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Executive Summary  
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2. 

2.1. 

2.2. 

2.3. 

2.4. 

2.5. 

2.6. 

2.7. 

2.8. 

Introduction 
Background  
RENEW North Staffordshire is the North Staffordshire Housing Market Renewal 
Pathfinder covering the majority of the old six towns of Stoke-on-Trent, the large 
social housing estates to the south and east of Stoke-on-Trent, the social housing 
estates to the west of Newcastle-Under-Lyme, and the former Coal Board estates 
of Parksite, Crackley, Galleys Bank and Biddulph East. 

RENEW’s Vision is that by 2019 North Staffordshire will be a thriving and diverse 
conurbation where people will want to live, work, invest and study. This 
transformation will be evident through population retention, rising income levels 
and sustainable neighbourhoods.  RENEW’s mission is to facilitate a permanent 
solution to the problems of low demand and abandonment in the housing market.  

RENEW identified eight areas of major intervention (AMIs) where evidence has 
suggested the need for change was greatest including City Centre South, City 
Centre North, Meir, Knutton and Cross Heath, City Centre North West, City Centre 
East, Shelton South and Stoke. 

RENEW commissioned the preparation of Area Regeneration Frameworks (ARFs) 
for five of the AMIs including City Centre South, City Centre North, Meir, Knutton 
and Cross Heath and City Centre North West to identify the strategy and rationale 
for intervention to secure housing market renewal and the creation of sustainable 
neighbourhoods. 

The ARF for Meir has been prepared by a team led by David Wilson Estates 
(DWE), the preferred developer partner for Meir, selected following an extensive 
tendering process to help support RENEW in the sustainable regeneration of the 
area through the physical delivery of new homes and other complementary uses. 

Area Overview 
The Meir neighbourhood is located to the south east of the North Staffordshire 
conurbation, to the north of the A50 between Longton and Blythe Bridge 
approximately six miles from Hanley City Centre and 2.5 miles from Longton. 

The ARF area for Meir is illustrated in figure 1.2 mirroring that of the Area of Major 
Intervention (AMI) and is bounded by the A50/Uttoxeter Road to the south, Weston 
Road / Broadway / Crescent Drive to the west, Brookwood Drive / Landsbury Drive 
to the north and open countryside to the east. 

The area is predominantly residential in character made up of inter and post war 
council and private housing stock located within the Meir North and Weston 
Coyney estates interspersed with pockets of private housing located along Weston 
Road, The Wood and an area of terraced housing to the south west.  
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Figure 2.1 Meir in Context 

 

 Page 5 



 

 Meir ARF Draft Final Report          December 2007 

Figure 2.2 Meir ARF Area 
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2.10. 

2.11. 

2.12. 

2.13. 

2.14. 

2.15. 

2.16. 

2.17. 

Other uses include a mix of retail and community facilities centred on the Meir 
District Centre located to the north and south of the A50/Uttoxeter Road and a 
number of schools/community facilities to the east and west of the area with green 
space dispersed throughout the Meir North estate.  

The early built development of Meir can be traced back to the late 19th century, 
with developments along Uttoxeter Road and Weston Road. The expansion of Meir 
followed the construction of the North Staffordshire railway during the late 19th 
Century with development of the retail centre on Weston Road and the terrace 
housing to the north of the railway. The major expansion of the area occurred in 
two phases with the first phase built during the late 1930s with the development the 
Meir North and Weston Coyney estates. The second phase of the development 
occurred in the 1950’s, adding a new, north-south loop on a wider radius via 
Brookwood Drive. 

Purpose and Status 
The ARF has been prepared to provide a comprehensive strategy for the Meir area 
to help inform the strategy and rationale for intervention to support the successful 
regeneration of the area into a sustainable neighbourhood.  

The ARF sets out the evidence for intervention and change based on a series of 
contextual and technical audits of the key factors that influence the local housing 
market and quality of life of the existing and future residents. The evidence base is 
an important part of the ARF strategy in that it provides the evidence and rationale 
for intervention to ensure that the proposals are well thought out, locally owned and 
deliverable in the face of any legal challenge during the land assembly and 
acquisition process.  

The ARF is a holistic strategy that aims to improve not only the quality and choice 
of housing but also other factors that influence the creation of a sustainable 
neighbourhood including the access and provision to shops and services, health 
and education, jobs and training, play and recreation and public transport. 

The completed ARF will help to inform not only the bid for funding through the 
RENEW North Staffordshire Business Plan but also through an Area Action Plan 
(AAP) for Meir that once adopted will set out the statutory planning and 
development framework for the area within the Local Development Framework. 

Although not a statutory planning policy document the ARF should be considered 
as a material consideration in the determination of planning applications following 
the approval of the Business Plan by the North Staffordshire Regeneration 
Partnership and Minister at the Department of Communities and Local 
Government (DCLG).  

Process and Methodology 
The ARF has been prepared in accordance with the brief and methodology as set 
out the RENEW briefing paper supported by subsequent discussions and 
refinements to ensure a consistent and common approach to ARF preparation 
across the Pathfinder area.  
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2.18. The boundary of the ARF mirrors that of the RENEW Area of Major Intervention 
(AMI) established for Meir and also includes the statutory AAP boundary identified 
in the Local Development Scheme.  

2.19. The methodology used to prepare the ARF has been based on a number of key 
tasks/stages as follows: 

Baseline  

2.20. A comprehensive baseline report has been prepared as part of the ‘evidence’ base 
to support the proposed intervention in the local housing market. It sets out a 
series of contextual and technical audits of the key factors that influence the local 
housing market to help inform the strategy and rationale for intervention to support 
the successful regeneration of the area into a sustainable neighbourhood. 

2.21. The key findings from the Baseline report are set out in section 3 of this report with 
a full copy of the baseline report contained in a separately bound appendix 
accompanying this report. 

Vision and Objectives 

2.22. Following the preparation of the baseline report a visioning event was held with the 
full developer and professional team to establish a clear vision and set of 
objectives for the area as the basis for identifying a set of options. The vision and 
objectives for the area are set out in section 3. 

Options 

2.23. A number of options have been identified and evaluated for the area based on 
progressive change from ‘least cost’, pragmatic, incremental, transformational and 
comprehensive. Each of the five options has been subject to evaluation and 
consultation to determine the required level of transformation to meet the 
objectives and aspirations for the area. A robust set of criteria were used to 
evaluate the options as follows: 

• Housing Market Renewal Objectives in terms of housing supply and demand, 

creating sustainable neighbourhoods, improvements to the local environment, 

wealth creation and crime reduction; 

• Area Regeneration Framework Objectives as identified in Section 3 of this 

report; 

• Strategic Fit in terms of national, regional, sub-regional and local policy; 

• Commercial objectives; 

• Technical Feasibility in terms of land availability, highways, topography, ground 

conditions and contamination, water and drainage, services and utilities, 

ecology and heritage and archaeology; 

• Regeneration impact in relation to quality of life, local housing market, job 

opportunities, existing regeneration programmes, environmental improvement 
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and support to the wider regeneration of the area; 

• Community aspirations, which picks up on the results of the consultation 

exercise on the Issues and Options undertaken in June 2007; and 

• Sustainability Appraisal. 
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Figure 2.3 Study Boundaries 
To add 
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2.24. A copy of the options report is contained in a separately bound appendix to this 
report. 

Sustainability Appraisal  

2.25. A Sustainability Appraisal (SA) has been prepared in parallel with the key stages of 
the ARF to ensure that the strategy and proposals contained within the ARF 
integrate issues of Sustainable Development within the plan. The approach to 
prepare the SA is based on the SA framework developed by Stoke on Trent City 
Council as part of the process of developing their LDF Core Strategy. Full details of 
the SA appraisal are contained in the SA report and Scoping Study accompanying 
this report. 

Consultation 

2.26. A comprehensive programme of consultation and engagement has been 
undertaken to help inform the key stages of the ARF and preferred vision and 
strategy to include: 

• Regular meetings with the Meir Community Steering Group 

• Workshops with key officers and councillors of Stoke City Council 

• Workshops with Stoke City Council Councillors 

• Meir Festival workshop and exhibition 

• Options exhibition and drop in events 

• CABE workshop  

2.27. Full details of the format, attendance and results of the various consultation and 
engagement events are set out in the Consultation Report contained in a 
separately bound appendix accompanying this report. 

Strategy Linkage 
2.28. The Meir ARF has been prepared with consideration of the key regeneration, 

housing, planning and economic policy documents relevant to the area and seeks 
to provide synergy and linkage where possible to help ensure ease of delivery and 
stakeholder buy in.  

2.29. However where the policy framework is either outdated or fails to deliver the 
objectives identified for the area the strategy seeks to challenge the existing status 
quo and make recommendations for policy interventions to deliver the objectives 
for the area. For instance the affordable housing policy for the area recommends 
that upto 25% of all new homes built within the area are affordable which would 
result in an overall increase in affordable housing further exacerbating the tenure 
imbalance in the area. Similarly the issue of housing numbers remains an area of 
flux with further work required at a local level on the specific housing needs of the 
area to help inform the housing numbers at a local level.   

2.30. Whilst the vision and strategy for the area has endeavoured to work within the 
confines of the existing policy framework further dialogue is required on issues of 
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affordable housing and housing numbers to support the delivery of the vision and 
strategy and meet the aspirations of the community and other partners for the 
area. 

2.31. A full review of the policy and regeneration context that has informed the vision and 
strategy for the area is set out in the Baseline Report contained in a separately 
bound appendix accompanying this report  

Structure of the Report 
2.32. Following this introduction the ARF report is set out as follows: 

2.33. Section 3: ARF in Context – a summary of the key baseline findings underpinning 
the ARF. 

2.34. Section 4: Vision and Objectives – a vision statement and spatial diagram for the 
regeneration of Meir, with objectives ensuring delivery of the vision through the 
ARF responding to identified need and opportunity. 

2.35. Section 5: Strategy and Proposals – An explanation of the ARF strategy and 
proposals, including more detailed area based project case studies. 

2.36. Section 6: Delivering Local Benefit – Sets out the proposals for delivering local 
benefit as complementary to the physical programme included in the ARF. 

2.37. Section 7: Delivery Strategy – Summary of the Business Plan programme, outputs, 
costs, delivery mechanisms and risks to delivery. 

Outputs 
2.38. The ARF should be read in conjunction with the full suite of documents prepared 

during the keys stages of the ARF process as follows: 

• Meir Baseline Report 

• Meir Options Report 

• Meir SA Report 

• Meir Consultation Report 

2.39. Copies of these reports are included within a separately bound technical appendix 
accompanying this report. 
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3. Meir in Context  
3.1. This section provides an overview of the key findings and implications identified in 

the Baseline Report accompanying this report in terms of: 

• Spatial Analysis  

• Policy context 

• People and economy 

• Housing 

• Social Infrastructure 

• Health and Education 

• Technical issues 

3.2. The Baseline Report provides a robust evidence base for the ARF that highlights 
the key issues, challenges and opportunities within the area and helps inform a 
clear vision and set of objectives to underpin the ARF strategy and the priorities for 
intervention and change to regenerate the area.  

Spatial Analysis 
3.3. Meir is located approx 4 miles from Stoke-on-Trent close to the junction with the 

A50 (Uttoxter Road) and A520 (Weston Road) providing good access to the 
strategic road network. 

3.4. The area expanded from a small rural village following the construction of the North 
Staffordshire Railway line and the passenger station on Stanton Road. The 
development of Meir as a suburban council estate took place in two phases. The 
first phase was built in the 1930’s along Leason Road and the second phase in the 
1950’s on Brookwood Drive. The separate phasing of development results in the 
lack of physical connection between the two parts of the estate. 

Character 

3.5. Meir is predominantly residential in character with a number of distinct character 
areas derived from its historic growth from the historic urban centre to successive 
eras of suburban radial estates with a garden city character. There is potential for 
the masterplan to add to and compliment these character areas with new 
development with a strong sense of character and distinctiveness and potentially to 
bring the rural character of Staffordshire into the garden city of Meir. 
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Figure 3.1 Meir Character Areas 

 

 Urban Design Audit 

3.6. An urban design audit has been undertaken of the areas urban fabric, street 
networks, land use and open space and public realm with the key issues illustrated 
in the urban design analysis plan in figure 3.2. There is a need to improve the 
physical connections in the urban fabric between the two parts of the estate and to 
improve the access and connectivity with the potential for a new eastern route into 
the estate from the A50 that would bring forward economic development and 
encourage investment. 
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Figure 3.2 Urban Design Audit – Key Issues 
 To follow 
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Heritage 

3.7. Specific consideration has been given to the heritage character of the area to 
identify any heritage assets to retain and strengthen within the area. However due 
to the relatively late development of the from a rural community in the 19 P

th
P Century 

there is little built form of significant heritage value other than the cluster of 
properties on Leason Road which were designed according to the principles of the 
Garden City Movement in the Arts and Crafts style. No statutory Listed Buildings 
and no Conservation Areas exist within the area. 

Access and Transport  

3.8. In terms of access and highways the area maintains good links to the strategic 
highway network via the A50 (Uttoxeter Road) and A520 Weston Road, although 
both routes suffer from peak time congestion. 

3.9. The principal routes into and within the area include Brookwood Drive, Leason 
Road, Weston Road, Colclough Road and Woodville Road. These routes are of 
sufficient width and capacity to cope with existing traffic volumes, however due to 
an excessive number of parked cars traffic capacity and volumes are often 
restricted, particularly for bus access. 

3.10. Public transport provision is by bus with approximately 90% of the area located 
within 400m of a bus stop. Bus services are poor with only 3 services operating 
through the area. Residents have reported all three services to be irregular and 
unreliable.  

3.11. Pedestrian and cycle routes are located along the existing pavements and roads 
within the area and consequently are weak and lack definition and in some places 
poor lighting and few drop kerbs. Analysis of walking times indicate that the whole 
of the study area is within 10 minutes walk on foot of the two existing shopping 
areas 

3.12. The spatial analysis demonstrates the need for major masterplanning intervention 
in Meir, particularly in the areas of the estate that have the most significant 
problems, and sets some key objectives to establish Meir as a sustainable 
community and a successful neighbourhood. It is essential for the urban design 
principles that support the masterplan to be in accordance with these objectives. 

3.13. A Summary of the key issues and challenges from the spatial analysis include: 

• The area maintains a strategic location at a gateway location between Stoke 

and Staffordshire which should be built on  to attract new residents into the area 

• Meir is very well placed with short links to the national highway network  

• Meir has a distinctive character and some areas of strong urban fabric 

• The existing street hierarchy is weak with the main access routes lacking 

definition and failing to connect the disparate parts of the estate 

• The urban form of the estate is defined by the historic growth of the area and 

lacks cohesion in places with poor connections and numerous shatter zones 
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• The pattern of land uses is dominated by residential use interspersed in places 

by shops, pubs and community uses  

• The character and quality of the built form is weak and monotonous with little 

variation in design or quality 

• The provision and quality of open space is weak including a single park/play 

area and informal grass areas 

• The area maintains some buildings of heritage value in the form of the Arts and 

Crafts style housing which should be retained and provide a design reference 

for future development 

• The existing access routes within the area are cluttered with parked cars 

restricting access particularly for buses 

• Public transport is weak with only 3 bus services 

• All of the study area is within 10 minutes walk of one or both of the current 

commercial centres in the study area 

TPolicy Context 
Regeneration 

3.14. The policy context reveals that Meir has a strong existing context for regeneration. 
This is evidenced both by wider conurbation-wide regeneration strategies from 
both Stoke-on-Trent City Council and RENEW Housing Market Renewal. These 
set out clear objectives for regeneration and outline the requirements needed to 
create a sustainable community.  

3.15. Under the RENEW North Staffordshire HMR Initiative Meir has been identified as 
one of four Areas of Major Intervention (AMI) by RENEW due to its poor quality 
housing, high turnover rate within the social stock, high proportion of private 
rented, high number of voids, poor image and environment resulting in social 
polarisation. 

3.16. The RENEW vision for the area is “to restructure the Meir neighbourhood and 
create a desirable, suburban, mixed tenure district serviced by a robust local 
centre. This will attract new development away from less well connected sites 
elsewhere and reinforce the attraction for current residents”. 

3.17. Funding has been allocated to begin to deliver the vision and objectives for the 
area with the RENEW Scheme Update allocating £4.45m of HMR resource to 
begin to regenerate the area. This will be supported by further public sector 
funding together with major investment from  the private sector. 

3.18. A masterplan and development framework for the area was completed in 2005 to 
provide a strategy for the regeneration of the area over the next 10 years. The 
masterplan proposals provided for the selective demolition of poor quality housing, 
new mixed tenure housing supported by major improvements to the infrastructure 
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and public realm of the area. The overall intervention package is forecast to 
require investment of £89m with two thirds to be provided by the private sector.  

3.19. However on review the existing masterplan was deemed to be undeliverable due 
to the high cost of delivery, limited commercial opportunities as regards new build 
housing and the high level of public sector funds required to delver the proposals. 

Housing 

3.20. Ongoing development of the West Midlands Spatial Strategy provides guidance on 
the scale of new housing development to be permitted within Stoke-on-Trent which 
according to Draft RSS figures is anticipated to be between 15,000 and 21,000 
units gross over the period to 2026. Once the final RSS housing allocation 
numbers are confirmed Stoke City Council will look to distribute new housing 
numbers across the City according to housing need, regeneration and other 
priorities.  

3.21. The Council’s Local Development Framework contains Supplementary Planning 
Guidance, which details policies supporting the provision of affordable housing 
units. The policy seeks upto 25% of all new homes developed on a site as 
affordable units with a higher requirement of upto 40% in areas of high need.  

Planning 

3.22. Planning policy, at all levels, supports the aim of creating a sustainable community 
at Meir and remodelling the existing estate should not be problematic in principle. 
There is also the long-term potential of extending the community provided by the 
Caverswall Policy Area. Key issues will be ensuring that impact on the Green Belt 
and open space is not detrimental and, crucially, the issue of housing numbers. It 
will be important to agree the scale of clearance and new development at Meir in 
the context of wider proposals within the pathfinder area. This will be a long term 
scheme and, with the publication of the new RSS expected next year, a phased 
approach to development at Meir is expected to be agreed. 

