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NON TECHNICAL SUMMARY OF THE SUSTAINABILITY APPRAISAL (SA) OF THE 
CITY CENTRE & ETRURIA ROAD CORRIDOR AREA ACTION PLAN 
 
1. The purpose of Sustainability Appraisal (SA) is to promote sustainable development 

through the integration of social, economic and environmental considerations into the 
preparation of planning policy documents.  The preparation of the SA of the City 
Centre & Etruria Road Corridor Area Action Plan has involved two key stages, namely: 
• The production of a Scoping Report setting out what the scope of the Sustainability 

Appraisal would be; 
• The production of the Sustainability Appraisal Report, which is being issued with 

this non technical summary. 
 
2. The Core Strategy Scoping Report (May 2005 and April 2006) identified key 

sustainability issues in North Staffordshire, a number of which are relevant to the City 
Centre.  These include: 
• Low demand housing market with problems of vacancy, ageing housing stock, low 

values; poor conditions and high turnover; 
• Design quality which can charitably be described as functional or mediocre; 
• Limited infrastructural investment and a negative external image which has 

hampered change; 
• Poor air quality measured in central Stoke and high levels of traffic flow and 

congestion across the City; 
• Reliance on energy generated from fossil fuels with low levels coming from 

renewable energy; 
• Protecting/enhancing open spaces and areas of conservation interest in the face of 

strong development pressures; 
• A fractured urban form inhibiting free and easy access; congestion; 

 
3. These key sustainability issues and through a careful assessment of issues raised by 

the public; stakeholders and technical advice were used to formulate the options which 
are included in Table 5 of the main report.  These cover a wide range of issues relating 
to shopping; offices, housing, leisure, tourism and culture, public spaces and 
transportation. 
 

4. Each of the Options has been assessed against 15 sustainability objectives in Table 6. 
The assessment concluded that many of the options were sustainable, although in 
some cases further studies or other forms of mitigation were required and this is noted 
in the comments and overall assessment column.  Some options were considered to 
be likely to be less sustainable than others.  For example, of the shopping options, the 
option which would involve allowing unrestricted retail developments to spread 
throughout the City Centre, was considered to be less sustainable than the other two 
options considered, which involved a more targeted approach to support the retail 
shopping core. 
 

6. The next section of the Sustainability Appraisal involved an attempt to predict the 
effects of the City Centre & Etruria Road Corridor Area Action Plan preferred options 
document.  This assessment is contained in Table 7.  It concluded that generally the 
preferred options document was likely to have positive social, economic and 
environmental effects.  It would be important, however, that developments were 
implemented in a sustainable manner, taking account of the need to minimise the 
impact on natural resources and not worsen traffic congestion in the area, for example.  
Particular care would be needed to prevent increased traffic generation in the area.  
This is followed by an evaluation of the significance of the effects, which concludes 
that they would lead to the regeneration of the area, but there is a need for smarter 
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approaches to dealing with traffic generation, although this would be beyond the scope 
of the City Centre & Etruria Road Area Action Plan, and there is also an issue over 
whether the City Centre can accommodate all of the development being proposed.  
With regard to the duration of the effects, some impacts are quite specifically 
associated with the construction phase, involving the import of construction materials 
and the removal of demolition waste, leading to dust, noise and adding to congestion 
on local roads, but these impacts would greatly diminish in the long term. 
 

7. The final sections of the Sustainability Appraisal relate to mitigation and monitoring.  In 
terms of mitigation, the fundamental objective of the City Centre & Etruria Road 
Corridor Area Action Plan is to achieve a sustainable regeneration of the area.  
Examples include improving the design of buildings and the public realm; the creation 
of more public open space through the creation of public squares and better links 
between Central Forest Park and Hanley Park; encouraging city living; encouraging 
the creation of new cultural facilities such as hotels; and improving facilities for 
pedestrians and cyclists.  The main mitigation measures proposed therefore mostly 
involve carrying out further research and consultation to maximise positive and 
minimise negative impacts, such as the opportunities for renewable energy; an 
assessment of infrastructure requirements and proposed tariff arrangements to enable 
developer contributions to be agreed. 
 

8. Monitoring will be vitally important in order to ensure that the aims of the City Centre & 
Etruria Road Corridor Area Action Plan are achieved.  Due to changes in 
circumstances, even the best of plans are rarely implemented in their entirety.  By 
monitoring which uses are provided and which are not but for which there is still a 
need, if sites do become available unexpectedly they can be allocated for the most 
needed purpose.  In order to ensure that the social, economic and environmental 
objectives of the sustainability appraisal are achieved it will also be necessary to 
monitor a series of other indicators associated with these objectives, including: air 
quality; housing completions; office and retail floorspace completions; renewable 
energy provision; public space provision; traffic levels and parking provision. 
 
To comment on this report please contact: 
 
Planning Policy Team 
Directorate of Regeneration 
PO Box 630 
Civic Centre  
Glebe Street 
Stoke on Trent 
ST4 1RF 
Email:  stoke.ldf@stoke.gov.uk 
Tel:  01782  232302 
http://www.stoke.gov.uk/ldf 

 3 

mailto:stoke.ldf@stoke.gov.uk


 

INTRODUCTION 
 
Background to the City Centre & Etruria Road Corridor Area Action Plan 
 
9. Many town centres are the defining characteristic of Stoke-on-Trent.  The City Council 

wants all its centres to prosper in a balanced and harmonious manner and help spread 
a better quality of life to all the City’s many communities.  Stoke-on-Trent City Centre 
is an important regional centre.  Its improving vitality and viability is an important 
dynamo for regeneration in North Staffordshire.  If the City Centre fails, we all fail.  If it 
succeeds then the benefits will spread throughout the City.  We intend to make the 
City more attractive in relation to its competitors. 
 

10. The City Centre of Stoke-on-Trent today is a friendly, busy place but has fallen behind 
its peer cities in stepping up to the challenge of regeneration.  There are 1 million 
people living within 45 minutes drive time of the City Centre and with many major 
planning projects already in the pipeline the centre is a recognised regeneration 
opportunity.  The City Council and key stakeholders in the city are now grasping that 
challenge in terms of having a clear vision for the transformation of the city.  Stoke-on-
Trent City Centre has the potential to become a destination of choice for people to live, 
work, shop and unwind.  The centre needs to change if it is to compete with other 
major regional centres requiring for example better transport links, more shops and 
provision of opportunities for people to live and work in the heart of the city. 
 

11. A number of recent retail planning permissions have recently been approved in and 
around the City Centre such as a retail and leisure park at Waterloo Road / Century 
Street and new Tesco store at Clough Street.  The City Centre however has no 
significant planning proposals for new housing, employment and tourism uses.  Many 
people from Stoke-on-Trent are moving out of the city to live, though many continue to 
work here.  Indeed migration levels (along with age and health) are the primary driver 
of population change and Stoke-on-Trent consistently experiences a net out-migration 
of people.  There has been a consistent net out migration of about 1000 people over a 
substantial period of time.  The City Centre, at the heart of Stoke-on-Trent, has a role 
to play in reversing this trend. 
 

12. As part of the regeneration of the City Centre, the City Council are developing the Area 
Action Plan which will provide detailed planning policies to guide and help deliver the 
sustainable regeneration of our City Centre over the next fifteen to twenty years.  In 
order to achieve these objectives, it is important that the Plan is subject to 
Sustainability Appraisal in order to ensure that the renaissance of the City Centre, will 
be sustainable in social, economic and environmental terms. 
 

Sustainability Appraisal of the Preferred Options for the City Centre & Etruria Road 
Corridor Area Action Plan 

 
13. The purpose of Sustainability Appraisal (SA) is to promote sustainable development 

through the integration of social, economic and environmental considerations into the 
preparation of planning policy documents.  Section 39 (2) of the Planning and 
Compulsory Purchase Act 2004 makes this a requirement for Development Plan 
Documents.  Essentially, the preparation of this document has involved two key 
stages, namely: 
• the production of a Scoping Report setting out the scope of the Sustainability 

Appraisal; and 
• the production of this Sustainability Appraisal Report 
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14. The Core Strategy Scoping Report was issued for consultation (May 2005 and April 
2006) and can be viewed on the City Council’s web site at: www.stoke.gov.uk/ldf 
 

15. The Scoping Report identified key sustainability issues affecting North Staffordshire, 
some of which are applicable to the City Centre that will need to be addressed to 
achieve sustainable development in this area. 
 
