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AGENDA

Apologies for Absence
To receive apologies for absence.
Minutes (Pages 1 - 6)

To confirm the Minutes of the meeting of the North Planning Committee held on 17
February 2026, attached, marked 2.

Contact: Emily Marshall on 01743 257717

Public Question Time

To receive any public questions or petitions from the public, notice of which has been
given in accordance with Procedure Rule 14. The deadline for this meeting is 5.00 p.m.
on Wednesday, 15" April 2026.

Disclosable Pecuniary Interests

Members are reminded that they must declare their disclosable pecuniary interests and
other registrable or non-registrable interests in any matter being considered at the
meeting as set out in Appendix B of the Members’ Code of Conduct and consider if they
should leave the room prior to the item being considered. Further advice can be sought
from the Monitoring Officer in advance of the meeting.

Proposed Hotel East of The Shrewsbury Club, Sundorne Road, Shrewsbury,
Shropshire (24/03877/0UT) (Pages 7 - 28)

Outline application (to include access and layout) for hotel with associated parking and
landscaping

Land To The East Of Merrington Road, Bomere Heath, Shrewsbury, Shropshire
(25/02929/0UT) (Pages 29 - 60)

Outline planning application for the erection of up to 98No. dwellings with all matters
reserved except for means of access

Foxholes Farm Poultry Unit, Little Ness, Shrewsbury, Shropshire (24/02979/EIA)
(Pages 61 - 102)

Erection of 2 No. additional poultry houses with associated feed bins, hardstandings and
relocated access road associated with a reduction in stocking density across the whole
poultry farm to the new higher welfare standards.

Proposed Residential Development Land on the West side of Ellesmere Road,
Shrewsbury, Shropshire (22/01432/OUT) (Pages 103 - 144)

Outline application for the residential development of up to 450 dwellings, strategic
infrastructure to include: open space, drainage and engineering works with some matters
(landscaping, appearance, layout, scale) reserved apart from strategic access.

Appeals and Appeal Decisions



10 Date of the Next Meeting

To note that the next meeting of the North Planning Committee will be held at
2.00 pm on Tuesday, 19" May 2026, in the Council Chamber, The Guildhall, Shrewsbury.
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17t March 2026

NORTHERN PLANNING COMMITTEE

Minutes of the meeting held on 17 February 2026
In the The Council Chamber, The Guildhall, Frankwell Quay, Shrewsbury, SY3 8HQ
2.00 -4.51 pm

Responsible Officer: Emily Marshall
Email: emily.marshall@shropshire.gov.uk Tel: 01743257717

Present

Councillor Julian Dean (Chairman)

Councillors Mark Owen (Vice Chairman), Andy Davis, Rosemary Dartnall, Greg Ebbs,
Adam Fejfer, Gary Groves and Carl Rowley

62 Apologies for Absence

Apologies for absence were received from Councillors Brian Evans (substitute:
Councillor Brendan Mallon), Ed Potter and Rosie Radford.

63 Minutes

RESOLVED:
That the Minutes of the meeting of the North Planning Committee held on 9t
December 2025 be approved as a correct record and signed by the Chairman.

64 Public Question Time
There were no public questions or petitions received.

65 Disclosable Pecuniary Interests

Members were reminded that they must not participate in the discussion or voting on
any matter in which they had a Disclosable Pecuniary Interest and should leave the
room prior to the commencement of the debate.

66 Proposed Residential Development Land on the West side of Ellesmere Road,
Shrewsbury, Shropshire (22/01432/0UT)

The Principal Planning Officer introduced the outline application for the residential
development of up to 450 dwellings, strategic infrastructure to include: open space,
drainage and engineering works with some matters (landscaping, appearance,
layout, scale) reserved apart from strategic access and confirmed that the Committee
had undertaken a site visit that morning to assess the impact of the proposed
development on neighbouring properties and the surrounding area. Members’
attention was drawn to the information contained within the Schedule of Additional
letters.
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67

Robert Mitchell, on behalf of local residents spoke against the proposal in
accordance with Shropshire Council's Scheme for Public Speaking at Planning
Committees.

In accordance with the Local Protocol for Councillors and Officers dealing with
Regulatory Matters (Part 5, Paragraph 15.1) Councillor Ben Jephcott as local ward
councillor, made a statement and then left the table, taking no part in the debate or
vote on this item.

Sarah Butterfield, agent on behalf of the applicant spoke in support of the proposal in
accordance with Shropshire Council's Scheme for Public Speaking at Planning
Committees.

During the ensuing debate concern was expressed in relation to the adequacy of
transport modelling and the potential cumulative impacts of the development on the
wider transport network. Members also felt that more information was needed in
relation to active travel provision and particularly safe and active routes to primary
and secondary schools to the north of the proposed development.

Having considered the submitted plans and listened to the comments made by all of
the speakers, the majority of members felt that determination of the application
should be deferred.

RESOLVED:
That determination of the application be deferred:

To seek assurance in relation to active travel options, including options to access
existing schools to the north of Shrewsbury; and

Further clarification on the impact on the wider transport network, including pinch
points and how the modelling fits in with the Shrewsbury Moves Vision and Plan

Proposed Residential Development Land North Of Olden Lane, Ruyton Xi
Towns, Shropshire (24/03767/0UT)

The Principal Planning Officer introduced the outline application for the erection of
5No. self-build dwellings (to include access and scale) and confirmed that the
Committee had undertaken a site visit that morning to assess the impact of the
proposed development on neighbouring properties and the surrounding area.
Members’ attention was drawn to the information contained within the Schedule of
Additional letters.

David White, local resident spoke against the proposal in accordance with
Shropshire Council's Scheme for Public Speaking at Planning Committees.

Councillor Eyles on behalf of Ruyton XI Towns Parish Council spoke against the
proposal in accordance with Shropshire Council's Scheme for Public Speaking at
Planning Committees.

Contact: Emily Marshall on 01743 257717 2 |
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68

In accordance with the Local Protocol for Councillors and Officers dealing with
Regulatory Matters (Part 5, Paragraph 15.1) Councillor Robert Jones, as local ward
councillor, made a statement and then left the table, taking no part in the debate or
vote on this item.

Joe Salt, Agent on behalf of the applicant spoke in support of the proposal in
accordance with Shropshire Council's Scheme for Public Speaking at Planning
Committees.

During the ensuing debate clarification was sought from the agent and the planning
officer in relation to visibility splay requirements. Concern was expressed in relation
to highway safety and vehicle speeds on Olden Lane and Members were concerned
about the long-term safety of residents and highway users.

Having considered the submitted plans and listened to the comments made by all of
the speakers, Members felt the application should be refused, contrary to the officer's
recommendation.

RESOLVED:

That planning permission be refused, contrary to the officer’'s recommendation, for
the following reason:

The proposed development would result in an unacceptable impact on highway
safety due to inadequate visibility and substandard access arrangements, contrary
to Policies CS6 and MD?2 of the Local Plan. In accordance with paragraph 116 of
the NPPF, the development should be refused.

Proposed Dwelling East Of The Brewery Longden Coleham Shrewsbury
Shropshire (25/03895/FUL)

The Area Planning Manager introduced the application for the erection of a detached
dwelling and associated landscaping works. The Area Planning Manager reported
an additional comment that had been received from the local ward member, since
the publication of the schedule of additional letters. The local ward member did not
object in principle to building on the plot, however they felt that the proposed three
storey building was overbearing to the houses to the left and would also impact the
street-scene inthe conservation area.

During the ensuing debate members expressed the view that whilst the plot was
suitable for development, the proposed dweling was not in scale with the
surrounding properties from both the river and road setting. There were concerns
about the impact on the conservation area and the surrounding historic development.
They felt that although the designwas good, it was the right location.

RESOLVED:

That planning permission be refused, contrary to the officer's recommendation, for
the following reasons:

Contact: Emily Marshallon 01743 257717




[ Minutes of the Northern Planning Committee held on 17 February 2026 |

e The proposed development is overbearing and incongruous in design and fails to
preserve the character and appearance of the conservation area and street scene.

e That delegation to approve the exact wording of the reasons for refusal to be
delegated of the planning services manager.

69 Footpath Outside 5 Castle Street, Shrewsbury, Shropshire, SY1 2BD
(25/03854/ADV and 25/03853/FUL)

The Area Planning Manager introduced the application for the Installation of BT Street
Hub Unit with advertisement panels.

Having considered the submitted plans members unanimously expressed their support for
the officer’'s recommendation to refuse the application.

RESOLVED:
That planning permission be refused in accordance with the officer's recommendation for
the following reason.

The proposed free-standing BT digital street hub outside 5 Castle Street would, due to its
scale, height, design, illumination and prominent siting, introduce a visually intrusive and
dominant feature into the Shrewsbury Conservation Area, creating visual clutter and
harming both the historic streetscape and the setting of nearby listed and non-designated
heritage assets. The double-sided illuminated screen would adversely affect visual
amenity in both immediate and wider views, failing to preserve or enhance the character
and appearance of this part of the town centre. As such, the development is considered
harmful to the significance of the Conservation Area and is contrary to Local Plan Policies
CS3,CS6,CS17,MD2, MD13 and the NPPF.

70 Appeals and Appeal Decisions

RESOLVED:
That the appeals and appeal decisions for the northern area be noted.

71 Date of the Next Meeting

It was noted that the next meeting of the Northern Planning Committee would be held at
2.00 p.m. on Tuesday 17t March 2026

Signed (Chairman)

Date:

Contact: Emily Marshall on 01743 257717 4 |
Fage 4




[ Minutes of the Northern Planning Committee held on 17 February 2026

Contact: Emily Marshallon 01743 257717




This page is intentionally left blank



Agenda Iltem 5

Committee and date

@Shropshire Northern Planning Committee
21st April 2026

Council

Development Management Report

Responsible Officer: Tim Collard, Service Director - Legal and Governance

Summary of Application

Application Number: 24/03877/0UT Parish: Shrewsbury Town Council

Proposal: Outline application (to include access and layout) for hotel with associated
parking and landscaping

Site Address: Proposed Hotel East of The Shrewsbury Club, Sundorne Road, Shrewsbury,
Shropshire

Applicant: Mr Dave Courteen

Case Officer: Ollie Thomas | email: ollie.thomas@shropshire.gov.uk

Grid Ref: 352168 - 314726
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Northern Planning Committee — 215t April 2026 Proposed Hotel East Of The
Shrewsbury Club

[© Crown Copy right. Allrights reserved. Shropshire Council AC0000808715. 2025 For reference purposes only. No further copies may be made.

Recommendation:- That delegated authority is given to Officers to grant planning
permission subject to the completion of a Section 106 agreement and the conditions in
Appendix 1 and for any minor changes to conditions as required.

REPORT

1.0 THE PROPOSAL

1.1 This application is seeking outline consent for the erection of a new hotel on land to
the north-east of The Shrewsbury Club. Alongside establishing the principle of
development, the application is also seeking permission for the access
arrangements and layout, with all other matters (appearance, scale and
landscaping) to be reserved for subsequent approval.

1.2 The application follows a pre-application enquiry submitted in August 2022 and a
previous planning application, Ref: 23/04298/OUT, that was subseque ntly
withdrawn by the applicant as the application had failed to adequately satisfy the
sequential approach for prioritising the proposed use to town centre locations.

1.3 The pre-application enquiry concluded in a response made by the LPA that it
recognised the economic benefit a new hotel would bring in through increased
spending of visitors and contributions to local supply chains. Further, it was
acknowledged that the application site held a relatively accessible location with
existing and established visitor attractions and services/facilities in close proximity.
However, due to the lack of design detail submitted as part of the enquiry, concerns
were nonetheless raised in regard to the loss of trees, visual and landscape
sensitivities and ecological impacts.

14 This application is now supported with a Sequential Assessment, to demonstrate
that no sequentially preferable, suitable and available sites in-centre or edge-of-
centre exists. More will be discussed on this below.

15 Due to the outline nature of the application, the submission is limited in detail in
regard to design or overall appearance and functionality of the hotel building.
However, a series of layout plans (some of which are indicative) have been
submitted and show that the hotel building will occupy a position between
Sundorne Road to the north, and The Shrewsbury Club to the south-west on land
that is currently covered in trees. The location is in close proximity to Sundorne
Roundabout, on the A49 and with good connections to the A5.

1.6 During the course of the application, comments from members of the public were

received citing concerns over the inaccuracy of the submitted plans and drawings,
in that they omitted existing residential properties. The applicant has submitted
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Shrewsbury Club

2.0

2.1

2.2

3.0

3.1

4.0

4.1

411

412

amended drawings which now show an accurate reflection of the existing
surrounding environment, and the proposal has been determined in accordance
with the current on-the-ground situation.

SITE LOCATION/DESCRIPTION

As mentioned, the application sites forms part of the wider “The Shrewsbury Club”
complex at Sundorne, positioned to the north-eastern edge of Shrewsbury and
access directly from Sundorne Road, with the Shrewsbury bypass, A49, making up
the eastern boundary. The Shrewsbury Club is a substantial leisure facility with
indoor and outdoor facilities, car parking and landscaped areas. The wider area to
the north is inherently residential in character.

The application site comprises land located to the north-east of the main
Shrewsbury Club buildings, including areas of existing car parking and established
woodland planting which provides screening to the site. The land slopes gently
towards the A49 to the east and is influenced by surrounding infrastructure,
including Sundorne Road to the north and the Shrewsbury bypass forming a strong
and defining eastern boundary. The site is visually and functionally related to the
existing leisure complex and is clearly influenced by its urban fringe context, rather
than forming part of the wider open countryside.

REASON FOR COMMITTEE DETERMINATION OF APPLICATION

The Town Council have submitted a view contrary to officers based on material
planning reasons. The Principal Planning Officer in consultation with the Committee
Chair agrees that the Town Council has raised material matters which cannot be
overcome by negotiation or the imposition of planning conditions.

Community Representations

The below section provides a summary of representations received during the
consultation/publicity period. Comments can be viewed in full on the online
planning register, using the application reference.

Consultee Comments

SC Highways — No objection subject to conditions and financial contribution
Prior responses inrelation to this proposal raised concern relating to the impact on
the Sundorne Roundabout. The applicant has agreed to a financial contribution of
£130,000 towards improvements required at this junction. It is the recommendation
of the Highway Authority that the contribution acceptably mitigates the failure
scenario of the Sundorne Roundabout.

SC Ecology — No objection subject to conditions

Page 9




Northern Planning Committee — 215t April 2026 Proposed Hotel East Of The

Shrewsbury Club

41.3

41.4

4.1.5

4.1.6

4.1.7

4.1.8
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SC Landscape (ESP Ltd) — Further information required

The submitted Landscape and Visual Assessment falls short of the minimum
standards expected, including: a lack of A3 map-based plans; photography not
presented in line with best practice; and, insufficient detail for the predicted
landscape and visual effects for the three stages (construction, Year 0 and post-
completion/Year 15).

However, the descriptions on landscape and visual effects are generally acceptable
and reach appropriate conclusions of predicted levels of effects. Overall, the
judgements of the assessment are accepted, but the lack of scaled plans remains a
significant omission that undermines the findings of the assessment.

It is expected that at Reserved Matter stage, a more detailed hard and soft
landscape proposal is prepared, as well as a landscape management plan.

National Highways — No objection

The impacts to the nearest Strategic Road Network (SRN) are minimal, so no
objection to the application.

SC Regulatory Services — No objections subject to conditions

No objection in principle. Subsequent reserved matters application will need to
demonstrate how internal noise standards can be achieved in regard to the road
traffic noise and any outbreak from external mechanical plant.

SC Trees — No response provided

SC Green Infrastructure — No objections

Whilst it is noted that a lot of trees are proposed to be removed, and is
counterproductive to reaching the local target for 20% tree canopy cover, no
objections raised whereby appropriate mitigation planting will need to be
incorporated into the landscape design at reserved matters stage.

SC Drainage (SUDS) - No objections subject to conditions
Shrewsbury Town Council — Object

1. Inconsistency with the Big Town Plan Vision:
- The Big Town Plan Vision aims to enhance Shrewsbury's urban experience,
encourage sustainable movement, and improve public spaces. This proposal does
not align with these objectives, as it prioritizes unsustainable development over

community-led growth.
- The scale and nature of the development could lead to increased congestion and

Page 10




Northern Planning Committee — 215t April 2026 Proposed Hotel East Of The

Shrewsbury Club

4.2

421

reduced accessibility for non-motorized users, undermining efforts to promote a
more pedestrian and cycle-friendly town.

2. Contradiction with the Shrewsbury Movement Strategy:

- The proposed development is likely to increase traffic congestion within the town,
contrary to the objectives of the Shrewsbury Movement Strategy, which aims to
reduce vehicle dependency and encourage sustainable travel.

- There is insufficient provision for active travel infrastructure, such as cycling and
walking routes, which contradicts the Movement Strategy’'s commitment to
improving alternative transport modes.

3. Environmental and Heritage Concerns:

- The development does not adequately assess its impact on local biodiversity,
green spaces, and heritage assets, which are integral to Shrewsbury's identity and
character.

- Increased urbanization in the proposed location could lead to long-term
environmental degradation, failing to comply with sustainability policies at both local
and national levels.

Public Comments

Following publication of the application by way of a site notice posted on the 14t
November 2025, a total of 25 members of the public objected to the proposals. The
material planning considerations raised can be summarised as following:

- Highway capacity, traffic and safety

o Concerns over the Sundorne Rd/Featherbed Ln/A49 roundabouts, as
these are already operating at, or over, capacity during peak periods.

o Additional traffic from hotel guests would exacerbate congestions,
increase queuing and give rise to highway safety concerns.

o Concerns raised over cumulative impacts with other committed and
proposed development in the area and the uncertainty over the
delivery of the North West Relief Road.

- Parking

o The existing Shrewsbury Club is already under pressure with limited
parking availability and causing overspill onto neighbouring residential
streets. The additional of a hotel would worsen provision and
proposed total parking spaces would be insufficient.

- Residential amenity

o Concerns raised in regard to the proximity, scale and height of the
proposed hotel building and the impact this will have on neighbouring
residential properties.

o Residents cite potential loss of privacy through overlooking, loss of
daylight and sunlight, overshadowing, overbearing impact, increased
noise and activity (including late-night activity) and light pollution.
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- Landscape, trees and biodiversity

o Concerns raised in regard to the loss of trees and landscaping, which
currently provided screening and environmental benefits.

o Proposal would adversely affect green infrastructure, wildlife and
biodiversity connections, with insufficient detail provided as part of
this application.

- Sustainability and accessibility

o Concerns raised in regard to poor public transport links and the site is
not well served by walking/cycling infrastructure.

o Hotel use would be heavily car dependent, contrary to sustainable
travel objectives.

- Accuracy of submission documents/plans

o Originally submitted plans do not accurately reflect the surrounding
site context — including the omission of residential properties on
Holgate Drive.

o Application is not supported by a technical assessment in regard to
daylight/sunlight or privacy.

5.0 THE MAIN ISSUES

The main issues are whether the principle of the proposed development inthis
location is acceptable having regard to the adopted Development Plan and other
material considerations; its effect on the character and appearance of the area; the
impact on highway safety and network capacity; and the effect of the proposal on
residential and visual amenity in specific regard to the layout of the proposal.

6.0 OFFICER APPRAISAL
6.1 Principle of development

6.1.1 The application site lies to the north-east of Shrewsbury, however occupies a
location outside of, but adjacent to, the adopted development boundary and is
therefore regarded as having a countryside location for planning policy purposes.

6.1.2 Core Strategy Policy CS1 identifies Shrewsbury as the primary focus for
development in Shropshire, supporting significant economic growth and visitor-
related development inline with its strategic role. The proposal for a hotel that is
linked and aligned with an existing leisure facility is consistent with the overall
growth strategy for Shrewsbury.

6.1.3 Nonetheless, CS5 ordinarily seeks to restrict development inthe countryside unless
itis of a type and scale that can contribute to the sustainability of rural communities
through local economic and community benefits. Furthermore, CS5 is supportive of
proposals which relate to the appropriate expansion of an existing established
business, unless relocation to a suitable site would be more appropriate. In this
regard, The Shrewsbury Club is regarded as an existing and well-established
business serving both Shrewsbury and the wider area.
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6.14

6.1.5

6.1.6

6.1.7

6.1.8

6.2
6.2.1

Submitted in support of the application, is a letter provided by the Hilton Group who
set out their interest in operating the proposed hotel and recognise that a specific
interest is the benefits arising from co-locating with the Shrewsbury Club in
supporting linked trips between the two facilities.

The accompanying Sequential Assessment has considered a number of sites
within Shrewsbury town centre and its edge (within 300m), identifying seven in-
centre and edge-of-centre locations: Raven Meadows/Smithfield Riverside, Bridge
Street car parks, Former House of Fraser, Wyle Cop car park, Abbey Foregate car
park, Howard Street Station car park and Frankwell car park. Each site was
assessed for its suitability, availability and flexibility in accommodating the
proposed quantum and scale, whereby it is concluded that all sites are unsuitable
and/or unavailable for the anticipated scale (four storeys) and operational
requirements of the proposed hotel. Constraints in making this conclusion include
insufficient site area, heritage impacts, need to retain town-centre parking, existing
operational uses, flooding and a lack of availability within a reasonable timeframe.
On this basis, the assessment concluded that no sequentially preferable sites are
both suitable and available. The Case Officer is satisfied with this conclusion and
confirms that the sequential test is therefore met and the requirements of CS15 and
national policy in regard to main town centre uses are met.

CS13 places significant weight on strengthening Shrewsbury's role as the county’s
main business, service and visitor centre, which includes supporting the growth of
key sectors including tourism. The provision of new visitor accommodation, which
will contribute to enhancing the towns tourism capacity and provides clear
economic benefits would comply with the policy's objectives.

CS16 and MD11 supports new and extended tourism development where it
enhances Shropshire’s visitor offer and is located in an accessible location. The
application is made on the basis that the proposal will strengthen the town’s
position within the visitor economy and provide high-quality accommodation serving
leisure, business and event users of the next door Shrewsbury Club. lts co-location
with the Shrewsbury Club is a key driver, reducing reliance on private car use for
event attendees and directly supporting an established sporting venue with a
national profile. In addition, the proposed location is in walking distance to other
services and facilities along Sundorne Road, whilst being in close proximity to
existing bus stops with frequent and regular services into the town centre.

Overall, when read against the adopted Development Plan (Core Strategy and
SAMDev Plan), the proposal meets the strategic aims for economic growth, tourism
and business related development in Shrewsbury and supported by the sequential
approach to main town centre uses, operational linkages to the Shrewsbury Club
and economic benefits.

Other material considerations
The Town Council have raised concerns in regard to how the proposal interacts
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6.2.2

6.3
6.3.1

6.3.2

and aligns with the Big Town Plan. The Big Town Plan sets out a long-term,
partnership-led vision for Shrewsbury, with the key objectives of supporting
enterprise and investment, strengthening the towns visitor economy and enhancing
vitality and economic resilience. Whilst the Plan does place a strong emphasis on
regeneration and movement improvements within the town centre, it also
recognises the role of complementary development elsewhere in the town that
supports Shrewsbury's overall economic function and visitor attractiveness. The
provision of new hotel accommodation, linked to an established leisure facility is
consistent with these objections: supporting tourism, inward investment and linked
trips.

To confirm, the Big Town Plan is not part of the statutory Development Plan, but is
nonetheless a material consideration in the determination of this application, to be
regarded as having moderate weight. That being said, the proposal supports the
broader economic objectives and aims of the Big Town Plan and officers consider it
is not in conflict with it.

The Town Council have also cited conflict with the Shrewsbury Movement Strategy.
This Strategy sets out a long-term vision to improve movement, accessibility and
public space across Shrewsbury, albeit with a particular focus on the town centre. It
encourages modal shift and reducing unnecessary through-traffic through
supporting sustainable travel choices. The Movement Strategy is primarily town-
centre focussed, but importantly does not preclude development elsewhere across
the town where proposals are able to demonstrate appropriate access
arrangements and which do not undermine its objectives. The proposed
development would utilise an existing access and incorporates measures to
promote sustainable travel, including walking, cycling and public transport
(considered below).

Similarly, the Movement Strategy it not part of the Development Plan, but is
nonetheless a material consideration in the determination of this application, to be
regarded as having limited weight. Importantly, the Movement Strategy cannot
override adopted highway policy of the Development Plan and/or the NPPF.

Layout of the proposed hotel

With layout matters being sought as part of this application, the proposal is
accompanied by layout drawings, a Landscape & Visual Appraisal and
Arboricultural Appraisal.

The layout plans show the positioning of the hotel building within the north-eastern
sections of the application site, utilising part of the existing car park and on an area
of relatively recent (post-1999) screening woodland. The hotel building is sited
close to the existing access off Sundorne Road, with both the hotel and the existing
Shrewsbury Club utilising the same access points. The hotel would be well-
contained within the established urban fringe setting, bounded by the A49 east
which provides a strong influence on the visual landscape as providing major road
infrastructure read against the existing leisure development.
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6.3.3

6.3.4

6.4
6.4.1

6.4.2

6.4.3

The proposed building footprint is shown in a ‘T-shaped configuration’, which, as
set out within the submitted Landscape and Visual Appraisal, has been designed to
break up the overall massing when viewed from public vantage points and to
respond positively to the site’s geometry and constraints. The layout also allows for
opportunities to retain and reinforce boundary planting, as identified within the
Arboricultural Appraisal, and to incorporate new landscaping to soften the
relationship with surrounding uses — although these matters would be dealt with
and secured at reserved matters stage.

Overall, the submitted layout shows an appropriate and logical arrangement of built
form, access and circulation which responds to the site’s context, existing built-up
area and in recognition of its urban fringe location. Matters relating to scale,
appearance and landscaping are reserved for subsequent approval, but the
proposed layout demonstrates a reasonable and realistic basis upon which these
matters can follow to provide a high quality and responsive development. The
proposal therefore complies with CS6 and MD2 of the adopted local plan.

Visual impact and landscaping

The application is supported by a Landscape and Visual Appraisal, which identifies
that the proposed development would result in localised landscape and visual
effects, arising predominantly from the introduction of an assumed four storey hotel
building (scale is not up for consideration), changes to the site access
arrangements and the partial removal and reconfiguration of existing perimeter
vegetation. The most notable effects would be experienced in close range views
from surrounding highways, including Sundorne Road and the A49 roundabout,
and from nearby residential areas where the upper parts of the building would be
visible, particularly during winter months when vegetation is less effective. More
distant views, including those from public rights of way and elevated viewpoints
such as Haughmond Hill, would be limited, with the development read within the
context of the existing urban edge and established leisure and sports buildings. The
proposal includes landscape mitigation measures which can be secured through
condition/reserved matters, including retention of key woodland belts,
reinforcement planting along site boundaries and new tree planting within car
parking and access areas, which would assist in softening the appearance of the
development and reducing visual prominence over time.

Furthermore, with the site occupying a location within an established leisure
complex at the urban edge of Shrewsbury, the proposal will be surrounded by
large-scale buildings, car parking and associated infrastructure. The proposal
would be very much read in the context of this existing built form, rather than an
isolated intrusion inthe open countryside. A planning condition is imposed to
secure any building remains no higher than four storeys, or 14 metres, based on
the LVA and indicative floor plans showing a four-storey hotel building, providing
approx. 146 bedrooms with ground floor amenities.

As noted above, the Councils Landscape Advisor identifies a number of

Page 15




Northern Planning Committee — 215t April 2026 Proposed Hotel East Of The

Shrewsbury Club

6.4.4

6.5
6.5.1

6.5.2

6.5.3

6.5.4

shortcomings in the presentation and supporting material included within the LVA.
But they nonetheless acknowledge that the narrative assessment and overall
judgements reached inrelation to the nature and scale of effects are broadly
reasonable, subject to appropriate mitigation and further detail being secured at
reserved matters stage.

In recognition that this application is being made in Outline, all matters relating to
the detailed building design, materials, hard/soft landscaping and long-term
landscape management can be appropriately controlled through planning
conditions and the submission of reserved matters. Therefore, whilst the limitations
in the submitted LVA are noted, the principal and nature of the proposal have been
sufficiently considered at this outline stage, whereby this has not resulted in any
unacceptable or irreversible harm that would warrant refusal of the application on
landscape and/or visual grounds.

Access, transport and highways

The application is supported by a Transport Assessment (TA) and Framework
Travel Plan (FTP), which describes how the site is accessed via the existing
Shrewsbury Club access road, which connects to the Sundorne Road/Featherbed
Ln roundabout. The access road is a two-way single carriageway of approximately
7m width and subject to a 30mph speed limit, with access serving the existing Club
and a small residential cul-de-sac (Coracle Close).

The surrounding highway network provides access onto the A49, which provides
both local and strategic connectivity. Footways are provided on both sides of the
Shrewsbury Club access road and along Sundorne Rd, with dropped kerbs and
tactile paving at key crossing points, enabling safe pedestrian access. Advisory
cycle lanes also exist along Featherbed Lane.

The TA has been assessed on the proposal providing a 146-bed hotel; however,
this permission in outline does not seek to limit or restrict the detailed scale. The
existing access point will be utilised and does not require any alteration to the
junction arrangement to accommodate the anticipated vehicle trips. The applicant
has provided swept path analysis to demonstrate that delivery and service vehicles,
including large rigid vehicles, can safely enter and exit in a forward gear. Internally,
the layout provides clear circulation routes, segregated pedestrian movement and a
dedicated service area. This will be approved as part of the layout matter being
sought under this outline application.

