and encourage use of 
the park.  Involving people in their design and management of spaces will  also supports this aim.   

Community 
Engagement and 
Involvement 

The process of engagement has begun through the Area Implementation Team, Community 
Steering Group and consultation events held during the ARF process.   This needs to be sustained 
through to the implementation and delivery phase 

Young people There is widespread concern about the circumstances of young people in the study area and a 
desire to draw them into the regeneration of the area.  Their input is key as the future tenants and 
owner occupiers.  There is also a need to ensure opportunities exist to access education, training 
and employment opportunities in the evolving economy of Stoke-on-Trent. 

Housing 
Management 

Lettings policy, allocations and the management of tenancies can all contribute to thriving 
communities.  Management of social housing is particularly important in mixed tenure 
neighbourhoods to provide confidence to owner occupiers.   
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Experience from elsewhere 
Wirral MBC’s ‘Pop-In’ service shows that wardens can play a key role both in general surveillance 
and reporting and specific support of vulnerable groups, such as the elderly.  Pop-In combines a 
handyperson and warden service that helps give early warnings to statutory care services and 
voluntary support such as Help the Aged.  They can also advice on the need for Warm Front type 
requirements or report major repairs and maintenance requirements to the local RSL for example.  
Further their presence helps to generate a greater sense of safety and well being within the 
communities that they serve. 

 

Service Provision 

5.9 The key message that emerged from the baseline analysis in relation to the provision of services in 
CCNW area was the need to improve local access to services.  There is a perception that the 
majority of services continues to be provided at local authority level and that the local dimension is 
missing in both in terms of tailoring services to meet specific local needs and offering services from 
local bases.   

5.10 The absence of a definite heart to Cobridge and lack of a focal point for the community influences 
the perception and reality of access to community services and facilities.  There is currently a lack of 
suitable community/service delivery space in the AMI area.  This prevents agencies from 
establishing a local presence.  This is compounded by the reluctance of some residents to travel to 
adjacent areas to access services due to perceptions of or association with particular 
neighbourhoods.  

5.11 The following sets out the key service improvements that should be considered in terms of: 

�� Health 
�� Education 
�� Employment and training 
�� Community facilities 

 

Health 

5.12 Cobridge suffers from poor health - 28% of the population suffer from a limiting long term illness 
compared to only 18% on average for the country.  The existing health care facilities are considered 
to be inadequate.  The area is served by three GP practices all of which are housed in unsuitable, 
outdated accommodation.    

5.13 As part of the re-organisation of health care services across the area the PCT propose to build a 
(tier 3) health centre in the locality to serve the west of Stoke-on-Trent.  The PCT have consulted on 
options two possible locations for the facility and have resolved to locate the facility at vacant land at 
Elder Road in the centre of Cobridge (which is owned by the PCT).  
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5.14 The proposal provides the opportunity to boost the health of the area through offering easy access 
to a wider range and quality of services and boost the image of the area by developing a high quality 
landmark facility.  The ideal solution would be to redevelop the high profile site at the A50/A53 
centre at the junction.  However, this site is currently in multiple ownerships and it is acknowledged 
that the PCT have resolved to progress plans for the centre at the Elder Road site (which they own) 
over the coming years.   

5.15 RENEW should therefore work with the PCT to promote a high quality design at the Elder Road site.  
The layout of the centre should be carefully designed in terms of form, materials, car parking and 
access especially due to its proximity to historic Christ Church and environs.  There may be potential 
for complementary uses to be developed adjacent to the centre, depending upon the final size of 
facility defined by the PCT.    

Education 

5.16 Educational attainment in Stoke-on-Trent is below the England average.  In CCNW attainment is 
relatively good at primary level, but standards drop at secondary level.  The three primary schools 
that cover the ARF area all achieve above the Stoke-on-Trent and England averages at Key Stage 
2.  Two of the four secondary schools that cover the ARF area, perform consistently below the 
Stoke-on-Trent and England averages at Key Stage 3.  High pupil mobility and low aspirations are 
key factors that have a negative impact on attainment, especially at the secondary level.    

5.17 A key feature of the ARF proposals is to improve integration of Forest Park Primary School and the 
masterplan area and it is also likely that financial contributions from the scheme will be sought to 
improve facilities at the school. 

5.18 The school is recognised as a key asset to the neighbourhood and offers some out of hours services 
to the wider community.  Teaching space was extended in April 2006 to expand capacity (as North 
Road Primary School was closed) and Forest Park is the only school in the catchment to have 
surplus capacity, however in view of birth rates and development pressure the LEA expect the 
school to move towards full capacity in the short/medium term.   

5.19 Although teaching space was recently extended, due to a lack of LEA resources the LEA have been 
unable to expand other facilities and it is unlikely that funding will be available until at least 2010.  
The school and LEA have proposals to extend to the front of the school to provide a parents room, 
improved reception/staff accommodation and individual learning areas.  The school also requires 
improvements to safe routes to schools for students and alleviation of congestion around the 
Woodhall Street/Waterloo Road junction, especially at peak times.  In addition the school playing 
field has no changing facilities and needs improved drainage.  

5.20 The masterplan has been designed to address some of these issues and improve how the school 
relates to its surroundings, for example:  

�� New development will wrap around the school making it feel like an integral part of the area 
rather than a peripheral entity. 
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�� New development will offer natural surveillance of the school boundaries and Central Forest 
Park creating a safer environment and deterring anti-social behaviour. 