3.23. Proposed renewal of Stoke-on-Trent’s economic fortunes, through the 
implementation of Regeneration Zone proposals, the IEDS and local priorities 
arising through the RES, suggests scope for the City to capture and retain 
population. Opportunities for part of this growth to be captured within Meir should 
be explored. Intervention will also allow the economic fortunes of existing residents 
to be improved, potentially altering housing needs and financial means. 

3.24. A Summary of the key issues and challenges from the policy context include: 

• Strong support exists within RENEW and Stoke-onnn-Trent City Council for the 
sustainable regeneration of the area 

• Meir is one of four priority areas for regeneration designated as an Area of 
major Intervention (AMI) 

• The existing masterplan for the area whilst popular is undeliverable due to a 
lack of commercial opportunities and high costs/funding requirement from the 
public sector 
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• The Draft RSS housing numbers provide sufficient capacity and flexibility to 
support the sustainable regeneration of Meir 

• The existing affordable housing policy seeks a minimum of 25% of all new 
homes developed to be affordable which set against the existing tenure profile 
is too high and will need to be review in order to establish a balanced housing 
market 

• Planning policy supports the sustainable regeneration of Meir with no major 
planning barriers to redevelopment 

• Economic forecasts and initiatives suggest scope for the City to capture and 
retain population to support new housing development  

People and Economy 
Demographics 

3.25. At the time of the 2001 Census, the total population of the Meir ARF was 7,118, 
approximately 10% of the population of the RENEW housing market renewal 
pathfinder area and 3% of the population of Stoke-on-Trent. 

3.26. The Census 2001 recorded an outflow of 722 residents (10% of the total 
population) against an inflow of 698 residents resulting in a net loss of population. 
Without intervention, it is anticipated that Meir will continue to lose population due 
to a poor reputation and limited housing choice. 

3.27. Socio-economic data highlights widespread variations between conditions in Meir 
and those reported across the city and nationally. Meir’s young population, high 
proportion of lone parent families and a BME population with the potential to grow 
are some of the challenges in providing appropriate housing choice. Recent 
population loss is a concern for the area’s future with investment in the housing 
offer required to improve perceptions and the reality of living in Meir.  

Economy and Employment 

3.28. The performance and prosperity of the local economy can be measured using 
Gross Value Added (GVA). In 2004, GVA per head was £13,580 in Stoke-on-
Trent, below the West Midlands average of £15,325 and 13% below the national 
average of £17,532. Since 1995, GVA growth in Stoke-on-Trent has therefore 
fallen behind the productivity of the rest of the West Midlands. 

3.29. The area has a large dependent population, reflecting age structure and low levels 
of economic activity and employment, with the employment rate in Meir currently at 
47% approximately three quarters of the national level of 60.9% and below Stoke-
on-Trent at 54.5%.   This has implications for housing affordability and the ability of 
residents to support local services.  

3.30. For residents currently in employment, the reliance on manufacturing, a sector that 
is forecast to experience ongoing decline, presents a further challenge. Meir 
residents predominantly occupy low skilled occupations and many lack recognised 
qualifications presenting a barrier to accessing alternative employment. Advice and 
training is required to enable residents to access new employment opportunities 
and to progress in the workplace.  
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3.31. As residents of Meir travel further to work than City residents on average, low 
levels of car ownership may present a barrier to accessing employment, with 
opportunities on bus routes likely to be the most attractive. Improved access to 
employment and/or the introduction of employment opportunities closer to the Meir 
area would be of benefit. 

Income and Deprivation 

3.32. Low levels of employment and a concentration of employment in low skilled 
occupations is illustrated in Meir’s widening income gap with the City average, with 
average incomes almost 71% of the Stoke–on-Trent average.  

3.33. Income is an important determinant of housing choice as it informs borrowing 
power. Low incomes inhibit the ability to secure a mortgage for a property and may 
result in higher than average demand for rented accommodation, including 
property below market rents. Below average earnings in Meir suggests that 
attraction of new residents with secure incomes will be required to sustain new 
services and facilities in the area and if there is a desire to diversify the housing 
offer to include higher value homes that households on higher, secure incomes will 
be able to support. 

3.34. In terms of overall deprivation, Stoke-on-Trent is ranked 18 P

th
P out of 354, which 

places it with the 10% most deprived local authorities in the country. 

3.35. There are some acute levels of deprivation in Meir: 40% of the SOAs in the ARF 
are classed amongst the 5% most deprived areas in the country.  This deprivation 
is concentrated in the north and east of the ARF. 

Crime  

3.36. Crime levels within Meir are high and this is particularly the case with regard to 
domestic burglary and youth nuisance. The structure of an estate may contribute 
to anti-social behaviour and fear of crime, resulting when there is no natural 
surveillance of areas of open space, as is the case in Meir.   

3.37. Combating crime and perceptions of crime are anticipated to be central to 
improving views of Meir and therefore to attracting new residents into the area. 
This reinforces the need for a range of interventions to complement investment in 
the housing stock. Whilst Meir undoubtedly presents challenges, the area also 
presents opportunities for the development of an improving neighbourhood and 
residential location of choice. 

3.38. A summary of key issues and challenges from the socio-economic analysis 
include: 

• The population of the area has been in steady decline with a loss of 10% of the 

total population between 1991 and 2001 

• The area maintains a large dependent population with a high proportion of 

young people aged under 16 and over 65 

• The area has a low levels of economic activity and employment with an 

employment rate of 47%  three quarters the national average 
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• The low levels of employment and concentration of low skilled workers results 

in below average incomes within the area and inhibit the ability to secure a 

mortgage 

• The area maintains high levels of deprivation with some areas classified as 

amongst the 5% most deprived in the UK 

• Crime and anti social behaviour levels are high acerbated by the design and 
layout of the estate 

T THealth and Education 
Health 

3.39. According to the 2001 Census, more than a fifth of the working age population 
(21.3%) of Meir are suffering a limiting long term illness.  This exceeds both the 
Pathfinder and Stoke-on-Trent averages, 17.2% and 16.47% respectively, and is 
almost double the rate for England, 11.3%. 

3.40. Six GP practices are within reasonable walking distance of the ARF area. Three of 
these practices are located within the Meir Health Centre and the other three are 
located within the local community on Weston Street, Uttoxeter Road and Bright 
Street. 

3.41. The area’s health facilities are generally dated and the practices on Weston Road 
and Uttoxeter Road are not in purpose built premises. Ensuring that the practices 
can continue to attract GPs to work from them also remains a priority and may be 
promoted through the establishment of new or refurbished facilities. 

3.42. Health facilities are one element where investment would be particularly beneficial. 
Existing health premises are out-dated, with some assessed not to be fit for 
purpose. Increased capacity will be required to cater for a growing population with 
modern facilities and enable a range of preventative services to be delivered which 
can assist in tackling the area’s health inequalities. 

Education 

3.43. The standard of primary education for Meir’s young people is relatively good with 
performance at Key Stage 2 in English and Maths above the City average. 
Although term time absence remains an issue in the area’s primary schools, 
particularly at the Crescent Primary School where authorised absence also 
remains significantly above the City average.    

3.44. However the standard of secondary education is poor with both secondary schools 
that serve the area recording attainment levels below the Stoke-on-Trent and 
England averages for Key Stage 3 aggregate attainment (70% versus 73% and 
74%). 

3.45. Enhanced educational attainment will assist Meir’s young people to access new 
employment opportunities arising in the City. An improved education offer may also 
assist in the attraction of new families into the area and assist in improving the 
housing market.   
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3.46. In terms of adult skill levels in excess of half of Meir’s adult population hold no 
recognised qualifications. This is almost double the England average (52.0% 
versus 28.9%) and also exceeds the Pathfinder (29.0%) and Stoke-on-Trent 
(42.9%) averages. 

3.47. A summary of the key issues and challenges from the health and education 
assessment includes: 

• Health facilities are dated and require investment to help improve the health 
needs of the community 

• Over a fifth of the local population are suffering from a long term illness higher 
than the Stoke-on-Trent and UK averages 

• Primary school performance is good and will provide a solid platform to help 
improve attainment levels with the secondary school system  

• The performance of secondary schools within the area is poor and will need to 
improve to help retain/attract new families into the area 

• Adult skill levels are poor with over half the adult population holding no formal 
qualification 

Housing 
Housing Supply 

3.48. The Meir ARF contains approximately 3,100 residential properties. Meir’s stock is 
predominantly houses with flats clustered in the north east and, to a lesser extent, 
the south east of the area. There has been limited change in the property offer 
over the last five years.  

3.49. Meir’s housing offer is heavily dominated by semi detached housing built during 
the interwar and post war period between 1945 and 1964 with a tenure split approx 
36:64 public - private. The limited choice of housing and the high proportion of 
social housing creates a mono-tenure that may limit the appeal of the area to 
potential private sector households. 

3.50. In response to the aging population and poor quality of elderly care 
accommodation a new 75 bed Extra Care Housing Scheme is being constructed 
on the site of the former Meir Infant School at the junction of George Avenue and 
Coldclough Road. The facility will enable older people to live independently, with 
personal care to be provided on site. There will be a GP based on site and other 
health facilities which will be available to the wider community. Places will be 
available within the Unit from the end of 2007. 

3.51. The condition of the housing stock is variable and while having one of the lowest 
rates of unfitness in Stoke-on-Trent with below average levels of disrepair two 
fifths of the stock do not satisfy decency standards. Much of the housing stock is in 
poor condition, including pockets of boarded up properties and many more lacking 
investment in external maintenance. A visual assessment of stock condition and 
environmental quality was undertaken to support the proposals for change with a 
summary of the survey illustrated in Figure 3.3  
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3.52. 

3.53. 

3.54. 

3.55. 

3.56. 

3.57. 

3.58. 

3.59. 

3.60. 

Despite great reductions in the number of vacant properties since 2001.The 
number of empty homes suggest that supply is out of balance with demand. The 
high turnover of Council properties further emphasises low demand. Altering 
perceptions of Meir will be important to bringing properties back into use and 
retaining residents. 

Housing Demand 

Demand for social housing is low with annual turnover rate of Council properties in 
Meir currently 17.7%, a rate significantly higher than the ODPM low demand 
threshold of 13.5% and demand for flatted accommodation even lower with an 
annual turnover rate of 31% in 2005.  

The number of vacant properties in Meir highlights the low demand for property 
within the area. In April 2006, 2% of all properties in Meir were found to be vacant, 
a great reduction since 2001 when the Census identified 6.4% of properties in Meir 
to be affected against 4.8% across Stoke-on-Trent and 4.0% England wide. 

Demand for private housing is measured using transactions and values with 643 
property sales between 2000 and 2005, representing a fifth of the total stock. 
Values in Meir are increasing although they remain significantly below the sub-
regional average with stock clustered within Council Tax Band A, offering limited 
housing choice. Speculative purchases are believed to have been a contributor to 
rising sales values. 

The private rented sector is anticipated to have grown since the time of the 2001 
Census and in some parts of Meir this sector dominates.  

Housing Needs 

The Housing Need Survey conducted in 2004 recognises the need to reduce the 
level of Council stock in the ARF but also to ensure that affordable provision is 
incorporated into any development proposals. Providing entry level homes for local 
people was highlighted as a priority against growing concerns that the current 
‘surplus’ of affordable homes for local people may diminish as property prices rise.  

No aggregated figures are available for Meir as regards the number of affordable 
housing units required, however with rising values and low incomes affordability is 
becoming a growing issue. 

If Meir is to respond to the housing needs of both existing and potential incoming 
residents and have a sustainable future, intervention is required. New development 
and improvements should take account of the needs and financial means of the 
existing population as well as incomers. As prices continue to rise ahead of wages, 
affordability is a growing concern both for current residents wishing to move up the 
property ladder and for buyers wishing to enter the market. At present, however, 
supply appears to outstrip demand. Affordable, high quality homes will be required 
whether through new build or improvement of existing stock to satisfy decency 
standards.  

Development should consider the wider context for investment. Redevelopment of 
neighbouring Coalville, as an example, presents potential competition for new 
homes in Meir. Meir’s housing offer should be established to ensure 
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complementarity rather than unnecessary competition with neighbouring areas. 
New homes will need to cater for both existing and future needs, providing housing 
options that respond to people’s needs through different life stages.  

Changing the Market Offer 

3.61. New build activity in Meir has been limited, in part due to an absence of available 
land for development. Consideration of residual housing development capacity, as 
of April 2006, showed limited recent completions and capacity for development. 

3.62. Sites for new development are in very limited supply in Meir so a degree of 
clearance will be required to enable new homes to be introduced. Provision of 
support for owner-occupiers to improve their homes would also be beneficial to 
improve external perceptions of the area.  

3.63. Intervention should increase levels of private sector housing (whilst ensuring 
affordable provision remains) and provide a more varied housing offer in terms of 
housing style, type and size. The new housing offer should cater for existing 
residents as well as attract new, economically active households to help achieve a 
sustainable community. A co-ordinated approach will be required to ensure that 
improvement in Meir’s social housing stock occurs alongside investment in and by 
the private sector. New development should maximise the value of open space by 
providing sites with a clear purpose and increasing natural surveillance from 
surrounding premises.  

3.64. To enable Meir to operate as a successful residential location consideration of 
access will be required. New developments should incorporate off-street parking 
provision to minimise problems of congestion, whilst opportunities to incorporate 
off-street parking within the boundary of existing homes should also be explored. 
This will provide, amongst other things, clear routes for the operation of bus 
services that to connect local residents to community facilities and employment 
opportunities.  

3.65. To address the range of issues identified in Meir, a partnership approach to 
renewal will be required. David Wilson Homes and RENEW will be key partners 
alongside the Council to improve the housing offer. Investment by partner 
agencies, including education, policing, health and transport will also be required 
to achieve a high quality environment to support the regeneration of the area and 
help reverse negative external perceptions of Meir.T  

3.66. A summary of the key issues and challenges from the housing audit includes. 

• Variety within the housing offer is limited with a dominance of semi-detached 

properties of a similar age and values 

• Demand for and supply of property is out of balance, demonstrated by high 

turnover of Council stock, vacancies and overcrowding 

• Lack of investment in housing stock over a sustained period, resulting in a run 

down appearance and high rate of properties failing decency standards 
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• Providing new and improved homes that are accessible to local residents and 

reflect household needs  

• Recognizing Meir as an area of predominantly private housing despite its social 

housing appearance to increase appeal to potential buyers and investors  

• Providing new and improved homes that are accessible to local residents and 

reflect household needs  

• Ensuring that investment in Meir complements rather than competes with 

housing choice in neighbouring areas, including investment in Coalville  

• Potential to remove unsustainable units to allow the introduction of greater 

housing choice and balance supply with demand 

• Potential to link private sector housing renewal works to investment in social 

housing  

• Limited sites available for new development 

Social Infrastructure 
3.67. Meir already contains a range of facilities for local residents but the offer is of 

variable quality. Providing facilities locally is a priority for Meir given the relative 
distance from central facilities in Hanley. Enhancements to the transport network, 
such as the potential to introduce new road access points and examination of the 
opportunity to re-instate the local railway station, would also be beneficial to enable 
residents to have reliable access to facilities in adjoining neighbourhoods. 

3.68. Meir has a number of assets to draw on, including the presence of open space 
within and on the periphery of the estate. Providing open space with a formal 
purpose, whether for sports or children’s play, will enhance both the area’s leisure 
offer and utilisation of land. Clarification of the intended end use of sites and 
improved surveillance is required to ensure residents feel safe when using the 
facilities and to increase patronage. 

Shopping 

3.69. The existing shopping provision within Meir is weak with the main local shopping 
destination the Meir District Centre suffering from a weak retail offer, high vacancy 
rates, large number of takeaway restaurants and professional services, poor 
layout/environment and limited off street parking, acerbated by strong competition 
from the nearby Tesco supermarkets. It is important to improve the quality of the 
shopping and leisure offer within the area to help meet the local shopping and 
leisure needs of the local community and establish Meir as a successful and 
vibrant sustainable neighbourhood. 

Schools 

3.70. The performance and reputation of schools is an important consideration in the 
housing choices of families. Properties in the catchment area of high performing 
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schools attract a premium whereas family homes close to poorly performing 
schools may take longer to sell.  

3.71. The existing schools that serve the area include within the boundary include 
Crescent Primary School whilst schools outside the boundary but serving local 
residents include Weston Coyney Junior School, Longton High School and Sandon 
High School.  

3.72. The quality of these facilities vary with the recently built Crescent Primary School 
an excellent facility providing a positive learning environment for Meir’s young 
residents. The other schools that serve the area will also see investment as part of 
the Building Schools for the Future IBSF) initiative, with a programme of 
investment currently underway in Sandon School that will benefit the residents of 
Meir. 

3.73. Enhancement of the school facilities also generate wider benefits for the 
community through the provision of adult learning opportunities and development 
of new leisure facilities with public access.  

Community Facilities 

3.74. Existing community facilities are limited with the recently opened Children’s Centre 
providing valuable child care and nursery facility with the area. Other community 
facilities including a library, community centre and sports and leisure facilities are 
currently provided outside the area. The lack of some community facilities within 
the area  

3.75. A summary of the key issues and challenges from the social infrastructure audit 
includes. 

• Meir District Centre benefits from a strong local catchment and good location 

off the A50 Uttoxeter Road but suffers from a weak offer and poor environment 

that will need to be addressed to support the regeneration not only of the centre 

but also the wider area 

• The area benefits from some excellent school facilities including the new 

Crescent Primary School and Sandon High School currently undergoing a 

programme of improvements  

• A range of facilities, including schools, health centres, a library, youth centre 

and shops, are already in place to support the community 

• Open space is an under-utilised asset in the neighborhood with potential to be 

exploited T 

Technical and Environmental Audits 
Ground Conditions 

3.76. The desktop review of ground conditions of the area indicates that the area is 
partley underlain by glacial til drift deposits (approximately 2m thick) while the solid 
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geology below the drift deposits comprises the Triassic Sherwood Sandstone 
Group. 

3.77. 

3.78. 

3.79. 

3.80. 

3.81. 

3.82. 

3.83. 

3.84. 

3.85. 

3.86. 

There is an area of made ground in the centre of the site where historical clay pits 
associated with a brick works have been infilled.  