These issues were: 
 
• Low demand housing market with problems of vacancy, ageing housing stock, low 

values; poor conditions and high turnover; 
• Design quality which can charitably be described as functional or mediocre; 
• Poor ground conditions; 
• Limited infrastructural investment and a negative external image which has 

hampered change; 
• Pockets of poverty, social exclusion and deprivation; 
• High levels of crime in some areas of Stoke on Trent; 
• Poor air quality measured in central Stoke and high levels of traffic flow and 

congestion across the City; 
• Need to reduce waste generation; 
• Reliance on energy generated from fossil fuels with low levels coming from 

renewable energy; 
• Protecting/enhancing open spaces and areas of conservation interest in the face of 

strong development pressures; 
• A fractured urban form inhibiting free and easy access; congestion; 
• Low skill levels, poor educational achievement and aspirations; 
• A contracting traditional employment base and narrow range of valued 

employment specialisms; 
• Below average productivity and wages; low rates of business start ups; high levels 

of worklessness; 
• Differences in the proportion of unemployed and long-term unemployed across the 

City 
 

16. These identified issues along with information on the issues and options consultation 
have helped to inform the options that have been developed for the preferred options 
for the City Centre & Etruria Road Corridor Area Action Plan, which are listed in Table 
5, although some of them are City wide issues that require wider action than it is 
possible to propose in the City Centre & Etruria Road Corridor Area Action Plan. 
 

17. Another key element of the Scoping Report is the development of a Sustainability 
Appraisal Framework by which the sustainability of the SPD can be assessed.  This 
involved the formulation of sustainability indicators, which show what the priorities of 
the Sustainability Appraisal is and gives a structure to the appraisal.  15 Sustainability 
Objectives were selected, which are listed below, and they have been used in Table 6 
to assess the sustainability of the preferred options for the City Centre & Etruria Road 
Corridor Area Action Plan. 
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Sustainability Objectives 
1. Ensure housing needs are met by ensuring everyone has the opportunity to live in an environmentally 

sound, good quality affordable home and reduce the disparities in the housing market 
2. To safeguard and improve community health, safety and well being 
3. Reduce poverty, crime and social deprivation and secure economic inclusion 
4. Provide easy and equitable access to essential services and facilities 
5. Raise educational achievement levels and provide and develop opportunities for everyone to acquire the 

skills needed to find and remain in work 
6. Make cultural and recreational opportunities accessible to everyone 
7. Reduce traffic congestion and promote sustainable modes of transport 
8. Reduce waste generation and disposal, and encourage re-use, recycling and recovery 
9. To use and manage land, soil, minerals and water resources prudently and efficiently 
10. Increase energy efficiency and the proportion of energy generated from renewable sources  
11. Conserve and enhance biodiversity and geodiversity 
12. Protect, enhance and manage sites, features, areas and landscapes of archaeological, historical and 

cultural heritage importance 
13. Protect, enhance and manage the character and appearance of the landscape and townscape, maintaining 

and strengthening local distinctiveness and a sense of place 
14. Reduce flood risk and promote sustainable urban drainage systems 
15. To encourage opportunities for investment in order to grow the local economy 

 
Meeting the requirements of the Strategic Environment Assessment (SEA) Directive 

 
18. The SA report must show that the SEA requirements have been met.  This is achieved 

through signposting the places in the SA report where the information required by the 
Directive is provided. 

 
Table 1:  Links between the SA/SEA and the preferred options of the City Centre & 
Etruria Road Corridor Area Action Plan 
SEA Directive Requirements Where covered in SA report 
Preparation of an environmental report in which the likely significant 
effects on the environment of implementing the plan or programme, and 
reasonable alternatives taking into account the objectives and 
geographical scope of the plan or programme, are identified, described 
and evaluated.  The information to be given is (Art. 5 and Annex I): 

 

a) An outline of the contents, main objectives of the plan or programme, 
and relationship with other relevant plans and programmes 

Sections of SA Report relating 
to tasks B1, B2, B3, B4 and 
B5 

b) The relevant aspects of the current state of the environment and the 
likely evolution thereof without implementation of the plan or 
programme; 

Section of SA Report 
relating to Task B4 
 

c) The environmental characteristics of areas likely to be significantly 
affected; 

Scoping Report page 8 
and Appendix  

d) Any existing environmental problems which are relevant to the plan 
or programme including, in particular, those relating to any areas of a 
particular environmental importance, such as areas designated pursuant 
to Directives 79/409/EEC and 92/43/EEC; 

Scoping Report page 
12 and Appendix D 
 

e) The environmental protection objectives, established at international, 
Community or national level, which are relevant to the plan or 
programme and the way those objectives and any environmental 
considerations have been taken into account during its preparation; 

Scoping Report page 
7 and Appendix A 
 

f) The likely significant effects on the environment, including on issues 
such as biodiversity, population, human health, fauna, flora, soil, water, 
air, climatic factors, material assets, cultural heritage including 
architectural and archaeological heritage, landscape and the 
interrelationship between the above factors. (Footnote: These effects 
should include secondary, cumulative, synergistic, short, medium and 
long-term permanent and temporary, positive and negative effects); 

SA Report Tables 6 
and 7 and sections 
relating to Tasks B3 
and B4 
 

g) the measures envisaged to prevent, reduce and as fully as possible 
offset any significant adverse effects on the environment of 
implementing the plan or programme 

Section of SA Report relating 
to task B5 
 

h)  an outline of the reasons for selecting the alternatives dealt with, 
and a description of how the assessment was undertaken, including any 
difficulties (such as technical deficiencies or lack of now how) 
encountered in compiling the required information 

Introduction and sections of 
SA Report relating to Tasks 
B2, B3, B4 and B5 
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i)  a description of the measures envisaged concerning monitoring in 
accordance with article 10 

Section of SA Report relating 
to Task B6 

j)  a non technical summary of the information provided Non-technical summary 
The report shall include the information that may reasonably be required 
taking into account current knowledge and methods of assessment, the 
contents and level of detail in the plan or programme, its stage in the 
decision-making process and the extent to which certain matters are 
more appropriately assessed at different levels in that process to avoid 
duplication of the assessment (Art. 5.2). 

Information contained in this 
SA Report 
 

Consultation: 
• authorities with environmental responsibility, when deciding on the 
scope and level of detail of the information to be included in the 
environmental report (Art. 5.4). 
 

Scoping Report 
March 2005 and April 2006 
which can be viewed on the 
City Council’s web site 
at www.stoke.gov.uk/ldf 

• authorities with environmental responsibility and the public shall be 
given an early and effective opportunity within appropriate time frames 
to express their opinion on the draft plan or programme and the 
accompanying environmental report before the adoption of the plan or 
programme (Art. 6.1, 6.2). 

Consultation on the City 
Centre & Etruria Road Corridor 
Area Action Plan Preferred 
Options Document and this SA 
Report 

• other EU Member States, where the implementation of the plan or 
programme is likely to have significant effects on the environment of 
that country (Art. 7) 

Not applicable 

Taking the environmental report and the results of the consultations into 
account in decision-making (Art. 8) 

To be addressed at a later 
date. 

When the plan or programme is adopted, the public and any countries 
consulted under Art.7 shall be informed and the following made 
available to those so informed: 
• the plan or programme as adopted; 
• a statement summarising how environmental considerations have 
been integrated into the plan or programme and how the environmental 
report pursuant to Article 5, the opinions expressed pursuant to Article 6 
and the results of consultations entered into pursuant to Article 7 have 
been taken into account in accordance with Article 8, and the reasons 
for choosing the plan or programme as adopted, in the light of the other 
reasonable alternatives dealt with; and 
• the measures decided concerning monitoring (Art. 9 and 10) 

To be addressed at a later 
date. 

Monitoring of the significant environmental effects of the plan’s or 
programme’s implementation (Art. 10) 

Proposed monitoring as set 
out under task B6 

 
How the Sustainability Appraisal was carried out 
 
19. The SA was carried out internally by officers within the Planning Policy team of the  

City Council.  In order to give a measure of independence to the assessment, its 
production was lead by an officer who was not involved in the production of the 
preferred options for the City Centre Action Plan. 
 

20. There are a number of areas where there is currently inadequate information, such as, 
for example, in relation to combined sewer capacity, and as a result a number of 
further studies are to be carried out prior to the completion of the City Centre & Etruria 
Road Corridor Area Action Plan submission document, which is the next stage in the 
production of the Action Plan. 

 
 



 

TESTING THE CITY CENTRE & ETRURIA ROAD CORRIDOR AREA ACTION PLAN 
POLICY AIMS AGAINST THE SA FRAMEWORK (TASK B1) 
 
21. The City Centre & Etruria Road Corridor Area Action Plan (AAP) will become the key 

document through which the vision and objectives for the City Centre can be secured 
and implemented.  The AAP will build on the saved policies of the City of Stoke on 
Trent Local Plan 2001 and develop a strategy to guide and control development and to 
resist schemes contrary to the overall vision for the City Centre.  The AAP will identify 
site-specific proposals and timing and delivery mechanisms to stimulate such 
regeneration. 
 

22. The aims of the City Centre & Etruria Road Corridor Area Action Plan are to 
encourage and enable the regeneration of the area; to create a new and vibrant area 
of the City Centre that integrates well with the existing centre; to provide for a range of 
land uses that meet the needs of residents, businesses and visitors in the locality and 
the wider city; whilst protecting and enhancing the natural and historic environment of 
the area.  The objectives of the AAP are identified in Table 2 below. 