�� Alternative drop-off points are proposed to alleviate congestion at the Woodhall St/Waterloo 
Road boundary. 

�� Safe routes to school are proposed to encourage children to walk or cycle to school and 
improve their safety in doing so. 

5.21 Financial contributions for improvements to the school will be required as part of s.106 agreements 
for developments in the catchment area to reflect the additional burden of new pupils created by 
new development.  However, it is not the purpose of planning obligations to rectify existing shortfalls 
in provision.  RENEW should therefore encourage the LEA to prioritise investment to the school and 
assist the school in identifying alternative sources of funding in view of the central role Forest Park 
School plays in the functioning of the neighbourhood.  

5.22 The other two primary schools in the catchment area (St Peter’s Catholic Primary School and Sneyd 
Green Primary School) are at capacity.  Sneyd Green Primary School uses temporary classrooms 
and as the LEA have a policy to remove temporary accommodation as soon as practical there will 
be increased pressure for school places in the local area.   

5.23 Although these proposals will support primary education there is a need to encourage higher 
attainment at secondary level.  Providing improved youth services/activities and improving links with 
employers and Stoke-on-Trent College would make important contributions towards this.   

5.24 The CCNW ARF area includes the Burslem Campus of Stoke-on-Trent College.  As part of the 
College’s plans for major investment (funded via the LSC) a construction facility has recently opened 
at the Campus.  The next stage of investment involves reconfiguring the Campus site to develop it 
as the hub for science and construction (moving arts to the Cordon Road Campus).   Investment in 
the College will improve the quality and profile of further education in Stoke-on-Trent and provide a 
valuable local resource for residents in CCNW ARF area.   

5.25 The potential for the College to increase outreach services and develop partnerships with local 
businesses and local secondary schools should continue to be explored and supported by RENEW.  

Employment and Training 

5.26 The baseline analysis identified low rates of economic activity, low skills amongst the adult 
population, over representation of low value occupations and reliance on the manufacturing sector 
as key weaknesses in the economy of CCNW.  

5.27 The lack of suitable employment and training schemes available to residents in the CCNW area is a 
particular concern.  Due to the location of the area between Hanley, Burslem and Festival Park there 
is good opportunity to develop employment and training initiatives with local businesses.  The scope 
for RENEW and Stoke College to be active in this is highlighted above.  
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5.28 Providing local space for employment and training is crucial.  Courses and advice must be offered 
from locations that are easily accessible and considered as ‘neutral territory’ to encourage residents 
to overcome barriers to seeking support into training and ultimately into employment.   As noted 
above Forest Park School and the LEA would like to increase capacity for community activities such 
as this especially as the recent reorganisation of uses has resulted in space for community uses 
being lost.  Additional space may be provided as part of improvements to the school, this could be 
complemented by incorporating meeting space in the proposed Cobridge Health Centre. 

5.29 Opportunities for employment and training will arise from the construction of new housing 
developments and RENEW will need to work with selected developers to capture these training 
opportunities for local residents in CCNW. 

 

Experience from elsewhere  
The ‘Shop on the Horizon’ in Bloxwich, in the West Midlands is operated by ‘Steps to Work’ (an 
employment and skills charity which was formerly part of the Council).  The ‘shop’ is part funded in 
part by the NDC and ESF.  It provides a base for a host of agencies related to employment, skills, 
education and training and offers services such as benefits advice, employment agency, basic 
skills training, bespoke training and recruitment for local businesses.  The key factor in the 
success of the shop is that it is easily accessible to local residents due to its position on the high 
street and prominent ‘shop window’ façade.  

 

Community Facilities 

5.30 Several venues are utilised for community use in the area:  

�� Cobridge Community centre on Bursley Road is used by a range of community groups 
(including the AIT), although only around 1 mile from the masterplan area, it is poorly related 
to the core of Cobridge and residents from this part of the ARF area therefore do not tend to 
use it. 

�� Forest Park Primary School is used for meeting and classes. 

�� Great Places have acquired the former Methodist Church in Portland Street and have begun 
working with residents in this area.   

5.31 However, there is a lack of good quality, flexible community space in the AMI area.  Developing a 
free standing centre would incur significant capital and revenue costs.  However, there is good 
opportunity to address this deficiency through extending the capacity of Forest Park School and 
incorporating meeting space in the proposals for Cobridge Health Centre.  Wider use of the existing 
centres at Bursley Road and Portland Street should also be encouraged to maximise facilities and 
breakdown barriers between the communities that make up the ARF area.  
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Community Capacity and Engagement 

5.32 The success of the ARF depends to a great extent upon support and involvement of the community.  
Through the process of preparing the ARF, RENEW and partners have begun to develop the 
capacity of the community, however this has been focused on residents in the masterplan and AMI 
area: 

�� An AMI Community Steering Group has been established 

�� A household survey of residents in the masterplan area was undertaken to inform the 
baseline analysis 

�� Drop-in community consultation events were held during the baseline and options stages of 
preparing the ARF and masterplan  

�� A consultation event was held with local primary and secondary school pupils 

�� Residents in the AMI have also been kept informed of progress through newsletters  

5.33 Genuine community buy-in is essential - initially recruiting residents to become involved in the 
process, via the Community Steering Group has been a good start, putting people in a position 
where they can see that they are influencing decisions.  The end game is to develop a critical mass 
of engagement where the rewards for taking part are evident and deemed worth the effort to be 
involved in the first place.  This will involve considerable resource in the short to medium term, 
invested in presenting meaningful opportunities to engage and gradually overcoming cynicism and 
‘consultation fatigue’, until the tangible results of community involvement can be observed - for 
example through actions taking place as a result of this strategy.   