A limited number of sources of potential contamination have been identified within 
the site boundary, and within a 250m radius of the site.  These are primarily 
associated with the areas formally and currently used for industrial purposes and 
areas of the brickworks and clay pits or infilled ponds 

A Coal Mining Report (attached in Appendix 2) provided by The Coal Authority 
indicates that the Meir site is located within the likely influence from workings in a 
coal seam at 650m depth, last worked in 1942. The report states that any 
movement from these coal workings should have now ceased. 

There are several surface watercourses identified within the site boundary, all of 
which lie in an area of open ground in the southeast corner of the site.  Two of 
these surface watercourses are identified as drains, and the remainder a ponded 
areas. 

The Sherwood Sandstone is a Major Aquifer and the site is within the Groundwater 
Source Protection Zone (SPZ) for a public supply abstraction – one of the principal 
abstraction wells for the Stoke-on-Trent area. 

Services and Utilities 

Examination of the relevant utilities record drawings indicate that the site is well 
served by existing electricity, gas, water and telecoms networks. Preliminary 
discussions indicate that there is sufficient capacity at present for expansion to the 
site (based on an assumption of an extra 250 –400 units).  However, as is the 
nature with all sites, more detailed analysis will be required. 

The sewer network is believed to be at or around capacity and network 
reinforcements and upgrades would be required to support any increase in units. 
To alleviate the problem of no additional discharge to the combined sewer 
network, the use of a sustainable urban drainage system, or SUDS, are likely to 
feature heavily within the urban design. 

Whilst there is a core fibre optic cable running through the site, none of the 
properties in the area are actually served by cable. 

Ecology 

An ecological assessment was undertaken of the site to determine any ecological 
value and ensure measure are put into place as early as possible in the design 
development process to minimise an impact on ecology. 

The results of the desk study revealed that there are no statutory or non-statutory 
sites designated for nature conservation within the site or 1km of it. Three ponds 
were identified within 500m of the site boundary. , although no roosts were 
recorded within the area. 
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3.87. The filed survey recorded a number of habitats within or adjacent to the area (in 
decreasing order of abundance): buildings; improved grassland, semi-improved 
neutral grassland; amenity grassland; running water; gardens, woodland and 
scattered trees. The survey identified the potential for protected species (badgers 
and great crested newts) within the semi-natural habitats although further surveys 
would be required to confirm their presence or absence. 

3.88. A summary of the key issues and challenges from the technical and environmental 
assessments includes. 

• The site is partly underlain by glacial til drift deposits (approximately 2m thick) 

• The solid geology comprises the Triassic Sherwood Sandstone Group 

• Meir is located within the zone of likely influence from workings in a coal seam 
at 650m depth (last worked in 1942) but any movement should have ceased  

• There is an area of made ground in the centre of the site where historical clay 
pits associated with a brick works have been infilled  

• There are open surface watercourses and ponds located in the open ground in 
the eastern part of the site 

• The Sherwood Sandstone is a Major Aquifer and the site is within the 
Groundwater Source Protection Zone (SPZ) for a public supply abstraction – 
one of the principal abstraction wells for the Stoke-on-Trent area 

• There is an area within the eastern part of the site which is designated under 
the Woodlands Grant Scheme 

• The site is well served by the existing electricity, gas, water, sewer and 
telecommunication networks 

• Current indications are that there is some space capacity in the existing gas, 
electricity and water networks for some increase in units in the area but that 
this situation may change 

• The sewer network is believed to be at or around capacity and network 
reinforcements and upgrades would be required to support any increase in 
units 

• Whilst there is a core fibre optic cable running through the site, none of the 
properties in the area are actually served by cable 

• There are no statutory or non-statutory sites designated for nature conservation 
within the site or 1km of it 

• Desk study results indicate that five species of bats have been recorded within 
the study area, there were no records of any other protected species 

• A field survey identified the potential for protected species (badgers and great 
crested newts) although further surveys would be required to confirm their 
presence or absence. 
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4.  The Vision and Objectives 
4.1. This section of the report sets out a clear vision for the future of Meir supported by 

a set of strategic objectives to help drive the regeneration of the area and ensure 
that the proposals for change meet the aspirations of the stakeholders and local 
community. 

The Vision  
4.2. An overarching vision has been identified for Meir informed from the key findings of 

the baseline report (summarised in Chapter 3) that reflects the aspirations and 
objectives of the Partners and local community established during the baseline 
consultation exercise. 

4.3. ‘To establish Meir as a popular sustainable neighbourhood within the City of 
Stoke that can accommodate a growing population within an improved 
residential environment with good access to a range of local services and 
employment.’ 

Strategic Objectives 
4.4. A set of strategic objectives have been identified to translate the overarching vision 

for Meir into a clear set of objectives against which the projects and proposals that 
comprise the ARF strategy can be tested and evaluated. 

Overarching Objective 

4.5. To establish Meir and its component neighbourhoods as strong sustainable 
communities 

• Consolidate, stabilise and re-grow population of diverse ages 

• Increase housing and household numbers to support transformational change 

• Improve the quality of life 

• support and stimulate the wider regeneration of the area 

4.6. The overarching objective for Meir is to establish the area as a strong sustainable 
neighbourhood that retains the existing community and attracts new residents to 
help establish a critical mass of population that can help to support the 
regeneration of the housing stock and sustain an improved range of local shops 
and services.  

Sub Objectives 
Housing & Built Environment 

• Match supply of housing to local demand and need 

• Readjust tenure balance to regional and national norms (i.e. new social and 

owner occupier) 

• Optimise the housing mix and tenure to create a more balanced community 

• Create sites for new housing 
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• Improve housing choice and quality 

• Improve the image and perception of the area 

4.7. The lack of housing choice and quality within Meir is a major issue that contributes 
to out migration and social and demographic imbalance. It is important to improve 
the quality and choice of housing to better meet the needs and aspirations of the 
existing community and new residents to the area throughout the life cycle. New 
housing will be of the highest quality and include a range of house types and 
tenures that are ‘tenure blind’ and integrated into the existing fabric of the area. 
Quality new housing will help to maintain and strengthen the existing community 
and improve the image and perception of the area to new residents and investors. 

Social and Cultural 

• Retain and strengthen the existing community  

• Promote social cohesion across Meir  

4.8. It is important to retain and strengthen the existing community within Meir to ensure 
cohesion, continuity and a sense of community spirit and well-being. To this end it 
is important to work closely with the community throughout the design and 
development process to engender trust and a sense of ownership to ensure that 
the proposals for the areas are successful in the longer term.  

Health and Education 

• Improve access and provision of health facilities 

• Improve educational attainment levels 

4.9. It is important as part of a cross agency drive to improve the health and 
educational attainment levels of the community through investment in new and 
improved health and educational facilities. The opportunity exists to work with the 
local Primary Care Trust to investigate the potential of a new ‘One Stop Shop’ 
health facility within Meir and with the Education Authority to target investment in 
new facilities and programmes to raise educational attainment. 

Community Safety and Well-being 

• Reduce incidence of crime, fear of crime and antisocial behaviour 

4.10. It is important to establish a community within Meir that is safe and welcoming with 
fewer incidents of crime and antisocial behaviour. To this end we will work closely 
with the local community and police to ensure that the design and layout of the new 
housing, open space and complimentary uses reduce crime and provide a safe 
and attractive environment for local people and visitors alike. 

Transport and Connectivity 

• Improve the structure of the area and legibility of the street pattern 

• Establish a network of pedestrian and cycle routes 

• Improve public transport facilities and services 
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• Improve traffic management and parking 

4.11. It is important to begin to address the physical weakness of the area identified in 
the Baseline Report to provide a new urban structure and street hierarchy that 
improves access both internally and externally. To reduce the reliance on the 
private car and encourage travel by foot, cycle and public transport it will be 
important to improve the existing bus facilities and services and create a 
comprehensive network of pedestrian and cycle routes. Congestion and blockages 
to the highway through informal on street parking must be addressed to ensure 
ease of access and to maintain a safe and attractive environment. 

Shops and Services 

• Support the Meir District centre as service hub 

• Establish a mix of complementary uses and activities  

• Diversify provision of shopping, community and leisure facilities 

• Provide local services within estate 

4.12. To establish Meir as a sustainable neighbourhood it is important to provide good 
access to a quality range of shops, schools, health and community services either 
directly within the estate or within easy access of the estate. The opportunity exists 
to improve the range of shops and services directly within the estate through the 
better use of the existing facilities that exist within the area and the creation of new 
community hub located within easy access of the whole community. Outside the 
estate it is important to strengthen Meir District centre as the main local centre 
through improved linkages and parking.   

Environment and Public Realm 

• Radical improvement of the physical environment 

• Bring countryside into neighbourhood. 

• Improve access to open space and improve its sense of safety 

• Minimise environmental impact 

4.13. It is important to improve the quality of the environment and public realm within the 
area to provide an attractive setting for the new and improved housing and safe 
and attractive areas for play and recreation. The quality treatment of streets, 
spaces and parks will help to improve the attractiveness of the area as a place to 
live, enjoy and invest. Links and access to the open countryside to the east of Meir 
should be encouraged as part of the open space and recreational resource of the 
area. 

4.14. It is also important in an age of increasing concern over climate change and other 
environmental issues it is important to ensure that the design, construction and 
operational use of the homes and other uses that we develop within Meir respond 
to the ‘green agenda’ to minimise the impact on the local and global environment.  

Economy and Employment 

• Improve access to jobs and centres of employment  
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• Improve skills and training  

• Reduce worklessness 

4.15. It is important as part of the holistic regeneration of the area to help ensure good 
access to jobs and centres of employment and improve skills in order to help 
reduce worklessness. Improving the physical access to the main centres of 
employment together with the implementation of direct programme of local 
employment and training will help to improve access to jobs and improve the skills 
and training of the local population helping to reduce worklessness.  
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5. Strategy and Proposals 
5.1. This section of the report sets out the preferred strategy and proposals for the 

regeneration of Meir. It provides an overarching strategy and set of clear strategic 
design/development principles that inform a detailed series of proposals that 
together will deliver the sustainable regeneration of `Meir over the next 15 years. 

Options Appraisal 
5.2. The ARF Strategy for Meir is based on a preferred option for change identified 

through a robust options appraisal process as set out in the accompanying Options 
Report. The Options `Report identified five options based on progressive levels of 
intervention and change as follows: 

• Option 1  ‘Least Cost’ addresses the most immediate problems in Meir with the 

minimal 

• level of expenditure. 

• Option 2 ‘Pragmatic’ provides for an increased level of intervention and change 

with the renewal of the worst quality housing, refurbishment of some retained 

stock and the development of complementary community facilities and open 

space. 

• Options 3 ‘Incremental’ builds on the level of intervention of Option 2 with the 

renewal of  poor quality housing to the north and east of the estate, additional 

refurbishments of the existing retained stock, new mixed tenure housing and a 

new community park. 

• Option 4 ‘Transformational’ again steps up the level of intervention with 

additional new housing to help establish a critical mass of population to support 

and sustain an enhanced level of community services and facilities. 

• Option 5 ‘Maximum’ builds on Option 4 further with the extension of the urban 

area into the open countryside to the east. This option would substantially 

increase the population to support a wider choice of housing and a better range 

of shops and services with higher sales values helping to  cross subsidise the 

transformation of Meir and reduce the requirement for public sector financial 

support 

5.3. Each of the five options were evaluated against a robust set of criteria including 
value for money/cost benefit, HMR/ARF objectives, strategic fit with the policy 
framework, commercial objectives of the preferred developer, technical feasibility, 
sustainability issues and community aspirations. 

5.4. The outcome of the options evaluation process resulted in Option 4 
‘Transformational’ being identified as the preferred option to deliver the 
transformation of Meir within the confines of the market, funding regimes and 
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statutory planning system. Option 5 while attractive in that it would delver the 
transformation of the area with minimal public financial support has been ruled out 
at this stage due to a presumption within the statutory planning system against 
developing on previously undeveloped land and lack of wider public support. 

ARF Strategy 
5.5. ARF Strategy for Meir illustrated in figure 5.1 seeks to address the issues and 

problems identified in the Baseline Report (see section 3) to deliver the vision and 
objectives for the area and establish Meir as a popular and sustainable 
neighbourhood with a growing population, improved housing offer and good access 
to a range of local services and employment. The key components of the strategy 
include: 

• Creates a critical mass of population to support an improved offer of shops and 

community services 

• Provides a range of quality mixed tenure housing to help establish a more 

balanced and sustainable community 

• Refurbishment of retained housing along key routes and interface areas to 

improve the existing housing stock and assist with decanting 

• Provides a clear and legible urban structure with hierarchy of routes 

• Establishes a new community hub with mix of local shops and community 

services to serve the needs of the community 

• Creates a hierarchy of quality open space to include a new park, play areas and 

better access to the open countryside 

• Improves access to existing shops, services and centres of employment 

• Provides a comprehensive programme of complementary initiatives to reduce 

worklessness, crime and anti social behaviour and improve the skills and 

overall well being of local people 

• Incorporates best practice thinking as regards design and environmental 

sustainability to maximise the quality of any new development and minimise its 

impact on the environment 
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Figure 5.1 ARF Masterplan 
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Strategic Design Principles 
5.6. The strategic design principles been identified to take forward the vision and 

objectives for the area and inform the identification and delivery of the detailed 
proposals for the area. These have been informed by our understanding of the 
area and best practice guidance as set out in the latest national design guidance 
documents including: 

• Urban Design Compendium 

• Better Places to `live By Design 

• By Design Urban Design in the Planning System – Towards Better Practice 

• Manual for Streets 

• Paving the Way / Transforming Streets 

• Biodiversity by Design: A Guide for Sustainable Communities 

 
5.7. The principles reflect the aspiration to establish Meir as a popular and sustainable 

neighbourhood with a clear and legible urban structure that allows ease of 
movement and access to quality well designed housing, community facilities and 
open space that embraces best practice in design and environmental sustainability.  

5.8. Community focus: the proposals for Meir should support community cohesion 
through good access to a range of shops and community services. The creation of 
a new Community hub at the heart of the estate with a mix of local shops and 
community services will provide local access by foot to a range of facilities while 
improved access and links to Meir District Centre and Longton Town Centre will 
further enhance access to community facilities and services. 

5.9. Urban structure: the proposals should establish a strong and clear urban 
structure for the area with a hierarchy of streets and routes, open space centred on 
a new Village Square at the heart of the area. The creation of a clear network of 
routes and places will improve the legibility of the area and provide a strong 
framework for new and existing built form. 

5.10. Character and Context: The layout and design of the environment from building 
to street will define a sense of place and neighbourliness involving scale, massing 
and orientation of buildings and the definition of streets as places for people not 
just traffic. The design and layout of the housing and public realm should reflect the 
principles of the ‘Garden City’ movement to help provide some continuity with the 
existing design and a strong identity and sense of place. 

5.11. Housing choice and quality: New housing should be provided in a variety of 
sizes, and tenures to help meet the existing and future needs of the community 
throughout the housing lifecycle. The design of the new hosing should meet best 
practice standards as regards quality and environmental standards to provide 
housing that is attractive, flexible, accessible and energy efficient.  

5.12. Ease of Movement: Layouts will be based on a recognisable hierarchy and 
network of routes that facilitate attractive, accessible, safe, sociable and busy 
places, which respond to the location of key desire lines to public transport, open 



 

 Meir ARF Draft Final Report          December 2007 

 

 Page 37 

space, local shops and services.  The design of streets will ensure low vehicle 
speed, so that pedestrians, wheelchair users and cyclists have priority and the car 
does not dominate.  Such a response will be created through innovative design 
techniques such as Homezones. 

5.13. Continuity and Enclosure: Dwellings will face on to streets, reinforcing a network 
of routes which join new development with existing, and reinforce links to and 
through the area. The scale, position and external appearance of dwellings and 
boundaries will respect the local setting and relationship to adjacent buildings, 
recognising the common building line and established building height. 

5.14. Legibility: The proposals should enhance the legibility of the area through a 
hierarchy of routes and open space supported by the emphasis of gateways and 
views at key locations to help provide a sense of arrival and place. The use of 
public art and landscaping should also be used to enhance the legibility of the 
area. 

5.15. Safety and security: The achievement of high environmental quality through 
attractive, clearly defined and well maintained streets and public spaces will form 
part of an integrated response to safety and security issues.  Well designed public 
spaces which are responsive to community needs will tend to be well used and will 
offer fewer opportunities for crime.  Places that forge a clear identity and sense of 
place can foster a shared sense of ownership and responsibility from the local 
community. 

5.16. Open space and Public Realm: The proposals for the area should enhance the 
quality and provision of open space and public realm through the creation of a 
network of open space that includes a new park, play areas and improved access 
to the open countryside. Private gardens should be of sufficient size to 
accommodate the needs of families. The design of streets will incorporate existing 
landscape features of high amenity value, supplemented by the provision of new 
street trees and high quality, attractive and robust hard landscape and street 
furniture.  

Quality Standards 
5.17. In addition to the strategic design principles the proposals will need to meet 

specific design and quality standards as follows: 

Code for Sustainable Homes (formerly EcoHomes) 

5.18. New build properties in the ARF should at least meet Code for Sustainable Homes 
Level 3 (within minimum NHER 9.0 and SAP rating 95) or relevant standards as 
required by the Housing Corporation at the time of funding for social housing units. 
To achieve this, the following are required to be considered within the 
development: 

• Energy and water efficient fixtures and fittings 

• Natural ventilation and insulation 

• SUDs including green roofs and trees/greenspace 

• Space for biodiversity 
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• Recycling of construction materials 

• Promote space for recycling bins 

• Incorporate renewable energy generation and recycling of energy (e.g. 

• Combined Heat and Power) 

• Travel plans, cycle stores and improved bus service information 

Building for Life 

5.19. The design and orientation of the new housing and public realm should be 
designed to meet the requirements of the Building for Life Standard. The Building 
for Life Standard is the government-endorsed benchmark for well-designed 
housing and neighbourhoods. It promotes, through awards, design excellence and 
celebrates best practice in the house building industry. Taking it’s lead from the 
Governments’ Sustainable Communities plan, Building For Life recognises that not 
only the design and features of the individual house but the setting and facilities of 
the other homes affects the ultimate success of that new community. Good quality 
housing design can lead to a marked improvement in social wellbeing and quality 
of life by reducing crime, improving public health and easing transport problems as 
well as increasing property values.T The assessment criteria have been defined by 
twenty questions separated into four sections as follows: 

• Character – defining a sense of place through quality streetscapes and spatial 

syntax whilst making the best use of existing buildings and typography. 