 
Table 2:  The City Centre & Etruria Road Corridor Area Action Plan Aims (PA) 
Policy Aim 1 Raise the City Centre profile and provide a positive City Centre image which respects and 

enhances the city’s heritage, culture and unique qualities 
Policy Aim 2 Create an attractive, distinctive and welcoming environment with new public open spaces, 

distinctive gateway buildings and well designed, high quality buildings and spaces which 
set new high standards of design for the City as a whole 

Policy Aim 3 Encourage City Centre living by providing residential neighborhoods with balanced 
communities, supported by necessary services 

Policy Aim 4 Develop City Centre magnets of attraction to extend and enrich the range, quantity and 
quality of retail, leisure and tourism attractions at a sub-regional level 

Policy Aim 5 Improve access to and within the City Centre for all its users 
Policy Aim 6 Develop a strategy to promote a lively evening and night-time economy whilst ensuring a 

safe and secure environment through good design and development linkage 
Policy Aim 7 Provide an attractive commercial and employment offer to accommodate varying wealth 

creation needs 

 
23. The aims of the City Centre & Etruria Road Corridor Area Action Plan set out what it is 

aiming to achieve in spatial and land use planning terms.  It is important that these 
aims are in accordance with sustainability principles, so the aim of testing the AAP 
aims against the sustainability objectives set out in the SA framework (Task A4) is to 
check that this is the case.  Where this exercise leads to the identification of possible 
sources of conflict, consideration can then be given to ways in which these potential 
sources of conflict could be avoided or mitigated. 

 
24. The AAP objectives have been tested against the sustainability objectives by means of 

a Compatibility Matrix.  The matrix presents the results of considering each AAP aim 
against each of the 15 sustainability objectives sequentially.  The sustainability 
objectives are in summary: 

 
1 To meet local housing needs 
2 To improve the health of the population 
3 To reduce poverty, crime and social inclusion 
4 To provide accessible essential services 
5 To raise educational achievement and skill levels 
6 To provide cultural and recreational opportunities for everyone 
7 Reduce traffic congestion 
8 Reduce waste generation and disposal, and encourage re-use, recycling and recovery 
9 To manage land, soil, minerals and water resources prudently and efficiently 
10 Increase energy efficiency and the use of renewables 
11 To conserve and enhance biodiversity 
12 To protect the countryside and historic environment 
13 To protect the local environment and strengthen local identity and a sense of place 
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14 Reduce flood risk and promote sustainable urban drainage 
15 To sustain economic growth 

 
25. As can be seen from Table 3 below, there were 22 potential compatible interactions 

identified.  These relate to a wide range of environmental, social and economic 
objectives. 

 
Table 3:  City Centre & Etruria Road Corridor AAP and SA Compatibility Matrix 
 Sustainability Objectives 
AAP 
Aims 

1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 

PA1                
PA2              ?  
PA3   ?   ? ? ? ? ? ? ?  ?  
PA4 ?      ? ? ? ? ? ?    
PA5              ?  
PA6 ?  ?    ?         
PA7 ?     ? ? ? ? ? ? ?  ?  
 

 Possible compatibility 

? Possible conflict 

 Neutral/Unlikely 

 
26. There were also 30 potentially conflicting interactions identified.  Table 4 briefly 

explains the rationale behind their identification.  These possible conflicts have been 
taken into account in the development of the preferred options for the City Centre & 
Etruria Road Corridor Area Action Plan. 
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Table 4:  Possible conflicting interactions between the AAP aims and the SA framework 
Conflict Objectives in conflict Commentary 
AAP1 SA Objective 14 vs Policy Aims 2,3, 5 & 7 Increased levels of hard surfacing associated with new 

housing, business premises, cultural, and leisure facilities 
will require sustainable drainage measures to manage run-
off and reduce the risk of flooding.   Careful consideration 
will be required in relation to the excavations and drainage 
required to provide new roads and footways in order to 
manage run-off and reduce the risk of flooding. 
 

AAP2 SA Objective 1 vs Policy Aims 4,6 & 7 Careful consideration of the mix of uses provided for in the 
area will need to be given in the City Centre AAP.  It is 
possible that a focus on the development of business and 
offices uses, which may provide a good income stream, 
could undermine the desire to encourage city centre living 
if it is not planned for as part of the development.  It is 
also possible that a focus on the development of residential 
properties could undermine the provision of land for 
culture, leisure and recreation uses, if they are not planned 
for as part of the development. 
 

AAP3  SA Objective 3 vs Policy Aims 3 & 6 An increase in activity throughout the day and evening will 
increase levels of surveillance and reduce the opportunities 
for crime.  A possible adverse effect could be the potential 
for some residents to feel intimidated by groups of people 
on the streets in the evening, although generally the more 
diverse the uses and activities the less likely this is to 
occur. 
 

AAP4 SA Objective 6 vs Policy Aims 3 & 7 Careful consideration of the mix of uses provided for in the 
area will need to be given in the City Centre AAP.  It is 
possible that a focus on the development of residential 
properties, which may provide a good income stream, 
could undermine the provision of land for culture, leisure 
and recreation uses.  Equally, it is possible that a focus on 
cultural, leisure and recreational developments could 
undermine the provision of land for business and 
employment uses, which will also have a key role to play in 
the area, or vice versa. 
 

AAP5 
 

SA Objective 7 vs Policy Aims 3,4,6 & 7 Increased traffic levels associated with new housing, 
business premises, or cultural and leisure facilities could 
potentially worsen air quality.  It will be necessary to 
minimize use by the car and encourage walking, cycling 
and public transport to prevent this happening.  The City 
Centre is a good location for encouraging use of these 
alternative modes of transport due to its central location. 
Increased traffic levels arising from attracting more visitors 
to the area could also potentially worsen air quality. 
Encouraging the use of public transport by providing better 
facilities will help to prevent this happening. 
 

AAP6 SA Objective 11 vs Policy Aims 3,4 & 7 The design and location of housing, business premises, 
cultural, recreational and tourist facilities must be carefully 
considered so as not to compromise existing 
biodiversity but rather to create further opportunities for its 
enhancement. 
 

AAP7 SA Objective 10 vs Policy Aims 3,4 & 7 The building of more housing, business premises, cultural, 
and leisure facilities is likely to increase the emission of 
greenhouse gases through the use of fossil fuels. 
The use of energy efficiency and renewable energy in new 
development will be needed to minimise emissions of 
greenhouse gases.  Attracting more visitors to the area 
could lead to a growth in vehicular traffic levels, thereby 
leading to more emissions of greenhouse gases.  
Encouraging the use of public transport by providing better 
facilities will minimise such increases. 



 

Conflict Objectives in conflict Commentary 
AAP8 SA Objective 9 vs Policy Aims 3,4 & 7 Constructing new housing, business premises, cultural, 

and leisure facilities could involve the unsustainable use of 
natural resources unless these developments are 
sustainable in design, construction and operation. 
 

AAP9 SA Objective 8 vs Policy Aims 3,4 & 7 Construction of new housing, business premises, cultural, 
and leisure facilities will increase waste generation.  In 
order to minimise waste production it will be necessary to 
provide sufficient space for recycling receptacles. 
 

AAP10 SA Objective 12 vs Policy Aims 3,4& 7 Careful planning will be required to ensure development 
will not compromise the existing open spaces and historic 
features of the area, but rather work with them and 
enhance them. 
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DEVELOPING THE CITY CENTRE & ETRURIA ROAD CORRIDOR AREA ACTION PLAN 
OPTIONS (TASK B2) 

 
27. The City Centre & Etruria Road Corridor Area Action Plan contains a wide range of 

options, which have been derived from ideas raised in public consultation; suggestions 
from key stakeholders and City Council officers.  The options, which have been 
selected for assessment are set out in Table 5 below. 

 
Table 5:  Assessment of Options in the City Centre & Etruria Road Corridor AAP 
Topic Options 
Shopping Option 1a - Respect existing retail planning permissions with no specific retail 

provision but operating a permissive retail planning policy for unrestricted retail 
development within the completed Potteries Way; 
Option 1b - Extend the Primary Shopping Core in a southerly direction, creation of 
a new retail magnet of attraction at East and West Precinct (D1) and encourage 
retail redevelopment of the Town Road area (E1).  Collectively this could provide for 
about 35,000 sq m of additional retail floorspace; 
Option 1c - Extend the Primary Shopping Core in a northerly direction.  This could 
provide for an extension of the Potteries Shopping Centre (D2), and allow for mixed 
use development at Town Road (E1) and  East and West Precinct (E2) providing at 
least 25,000 sq m of additional retail floorspace; 
Option 1d - represents a market led approach where, to date, retail aspirations 
have been identified, and where representation sites would have to be notified if 
they were received at the next stage of plan making.  Six separate locations (F1 – 
F6 inclusive) are identified.  Indicative net retail floorspace figures are indicated.  
These are likely to be refined as development aspirations become clearer.  
Collectively these could provide for 57,000 sq m of additional retail floorspace, 
excluding consideration of the reuse of the existing Tesco store. 