The TA estimates that the development would generate up to 72 two-way vehicle
trips in the weekday AM peak, 64 in the weekday PM Peak, and 94 in the Saturday
peak hour. Junction modelling has been undertaken at the site access and
Sundorne roundabouts, for a future year scenario (2028) — this demonstrates that
the development would result in a traffic increase of no more than 5%, to which it is
suggested would not result in any severe residual cumulative impacts on the
operation and/or safety of the local highway network.
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Notwithstanding, the junction capacity assessment also demonstrates that both the
Sundorne Rd/Featherbed Ln and the Sundorne Roundabouts are already operating
close to, or above, theoretical capacity in the base year and are forecast to operate
in excess of 100% Ratio of Flow to Capacity (RFC) in the 2028 ‘do nothing’
scenario, even in the absence of the proposed development. This therefore
confirms that the junction would fail under future background traffic growth alone.
As aresult, the applicant has proposed a mitigation strategy focused on widening
the Sundorne Rd approaches within the existing highway boundary at both
roundabouts. Whilst this mitigation is acknowledged not to fully resolve all existing
congestion issues, the modelling demonstrates that it would deliver a measurable
betterment to junction performance, particularly on the Sundorne Rd arms, with a
reduction in queue lengths, even when compared to the ‘do nothing’ scenario. On
this basis, the proposed widening scheme is intended to mitigate the additional
impact of the development to an acceptable degree, in the context of junctions that
are already operating over capacity.

The junction widening mitigation will be delivered by means of a financial
contribution secured within a Section 106 Agreement, totalling £130,000.

Parking provision comprises 52 spaces directly associated with the hotel, whilst the
wider Shrewsbury Club car park will be reconfigured to provide a total of 260
spaces across the site, including accessible and parent/child bays. The parking
accumulation assessment demonstrates that even during combined peak periods,
the proposed parking provision would be sufficient to accommodate the demand.

Contrary to the public objections, the site is regarded as accessible by sustainable
modes. There are existing bus stops located along Sundorne Rd and within approx.
200m of the site, with buses providing frequent services to Shrewsbury town and
surrounding areas. The site is within a 2km walking catchment served by nearby
residential areas and facilities and is within cycling distance of the wider urban
area. The submitted FTP sets out the measures on how walking, cycling, public
transport use and car sharing will be promoted and maximised.

Overall, the proposed development is considered acceptable in highways and
access terms. The hotel development would utilise an existing access, provide
appropriate parking and servicing arrangements, promote sustainable travel and
provide mitigation to deliver on-highway improvements. The proposal is therefore
compliant with local adopted policies CS6, CS8 and MD2 and would not give rise to
unacceptable highway safety concerns or result in severe impacts on the local
highway network.

Residential amenity

The proposal has been considered in terms of its potential impact on the amenity of
neighbouring residential properties, with particular regard to those matters of
amenity raised by members of the public in their objection comments.

The application is submitted in outline, with access and layout only being
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considered at this stage. Notwithstanding this, officers note that the proposed hotel
would be located at a minimum distance in excess of approximately 30 metres from
the nearest residential properties, with intervening highway land, existing mature
landscaping and changes in ground level providing a degree of physical and visual
separation. On this basis, the development is not considered to result in an
overbearing relationship, unacceptable loss of outlook or harmful loss of daylight or
sunlight to neighbouring dwellings. Matters relating to detailed building design,
fenestration and orientation can be appropriately addressed at the reserved matters
stage.

The application is supported by a Noise Impact Assessment, which considers both
construction and operational impacts, including traffic movements and the potential
introduction of mechanical plant. The assessment concludes that the proposed
development would not result in a material increase in noise levels at nearby
residential receptors, including properties on Coracle Close, and that the scheme is
acceptable from a noise perspective, subject to good acoustic design being
incorporated at the detailed design stage. Conditions can be imposed to control
plant noise and secure appropriate internal noise standards, in line with national
guidance.

An Air Quality Assessment has also been submitted, which concludes that the site
is not located within an Air Quality Management Area and that both construction
and operational impacts on air quality would be not significant. Predicted changes
in pollutant concentrations at nearby residential receptors are negligible and well
below relevant national objectives. Subject to standard construction management
and dust mitigation measures, the proposal is therefore not considered to give rise
to unacceptable air quality impacts.

Overall, when having regard to the matters under consideration at this outline
stage, the proposed layout and access arrangements would not result in
unacceptable harm to the living conditions of nearby residents. Matters relating to
scale, appearance and detailed design can be appropriately assessed and
controlled through the reserved matters process. The proposal is therefore
considered to comply with Policies CS6 and CS17 of the Core Strategy, Policies
MD2 and MD12 of the SAMDev Plan, and relevant national policy.

Ecology and Biodiversity

The application is supported by a Preliminary Ecological Appraisal (PEA) prepared
by Salopian Consultancy (September 2023), which includes a desk study, baseline
habitat survey undertaken in accordance with the UK Habitat Classification system,
and a Preliminary Roost Assessment (PRA) of trees and buildings within the
application site. The PEA confirms that the application site is largely comprised of
hardstanding, existing buildings and areas of modified amenity grassland, which
are considered to be of low ecological value. The principal ecological features of
note are the northern and eastern boundary tree groups, classified as mixed
species woodland, which provide nesting and foraging opportunities for common
bird species and form part of a corridor component of the Shropshire Environmental
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Network (SEN). These tree groups are identified as Priority Habitat Inventory
deciduous woodland, a habitat of principal importance, although the PEA notes that
they are relatively recent in origin (less than 23 years), having been planted as part
of the creation of the Shrewsbury Club.

No statutory or non-statutory designated sites of nature conservation interest were
identified within or adjacent to the site, and no designated sites were recorded
within 1km of the application area. The desk study and field survey did not identify
any evidence of protected species within the site. In particular, the PRA concluded
that there are no trees or buildings suitable for roosting bats, no evidence of badger
setts or activity within 30 metres of the site, and that a nearby waterbody is
functionally severed from the site by the A49, which acts as a significant barrier to
amphibian dispersal.

A range of mitigation and enhancement measures are recommended within the
PEA, including the timing of vegetation clearance outside the bird nesting season,
the installation of bat and bird boxes on retained boundary trees, and the provision
of compensatory tree and hedgerow planting to partially offset canopy loss.
Opportunities are also identified to enhance biodiversity through the use of species
rich grassland mixes and native planting within landscaped areas. These measures
can be secured through appropriately worded planning conditions and detailed
landscape proposals at reserved matters stage.

The submitted BNG assessment identifies that the proposal would result in a net
loss of biodiversity on site, primarily as a result of the loss of woodland and
hedgerow habitats. In quantitative terms, the scheme will deliver a shortfall of
approximately 0.59 habitat units (c.41% loss) and a complete loss of 0.09
hedgerow units — therefore failing to achieve the mandatory 10% net gain on-site.
While new tree planting and landscape measures are proposed, these are
insufficient to offset the losses within the red line boundary. As a result, the
statutory BNG requirement will need to be met through off-site biodiversity gains,
either via the allocation of registered off-site habitat units or the purchase of
biodiversity credits, to be secured through a Section 106 legal agreement.
Nonetheless, this is a post-planning matter and will be dealt with through the
mandatory pre-commencement condition imposed by the Environment Act 2021.

The proposed development will therefore avoid significant harm to biodiversity and
deliver opportunities for ecological enhancements in accordance with CS17 and
MD12.

CONCLUSION

The proposed development for a new hotel building is deemed acceptable in
principle, on the basis that it will support Shrewsbury's role as the County’s primary
visitor, business and service centre. The hotel would provide new visitor
accommodation that is linked to an existing and well-established leisure facility, in-
turn generating clear economic and tourism benefits, consistent with the policy
objectives of CS1, CS2, CS13 and CS16, alongside national planning policy which

Page 19




Northern Planning Committee — 215t April 2026 Proposed Hotel East Of The

Shrewsbury Club

7.2

7.3

7.4

8.0

8.1

affords significant weight to supporting economic growth and tourism.

The application is supported by a Sequential Assessment, which demonstrates that
there are no sequentially preferable, suitable and available sites within Shrewsbury
town centre or edge-of-centre capable of accommodating the proposed
development, this position is agreed. In respect of the matters under consideration
at this Outline stage, the proposed layout and access arrangements are considered
to represent an appropriate and logical response to the site’s constraints and urban
fringe context. The development would be well-contained within the existing leisure
complex and influenced by surrounding infrastructure, particularly the A49 corridor,
with matters of scale, appearance and landscaping appropriately reserved for
subsequent approval.

The proposal has been carefully assessed in relation to landscape and visual
impact, highways and access, and residential amenity. Whilst limitations within the
submitted Landscape and Visual Appraisal are acknowledged, any impacts would
be localised and capable of mitigation through conditions and the reserved matters
process. Technical evidence and associated mitigation confirm that the proposal
would not result in unacceptable impacts on highway safety, residential amenity,
noise or air quality. Concerns raised by local residents have been fully considered,
whereby itis concluded that, at this Outline stage, there is no evidence of
unacceptable or irreversible harm that would warrant refusal. Overall, when
balancing the identified impacts against the economic and tourism benefits of the
development, the proposal is considered acceptable in planning terms and in
accordance with the Development Plan when read as a whole.

It is therefore recommended that permission be GRANTED subject to the
imposition of planning conditions and a Section 106 legal agreement to secure a
financial contribution towards highway improvements and to secure the necessary
off-site BNG gains.

Risk Assessment and Opportunities Appraisal
Risk Management
There are two principal risks associated with this recommendation as follows:

e Aswith any planning decision the applicant has a right of appeal if they disagree
with the decision and/or the imposition of conditions. Costs can be awarded
irrespective of the mechanism for hearing the appeal, i.e. written representations,
hearing or inquiry.

e The decision may be challenged by way of a Judicial Review by athird party. The
courts become involved when there is a misinterpretation or misapplication of
policy or some breach of the rules of procedure or the principles of natural justice.
However their role is to review the way the authorities reach decisions, rather
than to make a decision on the planning issues themselves, although they will
interfere where the decision is so unreasonable as to be irrational or perverse.
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Therefore they are concerned with the legality of the decision, not its planning
merits. A challenge by way of Judicial Review must be made a) promptly and b)
in any event not later than six weeks after the grounds to make the claim first
arose.

Both of these risks need to be balanced against the risk of not proceeding to
determine the application. In this scenario there is also a right of appeal against
non-determination for application for which costs can also be awarded.

Human Rights

Article 8 gives the right to respect for private and family life and First Protocol Article
1 allows for the peaceful enjoyment of possessions. These have to be balanced
against the rights and freedoms of others and the orderly development of the County
in the interests of the Community.

First Protocol Article 1 requires that the desires of landowners must be balanced
against the impact on residents.

This legislation has been taken into account in arriving at the above
recommendation.

Equalities

The concern of planning law is to regulate the use of land in the interests of the
public at large, rather than those of any particular group. Equality will be one of a
number of ‘relevant considerations’ that need to be weighed in Planning Committee
members’ minds under section 70(2) of the Town and Country Planning Act 1990.

Financial Implications

There are likely financial implications if the decision and / or imposition of
conditions is challenged by a planning appeal or judicial review. The costs of
defending any decision will be met by the authority and will vary dependent on the
scale and nature of the proposal. Local financial considerations are capable of
being taken into account when determining this planning application — insofar as
they are material to the application. The weight given to this issue is a matter for
the decision maker.

Background

Relevant Planning Policies

Central Government Guidance:

National Planning Policy Framework
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Core Strategy and Saved Policies:

CS1 - Strategic Approach

CS2 - Shrewsbury Development Strategy

CS5 - Countryside and Greenbelt

CS6 - Sustainable Design and Development Principles
CS8 - Facilities, Services and Infrastructure Provision
CS9 - Infrastructure Contributions

CS13- Economic Development, Enterprise and Employment
CS15- Town and Rural Centres

CS16 - Tourism, Culture and Leisure

CS17 - Environmental Networks

CS18 - Sustainable Water Management

MD1 - Scale and Distribution of Development

MD?2 - Sustainable Design

MD11 - Tourism Facilities and Visitor Accommodation
MD12 - Natural Environment

MD13 - Historic Environment

RELEVANT PLANNING HISTORY:

PREAPP/22/00468 Proposed development of a 146 bedroom hotel with associated parking
and landscaping ACCEPTABLE WITH AMENDMENTS 18th October 2022

23/04298/0OUT Outline application (all matters reserved except access and layout) for hotel
with associated parking and landscaping WITHDRAWN 5th December 2023

11. Additional Information

View details online: http://pa.shropshire.gov.uk/online -
applications/applicationDetails.do?active Tab=summary&keyVal=SL1U73TDKVTO00

List of Background Papers (This MUST be completed for all reports, but does not include items
containing exempt or confidential information)

Cabinet Member (Portfolio Holder) - Councillor David Walker

Local Member: Clir Mandy Duncan

Appendices: APPENDIX 1 - Conditions
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APPENDIX 1
Conditions

STANDARD CONDITION(S)

1. Approval of the details of the appearance of the development, scale, and the
landscaping of the site (hereinafter called "the reserved matters") shall be submitted to and
approved in writing by the local planning authority before any development begins and the
development shall be carried out as approved.

Reason: The application is an outline application under the provisions of Article 5 of the
Development Management Procedure (England) Order 2015 and no particulars have been
submitted with respect to the matters reserved in this permission.

2. Application for approval of the reserved matters shall be made to the local planning
authority before the expiration of three years from the date of this permission.

Reason: This condition is required to be imposed by Section 92 of the Town and Country
Planning Act, 1990.

3. The development hereby permitted shall be begun before the expiration of two years
from the date of approval of the last of the reserved matters to be approved.
Reason: This condition is required to be imposed by Section 92 of the Town and Country
Planning Act, 1990.

4.  The development shall be carried out strictly in accordance with the approved plans,
drawings and documents as listed in Schedule 1 below.
Reason: For the avoidance of doubt and to ensure that the development is carried out in

accordance with the approved plans and details.

5.  No building hereby approved including any plant, flues, lift overruns or other roof
mounted structures shall exceed four (4) storeys in height or 14 metres, measured from the
lowest point of the immediately adjoining ground level to the highest part of the roof.

Reason: To ensure the visual amenity of the area and to respect the scale of surrounding built
and natural environments.
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CONDITION(S) THAT REQUIRE APPROVAL BEFORE THE DEVELOPMENT COMMENCES

6. Priorto the commencement of the development, including any works of demolition, a
Construction Method Statement shall have been submitted to, and approved in writing by, the
local planning authority. The Statement shall provide for:

- the parking of vehicles of site operatives and visitors;

- loading and unloading of plant and materials;

- storage of plant and materials used in constructing the development;

- the erection and maintenance of security hoarding;

- wheel washing facilities;

- measures to control the emission of dust and dirt during construction;

- a scheme for recycling/disposing of waste resulting from demolition and construction works;
- delivery, demolition and construction working hours.

The approved Statement shall be adhered to throughout the construction period.

Reason: This detail is required prior to commencement to avoid congestion in the surrounding
area and to protect the amenities of the area.

7.  Priorto the commencement of development a Construction and Environmental
Management Plan (CEMP) shall be submitted to and approved in writing by the Local Plan
Authority. The CEMP shall set out as, as minimum, site specific measures to control and
monitor impact arising in relation to:

- Construction traffic

- Noise and vibration

- Dust and air pollutants

- Land contamination

- Ecology and ground water.

The CEMP shall set out arrangements by which the development shall maintain communication
with residents and businesses in the vicinity of the site, and by which the developer shall
monitor and document compliance with the measures set out in the CEMP. The development
shall be carried out in full accordance with the approved CEMP at all times.

Reason: To safeguard the amenities of the adjoining properties and the area generally

CONDITION(S) THAT REQUIRE APPROVAL DURING THE CONSTRUCTION/PRIORTO
THE OCCUPATION OF THE DEVELOPMENT
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8.  No part of the development shall be brought into operational use until a Full Travel Plan
has been submitted to and approved in writing by the Local Planning Authority. The travel plan
shall follow the Framework Travel plan and include clear targets, an implementation program,
and a strategy for monitoring and review.

Reason: To encourage sustainable travel modes, reduce reliance on private cars, and manage
the traffic impacts of the development.

9.  Priorto first occupation / use of the building, the makes, models and locations of bat and
bird boxes shall be submitted to and approved in writing by the Local Planning Authority. The
following boxes shall be erected on the site:

- A minimum of 2 external woodcrete bat boxes or integrated bat bricks, suitable for nursery or
summer roosting for small crevice dwelling bat species.

- A minimum of 2 artificial nests, of either integrated brick design or external box design,
suitable for starlings (42mm hole, starling specific) and/or sparrows (32mm hole, terrace
design).

- A minimum of 9 swift bricks.

The boxes shall be sited at an appropriate height above the ground, with a clear flight path and
where they will be unaffected by atrtificial lighting. Bat boxes should be erected on southerly
aspects (south-west, south or south-east) and bird boxes should be erected on northerly or
shaded east/west aspects.

Swift bricks should be positioned: 1) Out of direct sunlight; 2) At the highest possible positionin
the building's wall; 3) In clusters of at least three; 4) 50 to 100cm apart; 5) Not directly above
windows; 6) With a clear flightpath to the entrance; and 7) North or east/west aspects
preferred. (See https://mwww.swift-conservation.org/Leaflet%204%20-
%20Swift%20Nest%20Bricks%20-%20installation%20&%20suppliers-small.pdf.)

The boxes shall thereafter be maintained for the lifetime of the development.
Reason: To ensure the provision of roosting and nesting opportunities, in accordance with
MD12, CS17 and section 180 of the NPPF

10. No part of the development shall be brought into operational until the parking as shown
on plan SA29442-BRY-ST-PL-A-03_G has been constructed in accordance with the approved
plan.

Reason: In the interest of Highway Safety.
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CONDITION(S) THAT ARE RELEVANT FOR THE LIFETIME OF THE DEVELOPMENT

11. Priorto the erection of any external lighting on the site, a lighting plan shall be submitted
to and approved in writing by the Local Planning Authority. The lighting plan shall demonstrate
that the proposed lighting will not impact upon ecological networks and/or sensitive features.
The submitted scheme shall be designed to take into account the advice on lighting set out in
the Bat Conservation Trust's Guidance Note GNO08/23: Bats and Atrtificial Lighting At Night,
GNO01/21: The Reduction of Obtrusive Light and Guidance Note 9/19: Domestic exterior
lighting: getting it right. The development shall be carried out strictly in accordance with the
approved details and thereafter retained for the lifetime of the development.

Reason: To minimise disturbance to bats, which are European Protected Species.

Informatives

1. In arriving at this decision Shropshire Council has used its best endeavours to work with
the applicant in a positive and proactive manner to secure an appropriate outcome as required
in the National Planning Policy Framework, paragraph 38.

2. The land and premises referred to inthis planning permission are the subject of an
Agreement under Section 106 of the Town and Country Planning Act 1990. The S106 may
include the requirement for a financial contribution and the cost of this should be factored in
before commencing the development. By signing a S106 agreement you are legally obliged to
comply with its contents, irrespective of any changes to Planning Policy or Legislation.

3. This planning permission is subject to mandatory Biodiversity Net Gain. Please see
https:/Mww.gov.uk/guidance/meet-biodiversity-net-gain-requirements-steps-for-developers for
more information. Development must not commence until you have submitted and obtained
approval for a Biodiversity Gain Plan.

4. Nesting birds

The active nests of all wild birds are protected under the Wildlife and Countryside Act 1981 (as
amended). An active nest is one being built, contains eggs or chicks, or on which fledged
chicks are still dependent.

It is a criminal offence to kill, injure or take any wild bird; to take, damage or destroy an active
nest; and to take or destroy an egg. There is an unlimited fine and/or up to six months
imprisonment for such offences.

All vegetation clearance, tree removal and scrub removal and/or conversion, renovation and

demolition work in buildings [or other suitable nesting habitat] should be carried out outside of
the bird nesting season which runs from March to August inclusive.
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If it is necessary for work to commence in the nesting season then a pre-commencement
inspection of the vegetation and buildings for active bird nests should be carried out. If
vegetation or buildings cannot be clearly seen to be clear of nests then an appropriately
gualified and experienced ecologist should be called in to carry out the check. Only if there are
no active nests present should work be allowed to commence.

[Netting of trees or hedges to prevent birds from nesting should be avoided by appropriate
planning of work. See guidance at https://cieem.net/cieem-and-rspb-advise-against-netting-on-
hedges-and-trees/ .]

[if during construction birds gain access to [any of] the building[s] and begin nesting, work must
cease until the young birds have fledged.]
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Development Management Report

Responsible Officer: Tim Collard, Service Director - Legal and Governance

Summary of Application

Application Number: 25/02929/0UT Parish: Bomere Heath

Proposal: Outline planning application for the erection of up to 98No. dwellings with all
matters reserved except for means of access

Site Address: Land To The East Of Merrington Road Bomere Heath Shrewsbury Shropshire

Applicant: Wain Estates (Land) Limited

Case Officer: Jane Raymond | email: jane.raymond@shropshire.gov.uk

Grid Ref: 347469 - 320197

I© Crown Copy right. All rights reserved. Shropshire Council AC0000808715. 2025 For reference purposes only. No further copies may be made.
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Land To The East Of Merrington

Road

Recommendation:- Grant Permission subject to the conditions set out in Appendix 2 with
delegation to officers to confirm the final condition wording and to secure a section 106

agreement to secure affordable housing, long term future management and mainte nance of
open space and drainage, cost recovery for the 30 year monitoring period for Biodiversity Net
Gain and cost recovery for monitoring the section 106 agreement

REPORT
1.0 THE PROPOSAL
11 This application seeks outline planning permission for the erection of up to 98

1.2

13

14

15

2.0

2.1

2.2

2.3

2.4

dwellings to include means of access with all other matters reserved for later
approval (layout, scale, appearance and landscaping).

The application as first submitted indicated an irregular shaped boundary with an
area indicated to be recreation land that was not within the red line boundary and
with no mechanism proposed to secure this. It was considered that the irregular
shaped boundary as initially proposed did not make most effective use of land.
Following negotiation with the applicant an amended site location plan with revised
red line boundary has been received.

The amended site location plan indicates a reduced site area, and the boundary is
also now not such an irregular shape. A parameters plan has also been submitted
indicating that the housing development and associated open space provision will
be contained within a reduced area of land below the line of a historic field
boundary proposed to be re-instated with the planting of hedgerow and trees.

The parameters plan also indicates that a drainage pond will be within the area
north of the proposed re-instated field boundary and is not proposed to be
enclosed. The applicant has agreed to a condition restricting the development in
accordance with this plan.

The access is proposed off Merrington Road to the west.

SITE LOCATION/DESCRIPTION

The site is approximately 4.8 hectares and is the southern half of a larger field to
the north of the village of Bomere Heath.

It is adjacent to but outside the development boundary of the settlement that is
identified as a community hub in the adopted local plan.

The site is located in Flood Zone 1 on the Environment Agency’s Flood Map for
Planning.

Overhead electricity cables traverse the site and will need to be diverted or
accommodated within the site layout or underground.
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The site is not subject to any statutory landscape or ecological designations.

REASON FOR COMMITTEE DETERMINATION OF APPLICATION

This is a major application, and the Parish Council has submitted a contrary view to
Officers regarding material planning reasons. The Planning Services Manager

in consultation with the Chairman and Vice Chairman agree that although some of

the matters raised have been addressed by the amendments and the imposition of
the recommended conditions, due to the complexity and scale of development the

item should be determined by the relevant planning committee.

Community Representations

Consultee Comments (Conclusion or summary of latest comments) Full
comments can be viewed on the file.

SC Highways DC: Further work has been produced including a plan with off-site
works that will be secured along with any positive recommendation. The works
demonstrate routes to and from the site will be enhanced to encourage inclusive
sustainable movement.

The location of Bomere Heath can be supported for local facilities and trips by
sustainable modes. There is access to public transport. In some instances the new
developmentwill inherit reliance on car similar to the settlement as a whole.

A travel planto encourage and otherwise address all opportunities for non-car trips
will be implemented as part of any positive recommendation.

The applicant has demonstrated a commitmentto opening up Wheat Hill Rise
which will be a matter that will only be known following the grant of any permission.
However, in highways terms whilst of further benefit the omission of this element,
would not be a sufficient reduction in quality to find a severe residual cumulative
impact in highways terms, in the eyes of the Highway Authority.

No objection subject to planning conditions.

SC Affordable Housing: If this site is deemed suitable for residential development,
the scheme would be required to contribute towards affordable housingin
accordance with Policy CS11 of the adopted Core Strategy. The level of
contribution would need to accord with the requirements of the SPD Type and
Affordability of Housing and at the prevailing housing target rate at the time of a full
application or a Reserved Matters application.

The current prevailing target rate for affordable housing in this area is 15%
however utilising the latest evidence in the north of the county the rate is now 10%.
A development of 98 homes would need to provide 9 affordable homes on site and

Page 31




Northern Planning Committee — 215t April 2026 Land To The East Of Merrington

Road

4.1.3

414

415

4.1.6

4.1.6

a financial contribution. The application is proposing 15 affordable homes on site
which is an over provision. The assumed tenure of the affordable homes would be
70% for affordable rent and 30% for Shared Ownership which would be transferred
to a housing association for allocation from the housing waiting list in accordance
with the Council's prevailing Allocation Policy and Scheme. The size, type, tenure
and location of the affordable homes will need to be agreed with the Housing
Enabling Team before any further application is submitted, however it should be
noted that there is a need for 1 bed houses along with 2, 3 and 4 bedroomed
homes in this area and we will expect a mix of all 4 sizes for the rental units and a
mix of 2 and 3 beds for the shared ownerships. The affordable homes should be
located in each phase of the developmentand on adopted roads.

SC Learning and Skills: Requests £1,235,535 towards educational provision in
Shropshire with the following breakdown:

Early years places: £146,622

Primary School places: £565,542
Secondary School places: £297,290
Post 16 places: £106,175

SEND (special school places): £96,806
SEND Transport: £23,100

Integrated Care Board: A financial contribution of £87,864 would be warranted from
this development.

The sum requested has been calculated based on the number of dwellings in the
proposed developmentbeing 98 and is based on the amount of expansion of
primary care infrastructure that will be required to support the additional patients
resulting directly from the proposed development.

SC Archaeology (Historic Environment): It is noted that a geophysical survey and
programme of trial trench evaluation have been undertaken on the proposed
developmentsite. While the geophysical survey identified anomalies that appeared
to correlate with enclosure ditches of a potential hillfort (HER PRN 02418), the
subsequent trial trenching showed these to be bands of natural gravel and other
geological features.

It is therefore advised that no further archaeological works are required.

SC Conservation (Historic Environment): No comments with regards to built
heritage matters.

SC Ecology:

Great crested newts

The nearest pond is located 120m west from the site, land to the east of Merrington
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Road. e3p (July 2025) carried out a Habitat Suitability Index Assess on the pond,
which produced a score of 0.76, an eDNA assessment on the nearest pond was
then recommended. This does not appear to have been conducted, but the District
Level Licence Scheme has been applied into.

A Great Crested Newt District Level Licensing Impact Assessment & Conservation
Payment Certificate (Enquiry no. DLL-ENQ-SHRP-00080) has been submitted
which confirms that the project is eligible to enter the District Level Licensing
scheme and that the developerintends to do so. The IACPC covers planning
application 25/02929/0OUT.

With the submission of the IACPC, and provided that works are carried out under
the District Level Licensing scheme, SC Ecology are satisfied that the impacts of
the developmenton GCN are capable of being fully addressed in a manner which
complieswith the requirements of the Habitats Regulations. As stated in the
IACPC, {lin signing this Certificate Natural England has considered the matters it
believes to be necessary to satisfy regulation 55 (9) (b) of the 2017 Regulations
(“that the action authorized will not be detrimental to the maintenance of the
population of the species concerned at a favourable conservation status in their
natural range’) and has concluded that the payment by the Applicant of the
Conservation Paymentwill suffice to allowthe impacts on great crested newts of
the Applicants proposals on the Site to be adequately compensated, and therefore
that these proposals will not be detrimental to the maintenance of the population of
great crested newts at a favourable conservation status in their natural range.’

Bats

T1 was assessed for its potential to support roosting bats and potential roosting
features were identified. T1 should be retained as part of the planning permission.
If the tree, hedgerow or ditch is to be impacted or proposed for removal, then
additional surveys will be required.

Water Voles

The ditch located on site has the potential to support water voles. It is therefore
recommended at a minimum of a 5m buffer is utilised during the course of the
development, to mitigation any potential impactto water voles.

Biodiversity Net Gain

The biodiversity net gain assessment determined the site to consist of temporary
grass and clover leys, modified grassland and rural trees bound by native species
hedgerows. A net gain of 3.19 (27.92%) habitat units, 2.99 (90.92%) hedgerow
units and 0.04 (12.00%) watercourse units. The habitat units will be achieved via
the creation of vegetated garden, modified grassland, introduced shrub, SuDS,
other neutral grassland, mixed scrub and urban trees. The hedgerow units will be
achieved via the creation of species-rich native hedgerows with trees. The
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watercourse units will be achieved via the enhancement of the ditch.

Because the BNG is considered to be significant, a s106 will be required to secure
the BNG for 30 years. The monitoring fee for this application will be set at
£13,275.27.

I have provided a European Protected Species 3 tests matrix at the end of this
response. The planning officer needs to complete sections 1 and 2, ‘over riding
public interest’ and ‘no satisfactory alternative.” The EPS 3 tests matrix must be
included in the planning officer’s report for the planning application and
discussed/minuted at any committee at which the application is considered.

Conditions and informatives have been recommended to ensure the protection of
wildlife and to provide ecological enhancements under NPPF,MD12 and CS17.