• Roads, Parking and Pedestrianisation – requiring a hierarchy of circulation 

routes defined by building layout. Promoting pedestrian primacy and passive 

surveillance. 

• Design and Construction – a unique design response with considered public 

spaces. Building specifications to exceed minimum building regulation 

requirements and provide an opportunity for innovative technology.  

• Environment and Community – provision of local facilities and access to 

public transport. Features within the scheme which reduce its environmental 

impact. A tenure and accommodation mix which responds to the needs of the 

local area. 
Lifetime Homes  

5.20. All new housing in the area should be designed to meet the Lifetime Homes 
Standards to ensure that the houses are adaptable to meet an occupiers 
requirements over the full housing lifecycle. The Lifetime Home Standards include 
sixteen design principles that if followed will ensure that  a new flat or house can be 
adapted with minimal or no impact to meet the needs of most households during 
the lifecycle. The principles as set out in  www.lifetimehomes.org.uk are as follows: 

• Car parking adjacent to housing capable of enlargement to 3.3m wide 
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• Level or gentle sloping access from car park 

• Approach gradients as defined in condition 2 

• Illuminated, covered and flush threshold to main entrances 

• Communal stairs should provide easy access and, where homes are reached 
by a lift, it should be fully accessible. 

• The width of internal doorways and hallways should conform to Part M with 
certain improvements subject to location. 

• There should be space for turning a wheelchair in dining areas and living rooms 
and adequate circulation space for wheelchairs elsewhere. 

• The living room should be at entrance level. 

• In houses of two or more storeys, there should be space on the entrance level 
that could be used as a convenient bed space. 

• In houses with three or more bedrooms, and all dwellings on one level, there 
should be a wheelchair accessible toilet at entrance level with drainage 
provision enabling a shower to be fitted in the future. In houses with two 
bedrooms the downstairs toilet should conform at least to Part M. 

• Walls in the bathroom and WC should be capable of taking adaptations such as 
handrails. 

• The design should incorporate provision for a future stair lift and a suitably 
identified space for a through the floor lift from the ground floor to the first floor, 
for example to a bedroom next to the bathroom. 

• The design and specification should provide a reasonable route for a potential 
hoist from a main bedroom to the bathroom. 

• The bathroom should be designed for ease of access to the bath, WC and 
wash basin. 

• Living room window glazing should begin no higher than 800mm from the floor 
level and windows should be easy to open/operate. 

• Switches, sockets, ventilation and service controls should be at a height usable 
by all (i.e. between 450mm and 1200mm from the floor). 

 
Secured by Design  

5.21. To ensure the creation of secure, quality places where people want to live and 
enjoy the new housing, community facilities and public realm should be designed 
to meet the principles of Secured by Design. The design response will attempt to 
design out crime through a detailed response that includes:  
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• Layout of roads and footpaths - Routes will be based on through routes 

designed so they are visually open, direct, and well used.  New rear shared 

access paths will be avoided unless they are gated. 

• Planting and street furniture - The location of planting and street furniture will 

avoid the creation of potential hiding places, obstructions or climbing aids.  

Planting will not immediately abut the path. 

• Gable end walls - Blank gable walls will be avoided and all publicly accessible 

areas will be overlooked by properties.  

• Footpath design - Pedestrian routes will follow clear desire lines and will have 

good forward visibility, with opportunities for natural surveillance from adjacent 

buildings maximised and appropriate lighting to BS 5489. 

• Communal areas - Courtyard car parking areas will be properly secured and 

distinguished as private spaces.  

• Boundaries - Boundaries to rear garden areas will mostly be formed within the 

centre of perimeter blocks and will be enclosed by 1.8m high fencing.   

• Car parking - Courtyard car park areas will be designed around small 

groupings, close to and overlooked by adjacent dwellings. 

• Physical security- All doors, windows, garage doors, security lighting and car 

ports will be specified to appropriate Secured by Design standards. 

 
Green Guide to Specification 

5.22. All building elements used for will be selected with reference to the ‘New Green 
Guide to Specification’ to ensure that their life cycle environmental impact is as low 
as possible. We foresee that internal walls, external walls, windows and roofs will 
have an ‘A‘ rating according to the Guide. Materials with a ‘C’ rating or lower will 
not be used for any building components. 

5.23. Where possible building materials will be sourced locally from approved suppliers, 
to further reduce the environmental impact of their transportation. Suppliers will 
also be selected with reference to their packaging and transportation policies, and 
willingness to take back any unused material, in order to minimise waste. 

5.24. Wherever possible, we will also specify top quality British Standards materials from 
recognised manufacturers to ensure the whole life costs are minimised. 

5.25. We will use 100% FSC (Forest Stewardship Council) or equivalently certified 
timber to ensure the wood comes from a well managed, environmentally 
responsible, socially beneficial, and economically viable forest. 

5.26. Insulants which combine zero Ozone Depleting Potential (ODP), a Global Warming 
Potential (GWP) below 5, and extremely good thermal properties will be specified. 
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These will be applied to the roof, external walls and floor slab to maximise the 
dwelling’s energy efficiency, while maintaining the low environmental impact seen 
throughout the design. 

The Masterplan 
5.27. The masterplan for the area is illustrated in figure 5.1 has been informed from our 

understanding of the opportunities and constraints of the area, the vision and 
objectives and the clear set of strategic design principles and objectives.  

Urban structure 

5.28. The masterplan will establish a clear and legible urban structure based on a 
hierarchy of streets and open space with new development located so as to 
enclose the existing and new public realms and create a strong distinction between 
public and private areas.  

5.29. A number of key principles define our approach to the urban structure as follows: 

• Hierarchy of streets and spaces – the creation of a clear hierarchy and network 

of roads, streets, footpaths and open spaces provides the framework on which 

the redevelopment of the area is based. It is proposed to establish a series of 

primary, secondary and local access roads defined through the scale and 

massing of the buildings and the design of the public realm. 

• Urban Perimeter Blocks – the creation of a series of perimeter urban blocks that 

delineate the private and public areas with the front of the buildings aligning the 

roads, streets and open spaces and the internal areas providing attractive, safe 

and secure areas of communal and private open space and car parking within 

parking courts. 

• Landmarks and corners – the corners of blocks and buildings at key points 

should be emphasised through the development of buildings of 3/4 stories in 

height orientated to maximize the views and vistas from the street. 

• Layout and orientation – all new housing will be developed to front the network 

of roads, streets, footpaths and open space with the scale, massing and density 

of development to reflect the location and hierarchy of streets and open space. 

Mix of uses 

5.30. The masterplan recognises the need to provide good access to a range of 
complementary uses both directly within the area and outside to support the 
existing and new housing and help establish the area as a sustainable 
neighbourhood. 

5.31. A new community hub will be established at the heart of the area with a mix of local 
shops, community and health facilities with improved links and access to the wider 
range of shops and services within Meir District Centre. 
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5.32. The potential for employment uses has also been explored with a number of sites 
identified within close proximity of the area for possible local employment uses. 

Making connections 

5.33. The reconfigured urban structure establishes a clear hierarchy of streets to allow 
for ease of access and movement both into and within the area. A number of key 
principles define our approach to making connections as follows: 

• A clear hierarchy of routes should be established with Manchester Road the 

principle Boulevard and gateway into the area with Oxford Street and Edward 

Street becoming the main ‘High’ streets off which a series of secondary streets 

provide access to Home Zones. 

• The network should be permeable with the majority of streets connecting at 

either end to other streets.  

• All routes should be attractive for both pedestrians and vehicles. Pedestrian 

only routes like back alleys should be avoided as far as possible because they 

tend to become dangerous. 

• All routes should be defined by the front face of buildings and buildings should 

have their main doors and windows onto the street so that the streets are 

supervised. We should avoid any streets of public routes to the rear of 

properties. 

• Traffic calming should be achieved through street design, rather than extensive 

highways works (such as chicanes and speed humps). On street parking 

should be permitted on most levels of street. 

Townscape 

5.34. The massing plan in figure 5.2 demonstrates the use of contiguous building lines 
between the retained built form and the proposed.  The location of existing formal 
and informal spaces is reused as key elements with the new development whilst 
others are relocated and reconfigured.   

5.35. The structure of the masterplan is such that it can be developed infinite phases 
without the need to clear more than required to complete that phase of 
development, which aids in preserving the community in as intact a state as 
possible during the regeneration process. 
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Figure 5.2 Massing Plan 
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5.36. The block structure looks to create the enclosure of the streets thereby developing 
a series of spaces formal, informal, urban or sub-urban in form and design.  
Enclosure is key to creating variety in the public realm in terms of making spaces 
useable and of a human scale.  Enclosure has also been used to emphasise the 
hierarchy of streets and spaces as described later. 

5.37. The majority of Meir Estate is made up of 2 storey properties with no identifiable 
centre or landmarks.  The masterplan looks to create a series of reference points 
and landmarks within the built forms to improve the urban grain and legibility of the 
estate and aid in identifying gateways, the local centre, key junctions and routes 
through and into the heart of the estate.  Whilst at key points the massing of built 
forms rises to 3 storeys the majority is 2 storey ensuring that the scale is not 
overbearing within the existing context. 

5.38. The creation of landmarks is not just about scale and massing, it is also about 
developing a palette of buildings which are unique to a place and also within this 
architectural palette developing a series of key buildings which stand alone in 
terms of their form, materials, relationship to other buildings and their use.  Such 
landmark buildings can be used as a focal point within the townscape, act as a way 
marker on a main movement corridor or signify a particular use of a building or act 
as a gateway to a space or different character area within the estate. 

5.39. Through the consideration of enclosure and use of landmarks existing views and 
vistas can be emphasised, new views and vistas can be created and the ease of 
navigation through Meir ‘legibility’ can be improved to ensure that residents and 
visitors can find their way around the estate, but also enjoy the experience of that 
journey. 

ARF Proposals 
5.40. To deliver the vision and objectives for the area the ARF Strategy illustrated in 

figure 5.1 includes a number of detailed proposals identified according to the key 
themes of housing, community infrastructure, access and transport, open space 
and public realm and services. The key outputs and pashing of the proposals are 
set out in the ARF Programme and Action Plan in Section 8.0. 

Housing 

5.41. The housing proposals for the area recognise the need to establish a balanced 
housing market with a range of house types and tenures and include proposals for 
the acquisition and clearance of areas of poor quality housing largely in public 
ownership and the creation of quality new housing for sale and rent supported by 
the selective refurbishment of some of the existing housing stock to further improve 
choice and assist with the decant process.  

Housing Acquisition and Clearance Programme 

5.42. A programme of acquisition and clearance of poor quality housing stock is 
proposed with properties identified for clearance according to a number of 
interrelated factors as follows: 

• Location within or adjacent to an existing/proposed RENEW acquisition area 

• High concentration of existing local authority ownerships 
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• High concentration of empty properties 

• Areas of unfit and unpopular stock based on visual assessment of stock 
condition, low house prices and council house turnover 

• Location within or adjacent to existing areas of poor quality open space 

• Areas in a visible location such as close to Weston Road 

• Areas of poor quality and low density housing 

• Areas with poor vehicular access and parking problems 

• Areas of very poor environmental quality 

5.43. The phasing of the acquisition and clearance programme is illustrated in figure 9.1 
and is based on four phases as follows: 

• Phase One builds on the existing acquisition programme to acquire a 
concentration of poor quality properties mainly in local authotity ownership 
located between Leason Road to the west and Brookwood Drive to the east. 

• Phase Two builds on the first phase of acquisitions to acquire those properties 
located between Leason Road and Harvey Road and along the northern side of 
Woodville Road. 

• Phase Three extends the acquisition and clearance programme north of the 
phase one area to include the existing park and the properties between the 
park and Brookwood Drive. 

• Phase Four extends the acquisition and clearance programme to the east to 
include the properties between Brookwood Drive and Pinewood Crescent.  

5.44. The preferred method of acquisition is set out in section 8.0 and is based on the 
voluntary acquisition of properties supported by the use of the Council’s 
compulsory purchase order powers to assist with the purchase of difficult to 
acquire properties and to avoid being held to ransom as regards values. 

New Housing  

5.45. The new housing proposals within the ARF Strategy illustrated in figure 5.1 and 
table 5.1 proposes to build a total of 1,141 new houses within the area over an 
indicative programme period of 10 - 15 years. An indication of the density, mix, 
tenure and housing typologies are provided below. 

Density  

5.46. The housing density assumptions used for the area are based on a need to provide 
larger family housing in the area to meet local housing needs and also the 
requirement to integrate the new housing within the existing urban fabric. The 
density assumptions are as follows: 

• Upper limit of 50 dwellings per hectare for new housing developed in and 
around the New Village Square/community hub and along the strategic routes 
through the area 
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• Lower limit of 40 dwellings per hectare elsewhere  

5.47. These density requirements are indicative and will be reviewed on a site by site 
basis during the development of detailed schemes. 

Mix and tenure 

5.48. Currently Meir Estate is dominated by 3 bed semi-detached inter and post war 
properties.  Whilst these properties are robust, there is scope to improve the 
variety and choice of housing in the area through careful thought of the local needs 
in terms of size and cost of housing in the area. 

5.49. The proposed housing mix for the area reflects the need to establish a more 
balanced housing market to better meet the needs of the existing and future 
residents and the requirement for upto 25% of all new house to be affordable 
housing. The proposed mix is as follows: 

• 10% 2 bed apartments 

• 10% 2 bed houses 

• 5% 2 bed bungalows 

• 45% 3 bed houses 

• 30% 4 bed houses 

5.50. In order to address the imbalance in the local housing market and maximise the 
proportion of houses for open market sale the proportion of affordable housing 
included in the mix is lower than the 25% upper limit with a provision of 20% 
affordable housing included for phase 1 reducing to 15% for phase 2, 10% for 
phase 3 and 5% for phase 4. 

5.51. The housing mix and affordable housing ratios are at this stage indicative and  
further work to assess the housing needs of the local community is required. 

5.52. Full details of the mix and tenure split are included in table 5.1 below. 

House typologies 

5.53. The design and specification of the house types will need to be designed to meet 
the design and quality requirements of RENEW and its partners as set out in the 
RENEW Development Guide and detailed design codes for the area yet to be 
prepared.  

5.54. The Development Guide requires the developer to design and build all new house 
to meet a range of quality and environmental standards including: 

• Code for Sustainable Homes Level 3 

• Building for Life Silver 

• Lifetime Homes 

• Secured by Design 
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• Green Guide to Housing Specification 

5.55. Further design guidance will be provided in the form of a Pathfinder wide design 
guide currently under preparation.  

5.56. The cost of meeting the required quality standards will also be an important factor 
in the design and specification of the house types where the total development cost 
exceeds what is viable relative to values then the quality and specification of the 
house will have to be reduced or additional grant support provide to meet the gap.  

5.57. Subject to clarification of the design and quality requirements and the level of grant 
support a range of house types will be designed to meet the housing needs and 
demands of the local community with a focus on affordable family housing to 
include a mix of 2, 3 and 4 bed houses and town houses. 

5.58. The architectural design of the houses will embrace best practice contemporary 
design while also reflecting some of the design principles of the ‘Garden Suburb’ 
movement seen in the design of some of the existing housing in the area.  

Housing Refurbishments 

5.59. A programme of housing refurbishments is proposed to support the new build 
programme and further improve the quality and choice of the housing stock. 
Properties for refurbishment have been identified according to a number of factors 
as follows: 

• Properties located on strategic routes and arrival points into the area 

• Properties located at the interface with the new build areas 

• Properties of heritage value or local architectural interest 

• Properties of a condition that merits retention and improvement 

5.60. A total of 202 properties have been identified for refurbishment with the level of 
treatment to include the major refurbishment of property exteriors to include 
brickwork, windows, guttering, roofs, reinstatement of heritage features and 
forecourt improvements. 

Table 5.1 Summary Housing Outputs 

Project 
description 

Units  Tenure Mix     Phasing 

 

N
o. 

D
ensity (units 

per ha) 

S
toke C

C
 

R
S

L 

P
rivate 

1/2 bed 
apartm

ents 

2 bed houses 

2 bed bungalow
 

3 bed  

4 bed  

 

Housing Acquisition and Clearance  

Phase 1 184 22 128 0 56          Year 1-3 
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Phase 2 102 18 75 0 27          Years 3 - 6

Phase 3 229 30 174 0 55          Years 5 - 7

Phase 4 178 25 115 0 63          Years 7 - 11

Sub total  693   492 0 201       

Housing Refurbishments 

Phase 1 26 26 14 0 12          Year 2 

Phase 2  83 26 50 0 33          Year 4-5 

Phase 3  23 20 8 0 15          Year 6-7 

Phase 4  40 21 23 0 17          Year 8-9 

Phase 5  48 42 33 0 15          Years 10 -

11 

Sub total 220   128 0 92       

New Build Housing 

Phase 1  107 42 0 21 86 49 0 20 16 23 Year 2 - 5 

Phase 2  341 42 0 67 274 80 0 0 197 0 Years 6 - 8

Phase 3  150 42 0 23 117 7 79 0 48 16 Years 9 - 10

Phase 4  264 34 0 40 224 39 26 12 160 27 Year 11 

Phase 5 279 40 0 28 251 42 42 14 93 89  

Sub total 1141   0 179 952 217 147 46 514 155  

 

Community Infrastructure 

5.61. 

5.62. 

5.63. 

A number of complementary proposals have been identified for non-housing uses 
to support the holistic regeneration of the estate and to provide a range of shops 
and services for use by local residents. 

Existing Retail and Community Facilities 

A number of existing shops and community facilities exist within the area including 
the shops located on Stansmore Road and the Children Centre and Primary 
School located off Pinewood Crescent. 

The existing shops will be acquired and redeveloped for new housing with new 
retail units provided as part of the creation of a new community hub while the 
children’s centre and primary school both excellent facilities will be encouraged to 
open in the evening to provide an additional resource for the local community. 

A New Community Hub 
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5.64. 

5.65. 

5.66. 

5.67. 

5.68. 

5.69. 

5.70. 

5.71. 

5.72. 