Office Option 2a - A permissive approach allowing office development anywhere within 
Potteries Way; 
Option 2b - Creation of a high density Central Business District (G1) in addition to 
the approach set out in Option 2a.  This could provide some 50,000 sq m of office 
floorspace; 
Option 2c - Creation of a lower density business park to the south of Etruria Road 
(G2).  This could provide at least 10,000 sq m of business park provision in a 
business park environment and subject to sequential testing.  This could 
complement the office stock provided at Festival Park. 

Housing Option 3a - Permissive approach to residential development within the plan; 
Option 3b - Identification of housing only sites in specific locations. 

Leisure, Tourism 
and Culture 

Option 4a - Area specific approach to leisure development to be restricted to 
defined areas of cultural activity; 
Option 4b - Permissive approach to leisure development within the plan area 
relying on site specific consideration of impacts; 
Option 4c - Maintain the existing Conservation Area; 
Option 4d - Enlarge the Conservation Area to the west; 
Option 4e - Enlarge the Conservation Area to the east. 

Public spaces and 
Green Spaces 

Option 5a - New/improved public spaces; 
Option 5b - Improved pedestrian connections between Central Forest Park, Hanley 
Park and Festival Park. 

Transportation Preferred Approaches: 
Vehicular access - Improvements to vehicular access along major routes to the 
city centre; 
Car Parking - Traffic to be guided to the four strategic car parking locations.  
Maintain existing levels of car parking in the city centre with emphasis switching to 
short stay and supported by remote park and ride facilities; 
Public transport - Better links between the City Centre and Festival Park, 
development of a new bus station and better bus routing, taxi provision and bus 
stop arrangements 
Pedestrian access – Better facilities within primary shopping core, cultural quarter 
and other areas of cultural activity; 
Cycling – Dedicated cycle lanes and crossing facilities, better links to the wider 
cycling network and provision of additional secure cycle parking facilities; 
Disabled access – maintain appropriate levels of facilities for those with restricted 
mobility in terms of parking provision and building/streetscape design; 
Servicing – ensure commercial activities are adequately serviced 
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28. The appraisal of these options is contained in Table 6.   Each of the Options has been 

assessed against the 15 sustainability objectives.  The table concludes that many 
of the options are sustainable, although in some cases further studies or other forms of 
mitigation are required, and this is noted in the commentary column.  The proposed 
mitigation measures are taken forward in the section relating to Task B5 and Table 8.
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Table 6:  Assessment of options 
+2 Positive effect 

no change 
needed 

+1 Positive effect 
could be 
improved 

0 Neutral 
effect 

? Uncertain effect -1 Negative effect 
could be mitigated 

-2 Negative effect 
needs to change 

Option 1 - Shopping 
 
 

SA Objectives Option 
1a 

Option 
1b 

Option 
1c 

Option 
1d 

Commentary 

1 Ensure housing needs are met by ensuring everyone 
has the opportunity to live in an environmentally 
sound, good quality affordable home and reduce the 
disparities in the housing market 

0 0 0 0 No significant impact 

2 To safeguard and improve community health, safety 
and well being 

0 0 0 0 No significant impact 

3 Reduce poverty, crime and social deprivation and 
secure economic inclusion 

0 0 0 0 No significant impact 

4 Provide easy and equitable access to essential 
services and facilities 

0 0 0 0 No significant impact 

5 Raise educational achievement levels and provide and 
develop opportunities for everyone to acquire the 
skills needed to find and remain in work 

0 0 0 0 No significant impact 

6 Make cultural and recreational opportunities 
accessible to everyone 

0 0 0 0 No significant impact 

7 Reduce traffic congestion and promote sustainable 
modes of transport 

0 +2 +1 -1 Option 1d could lead to shopping area becoming too disparate for 
easy access.  Option 1b has the greatest potential to improve 
accessibility by facilitating a new bus station and improving parking 
provision on the doorstep of a new retail magnet. 

8 Reduce waste generation and disposal, and encourage 
re-use, recycling and recovery 

0 0 0 0 No significant impact 

9 To use and manage land, soil, minerals and water 
resources prudently and efficiently 

0 0 0 0 No significant impact 

10 Increase energy efficiency and the proportion of 
energy generated from renewable sources  

0 0 0 0 No significant impact 

11 Conserve and enhance biodiversity and geodiversity 0 0 0 0 No significant impact 
12 Protect, enhance and manage sites, features, areas 

and landscapes of archaeological, historical and 
cultural heritage importance 

0 0 0 0 No significant impact 

13 Protect, enhance and manage the character and 
appearance of the landscape and townscape, 
maintaining and strengthening local distinctiveness 
and a sense of place 

0 0 0 0 No significant impact 

14 Reduce flood risk and promote sustainable urban 
drainage systems 

0 0 0 0 No significant impact 

15 To encourage opportunities for investment in order to 
grow the local economy 

0 0 +1 +2 More shops and services in the City Centre mean more jobs in the 
most accessible location. 

Summary:  The CCAAP has examined the need to expand the central shopping core.  Option 1b is more sustainable as accessibility will be improved by facilitating a new 
bus station and improved parking on the doorstep of a new retail magnet.  Unrestricted growth could lead to a shopping centre that is too disparate for easy access and 
would encourage people to drive to different parts of it. 
Option 1a – Respect existing retail permissions plus permissive retail policy within Potteries Way 
Option 1b – Extend Primary Shopping Core South 
Option 1c – Extend Primary Shopping Core North 
Option 1d – Market led approach to retail development 
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+2 Positive effect 

no change 
needed 

+1 Positive effect 
could be 
improved 

0 Neutral 
effect 

? Uncertain effect -1 Negative effect 
could be mitigated 

-2 Negative effect 
needs to change 

Option 2 - Offices 
 
 

SA Objectives Option 
2a 

Option  
2b 

Option 
2c 

Commentary 

1 Ensure housing needs are met by ensuring everyone 
has the opportunity to live in an environmentally 
sound, good quality affordable home and reduce the 
disparities in the housing market 

0 0 0 No significant impact 

2 To safeguard and improve community health, safety 
and well being 

0 0 0 No significant impact 

3 Reduce poverty, crime and social deprivation and 
secure economic inclusion 

+1 +1 +1 Mixed use developments help to encourage natural surveillance which can 
help reduce the opportunity for crime 

4 Provide easy and equitable access to essential 
services and facilities 

0 0 0 No significant impact 

5 Raise educational achievement levels and provide and 
develop opportunities for everyone to acquire the 
skills needed to find and remain in work 

0 0 0 No significant impact 

6 Make cultural and recreational opportunities 
accessible to everyone 

0 0 0 No significant impact 

7 Reduce traffic congestion and promote sustainable 
modes of transport 

+1 +2 -1 Having employment uses within the City Centre will encourage greater use 
of public transport for work journeys.  Option 2b scores slightly higher due 
to its proximity to the new bus station and the University Boulevard Bus 
Priority Corridor from Stoke station.  Out of centre offices are likely to 
encourage use of the private car. 

8 Reduce waste generation and disposal, and encourage 
re-use, recycling and recovery 

0 0 0 No significant impact 

9 To use and manage land, soil, minerals and water 
resources prudently and efficiently 

0 0 0 No significant impact 

10 Increase energy efficiency and the proportion of 
energy generated from renewable sources  

0 0 0 No significant impact 

11 Conserve and enhance biodiversity and geodiversity 0 0 0 No significant impact 
12 Protect, enhance and manage sites, features, areas 

and landscapes of archaeological, historical and 
cultural heritage importance 

0 0 0 No significant impact 

13 Protect, enhance and manage the character and 
appearance of the landscape and townscape, 
maintaining and strengthening local distinctiveness 
and a sense of place 

0 0 0 No significant impact 

14 Reduce flood risk and promote sustainable urban 
drainage systems 

0 0 0 No significant impact 

15 To encourage opportunities for investment in order to 
grow the local economy 

+1 +1 +1 All options help to ensure that employment use remains in the City Centre 

Summary:   
Sustainability appraisal of choices in this option highlights the value of keeping large scale office developments within the City Centre as the most accessible location for 
clients and employees.  Choice 2b ensuring a defined zone for office development gained the most positive scores and with no negatives.  Choice 2c although positive 
overall it’s out of centre location might encourage car use. 
Option 2a – Permissive approach allowing office development anywhere in the City Centre 
Option 2b – High Density Central Business District plus anywhere else 
Option 2c – Etruria Road Business Park 
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+2 Positive effect 

no change 
needed 

+1 Positive effect 
could be 
improved 

0 Neutral 
effect 

? Uncertain effect -1 Negative effect 
could be mitigated 

-2 Negative effect 
needs to change 

Option 3 - Housing 
 
 

SA Objectives Option 
3a 

Option 
3b 

Commentary 

1 Ensure housing needs are met by ensuring everyone 
has the opportunity to live in an environmentally 
sound, good quality affordable home 

+1 +1 Quality is likely to improve in line with new building regulation standards.  There is no 
anticipated requirement for affordable housing for the City Centre housing market.  
Development will contribute to meeting housing targets 

2 To safeguard and improve community health, safety 
and well being 

+1 +1 In the long term both options will create a more settled, stable community which is 
conducive to good health and a safer environment 

3 Reduce poverty, crime and social deprivation and 
secure economic inclusion 

+1 +1 There are benefits to having more people living in the City Centre as it helps to 
provide natural surveillance. 