4.1.7 SC Trees: In conclusion, there is no objection in principle to the proposed
developmentof the site. However, it must be demonstrated through a compliant
AlA that the final scheme for consideration as part of the reserved matters
application has been informed by the presence of trees, hedgerows and
arboricultural features of value, and that adequate measures will be put in place to
protect them during and after construction. Where tree loss is unavoidable, this
must be clearly justified, and an appropriate level of mitigation and compensatory
planting provided to avoid net loss of canopy cover, biodiversity, or visual amenity.

The final site layout and landscape proposals must show how retained trees can be
sustainably integrated within the development, and how new planting will contribute
positively to site character, ecological value, and long-term environmental function.

4.1.8 SC Green Infrastructure Advisor: It is noted the application is for outline and the
DAS has been provided to inform the future RM submissions. The following
comments should be integrated into the layout developmentand future RM
applications. The comments are based on policy MD2 and MD12 to enhance Gl on
site and the quality of POS.

419 ESPLtd - Landscape Consultant: Generally, the proposed mitigation should reduce
the adverse visual effects from the nearby residential and recreational receptors as
the landscape treatment matures over time.

The landscape strategy illustrated on the Development Framework Plan appears to
have been appropriately informed by the LVIA, with both retained hedgerows and
proposed hedgerow and structure planting along sensitive boundaries. We
consider that the disposition of open space in the proposed layout has the potential
to provide effective multifunctional open space.

4.1.10 SC Requlatory Services:

CONTAMINATED LAND
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Environmental Protection acknowledges the reports:

Phase 1 (Desk Based) Geo-Environmental Assessment; Merrington Road, Bomere
Heath; Smith Grant LLP; R3446-R01-v1; January 2025.

The report concludes that a limited site investigation should take place around the
two infilled ponds to determine the nature of the ground around the footprint of
these two sites, in order to assess risk from potential ground contamination and
ground gases.

Environmental Protection does not disagree with this conclusion.
AIR QUALITY

The air quality report ref: R3446B-R01-v2 predicts that the proposed development
would result in an increase of 96 AADT LDV movements within the Shrewsbury Air
Quality Management Area (AQMA). This is slightly below the screening threshold of
100AADT, where a detailed air quality assessment s likely to be required. The
predicted vehicle movements through Bomere Heath are also below the relevant
screening criteria so significantadverse air quality impacts are not considered likely
and no further Air Quality assessment is required.

The air quality report also assesses the potential risk of dust generated during the
construction phase of the development. Due to the proximity of residential
properties, there is a high risk of a significantadverse dustimpact during
construction phases if appropriate mitigation measures are not taken. Therefore, it
is important that a dust managementplan is required as a pre-commencement
condition of any consent granted. This should be incorporated into the Construction
Environmental Management Plan (CEMP) condition.

AMENITY

Given the scale of developmentand proximity of existing housing to the site there
is some potential for noise and dust impact upon local residents during construction
phase. I would therefore recommend that a Construction and Environmental
Management plan which includes measures to control noise and dust impactis
provided. Note standard working hours are typically between 0730 to 1800 on
weekdays and 0800 to 1300 on Saturdays and not at any time on Sundays or Bank
Holidays any works outside of these hours should be justified.

Recommends the standard Contaminated Land and Construction Environmental
Management Plan conditions.

WSP UK Ltd, on behalf of Shropshire Council as Local Drainage Authority:
Appropriate consideration to grant unconditional planning consent from a drainage
perspective has not been provided within the FRA.
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Provides detailed informative advice and recommends a drainage condition
requiring the following:

1. Infiltration test results and calculations of rates, or other suitable ground
investigation information.

2. A full scheme of surface and foul water drainage

3. Network simulation results. Labels and features used within the results should be
reconcilable with those shown on the drainage layout plan. Appropriate allowances
for urban creep and climate change must be included.

4. A gully catchment plan, including contours and drained areas.

5. Exceedance flows indicated on layout plan.

6. A SuDS maintenance plan

SC Waste Management:

It is vital new homes have adequate storage space to contain wastes for a
fortnightly collection (including separate storage space for compostable and source
segregated recyclable material). An option for residents to have wheelie bins for
recycling has been added to the service in 2022, therefore space for three wheelie
bins per property could be required.

Also crucial is that they have regard for the large vehicles utilised for collecting
waste and that the highway specification is suitable to facilitate the safe and
efficient collection of waste. Any access roads, bridges or ramps need to be
capable of supporting our larger vehicles which have a gross weight (i.e. vehicle
plus load) of 32 tonnes and minimum single axle loading of 11 tonnes.

I would recommend that the developer look at the guidance that waste
management have produced, which gives examples of best practice. This can be
viewed here: https:/mww.shropshire.gov.uk/media/25994/shropshire-refuse-and-
recycling-planning-guidance2022.pdf

I would prefer to see a vehicle tracking of the vehicle manoeuvring the road to
ensure that that the vehicle can access and turn on the estate. Details of the
vehicle size and turning circles are in the documentlinked above.

Particular concern is given to any plots which are on private drives that the vehicles
would not access. Bin collection points would need to be identified and residents
advised when they move in/purchase.

Residents would also need to be made aware that they would be collection points
only and not storage points where bins are left permanently.

West Mercia Constabulary: Provides advice on opportunities to design out crime
and /or the fear of crime and to promote community safety and site security during
construction. Welcomes opportunity for consultation with the developer should
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they wish to achieve the Secured by Design award status for this development.
Public Comments

Bomere Heath Parish Council: OBJECT The Parish Council understand the need
for developments within the North Shropshire area, however, there are no more
land sites identified as all previously agreed within the 2016-2036 Local Plan have
been developed on. The withdrawn Local Plan, quantified Bomere Heath as having
110 dwellings and we have exceeded that requirement already. There has not
been a call for sites in the village in which the PC and community can meaningfully
discuss or select.

It is our opinion that the location and scale of the developmentand understanding
that there is an option with the landowner for future developmentas part of a wider
master plan, we feel that this developmentis inappropriate for the landscape of our
village both in location and size and in negative terms, far exceeds what the council
has previously accepted as our allocation.

We appreciated the opportunity to meet with the applicant and note that this is an
Outline application only, but the voice of the community is clear. We have 2 live
developments under construction at this time which is adding 78 properties to the
village, another 98 dwellings will have increased the village by around 30%.

Regarding the affordable housing requirements to the parish, the two
developments under construction (22/05744/FUL & 23/02934/FUL) are adding 31
affordable houses to the housing stock, none of which have been completed and
yet to benefit the wider community at the time of writing.

The Lane Town Planning statement is convoluted and either incorrect or
misleading. The 9 affordable houses on new Trinity View in the 22/05744/FUL is
actually 12 in total, this includes the 3nr affordable shared ownership tenure status.
This reduces the need within Bomere Heath specifically and the Parish as a whole.

In general the PC echo's the comments from the wider community which are;

Drainage Pressures, at the meeting we raised concerns about past flooding in the
Brook Road area and the increased pressure that will be mounted on the foul
drainage system at the head of the run. Therefore, impacting all dwelling
connections to that foul run.

Traffic pressures & Highway safety - The increase of traffic and pedestrians to the
North is a concern. We note the Highways preliminary comments and the Police
comments on connectivity to the new estate. BHPC note that the Merrington Road
beyond the Baschurch Rd & Preston Gubbals & Shrewsbury Rd Crossroads is off
the maintenance route. We would like to see a condition OR Section 106 that
includes that main Merrington Rd on the winter gritting route should this scheme be
granted.
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School placement Numbers - Many Parishioners have commented on school place
numbers and condition of the BH Primary school building stock & finances. We
welcome the comment from the SC Learning & Skills dept that there be a S106 to
the amount of: £1,235,535 towards educational provision in Shropshire. With a
significant proportion of these monies being allocated to Bomere Hetah Primary
School & The Corbett High School (Baschurch)

Health care placement pressures - Many Parishioners note issues with the local
health care places and the lack of dentist placements, lack of direct connectivity to
the Royal Shrewsbury Hospital & that our 2 doctors surgeries are both
overnhelmed. We would welcome the S106 and noted by the ICB for £87,864 of
which a significant proportion of this be made available to Clive & Prescott
Surgeries to support their additional capacity needs.

Employment opportunities - Many of the parishioners are concerned about the lack
of employment opportunities, the D&A Statement (7.1 - Conclusion) cites "In the
longer term the local economy would benefit from

the provision of housing for workers," but none of the new developmentin this
parish our neighbouring parishes are constructing places to work or be cared for.

Local play provisions - During consultation, the developer asked the PC what it
needs & lacks and the developmentdoes respond to the need for an adult exercise
area, young persons play space & a much needed MUGA area. Should the
application be granted, the Parish Council would expect these 3 itemsto be locked
into any further application in the form of a S106 agreement.

In Conclusion

The Parish council objects to the outline development taking into consideration the
above comments and comments received on the portal from the public, who at the
time of witing, the majority object.

Councillor Brendan Mallon: | believe this outline proposal is utterly inappropriate
over developmentfor this village that has already had significantrecent
developmentadding 78 houses.

The available services and infrastructure provision are already at or beyond their
capacity to cope with more dwellings, particularly schools and GP provision. This is
in contravention of NPPF guidance on accessibility to and capacity of such
infrastructure and services.

Access to services and amenities outside the village will not be safely walkable or
cyclable, with already overstretched public transport provision. Employment,
schools and other amenities and services will primarily be accessed through car
usage, most of it transiting through the already congested village towards
Shrewsbury with attendant road safety concerns that are already a major issue for
the village at current levels of development.
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| also have great concern for flood managementin the context of similar problems
in nearby villages due to their over-development. Residents familiar with the
conditions on the ground have already expressed their concerns for the Brook
Road area of the village.

4.2.3 Public objection: In addition to the objection from the PC and local member 52
objections have been received from the public summarised as follows (all
comments can be viewed in full on the file):

e Outside the settlement boundary and conflict with the local plan and plan led
development

e Does not represent sustainable development and contrary to the NPPF

e Concern that the proposal is the first phase of a larger proposal for
developing the whole field for 200—300 dwellings

e 98 additional homes (in addition to those being built to the south of the
village) is disproportionate to the size of the village

e Impact on the character of the village and community cohesion

e Lack of youth and play provision and that antisocial behaviour might
increase with growth of the village

e Concern that school places, GP/healthcare and community facilities are
already at or over capacity

e Impact on utilities (foul drainage, water supply and electricity) with no or little
evidence of how the new development would be accommodated

e Potential for increase in flood risk due to existing drainage problems,
topography of the site and surface water runoff

e Highways safety concerns due to existing roads already being narrow,
poorly maintained and congested with a lack of pavements and cycleways

e Fear of increased accidents and unsafe conditions for pedestrians and
cyclists

e Impact on residential amenity due to increased noise, dust and disruption
during the construction phase, and loss of views, overlooking, loss of
privacy, noise/air/light pollution concerns and increased traffic once
development complete and occupied

e Loss of agricultural land

e Impact on/loss of hedgerows and trees and natural habitat and impact on
wildlife

5.0 THE MAIN ISSUES

Principle of development

Highway impact and access

Impact on infrastructure/developer contributions

Other reserved matters (landscaping, layout, scale and appearance)
Ecology and Trees
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6.1.1

6.1.2

6.1.3

6.14

6.1.5

6.1.6

OFFICER APPRAISAL

Principle of development

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that
applications for planning permission be determined in accordance with the local
development plan unless other material considerations indicate otherwise.

A key objective of the adopted development plan is to concentrate residential
development in locations that promote economic, social and environmental
sustainability. The Council's Core Strategy Policies CS1, CS3, CS4 and CS5 seek
to achieve managed, targeted growth by steering new open-market housing to sites
within market towns, other key centres and certain named villages (Community
Hubs and Clusters) as identified in the Site Allocations and Management of
Development (SAMDev) Plan. Sporadic development in the countryside (i.e.
outside the designated settlements) is generally unacceptable unless there are
exceptional circumstances, typically as set out in Core Strategy Policy CS5 and
SAMDev Policy MD7a.

The village of Bomere Heath is identified as a community hub under SAMDev
policy MD1 and S16.2(iii) but the site is located outside of the identified settlement
development boundary. As such development of this site would be contrary to
MD1 and S16.2(iii), and for planning policy purposes the site is located within the
countryside.

Both Core Strategy policy CS5 and SAMDev policy MD7a strictly control
development in the countryside such that only limited types of development, such
as conversion of buildings of architectural or heritage merit or accommodation for
essential countryside workers and other affordable housing, is permitted. The
proposal is not for development that would be permitted in the countryside under
policy CS5 and MD7a and therefore the proposed development of this site for open
market housing would be contrary to the local plan policies identified as most
relevant to the determination of this application and should not be supported unless
there are material considerations that indicate otherwise.

The NPPF is a material planning consideration for decision making. The NPPF was
updated in December 2024 and adopts a new standard methodology for calculating
housing need, the purpose of which is to significantly boost housing delivery across
England. Using the government’s ‘standard methodology’ Shropshire's recently
published Five Year Housing Land Supply Statement for 2025 (which sets out the
housing land supply in Shropshire over the five-year period from 2025/26 to
2029/30) indicates that Shropshire currently has 4.61 years supply of deliverable
housing land.

As the Council is currently unable to demonstrate a five-year supply of deliverable

dwellings the NPPF renders the adopted development plan policies concerning the
delivery of housing development as being out-of-date. The effect of this is that the
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tilted balance, as set out in paragraph 11 d) of the NPPF, is engaged.

6.1.7 11 d) states that planning permission should be granted unless any adverse
impacts of doing so would significantly and demonstrably outweigh the benefits,
when assessed against the policies in the NPPF taken as a whole, having
particular regard to key policies for directing development to sustainable locations,
making effective use of land, securing well-designed places and providing
affordable homes, individually or in combination.

6.1.8 Although the site is not within the settlement it is adjacent to the settlement
boundary of a village that is considered to be a suitable and sustainable location for
housing development, given that itis identified as a Community Hub in the adopted
Local Plan. Provided that the benefits of providing additional housing are not
outweighed by any significant adverse impacts, and that the proposal is well
designed, makes effective use of land and provides affordable housing, permission
should be granted and this will be discussed in the paragraphs below.

6.2 Highway impact and access

6.2.1 Core Strategy policy CS6 requires that development is safe and accessible. MD2
indicates that adequate on-site car parking should be incorporated within a
development site to ensure that cars do not overspill onto surrounding roads and
therefore negatively impact on the local road network.

6.2.2 Paragraph 116 of the NPPF state that 'developmentshould only be prevented or
refused on highways grounds if there would be an unacceptable impact on highway
safety, or the residual cumulative impacts on the road network, following mitigation,
would be severe, taking into account all reasonable future scenarios'.

6.2.3 The internal road layout and therefore the parking is reserved for later approval, but
a condition is recommended requiring the submission of a parking strategy at the
reserved matters stage to ensure adequate resident and visitor parking is provided
on site.

6.2.4 The vehicular and pedestrian access is proposed off Merrington Road to the west
via a new access between existing houses. A pedestrian only access is also
indicated to the southwest corner of the site to link with Wheathill Rise to improve
connectivity to the facilities and services available in the centre of the village.
These include a shop, hair and beauty salon, public house, village hall and tennis
courts, a primary school and pre-school, and a cricket ground further to the south.

6.2.5 In additionto the 3m shared footway/cycleway link to Wheathill Rise the application
includes a number of other highway improvements indicated on a connectivity
improvements plan. These include:

e A bus stop shelter with seating and timetable information to be provided on
eastern development side of Merrington Road to serve southbound bus
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6.2.6

6.2.7

6.3

6.3.1

6.3.2

services. (Dropped kerbs and tactile paving is being implemented under the
approved scheme on the opposite side of the road which will benefit
pedestrians seeking to cross Merrington Road in this location and enhance
connectivity to the northbound bus stop which is being reinstated as part of
these works). The 576 offers an hourly bus service between Oswestry and
Shrewsbury stopping in Bomere Heath.

e Dropped kerbs and tactile paving at both Brook Road Junctions (north and
south) to enhance pedestrian connectivity between the site and the centre of
Bomere Heath.

e Additional street lighting between the proposed site access and Percy
Thrower Avenue subject to further detailed design and agreement.

The highway officer has reviewed the submitted detailed access drawing and
connectivity improvements plan and now has no objection to the application subject
to a condition securing the off-site works and other conditions regarding the
access, estate roads, construction method statement, and travel plan.

Although residents have indicated their concern regarding the existing highway and
the number of vehicles using the roads through and to Bomere Heath, some of
which are narrow and winding, itis not considered that the additional houses would
result in a significant increase in traffic with much of the existing traffic being
through traffic.

There is no substantive evidence that the proposal would result in unacceptable
highway safety impacts or have severe cumulative transport implications on the
road network. Subject to the recommended conditions a safe means of access and
adequate on-site parking will be provided and the off-site improvements to improve
connectivity to the village and promote walking, cycling and use of public transport
can be secured.

Impact on infrastructure/developer contributions

Many objections received refer to the impact on infrastructure and the capacity of
the local schools and GP practices and local road network to accommodate the
development. Highway implications have been assessed in the paragraphs above.

Assuming a proposal of 80 - 85 open market homes the development would result
in approximately £1,400,000 in CIL which would be distributed as follows:

£70,000 (5%) will be used for the administration of CIL;

£210,000 (15%) provided to the local community as Neighbourhood Fund;
£112,000 (10% of the remainder) used for strategic infrastructure priorities across
Shropshire; and

£1,008,000 (90% of the remainder) used to deliver local infrastructure within the
area where the development takes place.
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6.3.6

6.3.7

6.3.8

6.3.9

ICB have requested £87,864, and Learning and Skills have calculated that the total
education costs arising from this development would be £1,235,535. The nearest
GP practice is in Baschurch with the next closest being in Clive. The CIL receipt
from this development and the CIL receipt from other developments in the village
and surrounding settlements including Baschurch can cumulatively be directed to
the expansion of primary care infrastructure that will serve this development. The
ICB request for funding will therefore be covered by CIL.

The education request for funding is for the total cost of education and school
transport provision anticipated to be generated by the new families occupying the
proposed development. Education also receives Government funding when school
numbers increase and there is therefore no requirement to secure additional
developer funding via S106 towards education arising from this proposed
development.

The development is required to contribute towards affordable housing in
accordance with Core Strategy Policy CS11 and the level of contribution in
accordance with the requirements of the Type and Affordability of Housing SPD
and at the prevailing housing target rate at the reserved matters stage.

Many of the objections received refer to whether there is a need for additional
housing and in particular affordable housing due to the affordable homes being
constructed opposite and as part of the development being completed to the south
of the village.

The affordable housing team have confirmed that there is a need for more
affordable homes and in particular homes for affordable rent. The housing need
figures (Shropshire housing register Homepoint March 2026) indicates that the
current need in Pimhill is 38 households and 31 of these are for the settlement of
Bomere Heath. The bid data from Homepoint indicates that the average number of
bids when a 2-bedroom home for affordable rent becomes available is 76 for
Pimhill and the average number of bids rises to 105 for Bomere Heath.

There is an identified need for more affordable housing. The current prevailing
target rate for affordable housing is 15% however utilising the latest evidence in the
north of the county the rate in this area is now 10%. The developer is offering 15%
affordable housing which is an over provision and a significant benefit of this
proposal. The affordable housing will be secured by S106, and the size, type,
tenure and location of the affordable homes will be agreed with the Housing
Enabling Team at the reserved matters stage.

MD2 requires the provision of open space at 30 square metres per bedroom. The
Parish Council in their comments indicated the need for an adult exercise area,
young persons play space and a MUGA area and that all 3 should be secured if the
application is approved.
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6.3.10 The application as first submitted included a hatched area to the north of the site
indicated to be gifted to the PC for future recreational use. This area of land was
outside of the red line boundary so would have needed a separate planning
application for change of use and it would not have been possible to secure this
land as part of this application.

6.3.11 In addition, it was not considered appropriate for this recreational open space to be
towards the far north of the site. Open space and play provision should be an
integral part of the development and more easily accessible to future occupiers of
the development in addition to existing residents of Bomere Heath. It also resulted
in the red edge boundary being irregular in shape with the proposed developable
part of the site projected into the field and effectively sterilised part of the field for
efficient agricultural use without any benefit to the development. It was therefore
considered that the red line boundary did not make most effective use of land.

6.3.11 Following officer advice an amended location plan has been submitted that
indicates a reduced site area with a red line boundary that is now not such an
irregular shape. A parameters plan submitted indicates that the housing
development and associated open space provision will be contained within a
historic field boundary proposed to be re-instated with the planting of hedgerow and
trees. A planning condition is recommended to ensure that the layout submitted at
the reserved matters stage includes a policy amount of usable open space and
play and recreational facilities in consultation with the PC. A S106 agreement can
secure the management and maintenance of the open space and recreational and
play facilities either by a management company or the PC.

6.3.12 The proposed landscaping indicates a biodiversity net gain (BNG) of 27.92%
habitat units, 90.92% hedgerow units and 12.00% watercourse units that will be
achieved via the creation of vegetated garden, modified grassland, introduced
shrub, SuDS, other neutral grassland, creation of species-rich native hedgerows
with trees and enhancement of the ditch. As the BNG is significant, a s106
agreement is required to secure the BNG for 30 years and the applicant has
agreed to the monitoring fee of £13,275.27.

6.4 Other reserved matters (landscaping, layout, scale and appearance)

6.4.1 SAMDev Policy MD2 (Sustainable Design) and Core Strategy Policy CS6
(Sustainable Design and Development Principles) require development to protect
and conserve the built environment and be appropriate in scale, density, pattern
and design taking into account the local context and character and should also
safeguard residential and local amenity. The layout of the development and the
scale, design and appearance and the buildings will be determined at the reserved
matters (RM) stage.

6.4.2 Anillustrative layout was initially submitted but this was for a larger site area.

Although the site area has reduced the number of dwellings in the description has
not been changed and still refers to 'up to 98' as the applicant did not agree to
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6.4.3

6.4.3

6.4.4

6.4.5

6.4.6

reduce this. How many dwellings a site can satisfactorily accommodate will
depend on the proportion of 1-, 2-, 3- or 4-bedroom dwellings to be determined at
the RM stage.

A layout that looks cramped and overdeveloped compared to nearby development
and that does not provide the required amount of open space at the RM stage
would be unsatisfactory and would not be supported. Conditions are therefore
recommended advising that the indicative layout and number of dwellings is not
approved as part of the current outline application; and requiring the submission of
an Open Space Assessment and a Layout Plan to include a policy compliant
amount of open space and a report demonstrating how the proposed layout and
proposed housing mix responds to local housing needs including the size and
tenure of the affordable units.

Core Strategy Policy CS17 and SAMDev policy MD12 amongst other things,

require development to respect locally distinctive character, to protect the natural
environment and in general terms to resist significant adverse effects on the
landscape and visual amenity. MD12 indicates that proposals which are likely to
have a significant adverse effect on, amongst other things, designated sites, priority
species or habitats, visual amenity and landscape character should only be
permitted where the social or economic benefits of the proposal outweigh the harm
to the asset and that a hierarchy of mitigation then compensation measures will be
sought.

The site is not a locally or nationally designated site, but the built development will
obviously change the character and appearance of this existing field and extend
the village into the countryside impacting on the rural character. The view that will
be most impacted is that which will be glimpsed through the field access on Top
Road to the north, and the views of existing residents of properties that back on to
the site will also be affected. However, there is no right to a view and the layout to
be determined at the RM stage will need to be designed to have regard to the
impact on residential amenity.

The proposal indicates the re-instatement of a historic field boundary with
hedgerow and tree planting, the detail of which and the landscaping of the whole
site would be determined at the RM stage. The Council's landscape consultants
have reviewed the submitted LVIA and considers that 'the landscape strategy
illustrated on the Development Framework Plan appears to have been
appropriately informed by the LVIA, with both retained hedgerows and proposed
hedgerow and structure planting along sensitive boundaries' and concludes that
‘generally, the proposed mitigation should reduce the adverse visual effects from
the nearby residential and recreational receptors as the landscape treatment
matures over time'.

The development would have a visual impact on the character and appearance of

the rural landscape. Subject to satisfactory landscaping and planting that would
partly screen and mitigate the visual effects of the development the proposal would
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6.5

6.5.1

6.5.2

6.5.3

6.54

6.6

6.6.1

6.6.2

result ina moderate level of harm. This is discussed further in the planning balance
section below.

Ecology and Trees

Policy MD12 also requires the protection and enhancement of the natural
environment, including the retention of trees of landscape, ecological, or amenity
value, and encourages the delivery of green infrastructure and biodiversity net gain.

It has already been confirmed that the proposal will result in significant net gain for
biodiversity. All trees on or adjacent the boundary to the site are proposed to be
retained including T1 where potential roosting features were identified. The
recommended tree protection and landscaping conditions will ensure the protection
of existing trees and hedgerow to be retained and the implementation of a
satisfactory landscaping scheme.

The Council’s Ecologist has also confirmed that a pond within 120metres of the site
has the potential to be suitable habitat for Great Crested Newts (GCN). Rather
than carry out further work to confirm this the applicant has provided a certificate
confirming that the works will be carried out under the District Level Licensing
scheme. The Councils Ecologist has confirmed that the impacts of the
development on GCN are capable of being fully addressed in a manner which
complies with the requirements of the Habitats Regulations. The Conservation
Payment under the District Level Licensing scheme is sufficient to allow the
impacts on GCN due to development on the Site to be adequately compensated,
and therefore that these proposals will not be detrimental to the maintenance of the
population of great crested newts at a favourable conservation status in their
natural range. The required European Protected Species (EPS) 3 Tests Matrix is
included in Appendix 1 of this report.

The recommended condition requiring the submission of a Construction
Environmental Management Plan will ensure the protection of wildlife during the
construction phase, and the development of the site will significantly increase the
biodiversity of the site.

Other matters

Archaeology: The Council’'s Archaeologist required further survey work as the
geophysical survey indicated there was potential for the site to be a hill fort.
Subsequent trial trenching has confirmed this not to be the case, and no further
archaeological works are required.

Drainage: The drainage team has no objection to the proposal subject to a
drainage condition requiring full details to be submitted and provides informative
advice about what is required. The site is in Flood zone 1 (the lowest risk of
flooding) and there would be no flood risk associated with this development either
on the site or on adjacent land as the surface water drainage will have to
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6.6.3

6.8

7.0

7.1

7.2

7.3

7.4

7.5

demonstrate a betterment to the existing greenfield surface water run off rate.

Contaminated Land: Due to the submitted report indicating that a site investigation
is required to determine the nature of the ground around two infilled ponds on site a
contaminated land condition is recommended to assess and mitigate any risk from
potential ground contamination and ground gases.

Air quality: The submitted air quality report indicates that significant adverse air
guality impacts are not considered likely, and no further Air Quality assessment is
required. There is the potential risk of dust generated during the construction
phase of the development and a condition requiring the submission of a
Construction Management Plan is recommended.

CONCLUSION AND PLANNING BALANCE

Due to the lack of a 5-year housing land supply the tilted balance in paragraph
11(d) of the NPPF is engaged which requires decision makers to give reduced
weight to restrictive countryside policies and increased weight to the presumption in
favour of sustainable development including directing development to sustainable
locations, making effective use of land, securing well-designed places and
providing affordable homes.

The development proposes up to 98 dwellings on a site on the edge of Bomere
Heath designated as a community hub which is considered a sustainable location
for development. The benefits of new housing including affordable housing (5%
more than the policy requirement) that meets an identified need, supports rural
vitality, and that contributes to Shropshire’s overall housing supply must be given
substantial weight.

The proposed off-site highway works are an additional benefit to the proposal
supporting alternative travel choice by promoting walking and cycling to facilities
within the village and use of public transport. Sustainable travel options that
reduce reliance on the private car will help reduce the environmental impacts of the
development. Other environmental benefits include the proposed landscaping and
significantly enhanced biodiversity of the site. The proposal will also bring
economic benefits during the construction phase, and social and economic benefits
when the dwellings are occupied.

The exact number of dwellings and the scale, layout, appearance and landscaping
of the site are reserved for later approval. Determination of the RM application will
secure an appropriate layout, scale and design and ensure that the development
makes effective use of land.

In the context of the current housing land supply position and paragraph 11 of the
NPPF any landscape harm (that will be mitigated by appropriate landscaping) is
outweighed by the benefits of the scheme, in particular the delivery of housing
(including affordable housing) in a location accessible on foot or by cycle to the

Page 47




Northern Planning Committee — 215t April 2026 Land To The East Of Merrington

Road

7.6

7.7

8.0

8.1

8.2

facilities in the village, and where the town of Shrewsbury and also Oswestry is
accessible by public transport.

Although public comments have expressed concern that the scale of development
is considered too large for the size of the settlement and existing infrastructure, for
the reasons outlined in the report it is considered that subject to the required CIL
contribution and the highway improvements to be secured the proposal would not
place an unacceptable strain on local infrastructure and will contribute to
improvements to the benefit of existing and future residents. The provision of new
housing will help to support and retain existing local facilities and services and
enhance the vitality of this rural community.

Any adverse impacts of the development do not significantly and demonstrably
outweigh the benefits of the proposal, and therefore the weight in the overall
planning balance is infavour of granting planning permission subject to the
recommended conditions.

Risk Assessment and Opportunities Appraisal

Risk Management
There are two principal risks associated with this recommendation as follows:

e As with any planning decision the applicant has a right of appeal if they
disagree with the decision and/or the imposition of conditions. Costs can be
awarded irrespective of the mechanism for hearing the appeal, i.e. written
representations, hearing or inquiry.

e The decision may be challenged by way of a Judicial Review by a third party.
The courts become involved when there is a misinterpretation or misapplication
of policy or some breach of the rules of procedure or the principles of natural
justice. However, their role is to review the way the authorities reach decisions,
rather than to make a decision on the planning issues themselves, although
they will interfere where the decision is so unreasonable as to be irrational or
perverse. Therefore, they are concerned with the legality of the decision, not its
planning merits. A challenge by way of Judicial Review must be made a)
promptly and b) in any event not later than six weeks after the grounds to make
the claim first arose.