A new community hub will be created at the heart of the estate adjacent to the 
proposed new Village Square at the hub of the primary and secondary street 
network with good access by foot and public transport to the whole estate. 

The facility will provide a ‘One Stop Shop’ facility to include a number of retail units, 
doctors/dentists surgery and community centre. The facility will be modest in scale 
with an approximate gross floor space of 1000 sq.m over two floors with upto 4 
new retail units, doctors/dentist surgery and local housing/management office at 
ground floor level and a new community centre at first floor level.  

A detailed feasibility study will be required to determine the viability of the facility as 
regards need, scale, mix and funding. 

 Temporary Community Centre 

A temporary community facility is proposed on Woodville Road within two existing 
vacant houses. The properties will be refitted to provide a flexible community 
resource for the community and will revert back to residential use once the new 
‘One Stop Shop’  community centre is completed. 

Access and Transport  

The movement framework for the area is illustrated in figure 5.3 and provides a 
clear hierarchy of roads, streets and routes to ensure ease of access and 
movement throughout the area.  

The Movement Framework is designed to ensure that users can fully utilise and 
enjoy the area providing a safe network and choice of routes throughout the estate 
and beyond into the existing footpath network.  Vehicular movement through the 
estate has been incorporated into the design, which enables better public transport 
links, whilst with careful and creative design vehicle speeds can be limited.  Careful 
detailing which strengthens the perception of pedestrian priority reduces the 
opportunities to use the area as a cut through to other areas of the estate. 

Highways and Access 

A hierarchy of routes and streets will be created comprised of a network of primary, 
secondary and local access routes to establish a permeable movement framework 
for the area.  

A new primary route will be created along the existing alignment of Woodville Drive 
to the new Village Square with a new section of road linking up with Brookwood 
Drive at the junction with Brookwood Crescent to create a new principal spine road 
and public transport corridor for the estate. The design of the route will reflect its 
importance in the street hierarchy with a minimum carriageway width of 6.2 metres 
with a segregated combined footpath/cycle way to one side of the road and a 1.8 
metre footpath to the other segregated from the road via a 1.5 metre planted verge 
with crossing points at all junctions, bus stops and local facilities. Street trees and 
high quality lighting will help provide a boulevard feel and reinforce the strategic 
importance of the route. 

A network of secondary routes shall be established through the redefinition of a 
number of existing routes to include road widening to achieve a minimum 
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carriageway width of 5.2m, formalised on street parking and 1.8 metre footpaths to 
both sides of the street.  
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Figure 5.3 Movement Framework 
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5.73. 

5.74. 

5.75. 

5.76. 

5.77. 

5.78. 

5.79. 

5.80. 

5.81. 

Local access routes shall provide the links and connections into the heart of the 
residential areas and shall have a maximum ‘swept path’ of 4.8 metres set within 
the context of a community lane/homezone of an overall minimum width of 15 
metres which incorporates planting, trees and parking as well as community uses. 

Parking 

A combination of curtiliage and formalised on street car parking will be provided 
with curtiliage parking provided in all new development and on street parking 
formalised within bays off the carriageway along the primary and secondary routes 
and within a shared surface along local access routes. Additional on street parking 
will be provided close to the new Village Square and Community Hub. 

Footpaths and Cycleways 

A network of footpaths and cycleways will be created mainly as part of the 
hierarchy of primary and secondary routes with footpaths and cycleways 
segregated from the carriageway to provide safe and attractive routes.  

These routes will be supplemented by a series of off carriageway strategic 
footpaths and cycleways that provide direct links between the park, new village 
square, local squares, school and open countryside. 

All these routes will be overlooked, well lit and sign posted to provide safe and 
attractive routes accessible to all. 

Public transport 

The creation of a clear network of primary and secondary routes will allow for good 
bus access to the estate. Bus stops will be provided at key locations to ensure 
ease of access to bus services from al parts of the estate. The problem of narrow 
and congested routes often blocked by informal on-street parking will be removed 
through the widening of the carriageways and the formalising of on-street parking 
in bays. 

Open Space and Public Realm 

The Green Framework illustrated in figure 5.4 provides a network of quality open 
space and public realm based on a hierarchy of open space, squares and spaces, 
streets and pathways.  

The treatment of the open space and public realm within the area is important not 
only to provide spaces for local people to enjoy and gather but also to provide an 
attractive setting for the existing and new housing that pulls together the strands of 
the existing and new parts of the estate together to create a coherent and quality 
environment. 

The proposals for open space and public realm embrace the principles set out in 
the best practice guidance and the recently completed RENEW Green Space 
Strategy. 
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Figure 5.4 Green Framework 
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New Park 

5.82. 

5.83. 

5.84. 

5.85. 

5.86. 

5.87. 

A key proposal is to create a major new urban park located in the centre of the 
estate to provide ease of access to all residents. The park consists of a series of 
landscaped spaces providing a variety of active and passive recreational 
opportunities for all ages and community interests, to promote the shared 
enjoyment of the park.  Importantly, all elements of the park will have access for all 
and will be fully DDA compliant.   

The design of the park is subject to detailed design and specification but is likely to 
include a number of zones to accommodate a range of uses for different user 
groups including zones for relaxation and gentle interaction; zones for sports and 
recreation; zones for events and activities and zones for play. The overall 
arrangement, however, reads as one and is based on a formal core surrounded by 
a series of less structured zones as the park filters to the edges.   

These zones are founded on a series of cross cutting themes, which we believe 
will promote the health, educational, cultural and environmental benefits of the 
park.  We understand, for example, the need to promote better health through 
regular exercise, particularly amongst children who are increasingly sedentary, and 
also the opportunity to create the environment which promotes all manner of 
physical and cultural events that build a stronger community. 

The design and specification of the park will incorporate a number of ‘intelligent’ 
elements that exploit the environmental sustainability, manageability and security 
of the park.  A more sustainable approach to engineering, for example, has 
involved the utilisation of existing subsoil and topsoil generated by the stripping of 
greenfield sites for proposed housing, to fashion a series of playful mounds within 
the park.  This not only gives the park its own distinctive character but reduces the 
environmental implications of disposing such material off site.  All mounding will be 
carefully designed to ensure that visibility splays between mounds and across the 
park are protected.  This is to ensure that users of the park feel secure and have 
maximum visual exposure within and outside the park. 

New Central Village Square 

The existing square located in the centre of the estate will be redesigned and 
improved to provide a new Central Village Square at the heart of the new 
community hub located on the new strategic route that links Woodville Road to 
Brookwood Drive. The design of the square is subject to detailed design and 
consultation but is likely to include a formal hard landscaped area punctuated with 
street trees, seating and public art. The square will provide an essential place for 
the local community to meet and congregate while also offering opportunities to 
hold events and markets. 

A Network of Local Squares 

In addition to the Central Village Square a series of local squares and forecourts 
have been created at the junctions of the Streets and Lanes.  These spaces are 
intended as linking elements within the wider structure and spaces to which the 
community at a street-by-street level can adopt and identify with.  The spaces are 
simple meeting and event spaces for street parties, community events and play. 
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5.88. 

5.89. 

5.90. 

5.91. 

5.92. 

5.93. 

5.94. 

Materials shall match those of the gateways for the primary squares.  Secondary 
Squares situated within the development along Neighbourhood Streets and Lanes 
shall use small unit block pavers.  The primary squares shall use trees and planting 
in a formal manner to reflect the design within the gateways whilst the secondary 
squares and forecourts shall be more informal in style and reflect the character of 
the surrounding Lanes. 

Play Areas – NEAPs and LEAPs 

A number of children’s play areas will be within the area as part of the statutory 
requirement for access to public open space and play areas. The location and 
orientation of the play areas will allow access for all and will be overlooked by 
adjoining properties to provide natural surveillance. The play areas will be 
designed with local children to ensure a sense of local ownership and pride and 
further to detailed design will include a range of play equipment, safety surfacing, 
seating and lighting. 

Streetscape Improvements 

The existing network of distributor and access routes will be reconfigured to 
provide a clear hierarchy of primary, secondary and local access routes. The 
landscape treatment of these routes will complement their position in the routes 
hierarchy. 

Primary and some secondary routes will be landscaped to form tree lined 
boulevards with verges on eitherside and bespoke street furniture. 

Local access routes will be landscaped according to the principles of a Homezone 
with shared carriageways interspersed with large and small specimen trees, 
planting and lawns creating a very green character through the heart of the 
community.  The paved and setted surface shall curve back and forth along its 
length to slow traffic, with each curve being emphasised by trees, lighting 
elements, and street furniture or built form interacting with the streetscape. 
Residential units adjoining the Lanes will have defensible space in the form of front 
gardens, in-curtiledge parking and limited parking within off street secure parking 
courts.  Some properties will also have integral garages as part of the design. 

Arrival points and gateways will be emphasised through the use of structural 
planting, lighting, signage and public art to help provide a sense of arrival on 
entering the estate. 

Services 

The Baseline Report identified the need for service upgrades to support the 
development of new housing numbers over 500 dwellings. The nature of these 
upgrades will be subject to detailed assessment but is likely to include as a 
minimumn the need for a new primary sub station and improved drainage to 
support the regeneration of the area. 
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6. 
6.1. 

6.2. 

Affordable Elderly Person Housing 
The Meir estate will be reconfigured to ensure that the housing offer caters for a 
wide range of tenants and home owners to meet local needs.  A wide range of 
housing types and tenures will be provided to attract new residents and sustain the 
current population level. In order to ensure that new housing is accessible to 
current residents, a number of affordability initiatives will be implemented across 
the Meir development area.  

The Council’s Local Development Framework contains Supplementary Planning 
Guidance, which details policies supporting the provision of affordable housing 
units. The documents demonstrate a number of methods by which to provide 
affordable housing, including the delivery of affordable rents, the use of Homebuy 
initiatives, fixed equity discounts and low cost sales.  

The SOTCC Affordable Housing LDF Supplementary Planning Guidance, 2007 
states 

4.1 ‘The Council proposes to take a consistent approach in implementing the LDF 
Affordable Housing Policy and will seek up to 25% of a site’s capacity for affordable 
homes within the City overall. In some areas of the City, such as in some areas of 
major intervention where development will be accompanied by housing clearances, 
there may be a need for a higher level of affordable provision. In such areas there may 
be a need for up to 40% affordable housing. In such instances the Council will work 
with the developers to secure additional units of affordable housing’.   

4.2 In those areas, particularly within areas of intervention, where there is a need for a 
higher level of affordable provision the Council will seek to draw on a cocktail of 
funding sources. In this event developers may be asked to accommodate a higher 
percentage of affordable dwellings within their site but the Council will proactively 
consider with its partners how that additional affordable housing should be funded.  

6.3. As detailed within the excerpt above the City Council proposes to implement an 
affordable homes policy which seeks 25-40% of new homes developed on a site to 
be made available as affordable housing. The policy states that the need for 
affordable housing may be higher in areas of major intervention and may reach up 
to 40%. Where the level of affordable housing is demonstrated to be high, the City 
Council will seek to utilise a cocktail of funding sources to ensure that the site’s 
development remains viable. Where it can be demonstrated that the need for 
affordable units is less than 25%, the developer will be required to provide an off 
site affordable housing contribution at the equivalent rate.  

5.13 As a general rule the Council will require the Affordable Housing Provider to 
provide a legal mechanism to secure a discount to make the accommodation available 
in perpetuity. Where an appropriate discount on first sale will meet the relevant needs, 
such as in certain renewal relocation situations, then this approach will also be 
considered. (SOTCC Affordable Housing LDF Supplementary Planning Guidance, 
2007) 
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6.4. 

6.5. 

6.6. 

6.7. 

6.8. 

6.9. 

RENEW, the local Pathfinder, is currently drafting its own Affordable Housing 
policy. The selected option demonstrates that the developer and its partners will 
deliver affordable housing units in relation to the policy requirements. Open 
discussions between the related agencies are being completed to ensure that a 
sustainable mix of tenures is provided within the Meir estate. The City Council 
requires that 50% of the affordable units should be made available for affordable 
rent, whilst the remaining 50% can be obtained for intermediate rent, new build, 
Homebuy, fixed equity or low cost sale. Great Places will be responsible for 
delivering the affordable housing units which will include a combination of new 
build and refurbished properties.  

The needs of black and minority ethnic groups and elderly residents will be 
assessed with regard to providing appropriate affordable housing schemes and 
sheltered accommodation. There is currently a low proportion of BME residents 
living within the area, particularly Muslims, who would be the group most likely to 
require Shariah loans. Opportunities should be sought to provide Shariah loans 
where required. A new extra care facility for older people is currently being 
developed in the area and demand for an additional facility is currently being 
explored.  

Application  

The tenure mix of the Meir ARF area should be carefully considered by the 
appropriate bodies. Almost forty percent of housing in Meir is currently provided by 
the City Council. In order to provide the sustainable community desired, housing 
tenure will require careful consideration with regard to the existing profile and 
increasing owner occupancy. Discussion between the appropriate bodies should 
be facilitated relating to the level of affordable housing required. The number of 
affordable units constructed in the other AMI areas should also be considered in 
order to ensure that there is the appropriate level of demand. 

The proportion of social housing within the Meir ARF area is particularly high at 
40%. This proportion is significantly higher within estates dominated by SoTCC 
housing.  In order to increase the area’s stability it is proposed that the percentage 
of social housing is reduced through the reconfiguration of housing stock. 
Therefore the proportion of affordable housing provided through new development 
in this area will be held at a maximum of 25%. Each development will be 
considered by SoTCC on a site by site basis. Social housing will be required for 
tenants decanted from the area due to demolitions. Negotiations will be competed 
with SoTCC as to how these homes relate to the 25% affordable housing required.   

Research has been completed by the City Council which demonstrates a 
requirement for affordable units to be delivered at 70% of the market value. Gap 
funding will therefore be required to resource this disparity. Demand for shared 
ownership schemes has been shown to be greatest in the Meir area particularly 
from those residents who have been moved from their homes due to demolition 
works.  

Great Places will act as the HomeBuy agent on behalf of the Housing Corporation 
to assess eligibility and manage applications under the scheme. Both the initial and 
subsequent purchaser of properties through the HomeBuy initiative are taken from 
the HomeBuy Agent’s listing of eligible households on the waiting list. 
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6.10. There is a degree of flexibility relating to the mix of affordable housing initiatives, 
however the focus will be on the provision of providing general needs rented 
accommodation, shared ownership and new build Homebuy schemes. The lead 
developer will also provide low cost housing without discount as part of its 
accommodation offer. These units will not be included within the affordable housing 
requirement. Possibilities to provide other affordable homes initiatives will be 
explored with the appropriate agencies.  

6.11. A number of financial and equity tools will be made available by the developer, 
lead RSL and the partners to enable residents on lower incomes to gain access to 
the housing market. These include: 

Intermediate rented homes 

6.12. Accommodation is offered with rent set at a level between social and private rented 
accommodation. Units are provided by an RSL. Rents are typically 75%-80% of the 
local market rental value.  

Shared equity  

6.13. Where more than one party has an interest in a home, for example an equity loan 
agreement or shared ownership lease. There may be a charge on the loan and 
restrictions on price, access and resale. Increasingly, shared ownership are being 
developed by private companies and community sector groups.  

Shared ownership  

6.14. A form of shared equity where the purchaser buys an initial share in a home from a 
housing provider, who retains the remainder and may charge a rent on the 
balance. The purchaser can buy additional shares with the funds recycled for more 
affordable housing. 

HomeBuy  

6.15. HomeBuy provides three intermediate affordable home ownership products based 
on equity sharing. The products enable key workers, social tenants and other 
priority first time buyers to gain a step on the housing ladder. To be eligible for 
HomeBuy support the household must have a combined income of less than 
£60,000 per annum and have at least five years to serve before retirement. The 
three types of Homebuy are detailed below: 

• Social HomeBuy - Enables tenants to buy a discounted share in their home.  

• New Build HomeBuy - Allows people to buy a share of a new build property 
whilst paying rent on the remainder. Initial equity shares can range from 25-
75% of the value of the property;  

• Open Market HomeBuy - provides people with an equity loan to purchase a 
property for sale on the open market. Purchasers are typically required to fund 
75% of the purchase with the remainder secured through an equity loan. 
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Low Cost/Discounted Market Housing  

6.16. Two forms of discounted market housing will be provided in order to increase the 
local population’s access to home ownership. They include: 

• A one off first purchase discount, which will be useful mainly in the renewal 
areas to assist people move to appropriate forms of accommodation to meet 
their needs.  

• Fixed equity, where the discount is available in the longer term normally 
developed with AHPs or other experienced operators.   

6.17. In these cases the developer will be required to provide information on supply 
prices and the related discounts. In many cases a discount of 30% will be required 
to ensure the units are affordable. It is therefore possible to provide the S106 
obligation as shared ownership or low cost home ownership with 30% of the 
property retained in perpetuity.   

Key worker accommodation 

6.18. Research has yet to be completed in relation to the needs of key workers within the 
City, therefore this accommodation type will not be accepted as a affordable 
housing contribution.  

First Time Buyer Initiative  

6.19. English Partnerships’ is delivering CLG’s First Time Buyer Initiative (FTBI), which is 
increasing the ability of households with an income below £60,000 per annum to 
enter home ownership. The FTBI is part of the HomeBuy programme whereby 
English Partnerships provides assistance to purchase the property and retain an 
entitlement to share in future proceeds. For the first three years purchasers do not 
pay rent on the share of the property retained by English Partnerships with a 
monthly fee payable after this point, based on EP’s remaining entitlement. The 
purchaser has the ability to increase their share of ownership by making additional 
payments.  

Commuted sums 

6.20. The Council will consider the provision of affordable housing through a financial 
contribution. Opportunities to provide on site and off site provision will be explored 
initially the final contribution will be agreed through consultation with The Council  
as set out within the SPD.  

BME Housing - Interest Free Shariah Loans  

6.21. A Shariah mortgage provides a Halal (permissible) alternative to a repayment or 
interest only mortgage. There are two kinds of Shariah mortgages Ijara, or lease-
to-own, which involves charging the buyer rent instead of interest. A bank 
purchases a property on the buyers behalf and rent payments go towards paying 
for the home. When funds have been raised to purchase the house ownership is 
passed to the buyer. Musharaka, or deferred sale finance, works on a sale rather 
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than loan system. The bank purchases the home and sells it back at a higher price 
taking into consideration the period of time required to pay the money back. 
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7. Delivering Local Benefit  
7.1. The successful regeneration of Meir as a sustainable neighbourhood will require a 

cross agency approach to delivering a range of social, community and economic 
initiatives in partnership with local agencies and the community.  