5.34 One immediate issue to consider is the nature of the community involved.  Consultations have made 
clear to the consultant team what is obvious to residents - that there are several quite distinct 
communities within the ARF area.  Ensuring there is sufficient common regeneration ground upon 
which these communities can work together is critical.  Care has been taken to ensure that residents 
in the AMI area understand why physical change currently proposed is centred on the masterplan 
area.  It is important that this message is continually reinforced and that the benefits of this 
investment to the wider community are clearly communicated.  RENEW and partners have an 
important role in continuing to nurture emerging community involvement and extend involvement as 
appropriate to include the wider ARF area. 

Affordable and Low Cost Housing 

5.35 Providing affordable housing is important to ensure that people who may not otherwise be able to 
access open market value housing are able to get on to the property ladder.  This is essential to 
create mixed income, sustainable communities and to cater for households affected by clearance.  

5.36 The following considers the principles for provision of affordable and low costs housing in the 
Pathfinder and CCNW ARF and then specifically considers the delivery of appropriate affordable 
housing in the masterplan area. 
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Principles of Affordable Housing Provision in CCNW 

5.37 Stoke-on-Trent Council seek to provide 25% affordable housing in new developments but state that 
the proportion and mix of affordable housing may be negotiated on a case by case basis depending 
upon the merits of each scheme.   

5.38 There are three key factors that influence the overall approach to the provision of affordable housing 
across the Pathfinder and in CCNW ARF: 

i. Overall stock profile - The Pathfinder area and CCNW ARF is characterised by low value 
housing and concentrations of poor quality (often terraced) stock.  Despite increases in 
prevailing house prices, the Pathfinder is still a relatively low value area.  In order to 
diversify housing supply and attract or retain families and higher income households more 
high value, larger properties are required.  It may therefore, be appropriate to consider 
reducing the requirement for affordable housing where there is potential to develop higher 
value properties and in so doing address the overall imbalance in supply.  

ii.  Needs and aspirations of households - The purpose of providing affordable housing 
must be considered when determining the number and mix of units being sought.  Different 
types of affordable housing are suited to different types of household depending upon their 
circumstances (e.g. social rented accommodation may be more suited to the needs of some 
older or low income households than shared equity/ownership products).  Furthermore, 
there are some indications that households (especially households being decanted) would 
prefer a refurbished property in an established area rather than a new-build property in a 
new development.  RENEW and partners should consider the scope to re-house residents 
in refurbished housing as this could reduce the financial burden of a large proportion of new 
affordable housing. 

iii. Financial viability - Providing affordable housing has a cost implication for the private 
(developers) and public sectors (RSLs, RENEW, Housing Corporation) both directly and 
indirectly as an opportunity cost.  The cost of affordable housing provision varies depending 
on the type of product (social rented, shared ownership and discounted market housing) 
and type of property (flat, terrace, detached).  The ability for the private sector to fund 
affordable housing provision is reduced as development sites become more complex (e.g. 
due to assembly, acquisition, remediation and demolition costs) and the drive to improve 
design quality and sustainability standards continues.   The funding available from the public 
sector (i.e. Housing Corporation via RSLs) to address this gap is also increasingly limited.  
This creates an imperative for RENEW to carefully consider it’s priorities for affordable 
housing provision and to develop innovative delivery mechanisms.   

Delivering Affordable Housing in the Masterplan Area  

5.39 In view of the above three factors, there is a clear case to limit the amount of affordable housing 
provided at the Churchill’s Pottery site and surrounding area: 

i. Overall stock profile - The masterplan area is well suited to deliver the type of aspirational 
housing which is lacking across CCNW and the Pathfinder area and widen the choice of 
housing locally.  This may outweigh the desirability of developing affordable housing which 
is less locationally sensitive.   
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ii. Needs and aspirations of households - Although the consultation with existing residents 
in the masterplan area found that ‘location’ was less important than ‘tenure’ or ‘size’ in 
informing residents’ future housing choices, many households (predominantly owner 
occupiers) had lived in the area for long periods of time and are likely to wish to stay in the 
local area.  A significant proportion of these households are elderly and/or in poor health 
and are likely to require specialist housing.  The housing needs and aspiration of these 
existing households must be taken into account as a priority in the redevelopment of the 
masterplan area.  This will reduce the ability to offer more general affordable housing 
provision within the scheme.   

iii. Financial viability - The implementation of the masterplan is likely to require significant 
financial support from the public sector (due to abnormal costs due to poor ground 
conditions, costs associated with resident and commercial acquisition and the desirability 
maximise design and sustainability standards and secure contributions to transport and 
community infrastructure).  The ‘regeneration benefits’ of the scheme will need to be 
weighted against the scale, type and location (i.e. off site or on-site) provision of affordable 
housing.    

5.40 The approach to delivering affordable housing depends upon whether Bloor Homes commit to future 
phases of the masterplan.   The key options are: 

�� If the former Churchill’s Pottery and surrounding uses are taken as a single comprehensive 
scheme the first phase could include an element of affordable housing to re-house residents 
decanted from the surrounding streets (freeing up sites for the future phases).  In this 
scenario the affordable housing provision would need to be tailored to meet the specific 
needs of these households and therefore detailed consultation would need to be undertaken 
to inform the type and size of units provided.  The units could be provided directly by Bloor 
Homes or developed by Great Places. 