Both of these risks need to be balanced against the risk of not proceeding to
determine the application. In this scenario there is also a right of appeal against
non-determination for application for which costs can also be awarded.

Human Rights

Article 8 gives the right to respect for private and family life and First Protocol

Article 1 allows for the peaceful enjoyment of possessions. These have to be
balanced against the rights and freedoms of others and the orderly development of
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the County in the interests of the Community.

First Protocol Article 1 requires that the desires of landowners must be balanced
against the impact on residents.

This legislation has been taken into account in arriving at the above
recommendation.

8.3 Equalities

The concern of planning law is to regulate the use of land in the interests of the
public at large, rather than those of any particular group. Equality will be one of a
number of ‘relevant considerations’ that need to be weighed in Planning Committee
members’ minds under section 70(2) of the Town and Country Planning Act 1990.

9.0 Financial Implications

There are likely financial implications if the decision and / or imposition of
conditions is challenged by a planning appeal or judicial review. The costs of
defending any decision will be met by the authority and will vary dependent on the
scale and nature of the proposal. Local financial considerations are capable of
being taken into account when determining this planning application — insofar as
they are material to the application. The weight given to this issue is a matter for
the decision maker.

10.0  Artificial Intelligence (Al)

Al can be used to support our work and to create content by bringing together or
summarising responses to consultation. The report writer remains responsible for
ensuring that the content of the report is factually accurate and that the use of Al is
responsible and lawful. All original documents remain unaltered on the planning
register should you wish to view them in full.

11.0 Background

Relevant Planning Policies

Central Government Guidance:
National Planning Policy Framework
National Planning Practice Guidance

Shropshire Core Strategy:

CS1 Strategic Approach

CS4: Community Hubs and Community Clusters
CS6 Sustainable Design and Development Principles
CS9 Infrastructure Contributions

CS10 Managed Release of Housing Land
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CS11 Type and Affordability of Housing
CS17 Environmental Networks

CS18 Sustainable Water Management

Site Allocations and Management of Development (SAMDev)Plan:
MD1 Scale and Distribution of Development
MD2 Sustainable Design

MD3 Delivery of Housing Development

MDS8 Infrastructure Provision

MD212 The Natural Environment

MD13 The Historic Environment

S16.2(iii) Bomere Heath

SPD on the Type and Affordability of Housing
RELEVANT PLANNING HISTORY:

PREAPM/25/00009 Proposed residential development for up to 150 dwellings including
affordable housing PREUDYV 28th February 2025

12.0 Additional Information

View details online: http://pa.shropshire.gov.uk/online -
applications/applicationDetails.do?active Tab=summary&keyVal=TOMYFXTDJUKO0O

List of Background Papers (This MUST be completed for all reports, but does not include items
containing exempt or confidential information)

25/02929/0UT | Outline planning application for the erection of up to 98No. dwellings with all
matters reserved except for means of access | Land To The East Of Merrington Road Bomere
Heath Shrewsbury Shropshire

Cabinet Member (Portfolio Holder): Councillor David Walker

Local Member: Councillor Brendan Mallon

Appendices
APPENDIX 1 — EPS 3 Test Matrix
APPENDIX 2 — Recommended Conditions
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APPENDIX 1: European Protected Species 3 tests matrix for great crested newts
EUROPEAN PROTECTED SPECIES: The ‘three tests’

Applicationreference number, site name and description:

25/02929/0UT.

Outline planning application for the erection of up to 98No. dwellings with all matters reserved
exceptfor means of access. Proposed Residential Development Land to the East of Merrington Road

Bomere Heath Shrewsbury Shropshire

Date:

20th October 2025

Officer:

Demi Cook

Planning Ecologist
demi.cook@shropshire.gov.uk
Tel.: 01743 254316

Test 1:

Is the development ‘in the interests of public health and public safety, or for other imperative reasons of
overriding publicinterest, including those of asocial or economicnature and beneficial consequences of primary

importance forthe environment’?

As outlined in the officer report the proposal will bring significant environmental, social and
economic benefits.

Test 2:
Is there ‘no satisfactory alternative?’

There is no satisfactory alternatives other than to not develop the site but that would not
result in the benefits identified.

Test 3:

Is the proposed activity ‘not detrimental to the maintenance of the populations of the species concerned at a

favourable conservation status in their natural range’?

The nearest pond is located 120m west from the site, land to the east of Merrington
Road. e3p (July 2025) carried out a Habitat Suitability Index Assess on the pond, which
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produced a score of 0.76, an eDNA assessment on the nearest pond was then
recommended. This does not appear to have been conducted, but the District Level
Licence Scheme has been applied into.

A Great Crested Newt District Level Licensing Impact Assessment & Conservation Payment
Certificate (Enquiry no. DLL-ENQ-SHRP-00080) has been submitted which confirms that
the project is eligible to enter the District Level Licensing scheme and that the developer
intends to do so. The IACPC covers planning application 25/02929/0UT.

EPS offences under Article 12 are likely to be committed by the development proposal,
i.e. damage or destruction of an EPS breeding site or resting place and killing or injury of
an EPS.

A Great Crested Newt District Level Licensing Impact Assessment & Conservation Payment
Certificate (Enquiry no. DLL-ENQ-SHRP-00080) has been submitted which confirms that
the project is eligible to enter the District Level Licensing scheme and that the developer
intends to do so.

With the submission of the IACPC, and provided that works are carried out under the
District Level Licensing scheme, SC Ecology are satisfied that the impacts of the
development on GCN are capable of being fully addressed in a manner which complies
with the requirements of the Habitats Regulations. As stated in the IACPC, ‘[l]n signing
this Certificate Natural England has considered the matters it believes to be necessary to
satisfy regulation 55 (9) (b) of the 2017 Regulations (“that the action authorized will not
be detrimental to the maintenance of the population of the species concerned at a
favourable conservation status in their natural range”) and has concluded that the
payment by the Applicant of the Conservation Payment will suffice to allow the impacts
on great crested newts of the Applicant’'s proposals on the Site to be adequately
compensated, and therefore that these proposals will not be detrimental to the
maintenance of the population of great crested newts at a favourable conservation status
in their natural range.’

| am satisfied that the proposed development will not be detrimental to the maintenance
of the population of great crested newts at favourable conservation status within their
natural range, provided that the ‘District Level Licence condition for GCNs’ condition
included in the response from Demi Cook to Jane Raymond (dated 20t October 2025) is
included on the decision notice and are appropriately enforced.
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APPENDIX 2: Recommended Conditions

STANDARD CONDITION(S)

1. Approval of the details of the appearance of the development, layout, scale, and the
landscaping of the site (hereinafter called "the reserved matters") shall be submitted to and
approved in writing by the local planning authority before any development begins and the
development shall be carried out as approved.

Reason: The application is an outline application under the provisions of Article 5 of the
Development Management Procedure (England) Order 2015 and no particulars have been
submitted with respect to the matters reserved in this permission.

2. The development hereby permitted shall be carried out in full accordance with the
following approved plans received 10.02.2026, except where modified by other conditions
attached to this permission:

a) Site Location Plan (I100802-DL01.RevB)

b) Parameter Plan (I000802-DL04.RevA)

C) Access (A25006-0100-001-P0.RevP0)

There shall be no development other than drainage features in the area shaded blue on the
parameter plan.

Reason: For the avoidance of doubt and to ensure the development is carried out in
accordance with the approved plans.

3.  Nothing in this permission shall be construed as giving approval to the details shown on
the submitted indicative drawings (other than the means of access off Merrington Road) and
does not purport to grant consent for the number or scale of dwellings indicated on the
illustrative plans and drawings accompanying this application, or the number of dwellings
indicated in the description of development.

Reason: To define the permission (as such details are intended for illustration purposes only,
and details of the landscaping and layout of the site including the number of dwellings and the
scale and appearance of the buildings are reserved for later approval) and to retain control over
the details of the development to accord with Core Strategy CS6.

4.  Application for approval of the reserved matters shall be made to the local planning
authority before the expiration of two years from the date of this permission.
Reason: This condition is required to be imposed by Section 92 of the Town and Country
Planning Act, 1990.

5. The development hereby permitted shall be begun before the expiration of two years
from the date of approval of the last of the reserved matters to be approved.
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Reason: This condition is required to be imposed by Section 92 of the Town and Country
Planning Act, 1990.

6.  The first submission of reserved matters shall include a report demonstrating how the
proposed housing mix responds to local housing need. The report must include information
regarding the existing housing stock of Bomere Heath and demonstrate how the proposed
housing mix will balance the size, type and tenure of the local housing stock. The report must
specify the amount of MD4(2) and MD4(3) dwellings (as defined by Building Regulations)
proposed within the development and the number of NDSS compliant dwellings. The report
must also identify the amount of any specialist housing proposed.

Reason: To ensure the proposed housing mix is appropriate to meet the needs of the
community in accordance with policy CS11 of the Adopted Core Strategy (2011).

7. The application for reserved matters relating to the layout of the development shall
specify the location of the proposed affordable housing units (provision being in accordance
with the associated Section 106 Agreement) to be provided on that part of the site covered by
that application. No works shall commence on the part of the site covered by that application
until the location of affordable housing within it has been approved in writing by the local
planning authority.

Reason: To ensure the provision of affordable housing, in accordance with Development Plan
housing policy.

8.  The first submission for reserved matters shall include an Open Space Assessment and
a Layout Plan to include a policy compliant amount of open space (of at least 30sgqm per
person calculated on the basis of one person per bedroom) including the provision of informal
recreational and amenity open space and equipped play areas having regard to the comments
received from Shropshire Councils Green Infrastructure Advisor and informed by evidenced
consultation with the Parish Council.

Reason: The provision of play areas and informal open space is necessary in the interest of the
amenity, health and well-being of future residents and to ensure the quantity, quality and
accessibility of recreational, and amenity open space is appropriate for the development hereby
permitted in accordance with SAMDev Policy MD2 and Core Strategy Policy CS6.

9. The first submission of reserved matters shall include full details of both hard and soft
landscaping works. The submitted details shall include:
a) Planting plans, creation of wildlife habitats and features and ecological enhancements
(including tree and hedgerow planting, wildflower grassland creation, hedgehog-friendly gravel
boards and creation of hibernacula and log piles);
b) Details for the provision of bat and bird boxes
¢) Written specifications (including cultivation and other operations associated with plant, grass
and wildlife habitat establishment);
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d) A tree and hedge planting scheme, prepared in accordance with British Standard 8545: 2014
Trees: from Nursery to Independence in the Landscape Recommendations, or its current
version;

e) Schedules of trees, shrubs and plants, to be planted in association with the development
noting species (including scientific names), planting sizes and proposed numbers/densities
where appropriate;

f) Native species used are to be of local provenance (Shropshire or surrounding counties);

g) Details of proposed hard surfacing

h) Details of proposed boundary treatments (hedgerow, fencing or walls) including re-
instatement of the historic hedgerow boundary north of field 294;

1) The location of any proposed LAP and/or LEAP including any proposed play equipment and
structures and any necessary hard landscape furniture (seats, picnic benches, cycle stands,
waste bins for example) proposed to be provided;

J) Implementation timetables.

In support of the landscaping plan, a supplementary Management Company Plan shall be
provided that clearly indicates the extent of proposed open space and all landscaped areas of
land that will be under future management either by the Parish Council or a management
company (i.e. all land beyond privately owned gardens).

The landscape works shall be carried out in full compliance with the approved plan, schedule
and timescales. Any trees or shrubs which die or become seriously damaged or diseased
within five years of completion of the development shall be replaced within 12 calendar months
with trees or shrubs of the same size and species.

Reason: To ensure the provision of amenity and biodiversity afforded by appropriate landscape
design and to enhance the appearance of the development and its integration into the
surrounding area in accordance with Core Strategy policies CS6, CS17, and SAMDev policies
MD2 and MD12.

10. The first submission of reserved matters shall include a plan showing a buffer zone
along the watercourse. The plan shall include a minimum 5m buffer temporarily fenced off
parallel to the bank along the length of the watercourse.

No access, material storage or ground disturbance shall occur within the buffer zone. The
development shall be carried out strictly in accordance with the approved details.

Reason: To ensure the protection of the watercourse, and associated wildlife, during
construction works.

11. The plans and particulars submitted in support of the reserved matters application shall
include a Tree Survey, an Arboricultural Impact Assessment, an Arboricultural Method
Statement and a Tree Protection Plan prepared in accordance with British Standard 5837:
2012 Trees in Relation to Design, Demolition and Construction - Recommendations, or its
current version. The development shall be carried out strictly in accordance with the
recommendations of these approved plans and reports.

Reason: to safeguard the amenities of the local area and to protect the natural features that
contribute towards this and that are important to the appearance of the development in
accordance with Core Strategy policies CS6, CS17, and SAMDev policies MD2 and MD12.
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12. The first submission of reserved matters shall include a Construction Environmental
Management Plan. The submitted plan shall include:

a)An appropriately scaled plan showing 'Wildlife/Habitat Protection Zones' where construction
activities are restricted, where protective measures will be installed or implemented,;

b)Details of protective measures (both physical measures and sensitive working practices) to
avoid impacts during construction;

c)Requirements and proposals for any site lighting required during the construction phase;
d)A timetable to show phasing of construction activities to avoid harm to biodiversity features
(e.g. avoiding the bird nesting season);

e)The times during construction when an ecological clerk of works needs to be present on site
to oversee works;

fldentification of Persons responsible for:

i) Compliance with legal consents relating to nature conservation;

i) Compliance with planning conditions relating to nature conservation;

i) Installation of physical protection measures during construction;

Iv) Implementation of sensitive working practices during construction;

V) Regular inspection and maintenance of physical protection measures and monitoring of
working practices during construction; and

vi) Provision of training and information about the importance of 'Wildlife Protection Zones' to all
construction personnel on site.

g)Pollution prevention measures.

All construction activities shall be implemented strictly in accordance with the approved plan.

Reason: To protect features of recognised nature conservation importance, in accordance with
MD12, CS17 and section 192 of the NPPF.

13. The application for reserved matters shall include full details of existing and proposed
ground and finished floor levels. For development adjacent to the boundaries of the application
site and adjacent to existing residential properties, the details shall include details of the setting
out of buildings with plans annotating the distance of buildings from the boundaries to the
existing adjacent properties. The plans shall also provide details of the ground levels at the
retained trees and hedges. The development hereby permitted shall only be carried out in
accordance with the approved details.

Reason: To ensure the levels are acceptable in relation to the surrounding area and to ensure
the development is appropriate in relation to the amenity of neighbouring property; and that
there is a satisfactory relationship to existing trees and hedges to be retained in accordance
with Policy MD12 of the SAM(Dev) Plan and Policies CS6 and CS17 of the Core Strategy.

14. The Reserved Matters application relating to the layout of the development shall specify
the location and details of refuse bin storage facilities for all units and refuse collection points if
different.

Reason: To ensure that appropriate facilities are provided, for the storage and collection of
household waste, (i.e., wheelie bins & recycling boxes) and to protect the amenity of the area,
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the amenities of occupiers of nearby properties and future occupiers of the dwellings hereby
permitted in accordance with Policy CS6 of the Core Strategy.

15. A parking strategy must be submitted to support the submission of reserved matters to
include the number of on plot car parking spaces to be provided per size of dwelling as well as
the quantum of visitor parking to be provided. The strategy must demonstrate what measures
will be put in place to reduce reliance on private cars as well as details of the proposed
arrangements for any secure parking for bikes and mobility scooters.

Reason: To ensure car parking provision is appropriate in accordance with Core Strategy policy
CS6 and SAMDev policy MD2.

16. Concurrently with the reserved matters application for the layout of the site a scheme of
surface and foul water drainage shall be submitted to and approved in writing by the Local
Planning Authority. The approved scheme shall be fully implemented before the development is
first occupied.

Reason: To ensure satisfactory drainage of the site and to avoid flooding.

CONDITION(S) THAT REQUIRE APPROVAL BEFORE THE DEVELOPMENT COMMENCES

17. Priorto the commencement of development a Construction Method Statement (CMS)
shall be submitted to and approved in writing by the Local Planning Authority. The Statement
shall provide for and include site specific measures to control and monitor impact arising in
relation to:

Routes for construction traffic;

Parking of vehicles of site operatives and visitors;

Locations for loading and unloading of plant and materials;

Locations for storage of plant and materials used in constructing the development;

Method of preventing mud being carried onto the highway including wheel washing facilities;
Measures to control the emission of dust and dirt during construction;

Noise and vibration control

A scheme for recycling/disposing of waste resulting from demolition and construction works;
Delivery, demolition and construction working hours;

24 hour emergency contact number;

It shall also set out arrangements by which the developer shall maintain communication with
residents and businesses in the vicinity of the site, and by which the developer shall monitor
and document compliance with the measures set out in the CMS. The development shall be
carried out in full accordance with the approved CMS at all times.

The approved Construction Method Statement shall be adhered to throughout the construction
period for the development.

Reason: In the interests of highway safety and local and residential amenity in accordance with
Core Strategy Policy CS6.
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18. a) Risk assessment. No development shall commence until an assessment of the risks
(site investigation) posed by any contamination has been submitted to and approved in writing
by the Local Planning Authority. Such an assessment shall be carried out in accordance with
authoritative UK guidance.

b) Submission and implementation of remediation scheme: Where the approved risk
assessment (required by condition a) above) identifies contamination posing unacceptable
risks, no development shall commence until a detailed remediation scheme to protect the
development from the effects of such contamination has been submitted to and approved in
writing by the Local Planning Authority. A validation and verification plan must be formulated,
form part of the remediation scheme and be approved by the Local Planning Authority.
Following approval, such remediation scheme shall be implemented on site in complete
accordance with approved details unless otherwise agreed in writing by the Local Planning
Authority.

c¢) Verification of remediation scheme: Following implementation and completion of the
approved remediation scheme (required by condition b) above) and prior to the first occupation
of the development, a verification report shall be submitted to and approved in writing by the
Local Planning Authority to confirm completion of the remediation scheme in accordance with
approved details.

d)Unforeseen contamination: In the event that further contamination is found at any time when
carrying out the approved development - that was not previously identified ' it must be reported
in writing immediately to the Local Planning Authority and no further development shall be
carried out. Following this, an investigation and risk assessment must be undertaken in
accordance with the requirements of (a) above, and where remediation is necessary a
remediation scheme must be prepared in accordance with the requirements of (b) above, which
IS subject to the approval inwriting by the Local Planning Authority.

Reason: To ensure that the risks associated with any contamination have been reduced to
acceptable levels and that the health and wellbeing of future occupiers are protected and to
ensure that the development complies with the National Planning Policy Framework.

CONDITION(S) THAT REQUIRE APPROVAL DURING THE CONSTRUCTION/PRIOR TO
THE OCCUPATION OF THE DEVELOPMENT

19. Prior to above ground works commencing a detailed design for the off-site works as
shown on plan A25006-0101-001 P02 shall be submitted to and approved in writing by the
Local Planning Authority. No part of the development hereby permitted shall be first occupied
until the works have been implemented in accordance with the agreed details.

Reason: In the interest of highway safety and to promote sustainable travel from the site.

20. Construction of the new access road and estate roads shall not be commenced until
construction details including surfacing materials have been submitted to and approved in
writing by the local planning authority. The development shall be constructed in accordance
with the approved details prior to first occupation of any part of the development. If the estate
roads are to be offered for adoption full engineering and construction details shall be submitted
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for technical approval to Shropshire Council as Highway Authority concurrently with the
application for discharge of this condition. For any estate roads not proposed to be adopted,
prior to the first occupation of any part of the development a Maintenance Strategy for the
estate roads shall be submitted to and approved in writing by the local planning authority to
include a maintenance schedule and management responsibilities. The Maintenance Strategy
shall be carried out as approved in perpetuity or in accordance with an alternative Maintenance
Strategy to be submitted to and approved in writing by the LPA.

Reason: To ensure the provision of a satisfactory highway access and internal estate roads in
the interest of highway safety.

21. No development shall take place (including demolition, ground works and vegetation
clearance) until a District Level Licence with respect to great crested newts has been obtained
from Natural England and submitted to the Local Planning Authority.

Reason: To ensure the protection of great crested newts, which are European Protected
Species.

22. Priorto first occupation of the development, a travel plan which shall include clear
objectives and modal split targets, together with a time-bound programme of implementation,
monitoring, regular review and update; and be based on the particulars contained within the
approved development, shall be submitted to and approved in writing by the local planning
authority and thereafter operated in accordance with the agreed details.

Reason: In the interest of genuine choice and uptake of sustainable modes.

23. Priorto first occupation of the development details of the following shall be submitted to
and approved in writing by the LPA:

a) S104 adoption/ S106 connection agreement with the local water authority;

b) A maintenance schedule to include activities and timings of the routine maintenance of the
surface water drainage and details of who will be responsible for the on-going maintenance, in
accordance with Shropshire Council's Local Standard L of the SUDS Handbook;

c) Confirmation of the proposed maintenance regime for the watercourses including details of
who will take riparian responsibility

The surface water drainage shall be maintained in accordance with the approved details for the
lifetime of the development.

Reason: To ensure satisfactory maintenance of the proposed drainage in perpetuity.

24. Priorto the first occupation of any dwelling hereby approved a landscape and habitat
management plan shall be submitted to and approved in writing by the Local Planning Authority
for the open space and all landscape and habitat areas outside privately owned domestic
gardens indicated on the Management Company Plan required to be submitted for approval
under the separate landscaping condition. The submitted landscape and habitat management
plan shall set out long term design objectives, management responsibilities and maintenance
schedules for all hard and soft landscaping areas including any proposed play equipment and
any hard landscape furniture (seats, picnic benches, cycle stands, waste bins for example)
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indicated on the plans approved at the reserved matters stage. The landscape and habitat
management plan shall be carried out as approved for the lifetime of the development.

Reason: In the interests of the visual amenities and ecological interests of the area in
accordance with Core Strategy policies CS6, CS17 and SAMDev policies MD2 and MD12 and
to ensure the adequate future management and maintenance of the open space and landscape
and habitat areas outside privately owned domestic gardens indicated on the approved
Management Company Plan.

25. Priorto the erection of any external lighting on the site, a lighting plan shall be submitted
to and approved in writing by the Local Planning Authority. The lighting plan shall demonstrate
that the proposed lighting will not impact upon ecological networks and/or sensitive features,
e.g. bat and bird boxes, trees, and hedgerows. The submitted scheme shall be designed to
take into account the advice on lighting set out in the Bat Conservation Trust's Guidance Note
08/23 Bats and artificial lighting in the UK. The development shall be carried out strictly in
accordance with the approved details and thereafter retained for the lifetime of the
development.

Reason: The details of lighting are needed to i) ensure provision of safe and convenient access
for residents/occupiers, ii) avoid loss of residential amenity and prevent unacceptable light
pollution; iii) to minimise disturbance on foraging and commuting routes for wildlife, and in
particular to ensure that excessive lighting is avoided adjacent to hedgerows and habitat
features; in accordance with Core Strategy Policies CS6 and CS17.

26. Priorto above ground works commencing details of the following shall be submitted to
and approved in writing by the Local Planning Authority:

Domestic electric vehicle charging points to all properties.

A minimum of 10% of the predicted energy needs of the development from on-site renewable
and low carbon energy sources.

The development shall be completed in accordance with the approved details prior to
occupation of the properties to which they relate.

Reason: In the interests of promoting sustainable development and reducing carbon emissions.

27. Should any part of the development incorporate piling works or ground compaction
works, a risk assessment and method statement (RAMS) shall be submitted to and approved in
writing by the Local Planning Authority prior to the commencement of any such works. The
RAMS shall also include confirmation that adjoining occupiers/businesses have been notified of
the proposed duration and hours of piling/ ground compaction together with contact details of
those carrying out the works. All piling/ground compaction works as necessary to complete the
development shall be carried out in accordance with the approved details.

Reason: To protect the amenities of occupiers of nearby properties from potential nuisance in
accordance with Core Strategy policy CS6.
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Committee and date
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Development Management Report

Responsible Officer: Tim Collard, Service Director - Legal and Governance

Summary of Application

Application Number: 24/02979/EIA Parish: Little Ness

Proposal: Erection of 2 No. additional poultry houses with associated feed bins,
hardstandings and relocated access road associated with a reduction in stocking density
across the whole poultry farm to the new higher welfare standards.

Site Address: Foxholes Farm Poultry Unit Little Ness Shrewsbury Shropshire

Applicant: Foxholes Farm Ltd

Case Officer: Kelvin Hall | email: kelvin.hall@shropshire.qgov.uk

Grid Ref: 340808 - 320449
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Recommendation: Grant planning permission subject to the conditions as set out in
Appendix 2, and to any amendments considered necessary to these; and the completion of a
Section 106 agreement to secure continued HGV routing control, and to provide for long term
biodiversity net gain.

1.0
11

1.2

13

14

15

1.6

REPORT

THE PROPOSAL

Foxholes Farm Poultry Unit is an established poultry rearing unit. It includes eight
poultry houses together with ancillary buildings and infrastructure. This application
seeks planning permission for the erection of two additional poultry houses with
associated feed bins and hardstanding, and the relocation of part of the existing
internal access road.

The application is being put forward in connection with a proposed reduction in the
stocking density of the whole poultry farm to higher welfare standards. The proposed
changes would result in a reduction in the stocking density of the birds from the current
legal limit of 38kg/m? to a new higher welfare standard of 30kg/m?2.

The proposed development would result in the following:
e The existing 8 sheds would reduce from their current capacity of 450,000 birds,
down to 356,400 birds
e The proposed additional sheds 9 and 10 would be stocked at 44,550 birds per
shed (89,100 birds)
e The total capacity of the expanded site would be 445,500 birds in 10 sheds
e Overall, the capacity of the site would reduce by 4,500 birds.

The two additional poultry houses would be identical to the existing ones in terms of
their design and scale. They would each measure approximately 112.7 metres x 24.7
metres, with an eaves height of 3 metres and a ridge height of 6.3 metres. The
buildings would have a steel portal frame, with external cladding of polyester coated
profile sheeting in olive green colour to match the existing sheds. They would be fitted
with an automated feeding system, automated drinkers, and fan assisted ventilation
with high-speed roof fans and gable fans for emergency ventilation in hot weather.
Heating for the proposed poultry units would be provided from the applicant’s adjoining
Anaerobic Digester Plant, as is the case for the existing sheds.

The proposal includes four feed bins which would be positioned between the two new
poultry houses. These would each have a diameter of 3.5 metres and a height of 8.6
metres.

Vehicle access to the additional buildings would be via the existing access point to the
east. At present the farm access road runs adjacent to the easternmost poultry
building. The planning application proposes that this is re-routed further east, so that it
runs adjacent to the two new buildings. The proposed siting of the two additional
buildings and the re-routing of the access road is shown on the plan below:
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Production process: The birds in the proposed additional sheds would be managed in
line with the existing production process. No changes are proposed to the growing
cycle; it is only the bird density that would be affected. The chickens would be reared
from day old chicks through to finished table weight. The site operates on a 48-day
cycle. Chicks are delivered to the site as day olds on day 1 of the rearing cycle and
reared within the buildings for around 38 days. The first batch of birds are removed
from the site at around day 30 (flock thinning), and the remainder are removed on day
37 and 38. Following the removal of the birds, the buildings are empty for 10 days for
cleaning and preparation of the next batch of chicks. The cleaning process involves
removal of the manure, followed by power washing of the buildings. Once washed, the
buildings are dried using the heating system, and bedded with wood shavings in
readiness for the next batch of birds. The site would operate with 7.5 flocks of birds per
annum. All manure generated on the poultry unit is disposed of through the applicant’s
adjacent Anaerobic Digester (AD) plant.

SITE LOCATION/DESCRIPTION

Foxholes Farm is located approximately 550 metres to the north of the village of Little
Ness. The poultry rearing operation includes eight poultry buildings with associated
feed bins, control rooms, an office, storage building, attenuation pond, and related
infrastructure. The existing buildings are positioned in parallel rows and the proposed
buildings would form an elongation of this row. The proposed two additional sheds
would be sited to the east of the existing ones, on land which is currently used for
arable cropping. Surrounding land is in agricultural use. To the east is a large digestate
lagoon associated with the applicant's anaerobic digester plant. This plant is located to
the west of the existing poultry buildings.

The nearest residential property to the proposed buildings is Milford House,
approximately 490 metres to the east. There are also residential properties to the
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3.0
3.1

4.0

4.1

411

412

south in Little Ness, the nearest of which is approximately 670 metres away. There are
a number of public footpaths in the wider area, the nearest of which runs
approximately 190 metres to the north of the proposed buildings.

REASON FOR COMMITTEE DETERMINATION OF APPLICATION
The proposals comprise Schedule 1 EIA development and the Council's Scheme of
Delegation requires that such applications are determined by Planning Committee.

COMMUNITY REPRESENTATIONS

The consultee comments and public representations are summarised below. The full
comments can be viewed on the online planning register at: Simple Search

Consultee Comments
Little Ness Parish Council Supports the application.

This application is supported as it will result in fewer poultry, higher welfare standards,
control of emissions, no additional traffic impact and maintains local employment.

10/10/25: The comments of support still stand following re-consultation.

Environment Agency No objection.

Comments 14/10/25

The ES advises that all manure from the poultry operation will be disposed of via the
adjacent Anaerobic Digestion (AD) plant, which we regulate, and subsequently
confirms that the digestate produced will then be used as a fertiliser and applied to
agricultural land in accordance with a nutrient managementplan.