7.2. If we are to establish Meir as a truly sustainable neighbourhood we will have to 
address not only the physical issues of the area but also the social, economic and 
community issues that have been identified in the baseline report through: 

• encourage community cohesion through engagement and partnering with the 
local community at all levels to ensure the proposals are fit for purpose and 
locally owned  

• reduce worklessness and increase economic activity through a coordinated 
programme of training and employment 

• encourage investment in schools and adult education to improve educational 
attainment and skills 

• address poor levels of health through better access to quality health facilities 
and a programme of advice and education to improve health and well-being 

• ensure good access and provision of quality community and recreational 
facilities to meet the needs of the local community 

• ensure the quality long term management and maintenance of the area 
through an appropriate management model 

7.3. This chapter provides an overview of the complementary initiatives and 
programmes required to deliver the sustainable regeneration of `Meir under the 
following headings: 

• Community cohesion through engagement and partnering  

• Social inclusion through employment and training  

• Education and youth provision 

• Health provision 

• Community facilities 

• Long term stewardship and neighbourhood management 

Community Cohesion through Engagement and Partnering 
7.4. The successful regeneration of Meir will require the support and commitment of the 

local community to embrace the proposals for change and maintain a sense of 
community spirit and cohesion throughout the regeneration process. It is therefore 
essential that local people are fully engaged throughout the design and 
development process to ensure the proposal for change are locally owned and fit 
for purpose. 



 

 Meir ARF Draft Final Report          December 2007 

 

 Page 62 

7.5. The process of consultation and engagement has already begun with a programme 
of consultation events being undertaken to help inform the key stages of the ARF 
and preferred vision and strategy including: 

• Regular meetings with the Meir Community Steering Group 

• Workshops with key officers and councillors of Stoke City Council 

• Workshops with Stoke City Council Councillors 

• Meir Festival workshop and exhibition 

• Options exhibition and drop in events 

• CABE workshop 

7.6. Full details of the consultation to date are set out in the consultation report 
accompanying this report. 

7.7. The forward approach to community consultation and engagement should be one 
of partnership with the local community integrating and involving local people 
directly in the design and development process at all stages. It will need to build on 
the consultation undertaken to date and develop the broad concensus for the ARF 
strategy into a detailed and phased set of proposals. 

Application 

7.8. The starting point in defining the process of consultation and engagement is to 
prepare and agree a detailed consultation and engagement strategy with RENEW 
and its Partners to include: 

• objectives to underpin the approach to consultation and engagement 

• structures to help deliver comprehensive and coordinated approach to 
consultation and engagement 

• groups to be consulted  

• methods for consultation and engagement  

Objectives 

7.9. The approach to consultation and engagement will would be based on a tried and 
tested set of principles as follows: 

• adopt an iterative approach to consultation and engagement that involves all 
sectors of the community 

• utilise the existing community and neighbourhood management 
networks/groups to maximise the effectiveness of the engagement strategy and 
to avoid consultation fatigue 

• adopt a policy of transparency and openness to ensure that community 
aspirations are not unrealistic and can be delivered within the confines of the 
market and regulatory system  
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• Identify hard to reach groups and adopt specific techniques for engagement 
including school visits/workshops etc 

• Utilise a variety of techniques such as community workshops, exhibitions, drop 
in surgeries, community juries, one-one meetings to fully engage the 
community 

Structures 

7.10. The developer and its partners will be required to tap into the existing consultation 
networks provided by RENEW and the Council Neighbourhood teams   

7.11. A number of delivery boards and sub groups have already been created within the 
Meir area, which support varying degrees of community engagement. The Meir 
Steering Group has already been set up to support processes for community 
engagement, assisting communication between the developer and the RSL chosen 
for the Meir area. The Group provides a strong framework to support community 
consultation and should be utilised to gain residents feedback on the development 
plans. 

 

7.12. An Area Implementation Team has also been set up to support the development of 
the area, which is funded by RENEW. This team aims to implement the objectives 
of the LSP and deliver outputs related to these targets. The group will feedback on 
development plans which are to be delivered in the area and the most effective 
methods for their implementation. Stakeholders include: 

• SoTCC Local Service Manager;  

• Youth Service; 

• Staffordshire Police; 

• Primary Care Trust ; 

• Education Department/School Representative; 

• Employment/Jobs Representative; 

• Social services; 

North Staffordshire Regeneration Partnership 

The Local Community  

Meir Area Implementation 
Team 

Meir Steering Group  
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• Registered Social Landlords; and 

• Built Environment.  

7.13. The regeneration sector is currently being restructured within North Staffordshire. 
This includes bringing RENEW, North Staffordshire Regeneration Zone and the 
regeneration department of The Council together within the North Staffordshire 
Regeneration Partnership. This reconfiguration will ultimately be beneficial to the 
delivery of the Meir ARF as it will facilitate integration between the agencies 
involved.   

7.14. Other related steering groups exist which focus upon supporting activities within 
the Meir area and the remainder of the conurbation. The North Staffordshire 
Construction Technologies Steering Group, for example, has a remit to promote 
social inclusion in relation to the training and employment opportunities created by 
the RENEW developments.  

Groups 

7.15. It is important to engage with all sectors of the community to ensure that the views 
and aspirations expressed reflect the full cross section of the community rather 
than specific and vocal groups. 

7.16. The use of the existing and comprehensive network of community and 
neighbourhood management groups discussed above should help to ensure all 
members of the community are involved in the process. However despite the 
mechanisms that exist certain hard to reach groups will require specific attention 
including young people, disabled groups and the elderly through small focused 
sessions.  

Methods 

7.17. It is imperative that community consultation is co-ordinated between the various 
bodies and provides a consistent message. In order to support the community 
engagement process it is recommended that an independent body is used to 
facilitate the consultation process. Activities will include the use of stakeholder 
workshops and open evening sessions for the wider community to attend. The 
possibility of creating a residents sub group to feed into the Meir Steering Group 
requires consideration. Each development stage should be presented to 
stakeholders and the community in order to support their understanding of the 
plans and to provide related feedback. There is also a requirement to include local 
councillors and MPs within the consultation process. The development of formal 
links between the Meir Steering Group and the Area Implementation Team is 
required to ensure an efficient communication stream surrounding the development 
process.   

7.18. Methods by which community consultation will be undertaken include: 

• Design workshops to understand, explore and develop the proposed 
masterplans. 

• Brainstorming sessions with pilot groups, consisting of prospective residents 
and users, to assess model homes and facilities.  
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• A website/chatroom which the community can access externally and within the 
community pod in order to provide a place for residents to air their views.  

• Postal surveys. 

7.19. Opportunities to provide training opportunities for local people involved in the 
consultation process should be sought by related agencies. Volunteers could 
potentially gain qualifications and skills related to the management and delivery of 
local consultation and engagement, including the completion of Planning for Real 
Participatory Appraisal exercises. The development of these skills would assist 
local residents to gain employment, particularly in the community and regeneration 
sectors.  

Social Inclusion through Local Employment and Training  
7.20. As demonstrated within the Meir Vision, the creation of a sustainable community is 

the overarching objective for the regeneration of the area. A large part of improving 
the area’s sustainability will be supporting residents to boost their incomes through 
increasing their economic activity and reducing benefit dependence within the 
area. Residents will require support to access the training and employment 
opportunities created through the development of the area and within the local 
conurbation. 

7.21. Employment opportunities will be created through the construction of over 1000 
housing units in the Meir area. Methods by which local residents can access the 
opportunities supported by this development will be explored, thereby supporting 
increased affluence and wider regeneration. Employment opportunities will also be 
supported in catering and retail, through construction personnel expenditure and 
within local companies benefiting from additional activity in the local supply chain.  

7.22. Over half of Meir residents do not possess a recognised qualification (Census 
2001). This is a major concern as the poor skills of the population currently 
constrain residents from accessing employment opportunities and help to maintain 
current levels of deprivation. It is important that housing developers working in the 
area support and work in partnership with relevant agencies, such as the North 
Staffordshire Construction Technologies Steering Group to develop and deliver 
local training initiatives and support recruitment from the local workforce.  

7.23. Opportunities to deliver social enterprises related to the construction in the area 
should be supported by the developer and its partners. Enterprises have been set 
up elsewhere in order to deliver apprenticeships and traineeships in construction 
related occupations and related professions, which meet the needs of local 
businesses.   

7.24. Accommodation will be required for local business directly affected by clearance 
and redevelopment. Consultation will be completed with these companies in order 
to explore options for alternative relocations within the Meir area. It is preferential 
for these businesses to be located within the community hubs planned. These sites 
will be beneficial due to their greater footfall and increased accessibility, by foot 
and public transport.  

7.25. Opportunities to provide employment sites within this residential area are limited 
and therefore employment opportunities external to the Meir ARF area will be 
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supported. Several business parks exist in close proximity to Meir, however public 
transport improvements are required to ensure that they can be accessed by local 
residents.  Meir Park, where 50 – 200 skilled manufacturing jobs are to be created 
in the next year, is particularly accessible to local residents. Other business parks 
are currently being developed alongside the A50 and work should be completed 
with employers located at these sites to develop links with the local community. 
These sites include: 

 Blenheim Vale Business Park – An office park providing employment 
opportunities for skilled workers.   

 Trentham Lakes - A mixed use business park, providing a range of low and 
high skilled opportunities. 

 Prologistic Sideaway and Prologistic Stoke – generally providing low skilled 
warehousing job opportunities. 

7.26. Opportunities to create employment opportunities within the Meir area are currently 
being discussed within SoTCC. The site which previously supported Indesit is now 
vacant and could potentially provide 25 acres of new employment land. A further 
site on Whittle Road is owned by Prologistic and provides an opportunity to 
develop a quality mixed use employment site.  

Application  

7.27. The provision of the training and employment opportunities provided will be 
dependent on the scale of the activity in the area. Housing developers will engage 
with relevant training and employment agencies working in the area to support the 
development of construction focused initiatives. This will include engaging with:  

 The North Staffordshire Construction Technologies Steering Group; 

 The Learning and Skills Council;  

 Burslem Construction College; and 

 The Building Futures programmes. 

7.28. These agencies will be able to provide a greater understanding of the requirements 
and employment capacity of local businesses. The developer and partners will also 
require additional personnel possessing skills in technical services, site clearance 
and infrastructure development, plus security enforcement.  

7.29. An initial analysis of the local construction supply chain will be delivered in 
partnership with local agencies.  This will examine and quantify the extent to which 
the Chain could be utilised to provide materials and labour. Opportunities for SMEs 
will be advertised in partnership with the appropriate agencies as they arise. 
Consideration should be given to the development of a City wide social enterprise 
schemes, benefiting residents within the Areas of Major Intervention.  

7.30. Public transport routes which follow the A50 into Stoke and Hanley are generally 
sourced in Fegg Hayes and not Meir. This decreases access to job opportunities 
along the A50 for Meir residents without access to private transport. In order to 
support existing and new residents to access the job opportunities available along 
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the A50 partners will be supported to develop public transport links along this 
route. Public transport links to Longton and the City Centre also require 
development. 

Educational Attainment and Capacity 
7.31. 

7.32. 

7.33. 

7.34. 

7.35. 

7.36. 

7.37. 

Quality, educational provision will be a key driver in retaining and attracting affluent 
residents and families to reside in Meir. Educational establishments will be 
assessed on both the quality of the facilities which they provide and the 
performance of their pupils. The two primary schools within the Meir area are 
generally performing well with attainment levels at key stage two above the City 
average.  

Capacity models have been developed for local primary schools is order to 
calculate future roll requirements. The models are based upon birth rates within the 
area and previous trends. The models demonstrate that capacity exists at Crescent 
Primary School to support an additional 70 pupils (ten in each year group). 
However, it is not anticipated that there will be any additional capacity at Weston 
Coyney for new pupils moving into the area.  Additional capacity also exists within 
primary schools outside the ARF boundary.  

At secondary level a significant proportion of pupils (40%) gain their education at 
schools managed by Staffordshire LEA. At the two local secondary schools within 
Stoke on Trent LEA, Longton and Sandon High, attainment at key stage three and 
four is below the national average. It is important to improve the attainment of 
these two schools in order to attract local families to the area and decrease the 
leakage of higher attaining pupils to schools of neighbouring authorities.  

Sandon High is currently being redeveloped within Stoke’s Building Schools for the 
Future (BSF) programme. It is anticipated that the redevelopment of the school will 
increase its appeal to local families, thus increasing demand for places at Sandon. 
It is therefore helpful to gauge the school’s future capacity at this time. The 
redevelopment of Longton School, through the BSF programme, is currently being 
debated. There are possibilities that the school may be relocated and combined 
with another local secondary school at a new site. It is likely that the roll of this 
school will be reduced due to low demand for places. 

Application  

Consultation with the City Council demonstrates the additional school capacity 
available within the rolls of schools in the Meir area. The new facilities being 
developed and the Extended Schools programme are likely to attract a greater 
number of pupils to gain their education at local schools and support the market for 
family housing within the area.  

The Developer will be required to support the provision of additional school places 
generated by the development of new housing through financial contributions as 
part of s.106 agreements. However, it is not the purpose of planning obligations to 
rectify existing shortfalls in provision and  RENEW and its partners should 
therefore encourage the LEA identifying alternative sources of funding. 

Local secondary schools will be encouraged to market their new facilities and 
attainment levels to prospective pupils within information packs promoting the area 
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supplied to potential new residents. The progression of new vocational, specialist 
diplomas will be supported by the Developer through the apprenticeship and 
training packages previously described. The introduction of vocational 
qualifications will help to increase attainment and attendance at local schools.  

7.38. 

7.39. 

7.40. 

7.41. 

7.42. 

7.43. 

The developer will engage with all schools throughout the residential construction 
programme. Representatives will visit local schools to increase pupils health and 
safety awareness. Pupils will be made aware of the dangers of working 
construction sites in order to decrease trespassing, vandalism and associated 
casualties.   

Health  
Health services are currently being delivered in Stoke from one central Primary 
Care Trust (PCT). The PCT will focus its delivery upon five neighbourhoods. Meir 
sits within the South East neighbourhood. A couple of health centres currently exist 
within the area, including Pinewood Childrens Centre and Meir Health Centre. The 
Centres focus upon providing support to parents, hard to reach and vulnerable 
groups.  

Information from the PCT indicates that GP provision in the area is adequate, with 
GP list sizes averaging approximately 2500 patients. The physical quality of many 
GP surgeries is often poor and many do not contain enough rooms to support 
nursing services restricting this type of service within Meir.  The development of 
additional housing within Meir will increase demand for GP services and one 
further GP will potentially be required. The management of GP surgeries is 
currently delivered through individual practices and it is therefore difficult to 
strategically support improvements to the quality of local surgeries. The provision 
of NHS dental care continues to be a problem throughout the City; however the 
Meir area is better served than most and is therefore not considered to be a 
concern.  

The PCT has identified Meir as a priority for the development of a new health 
centre within its Strategic Service Development Plan. The PCT aims to have 
developed a level 2 Primary Care Centre housing GP practices by 2013/4, 
however it is struggling to secure an appropriate site. The new centre will 
accommodate the existing health services located within Meir and Weston Coyney 
and will provide additional services. The Centre will therefore cater for between 17 
-18,000 patients.  

A new 75 bed Extra Care facility is near to completion in order to support older 
people to live independently. Other services will be provided to support older 
people to live independently in their existing homes. Consultation with older people 
indicated that they wished to remain independent and support services will be 
provided to assist this group.  

Longton Hospital is to be redeveloped as a specialist care centre and will support 
the Meir population. The Hospital currently provides a range of mental health 
services and occupational therapy. Services will be extended to include inpatient 
beds for intermediate care, out patient and rehabilitation services.   
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Application  

7.44. 

7.45. 

7.46. 

7.47. 

7.48. 

7.49. 

7.50. 

The development of a Local Improvement Finance Trust (LIFT) scheme is to be 
developed within Meir. This is seen to be a priority for the PCT.  Discussions 
between regeneration agencies and Prime Lift Investment Ltd, Stoke Primary Care 
Trusts LIFT developer, will be facilitated to ensure that the Centre is located within 
one of the areas community’s hubs or in proximity to the new Extra Care facility.  

Partners will be supported to enhance public transport services between Meir and 
Longton. Improvements to the services will ensure that the health deprived 
population of Meir is able to access, and therefore benefit from, the additional 
primary care services offered at Longton Hospital 

Additional care facilities are likely to be required in order to support the area’s 
elderly population in the coming years. The developer will work with local partners 
to support the development of additional care facilities with demonstrated demand 
in the Meir area. 

Community Facilities and Services 
The Baseline Report accompanying this report and the summary of key baseline 
findings in section 3 provides an overview of the provision and quality of existing 
community facilities and services within the area. It concludes that while the 
community facilities and services that do exist either within the area or close by are 
of good quality including the new Children’s Centre and Meir Community Centre 
the distance and association of those located within the Meir District Centre do not 
relate to the local community and there is a need for further facilities to be located 
directly within the area to better meet the needs of the local community, particularly 
for young people.  

The redevelopment of the area provides an opportunity to reconfigure and 
consolidate retail and community provision to create a hub of activity, supporting 
local businesses and a physical, focal point for the local neighbourhood. A co-
ordinated approach to community facility development will be implemented within 
the Meir area through the Meir Implementation Team and Steering Group. This will 
ensure that any new facilities are fully utilised and all funding related funding 
resources are exploited. 

Application 

The objectives and proposals for the area set out in sections 4 and 5 provide for an 
increase in the local population to support the sustainability of new/existing shops 
and community facilities in Meir.  

The key proposal to improve community and associated facilities is to establish a 
new community hub at the Square within the heart of the area that brings together 
community and local retail facilities that is accessible to the whole community by 
foot and public transport. This proposal is subject to detailed feasibility but could 
include a mix of retail, community, health and public functions based within a ‘One 
Stop Shop’ facility. Further work is required to develop the concept and establish 
the capacity and need for such a facility relative to exiting community a provision 
and to gain an understanding of potential partners and funding streams to support 
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the development of this facility. Further details of this proposal are provide in 
section 5 of this report.  