4 Provide easy and equitable access to essential 
services and facilities 

? ? Might create a demand for more facilities as yet unknown 

5 Raise educational achievement levels and provide and 
develop opportunities for everyone to acquire the 
skills needed to find and remain in work 

0 0 No significant impact 

6 Make cultural and recreational opportunities 
accessible to everyone 

0 0 No significant impact 
No difference in facilities with each of these options 

7 Reduce traffic congestion and promote sustainable 
modes of transport 

0 +1 City Centre living reduces the need to travel.  Locating residential areas as part of 
mixed use developments close to transport nodes would improve accessibility 

8 Reduce waste generation and disposal, and encourage 
re-use, recycling and recovery 

0 0 No significant impact 

9 To use and manage land, soil, minerals and water 
resources prudently and efficiently 

0 0 No significant impact 

10 Increase energy efficiency and the proportion of 
energy generated from renewable sources  

0 0 No significant impact 

11 Conserve and enhance biodiversity and geodiversity 0 0 No significant impact 
12 Protect, enhance and manage sites, features, areas 

and landscapes of archaeological, historical and 
cultural heritage importance 

0 0 No significant impact 

13 Protect, enhance and manage the character and 
appearance of the landscape and townscape, 
maintaining and strengthening local distinctiveness 
and a sense of place 

0 0 No significant impact 

14 Reduce flood risk and promote sustainable urban 
drainage systems 

0 0 No significant impact 

15 To encourage opportunities for investment in order to 
grow the local economy 

? ? Depends where the housing areas are located. A mixed use development approach 
would allow employment areas to be retained and ensure that residential areas do not 
push out employment uses. 

Summary:  The SA shows that if residential development is to be promoted in the City Centre a mixed use approach is more sustainable especially if housing sites are 
located close to transport nodes.  Further detailed work is needed to establish the appropriate housing scale, type and size of accommodation in the City Centre. 
 
Option 3a – Permissive approach to residential development throughout the plan area 
Option 3b – Housing only sites in specified locations 
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+2 Positive effect 

no change 
needed 

+1 Positive effect 
could be 
improved 

0 Neutral 
effect 

? Uncertain effect -1 Negative effect 
could be mitigated 

-2 Negative effect 
needs to change 

Option 4 - Leisure, Tourism and Cultural 
 
 

SA Objectives Option 
4a 

Option 
4b 

Commentary 

1 Ensure local housing needs are met by ensuring 
everyone has the opportunity to live in an 
environmentally sound, good quality affordable home 

0 0 No significant impact 

2 To safeguard and improve community health, safety 
and well being 

0 0 No significant impact 

3 Reduce poverty, crime and social deprivation and 
secure economic inclusion 

+1 0 Concentrating entertainment facilities in one area allows for better ability to manage 
the area of interests of public safety. 

4 Provide easy and equitable access to essential 
services and facilities 

0 0 There may be advantages of locations that are close to public transport nodes. 

5 Raise educational achievement levels and provide and 
develop opportunities for everyone to acquire the 
skills needed to find and remain in work 

0 0 No significant impact 

6 Make cultural and recreational opportunities 
accessible to everyone 

+1 +1 Both choices encourage leisure activities 

7 Reduce traffic congestion and promote sustainable 
modes of transport 

+1 +1 A defined entertainment area ensures noise is concentrated in a certain area and 
therefore helps to reduce noise in other areas where it might be considered a problem 
- such as city living areas.  Option 4b should limit noise as site specific considerations 
of impact are used to determine whether specific proposals are acceptable 

8 Reduce waste generation and disposal, and encourage 
re-use, recycling and recovery 

0 0 No significant impact 

9 To use and manage land, soil, minerals and water 
resources prudently and efficiently 

0 0 No significant impact 

10 Increase energy efficiency and the proportion of 
energy generated from renewable sources  

0 0 No significant impact 

11 Conserve and enhance biodiversity and geodiversity 0 0 No significant impact 
12 Protect, enhance and manage sites, features, areas 

and landscapes of archaeological, historical and 
cultural heritage importance 

0 0 No significant impact 

13 Protect, enhance and manage the character and 
appearance of the landscape and townscape, 
maintaining and strengthening local distinctiveness 
and a sense of place 

0 0 No significant impact 

14 Reduce flood risk and promote sustainable urban 
drainage systems 

0 0 No significant impact 

15 To encourage opportunities for investment in order to 
grow the local economy 

-1 0 Option 4b is unduly restrictive and could stifle investment.  It could get increasingly 
worse as there is less space for entertainment facilities. 

Summary:  Having entertainment restricted to certain areas of the City Centre has benefits of concentrating noise into specific areas so that detrimental impacts on City 
Centre residents can be minimised.  However there is a concern that only allowing such facilities in a defined area would be unduly restrictive and may stifle investment 
which could be worse over time if space ran out to meet the demand for entertainment uses. 
 
Option 4a – Area specific approach to leisure development with an existing Cultural Quarter 
Option 4b – Permissive approach to leisure development within the plan area 
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+2 Positive effect 

no change 
needed 

+1 Positive effect 
could be 
improved 

0 Neutral 
effect 

? Uncertain effect -1 Negative effect 
could be mitigated 

-2 Negative effect 
needs to change 

Option 4 - Leisure, Tourism and Cultural 
 
 

SA Objectives Option 
4c 

Option 
4d 

Option 
4e 

Commentary 

1 Ensure local housing needs are met by ensuring 
everyone has the opportunity to live in an 
environmentally sound, good quality affordable 
home 

0 0 0 No significant impacts 

2 To safeguard and improve community health, 
safety and well being 

0 0 0 No significant impacts 

3 Reduce poverty, crime and social deprivation and 
secure economic inclusion 

0 0 0 No significant impacts 

4 Provide easy and equitable access to essential 
services and facilities 

0 0 0 No significant impacts 

5 Raise educational achievement levels and provide 
and develop opportunities for everyone to acquire 
the skills needed to find and remain in work 

0 0 0 No significant impacts 

6 Make cultural and recreational opportunities 
accessible to everyone 

0 +1 +1 Conservation areas generally contribute towards maintaining the City’s culture 
and heritage 

7 Reduce traffic congestion and promote 
sustainable modes of transport 

0 0 0 No significant impacts 

8 Reduce waste generation and disposal, and 
encourage re-use, recycling and recovery 

0 0 0 No significant impacts 

9 To use and manage land, soil, minerals and water 
resources prudently and efficiently 

0 0 0 No significant impacts 

10 Increase energy efficiency and the proportion of 
energy generated from renewable sources  

0 -1/? -1/? If conservation areas are exempt from the introduction of renewable energy 
requirements it could reduce the opportunity for reducing CO2 emissions 

11 Conserve and enhance biodiversity and 
geodiversity 

0 0 0 No significant impacts 

12 Protect, enhance and manage sites, features, 
areas and landscapes of archaeological, historical 
and cultural heritage importance 

0 +1 +1 Quality and distinctiveness should be strengthened in Conservation Areas as there 
are stricter controls 

13 Protect, enhance and manage the character and 
appearance of the landscape and townscape, 
maintaining and strengthening local 
distinctiveness and a sense of place 

0 +1 +1 Quality and distinctiveness should be strengthened in Conservation Areas as there 
are stricter controls 

14 Reduce flood risk and promote sustainable urban 
drainage systems 

0 0 0 No significant impacts 

15 To encourage opportunities for investment in 
order to grow the local economy 

0 +1 +1 Conservation areas generally bring a higher quality environment and can lead to 
an increase in investment in an area. 