The EIA previously confirmed a reduction in poultry numbers on the proposed site and
as such a reduction in manure per annum to 4845 tonnes. As per our previous replies,
we regulate this AD site (we control relevant emissions associated with such to land air
and water from such), which is capable of accepting this waste, and operating in
accordance with its permit. We have received no substantiated complaints to date. Any
wider disposal from that facility may be subject to a deployment/digestate spreading
permit to land spread’ or use as ‘product’ (PAS 110, Quality Protocol standard). Even
where the digestate is exempt from waste regulation it requires compliance with the
Farming Rules for Water and Nitrate Vulnerable Zone requirements.

For information, EP holders are required to operate under a Manure Management Plan
(MMP), which consists of a risk assessment of the fields on which the manure will be
stored and spread, in cases where this is done within the applicants land ownership.
Note - The LPA should assess and consider any third-party land spreading. We dont
require this within the EP application. However, other mechanisms would seek to
control impacts to water from manure management. The MMP is used to reduce the
risk of the manure leaching or washing into groundwater or surface water. The
permitted farm would be required to regularly analyse the manure and the field soil to
ensure that the amount of manure which will be applied does not exceed the specific
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crop requirements i.e. as an operational consideration. More information may be found
in appendix 6 of the document titled “Howto comply with your environmental permit for
intensive farming.”  https:/imww.gov.uk/government/publications/intensive-farming-
introduction-andchapters

Any Plan would be required to accord with The Farming Rules for Water and the
Nitrate Vulnerable Zones (NVZ) Action Programme where applicable. All farmers and
land managers are required to follow a set of rules to minimise or prevent water
pollution. The rules cover planning nutrient applications; assessing pollution risks
before applying fertilisers and manures; storing manures, preventing erosion of soils,
and managing livestock. The full information can be found at: Howto comply with the
Farming Rules for Water - GOV.UK

It is an offence to break these rules and if they are breached the Environment Agency
may take enforcement action in line with our published Enforcement and Sanctions
Policy.

In Nitrate Vulnerable Zones, farmers must ensure that the amount of nitrogen in
livestock manure applied to the farm (whether directly by grazing livestock and/or by
spreading) does not exceed 170 kg per hectare. This is averaged over the whole area
of the farm rather than per field. These loading limits only apply to livestock manure
applied to the land and are separate from the 250 kg total nitrogen per hectare
maximum field limitfor organic manures.

Note: The proposed poultry units appear to be outside of a nitrate vulnerable zone but
land associated with the spreading of digestate may fall within the nearby boundary.

Water Management: Clean Surface water can be collected for re-use, disposed of via
soakaway or discharged to controlled waters.

Water contaminated with livestock manure e.g. derived from shed washings, is slurry.
This is normally collected in tanks via impermeable surfaces. Any tanks proposed
should comply with the Water Resources (control of pollution, silage, slurry and
agricultural fuel oil) Regulations 2010 (SSAFO). Yard areas and drainage channels
around sheds are normally concreted. The ES confirms that this is to be disposed of
via the AD plant.

Buildings which have roof or side ventilation extraction fans present, may deposit aerial
dust on roofs or ‘clean” yards which is washed off during rainfall, forming lightly
contaminated water. The Environmental Permit will normally require the treatment of
such water, via french drains, swales or wetlands, to minimise risk of pollution and
enhance water quality.

In determining this current poultry application, we recommend that you are satisfied
with the assessment of cumulative impacts of intensive agricultural developments in
the local catchment area. Your assessment should include the direct disposal of
‘waste’ from the operation (spreading on site or to third party land), as well as any
indirect environmental impacts from associated treatment facilities such as anaerobic
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digestion.

Water Resources - The applicant should ensure they have adequate water supply for
the poultry operation. If a new borehole is required on site with a water abstraction
exceeding 20m3 per day, a water abstraction licence will be required from the
Environment Agency.

Comments 3/3/25

The updated Environmental Statement includes a section on Farm Waste
Management. This confirms a reduction in poultry numbers on the proposed site and
as such a reduction in manure per annum to 4845 tonnes. It advises that manure
waste will continue to be disposed of via the AD plant at Foxholes Farm. The AD plant
is regulated by us under an Environmental Permit (EA/EPR/BB3606LZ). We are not
aware of any substantiated noise or odour complaints associated with the AD Plant.

Comments 5/9/24

The proposal seeks consent to add two additional poultry sheds to an existing poultry
operation. This is to help improve welfare standards for the birds by reducing numbers
within the existing sheds.

The Environmental Statement advises that each additional building will accommodate
44,550 birds. There are 8 existing sheds on site with a current total capacity of 450,000
birds. Post development, the capacity will be reduced to 445,500 birds.

Environmental Permitting Reqgulations: The threshold for regulation of poultry farming

under the Environmental Permitting (England and Wales) Regulations (EPR) 2016, as

amended, is 40,000 birds. The Environmental Permit (EP) controls day to day general

management, including operations, maintenance and pollution incidents. The

Environmental Permit (EP) will include the following key areas:

e Management — including general management, accident management, energy
efficiency, efficient use of raw materials and waste recovery.

e Operations - including permitted activities and Best Available Techniques (BAT).

e Emissions - to water, air and land including to groundwater and diffuse emissions,
odour, noise and vibration, monitoring.

¢ Information — records, reporting and notifications.

Our consideration of the relevant environmental issues and emissions as part of the
EP only apply to the proposed poultry installation and where necessary any
Environment Agency regulated intensive farming sites.

Existing Environmental Permit: An Environmental Permit (consolidated variation
reference EPR/MP3430WS/V002) was issued to Foxholes Farm Limited on the 8 July
2016. The permit variation was to allow the operator to increase broiler numbers from
390,000 to 450,000.

No changes to the infrastructure were required as the extra birds were to be distributed
evenly throughout the existing eight poultry buildings. There was also a minor change
to reflect the practice of the used litter and wash water now being transferred to the
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anaerobic digester plant which is on the same farm.

The consolidated permit variation controls the day-to-day management and operations
of the installation to ensure that the facility complies with the Best Available
Techniques documentation (called BREF). The documentation is available on the
government website at: Intensive farming: comply with your environmental permit -

GOV.UK (www.gov.uk)

An Environment Agency led permit variation took place on the 19 October 2020 in
order to ensure compliance wth an updated Best Available Techniques (BAT)
Conclusions documentwhich was issued on 21 February 2017.

Complaints: We are not aware of any substantiated noise or odour complaints
associated with this farm.

Permit variation: The applicant will need to apply for a further variation to the existing
permit to take into account the two proposed poultry buildings and extend the
installation boundary.

Ammonia emissions: We would need to run an ammonia screening exercise to check
that the proposal would not cause an ammonia pollution impact on nearby designated
habitats. It is acknowledged that bird numbers are decreasing, however the extra two
buildings may change the dimensions of the overall ammonia emission plume from the
site.

We would recommend that the applicant contacts our National Permitting Service
(NPS) to seek pre-permit application ammonia screening advice for nearby nature
conservation sites. See -  https:/Mmww.gov.uk/guidance/intensive-farming-risk-
assessment-for-your-environmental-permit

Ammonia may be emitted from livestock and from manure, litter and slurry, and may
potentially impact on local people or nature conservation sites i.e. vegetation/habitat
(permits may be refused if critical loads to the environment are exceeded).

Our ammonia screening assessment is made in line with our current guidance
available at: https://mmw.gov.uk/guidance/intensive-farming-risk-assessment-for=your-
environmental-permit#pre-application-discussion

With regard to ‘cumulative impact, we undertake a screening approach based on the
potential impact of the proposed intensive poultry farm on designated nature
conservation sites. Where required, we carry out an ‘in-combination’ calculation of
other intensive poultry farms regulated by the Environment Agency, and other
permitted installations which may emit ammonia, in the area. The same approach
applies to cases when detailed ammonia modelling may be required to determine the
risk to nature conservation sites.

There may be other poultry or livestock farms not regulated by the Environment
Agency in the area. These are not considered as part of the permit determination with
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respect to any ‘in combination assessment’ and HRA.

Environmental Permit Controls

The EP will control relevant point source and fugitive emissions to water, air and land;
including odour, noise, dust, from the intensive poultry farming activities within the
permit ‘installation boundary'.

Based on our current position, we would not make detailed comments on these
emissions as part of the current planning application process. It will be the
responsibility of the applicant to undertake the relevant risk assessments and propose
suitable mitigation to inform whether these emissions can be adequately managed.

For example, management plans may contain details of appropriate ventilation,
abatement equipment etc. Should the site operator fail to meet the conditions of a
permit we will take action in-line with our published Enforcement and Sanctions
guidance.

Odour and Noise: As part of the permit determination, we do not normally require the
applicant to carry out odour or noise modelling. We require a risk assessment’ be
carried out and if there are sensitive receptors (such as residential properties or
businesses) within 400 metres of the proposed installation boundary then odour and
noise managementplans are required to reduce emissions from the site.

An Odour Management Plan (OMP) and Noise Management Plan (NMP) should help
reduce emissions from the site, but it will not necessarily completely prevent all odour
and noise. A Management Plan should set out the best available techniques that the
operator intends to use to help prevent and minimise odour and noise nuisance,
illustrating where this is and is not possible.

There is more information about these management plans at. Intensive farming:
comply with your environmental permit - GOV.UK (wwv.gov.uk)

A management plan will not necessarily completely prevent all odours, or noise, or at
levels likely to cause annoyance. The OMP can reduce the likelihood of odour pollution
but is unlikely to prevent odour pollution when residents are in proximity to the units
and there is a reliance on air dispersion to dilute odour to an acceptable level. In
addition, the OMP/NMP requirement is often a reactive measure where substantiated
complaints are encountered. This may lead to a new or revised OMP/NMP to be
implemented and/or other measures to be in place.

Note - For the avoidance of doubt, we do not ‘directly’ control any issues arising from
activities outside of the permit installation boundary. Your Public Protection team may
advise you further on these matters. However, a management plan may address some
of the associated activities both outside and inside of the installation boundary. For
example, a NMP may include feed delivery lorry operation hours / vehicle engines to
be switched off when not in use on site.

Similarto ammonia,we do not look at in combination effects for odour or noise.
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Bio-aerosols and dust: Intensive farming has the potential to generate bio-aerosols
(airborne particles that contain living organisms) and dust. It can be a source of
nuisance and may affect human health.

Sources of dust particles from poultry may include feed delivery, storage, wastes,
ventilation fans and vehicle movements.

As part of the permit determination, we do not normally require the applicant to carry
out dust or bio-aerosol emission modelling. We do require a risk assessment’ be
carried out and if there are relevant sensitive receptors within 100 metres of the
installation boundary, including the farmhouse or farm workers houses, then a dust
managementplan is required.

A dust management plan (DMP) will be required similar to the odour and noise
management plan process. This will secure details of control measures to manage the
risks from dust and bio-aerosols. Tables 1 and 2 and checklist 1 and 2 in ‘assessing
dust control measures on intensive poultry installations’ (available at:
https:/Amwmw.gov.uk/government/uploads/system/uploads/attachment data/file/29709
3/geho0411btra-e-e.pdf) explain the methods the operator should use to help minimise
and manage these emissions.

Note - For any associated human health matters you are advised to consult with your
Public Protection team and/or Public Health England (PHE).

Manure Management (storage/spreading): Manure disposal within the applicants
ownership (fields) is controlled through the Environmental Permit.

As part of the permit determination we do not require a Manure Management Plan.
However, EP holders are required to operate under a Manure Management Plan,
which consists of a risk assessment of the fields on which the manure will be stored
and spread, in cases where this is done within the applicants land ownership. Itis used
to reduce the risk of the manure leaching or washing into groundwater or surface
water. The permitted farm would be required to regularly analyse the manure and the
field soil to ensure that the amount of manure which will be applied does not exceed
the specific crop requirements i.e. as an operational consideration. More information
may be found in appendix 6 of the document titled “How to comply with your
environmental permit for intensive farming.”
https:/AMmw.gov.uk/government/publications/intensive-farming-introduction-and-

chapters

Any Plan would be required to accord with The Farming Rules for Water and the
Nitrate Vulnerable Zones (NVZ) Action Programme where applicable.

Note: All manure arising from the site will be disposed of via the adjacent AD plant (see
Site Waste ManagementPlan).

Pollution Prevention: Developers should incorporate pollution prevention measures to
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protect ground and surface water. We have produced a range of guidance notes giving
advice on statutory responsibilities and good environmental practice which include
Pollution Prevention Guidance Notes (PPG's) targeted at specific activities. Pollution
prevention guidance can be viewed at: https:/mmw.gov.uk/guidance/pollution-
prevention-for-businesses

Flood Risk: Based upon our flood map for planning the site falls within flood zone 1
and is at lowest risk of fluvial flooding. We make no comment on surface water
drainage but advise you contact the LLFA in this respect.

Natural England No specific comments to make.

Natural England have been consulted on the application on a number of occasions, in
response to the submission of additional information. Their most recent comments are
summarised below. Following that, and for reference, their initial comments of
November 2024 and which were based on the Council's initial Habitat Regulations
Assessment are provided.

Comments 17th December 2025, 18th March 2025 and 25th March 2026

Natural England is not able to provide specific advice on this application and therefore
has no comments to make on its details. Although we have not been able to assess
the potential impacts of this proposal on statutory nature conservation sites or
protected landscapes, further advice is offered along with references to Standing
Advice.

Comments 121" November 2024 [based upon a HRA assessment which has now been
superseded]:

Natural England considers that without appropriate mitigation the application would
have an adverse effect on the integrity of Hencott Pool and/or Fenemere Midland
Meres and Mosses Ramsar https://designatedsites.naturalengland.org.uk/

In order to mitigate these adverse effects and make the development acceptable,
mitigation measures should be secured as set out in the Appropriate Assessment, that
the poultry laying units shall be limited to occupation by 445,500 birds across 10 broiler
units.

We advise that an appropriate planning condition or obligation is attached to any
planning permission to secure these measures.

A lack of objection does not mean that there are no significant environmental impacts.
Natural England advises that all environmental impacts and opportunities are fully
considered and relevant local bodies are consulted.

Further advice on mitigation

The Appropriate Assessment concludes No AEOI’ and Natural England concurs with
this conclusion. Natural England notes that your authority, as competent authority, has
undertaken an appropriate assessment of the proposal in accordance with regulation
63 of the Conservation of Species and Habitats Regulations 2017 (as amended).
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Natural England is a statutory consultee on the appropriate assessment stage of the
Habitats Regulations Assessment process.

Your appropriate assessment concludes that your authority is able to ascertain that the
proposal will not result in adverse effects on the integrity of any of the sites in question.
Having considered the assessment, and the measures proposed to mitigate for all
identified adverse effects that could potentially occur as a result of the proposal,
Natural England advises that we concur with the assessment conclusions, providing
that all mitigation measures are appropriately secured in any planning permission
given.

SC Ecology No objection, subject to conditions.

Conditions and informatives have been recommended to ensure the protection of
wildlife and to provide ecological enhancements under NPPF,MD12 and CS17.

Habitats Regulations Assessment

This application has been considered under the Habitats Regulations Assessment
process in order to satisfy the Local Authority duty to adhere to The Conservation of
Habitats and Species Regulations 2017 (known as the Habitats Regulations). [See
Appendix 1]

Following Stage 1 screening, Shropshire Council concluded that the proposed
development will not result in an adverse effect on Fenemere (part of Midland Meres
and Mosses Ramsar Phase 1) or Hencott Pool (part of Midland Meres and Mosses
Ramsar Phase 2) via airborne ammonia emissions or nitrogen deposition.

Biodiversity Net Gain

A net gain of 1.86 (10.56%) habitat units and 0.42 (100.79%) hedgerow units will be
provided on-site. Because the BNG is considered to be significant, a s106 will be
required to secure the BNG for 30 years. The s106 will include a monitoring fee — using
our monitoring fee calculator, this would be £18,281.11.

Other sites

Version 6 of the Ammonia Emissions: Impact Assessment (Isopleth, February 2026)
calculates the following impacts in relation to ammonia emissions and nitrogen
deposition upon SSSis within 5km and Ancient Woodlands within 2km:

Site Distance | Existing |Proposed |Difference |Existing |Proposed |Difference
from PC % of|{PC % of|between |PC % of(PC % of|between
site CLe CLe existing CLo CLo existing

and and
proposed proposed

Lin Can Moss | 3.4km 6.1 5.9 -0.26 6.4 6.1 -0.27

SN

Shrawardine |4.1km 6.3 3.4 -0.16 3.7 3.6 -0.17

Pool SSSI
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4.1.7

4.1.8

Vales Wood|1.3km 24.3 22.5 -1.83 19.0 17.5 -1.43
AW

PC = Process Contribution; CLe = Critical Level; CLo = Critical Load

The proposal will result in a betterment at all sites. No further assessment or mitigation
is therefore required.

The level of survey work carried out is appropriate. Conditions are recommended to
require the prior approval of any external lighting; and to require that working is carried
out in accordance with the submitted Method Statement.

Historic England Do not wish to offer any specific advice.
SC Conservation No comments to make relevant to historic environment matters.

SC Archaeology No comments on this application in regard to archaeological
matters.

ESP - landscape consultant Raise a number of concerns with the Landscape and
Visual Assessment.

The LVA has not been prepared in a manner in compliance with national guidance,
due to a lack of detail regarding the assessment of both the landscape and visual
effects. As a result of the above we do not consider that the assessment of landscape
and visual effects has been carried out to a compliant standard for an EIA project in
accordance with GLVIA3. We do not consider that its findings are sufficient to support
making an informed planning decision or that the proposals comply with the Council’s
Local Plan policies on landscape and visual amenity.

It is recommended that, prior to determination of the application, the LVA be amended
to:

¢ Include details on the competency of the author;

e Review the LVA methodology in the light of the concerns raised,;

e Clarify whether predicted effects are adverse or beneficial;

e Provide additional information to all photosheets, and replace image for
viewpoint 1, in accordance with Landscape Institute's Technical Guidance
Notes on Visual Representation of Development Proposals

e |dentify landscape and visual effects based on appropriate methodology, to
include for assessment at construction, completion, and post completion
stages;

e Provide an assessment of visual effects from our recommended additional
viewpoint, and update proposed mitigation accordingly;

e Provide an assessment of cumulative landscape and visual effects

¢ Include landscape and visual effects in its scope, incorporating the potentially
increased effects assessed following the recommendations above
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It is also recommended that details of the proposed hedgerow planting together with
any further mitigation arising from the recommended LVA amendment above is
submitted or secured through planning condition if preferred.

Additional comments following receipt of further information from the applicant:

We have reviewed the responses and actions detailed by LVIA Ltd dated 22.9.24 in
relation to our comments in the recent LVA review (ESP 13.11.24). LVIA Ltd have
responded fo one of our comments, and we note their confirmation that the 1LVA was
undertaken by a chartered landscape architect’ although no more information is
provided. However, we do not consider that the remaining responses detailed by LVIA
Ltd adequately respond to our original concerns.

SC Public Protection No objection.

Comments following re-consultation
We have no further comments on this application.

Original comments:

Environmental Protection have reviewed the information and comments made by the
Environment Agency with this application. The site already has an environmental
permit which will be adapted to the newlayout. This will also control any noise or odour
generated within the boundary of the site. It is not anticipated that there will be
significant noise or odour generated off the site so we have no comments regarding
noise or odour.

SC Highways Development Control No objection.

Having given due regard to the appropriate local and national planning policy guidance
(in particular the National Planning Policy Framework), Shropshire Council as Highway
Authority has concluded that the proposed development is acceptable subject to the
development being constructed in accordance with the approved details and the
imposition of conditions to cover the following matters:

- Submission of a Construction Method Statement for approval

- Completion of parking, loading, unloading, and turning areas prior to use of

buildings

The development proposes the erection of a further two poultry units within the existing
site to bring the total number of buildings to 10 units, but the additional units are to
cater for a lower stocking density over the whole of the site/business in response to
new higher welfare standards.

As a result of the proposal, it is stated that the number of birds will decrease by 4,500.
The supporting information has tabulated the existing and proposed/anticipated traffic
movements associated with the proposed development and clarifies that there will be a
‘modest reduction in traffic generation’ associated with a reduced overall flock size.

The poultry business has been the subject of a number of earlier applications where
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the traffic generation, routing of these vehicles and provision of highway works has
been assessed and undertaken. The current proposal clarifies a reduction in vehicular
movements and on this basis, it is considered that there are no sustainable Highway
grounds upon which to base an objection. It is advised however that the management,
the frequency of HGV movements and routeing of the associated vehicles continues to
adhere to the earlier approved conditions and routing agreement which may require
further revision to account for the latest change in stocking volumes.

SC Rights of Way No comments to make on the application.
SC Drainage No objection.

The proposals are unlikely to significantly increase flood risk and therefore are
acceptable.

Groundwater flooding

SC mapping indicates that the area immediately adjacent and around the site has a
high to moderate risk of groundwater flooding. However, boreholes surrounding the
site indicate that groundwater levels are deep in this area. This suggests that the
mapping in this area may not be accurate.

Pluvial flooding

SC mapping indicates a risk of flooding in areas around existing buildings, in the
vicinity of the proposed sheds and around the existing attenuation pond. If this does
occur, itis likely to be managed by the existing infiltration drainage.

Infiltration

The proposed scheme depends on linear infiltration drainage and an infiltration basin
to supplement the existing attenuation pond. Soakaway test results are indicative of a
good soil infiltration rate.

Exceedance flows

The Applicant has demonstrated that, should the capacity of existing attenuation pond
and infiltration basin be exceeded during the 100 year + 45% CC event, resultant
exceedance flows would be contained within land owned by the Applicant.

Dirty Water Management

Dirty water from the proposed sheds will be managed and discharged to an existing
slurry lagoon. The site Environment Agency permit the site under Environmental
Permitting Regulations.

The proposals are unlikely to significantly increase flood risk and therefore are
acceptable.

Public comments
The application has been advertised by site notice and in the local press. Objections
have been received from one member of the public. The full representation can be
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viewed on the public register. A summary of the matters raised is below.

The claim that the number of poultry at the site would not increase merits
rigorous investigation; it is open to an increase in the density of the birds again
once built

the Environmental Statement states that the development exceeds the
Schedule 1 85,000 bird threshold, so presumably the intention is, or at least
was, to increase the capacity of the site

slower growing birds would produce more manure and ammonia over their
longer lifespan than the existing stock, which needs to be factored into all the
calculations

Shropshire Council is legally obliged to assess cumulative impacts of any
planning application of this sort. It is clearly failing in this duty in considering
multiple planning applications for IPUs and extensions in isolation from each
other and in ignoring how it is proposed that the increased volumes of manure
are to be dealt with

Council has publicly stated that the environmental permit (EP) for the AD unit
will deal with any risks of pollution from the increased volumes of poultry
manure; however EPs are granted in isolation from each other and do not take
into account cumulative impacts — which should be part of the planning process
EP permitting process addresses only the processes going on within the
boundary of the AD unit and takes little account of what happens to the resulting
digestate, which contains just as many polluting nutrients as the manure did
originally

Freedom of Information requests have confirmed that AD units in North
Shropshire are already taking more waste and poultry manure than they are
permitted for; Council should undertake an assessment of the AD units in
Shropshire and nearby, their capacities, how much poultry manure they are
already receiving and how/where the digestate is disposed of before granting
any more permissions

The additional manure from all three applications would add to the cumulative
diffuse agricultural pollution of local water courses and the whole River Severn
catchment

Council is making the following assumptions: that there is capacity to receive
larger quantities of poultry manure at local AD units; that the increased nutrients
are somehow exported from the River Severn catchment; that any third party
company receiving and moving the manure to take elsewhere outside the
catchment is not disposing of the manure/digestate in another river catchment
which is suffering from excess nutrients

it is thereby failing in its legal duty to assess cumulative and downstream
impacts

The recent Finch case (Finch v Surrey County Council UKSC 2024) applies to
this type of agricultural development. It needs to be taken into account when
considering downstream effects such as disposal of manure and also upstream
effects (such as sourcing poultry feed)

the increased volumes of manure also increase air pollution in the form of
ammonia and subsequent PM2.5s, fungi, endotoxins and dust

Ammonia scrubbing units which have been fitted on a few recent sheds are only
partially efficient; they produce large quantities of water contaminated with
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sulphuric acid which needs to be disposed of (another downstream impact) and
they do not reduce air pollution from the clearing, storing and transportation of
poultry manure

SC recognised air pollution impacts in its guidance on ammonia emissions
published in 2018: the very high number of permitted intensive livestock units in
Shropshire; an increase in the number of planning applications submitted per
year for both EA permitted and non-permitted livestock units, which produce
ammonia emissions; a relatively high number of internationally and nationally
designated wildlife sites, together with ancient woodlands and local wildlife sites
scattered across this largely rural county, which are protected by law and/or
planning policy; ‘clusters’ of LSUs existing and proposed in proximity to
designated wildlife sites; very high background levels of ammonia in the county
with examples of international wildlife sites already at c. 200% to 600% of their
Critical Levels or Critical Loads (i.e. the levels of ammonia and loads of nitrogen
deposition above which species will be lost and habitats damaged);

There is already a massive cluster of IPUs in NW Shropshire with approximately
165 poultry sheds containing well over 5 million birds, (not including the site at
Felton Butler currently facing a judicial review)

Government is also now aware of the increasing risks of ammonia and PM2.5
pollution to local populations and is issuing new planning guidelines

SC should pause approvals while it compiles its own data on the scale of the
situation, the various risks and develops clearer policy guidance.

The “higher welfare” claims amount to welfare-washing rather than genuine
welfare improvement

Reduction in stocking density is a marginal improvement over existing legal
requirements

Other recognised higher-welfare measures (such as slower-growing breeds and
avoiding thinning) are not proposed, undermining claims of a welfare-driven
development

proposed thinning regime is criticised as stressful for birds and inconsistent with
higher-welfare assurance schemes

lack of clarity over bird numbers, including whether stated figures refer to initial
stocking or final numbers after mortality and thinning, raising concerns that
impacts may be understated

enforceability of stocking density is questioned

need to ensure mechanism for dealing with any changes to stocking density is
clarified

would set a precedent for other sites to increase number of sheds under the
pretext of improving welfare standards

application does not include a greenhouse gas emissions statement

inaccurate numbers have been put forward in relation to bird number increases,
including a previous 50,000 bird increase, the impacts of which were never
properly assessed

number of birds being stocked may have been in breach of the Welfare of
Farmed Animals regulations

THE MAIN ISSUES
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6.1
6.1.1

6.2
6.2.1

6.2.2

Environmental Impact Assessment

Planning policy context; principle of development

Siting, scale and design; impact upon landscape character
Historic environment considerations

Traffic and access considerations

Ecological considerations

Pollution and waste management considerations
Residential and local amenity considerations

Animal welfare considerations

Other considerations

OFFICER APPRAISAL

Environmental Impact Assessment

The proposal relates to the intensive rearing of poultry. The Town and Country
Planning (Environmental Impact Assessment) (England and Wales) Regulations 2017
specify that Environmental Impact Assessment (EIA) is mandatory for these types of
applications where the number of birds is 85,000 or more. The proposed development
is Schedule 1 EIA development as it exceeds this threshold. The application is
accompanied by an Environmental Statement as required by the 2017 Regulations.
This includes a number of technical assessments prepared by specialist consultants.
These include: Noise Assessment; Ecological Assessment; and Flood Risk
Assessment.

Planning policy context; principle of development

Planning applications are required to be determined in accordance with the
Development Plan unless material considerations indicate otherwise. The
Development Plan includes the Core Strategy and the SAMDev Plan. The proposed
development is located in an area of countryside, and Core Strategy Policy CS5 states
that development proposals on appropriate sites which maintain and enhance
countryside vitality and character will be permitted where they improve the
sustainability of rural communities by bringing local economic and community benefits,
particularly where they relate to specified proposals including: agricultural related
development. It states that proposals for large scale new development will be required
to demonstrate that there are no unacceptable adverse environmental impacts. Whilst
the Core Strategy aims to provide general support for the land-based sector, it states
that larger scale agricultural related development including poultry units, can have
significant impacts and will not be appropriate in all rural locations (para. 4.74). Core
Strategy policy CS13 states that, in seeking to develop and diversify the Shropshire
economy, emphasis will be placed on matters such as supporting rural enterprise and
diversification of the economy, in particular areas of activity which include the
agricultural and farm diversification sectors.

The National Planning Policy Framework (NPPF) is a material planning consideration
and sets out a presumption in favour of sustainable development and there are three
overarching objectives to achieving this: economic; social; and environmental. The
NPPF states that significant weight should be given to the need to support economic
growth and productivity (para. 85). In respect of development in rural areas, it states
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6.2.4

6.2.5

6.2.6

6.3
6.3.1

6.3.2

6.3.3

that planning decisions should enable the sustainable growth and expansion of all
types of business; and the development and diversification of agricultural and other
land-based rural businesses (para. 88).

The proposal can be supported in principle in relation to policies relating to rural
economic development and agriculture. However, planning policies also recognise that
poultry units can have significant impacts and these matters are assessed below.

Relationship between planning and permitting processes: The existing poultry site
operates under an Environmental Permit (EP) which has been issued by the
Environment Agency (EA). The EA have advised that this EP will need to be varied so
that it includes the additional two buildings.

The EP regulates the day-to-day general management of the operation, including any
pollution incidents, and noise and odour issues. Paragraph 201 of the NPPF states
that the focus of planning decisions should be on whether the proposed development
is an acceptable use of land, rather than the control of processes or emissions (where
these are subject to separate pollution control regimes). It adds that planning decisions
should assume that these regimes will operate effectively. Nevertheless, the EIA
regulations require that likely effects of the development on the environment are
identified and taken into consideration in the decision-making process. These effects
will include matters that are also regulated by the EA.

Manure arising from the poultry operation is taken to the applicant's adjacent
anaerobic digestor plant. This plant has planning permission in place and is also
regulated by the EA under an EP.