�� If the Churchill’s Pottery is developed as a separate entity by Bloor Homes, RENEW and 
partners should consider seeking a financial contribution for off-site provision to cater for 
affordable housing in future phases of the masterplan area or towards the development of 
the site north of Sneyd Street.  

Specialist Accommodation (Extra Care) 

5.41 The requirement for specialist accommodation for older people is increasing nationwide as the 
population ages.  In CCNW the age profile is more skewed to older age groups than average, this, 
coupled with general poor health amongst the population will mean the demand for specialist 
accommodation will be more acute here than many other areas across the country.  

5.42 There is a range of specialist accommodation for older people, from sheltered housing through extra 
care to residential nursing homes.  In CCNW, there is a BUPA nursing home on Greyhound Way 
and planning permission was granted in September 2006 for the demolition of St Augustine’s Home 
to the west of A50/A53 junction to allow the development of a new residential care home.    
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5.43 The redevelopment of the Elder Road site also offers potential to expand the provision of specialist 
accommodation and in particular extra care.  It is anticipated that the health centre will not require all 
the land at this site and an extra care facility would be an appropriate complimentary use.  Any 
development on this site must be designed to relate well to Christ Church and address access and 
movement issues (and specifically the severance of this site across Waterloo Road and Elder 
Road).  

Aspirational Housing 

5.44 The key policy aspiration for Stoke-on-Trent is to drive economic growth and creating a sustainable 
housing market is crucial to achieve this.  Stoke-on-Trent needs to offer attractive residential 
environments and good quality housing for families and higher income households in order to attract 
such households to the area and retain existing residents as they are up-skilled.   

5.45 It is important that RENEW and the Council recognise where sites have potential for such 
‘aspirational’ housing in order to diversify the housing offer and support the agenda for economic 
growth.  The characteristics of such sites will typically include: 

�� Lower density (detached/semi detached) housing 
�� Attractive green environment 
�� Good quality schooling 
�� Proximity to leisure services and retail 
�� Good transport links (to strategic road network and railway station) 

 

5.46 The masterplan is the key site in CCNW with potential to fulfil these criteria in view of its proximity to 
Hanley, Festival Park, Central Forest Park and Forest Park Primary School and links to the strategic 
road network via the A50/53.  
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6.0 Delivery Strategy 

Partnership Working 

6.1 The ARF will need to be delivered by a partnership of the public and private sectors and the local 
community.  The actual delivery of new development in the ARF will fall to private sector developer 
partners, but they will need to be supported by public sector partners in four key areas: 

�� Engaging with the local community and stakeholders 

�� Land assembly and acquisitions, including making up-front acquisitions or using CPO 
powers 

�� Providing funding to bridge the gap if schemes are not financially viable 

�� Steering developers through the statutory planning process   

6.2 The partnerships for CCNW are already emerging and below we have set out the key partners and 
their likely roles in the delivery of the ARF. 

6.3 RENEW have a co-ordinating role across the ARF as well as leading on a number of aspects of 
delivery including leading on engagement with the community and other stakeholders and 
commissioning and managing future masterplanning and feasibility studies.  The role of RENEW 
with regard to the masterplan area depends upon the agreement reached with developer (be it Bloor 
Homes or another developer).  It may be that RENEW take responsibility for acquisition of 
residential and commercial property rather than this being undertaken directly by the developer.  If 
RENEW can front fund the acquisition of properties this will provide the developer(s) with a more 
readily developable scheme (which is likely to be especially important if a developer other than Bloor 
Homes is to take on the scheme).  Alternatively, RENEW could provide gap funding to the developer 
to help financially unviable schemes to stack up.  The advantage with a gap funding approach as 
opposed to taking responsibility for acquisitions is that the finance for gap funding is only provided if 
it is actually required and in many circumstances is more about the public sector underwriting 
schemes. 

6.4 Bloor Homes own the former Churchill’s Pottery site - the key site the ARF and masterplan area.  
As such they have a key role in delivery and a vested interest in the wider regeneration of the area.  
The extent to which Bloor Homes may become involved in the area outside their current ownership 
is not yet clear and depends upon the outcome of negotiations with RENEW and Stoke-City Council.  
This will have a major bearing on the planning requirements attached to any consent for 
development of their current site (particularly in terms of affordable housing requirement) and the 
strategy for delivering the remainder of the area (particularly in terms of acquisition and decanting 
existing residents).   

6.5 A developer from RENEW’s existing panel may take forward the remainder of the masterplan 
area if an agreement is not reached with Bloor Homes.  The other areas (phases 2-6) are less 
financially viable than the site in Bloor Homes’ current ownership.  To secure delivery of these 
phases it is essential that the planning requirements sought for the former Churchill’s Pottery site 
are appropriate.  This may include seeking a commuted sum for affordable housing provision in 
relation to phase 1 (Bloor Homes) to invest in the following phases. 
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6.6 Great Places are the lead RSL for CCNW and their role will involve dealing with RENEW and 
landowners/developers to develop and manage affordable housing across the ARF as well as 
undertaking direct development and community capacity building.  Great Places have a key role in 
drawing down funding from the Housing Corporation for affordable housing and are already working 
up a scheme for the vacant land on Sneyd Street and are in discussions with the owner of the 
Simpson’s pottery site regarding a potential role in the redevelopment of that site.   