7.51. 

7.52. 

7.53. 

7.54. 

7.55. 

7.56. 

7.57. 

Subject to the feasibility study and delivery of the new ‘One Stop Shop’ community 
hub RENEW has provided the local community with a commitment for a temporary 
community facility located within two houses on Woodville Road to be used for a 
variety of community uses. It is envisaged that once the purpose built community 
facility within the square has been completed these houses would revert back to 
residential use. 

The strategy also proposes to make better use of the existing community facilities 
within the Meir ARF area, including the new children’s centre at Crescent Primary 
School and the Pinewood Centre, through improved access, extended opening 
hours and a coordinated marketing campaign to encourage awareness and use.  

New and existing community facilities will have a role to play in providing training, 
business support and childcare. Opportunities to deliver the Extended Schools 
programme across all schools within the area should be sought in order to increase 
access to the education based facilities currently available within Meir. 

Youth provision is poor within the area and the proposed new community hub and 
better use of existing community and school facilities should help to plug the gap in 
terms of facilities for young people. A comprehensive programme of youth activities 
should be implemented at these facilities to provide regular activities for young 
people. 

The provision and quality of open space is currently very poor within the area with 
only a single play area and a number of informal areas of open space to support 
the open space and recreational needs of the local community. The proposals for 
open space set out in section 5 of this report propose to establish a hierarchy of 
open space ton include a quality new park centrally located within the area 
supported by a series of smaller play areas and improved links to the open 
countryside to the east of the area. 

Local leisure provision will be improved through the proposals to redevelop the 
local Sandoon High School to include the development of new sports provision 
which will be open to members of the public, supporting community provision. 

The regeneration of Meir will enable higher density development and support 
greater permeability. This will increase access to shops and services by supporting 
the development and enhancement of sustainable transport routes enabling a 
greater level of walking and cycling. Access from the study area to Meir Centre will 
also be increased through the development of public and sustainable transport 
links. The development of public and sustainable transport routes between Meir, 
the City Centre and Longton will also be supported.    
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 Case Study – Grass Roots Community Resource Centre 
 

The Grass Roots Community Resource Centre is the second of three 
community resource centres to be built by the West Ham and Plaistow NDC. 
The development of Grassroots formed an integral part of the regeneration of 
the Memorial Park a local, significantly under used asset. Each centre is a 
flagship building for the neighbourhood in terms of design and the services 
brought into the area. 
 
A Neighbourhood Resource 
Each centre was designed around a broad service model of Health, 
Education and Training, Childcare and Community Use, actual services were 
dependant on the building location and partner agencies. 
 
Grassroots was funded by New Deal for Communities, Neighbourhood 
Nurseries Initiative and the DTI. The operational building houses a range of 
services and organisations including a nursery, a crèche, a multi-purpose 
community hall, meeting rooms, The Early Start Programme, offices for the 
Surestart Team, Community Health Team Representatives, a Pharmacy and 
a Café. 
 
A Community Managed and Owned Resource 
From the outset the NDC wanted this to be a community asset that owned 
and managed by the community. The community were involved from the 
beginning - a consultation programme around the broad service model 
provided an understanding of the types of services and activities they wanted 
to see. 
 
The Centre is overseen by a Management Committee consisting solely of 
local residents - responsible for setting policies and the strategic plans for the 
centre. On a day to day basis the Centre is managed by a team of staff 
including a Centre Manager. The Centre is a valued local resource and 
‘locally owned’ which is evidenced by the fact that despite being situated in a 
very deprived area there has been no instances of vandalism. 
 
An Environmentally Sustainable building 
The Centre is an environmental exemplar designed to be integral to the park, 
to avoid loss of green space the building has a green roof, the service 
access road is half grass and half concrete to maintain the visual 
appearance of the park and only minimal car parking is provided to 
encourage people to walk to the centre and enjoy the park. Renewable 
energy sources and efficiency measures are incorporated throughout the 
building as well as a rainwater harvesting system to minimise water usage. 
 
The CCTV system is a security measure for the Centre and doubles up as a 
wireless internet antennae offering free wireless internet to the building and 
the park. 
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Long-term Stewardship and Management  
7.58. Robust arrangements for long-term stewardship of the public realm are vital to 

ensure the success of Meir in the longer term.  The focus will be on high quality 
that is both realisable and yet facilitates a vision for an effective and efficient 
stewardship regime to ensure the right environment necessary for the premium 
quality of life for both residents, occupiers and those using, or simply visiting, the 
facilities created. 

7.59. Critical to the delivery of long-term stewardship of the community will be the 
evolution of a structure and its early formulation, the creation of a management 
business plan and an effective monitoring regime, which we intend to be applied 
from the outset of development. 

7.60. The agencies involved in the development of the area will be required to work in 
partnership to agree an appropriate model for the long term management and 
maintenance of the public realm and open space. 

Application 

7.61. The Long-Term Stewardship proposals can deliver both the effective maintenance 
of open spaces and act as a vehicle for wider community development outcomes 
that ensure Meir neighbourhoods are and continue to be safe, welcoming and 
attractive. The proposed Long-Term Stewardship Plan is to: 

• Establish Working Group 

• Define Roles and Responsibilities 

• Action Plan  

• Agree Management Model 

• Calculate Estates Management Charge 

• Monitor and Review 

• Management through Intelligent Design 

• Community Wardens 

Establish Long-Term Stewardship Working Group 

7.62. Our first step will be to establish a working group to bring together all agencies that 
may have a role in the long term stewardship including: 

 Barratt Homes team  

 Great places Group 

 RENEW North Staffordshire 

 Stoke City Council neighbourhood management teams and other departments 
such as cleansing 

 Community representatives 

 The Police 



 

 Meir ARF Draft Final Report          December 2007 

 

 Page 73 

Define Roles and Responsibilities 

7.63. This Working Group would jointly agree the roles and responsibilities of the 
partners and how it will work together to provide a seamless service for residents.  
It would facilitate the drawing up of a Service Level Agreement to ensure all 
commitments are formalised.  The group will be in a position to identify any gaps or 
where other agencies might be used to add value, for example GroundWork or 
BTCV.  

7.64. The requirement for related strategy documents will be assessed by the group. 
Possible requirements include landscape management plans, drainage strategies, 
waste management plans and sustainability plans.  

7.65. The areas of open space which are to be adopted by the operator will require 
definition. There may be a possibility for buildings maintenance to be included 
within the contract. 

Develop Action Plan 

7.66. Once the roles have been agreed, the group would draw up an Action Plan that 
details the objectives and  aspirations for the estates management and agree 
specifications.  These might include: 

 Keeping open spaces looking attractive and looked after, e.g. quickly removing 
graffiti, dealing with fly-tipping, litter picking, etc. 

 Maintaining street furniture and public art 

 Maintaining plants and trees, e.g. trimming hedges, bulb-planting, etc. 

 Community development activities to encourage active citizenship, such as 
establishing residents associations and Neighbourhood Watch groups 

 Community safety initiatives such as target-hardening, timers for elderly or 
vulnerable residents, etc. 

Agree Management Model 

7.67. The working group will need to agree an appropriate model for the long term 
management and maintenance of the areas public realm and open space. The use 
of a single model is preferable in order to provide a holistic approach to the areas 
upkeep. The management group will monitor activity to ensure that the selected 
agent meets the requirement of the Service Level Agreement.  

7.68. Possible models for delivery are demonstrated within Appendix B and include: 

 Stoke on Trent City Council; 

 Great Places; 

 A private company; and 

 A social enterprise 
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Calculate Estates Management Charge 

7.69. Once a full Action Plan  and appropriate management model has been drawn up, 
the Group can develop a cost model for the long-term stewardship.  They will then 
be able to identify funding for each activity and which: 

• are achievable within mainstream or statutory funding 

• individual partners are willing to contribute to 

• are fundable through external grants 

• need to be covered through a management charge.   

7.70. The charge to individual properties can then be calculated.  If the initial charge is 
considered to be too high, the Action Plan can be reviewed by all parties to agree 
where to modify the service. 

Monitor and Review 

7.71. Resident satisfaction with the local environment and related maintenance will be 
monitored through the use of annual resident surveys. This will be completed in 
order to provide an indication of improvements in perceptions of crime, responses 
to vandalism incidents, housing quality and community cohesion. The survey will 
also indicate where future resources should be invested.  

Management through Intelligent Design 

7.72. We will design open spaces and routes to encourage connectivity between green 
spaces and informal socialising, giving the community a sense of ownership over 
these areas and routes. We will also ensure that these spaces are easy to manage 
and maintain through: 

 Planting of low maintenance, hardy plants and trees  

 Ensuring all of the estate is well lit 

 Using robust, low maintenance materials for all street furniture 

 Designing the layout to ensure areas are overlooked 

 Designing out elements that could be used inappropriately, for example making 
it difficult to ride motorcycles through pedestrian routes 

Community Wardens 

7.73. The use of Community Wardens should be considered by the working group. 
Community Wardens have been successful elsewhere in increasing perceptions of 
safety, providing local people with an informal communication/information point and 
reporting local challenges to the appropriate groups/service providers in order to 
provide speedy, effective solutions. Opportunities to employ local residents within 
these roles will be assessed. Local residents should also be recruited to buildings 
maintenance and landscape management roles created by the scheme.  
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8. Draft Delivery Plan 
8.1. This section of the report sets out the progranmne and actions for the delivery of 

the ARF Strategy for Meir. It includes: 

• Programme and outputs 

• Costs and funding 

• Delivery structures and partnering 

• Legal and development agreements 

• Land assembly and acquisition strategy 

• Policy interventions required 

• Risk management 

• Marketing and branding strategy 

• Next steps  

Programme and Outputs 
8.2. The development programme and outputs that comprise the ARF Strategy are 

summarised in Table 8.1 below and include a detailed set of housing, infrastructure 
and environment proposals to deliver the sustainable regeneration of Meir.  

8.3. The phasing of the programme is indicative and ultimately will depend on the 
timeframes for site acquisition and assembly, decanting, funding and planning 
approvals. A summary of the key outputs by phase is set out below. 

Early Phases and Early Wins 2008-2011 

8.4. The first phase of the programme will build on the work undertaken to prepare the 
ARF strategy and begin the process of refining and detailing the proposals to 
support the submission of a detailed planning application and the negotiation of an 
appropriate development agreement.   

8.5. The phase 1 physical programme as illustrated in figure 8.1 will focus on the 
acquisition and clearance of poor quality housing in the centre of the estate 
between the Square and Brookwood Drive where there is a high concentration of 
poor quality housing and poor quality/redundant open space. It builds on the 
ongoing site acquisition process to deliver early win sites to create a strong public 
awareness and profile for the work. This will be refined to reflect the available level 
of public funds and all other constraints and opportunities. 

8.6. Subject to the land assembly/acquisition programme and the securing detailed 
planning approval the first phase of new housing will begin on site in 2010 with the 
construction of an estimated 40 new elderly person bungalows by the partners RSL 
The Great Places Group with the first phase of new private mixed tenure housing 
to start on site in 2010/11 with the construction of an estimated 67 new mixed 
tenure houses.  
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8.7. The refurbishment programme will also begin during the first three years with the 
refurbishment of 109 houses to support the decanting process.  

8.8. A summary of the key actions the first three years of the programme include: 

• Refine shared vision and strategy for the area with the Partners and local 
community 

• Work with the local planning authority to convert the ARF Strategy to an Area 
Action Plan for Meir 

• Prepare feasibility study to deliver the new ‘One Stop Shop’ community facility 

• Negotiate and agree appropriate legal/development agreement between the 
preferred developer and RSL and the Partners 

• Implement the land assembly and acquisition programme to include the 
voluntary acquisition of properties within the Phase 1 area supported by a ARF 
wide Compulsory Purchase Order notice 

• Subject to success of acquisition programme demolish acquired properties and 
prepare sites ready for redevelopment 

• Acquire and demolish commercial properties to include existing pubs and 
shops 

• Prepare detailed schemes for sites H1.1 and H1.2 

• Negotiate detailed planning approvals for sites H1.1 and H1.2  

• Agree design for new road link between the Square and Brookwood Drive and 
begin construction  

• Begin construction of approx 40 new elderly care bungalows and 67 mixed use 
houses 

• Refurbishment of 109 existing houses to improve the quality of the existing 
housing stock and help support the decanting process 

Longer Term Programme 2011 – 2014 

8.9. The second phase of the programme as illustrated on the Phasing Plan figure 8.1 
build on the momentum established during the first   three years to deliver the core 
new housing and community proposals with the acquisition, clearance and 
redevelopment of the central area east of the Square to Westwood Road and west 
to Brookwood Drive.  

8.10. The housing programme will see the construction of an estimated 341 new mixed 
tenure homes and the refurbishment of 111 existing homes together with 
associated infrastructure and public realm improvements. 

8.11. This phase of the development will also begin to deliver the complementary 
community and environmental projects with the completion of a new ‘one stop’ 
shop community/retail facility centred on the upgraded and improve Square, 
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new/upgraded infrastructure, new play areas and widespread streetscape and 
environmental improvements. 

8.12. A summary of the key actions the first three years of the programme include: 

• Complete acquisition of properties within the Phase 2 area 

• Subject to success of acquisition programme demolish acquired properties and 
prepare sites ready for redevelopment 

• Prepare detailed schemes for sites H1.3, H1.4, H1.5 and H2.1 and landscape 
scheme for The Square 

• Negotiate detailed planning approvals for sites H1.3, H1.4, H1.5 and H2.1 

• Begin construction of approx 341 new mixed tenure houses 

• Complete refurbishment programme with the refurbishment of 111 existing 
houses to improve the quality of the existing housing stock and help support 
the decanting process 

• Subject to viability and funding prepare detailed design for new ‘One Stop 
Shop’ community facility 

• Agree design/specification of upgrade/environmental improvement work to 
strategic and neighbourhood routes and begin construction 

• Agree detailed design/specification for The Square and new play areas and 
begin construction 

 

Longer Term Programme 2014 – 2026 

8.13. As work progresses the longer-term programme will evolve to meet the strategic 
and regeneration aspirations of the partners. Long-term projects in the business 
plan will inevitably be set out in less detail and there will be less certainty attaching 
to designs and financial appraisals. Nevertheless the pattern and programming of 
delivery phases in relation to available resources etc over time will be made clear 
through this process. Information will be sufficient to guide long range project 
management. 

8.14. The final phases of development will see the completion of the acquisition and 
clearance programme and the final construction of development and environmental 
works to include the construction of an estimated 543 new mixed tenure homes, 
quality new park and associated infrastructure and public realm. 

8.15. A summary of the key actions the first three years of the programme include: 

• Complete acquisition of properties within the Phase 3 and Phase 4 areas 

• Subject to success of acquisition programme/CPO Inquiry demolish acquired 
properties and prepare sites ready for redevelopment 
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• Prepare detailed schemes for sites H2.2, H2.3, H3.1 , H3.2 , H3.3, H4.1  and 
H4.2 

• Negotiate detailed planning approvals for sites H2.2, H2.3, H3.1, H3.2, H3.3, 
H4.1 and H4.2 

• Upgrade services where required 

• Begin phased construction of approx 543 new mixed tenure houses 

• Agree detailed design/specification for The Park and begin construction 
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Figure 8.1 Housing Phasing Plan 
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Table 8.1 Meir ARF Indicative Programme and Outputs 

Project 
Code 

Location Description Site 
Area 

Project Lead Indicative 
Phasing 

Outputs 

      Area 
(ha) 

    Housing Non Housing 

            Units Tenure Mix   

            

No. 

Density (units per ha) 

Local Authority 

RSL 

Private 

1/2 bed apartm
ents 

2 bed houses 

2 bed bungalow 

3 bed houses 

3/4 bed detached 

Area(sq.m
) 

Length 

HOUSING                                   

HA1 See Plan Phase 1 acquisition and clearance of poor quality 
housing 

8.55 RENEW/Barratt Year 1-3 184 22 128 0 56               

HA2 See Plan Phase 2 acquisition and clearance of poor quality 
housing 

5.55 RENEW/Barratt Years 4 - 6 102 18 75 0 27               

HA3 See Plan Phase 3 acquisition and clearance of poor quality 
housing 

7.71 RENEW/Barratt Years 7 - 9 229 30 174 0 55               

HA4 See Plan Phase 4 acquisition and clearance of poor quality 
housing 

6.96 RENEW/Barratt Years 8 - 9 178 25 115 0 63               

HR1 See Plan Phase 1 existing housing refurbishments 0.99 RENEW/Great Places Year 2 26 26 14 0 12               

HR2 See Plan Phase 2 existing housing refurbishments 3.19 RENEW/Great Places Year 3 83 26 50 0 33               

HR3 See Plan Phase 3 existing housing refurbishments 1.16 RENEW/Great Places Year 4 23 20 8 0 15               

HR4 See Plan Phase 4 existing housing refurbishments 1.12 RENEW/Great Places Year 5 40 21 23 0 17               

 HR5  See Plan Phase 5 existing housing refurbishments 1.14 RENEW/Great Places Year 6 48 42 33 0 15               

HB1 See Plan Phase 1 new build housing 2.51 Barratt/RENEW/Great Places Year 1-3 107 42 0 21 86 49 0 20 16 23     
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HB2 See Plan Phase 2 new build housing 8.06 Barratt/RENEW/Great Places Years 4-6 341 42 0 67 274 80 0 0 197 0     

HB3 See Plan Phase 3 new build housing 3.52 Barratt/RENEW/Great Places Years 7-8 150 42 0 23 117 7 79 0 48 16     

HB4 See Plan Phase 4 new build housing 7.71 Barratt/RENEW/Great Places Year 9-10 264 34 0 40 224 39 26 12 160 27     

HB5 See plan Phase 5 new build  housing 6.96 Barratt/RENEW/Great Places Years 10-11 279 40 0 28 251 42 42 14 93 89   

NON HOUSING                                 

NHA1  See Plan Acquisition of existing retail units/pub   RENEW/Barratt Year 1         4           1092   

NHA2 See Plan Acquisition of existing pub   RENEW/Barratt Year 1         1           1777   

NHD1 See Plan Demolition of existing retail units/pub   RENEW/Barratt Year 1         4           1092   

NHD2 See Plan Demolition of existing pub   RENEW/Barratt Year 1         1           1777   

NRC1 See Plan New retail/community space   RENEW/Stoke CC Year 5                     10,000   

INFRASTRUCTURE                                 

NR1 See Plan New Boulevard from The Square to Brook wood 
Drive 

  RENEW/Barratt/Stoke CC Year 3                       198 

UR1 See Plan Improvements to strategic road network    RENEW/Barratt/Stoke CC Years 4                       1,301 

UR2 See Plan Improvements to neighbourhood road network   RENEW/Barratt/Stoke CC Years 6                       1,943 

NS1   New primary sub station and service upgrades   Barratt Year 7                         

ENVIRONMENT                                 

SSI1 See Plan Strategic streetscape improvements   RENEW/Barratt/Stoke CC Years 4 -6                       1,301 

SSI2 See Plan Neighbourhood streetscape improvements   RENEW/Barratt/Stoke CC Years 4 -6                       1,943 

NPG1 See Plan LEAP   RENEW/Barratt/Stoke CC Year 5                     400   

NPG2 See Plan NEAP   RENEW/Barratt/Stoke CC Year 6                     1,000   

NP1 See Plan Central Park - new quality park   RENEW/Barratt/Stoke CC Year 7-8                     16,846   

NP2 See Plan The Square - new quality public square   RENEW/Barratt/Stoke CC Year 4                     2,462   

STRATEGY PREPARATION                               

SP 1   Prepare a detailed sub area masterplan   RENEW/Barratt/Great Places Year 1                         
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Costs and Funding  
8.16. 