Siting, scale and design; impact on landscape character

Core Strategy policy CS6 seeks to ensure that development is appropriate in scale and
design taking into account local context and character, having regard to landscape
character assessments and ecological strategies where appropriate. Policy CS17 also
seeks to protect and enhance the diversity, high quality and local character of
Shropshire’s natural environment and to ensure no adverse impacts upon visual
amenity, heritage and ecological assets. SAMDev Plan policy MD2 requires that
development contributes to and respects locally distinctive or valued character and
existing amenity value, and demonstrates how good standards of sustainable design
and construction have been employed. SAMDev Plan policy MD7b states that
applications for agricultural development should be of a size/scale which is consistent
with its required agricultural purpose, and where possible are sited so that it is
functionally and physically closely related to existing farm buildings.

Site _design and context: The submitted Landscape and Visual Assessment (LVA)
notes that there would be no loss of landscape elements and that the proposed
additional sheds would not be an uncharacteristic feature, such that the level of
landscape effect can be considered to be negligible. The LVA considers that the visual
change would be generally localised and limited.

The Council’'s landscape consultant considers that the LVA has not been prepared in
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6.5

line with national guidance and consider that its findings are not sufficient to inform a
planning decision. They have made a number of recommendations as set out in the
consultee section above.

The case officer has undertaken a site visit to view the site and consider the likely
impacts on landscape and visual receptors. The existing buildings are relatively large
in area. However, the visual envelope is generally limited as they are set relatively low
in the surrounding landform; and due to the distance to the nearest receptors. The
nearest public viewpoint is a public footpath that is approximately 190 metres from the
site. The proposed buildings would match the existing buildings in terms of scale,
design and colour. In addition, they would be arranged in line with the existing row of
poultry buildings, and these would provide the context and backdrop to changes in the
landscape. The buildings would not be an incongruous feature in the landscape.
Mitigation measures put forward include the management and retention of the native
tree and hedgerow planting around the site boundary. In addition, it is proposed that
new hedgerow would be provided.

The comments of the Council’s landscape consultant have been taken fully into
account in the case officer's assessment of the proposal. Notwithstanding any
limitations of the LVA, the case officer is of the opinion that the proposed development
has been satisfactorily designed to minimise its impact on the landscape and on visual
receptors. The proposal would result in some adverse landscape and visual effect.
However, taking into account the existing context of the site, including the existing
buildings and landform, these would be limited. This matter is discussed further in the
planning balance section.

Sustainability considerations: The existing Foxholes Farm enterprise already benefits
from renewable energy technologies. Manure from the poultry units would continue to
be used as feedstock for the existing on-farm anaerobic digestor AD plant, which then
generates renewable heat and power. This offsets grid electricity demand. The surface
water drainage strategy takes into account climate change allowances, ensuring
resilience to future weather variability. The AD plant produces digestate which is used
on the applicant's farmland as a fertiliser and soil conditioner. This offsets the need to
import artificial fertilisers.

The Environmental Statement states that chicken represents the lowest-carbon form of
terrestrial meat production. The proposal would contribute towards greenhouse gas
emissions. Nevertheless, it represents a comparatively low emission food production
system. The proposed use of existing renewable energy infrastructure and climate-
resilient design is a positive aspect of the proposal.

Historic environment considerations

The nearest designated heritage asset is the Grade I* listed Church of St Martin in
Little Ness, approximately 680 metres to the south-west. No concerns have been
raised by the Council's Historic Environment team, and the proposal does not raise any
significant issues in respect of potential impacts on heritage assets.

Traffic and access considerations
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Core Strategy policy CS6 requires that all development is designed to be safe and
accessible. SAMDev Plan policy MD8 states that development should only take place
where there is sufficient existing infrastructure capacity. The NPPF states that
development should only be prevented or refused on highways grounds if there would
be an unacceptable impact on highway safety, or the residual cumulative impacts on
the road network, following mitigation, would be severe (para. 116).

The application proposes that there would be a small reduction in the number of birds
being reared at the site. As a consequence, there would be a small reduction in traffic
generation, reducing from 1,208 heavy vehicles per annum to 1,193. It is not proposed
to change the access arrangements from the public highway. As such, the proposal
does not raise significant highways concerns. The Council’'s Highways Officer has
raised no objections. A HGV routing agreement is in place for the existing operation,
which is secured via a Section 106 agreement (as varied). This requires that HGVs
only enter and exit the site via an approved route. Should planning permission be
granted for the current application this Section 106 should be updated to ensure that it
also applies to the extended site.

Construction phase: It is anticipated that the construction period would last for
approximately 30 weeks. This phase would include the importation of stone, concrete
and building materials, etc. by HGV. In order to minimise disruption on the highway
network a condition should be imposed to require that a Construction Method
Statement is submitted for approval, as recommended by the Council's Highways
Officer.

Ecological consideration

Core Strategy policies CS6 and CS17 seeks to protect and enhance the diversity, high
quality and local character of Shropshire’s natural environment and to ensure no
adverse impacts upon visual amenity, heritage and ecological assets. SAMDev Plan
policies MD2 and MD12 require that developments enhance, incorporate or recreate
natural assets. Policy MD12 states that proposals which are likely to have a significant
adverse effect, directly, indirectly or cumulatively, on specified ecological assets should
only be permitted if it can be clearly demonstrated that there is no satisfactory
alternative; and the social or economic benefits of the proposal outweigh the harm to
the asset.

Paragraph 187 of the NPPF states that planning decisions should contribute to and
enhance the natural and local environment through the protection, enhancement and
recovery of sites of biodiversity and priority species. Paragraph 193 states that if
significant harm to biodiversity cannot be avoided, adequately mitigated, or, as a last
resort, compensated for, then planning permission should be refused.

Assessment of direct ecological impacts: The buildings would be sited on land which
currently comprises arable land and modified grassland. The ecological survey that
has been undertaken has identified that the habitats affected by the proposed
development are of low intrinsic biodiversity value. Surveys for great crested newt in
ponds in the area returned a negative result. No signs of other protected species or
notable species were recorded. The Council's Ecologist has confirmed that the survey
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work carried out is acceptable.

In line with legislation, the proposal will need to provide a minimum of 10% biodiversity
net gain (BNG). The planning application proposes ecological enhancements including
the provision of a new pollen and nectar rich arable field; a new hedgerow; and bat and
bird boxes. It is calculated that this would provide BNG of 10.56% which exceeds the
legal requirement. The Council’'s Ecologist has raised no concerns in relation to this.
The BNG would be secured for at least 30 years, and a Section 106 agreement would
be required for this purpose.

Assessment of indirect ecological impacts: Poultry rearing operations result in the
release of ammonia emissions and these can have a significant impact on ecology
over a wide area, either directly or through nitrogen deposition. Indirect impacts may
also arise as a result of the use of manure which is generated as part of the poultry
rearing operation. The proposed development would result in a reduction in the
number of birds being reared at the site. The poultry farm would continue to produce
standard birds. There would be no change to either their growth rate or the duration of
each rearing cycle. The proposal would therefore lead to a reduction in emissions and
manure generation. The manure produced would continue to be treated in the adjacent
on-farm AD plant. As there would be less manure being produced, there would be a
consequential lowering of the amount of digestate from the anaerobic digester which is
directly related to the proposed development.

Manure _management: In terms of ecological receptors, all manure generated from the
poultry enterprise would be used as feedstock for the on-site AD plant, in line with the
current practice. The digestate produced by the AD plant would be applied to
agricultural land in accordance with nutrient management plans, as per current
practice. The proposal would not result in any increase in nutrient loadings to
agricultural land or airborne ammonia emissions and nitrogen deposition above that
which is already occurring. In terms of indirect effects from the application of digestate
there would therefore be no adverse effect on site integrity of Fenemere or Hencott
Pool Ramsar sites.

The proposed development has the potential to adversely affect internationally
important sites for nature conservation through airborne emissions and nitrogen
deposition. Under the Habitats Regulations, the likelihood and significance of these
potential effects must be investigated. The Council's Habitat Regulations Assessment
(HRA) is included in Appendix 1 below. The modelling shows that the proposal would
result in reductions in concentrations of ammonia and nitrogen at both Fenemere and
Hencott Pool Ramsar sites. In undertaking the HRA, the Council has followed Natural
England's guidance. Overall, the proposal would result in a betterment. The HRA
concludes that there would be no adverse effect on these two sites. The proposal has
therefore screened out of the need for further assessment.

Pollution and waste management considerations

Core Strategy policy CS18 seeks to reduce flood risk and avoid adverse impact on
water quality and quantity. Policy CS6 requires that development safeguards natural
resources, including soil and water.
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Surface and foul water drainage

A Flood Risk Assessment has been submitted as part of the planning application. This
confirms that the site lies in an area where there is low risk of flooding. Surface water
from the existing poultry sheds drains into an attenuation pond at the site. It is
proposed that run-off from the proposed two buildings would be managed through
infiltration to the ground via filter drains and through a new infiltration basin which
would be constructed alongside the existing attenuation pond. The Council’'s Drainage
team have raised no concerns regarding this arrangement and officers are of the view
that this is an appropriate scheme.

Dirty water from the sheds would be drained to below-ground sealed tanks. These
would be emptied at the end of each rearing cycle, and the water would be stored in an
existing slurry lagoon which is situated immediately to the east of the proposed
buildings. This process would be regulated under the Environmental Permit.

Manure _management. The generation of manure from the poultry operation is an
indirect effect of the proposal which is required to be assessed as part of the EIA
process. The current application would result in a reduction in the number of birds and
a consequent reduction in the amount of manure produced, from approximately 4,894
tonnes per annum to approximately 4,845 tonnes. All manure generated from the
poultry enterprise would be used as feedstock for the adjacent AD plant, as is the case
at present. The submitted Environmental Statement (ES) confirms that the AD plant
has sufficient capacity to process all poultry manure that would arise. AD treatment
would produce digestate which is then used as a fertiliser and soil conditioner on the
farm, for which the farm has a high demand. As there would be a smaller quantity
being taken to the AD plant than at present, there are no concerns over the capacity of
the plant. The AD plant is operated under an Environmental Permit which is regulated
by the Environment Agency.

The submitted ES includes an assessment of indirect effects which may arise from the
use of manure and digestate. Manure would be treated in the AD plant. The ES notes
that the nutrients of manure, which include nitrogen and phosphate, are largely
retained in the digestate following the AD process. The resultant digestate would be
applied to the agricultural land in accordance with nutrient management plans which
include GPS-controlled technology. This reduces the risk of over-application, thereby
minimising potential impacts on the environment, particularly ground and surface
waters. The ES states that nutrient loadings would remain in line with current baseline
operations, and there would be no increase in environmental risk as a result of the
proposal.

For this particular application it is proposed that digestate is applied only to fields at the
applicant’s landholding. Digestate is applied to each field only once per year. There are
legal controls in place to protect water quality from such applications to land. These
legal controls apply irrespective of where such spreading takes place. These controls
include the Reduction and Prevention of Agricultural Diffuse Pollution (England)
Regulations (the Farming Rules for Water) and the Nitrate Vulnerable Zones
Regulations. Practical guidance is provided through the Defra Code of Good
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6.7.7

6.8

6.8.1

6.8.2

6.8.3

6.8.4

Agricultural Practice. As part of these controls, digestate spreading is not undertaken
within 10 metres of watercourses or 50 metres from groundwater abstraction points, in
order to protect water quality. The EA have not raised any concerns regarding the
proposals for manure management.

Taking the above into account, together with the nutrient management and regulatory
controls in place, the potential for nutrient leaching or runoff to watercourses or
groundwater is low and would not be likely to result in significant environmental effects.
A condition can be imposed on the planning permission to require that manure is taken
to an AD facility or other suitable licensed waste management facility in line with the
applicant's proposals. Subject to this, it is concluded that the manure management
proposals are satisfactory, and would not result in unacceptable impacts on the
environment.

Residential and local amenity considerations

Core Strategy policy CS5 requires that proposals for large scale new agricultural
development demonstrate that there are no unacceptable adverse environmental
impacts. Policy CS6 requires that developments safeguard residential and local
amenity. SAMDev Plan policy MD7b states that planning applications for agricultural
development will be permitted where it can be demonstrated that there would be no
unacceptable impacts on existing residential amenity.

Noise: A Noise Impact Assessment has been submitted as part of the planning
application. This has concluded that the noise emissions from the ventilation fans on
the proposed additional buildings would be considered to be a ‘low impact’ under the
relevant noise standard, during the day, evening and night periods. The EA has
advised that it is not aware of any substantiated noise complaints associated with the
site. Officers conclude that the proposal would not result in adverse impacts from noise
emissions. It is noted further that noise emissions are controlled under the EP.

Odour: The Environmental Statement includes an Odour Impact Assessment. The
odour report has used a dispersion model to predict likely odour levels, acknowledging
that the proposal would result in a reduction in the number of birds at the site. This
concludes that there would be no material difference in odour levels between the
proposed extended poultry operation and the existing operation. Furthermore, it states
that the proposed development is unlikely to lead to odour levels at the nearest
receptors which would be regarded by the EA as unacceptable. The EA has advised
that it is not aware of any substantiated odour complaints associated with the existing
poultry operation. Based upon the findings of the applicant’'s odour assessment, odour
would continue to be perceived at some receptors in the area on occasion. However,
officers conclude that the proposal would not result in unacceptable levels of odour
impact. As above, it is noted additionally that odour emissions are controlled under the
EP.

Indirect impacts — odour and dust

Odour and dust impacts may potentially arise through the management of manure and
storage and spreading of digestate. The ES includes an assessment of the potential
environmental effects of these operations. Manure would be treated in the adjacent AD
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plant, in line with current arrangements. The ES notes that the resultant digestate
typically produces much lower odour than raw manure. At present, the digestate is
applied to farmland using low-emission techniques such as dribble bars or direct
injection which reduces surface exposure. This practice would continue. Spreading on
each field only takes place once a year and follows best available techniques. The ES
concludes that the potential for amenity impacts from odour and dust is therefore low
and not significant. Officers concur with this conclusion.

Animal welfare considerations

Matters relating to animal welfare are controlled through other regimes. These include
the Animal Welfare Act 2006 and the Welfare of Farmed Animals (England)
Regulations 2007 the requirements of which are enforced by other bodies.
Nevertheless, animal welfare concerns are capable of constituting a material
consideration in the planning process. The proposed development would result in a
significantly lower stocking density of birds than at present, and consequently an
improvement in welfare conditions. This is a benefit of the proposal.

A planning condition can be imposed to specify the maximum number of birds that can
be housed in the buildings. This would ensure that the welfare benefits from a reduced
density are secured. Detailed welfare inspection and enforcement remain the
responsibility of other bodies such as the Animal and Plant Health Agency and the
Environment Agency.

Other considerations

A public representation suggests that inaccurate numbers have been used in relation
to bird number increases. Planning permission for the erection of two additional poultry
buildings was granted in 2017, ref. 16/04594/EIA. The application stated that it was for
a 100,000 increase in bird numbers, but the documents did not specifically state what
the maximum number of birds over the whole site would be. However, following a file
review, the case officer is satisfied that consultees were aware that the proposal would
result in a maximum of 450,000 bird places. The representation also suggests that the
farm may have been in breach of the Welfare of Farmed Animals regulations. However
there is no evidence of this.

Planning benefits

The proposed development would result in an investment in buildings and
infrastructure of approximately £1.5 million. This includes groundworks and concrete,
buildings, and internal equipment fitting. These economic benefits include employment
of contractors during the construction phase. The proposed development would also
help to secure the existing 3 full time jobs on the site.

PLANNING BALANCE AND CONCLUSION

Foxholes Farm is an established broiler unit which accommodates 450,000 birds in
eight rearing buildings. The applicant proposes to move to a higher welfare standard
which involves reducing the density of birds within the buildings. As part of this, the
planning application seeks planning permission for two additional poultry houses which
would be located adjacent to the existing ones, of identical scale and design. The
lower density would apply to all of the buildings, resulting in an overall reduction of
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7.2

8.0
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birds at the site of 4,500 to 445,500 at any one time. The detailed assessments that
have been submitted as part of the EIA have demonstrated that the potential impacts
of the proposal can be satisfactorily mitigated. The additional two poultry buildings
would result in some adverse landscape and visual effects. These can be mitigated to
some degree through additional landscaping, and the residual adverse effects would
be outweighed by the benefits of the proposal including those set out in section 6.11
above. The proposal is predicted to result in minor reductions in odour levels at
sensitive receptors. Noise levels would not be adverse or unacceptable. The
arrangements for managing surface water are acceptable. The proposal would provide
a minimum of 10% biodiversity net gain as required by legislation, and would not result
in adverse effects on designated ecological sites, either directly, indirectly or in-
combination with other projects. Traffic levels would be expected to reduce slightly,
and HGV routing can continue to be controlled through a Section 106 agreement as at
present. There would be no changes to the current arrangements for the management
of manure arising as part of the process. This would involve treating this in the
adjacent anaerobic digester plant to create digestate which would be spread on the
applicant’s fields once per year as a fertiliser, an operation which is controlled under
environmental regulations. This is an acceptable and beneficial arrangement and
would not result in significant effects on the environment.

Detailed operational matters would continue to be controlled under an Environmental
Permit to be issued by the Environment Agency. Spreading of resultant material onto
farmland is also subject to regulation under other legislation. Overall, officers conclude
that the proposed development is in line with the Development Plan and national
planning policy and as such it is recommended that planning permission is granted
subject to conditions and a Section 106 agreement.

Risk Assessment and Opportunities Appraisal

Risk Management

There are two principal risks associated with this recommendation as follows:

e As with any planning decision the applicant has a right of appeal if they disagree
with the decision and/or the imposition of conditions. Costs can be awarded
irrespective of the mechanism for hearing the appeal, i.e. written representations,
hearing or inquiry.

e The decision may be challenged by way of a Judicial Review by a third party.
The courts become involved when there is a misinterpretation or misapplication
of policy or some breach of the rules of procedure or the principles of natural
justice. However their role is to review the way the authorities reach decisions,
rather than to make a decision on the planning issues themselves, although they
will interfere where the decision is so unreasonable as to be irrational or
perverse. Therefore they are concerned with the legality of the decision, not its
planning merits. A challenge by way of Judicial Review must be made a)
promptly and b) in any event not later than six weeks after the grounds to make
the claim first arose.
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11.

Both of these risks need to be balanced against the risk of not proceeding to determine
the application. In this scenario there is also a right of appeal against non-determination
for application for which costs can also be awarded.

Human Rights

Article 8 give the right to respect for private and family life and First Protocol Article 1
allows for the peaceful enjoyment of possessions. These have to be balanced against
the rights and freedoms of others and the orderly development of the County in the
interests of the Community.

First Protocol Article 1 requires that the desires of landowners must be balanced against
the impact on residents.

This legislation has been taken into account in arriving at the above recommendation.
Equalities

The concern of planning law is to regulate the use of land in the interests of the public at
large, rather than those of any particular group. Equality will be one of a number of
‘relevant considerations’ that need to be weighed in Planning Committee members’
minds under section 70(2) of the Town and Country Planning Act 1990.

Financial Implications

There are likely financial implications of the decision and/or imposition of conditions if
challenged by a planning appeal or judicial review. The costs of defending any decision
will be met by the authority and will vary dependant on the scale and nature of the
proposal. Local financial considerations are capable of being taken into account when
determining this planning application — in so far as they are material to the application.
The weight given to this issue is a matter for the decision maker.

Artificial Intelligence (Al)

Al can be used to support our work and to create content by bringing together or
summarising responses to consultation. The report writer remains responsible for
ensuring that the content of the report is factually accurate and that the use of Al is
responsible and lawful. All original documents remain unaltered on the planning register
should you wish to view them in full.

Background

Relevant Planning Policies

Central Government Guidance:

NPPF

Core Strategy and Saved Policies:
CS5 - Countryside and Greenbelt
CS6 - Sustainable Design and Development Principles
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CS13- Economic Development, Enterprise and Employment
CS17 - Environmental Networks

CS18 - Sustainable Water Management

MD?2 - Sustainable Design

MD7B - General Management of Development inthe Countryside
MDS8 - Infrastructure Provision

MD12 - Natural Environment

Relevant Planning History:

09/01778/FUL Erection of five poultry units and ancillary works including creation of new
access and off-site highway improvements. REFUSE 27th May 2010

12/01419/EIA Erection of 3 poultry rearing sheds; 2 control rooms, 7 feed bins, office/store
building, water tower, vehicular access, road improvement works (in Great Ness & Little Ness)
earth bund and landscaping scheme GRANT 24th October 2012

13/00881/AMP Re-alignment of feed bins and small increase in floor area by erection of
general purpose store between sheds 1 and 2 GRANT 8th March 2013

13/00967/SCR Proposed new Anaerorbic Digestion Plant EAN 13th March 2013
13/01316/MAW Erection of a 500kWe Anaerobic Digester (AD) plant for the purpose of farm
diversification and for the production of renewable energy GRANT 4th July 2013
13/03098/AMP Non Material Application following grant of planning permission ref.
13/01316/MAW to relocate the transformer and CHP and reposition the infrastructure within the
site. Erection of a 500kWe Anaerobic Digester (AD) plant for the purpose of farm diversification
and for the production of renewable energy GRANT 9th September 2013

13/04456/AMP Proposed non-material amendment to previously approved planning permission
reference 12/01419/EIA for the erection of 3 poultry rearing sheds; 2 control rooms, 7 feed
bins, office/store building, water tower, vehicular access, road improvement works (in Great
Ness & Little Ness) earth bund and landscaping scheme GRANT 16th November 2013
14/02385/EIA Erection of three poultry rearing buildings, eight feed bins and other ancillary
buildings, landscaping including ground modelling and tree planting GRANT 18th July 2016
15/00771/MAW Construction of farm lagoon to store digestate with lined reception pit for safe
out-loading; erection of a 1.8m security fence around the lagoon GRANT 9th June 2015
15/01035/MAW Variation of Condition No 3 (approved documents) attached to Permission
13/01316/MAW (erection of Anaerobic Digester (AD) plant) to allow for the removal of building
and re-arrangement of two approved buildings (retrospective) GRANT 14th April 2015
15/02159/MAW Erection of extension to storage clamps for Anaerobic Digester (AD) Plant
GRANT 31st January 2017

15/04234/PSPPA Installation of 250kw roof mounted solar array comprising of 961 solar panels
evenly distributed on the west roof slopes of the three sheds to the west of the site PNR 10th
December 2015

16/04594/EIA Erection of two additional poultry rearing buildings and one general purpose
agricultural building, plus associated hardstanding and works; application under Section 73a of
the Town and Country Planning Act 1990 (retrospective) for the revised siting of six poultry
rearing buildings, office building and the revised routing of part of the access track (revised
scheme) GRANT 11th August 2017

17/02290/FUL Erection of grain storage building with drying facilities GRANT 2nd August 2017
17/04627/VAR Variation of Condition No. 3 (approved plans) attached to Planning Permission
17/02290/FUL dated 02 August 2017 GRANT 22nd March 2018

Page 87



| Northern Planning Committee — 215t April 2026 Foxholes Farm Poultry Unit |

19/02743/AGR Erection of a grain storage building GRN 2nd August 2019

Appeal
10/01833/REF Erection of five poultry units and ancillary works including creation of new

access and off-site highway improvements. DISMIS 30th June 2011
12. Additional Information

View details online: http://pa.shropshire.gov.uk/online-
applications/applicationDetails.do?active Tab=summary&keyVal=SHI247TDJHF00

List of Background Papers (This MUST be completed for all reports, but does not include items
containing exempt or confidential information)

Cabinet Member (Portfolio Holder) - Councillor David Walker

Local Member: Clir Ed Potter

Appendices
APPENDIX 1 — HRA
APPENDIX 2 - Conditions
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APPENDIX 1 - HABITAT REGULATIONS ASSESSMENT

1.0 INTRODUCTION

The proposal described below has the potential to adversely affect a designated site of
international importance for nature conservation. The likelihood and significance of these
potential effects must be investigated.

This is a record of the Habitats Regulations Assessment (HRA) of the project at Foxholes Farm
Poultry Unit, Little Ness, Shrewsbury, Shropshire (24/02979/EIA) undertaken by Shropshire
Council as the Local Planning Authority. This HRA is required by Regulation 61 of the
Conservation of Habitats and Species Regulations 2017, in accordance with the EC Habitats
Directive (Council Directive 92/43/EEC) before the council, as the ‘competent authority’ under
the Regulations, can grant planning permission for the project. In accordance with Government
policy, the assessment is also made inrelation to sites listed under the 1971 Ramsar
convention.

Date of completion for the HRA screening matrix:

31st March 2026

HRA screening matrix completed by:

Shropshire Council

20 HRASTAGE 1- SCREENING

This stage of the process aims to identify the likely impacts of a project upon an international
site, either alone or in combination with other plans and projects, and to consider if the impacts
are likely to be significant. Following case law (People Over Wind v Coillte Teoranta C-323/17),
any proposed mitigation measures to avoid or reduce adverse impacts are not taken into
account in Stage 1. If such measures are required, then they will be considered in stage 2,
Appropriate Assessment.

2.1 Summary Table 1: Details of project
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Name of plan or project | 24/02979/EIA

Foxholes Farm Poultry Unit, Little Ness, Shrewsbury,
Shropshire

Name and description of | Fenemere

Natura 2000 site .
Fenemere Midland Meres and Mosses Ramsar Phase 1

(16.34ha) is a particularly rich and interesting mere with
eutrophic water. Fenemere is also important for its rich
aguatic invertebrate fauna. It is included within the
Ramsar Phase for its open water, swamp, fen, wet
pasture and Carr habitats with the species Cicuta virosa
and Thelypteris palustris

Hencott Pool

Most of Hencott Pool Midland Meres and Mosses
Ramsar Phase 2 (11.5ha) is swamp carr on very wet
peat dominated by alder Alnus glutinosa and common
sallow Salix cinerea with frequent crack willow Salix
fragilis. Although there are considerable areas of bare
peat beneath the trees, there is a rich flora of fen plants.
It is included in the Ramsar Phase for its Carr habitat
and the species Carex elongata and Cicuta virosa.

Description of the plan Erection of 2 No. additional poultry houses with

or project associated feed bins, hardstandings and relocated
access road associated with a reduction in stocking
density the whole poultry farm to the new higher welfare
standards.

Is the project or plan No
directly connected with
or necessary to the
management of the
site?
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Are there any other No (see section 3.3)
projects or plans that
together with the project
or plan being assessed
could affect the site?

2.2  Are Significant Effects Likely?

Fenemere lies approximately 3.8km from the site and Hencott Pool lies approximately 8.5km
from the site.

The proposal is for a reduction in bird numbers from 450,000 broilers in 8 sheds to 445,500
broilers in 10 sheds.

Emissions modelling

Version 6 of the Ammonia Emissions: Impact Assessment (Isopleth, February 2026) calculates
the following impacts in relation to ammonia emissions and nitrogen deposition upon Fenemere
and Hencott Pool.

Fenemere

Existing Process Contribution %age of Critical Level: 6.3%
Proposed Process Contribution %age of Critical Level: 6.2%
Difference in Critical Level between existing and proposed: -0.09%

Existing Process Contribution %age of Critical Load: 3.3%
Proposed Process Contribution %age of Critical Load: 3.2%
Difference in Critical Load between existing and proposed: -0.05%

Hencott Pool

Existing Process Contribution %age of Critical Level: 1.0%
Proposed Process Contribution %age of Critical Level: 0.9%
Difference in Critical Level between existing and proposed: -0.04%
Existing Process Contribution %age of Critical Load: 1.0%

Proposed Process Contribution %age of Critical Load: 1.0%
Difference in Critical Load between existing and proposed: -0.04%
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The modelling shows that the proposal will result in reductions in the process contribution
percentages of the Critical Level (ammonia) and Critical Load (nitrogen) at both Fenemere and
Hencott Pool.

Dominant emission source

Following Natural England’s Air pollution and development: advice for local authorities
guidance, Isopleth have provided the following information in relation to dominant sources of
emissions.

The existing layout accounts for 0.063pug/m? at Fenemere, as compared with the baseline
(which includes this contribution) of 3.07 pg/m3. The existing contribution is therefore much less
than 25% of the existing total at Fenemere ...Similarly, the existing layout accounts for 0.01
ug/m?3 at Hencott Pool, as compared with the baseline (which includes this contribution) of 2.8
Hg/m?3. The existing contribution is therefore much less than 25% of the existing total at Hencott
Pool.

The existing layout accounts for 0.328kgN/Halyear at Fenemere, as compared with the
baseline (which includes this contribution) of 36.84kgN/Halyear. The existing contribution is
therefore much less than 25% of:

¢ the existing total deposition to Forest or Moorland

e the total Deposition Grid Average

e the Deposition Grid Average attributable to agriculture

Similarly, the existing layout accounts for 0.051 kgN/Ha/year at Hencott Pool, as compared with
the baseline (which includes this contribution) of 19.95kgN/Halyear. The existing contribution is
therefore much less than 25% of:

e the existing total deposition to Forest or Moorland

e the total Deposition Grid Average

e the Deposition Grid Average attributable to agriculture

The existing Foxholes site is therefore not a dominantsource in relation to these two receptors
and based on the trends at these sites this is not expected to change. If the baseline emissions
are under 25% of all critical loads and levels, emissions reduction measures are possible and
in this case this has been achieved through reduction in the number of birds at the site,
resulting in an overall reduction in impacts (i.e. a betterment).

It is therefore concluded that the site does not emit 25% or more of the critical level or critical
load, and that the Foxholes site is not a dominant source of air emissions in relation to the
above two receptors and emissions reduction can be taken into account.