Land Assembly and Acquisitions 

 Residential Acquisition 

6.7 There are two key alternative approaches to how the acquisition of residential properties is pursued: 

�� Option 1 is to acquire by phase 
�� Option 2 is to acquire by as many properties as possible upfront 

 

6.8 Either way the acquisition process would proceed initially by negotiation and then be supported 
through compulsory purchase as necessary. 

6.9 Option 1 (acquiring by phase) has the benefit of spreading the costs across the lifetime of the 
development thus reducing the initial layout required (either by the public or private sector).  This 
also limits the risk of partners over committing and later phases not proceeding.  It would be 
possible to progress the redevelopment in an incremental fashion to reflect availability of funding 
(i.e. from Housing Corporation) and market conditions.   

6.10 The disadvantages of this approach is that other areas may start to be affected by the prospect of 
redevelopment (blight) leading to increased vacancy and worsening socio-economic and physical 
conditions.  The values of new development on adjacent sites may be adversely affected by the 
presence of poor quality existing stock, especially is they suffer from further deterioration.  RENEW 
and partners would need to have a strategy to respond to such scenarios.  

6.11 Option 2 (acquiring upfront) has the advantage that potential purchasers of new homes have the  
confidence that the whole area will be transformed through redevelopment.  This is likely to have a 
positive impact upon sales values.  Upfront acquisition would also create larger development sites 
which would make the development easier and more efficient. 

6.12 The key disadvantage of this approach is primarily the high initial financial outlay required to acquire 
and hold properties. It also would require careful management to ensure suitable temporary 
treatment of properties sites acquired/cleared to avoid blight.   

6.13 Adopting Option 2 could inherently alter the approach to delivering the masterplan.  If RENEW were 
to acquire properties upfront it could clear the sites and package them together for a straightforward 
land sale on the open market.  With the Bloor's scheme having set the tone for the area and 
established a market for new homes, land values may be quite attractive. 
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Businesses Acquisition 

6.14 The masterplan area includes existing commercial sites and premises.  Further consideration is 
required regarding the cost/benefit of including these areas in the proposals for redevelopment.  

6.15 Some of the business uses are bad neighbour uses that harm existing residential amenity, present a 
poor image and would limit the attractiveness of new housing development (in particular the scrap 
yard).  There is a strong case to include such areas in the redevelopment proposals.  Other 
businesses (in particular Magnet) are not bad neighbour uses and their relationship with surrounding 
uses could be improved through enhanced curtilage/boundary treatments. 

6.16 The cost associated with business acquisition is a key consideration.  Some businesses may be 
open to voluntary acquisition if they are offered (what they perceive to be) an acceptable purchase 
price/compensation.  If agreement is not reached through negotiation, compulsory purchase would 
be necessary and this would introduce additional time and costs to partners.  The compensation 
payable to businesses will also depend upon whether acquisition may result in the extinguishment of 
the business and the ability of the business to find suitable alternative premises.  Some businesses 
in the area are not particularly location sensitive so relocation may be relatively straightforward.  
However other businesses have more specific requirements (such as significant road frontage) 
which may make alternative sites more difficult to find.  It is in the interest of RENEW that 
businesses in the area to not cease to trade and therefore RENEW will have a key role to play 
supporting any affected business to find suitable alternative premises through it’s existing business 
relocation support package.   

6.17 It is likely that due to the high cost and limited benefit of acquiring Magnet - this site will remain and 
the proposals will seek to improve its relationship with surrounding uses.   

Policy Interventions 

6.18 The ARF proposals need to be supported by the policies of both RENEW and Stoke City Council.  
The need for such action has been discussed in Sections 4 and 5 and the key policy interventions 
are summarised below: 

�� Consider flexible interpretation of density policies to allow construction of aspirational homes 
at suitable location to address deficit of such housing in the area. 

�� Consider amending affordable housing policy to concentrate provision to address shortages 
in particular types of supply. 

�� Establish proposals for widening of Waterloo Road, Elder Road and junction improvement at 
the A50/53 junction as priorities in the Local Transport Plan. 

�� Lobby LEA for funding to expand community, ancillary and non-teaching space at Forest 
Park School. 
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ARF Programme  

6.19 The ARF programme will be delivered through a rolling programme of activity in clearly defined 
stages.  The masterplan for the Churchills pottery site and surrounding area represents the first 
stage of implementing the ARF and will be delivered over six phases between 2008 and 2016.  The 
other masterplanning areas identified within the ARF will come on-stream at various points in the 15-
year programme. 

Years 1-3 

Year 1 

6.20 Year 1 of the ARF programme will see phases 1 and 2 of the masterplan implemented which will 
include negotiating a development agreement with Bloor Homes, securing planning permission and 
starting on site.  In addition, the voluntary acquisitions will commence and CPO programme will be 
prepared for the remainder of the masterplan area.  Some residents from the masterplan area will 
be decanted to the new scheme on Snyed Street whilst others will be re-housed either in new 
properties in the masterplan area itself or in social housing in the surrounding area.  

6.21 Outside of the masterplan area, a masterplan for the Remer Street area will be produced to inform 
emerging proposals for the Cobridge Primary Care Centre and the redevelopment of the Simpson’s 
Pottery.  Community engagement and capacity building work will be undertaken with residents and 
stakeholders in the Portland Street area. 