8.17. 

The regeneration strategy for Meir summarised in table 8.1 above is an outline 
programme of anticipated development, infrastructure and environmental projects 
that will all be subject to further refinement and consultation prior to final 
agreement and hence the anticipated costs and funding are indicative at this 
stage and should be reviewed with caution. 

Programme costs 

The indicative costs of the programme have been based on a detailed set of 
development appraisals prepared on a project-by-project basis with costs 
estimated according to an agreed set of assumptions. A summary of the total 
programme costs by theme is set out below in Table 8.2.  

Table 8.2 Indicative Programme Cost 
Project Theme Unit Cost Years 1 - 3 Years 4 -6 Sub total Total Cost 

Housing 
acquisition 

£3,000 local authority 
£100,000 
private/RSL 

£5,984,000 £2,592,000 £8,576,000 £21,576,000 

Housing 
demolition 

£3,000 per unit £552,000 £306,000 £858,000 £2,079,000 

Commercial 
acquisition 

£150,000 per unit £500,000  £500,000 £500,000 

Commercial 
demolition 

£5,000 per unit £25,000  £25,000 £25,000 

Housing 
refurbishments 

£7.500 per unit £817,500 £472,500 £1,650,000 £1,650,000 

New build housing £150,000 per unit £16,050,000 £51,150,000 £67,200,000 £171,150,000 

New ‘One Stop 
Shop’ Community 
Facility 

£1,500 per sq.m  £1,500,000 £1,500,000 £1,500,000 

New/improved 
roads 
infrastructure 

New roads - £1.200 
per linear metre  
Improved/upgraded 
roads - £200 - £400 
per linear metre   

£237,600 £909,000 £1,146600 £1,146600 

New parks/public 
realm 

£150 per sq.m 
 

 £369,300 £369,300 £2,896,200 

New play areas £80,000 - £120,000 
per unit 

 £200,000 £200.000 £200.000 

Environmental 
improvements 

£150 - £200 per 
linear metre 

 £583,750 £583,750 £583,750 

Service upgrades na    £2,000,000 

Detailed strategy 
preparation 

£100,00  £100,000  £100,000 £100,000 

Total  £24,266,100 £58,082550 £82,348650 £205,406,550 

8.18. A full break down of the indicative costs and assumptions is included in confidential 
Appendix B. 
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Funding and Finance 

8.19. The delivery of the regeneration of Meir will require substantial investment from 
both the public and private sector. The level of public sector support required to 
deliver the transformation of Meir will depend on the extent of development costs 
versus likely values with the required quality of development acting as a valve 
pushing the funding requirement up or down. 

Public Sector Funding  

8.20. Table 8.3 below provides an indication of the public sector funding sources 
committed in principle to help deliver the first six years of the ARF programme for 
Meir.  

Table 8.3 Public Sector Funding 2008/09 – 2010/11 
 HMR Housing 

Corporation 
Stoke CC RSL Total  

2008/09 £600,000  £1,300,000 £1,00,000 £2,900,000 
2009/10 £1,600,000 £700,000 £1,600,000 £1,00,000 £4,900,000 
2010/11 £1,800,000 £800,000 £1,00,000 £1,00,000 £4,600,000 
Sub total £4,00,000 £1,500,000 £3,900,000 £3,00,000 £12,400,000 
2011-2014 £2,900,000 £2,200,000 £6,500,000 £3,00,000 £14,600,000 
Total £6,900,000 £3,700,000 £10,400,00 £6,00,000 U£39,400,000U 

 Source: RENEW North Staffordshire Business Plan 2007 

8.21. The developer will work closely with RENEW and the Council to incorporate public 
sector funding budgets in the delivery business plan. The public sector funding will 
be mainly focussed on the following areas of expenditure: - 

• Property acquisition / site assembly 
• Gap funding of site development 
• Infrastructure and public realm 
• Other related capital projects in the masterplan  
• Strategy development and masterplanning 

 

8.22. Essentially all of the public expenditure is required to subsidise the delivery of the 
ARF Programme to the point where it is viable at the levels of profit set out in the 
partnership agreement for various development circumstances. The process of 
joint working from the business plan down to detailed work on individual sites must 
take care to apply these public sector resources as wisely as possible. This will 
require careful judgement to balance the various regeneration priorities. In 
particular care must be taken to consider the developer’s early financial appraisals 
at sketch scheme’ stage. There will be a need to examine from where the deficits 
arise and to agree as partners how best to pitch site density, building size, design, 
specification, affordable housing policy etc. This will establish how to achieve best 
value for money not just for each site but with the overall plan delivery and its 
budget requirements in mind. Project can then be designed in detail and grant 
requirements assessed in detail and applied. 



 

 Meir ARF Draft Final Report          December 2007 

Project Financing 

8.23. 

8.24. 

8.25. 

8.26. 

8.27. 

8.28. 

8.29. 

8.30. 

8.31. 

Once the subsidy requirements of the project from the public sector are established 
all other project financing will be procured by the private sector in the form of direct 
project finance and s106 contributions to support complementary initiatives as 
required by the local planning authority. In terms of development finance Barratt 
Urban Regeneration will usually secure funding from the significant in-house 
resources of Barratt PLC without recourse to third party private finance. This will 
effectively cover the full costs of project delivery including all construction costs. 
The proceeds of sales will reimburse these costs and provide the agreed levels of 
developer profit. Any surplus will be dealt with in accordance with commercial 
terms between the parties and (more often) any deficit will be covered as public 
sector subsidy under the terms of the project grant application/award. 

Land Assembly and Acquisition 
Land assembly and acquisition is often the single most important barrier to the 
delivery of complex regeneration projects and as such it is important to identify the 
priorities and approach to land assembly as early as possible in the development 
programme. 

The approach to land assembly can be undertaken in two principle ways; either 
through the voluntary acquisition of land and property via negotiation or through the 
use of the local council CPO powers to acquire land.  

In the case of voluntary acquisition the process can be lengthy and uncertain with 
some owners refusing to sell and others holding out for a price way above market 
value. 

Land assembly and acquisition by CPO is also a time consuming and lengthy 
process that requires a strong justification for acquisition on economic and 
environmental grounds to deliver the ARF Strategy.  

Any programme of land assembly needs to be set within a clear strategic 
framework. The scheme, therefore, needs to meet regional and local policies to 
give a CPO the best chance of success.  This highlights the necessity for the Area 
Regeneration Framework to be promoted by RENEW and the Council and  
included in the LDF policies and other strategic documents.  

In terms of timing of a CPO, it is clearly beneficial that any negotiations on land 
acquisition are made within the context of a CPO process, i.e this helps to “focus” 
minds and ensures that time is not lost when negotiations breakdown and a CPO 
process has to be started.  However, for the process to be successful it is essential 
that a compelling case justifying acquisition as in the public interest can be 
advanced. Thus it will clearly be important for the scheme to be consistent with 
local planning policy.   

The preferred method of land assembly is to continue with the acquisition of land 
and property via negotiation supported by the use of Stoke City Council’s 
Compulsory Purchase Order powers.  

 

The priorities for land assembly is to acquire properties according to the key 
development phases as set out in the ARF Programme in table 8.1.and the 
phasing plan in figure 8.1. 
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Delivery Structures and Partnering 
8.32. At the heart of the delivery plan for Meir lies the need for a robust form of 

partnership between RENEW, Stoke City Council and the preferred developer – 
Barratt Homes and the RSL Partner - the Great Places Group. This partnership 
must be based on a clear understanding of mutual objectives, of each party’s 
responsibilities and of how the partners will work together towards these goals. 

Roles and Responsibilities 

8.33. The first step in any successful partnership is to agree the key roles and 
responsibilities of the partners and the nature of the commercial deal.  This can be 
achieved through the agreement of detailed ‘heads of terms ’outlining in a clear 
and concise form, the roles and obligations of the parties over the long term. This 
is vital for the long-term relationship governing delivery of regeneration and forms 
the basis for the considerable capital and resource investment from Barratt Urban 
Regeneration. The developer must be in a position when planning and working up 
the first phases of development, to know that the partnership is legally committed 
to pursuit of the wider, comprehensive regeneration plan.  

8.34. The fundamental issues the agreement must cover include: - 

Public Sector 

• Work to maximise financial resources required to support comprehensive and 

sustainable regeneration 

• Work closely with the developer to agree a deliverable business plan for 

regeneration 

• Maintain a realistic balance between available funds and development 

aspirations. To engage with the private sector partners to discuss development 

data and agree where priorities lie given the available budgets 

• To agree fair and reasonable Key Performance Indicators 

• Provide policy support where possible to enable delivery of a realistic and 

affordable package of development 

• Provide proper financial and resource support in key areas such as land 

assembly, decanting, community relations etc. To seek to deliver sites for 

development in pursuit of the regeneration strategy for Meir 

• Provide a clear and efficient decision-making process to deliver the above. 
 

Private Sector 

• To understand and strive to deliver the regeneration aspirations of the public 

sector partners 
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• To provide development delivery expertise in terms of planning and phasing 

delivery, design work, costing and appraisal of proposed developments 

• To work with the public sector partners to maximise funds available to enable 

viable development 

• To achieve the best design and specification for housing and other works 

possible given available budgets over the full duration of the delivery process 

• To engage with the public sector partners to share this data and agree where 

priorities lie given the available budgets 

• To support proper engagement with the local community 

• To deliver on agreed Key Performance Indicators provided these are fair and 

reasonable and wholly under the developer’s control. 
 

Legal Documentation 

8.35. The partners have begun to review initial legal documentation and this is expected 
to evolve into formal documentation of the delivery partnership. Two levels of legal 
agreement are necessary for delivery – a long-term partnership agreement and 
individual site-specific development agreements. 

Development Agreements 

8.36. Within the framework of a long-term partnership the parties will work together to 
develop and maintain a delivery business plan. This will identify and programme 
sites within the agreed masterplan for development. Each site development will be 
governed by a development agreement tailored specifically for that site and setting 
out the roles and responsibilities of the partners. This can either be based on a 
‘draft’ form of agreement attached to the long-term partnership agreement or the 
first such development agreement can be used as the basis for later agreements. 

Other Agreements 

8.37. Individual developments may also require agreements alongside the development 
agreement such as grant agreements, sale agreements to Great Places/RSL’s etc. 
All legal agreements must be specifically tailored to the circumstances of each 
development rather than seeking to fit deals around standard forms of agreement 
or agreements identical to those used elsewhere in the HMR area. 

Delivery Structures 

8.38. The structures to manage and deliver the ARF Programme for Meir will need to 
integrate with the existing decision making and governance structures that exist 
between the key public sector partners.  

8.39. A project delivery group has been established to manage and drive the delivery of 
the ARF Strategy over the life of the programme. The group comprises of key 
representatives from Barratt Homes as the preferred developer and the Great 
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Places Group as the partner RSL together with key officers from RENEW North 
Staffordshire and Stoke City Council. The group is currently in its infancy and will 
need to agree its membership, roles and responsibilities, governance and decision 
making powers and meeting and reporting arrangements.  

8.40. 

8.41. 

8.42. 

8.43. 

The diagram below illustrates how the project delivery group relates to the existing 
delivery structures that exist. 
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regards the delivery of a balanced and sustainable neighbourhood is to be 
realised.  

Marketing and Branding 
8.44. The successful regeneration of Meir will require a comprehensive marketing and 

branding strategy to help to raise awareness of the plans to regenerate the area 
and begin to change the image and perception of the area to help retain existing 
residents and attract new residents to the area. 

8.45. The communication and branding of the area would be driven by a specific 
communication and branding working group that would establish a clear marketing 
and branding strategy for the area. The communication and branding strategy 
would be developed in association with the partners and is likely to include: 

• Establishment of a joint media protocol that allows the partners to agree and 
sign off all printed material and press communications 

• Development of a strong brand for the area and series of branding guidelines 

• Agreed ‘key messages’ and a communication programme 

• Targeted Media Channels 

o Local and National Press 

o Local and National Radio 

o Trade Press 

• Contingency Plan  

• Exploration of a Meir website 

8.46. In parallel to the communications and branding strategy a more traditional sales 
and marketing strategy would be developed to market the new homes for sale and 
rent within the area. This would be based on a tried and tested approach to 
include: 

• Identification of target market to include the existing local community and wider 
market as part of a strategy to retain and reinforce the existing community while 
encouraging those from outside the area to establish a balanced and 
sustainable series of neighbourhoods. 

• Establish high profile on site temporary marketing suite with dedicated car 
parking 

• Establish a show home complex upon completion of a number of housing units 
consisting of a selection of show homes, which are representative of the 
dwelling types being offered on the site. 

• Comprehensive use of media advertising, including TV advertising, full page full 
colour national advertising, local press advertising and a dedicated Meir 
website will be complimentary to the availability of the show home complex. 
The use of local radio advertising will also be considered. 
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Risk Management 
8.47. 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. 

8.48. 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”. 

8.49. 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 

8.50. The responsibility for managing the risks and the method of capture and recording 
any potential risks differs for each level of risk as follows: 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 
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rogramme, project and operational Boards.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

8.51. 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 

8.52. 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.  

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. 



 

  

Table 8.4 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 

2 

 

  



 

  

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. 

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/ Developer Lack of demand/market 2 4 The limited supply and choice of 3 

 

  



 

  

Programme collapse quality new housing set against 
relatively stable economic 
conditions should make a local 
collapse in 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/
RENEW 

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/ Developer/ Planning Process 2 4 The local planning authority has 3 

 

  



 

  

 

  

Programme Stoke CC 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. 

R8 Programme/
Project 

 RENEW 
/Developer 

Failure of complementary 
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



 

  

 

  

Appendix A Maintenance Delivery Models 
Delivery 
Option  

Information  Advantages Disadvantages  

Adoption by 

the local 

authority  

The sites will be adopted 

by the local authority, 

who will ring fence 

section 106 funds to 

resource the 

maintenance of the sites. 

A management group to 

establish SLA and agree 

local partners.  

• Model already in 
place.  

• Streetscene work 
across the City 
and have 
experience 
working in this 
area  

• Able to transfer 
the responsibility 
for maintenance 
over to The 
Council  with a 
potential stock 
transfer 

• Decreases the 
number of 
agencies working 
in the area. 

• Universal 
maintenance regimes 
delivered. 

• Little experience of 
working with 
community groups. 

• May not be able to 
provide a local team. 

• Difficulty monitoring 
activity due to the size 
of the organisation. 

• Unlikely to provide 
training opportunities  

• Limited funds to 
support maintenance. 

• Little opportunity for 
input from the 
steering group 

Adopted by 

Great Places  

Great Places would 

maintain local open 

spaces if a stock transfer 

was to occur. A 

management group to 

establish SLA and agree 

local partners. 

• Model already in 
place 

• Would explore 
possibilities to 
train and employ 
local residents  

• Maintenance 
team would have 
a local focus 

• Strong 
communication 
links with other 
bodies. 

• Decrease the 
number of 
agencies working 
in the area.   

• Able to easily 
monitor resident 
satisfaction within 
annual surveys. 

• Experience of 
consulting with 
the community in 
relation to open 
spaces and other 
issues.  

• Great laces do not 
own stock until 
construction 
programme 
commences. 

• LA would remain 
principal social 
landlord 

• Maybe an option if 
stock transfer to be 
completed in the 
future.  

Private 

Management 

Company  

Funds – section 106 

monies or management 

fees – will be provided to 

a private company who 

will be provided with a 

contract for maintenance. 

The contract will be 

managed by a steering 

• The company will 
provide a number 
of contracted 
services within 
the designated 
budget. 

• Steering group 
able to monitor 
and set 
objectives.  

• Possibilities to 
employ local 
people and 

• May not have local 
focus 

• Possibly limited 
experience in 
community 
consultation  

• Greater number of 
agencies employed in 
the area 

• Loss of an opportunity 
to utilise local labour  



 

  

 

  

group consisting of the 

various development 

agencies.  

provide training 
opportunities. 

• Specialised 
services 

• Local focus.  
Social 

enterprise 

Developing an 

association which will 

manage specific areas of 

open space and be 

actively involved in their 

maintenance. The group 

will be provided with a 

budget and will agree on 

development and 

revenue activities. This 

may involve dealing with 

outside agencies. 

• The company will 
provide a number 
of contracted 
services within 
the designated 
budget. 

• Would explore 
possibilities to 
train and employ 
local residents  

• Maintenance 
team would have 
a local focus 

• Steering group 
able to monitor 
and set 
objectives.  

• Possibilities to 
employ local 
people and 
provide training 
opportunities. 

• Specialised 
services 

• Supports the 
development of 
the local 
economy.  

• Possible to 
monitor 
satisfaction.  

• Limited experience  
• May require additional 

support from the 
steering group  

• Greater number of 
agencies employed in 
the area 
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