In-combination effects

Because the proposal will result in a reduction in the process contributions towards both
Fenemere and Hencott Pool, in accordance with Natural England’s guidance an in-combination
assessment is not required.
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Indirect impacts

All manure generated from the poultry enterprise would be used as feedstock for the on-site
Anaerobic Digester (AD) plant, in line with the current practice. The digestate produced by the
AD plant would be applied to agricultural land in accordance with nutrient management plans,
as per current practice. The proposal would not result in any increase in nutrient loadings to
agricultural land or airborne ammonia emissions and nitrogen deposition. In terms of indirect
effects from the application of digestate there will therefore be no adverse effect on site
integrity of Fenemere or Hencott Pool.

2.3 Screening Conclusion

Following Stage 1 screening, Shropshire Council has concluded the proposed development will
result ina reduction in ammonia emissions and nitrogen deposition.

There will be no adverse effect on Fenemere (part of Midland Meres and Mosses Ramsar
Phase 1) or Hencott Pool (part of Midland Meres and Mosses Ramsar Phase 2).

40 FINAL CONCLUSION

Following Stage 1 screening, Shropshire Council concluded that the proposed development will not
result in an adverse effect on Fenemere (part of Midland Meres and Mosses Ramsar Phase 1) or
Hencott Pool (part of Midland Meres and Mosses Ramsar Phase 2) via airborne ammonia emissions or
nitrogen deposition.

APPENDIX 1 — GUIDANCE ON COMPLETING THE HRA SCREENING MATRIX

The Habitats Regulations Assessment process

Essentially, there are two ‘tests’ incorporated into the procedures of Regulation 61 of the
Habitats Regulations, one known as the ‘significance test’ and the other known as the ‘integrity
test'’. If, taking into account scientific data, we conclude there will be no likely significant effect
on the European Site from the development, the 'integrity test’ need not be considered.
However, if significant effects cannot be counted out, then the Integrity Test must be
researched. A competent authority (such as a Local Planning Authority) may legally grant a
permission only if both tests can be passed.

The first test (the significance test) is addressed by Regulation 61, part 1:
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61. (1) A competent authority, before deciding to undertake, or give any consent, permission or
other authorisation for a plan or project which —

(@) is likely to have a significant effect on a European site or a European offshore marine
site (either alone or in combination with other plans or projects), and

(b) is not directly connected with or necessary to the management of that site,

must make an appropriate assessment of the implications for that site in view of that site’s
conservation objectives.

The second test (the integrity test) is addressed by Regulation 61, part 5:

61. (5) In light of the conclusions of the assessment, and subject to regulation 62 (consideration
of overriding public interest), the competent authority may agree to the plan or project only after
having ascertained that it will not adversely affect the integrity of the European site or the
European offshore marine site (as the case may be).

In this context ‘likely’ means “probably”, or “it well might happen”, not merely that it is a fanciful
possibility. ‘Significant’ means not trivial or inconsequential but an effect that is noteworthy —
Natural England guidance on The Habitats Regulations Assessment of Local Development
Documents (Revised Draft 2009).

Habitats Regulations Assessment Outcomes

A Local Planning Authority can only legally grant planning permission if
it is established that the proposed plan or project will not adversely
affect the integrity of the European Site.

If it is not possible to establish this beyond reasonable scientific doubt
then planning permission cannot legally be granted.

Duty of the Local Planning Authority

It is the duty of the planning case officer, the committee considering the application and the
Local Planning Authority is a whole to fully engage with the Habitats Regulations Assessment
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process, to have regard to the response of Natural England and to determine, beyond
reasonable scientific doubt, the outcome of the ‘significance’ test and the ‘integrity’ test before
making a planning decision.
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APPENDIX 2 - Conditions
STANDARD CONDITION(S)

1. The development hereby permitted shall be begun before the expiration of three years
from the date of this permission.
Reason: To comply with Section 91(1) of the Town and Country Planning Act, 1990 (As
amended).

2. The development shall be carried out strictly in accordance with the approved plans,
drawings and documents as listed in Schedule 1 below.
Reason: Forthe avoidance of doubt and to ensure that the development is carried out in
accordance with the approved plans and details.

CONDITION(S) THAT REQUIRE APPROVAL BEFORE THE DEVELOPMENT COMMENCES

3. No development shall take place, including any works of demolition, until a Construction
Method Statement has been submitted to, and approved in writing by, the local planning
authority. The approved Statement shall be adhered to throughout the construction period. The
Statement shall provide for:

o0 a traffic management and hgv routing plan and local community protocol

o the parking of vehicles of site operatives and visitors

o loading and unloading of plant and materials

o storage of plant and materials used in constructing the development

o the erection and maintenance of security hoarding including decorative displays and facilities
for public viewing, where appropriate

0 wheel washing facilities

Reason: To avoid congestion in the surrounding area and to protect the amenities of the area.

4.  No development shall take place (including demolition, ground works and vegetation
clearance) until a landscaping plan has been submitted to and approved in writing by the Local
Planning Authority. The plan shall include:

a) Planting plans, creation of wildlife habitats and features and ecological enhancements
e.g. hibernacula, hedgehog-friendly gravel boards and amphibian-friendly gully pots;

b) Written specifications for establishment of planting and habitat creation;

C) Schedules of plants/seed mixes, noting species (including scientific names), planting
sizes and proposed numbers/densities where appropriate;

d) Implementation timetables.

Native species used are to be of local provenance (Shropshire or surrounding counties). The
plan shall be carried out as approved.

Reason: To ensure the provision of amenity and biodiversity afforded by appropriate landscape
design.

CONDITION(S) THAT ARE RELEVANT FOR THE LIFETIME OF THE DEVELOPMENT
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5. The development hereby permitted shall not be brought into use until the areas shown
on Proposed Site Plan Drawing no. IP/FFL/03 for parking, loading, unloading, and turning of
vehicles has been provided properly laid out, hard surfaced and drained. The space shall be
maintained thereafter free of any impediment to its designated use.

Reason: To ensure the provision of adequate vehicular facilities, to avoid congestion on
adjoining roads and to protect the amenities of the area.

6. The development hereby permitted shall not be brought into use until the drainage
system, which includes the provision of the infiltration basin, has been completed. The drainage
system shall be operational at all times.

Reason: To ensure satisfactory surface water drainage and minimise flood risk.

7. The external colour of the approved poultry buildings and feed bins shall match those of
the adjacent poultry buildings and feed bins.
Reason: To provide an acceptable appearance in order to minimise adverse impacts on
landscape character.

8.  All site clearance, development and biodiversity enhancements shall occur strictly in
accordance with pages 19-20 (lighting) and pages 21-22 (reptiles) of the Preliminary Ecological
Appraisal (Craig Emms and Linda Barnett, July 2024).

Reason: To ensure the protection of and enhancements for wildlife.

9. Priorto the erection of any external lighting on the site, a lighting plan shall be submitted
to and approved in writing by the Local Planning Authority. The lighting plan shall demonstrate
that the proposed lighting will not impact upon ecological networks and/or sensitive features,
e.g. bat and bird boxes (required under a separate planning condition). The submitted scheme
shall be designed to take into account the advice on lighting set out in the Bat Conservation
Trust's Guidance Note GN08/23: Bats and Artificial Lighting At Night, GN0O1/21: The Reduction
of Obtrusive Light and Guidance Note 9/19: Domestic exterior lighting: getting it right. The
development shall be carried out strictly in accordance with the approved details and thereafter
retained for the lifetime of the development.

Reason: To minimise disturbance to bats, which are European Protected Species.

10. The poultry units at the site shall be limited to occupation by 445,500 birds across 10
broiler units.

Reason: To ensure that the restriction on the maximum number of birds to be keptin the
buildings at any one time can be satisfactorily enforced, in order to prevent adverse impact on
biodiversity from ammonia emissions consistent with the Shropshire Council Site Allocations
and Management of Development (SAMDev) Plan Policy MD12 and the policies of the National
Planning Policy Framework.

11. Bird removal from the site shall take place on no more than 48 days per year. Of these,
no more than 44 days shall involve bird removal between 2300 hours and 0700 hours. When
transporting birds a maximum of two HGV movements per hour may occur between the hours
of 2300 and 0700.

Reason: To protect the health and wellbeing of residents along the access route to the
installation.
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12. (a) All manure arising from the poultry buildings hereby permitted shall be taken to an
anaerobic digester or other suitable disposal or management facility.

(b) Records of the destination of each load of manure arising from the poultry buildings hereby
permitted shall be made and these shall be made available to the local planning authority on
request.

Reason: To minimise adverse impacts on local amenity and avoid pollution to groundwater.

13. (a) There shall be no more than 8 bird growing cycles per calendar year.

(b) Records of the start and finish date of each growing cycles shall be made and shall be
made available to the local planning authority on request.

Reason: To ensure that the number of bird growing cycles does not increase significantly over
that proposed in order to limit the potential for adverse impacts due to odour and ammonia
emissions.

Informatives

1. In arriving at this decision Shropshire Council has used its best endeavours to work with
the applicant in a positive and proactive manner to secure an appropriate outcome as required
in the National Planning Policy Framework, paragraph 38.

2. This planning permission is subject to mandatory Biodiversity Net Gain. Please see
https:/Mww.gov.uk/guidance/meet-biodiversity-net-gain-requirements-steps-for-developers for
more information. Development must not commence until you have submitted and obtained
approval for a Biodiversity Gain Plan.

3. Drainage advice: The filter drains, acting as soakaways, should be located at least 5m
away from the foundations of the poultry houses. As indicated in the Flood Risk Assessment
and Surface Water Management Plan, the use of geotextiles within the filter drains is not
recommended.

4. Highways advice:

Works on, within or abutting the public highway

This planning permission does not authorise the applicant to:

- construct any means of access over the publicly maintained highway (footway or verge) or
- carry out any works within the publicly maintained highway, or

- authorise the laying of private apparatus within the confines of the public highway including
any a new utility connection, or

- undertaking the disturbance of ground or structures supporting or abutting the publicly
maintained highway

The applicant should in the first instance contact Shropshire Councils Street works team. This
link provides further details

https:/mww.shropshire.gov.uk/roads-and-highways/road-network-manage ment/application-
forms-and-charges/

Please note Shropshire Council require at least 3 months' notice of the applicant's intention to
commence any such works affecting the public highway so that the applicant can be provided
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with an appropriate licence, permit and/or approved specification for the works together and a
list of approved contractors, as required.

Mud on highway
The applicant is responsible for keeping the highway free from any mud or other material
emanating from the application site or any works pertaining thereto.

No drainage to discharge to highway

Drainage arrangements shall be provided to ensure that surface water from the driveway
and/or vehicular turning area does not discharge onto the public highway. No drainage or
effluent from the proposed development shall be allowed to discharge into any highway drain or
over any part of the public highway.

5. Ecology advice:

Nesting birds informative

The active nests of all wild birds are protected under the Wildlife and Countryside Act 1981 (as
amended). An active nest is one being built, contains eggs or chicks, or on which fledged
chicks are still dependent.

It is a criminal offence to Kkill, injure or take any wild bird; to take, damage or destroy an active
nest; and to take or destroy an egg. There is an unlimited fine and/or up to six months
imprisonment for such offences.

All vegetation clearance, tree removal, scrub removal and/or conversion, renovation and
demolition work in buildings (or other suitable nesting habitat) should be carried out outside of
the bird nesting season which runs from March to August inclusive.

If it is necessary for work to commence in the nesting season then a pre-commencement
inspection of the vegetation and buildings for active bird nests should be carried out. If
vegetation or buildings cannot be clearly seen to be clear of nests then an appropriately
gualified and experienced ecologist should be called in to carry out the check. Only if there are
no active nests present should work be allowed to commence.

If during construction birds gain access to any of the building and begin nesting, work must
cease until the young birds have fledged.

General site informative for wildlife protection

Widespread reptiles (Adder, Slow Worm, Common Lizard and Grass Snake) are protected
under the 1981 Wildlife and Countryside Act (as amended) from killing, injury and trade and are
listed as Species of Principle Importance under Section 41 of the 2016 NERC Act. Widespread
amphibians (common toad, common frog, smooth newt and palmate newt) are protected from
trade. The European hedgehog is a Species of Principal Importance under section 41 of the
2006 Natural Environment and Rural Communities Act. Reasonable precautions should be
taken during works to ensure that these species are not harmed.

The following procedures should be adopted to reduce the chance of killing or injuring small
animals, including reptiles, amphibians and hedgehogs.
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If piles of rubble, logs, bricks, other loose materials or other potential refuges are to be
disturbed, this should be done by hand and carried out during the active season (March to
October) when the weather is warm.

Areas of long and overgrown vegetation should be removed in stages. Vegetation should first
be strimmed to a height of approximately 15cm and then left for 24 hours to allow any animals
to move away from the area. Arisings should then be removed from the site or placed in habitat
piles in suitable locations around the site. The vegetation can then be strimmed down to a
height of 5cm and then cut down further or removed as required. Vegetation removal should be
done in one direction, towards remaining vegetated areas (hedgerows etc.) to avoid trapping
wildlife.

The grassland should be kept short prior to and during construction to avoid creating attractive
habitats for wildlife.

All building materials, rubble, bricks and soil must be stored off the ground, e.g. on pallets, in
skips or in other suitable containers, to prevent their use as refuges by wildlife.

Where possible, trenches should be excavated and closed in the same day to prevent any
wildlife becoming trapped. If it is necessary to leave a trench open overnight then it should be
sealed with a close-fitting plywood cover or a means of escape should be provided in the form
of a shallow sloping earth ramp, sloped board or plank. Any open pipework should be capped
overnight. All open trenches and pipework should be inspected at the start of each working day
to ensure no animal is trapped.

Any common reptiles or amphibians discovered should be allowed to naturally disperse. Advice
should be sought from an appropriately qualified and experienced ecologist if large numbers of
common reptiles or amphibians are present.

If a Great Crested Newt is discovered at any stage then all work must immediately halt and an
appropriately qualified and experienced ecologist and Natural England (0300 060 3900) should
be contacted for advice. The Local Planning Authority should also be informed.

If a hibernating hedgehog is found on the site, it should be covered over with a cardboard box
and advice sought from an appropriately qualified and experienced ecologist or the British
Hedgehog Preservation Society (01584 890 801).

Hedgerows are more valuable to wildlife than fencing. Where fences are to be used, these
should contain gaps at their bases (e.g. hedgehog-friendly gravel boards) to allow wildlife to
move freely.

6. The land and premises referred to inthis planning permission are the subject of an
Agreement under Section 106 of the Town and Country Planning Act 1990. The S106 may
include the requirement for a financial contribution and the cost of this should be factored in
before commencing the development. By signing a S106 agreement you are legally obliged to
comply with its contents, irrespective of any changes to Planning Policy or Legislation.
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7. Your attention is specifically drawn to the conditions above that require the Local
Planning Authority's approval of materials, details, information, drawings etc. In accordance
with Article 21 of the Town & Country Planning (Development Management Procedure) Order
2010 a fee is required to be paid to the Local Planning Authority for requests to discharge
conditions. Requests are to be made on forms available from www.planningportal.gov.uk or
from the Local Planning Authority. The fee required is i¢, %2298 per request, and i¢, %286 for
existing residential properties.

Failure to discharge pre-start conditions will result in a contravention of the terms of this

permission; any commencement may be unlawful and the Local Planning Authority may
consequently take enforcement action.

Page 101



This page is intentionally left blank



Agenda Iltem 8

Committee and date

%Shropshire Northern Planning Committee
215t April 2026

Council

Development Management Report

Responsible Officer: Tim Collard, Service Director — Legal, Governance and Planning

Summary of Application

Application Number: 22/01432/OUT Parish: Shrewsbury Town Council

Proposal: Outline application for the residential development of up to 450 dwellings, strategic
infrastructure to include: open space, drainage and engineering works with some matters
(landscaping, appearance, layout, scale) reserved apart from strategic access.

Site Address: Proposed Residential Development Land on the West side of Ellesmere Road,
Shrewsbury, Shropshire

Applicant: Barwood Development Securities Ltd

Case Officer: Ollie Thomas | email: ollie.thomas@shropshire.gov.uk

[ Grid Ref: 349164 - 314609
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- Proposed Residential Development Land On The West Side Of
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Recommendation: - That delegated authority is given to Officers to grant planning
permission subject to the completion of a Section 106 agreement and the conditions in
Appendix 1 and for any minor changes to conditions as required.

ADDENDUM REPORT

11 This application was deferred by committee on 17 February 2026 for the following
reasons:

- to seek further assurances that the impacts on the wider highways network have
been taken into account and that further information be provided in relation to the
A49, the gyratory and impacts on the Chester Street and Castle Foregate loop; and

- to understand the travel options and seek further assurances that there are going to
be appropriate levels of active travel routes beyond the site in particular to
education facilities to the north and into the existing cycle network to the south.

1.2 Following further discussions with the applicant and having reviewed the original

committee report, the Local Highways Authority have prepared the following briefing note
with specific reference to the two requests for further assurances:

Local Highway Authority Brieﬁlﬁgalé%tel04
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10t April 2026
Background

The proposed development of 450 dwellings and a local centre site was identified as a
draft allocation within the Shropshire Local Plan (2016 to 2038), as site SHR173.
Development guidelines stated:

“To ensure suitable access arrangements are achieved as well as protecting local
amenity value on Ellesmere Road, the delivery of this development is directly
dependent on the approval and construction of the North West Relief Road.
Development on the site will not commence until such time as the North West Relief
Road is operational”

The application under consideration sought approval for 450 dwellings and a local centre.
On the basis that the proposed North West Relief Road was not operational, Shropshire
Council as Local Highway Authority could not support the application, as a full assessment
of the likely impact had not been considered. At the time of submission, it was
subsequently agreed with the applicant’s consultant that an assessment of the full build-
out of the development (450 dwellings) would be carried out when the updated
Shrewsbury Traffic Model (SATURN) was available, to understand the cumulative impact
of the development with the North West Relief Road (NWRR) in place.

Due to uncertainty in relation to the NWRR at the time, and the need to determine the
planning application as submitted, it was agreed that a hybrid assessment of highway
impact would be undertaken using outputs from the Shrewsbury Traffic Model for a range
of future-year scenarios. This sought to demonstrate that the 450 dwellings could be
constructed and occupied prior to the North West Relief Road becoming operational. The
results of this assessment are outlined within Technical Note reference 05707-T-002,
dated October 2025.

Likely impact of development

Further to the recent deferral of the planning application at the February 2026 Northern
Planning Committee, the applicant’'s consultants have produced a further technical note
providing a summary of the highway impact of the development (Technical Note reference
05707-T-008, dated 31 March 2026).

Members’ attention is drawn to Table 4, Figure 1 and Figure 2, which detail the junctions
assessed for likely impact. These were as follows:

A528/A5124/Knights Way Roundabout (Ellesmere Road Roundabout)
Ab528/Harlescott Lane

A528/Mount Pleasant Road

Mount Pleasant Road/Little Harlescott Lane

A528/Hubert Way
A528/Hemsworth Way
Berwick Road
A458/Castle Foregate

ONoGrwWNE
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9. A548/Raven Meadows
10.A458/The Avenue
11.A458/Roushill

12.A458/Mardol

13.A458/A5191

14.A458/Frankwell
15.A458/Copthorne Road Roundabout
16.A4124/Battlefield Way
17.Battlefield Roundabout

Table 4 provides a summary of the likely impact on key junctions. This includes the total
number of vehicles travelling through each junction at peak times, and the number and
percentage of vehicles attributed to the development without the North West Relief Road.

Shrewsbury Movement and Public Space Strategy

Section 5 of the submitted Highway Impact technical note reference 05707-T-008 outlines
the current position in relation to the above. Shropshire Council as Local Highway
Authority would not raise any concerns in relation to the assumptions outlined within
Section 5 of the technical note.

Members sought to defer the application to further assess the impact on Chester Street
and Castle Foregate. As outlined above, and detailed in Table 4, the proposed
development is anticipated to have a 3% impact in the AM peak and 4% in the PM peak
on the junction. Therefore, it is considered that the development impact is below 5% at
any peak period, which is the recognised and agreed trigger for further assessment.
Additional traffic is unlikely to impact junction operation; therefore, no further assessment
IS required.

In relation to the Shrewsbury Movement and Public Space Strategy, itis considered that
the Strategy sets out a long-term vision to improve movement, accessibility and public
space across Shrewsbury, albeit with a particular focus on the town centre. It encourages
modal shift and reducing unnecessary through-traffic through supporting sustainable travel
choices. The Movement Strategy is primarily town-centre focused, but importantly does
not preclude development elsewhere across the town where proposals are able to
demonstrate appropriate access arrangements and which do not undermine its objectives.
it should be noted that the Movement Strategy is not part of the Development Plan, but is
nonetheless a material consideration in the determination of this application, to be
regarded as having limited weight. Importantly, the Movement Strategy cannot override
adopted highway policy of the Development Plan and/or the NPPF.

On this basis Shropshire Council as Local Highway Authority are satisfied that no further
assessment of the Chester Street junction and wider movement strategy is required.

Active Travel

Further to the recent deferral of the planning application at the February 2026 Northern
Planning Committee, the applicarrg%‘(f}%sfﬁéts have produced a further technical note
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providing a summary of the active travel considerations (reference 05707-T-007, dated 2
April 2026). Shropshire Council as Local Highway Authority has no further comments at
this time. A maximum active travel contribution of £5,000 per dwelling is being considered,
subject to further assessment of local infrastructure projects within the area. Any Section
106 agreement will seek to secure an active travel contribution on a per-dwelling basis,
which will be subject to return if any monies remain unspent within 10 years.

Shropshire Council (Local Highway Authority) position:

Following the assessments undertaken, Shropshire Council as Local Highway Authority is
satisfied that the development of 450 dwellings will not result in a significant impact on the
transport network, subject to the following:

Travel Plan

In view of the timescales associated with the application, the Travel Plan submitted in
March 2022 should be updated prior to commencement of development to reflect current
guidance. The updated Travel Plan should include the submission of annual surveys for a
period of 10 years following first occupation. A Travel Plan monitoring contribution should
be secured through the Section 106 agreement.

Access and phasing of development

Proposed access to the development is via one ghost island junction and one simple
junction. It is recommended that a planning condition is attached to any permission
granted requiring engineering details to be submitted for approval prior to commencement.
The construction of the junctions should be reflected in any phasing plan submitted for
approval, which itis recommended is also secured by a separate planning condition.

Toucan crossing and proposed footway improvements

The applicant has put forward proposals to improve footway links within the vicinity of the
site along Ellesmere Road, providing a link between the two proposed access points, and
improvements to the footway to the south of the site which would facilitate a toucan
crossing. It is proposed that the toucan crossing would be constructed prior to occupation
of the 50th dwelling. It is recommended that a planning condition is attached to any
permission granted requiring details to be submitted for approval, and that the footway
improvements are constructed prior to occupation and the toucan crossing prior to
occupation of the 50th dwelling.

Section 106 contributions

It has been agreed with the applicant that the following Section 106 contributions should
be secured in association with any planning permission granted:

e Travel Plan Monitoring contribution
e Passenger transport contribution as outlined below
e Active Travel contribution — maximum contribution of £5000 per dwelling.
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It is recommended that the following highway-related planning conditions are
attached to any permission granted:

1. Engineering details of proposed footway as detailed on Drawing 5701-C-001,
submitted for approval reserve matters application and constructed prior to
occupation

2. Engineering details of proposed footway as detailed on Drawing 05707-C-0010
submitted for approval reserve matters application and constructed prior to
occupation

3. Engineering details of proposed access as detailed on Drawing 05707-C-001
submitted for approval prior to commencement and constructed prior to occupation

4. Engineering details of proposed access as detailed on Drawing 5701-C-001,
submitted for approval prior to commencement and constructed prior to occupation
or in accordance with phasing plan.

5. Engineering details of toucan crossing A528 Ellesmere Road to be submitted for

approval prior to commencement and constructed prior to occupation of the 50t

dwelling.

Phasing Plan — Development

Highways infrastructure completion plan

Construction access details (if applicable)

Construction Management Plan — prior to commencement of each phase

O Revised Travel Plan to be submitted prior to commencement

'—‘Q°.°°.\‘.°’

1.3 It is therefore recommended that the recommendation remains the same as originally
reported to Committee, as the further information provided (including the Local Highway
Authority briefing note) does not alter the conclusions of the original report and confirms
that, subject to the proposed conditions and Section 106 obligations, the development
would not result in a significant impact on the transport network.

ORIGINAL REPORT - 17" February 2026

1.0 THE PROPOSAL

11 This application is seeking outline planning permission with access matters only to
be considered concurrently (layout, scale, appearance and landscaping reserved
for subsequent approval) and is supported by an lllustrative Framework Masterplan
(‘the Masterplan’) to demonstrate how the proposed development could be
delivered and responding to the site’s constraints, whilst meeting policy
requirements. The Masterplan shows the development as providing:

- Up to 450 residential dwellings — ranging from 2-bed to 5-bed;

- 10% affordable housing

- A Local Centre measuring 0.25 hectares

- Vehicle, pedestrian and cycle provisions

- Green infrastructure, inclygding pl eas and landscaping.
BLgL0Y Ping
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1.2

The llustrative Masterplan will be delivered across two phases: Phase 1 — 150
dwellings at approx. 35 dwellings per hectare (dph); and, Phase 2 — 300 dwellings
at 35dph.

As this application is submitted in Outline with access only, the submitted Design
and Access Statement demonstrates that an appropriate and policy-compliant
design framework can be achieved at Reserved Matters stage. The Masterplan
shows that the development can be sensitively designed within the settlement
edge, with a permeable street hierarchy, a legible movement network, and
substantial green infrastructure that responds to site constraints including
topography, existing vegetation, flood zones and proximity of the Old River Bed.
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1.3 The application site was identified as a draft allocation (SHR173) in the former Draft
Local Plan, which sought to deliver a comprehensive sustainable residential
development for 450 dwellings, with access off Ellesmere Road and subject to an
agreed Masterplan that reflects the objectives of the Big Town Plan. The Draft
Local Plan has since been withdrawn from Examination and is no longer a material
consideration. However, the evidence base underpinning remains a material
consideration at a weight to be applied by the decision-maker and relevant to the
merits of the application.

14 The proposed development has been subject to a Screening Opinion (Ref:
21/02537/SCR), whereby it is the opinion of the LPA that having taken into account
the scale, nature and location of the development it will not result in likely significant
environmental effects and therefore does not need to be dealt with through the
Environmental Impact Assessment (EIA) Regulations.

15 Despite the Screening Opinion being dated the 101 June 2021, the LPA maintain
the view that the proposed development before Committee has not materially
changed in circumstances to that considered under the Screening Request. The
result being that the Screening Opinion remains valid.

2.0 SITE LOCATION/DESCRIPTION

2.1 The application site extends to approx. 21.5 ha and is currently agricultural land
located approx. 2km north of Shrewsbury town centre. The site comprises two
predominant fields, separated by hedgerow with trees, whilst trees and hedgerows
also form part of the site’s boundary. Ellesmere Road lies to the east, with the large
residential area of Greenfields directly opposite and further south. With the railway
line to the west and the Old River Bed (a Shropshire Wildlife Trust) site to the north.

3.0 REASON FOR COMMITTEE DETERMINATION OF APPLICATION

3.1 The Town Council have submitted a view contrary to officers based on material
planning reasons. The Principal Planning Officer in consultation with the Committee
Chair agrees that the Parish Council has raised material matters which cannot be
overcome by negotiation or the imposition of planning conditions in relation to the
weight to be given to former draft allocations which are appropriate to be discussed
by planning committee.

4.0 Community Representations

The below Section provides a summary of representations received during the
consultation/publicity period, comments can be viewed in full on the online planning
register, using the application reference.

41 Consultee Comments

411 SC Archaeology — No objection subject to conditions
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It is noted that the applicant has already carried out a desk-based assessment,
geophysical survey and targeted trenching, which identified mainly post-medieval
features of minor significance that require no further work. A small number of
features—including a partially surviving enclosure ditch and two undated but
potentially Iron Age/Roman tree-throw pits—indicate that the south-eastern part of
the site has moderate to high potential for late prehistoric or Roman remains, and
therefore further archaeological investigation can be secured appropriately through
condition.

4.1.2 SC Conservation — No objections

There are no designated or non-designated built heritage assets located within the
site boundaries. The site comprises a neutral element within the setting of the
Grade | listed Shrewsbury Castle and non-designated Hencote Farm and Cross Hill
Farm. The proposed development would result in a visual change within their
settings; however this would be seen within the context of existing development
and would not cause harm to the significance of any heritage assets.

4.1.3 SC Trees — No objection subject to conditions
4.1.4 SC Regulatory Services — No objection subject to conditions
415 SC Drainage (SuDS)- No objection subject to conditions

416 SC Highways— No objection subject to conditions and financial contribution

In relation to the assessment undertaken the applicants transport consultant has
submitted a number supporting documents that included an initial Transport
Assessment March 2022 and Travel Plan March 2022. The original Transport
Assessment submitted sort to demonstrate that Phase 1 of the development (150
dwellings) could come forward prior to delivery of the North West Relief Road.
(NWRR) without having a significant impact on the transport network, in terms of
highway capacity and safety. Shropshire Council as Local Highway Authority
following further information submitted subsequently confirmed that we agreed with
this assumption that 150 dwellings could be accommodated prior to the
construction of the proposed North West Relief Road.