Summary:  Extending the City Centre Conservation area came out as the most sustainable choice.  However, it noted that the restrictive nature of Conservation Areas 
could make it difficult to require renewable energy provision.  A detailed urban character appraisal is currently being undertaken which includes redesigning the 
Conservation Area.  It is considered that this information will be used in consideration and application of the preferred option 
 
Option 4c – Maintain the existing Conservation Area 
Option 4d – Enlarge the Conservation Area (West) 
Option 4e – Enlarge the Conservation Area (East) 
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+2 Positive effect 

no change 
needed 

+1 Positive effect 
could be 
improved 

0 Neutral 
effect 

? Uncertain effect -1 Negative effect 
could be mitigated 

-2 Negative effect 
needs to change 

Option 5 - Public Spaces and Green Spaces 
 
 

SA Objectives Option 
5a 

Option 
5b 

Commentary 

1 Ensure housing needs are met by ensuring everyone 
has the opportunity to live in an environmentally 
sound, good quality affordable home 

0 0 No significant impact 

2 To safeguard and improve community health, safety 
and well being 

+1 +1 More public spaces and greenspace is better for health and mental well being. 

3 Reduce poverty, crime and social deprivation and 
secure economic inclusion 

?/-1 ?-1 More greenspace can create the opportunity for anti-social behaviour but this can be 
mitigated by encouraging high quality design and management, CCTV etc  More 
opportunities for social activity and space for events 

4 Provide easy and equitable access to essential 
services and facilities 

0 0 No significant impact 

5 Raise educational achievement levels and provide and 
develop opportunities for everyone to acquire the 
skills needed to find and remain in work 

0 0 No significant impact 

6 Make cultural and recreational opportunities 
accessible to everyone 

+1 +1 More public spaces = more opportunities for recreation 

7 Reduce traffic congestion and promote sustainable 
modes of transport 

0 0 No significant impact 

8 Reduce waste generation and disposal, and encourage 
re-use, recycling and recovery 

0 0 No significant impact 

9 To use and manage land, soil, minerals and water 
resources prudently and efficiently 

0 0 No significant impact 

10 Increase energy efficiency and the proportion of 
energy generated from renewable sources  

0 0 No significant impact 

11 Conserve and enhance biodiversity and geodiversity ? ? Depends on the nature of the spaces created 
12 Protect, enhance and manage sites, features, areas 

and landscapes of archaeological, historical and 
cultural heritage importance 

0 0 No significant impact 

13 Protect, enhance and manage the character and 
appearance of the landscape and townscape, 
maintaining and strengthening local distinctiveness 
and a sense of place 

+1 +1 Landscape setting affects the distinctiveness of the environment 

14 Reduce flood risk and promote sustainable urban 
drainage systems 

? ? Depends on sustainable drainage measures employed 

15 To encourage opportunities for investment in order to 
grow the local economy 

-1 -1 It’s a cost on development 

Summary:  Provision of improved public spaces and better connectivity scores very well against sustainability objectives.  However there is a negative score for economic 
growth as this can be a cost for developers although this could be minimised by a fair level of contributions which allows schemes to remain viable.  All choices for 
improving connectivity are sustainable.  It should be noted that there could be a negative impact of creating new green routes if they create opportunities for muggers.  
Careful design and management would be necessary. 
 
Option 5a - New/improved public spaces 
Option 5b – Improved pedestrian connections between Central Forest Park, Hanley Park and Festival Park 
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+2 Positive effect 

no change 
needed 

+1 Positive effect 
could be 
improved 

0 Neutral 
effect 

? Uncertain effect -1 Negative effect 
could be mitigated 

-2 Negative effect 
needs to change 

Option 6 - Transportation 
 
 

SA Objectives Vehicular 
access 

Car 
parking 

Public 
transport 

Cycling Pedestrian 
access 

Servicing Commentary 

1 Ensure housing needs are met by ensuring 
everyone has the opportunity to live in an 
environmentally sound, good quality affordable 
home 

0 0 0 0 0 0 No significant impact 

2 To safeguard and improve community health, safety 
and well being 

0 0 0 +1 +1 0 Better road safety measures and routes 
for cycling and pedestrians will encourage 
healthier lifestyles 

3 Reduce poverty, crime and social deprivation and 
secure economic inclusion 

0 0 0 0 0 0 No significant impact 

4 Provide easy and equitable access to essential 
services and facilities 

+1 +1 +1 +1 +1 +1 Various transport measures identified will 
benefit people’s ability to access services 

5 Raise educational achievement levels and provide 
and develop opportunities for everyone to acquire 
the skills needed to find and remain in work 

0 0 0 0 0 0 No significant impact 

6 Make cultural and recreational opportunities 
accessible to everyone 

+1 +1 +1 +1 +1 +1 Public transport improvements are 
necessary to facilitate access to all.  

7 Reduce traffic congestion and promote sustainable 
modes of transport 

-1 +1 +! +! +1 0 Choices which improve public transport 
will reduce congestion and pollution 

8 Reduce waste generation and disposal, and 
encourage re-use, recycling and recovery 

0 0 0 0 0 0 No significant impact 

9 To use and manage land, soil, minerals and water 
resources prudently and efficiently 

0 0 0 0 0 0 No significant impact 

10 Increase energy efficiency and the proportion of 
energy generated from renewable sources  

0 0 0 0 0 0 No significant impact 

11 Conserve and enhance biodiversity and geodiversity 0 0 0 0 0 0 No significant impact 
12 Protect, enhance and manage sites, features, areas 

and landscapes of archaeological, historical and 
cultural heritage importance 

0 0 0 0 0 0 No significant impact 

13 Protect, enhance and manage the character and 
appearance of the landscape and townscape, 
maintaining and strengthening local distinctiveness 
and a sense of place 

0 0 0 0 0 0 No significant impact 

14 Reduce flood risk and promote sustainable urban 
drainage systems 

0 0 0 0 0 0 No significant impact 

15 To encourage opportunities for investment in order 
to grow the local economy 

+1 -1 +1 +1 +1 +1 Car parking restraint might deter some 
forms of development 

Summary:  Better public transport and investment in other sustainable modes will reduce congestion and have positive health benefits.  Improving the quality of public car 
parking and maintaining existing capacity with remote park and ride facilities taking up the growth will be the most likely sustainable option although it could be detrimental 
to some forms of development.  More details on park and ride facilities and private non-residential and residential parking solutions to be investigated prior to submission of 
the DPD.  Completion of the Potteries Way could have a negative effect by encouraging more car traffic in and around the centre without careful regulation. 
 
Option 6 – Improved transportation measures e.g. vehicular access, car parking, public transport, pedestrian access, cycling, disabled access and servicing. 



 

PREDICTING THE EFFECTS OF THE CITY CENTRE & ETRURIA ROAD CORRIDOR 
AREA ACTION PLAN DPD (TASK B3) 
 
29. The purpose of this task is to predict the social, economic and environmental effects 

of the Preferred Options Document as a whole.  At this stage in the process it is 
difficult to appraise precisely what these will be as there are a wide range of options 
relating to an extensive area of the City Centre. Table 7 below appraises the likely 
impact of the City Centre & Etruria Road Corridor Area Action Plan preferred options 
document as a whole against each of the 15 Sustainability Objectives. 

 
Table 7:  Overall impacts of the City Centre Preferred Options Document 
SA Objective Comments and overall assessment Possible further research 

or mitigation measures 
that may be required 

1.  To meet local 
housing needs 

+ 
The Preferred Options document can contribute to 
encouraging younger professionals and others with 
higher incomes back into the inner urban core.  This can 
also help to support City Centre restaurants, bars and 
cafes and the evening economy. 

Further research is required 
on the appropriate housing 
mix.  Careful attention will 
also need to be given to 
ensuring an acceptable 
living environment is 
achieved. 

2.  To improve 
the health of the 
population 

+ 
The Preferred Options documents will improve health by 
improving housing and the opportunities for walking and 
cycling in the City Centre. 

 

3.  To reduce 
poverty, crime 
and social 
inclusion 

+ 
The provision of more housing and better public 
transport will help to reduce poverty and social inclusion.  
Making the City Centre more vibrant during the day and 
evening and reducing the number of small under used 
areas will ensure a better sense of security and therefore 
help to reduce the crime and fear of crime and anti social 
activities. 

 

4.  To provide 
accessible 
essential 
services 

+/- 
Section SS5 (Development Portfolio) in the Preferred 
Options document identifies key development and 
service infrastructure required on a site specific basis.  
Additional site specific sustainability appraisal work 
(Appendix F) has also been undertaken to support the 
various development options put forward. 

Further information on what 
infrastructure will be 
required in the City Centre 
will need to be included in 
the submission DPD. 

5.  To raise 
educational 
achievement and 
skill levels 

+/- 
The Preferred Option document is unlikely to influence 
this objective although consideration should be given to 
the possible contribution of development to educational 
provision in the vicinity of the City Centre. 

Consideration as to whether 
City Centre development 
should contribute to 
education provision in terms 
of additional school 
capacity. 

6.  To provide 
cultural and 
recreational 
opportunities for 
everyone 

+ 
At present the City Centre has number of significant 
leisure and cultural activities including the City Museum, 
Regent Theatre and Victoria Hall.  The Preferred Options 
document proposes additional leisure facilities in the 
Hope Village area and the Stoke Hotel Future Study 
identifies potential for a new quality hotel within the City 
Centre.  Unfortunately the City Centre currently has no 
cinema other than at Festival Park and although one is 
planned as part of the East West Precinct development 
this is not likely to be implemented until 2013. 