Year 1 Key Actions  

�� Detailed planning application submitted and approved for phase 1 and 2 masterplan area 

�� Bloor Homes, RENEW and Stoke City Council to agree terms of development agreement 

�� Commence development of masterplan phases 1 and 2 in tandem 

�� Preparation and submission of outline planning application for masterplan area 

�� RENEW to lead negotiation with commercial occupiers regarding potential acquisition 
and/or relocation 

�� Voluntary acquisition programme commences 

�� Preparation of compulsory purchase order for masterplan area 

�� Planning application submitted by Great Places on Sneyd Street 

�� Decanting of residents into social rented properties in surrounding area commences 

�� Masterplan for Remer Street Quarter produced 

�� Submission of planning application for former Simpson’s Pottery 

�� Monitoring of New Leek Road/Sandbach Road area 
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�� Undertake community capacity building with residents in the masterplan and Portland Street 
area 

Year 2 

6.22 Year 2 will see the development of phases 1 and 2 well underway, the continuation of the voluntary 
acquisition programme and commencement of phase 3.  Temporary treatments will be applied to 
acquired properties/cleared land in the masterplan area to prevent the area from blighting and 
maintain the environment for remaining residents.  The road widening scheme will commence on 
Waterloo Road as will the new entrance to Central Forest Park.  Outside the masterplan area 
development will commence on the new Cobridge Primary Care Centre and external works to 
properties along Waterloo Road between Remer Street and Grange Street.  These are important 
actions to ensure that local residents see tangible benefits from the new development in the 
masterplan area.  

Year 2 Key Actions 

�� Development of masterplan phase 1 and 2 underway 

�� Development of masterplan phase 3 commences 

�� Continuation of voluntary acquisition programme  

�� Temporary treatment of acquired properties/cleared land in the masterplan area 

�� Cobridge Health Centre scheme agreed and submitted for planning approval  

�� Development agreements between Great Places and landowner regarding the former 
Simpson’s Pottery 

�� Widening sections of Waterloo Road in tandem with progression of masterplan  

�� Development of Cobridge Primary Care Centre and complimentary uses commences 

�� External refurbishment of properties along east side of Waterloo Road between Remer 
Street and Grange Street 

�� Commencement of improvements to entrance to Central Forest Park (in tandem with 
progression of the masterplan) 

Year 3 

6.23 By the end of year 3 phases 1 and 2 of the masterplan area will be complete, as will the new 
entrance to Central Forest Park, phase 3 of the masterplan will be well underway.  The Cobridge 
Primary Care Centre will be complete and development will commence on the former Simpson’s 
pottery site.  
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Year 3 Key Actions 

�� Continued development of phase 3 of the masterplan area 

�� Widening sections of Waterloo Road in tandem with progression of masterplan 

�� Completion of Cobridge Primary Care Centre and complimentary uses  

�� Continuation of voluntary acquisition programme 

�� Temporary treatment of acquired properties/cleared land in the masterplan area 

�� Development of former Simpson’s Pottery site 

�� Completion of improvements to entrance to Central Forest Park (in tandem with progression 
of the masterplan) 

Years 4-6 

6.24 In years 4 to 6 phase 3 of the masterplan is completed and phases 4, 5 and 6 commence and are 
completed.  The end of year 6 sees the implementation of the masterplan completed.  The widening 
of Waterloo Road and Elder Road will commence in tandem with the corresponding phases of 
housebuilding in the masterplan.  Necessary business relocations from the masterplanning will 
occur during the early months of this period.  The feasibility study and masterplan for Festival Park 
will be undertaken.   

Years 7-11 

6.25 Year 7-11 will see the final stages of road widening at Waterloo Road will complete.  The focus of 
activity will shift to outside the masterplan.  The redevelopment of the Remer Street area will be 
completed.  Masterplanning for the Portland Street area and Festival Park will be undertaken and 
activity in these areas may commence. 
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Phasing of Projects 
Ref Project  2008/ 

2009 
2009/ 
2010 

2010/ 
2011 

2011/ 
2012 

2012/ 
2013 

2013/ 
2014 

2014/ 
2015 

2015/ 
2016 

2016/ 
2017 

2017/ 
2018 

2018/ 
2019 

H1 Masterplan - Phase 1            

H2 Masterplan - Phase 2            

H3 Masterplan - Phase 3            

H4 Masterplan - Phase 4            

H5 Masterplan - Phase 5            

H6 Masterplan - Phase 6            

SP1 Remer Street Area Masterplan            

H7 Remer Street - Corner Site            

N1 Health Centre and complementary uses at Elder Road            
H8 Remer Street - Simpson’s Pottery            

H9 Sneyd Street            

N3 Refurbishment - Raven Inn            

H10 Refurbishment - 2-10 Snyed Street            

H11 East side of Waterloo Road frontage between Grange St and Remer Street            

I1 Widening Waterloo Road            

I2 Widening Elder Road            

I3 Improve capacity of A50/A53 junction            

E1 Central Forest Park Cycle and  Pedestrian Links            

E2 Entrance to Central Forest Park            

N3 Business Relocation            

SP2 Portland Street - Masterplanning            

SP3 Masterplanning - Waterworld and adjacent land at Festival Park            
SP4 Monitoring - New Leek Road/Sandbach Road area            
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Project Code Location Description Site Area Project Lead Indicative 
Phasing

Area (ha)

Housing Non Housing Housing Non Housing

N
o.

A
rea(sq.m

)

N
o.

A
rea (sq.m

/no. prem
ises)

N
o.