 

7.  Reduce traffic 
congestion 

+/- 
By encouraging people to walk, cycle and use public 
transport the Preferred Options document should help to 
improve air quality, especially in those streets, which are 
pedestrianised.  The amount of car traffic generated by 
new development will be influenced by the amount of car 
parking permitted, but if the preferred option of only 
maintaining existing levels of public parking is adopted it 
should not significantly increase.  With a significant 
amount of new development proposed in the City Centre, 
however, it seems most unlikely that vehicular traffic 

Carry out further work on 
trip generation from City 
Centre developments before 
completion of the 
submission DPD. 
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levels will decline.  Overall therefore the Preferred 
Options Document is unlikely to enable any significant 
improvement in air quality to be achieved.  One aspect 
that is likely to have considerable impact on congestion 
is construction traffic. 

8.  Reduce waste 
generation and 
disposal, and 
encourage re-
use, recycling 
and recovery 

+ 
Promoting the sustainable use and re-use of natural 
resources is key to achieving sustainable development in 
the City Centre.  This will be secured by requiring that all 
new developments accord with sustainable construction 
policies to be set out in the Development Control Policy 
DPD. 

 

9.  To manage 
land, soil, 
minerals and 
water resources 
prudently and 
efficiently 

+ 
As 8 above 

 

10.  Increase 
energy efficiency 
and the use of 
renewables 

+ 
By requiring all developments to accord with the City 
Councils emerging policy which requires 10% of energy 
from renewables sources will ensure development emits 
less greenhouse gases than would otherwise be the case. 

Investigate the possibility of 
eco friendly heating 
systems in mixed use 
developments. 

11.  To conserve 
and enhance 
biodiversity 

+/- 
Some of the public realm and landscape improvements 
to link Central Forest Park with Hanley Park may help to 
secure this objective.  However, in the main this is not a 
priority for the City Centre as areas in other parts of the 
Inner Urban Core and beyond have been prioritised to 
achieve this objective, such as the River Trent and 
Caldon Canal which have the opportunity to enhance and 
develop their functions as wildlife corridors. 

 

12.  To protect 
the countryside 
and historic 
environment 

+ 
Protecting and enhancing key buildings of historic 
interest is a key component of the strategy for the City 
Centre.  The preferred approach is to ensure the new 
development makes the most of the area’s heritage, 
street patterns, and important buildings, and respects 
the character and setting of listed buildings and buildings 
of local interest.  The principle of extending the City 
Centre’s Conservation Area further supports this 
objective.  Access to the countryside will be enhanced by 
improved pedestrian access to Central Forest Park and 
Hanley Park. 
 

 

13.  To protect 
the local 
environment and 
strengthen local 
identity and a 
sense of place 

+ 
As for 12 above. 

 

14.  Reduce 
flood risk and 
promote 
sustainable 
urban drainage 

+/- 
Whilst the City Centre is not identified on the 
Environment Agency’s flood zone map localised flooding 
could occur through increasing rates of surface run off.  
Initial appraisal work being undertaken as part of the 
North Staffordshire Strategic Flood Risk Assessment 
(SFRA) suggests combined sewers in the City are 
operating close to capacity.  An assessment is therefore 
required to ascertain the spare capacity that remains in 
the system and any infrastructure improvements that 
may be required. 

Assessment of combined 
sewers capacity to 
accommodate City Centre 
development and to be 
informed by SFRA prior to 
submission of DPD. 

15.  To sustain 
economic growth 

++ 
This is a prime objective for the City Centre & Etruria 
Road Corridor Area Action Plan and the many sites that 
have been suggested for development in the City Centre 
should help to achieve sustainable employment growth 
and the City Centre’s position as an important centre for 
employment. 
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30. Table 7 indicates that the impact of the Preferred Options Document on the 15 
Sustainability Appraisal objectives is likely to be generally positive.  The positive 
impacts, however, depend on the relevant policies being properly implemented.  For 
example, that new developments are constructed in a sustainable manner taking full 
account of their impact on natural resources and the opportunities to minimise 
greenhouse gas emissions.  While the Preferred Options document does take the 
need for development to be sustainable seriously, it remains the case that all new 
developments, unless wholly constructed from the re-use and recycling of materials 
and renewable resources and energy, inevitably will have an adverse impact on the 
earth’s natural resources.  While acknowledging these negative impacts, it is, however, 
also important to recognise that the regeneration of the City Centre should have 
significant social and economic benefits, through the provision of new city centre 
housing, for example, and that all of the development will take place on previously 
developed land. 
 

31. The impact of most significant concern is likely to be traffic generation and the 
associated impacts on air quality.  Some of the main road junctions around the City 
Centre, such as Joiners Square, Bucknall New Road and Waterloo Road are already 
congested especially at peak times and further development, even with low increases 
in car parking, is likely to increase the levels of traffic.  The City Centre is, however, a 
highly sustainable location for locating development given its central location, which is 
well served by rail and bus services, so that in transport terms there is no better 
location in the City for locating development.  To prevent adverse impacts, however, it 
is important that for all new developments in the City Centre the transport implications 
are carefully assessed; that the approval of developments is conditional on appropriate 
measures to prevent the existing traffic situation becoming worse; and that the 
opportunity is taken to implement measures that will improve the situation wherever 
possible.  In the long term the only way of tackling this growth is likely to be through 
smarter transport solutions such as congestion charging and a new public transport 
system which might comprise guided buses and park ride facilities beyond the City 
Centre boundary.  While the provision of such solutions has been identified in the City 
Centre & Etruria Road Corridor Area Action Plan, their provision in the long term is 
essential to encourage sustainable development in the City as a whole and every 
opportunity should be taken to promote such initiatives. 

 
 



 

EVALUATING THE EFFECTS OF THE CITY CENTRE & ETRURIA ROAD CORRIDOR 
AREA ACTION PLAN (TASK B4) 

 
32. Under the ODPM’s guidance on ‘Sustainability Appraisal of Regional Spatial 

Strategies and Local Development Documents’ (2005) having identified and described 
the likely effects of the Development Plan Document, it is necessary to carry out an 
evaluation of their significance.  This includes assessing the probability, duration, 
frequency and reversibility of the effects, including secondary, cumulative, and 
synergistic effects. 
 

33. In these respects the cumulative impacts are likely to be significant as the total scale 
of development is large, incorporating the following expected components: 
 
• A significant increase in office floorspace (87,000 sq m) including a 50,000 sq m 

Central Business District) 
• Building between 500 - 1,000 new homes 
• A significant increase in retail floorspace (57,000 sq m) and developing a second 

major shopping centre to the south of the retail core; 
• Enhancements to the Cultural Quarter; 
• Creating new mixed use regeneration areas along Etruria Road and Clough Street 

(west) 
• Development of new tourism facilities such as a nationally renowned hotel 

development; 
• Modified transport links and dedicated cycle provision and improved links between 

the City Centre and station; 
• New public squares and improved public spaces; 
• New community/leisure facilities in the Hope Street area 
 

34. The number of people living, working and visiting the City Centre is likely to 
significantly increase.  Many of the impacts associated with these works will be those 
already identified in Table 6 on the Assessment of Options and Table 7 on the overall 
impact of the preferred options document.  The cumulative impact will also vary, 
depending on which of the options are chosen, sometimes significantly.  For example, 
if it should be decided to reduce or increase public parking, for example.  A proper 
assessment of the cumulative impacts also depends on further research, which is 
currently being undertaken, such as the research on trip generation and transport 
study work being undertaken by consultants. 
 

35. Some general conclusions are however: 
• The City Centre is likely to be transformed from a medium density area into an 

area of high density development, making efficient use of land; 
• When new development is added to existing employment; leisure facilities and 

residential occupation, it is likely to result in this area being a significant source of 
employment; leisure and residential accommodation.  Given the City Centre’s 
location within close proximity to public transport termini, the bus and railway 
stations this is to be welcomed; 

• Similarly on sustainable developments, if developments take proper account of 
climate change including the opportunities for sustainable construction and 
renewable energy development and opportunities to improve sustainable drainage 
in the City Centre the overall impact could be positive, but if developments do not 
properly and accurately assess the environmental impacts the adverse impact of 
such a level of development could be significant. 