D
ensity (units per ha)

Local A
uthority

R
S

L

P
rivate

1/2 bed apartm
ents

2 bed houses

2 bed bungalow

3 bed houses

4 bed houses

A
rea (sq.m

 or ha)

Length

HOUSING
H1 Masterplan Phase 1 Acquisition, demolition and new build 3.3 Bloor Homes Year 1-3 4 138 42 35 104 34 89 15
H2 Masterplan Phase 2 New build 0.8 Renew Year 1-2 0 34 43 9 26 11 11 12
H3 Masterplan Phase 3 Acquisition, demolition and new build 2.2 Renew Year 2-4 21 121 55 30 91 24 12 60 24
H4 Masterplan Phase 4 Acquisition, demolition and new build 1.6 Renew Year 4-6 91 67 42 17 50 13 7 33 13
H5 Masterplan Phase 5 Acquisition, demolition and new build 0.5 Renew Year 4-5 38 20 42 5 15 4 2 10 4
H6 Masterplan Phase 6 Acquisition, demolition and new build 0.3 Renew Year 4 17 14 42 3 10 3 1 7 3
H7 Remer St:  A50/53 junction Acquisition, demolition and new build ���� Renew Year 7 0.24 24 100 6 18 5 2 12 5
H8 Remer St: Simpsons Pottery New build ���� Private Developer Year 2 54 103 14 41 11 5 27 11
H9 Sneyd St New build 0.5 Great Places Year 2 28 54 7 21 6 3 14 6
H10 2-10 Sneyd St Refurbishment 0.12 Renew Year 2 5
H11 Waterloo Rd Refurbishment ��� Renew Year 2 10
�����������

N1 Remer St: Elder Rd Cobridge Primary Care Centre and complimentary uses 0.83 North Staffs & Stoke on Trent NHS 
Lift Programme

Year 1-3 0.83ha

N2 Raven Inn Refurbishment NA Renew Year 2 1
N3 Business Relocation NA Renew Year 2-6
INFRASTRUCTURE
I1 Waterloo Rd widening NA Renew/SCC Year 1-7
I2 Elder Rd widening NA Renew/SCC Year 2-6
I3 A50/53 junction improvements NA Renew/SCC Year 2-4

ENVIRONMENT
E1 Central Forest Park cycle and pedestrian links NA Renew Year 2-4
E2 Central Forest Park entrance NA Renew Year 1-2
STRATEGY PREPARATION
SP1 Remer Street Masterplan NA Renew Year 1
SP2 Portland Street Masterplan NA Renew Year 8
SP3 Festival Park Masteplan NA Renew Year 4
SP4 New Leek Rd/ Sandbach Rd monitoring NA Renew Year 1 onwards

Acquisition Refurbishment

Outputs

Units Tenure Mix

New Build

Non HousingHousing
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Risk Assessment 

Risk Management 

6.26 It is essential to identify and mitigate against any potential risks to the delivery of the ARF strategy as 
early in the strategy making/development process as possible through the adoption of a robust risk 
management system. 

6.27 The approach to risk management adopted for the ARF is based on the existing risk management 
system used by the North Staffordshire Regeneration Partnership (NSRP) - a robust system based on 
the principles set out in the Office of Government Commerce’s (OGC) publication “Management of Risk: 
Guidance for Practitioners”. 

6.28 The system is recognised as best practice and is based on an assessment of four levels of risk 
including:  

�� Strategic risk 
�� Programme risk 
�� Project risk 
�� Operational risk 

 

6.29 The responsibility for managing the risks and the method of capture and recording any potential risks 
differs for each level of risk as follows: 

Level of 
Risk 

Responsibility for Management of Risk Method of Risk Capture Method of Managing 
Risk 

Strategic  NSRP Board and 
Executive (Managed 
through the Strategic 
Commissioning Groups) 

Risk Assessment Sheet Strategic Risk Register  

Programme  Delivery Programme 
Board  

Risk Assessment Sheet Programme/Project 
Management System 
(Hydra) 

Project Project Board Risk Assessment Sheet Programme/Project 
Management System 
(Hydra) 

Operational  

Risk Management and 
Audit Committee 

Heads of Service Risk Assessment Book Operational Risk 
Register  

 

6.30 In terms of the ARF the level of risks associated with the strategy and proposals is likely to overlap 
across a number of the key risk areas and as such the management of risk will be controlled via the 
Risk Management and Audit Committee supported by the appropriate strategic, programme, project and 
operational Boards.  
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6.31 The process of risk management is consistent across all levels of risk and includes a four stage process 
as follows: 

�� Risk Identification 
�� Risk Evaluation 
�� Risk Response 
�� Risk Action 

 

6.32 The identification of risk is managed through the use of a risk assessment sheet/register to help identify 
and evaluate the likely risks to the project and delivery agents.  The risk assessment sheet/register 
identified below includes an initial assessment of the likely risks to the ARF strategy and delivery agents 
at a broad programme level.  

6.33 It should be noted that this is an initial broad assessment of the likely risk to the delivery of the strategy 
at a programme level and more detailed risk analysis will be required on a project-by-project basis once 
the strategy/funding has been endorsed and projects approved for more detailed development. 
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Risk Register 

Risk 
ID 

Risk Type Risk Owner Risk Description Risk 
Probability 

Risk 
Impact 

Risk Response Risk Status/ 
Priority 

R1 Project/ 
Programme 

RENEW Development/legal agreement not signed 
up between the preferred developer (s) 
and the Partners causing uncertainty and 
risk to delivery 

2 5 Establish development/legal agreement working group with regular 
weekly meetings and appoint legal team with experience/capability of 
resolving the issues as efficiently as possible. 

1 

R2 Project Developer/ 
RENEW 

Development partner does not perform to 
the satisfaction of the Partners 

2 4 Performance will be monitored and assessed according to an agreed 
set of Key Performance Indicators (KPI’s) as set out in the 
legal/development agreements. In the case where the developer 
partner does not perform, sufficient safeguards should be built into the 
legal/development agreement to allow us to take action and seek 
alternative developers.  However, in this scenario there would be a 
significant delay in delivery of schemes. 

2 

R3 Project/ 
Programme 

RENEW HMR funding is not sufficient to provide 
enough grant assistance to trigger 
schemes 

3 5 It is anticipated and generally accepted that to create the quality and 
mix of new housing required by the HMR strategy grant support to 
schemes will be required.  If, when schemes are designed and 
appraisals undertaken, there is insufficient HMR grant funding there is a 
strong possibility that the scheme will not progress in accordance with 
plans.  There are two basic mitigating actions that can be taken in this 
circumstance: revising the scheme specification to reduce the grant 
requirement; or vire funding from another part of the programme to 
provide sufficient grant funding. 

2 

R4 Project/ 
Programme 

RENEW/ 
Developer 

Community dissatisfaction 2 3 Community/stakeholder buy in is essential to deliver the strategy and 
proposals and will require a robust communications and engagement 
strategy in place during all stages of the strategy/development process. 

1 

R5 Project RENEW/ 
Developer 

Land assembly/decanting 2 4 Land assembly is a complex and lengthy process that if not managed 
properly can jeopardise the delivery of a project. To minimise any 
delay/objections to land assembly a clear land assembly and decanting 
strategy is required that recommends the most appropriate method of 
land assembly/acquisition to the specific circumstance. To avoid 
opposition to land assembly either via negotiation or CPO it is essential 
to maintain community buy in through widespread consultation and 
engagement at all stage of the strategy/development process. 

1 

R6 Project/ 
Programme 

Developer Lack of demand/market collapse 2 4 The limited supply and choice of quality new housing set against 
relatively stable economic conditions should make a local collapse in 

3 
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Risk 
ID 

Risk Type Risk Owner Risk Description Risk 
Probability 

Risk 
Impact 

Risk Response Risk Status/ 
Priority 

the housing market unlikely. However it is important that the design, 
phasing and price of new housing should be established against a 
robust analysis of need and demand before detailed proposals are 
developed. 

R7 Project/ 
Programme 

Developer/R
ENEW 

Increased costs 3 3 Increased costs due to unforeseen site conditions and inflationary 
pressures on capital costs and staff costs will place pressure on the 
ability to deliver the programme to the scale and quality required.  To 
minimise costs it is important to undertake appropriate detailed 
feasibility work at the outset of the project and to establish efficient 
project delivery and supplier procurement models. 

4 

R8 Strategic RENEW Blighting due to clearance programme 2 3 The impact of regeneration proposals can have negative impact as well 
as positive and it is important to ensure that any proposals/phasing for 
clearance are carefully managed to avoid long term blighting. 
Information on clearance areas should be carefully controlled and 
phased to minimise any long-term impact. 

3 

R7 Project/ 
Programme 

Developer/St
oke CC 

Planning Process 2 4 The local planning authority has been an integral partner in the 
development of the strategy and hence at a strategic level it is not 
envisaged that there will be any major planning issues. A planning 
strategy will be developed in collaboration with the local planning 
authority to steer the proposals through the planning system and to 
minimise delay and objection. 

3 

R8 Programme/ 
Project 

RENEW 
/Developer 

Failure of complimentary 
regeneration/funding initiatives 

3 3 The regeneration programme will work alongside initiatives in the 
identified through the masterplanning process. The non-performance of 
other initiatives e.g. infrastructure and transport improvements could 
have a detrimental affect on the success of the delivery of the 
programme. To mitigate risk of this all partners need to maintain other 
agencies awareness of the importance of their role in delivering the 
overall HMR Pathfinder programme. 

2 

R9 Strategic All The complexity of the programme and 
number of agencies involved leads to 
communication and co-ordination 
problems. 

3 3 To avoid problem/conflicts with cross agency policy/decision making it 
is important to establish clear roles and responsibilities of each of the 
partner agencies understood and agreed through a written inter-agency 
protocol. 

3 

Score:  Very Low = 1, Low = 2, Medium = 3, High = 4, Very High = 5 
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Next Steps 

6.34  This Area Regeneration Framework for City Centre North West has: 

�� Established a robust evidence base covering social, economic and physical indicators. 

�� Considered the options for future change in the AMI area which lies at the heart of the ARF 
area. 

�� Engaged stakeholders and the local community in considering the process of change 
required and established a good degree of support for the masterplan. 

�� Resulted in the preparation of a masterplan for the comprehensive regeneration of the 
former Churchill’s Pottery site and adjacent area. 

�� Identified other key projects in the wider ARF that are important to guide future regeneration 
of the CCNW area. 

�� Set the masterplan area within the context of a framework for the wider ARF area. 

6.35 The next immediate steps in starting to deliver the ARF are: 

�� To prepare and submit the detailed planning application submitted for phase 1 and 2 
masterplan area and prepare an outline planning application for masterplan area. 

�� For Bloor Homes, RENEW and Stoke City Council to agree the terms of the development 
agreement for Phases 1 and 2. 

�� For RENEW to open discussions/negotiations with commercial occupiers and residents 
regarding the voluntary acquisition of properties. 