• More negatively, however, all of this development will lead to a significant increase 
in the number of people travelling into the area.  Until further research on trip 
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generation is completed it is not possible to say precisely what this impact is likely 
to be in terms of vehicular traffic movements, but past experience suggests that 
traffic will increase unless real and concerted action is taken to provide convenient 
travel by modes other than the car and lorry.  As more and more development is 
likely to occur as far as can be foreseen ahead, both in the City Centre and the 
surrounding Inner Urban Core the cumulative impact is likely to get worse.  This is 
an important argument for seeking to develop significant public transport 
improvements that would connect the Inner Urban Core, including the City Centre 
with surrounding residential and employment areas; 

• Another significant cumulative issue, is the capacity of the City Centre to 
accommodate all of the options proposed in the City Centre & Etruria Road 
Corridor Area Action Plan.  There are a very significant number of mixed use 
developments considered in the Preferred Options document.  In assessing this 
issue, it is vital that a capacity assessment is completed for the City Centre before 
the final Area Action Plan is submitted for examination by an Inspector 

• With regard to the duration of impacts, some impacts, will be quite specifically 
associated with the construction phase.  These particularly involve the import of 
construction materials and the removal of demolition waste.  Given the level of 
development proposed this phase could result in very significant levels of 
construction taking place at the same time, with consequent dust, noise and a 
large number of lorry movements, potentially adding to congestion on local roads.  
While not all of the development will take place at the same time, which will reduce 
the intensity of the impact in some respects, it will also increase the length of time 
over which the construction impacts occur.  These impacts will, however, greatly 
diminish in the long term, when the cumulative impacts highlighted above would 
come to the fore. 

 
 
 
 

 



 

CONSIDERING WAYS OF MITIGATING ADVERSE EFFECTS AND MAXIMISING 
BENEFICIAL EFFECTS (TASK B5) 
 
36. The Sustainability Appraisal must include measures to prevent, reduce or offset 

significant adverse effects of implementing the City Centre & Etruria Road Corridor 
Area Action Plan.  These include both mitigation measures, but also proactive 
avoidance of adverse effects as well as actions taken after effects are noticed.  
Mitigation measures can also include recommendations for improving beneficial 
effects. 
 

37. At the outset it must be emphasised that the fundamental objective of the City Centre 
& Etruria Road Corridor Area Action Plan is to achieve a sustainable regeneration of 
the area.  Many of the aims, as set out in Table 2 and the Options as set out in Tables 
5 and 6 are specifically designed to overcome existing adverse sustainable effects that 
have arisen from previous developments not having regard to sustainability issues.  
Examples are: improving the design of buildings and the public realm; the creation of 
more public open space through the creation of public squares and better linkages 
between Central Forest Park and Hanley Park; new housing in mixed use 
developments; encouraging the creation of new cultural facilities and associated 
facilities such as hotels; and improving facilities for pedestrians and cyclists.  The key 
measures proposed to mitigate adverse impacts and to maximise positive impacts are 
given below in Table 8. 

 
Table 8:  Proposed mitigation and enhancement measures 
Topic Proposed mitigation / enhancement 

measure 
When / how the mitigation / 
enhancement measure will be 
implemented 

Housing Carry out further research as to what new 
infrastructure will be needed 
 
 
Carry out further research on the type and 
mix of housing 
 
Consideration as to whether City Centre 
development should contribute to education 
provision in terms of additional school 
capacity. 

Further details in the form an infrastructure 
prospectus and tariff to enable developer 
contributions to be agreed. 
 
Further guidance to inform the final 
submission DPD 
 
Further guidance to be included in the 
infrastructure prospectus – see above. 

Increase in 
vehicle 
movements 

Further investigation on trip generation 
from City Centre developments 

Assessments and costings/measures for 
implementation to inform final submission 
DPD 

Car parking If the option to maintain existing levels of 
parking is to be followed more information 
on park and ride facilities and short stay 
arrangements will be needed 
 
The scale of impact will also depend on how 
much additional parking is allowed in mixed 
use schemes.  Further details and the 
sustainability implications will be required. 

Further work to be carried out prior to 
submission of the DPD. 
 
 
 
Further work to be carried out prior to 
submission of the DPD. 

Flooding Seek to significantly reduce the overall 
amount and rate of surface water 
discharging into combined sewers. 

All new developments will be required to 
undertake a rigorous flood risk assessment 
to reduce the impact of surface water, 
contributing to the operation of storm water 
overflows and resulting in flooding and 
pollution of local watercourses. 
 
An assessment required to ascertain the 
spare capacity that remains in the system 
and any combined sewer infrastructure 
improvements that may be required. 

 26



 

 
Renewable 
energy 

Investigate the possibility of shared 
projects and renewable energy schemes 

If possible investigate the opportunity for 
city wide low carbon schemes 

Connectivity Further consideration needs to be given as 
to what measures will be used to link 
Central Forest Park with Hanley Park 

Details to be provided in submission DPD. 
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PROPOSING MEASURES TO MONITOR THE SIGNIFCANT EFFECTS OF 
IMPLEMENTING THE AREA ACTION PLAN (TASK B6) 
 
38. Particular things that we will need to monitor include: 

• Mix of uses and balance achieved; 
• Specific development projects which are unique such as the East West Precinct 

development proposed in the City Centre 
 

39. In order to ensure that the social, economic and environmental objectives of this 
sustainability appraisal are achieved it will also be necessary to monitor a series of 
indicators associated with these objectives, including: 
• Air quality; 
• Housing completions; 
• Housing permissions against completions; 
• Office floorspace; 
• Renewable energy provision; 
• Public realm and space provision; 
• Traffic levels in the City Centre, and into/out of it; 
• Parking provision 
 

40. Some of these can be monitored as part of the City Council’s Annual Monitoring 
Report (AMR), such as housing provision, whereas others will require specific 
monitoring arrangements either adaptations of existing measures or specific to the City 
Centre to be set up. 
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GLOSSARY 
 
Baseline Information - This is information gathered to described current conditions, and 
which future changes can be measured against 
 
Biodiversity - The variety of life on earth or in a region, measurable as the variety within 
species and between species, and the variety of ecosystems 
 
Conservation Area - An area given statutory protection under the Planning Acts because of 
special architectural or historic interest, the character or appearance of which it is desirable 
to preserve or enhance 
 
Core Strategy - A Development Plan Document that sets out the long-term spatial vision for 
the local planning authority’s area, with strategic objectives and policies to deliver that vision 
 
Development Plan Document - Spatial planning documents that form part of the LDF. 
They are subject to independent examination and, together with the relevant Regional 
Spatial Strategy, forms the Development Plan for the local authority area 
 
Greenhouse Gases - Atmospheric gases that slow the passage of re-radiated heat through 
the Earth's atmosphere by absorbing infrared radiation.  While they occur naturally in the 
environment, their release can be accelerated by human activity, including emissions from 
the combustion of fossil fuels.  Key gases are carbon dioxide (produced by combustion), 
water vapour and methane (often produced by anaerobic digestion such as occurs in landfill 
sites), but also Nitrous Oxide (in vehicle exhaust fumes), PFCs (perfluorocarbons), SF6 
(sulphur hexafluoride) and HFC (hydrofluorocarbons) (in refrigerants) 
 
Indicators - A measure of variables over time which can be used to measure achievement 
of objectives 
 
Listed Building - Building or other structure held to be of special architectural, historical or 
cultural significance included on a statutory list and assigned a grade (I, II* or II).  A listed 
building may not be demolished, extended or altered without special permission being 
granted by the local planning authority 
 
Local Development Framework (LDF) - Introduced by the Planning and Compulsory 
Purchase Act (2004) as the replacement for Local Plans.  It is the term to describe the 
whole portfolio of planning policy documents (Local Development Documents) setting out 
the planning strategy and policies for the area 
 
Local Plan - A Local Plan sets out planning policies and allocations of land for 
development. It sets out where different types of development, from housing to 
shops and offices, that could be built during the plan period.  Following the 
Planning and Compulsory Purchase Act (2004) they have been superseded by 
Local Development Frameworks 
 
Planning and Compulsory Purchase Act (2004) - Introduced significant changes to the 
national planning system. 
 
Scoping - The process of deciding the scope and level of detail of a sustainability appraisal 
(SA), including the sustainability effects and options which need to be considered, the 
assessment methods to be used, and the structure and contents of the SA report 
 
Strategic Environmental Assessment (SEA) - Internationally used term to describe 
environmental assessment as applied to policies, plans and programmers.  The European 
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‘SEA Directive’ (2001/42/EC) requires a formal ‘environmental assessment of certain plans 
and programmers, including those in the field of planning and land use’ 
 
Sustainability Assessment (SA) - A tool for appraising the likely impact of plan policies 
from an environmental, economic and social perspective.  It fully incorporates the 
requirements of the SEA Directive 
 
Sustainable Development - The most common definition is from the Brundtland 
Commission (1987) “Development which meets the needs of the present generation without 
compromising the ability of future generations to meet their own needs” 
 
Sustainable Drainage System (SUDS) - These are designed to limit or reduce the existing 
rate of run-off.  Impermeable surfaces are created in most built development, and if water is 
allowed to run-off rather than percolate into the ground this can increase flooding as well as 
creating pollution, damaging watercourse habitats and causing bank erosion 
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