The application under consideration sought approval for 450 dwellings and local
centre on this basis Shropshire Council as Local Highway Authority could not
support the application as a fully assessment of the likely impact had not been
considered. Atthe time of submission, it was subsequently agreed with the
applicants consultant that an assessment of the full build out of the development
(450 dwellings) would be carried out when the updated Shrewsbury Traffic Model
(SATURN) was available, to understand the cumulative impact of the development
with the North West Relief Road (NWRR) in place. Due to uncertainty inrelation to
the NWRR, it was agreed that a hybrid assessment of highway impact would be
undertaken using outputs from the Shrewsbury Traffic Model for a range of future
year scenarios that sought to demonstrate that the 450 dwelling could be
constructed and occupied prior to th& 8&9éuigﬂf the NWRR. The results of this
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assessment are outlined within Technical Note reference 05707-T-002, dated
October 2025. Following further clarification Shropshire Council as Local Highway
Authority are satisfied that the development of 450 dwellings can be approved prior
to the construction and opening of the NWRR without having a significant impact on
the transport network.

417 SC Affordable Housing — No objections subject to legal agreement
4.1.8 SC Rights of Way — No comments to make.
419 SC Ecology - No objection subject to conditions

Submitted BNG information demonstrates that both Phases 1 and 2 can
independently deliver at least a 10% net gain for biodiversity.

The proposals include a continuous green infrastructure corridor along the
northern, western, and southwestern boundaries, providing buffers to the adjacent
Local Wildlife Site and enhancing habitat connectivity:
o Corridor widths: western 20m minimum; northern 30m+ (up to 100m+).
o Approx. 6.1ha of diverse planting, including habitats of principal importance
(native hedgerows, lowland mixed deciduous woodland, neutral grassland).
« Additional features: new ponds, enhancement of existing traditional orchard.
« Benefits for priority species (bats, birds, invertebrates) and great crested
newt movement.
« Public access will be provided, delivering multifunctional benefits in line with
CS17 and NPPF para 174.
Loss of poor semi-improved grassland within development parcels is
considered low ecological impact and will be mitigated through landscaping
and net gain measures.

Updated Badger survey (June 2022) and mitigation strategy submitted.

Assessment and proposed measures are considered robust and acceptable for
outline stage.

Indicative Masterplan and supporting information demonstrate policy compliance
with CS17 and emerging DP12. No objection subject to conditions and informative.

4.1.10 SC Learning & Skills = Financial contribution towards education provision.
4.1.11 SC Waste Management — No objections

It is recommended that the developer look at the guidance that Waste Management
have produced on the Council's website, which give examples best practice for
designing new homes.

4.1.12 SC Landscape (provided by ESP Ltd) — No objections

The assessment of landscape and visual effects has been carried out in a clear,
robust and evidence based a chin rdance with GLVIA3 and is considered
PPRage" 1?7
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reliable to be used to make a sound planning judgment. No recommendations
made.

4.1.13 Integrated Care Board — Financial contribution towards healthcare/medical
provision

It is inevitable that a development of this size, which would deliver in the region of
an additional 1,080 patients, would have a knock-on affect on local healthcare
provisions.

4.1.14 SportEngland (non-statutory) — Financial contribution towards playing
pitches

4.1.15 Environment Agency — No objections subject to conditions

Finished floor levels will be raised to a minimum of 150mm above surrounding
ground levels.

The reserved matters application will need to provide greater detail around the
siting of any features, and their specifics, within Flood Zone 2 and 3. Any feature
situated close to Flood Zone 2 and 3 should ensure it does not have a detrimental
impact on existing floodplain capacity or flow routes.

Consideration should also be given to the effectiveness of certain surface water
attenuation features if located within Flood Zone 2 or 3.

4.1.16 West Mercia Constabulary — No objections

There are opportunities to design out crime, reduce the fear of crime and to
promote community safety. Should this application be approved, the applicant
should consider the advice in any detailed design.

4.1.17 Network Rail - No objections

No objection in principle, but due to the proposal being next to Network Rail land
and infrastructure, and to ensure that no part of the development adversely impacts
the safety, operation and integrity of the operational railway a series of asset
protection comments are made, to which it is strongly recommended the applicant
to action should permission be granted.

4.1.18 Active Travel England — Deferral, not currently in a position to support the
application.

Active Travel England (ATE) has provided a detailed response highlighting that key
active travel principles must be secured at the outline stage to ensure the
development delivers a sustainable, well-connected neighbourhood. ATE identifies
shortcomings in the Transport Assessment and Travel Plan, noting that trip
generation should cover all modes across the full day, that reliance on 2011
Census data is inadequate, and tha‘j‘?iod%affgious and mode-specific targets for
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walking, wheeling and cycling are required. ATE also expects a clearer evidence
base for active-mode trip distribution and assignment to inform necessary external
network improvements.

ATE recommends further off-site infrastructure upgrades, including continuous
footways on both sides of Ellesmere Road, improved cycling provision, upgrades to
routes towards Shrewsbury Station and employment areas, and enhancements to
bus infrastructure supported by financial contributions. Internally, ATE expects
layouts to align with LTN 1/20, avoiding cul-de-sacs, providing segregated cycle
routes and ensuring safe, continuous priority crossings at junctions. It also
highlights the need for high-quality on-site facilities such as accessible cycle
storage, inclusive footway design, and appropriate lighting and wayfinding to
support active travel.

ATE concludes by requesting further dialogue and revisions before it can support
the scheme, offering to assist with detailed design discussions and future wording
for conditions or obligations required to secure compliance with national active
travel guidance.

4.1.19 Severn Trent Water — No objection subject to condition

Severn Trent has concerns regarding the impact of additional flow that this
proposed development will generate; however no investment is currently planned
and consequently cannot object to approval being granted.

Under current legislation, a developer has the right to connect to the public foul
network to drain foul water, and to do so at the nearest of most convenient point on
the existing network. In addition to this, Severn Trent has a statutory duty to provide
any network reinforcement that may be requited to accommodate the flow
generated by such a new development.

4.1.20 Wales and West Utilities — No comments
W&W have no apparatus in the enquiry area.
4.2 Public Comments

421 Shrewsbury Town Council — Object

The Town Council strongly object to this application on the following grounds:

- The proposed development will lead to increased traffic on the already congested
Ellesmere Road. It is proposed that at least 150 homes would be built before the
North West Relief Road may be built. This would lead to at least 3% increase in
traffic.

- There is insufficient local infrastructure in place to accommodate the number of
houses proposed. There are not enough schools, doctors and local transport to
deal with this increase.
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- The travel plan provided with the application is insufficient and there is no mention
of the provision of additional public transport to support the development.

- There is no mention of the consideration of carbon neutrality in the development
despite the commitments made in the Local Plan. In addition, there is no mention of
the use of permeable surfaces in the development.

- The access roads proposed raise a huge safety concern.

- The boundary of the site is very close to the Old River Bed and particular
concerns were raised about the potential damage to a site of significant scientific
interest and local wildlife.

- Only about 10% of the development will provide affordable homes. This was
thought to be greatly insufficient given the needs in the local area.

4.2.2 Alexander Phillips - Shrewsbury Town Councillor — Object

The Town Councillor objects on grounds that the Transport Assessment does not
provide adequate analysis of the development’'s highway impacts, especially given
known capacity issues on Ellesmere Road. They highlight earlier policy
commitments that development on this site would only proceed following delivery of
the NWRR. They raise concern regarding school and public transport capacity, as
well as ecological impact upon the Old River Bed SSSI. The Councillor also notes
concerns regarding the adequacy of consultation, although this is not a material
planning consideration.

A total of 116 representations have been received from members of the public or
neighbours, of which 114 were objecting and 2 were in support of the proposals.

4.2.3 The following is a summary of objections received and where cited material
planning considerations:

- Highway safety, traffic capacity and sustainable transport:

o Significant increase to traffic volumes on Ellesmere Road, Coton Hill
and Chester Street, of which are already congested during peak
times.

o The development would introduce an additional 600-900 additional
cars, worsening queues, idling, air pollution and delays.

o Create unsafe access arrangements, particularly the secondary
access near a bend with poor visibility and narrow footways.

o Exacerbate dangers for children walking to Greenfields Primary
School, with no existing pedestrian crossing and substandard
pavements.

o Providing insufficient opportunity for walking and cycling, owing to
narrow/absent footways and lack of continuous safe cycle routes.

o Depend on a weak bus service, with limited frequency, no
evening/Sunday operaﬁ%{baenchj%ps positioned further than
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desirable.

o The development would be unsustainable without the North West
Relief Road, which is currently uncertain or will be ineffective in
mitigating traffic.

- Education, health and community Infrastructure

o Primary schools (especially Greenfields) are already full or
oversubscribed.

o Secondary school capacity in Shrewsbury is reported to be at
breaking point, with families unable to secure places.

o GP surgeries and dentists are oversubscribed, with long waits for
appointments.

o Additional population (estimated 1,000—1,800 people) would place
unacceptable pressure on already stretched health, education and
community services.

o The development does not appear to include sufficient onsite
provision for essential services, and a Local Centre is not considered
adequate mitigation.

Loss of greenfield land, landscape impact and visual amenity

o The permanent loss of open countryside, which forms part of a valued
green wedge between Shrewsbury and surrounding settlements.

o Negative impact on views from public vantage points and local
residences, including changes to the semi-rural character of the area.

o The importance of the fields for public recreation, wellbeing and
mental health, especially post-pandemic.

o The cumulative effect of recent nearby developments, arguing that
continued encroachment would erode Shrewsbury’'s landscape
identity.

Ecology, biodiversity and the Old River Bed SSSI

o The development’'s proximity (100-500m) to the Old River Bed SSS],
with fears that drainage changes, lighting, or disturbance could harm
designated features.

o Presence of protected species, including bats, great crested newts,
birds of prey and amphibians.

o The site’s role as part of an important wildlife corridor linking the SSSI
to wider countryside.

o Loss of hedgerows, mature trees and grassland that contribute to
biodiversity, carbon storage and habitat connectivity.

o Concerns that mitigation proposed is inadequate or unproven, and
that ecological harm would be irreversible.

Climate change, sustainable development and carbon impact
o The proposal conflicts with the Council’'s Climate Emergency
declaration, relying heavily on car-based transport.
o Construction and land disturbance would result in carbon emissions,
loss of carbon-rich soils and mature vegetation.
o Homes are not prqg%‘s&g ti f% zero-carbon or built to high
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environmental performance standards.
o Development of greenfield land is seen as contrary to national and
local environmental objectives.

- Flood risk, drainage and water infrastructure

o Concern that the fields hold significant surface water, acting as an
informal attenuation area.

o Fears that development would increase runoff and downstream
flooding, including on Ellesmere Road.

o Doubts about Severn Trent Water's network capacity, with sewer
overflows already reported.

o Assertions that drainage systems may be unable to protect the SSSI
from polluted runoff.

- Residential amenity
o Potential overlooking and loss of privacy for properties adjacent to the
site (especially Winney Hill View and Juniper Road).
o Long-term visual impact on existing dwellings.
o Noise, dust and construction disturbance during a multi-year build
programme.

- Planning policy and local plan examination
o The draft allocation (SHR173) was historically tied to the NWRR
being completed, and development beforehand is inappropriate.
o The NWRR is uncertain, under-funded, or may not reduce existing
congestion.
o The proposal is premature, and the impact of the NWRR on traffic
flows should be understood before permitting any major development.

4.2.4  The representations made in support can be summarised as follows:

- Housing need and supply

o There is a strong need for new housing in this part of Shrewsbury,
particularly to provide opportunities for first-time buyers and growing
families.

o The north side of Shrewsbury has seen very limited recent housing
development, and this proposal would help meet local demand.

o Delivering up to 450 homes would make a meaningful contribution to
the town’s housing supply at a time when further delivery is required.

- Site location and efficient use of land
o The land is currently unused agricultural land with no active purpose,
and bringing it forward for housing is, in the view of supporters, a
more efficient land use.
o The proposal would make a logical extension of the existing urban
area.

- Potential to improve transport conditions
o Existing problems on I.E-yg@réerff?ad are predominantly due to
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4.2.5

4.2.6

4.2.7

4.2.8

historic lack of investment by the Council, not the development itself.

o Development of this scale could help support or justify improved
transport infrastructure, such as crossings and highway works, which
may otherwise not come forward.

- A phased approach
o Delivering Phase 1 only (150 homes) ahead of any wider growth
could be a reasonable compromise, allowing the Council to monitor
effects on the network and services.
o A phased delivery may reduce short-term impacts while still
contributing to housing needs.

Other non-statutory groups and bodies have provided comments to the application
and summarised below, including:

Sustainable Transport Shropshire — Object

Sustainable Transport Shropshire raises an objection on grounds that the
development is fundamentally car-dependent, with Ellesmere Road described as
unsafe and hostile for walking and cycling due to narrow pavements, high vehicle
speeds and lack of continuous cycle provision. They argue that the Transport
Assessment overstates bus service frequency and misrepresents accessibility to
public transport. They note existing bus services are infrequent, with no evening or
Sunday operation, undermining sustainable transport aims. They consider the
proposal premature, pending the NWRR, the Local Cycling and Walking
Infrastructure Plan, and the next Local Transport Plan.

Shropshire Playing Fields Association — Object

The Association notes that Greenfields has a significant shortfall in accessible open
space for sport, recreation and play, and states the application has not been
supported by an open space needs assessment as required for major
developments. They consider that the development will increase demand for sports
facilities and recommend additional on-site provision, including approximately 2
hectares of open space, together with financial contributions for new or improved
playing pitch provision. They state that a single play area is inadequate for the
scale of the development.

Shrewsbury Friends of the Earth — Object

Friends of the Earth strongly object to the proposal, citing the loss of a strategic
green wedge that contributes to Shrewsbury's character, landscape and
biodiversity. They argue that traffic impacts would be unacceptable, noting existing
air quality concerns at Coton Hill and the railway station. They contend that bus and
cycle provision is insufficient to achieve sustainable travel modes, resulting in
increased emissions. They also raise concern over ecological impacts on the Old
River Bed SSSI and argue that the development conflicts with the Council’'s Climate
Emergency declaration. They consider the application premature pending
resolution of NWRR uncertamtlelg,age 118
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429 Shrewsbury Civic Society — Express concern

The Civic Society expresses concern that the development would add significant
additional traffic to a route already congested for much of the day, and questions
whether the NWRR would meaningfully reduce vehicle movements on Ellesmere
Road. They also raise concerns about the ecological sensitivity of the surrounding
area, particularly given reliance on long-term habitat management, which they note
is often ineffective in practice. The Society questions whether the proposed SuDS
strategy can reliably protect the Old River Bed LWS/SSSI and emphasises the
importance of the green wedge identified in the Big Town Plan.

5.0 THE MAIN ISSUES

5.1 The main issues are whether the development, located outside of the Shrewsbury
development boundary, would represent an appropriate location for housing in the
context of the Council’'s housing land supply position. The issues also concern the
effect of the proposal on the character and appearance of the area, the highway
network and nearby environmental constraints and designations.

6.0 OFFICER APPRAISAL
6.1 Adopted Development Plan

6.1.1 The application site lies outside the defined development boundary for Shrewsbury
and is not allocated for development within the SAMDev Plan. It therefore
constitutes a countryside location for the purposes of the Development Plan.
Policies CS5 and MD7a set out strict controls over new open-market housing in the
countryside, limiting it only to specific exceptions such as essential rural workers
dwellings, conversions, affordable exception housing or development that
maintains and enhances countryside vitality. The proposed development does not
fall within any of the policy exception and is therefore in conflict with adopted local

policy.

6.1.2 Policy CS1 identifies Shrewsbury as the primary focus for growth, but it also makes
clear that growth should be delivered through the plan-led system, including
allocated sites and within identified development boundaries. As set out in Policy
CS4, development that conflicts with CS5 should not be permitted, with the
supporting text confirming that windfall development adjoining a settlement is
unacceptable unless a specific policy exception applies. The application therefore
also conflicts with CS4, the strategic settlement policies and with MD1, which seeks
to deliver development in accordance with the distribution set out in the SAMDev
Plan.

6.1.3 The site was previously identified as an emerging allocation (SHR137) within the
now-withdrawn Draft Local Plan. However, with the withdrawal of that Plan from
examination, the emerging policies and allocations carry no weight in the
determination of planning applicatiop, The eyidence base that supported the draft
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allocation holds limited weight as a material consideration.

6.1.4 In summary, the proposal constitutes an open-market residential development on
unallocated land beyond the Shrewsbury development boundary. It conflicts with
the most relevant policies and is therefore contrary to the Development Plan.

6.1.5 However, asthe Council is unable to demonstrate a five-year supply of deliverable
housing land, paragraph 11(d) of the NPPF requires decision-makers to apply the
presumption in favour of sustainable development, unless policies in the NPPF that
protect areas of particular importance provide a clear reason for refusal. In such
circumstances, the conflict with the adopted Development Plan must be considered
in the overall planning balance and the weight given to that conflict relevant to the
extent of housing land supply shortfall.

6.1.6 Draft Local Plan

6.1.7 As mentioned, the application site formed a draft allocation, within the now-
withdrawn Draft Local Plan. Nonetheless, the applicant has demonstrated how the
proposals accord with the allocation-specific requirements, including:

- The provision of suitable site access arrangements, with two vehicular
junctions of Ellesmere Road, and improved and enhanced pedestrian
provisions along Ellesmere Road.

- A Local Centre of at least 0.25ha located along the eastern edge of the site
SO as to encourage opportunities for pedestrian and cycle access and being
visible and accessible to residents within the wider area.

- The Masterplan shows a network of Green Infrastructure to include
pedestrian and cycle links.

- Financial contributions towards public transport and playing pitches
(including additional contributions not set out in the draft allocation policy).

- The Masterplan has been designed to protect, conserve and enhance the
existing built, natural and historic environments.

6.1.8 Although the draft allocation carries no weight in decision-making, the Masterplan
shows a commitment to delivering a comprehensive scheme that aligns with the
principles, parameters and evidence base underpinning the former allocation. The
draft allocation was supported by a range of evidence, which collectively sought to
ensure that any development would be accessible, infrastructure-led, landscape-
responsive and integrated with the wider movement framework. The Masterplan
and supporting documents show a high degree of conformity with those
expectations.

6.1.9 Crucially, while the allocation policy itself carries no weight, each of the criteria it
contained still corresponds with current Development Plan policies, which remain
relevant. Taken together, although_the withdrawn Draft Local Plan is not a material
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6.1.10

6.1.11

6.1.12

policy consideration, the application seeks to adhere to its underlying principles,
some of which continue to be supported in the adopted Core Strategy and SAMDev
Plan, thereby demonstrating a scheme that has been developed in a strategic and
evidence-based manner that reflects current planning objectives for this part of
Shrewsbury:

- The access strategy and movement network, including improvement to
pedestrian and cycle infrastructure align with the requirements for safe,
inclusive and sustainable access/movements in accordance CS6, CS7, MD2
and MD8.

- The provision of a Local Centre which maximises and supports mixed-use
neighbourhoods, local service accessibility, reduction in car dependency and
sustainable communities aligns with CS1, CS2 and MD2.

- The Masterplans green network, corridors and open space support the
protection, conservation and enhancement of the natural environment and
promote sport and recreation in accordance with CS17, MD2 and MD12.

- Developer contributions to mitigate any site-/development-specific impacts
and support infrastructure as required through CS9 and MDS8.

The Tilted Balance

Paragraph 11(d) of the NPPF sets out that where the policies most important for
determining an application are out-of-date, planning permission should be granted
unless either:

- The application of NPPF policies that protect areas or assets of particular
importance provides a clear reason for refusal or

- Any adverse impacts of granting permission would significantly and
demonstrably outweigh the benefits, when assessed against the policies of
the NPPF taken as whole.

In regard to the first criterion:

- The site does not lie within a protected landscape, a heritage designation or
an area where development is restricted for ecological reasons.

- Technical assessments confirms that the proposal would not result in
unacceptable impacts on designated heritage assets, protected species or
designated ecological sites.

- The majority of the site lies within Flood Zone 1, with built development
excluded from areas of higher risk.

On this basis, there is no clear reason for refusal to protect areas or assets of
importance and the tilted balance is not dis-engaged.
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6.1.13

6.2

6.2.1

6.2.2

6.2.3

Consequently, paragraph 11(d)(ii) applies and requires a balancing exercise
between the adverse impacts and benefits of the development. The key test is
whether the adverse impacts significantly and demonstrably outweigh the benefits.

Access and Movement

The application is supported by a comprehensive Transport Assessment (prepared
by PJA), which assesses the transport implications of the proposed development.
Additionally, an ‘Access and Movement Parameters Plan’ (dwrg no: S401-L-06_B)
has been submitted to demonstrate how the movement maximises the potential for
use of walking and cycling and to ensure that future residents have sufficient
infrastructure provided with each phase.

The former Draft Local Plan allocation required that the full development be
dependent on the delivery of the North West Relief Road, whereby Phase 1 was
considered acceptable prior to the NWRR becoming operational, based on the
anticipated limited traffic impact. With the uncertainties surrounding the delivery of
the NWRR, the applicant has undertaken standalone modelling for the full site and
in an agreed methodology with the Highways Authority, using outputs from the
Shrewsbury Traffic Model for a range of future year scenarios. Following which, the
Highways Authority are now satisfied that the full quantum of development can be
commenced prior to the construction of the opening of the NWRR without having a
significant impact on the transport network.

Access Strategy

Vehicular access is proposed from two new priority junctions onto Ellesmere Road,
to the east:

- Phase 1 (150 dwellings) would be served by a single priority T-Junction at
the site’s southern end; and

- Phase 2 would be served a second northern access, incorporating a ghost-
island right-turn lane with an internal spine road linking the two junctions.

Both access points have been designed in accordance with the Design Manual for
Roads and Bridges and the Councils Design Guide, providing visibility splays
commensurate to the serving road conditions and vehicle speeds recorded by
Automatic Traffic Count (ATC) surveys. The accompanying TA demonstrates that
both access junctions operate well within capacity with negligible queuing and
delays on the serving highway.

The TA models trip generation using TRICS and assesses distribution via a gravity-
model approach, whereby Phase 1 is forecasted to generate approximately 77 two-
way peak hour trips of which will be dissipated quickly across the local network.
Whilst the full development (450 dwellings) is forecast to generate approx. 232 two-
way peak hour trips. The Chester Street Gyratory was identified as a key junction
and possible constraint; however, the TA predicts that a maximum of 35 two-way
trips would be added to this junction — this increase is not considered material in
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Collision date for a recent 5-year period records five collisions, three of which were
serious. However, the TA does not identify any existing pattern of highway safety
concern that would be exacerbated by the proposed development.

Pedestrian, Cycle and Sustainable Transport

The proposed development incorporates a multi-modal movement strategy,
including:

- Atoucan crossing on Ellesmere Road to the north of The Moveage and
improving connections into existing pedestrian and cycle routes.

- A 3m shared footway/cycleway at the vehicular access points and along the
site frontage, tying into the wider Shrewsbury active-travel network.

- New 2m footways and uncontrolled pedestrian crossing points within the site
and linking the phases together.

The site is well located for walking and cycling opportunities, with continuous
pedestrian links to Shrewsbury town centre, proximity to existing services/facilities
and connections to established cycle routes, including links towards the National
Cycle Route 81.

Existing bus stops along Ellesmere Road are within 400-500m of proposed
dwellings and offering frequent services to Shrewsbury town centre and Ellesmere.
Furthermore, the applicant will contribute towards the improvement of bus
frequency (discussed further below).

Conclusion

The submitted information has satisfactorily demonstrated that the proposed
development would not result in unacceptable impacts on highway safety or that
the residual cumulative impacts on the road network would be severe and therefore
complies with CS6 and CS7 and NPPF paragraph 116. The lllustrative Masterplan
and parameter plan shows how priority for pedestrian and cycle movements is
delivered, along with facilitating access to public transport (through financial
contributions mentioned below) in accordance with NPPF paragraph 117 and 118.

6.3 Visual impact and landscaping

6.3.1 The application is supported by a Landscape and Visual Appraisal (prepared by
FPCR Environment and Design), with a further Addendum to address cumulative
effects arising from the approved Care Home development to the north of the

application site (LPA Ref: 25/01810/REM).

6.3.2 Landscape Context and Value

The application site comprises agricultural land on the northern edge of
Shrewsbury, with existing residentialdevelo t to the south and east, the
i J PRYERBY
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6.3.3

6.3.4

Shrewsbury-Chester railway line to the west and Hencote Vineyard to the north.
The site is not subject to any national or local landscape designations and the LVA
concludes that the site and its immediate context are of a medium landscape value
— reflecting its agricultural character, but also its containment by existing urban
edges and transport infrastructure.

Landscape and Green Infrastructure Strategy

Although submitted in Outline, the LVA sets out how the proposals have been
designed and underpinned by a comprehensive landscape strategy, including
approx. 8.4 Ha (c.39%) of the site dedicated to landscaping, open space, habitat
creation and sustainable drainage, with key measures including:

- Retention and reinforcement of existing boundary hedgerows and trees;

- Areas of public open space to the north and west of the site, forming a
robust landscaped edge with the wider countryside;

- Structural planting and habitat creation, including hedgerows, trees,
grassland, wetlands and SuDS;

- Setbacks between built development and sensitive edges, including
PROWSs, the railway and in response to the topography (higher land to the
north); and

- On-plot and street tree planting.

With landscaping a reserved matter for subsequent consideration, a condition is
imposed that requires a detailed landscaping strategy to support each reserved
matters application, to ensure that the guiding principles under which the outline is
sought is secured and designed-in to any detailed design.

Landscape Effects

During construction, a temporary phase, the LVA identifies an adverse effect at the
site due to a change in character from agricultural to built form. This is considered
to represent a major/moderate adverse effect at the local level but having negligible
effects within the wider landscape character. Nonetheless, it is recognised that this
is a temporary effect and is incumbent on the majority of proposals that involves the
development of green field land.

Following completion and once occupied, the landscape effects at the site and
immediate context are assessed as moderate adverse, again reflecting the
inevitable change in land use. However, these effects are predicted to reduce to
moderate/minor adverse in the longer term, once landscape mitigation matures.
Effects on the wider landscape character are concluded as minor adverse to
negligible as a result of the sites limited extent and contained context.

The development would result in a change to the local landscape character through
the loss of agricultural land; however, the effects are localised and moderated by
the site’s relationship with the existing built-up area of residential development
along Shrewsbury's northern fringe. The assessed moderate adverse effects,
reducing over time as mitigation res, acceptable in policy terms and
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consistent with CS6, CS17 and MD2, which allow for change where impacts are
appropriately mitigated. The proposals also align with the NPPF paragraph 180

which recognises that development can result in landscape change provided it is
sensitively designed and does not cause unacceptable harm in accordance with
paragraphs 134 - 136.

6.3.5 Visual Effects

As identified that visibility of the site is generally contained by existing development,
vegetation, landform and the railway embankment, with more open views available
only from higher ground, along PROWSs to the north and north-west and dynamic
viewpoints along Ellesmere Road. In terms of the effects of identified visual
receptors, the LVA concludes the following:

- Residential receptors closest to the site, including properties off Ellesmere
Road, Cedars Drive, Winney Hill View and Hencote Lane, are assessed as
experiencing moderate to major/moderate adverse visual effects initially,
reducing in some cases as planting establishes.

- Users of Public Rights of Way, particularly those on elevated routes north of
the site, are assessed as experiencing moderate adverse effects in the short
term, typically reducing to moderate/minor or minor adverse in the longer
term.

- Road users, including those on Ellesmere Road, are assessed as
experiencing moderate adverse effects on completion, reducing over time as
replacement hedgerows and street planting mature.

- More distant receptors experience minor or negligible effects.

Whilst some nearby residential receptors and users of the PROW would experience
moderate, or in limited cases, major/moderate adverse visual effects, these are
typical of development at the urban edge and would be mitigated through layout,
separation distances and structural planting. In this context, the proposals comply
with CS6 and MD12 which seek to safeguard visual amenity without preventing
appropriate development. This approach is consistent with NPPF paragraph 135
which supports development where visual impacts are addressed through good
design and landscaping, particularly where effects reduce over time.

6.3.6 Cumulative Effects

The LVA Addendum considers cumulative effects, with the recently approved care
home development at Hencote to the north. This concludes that whilst some
receptors may experience views of both developments, the cumulative effects
would not exceed those already identified in the original LVA. Further, through
additional planting associated with both schemes, this would assistin screening
and softening views as it matures. Overall, the LVA finds no unacceptable
cumulative landscape or visual effects identified.
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The assessment of cumulative effects demonstrates that while there would be an
increase in built form in some views, the overall magnitude of cumulative landscape
and visual effects would not exceed those already identified for the site.

6.4 Ecology and Biodiversity

6.4.1 The application is supported by an Ecological Appraisal (EA) and a suite of detailed
protected species surveys, including bats, great crested news (GCN) and breeding
and wintering birds. The surveys have been taken over multiple years and
demonstrates how the site is dominates by intensively managed arable land and
poor semi-improved grassland, with smaller areas of higher ecological value
including hedgerows, mature trees, grassland, with a small area of overlap with the
Old River Bed Shrewsbury Local Wildlife Site. The site is not located within any
statutory international or national ecological designation, but does lie within 60m of
the Old River Bed SSSI (separated by the A528, Ellesmere Road). The EA
concludes that, subject to appropriate buffers, drainage design and construction
controls, the proposed development would not result in any adverse effect on the
integrity or conservation objectives of the SSSlor LWS. The llustrative Masterplan
shows a substantial green infrastructure corridor along the northern and western
boundaries to bugger, protect and enhance the LWS, with no direct public access
routes leading to it.

6.4.2 Habitats

Most habitats within the site are of low or negligible ecological value and their loss
IS not considered to result in significant harm. Habitats of greater value, including
hedgerows, mature trees, grassland, are largely retained and incorporated within
the sites landscape strategy. The lllustrative Masterplan suggests extensive
habitats creation and enhancement, through:

- New native species planting (hedgerows and trees);

- Species-rich meadow grassland,

- Orchard planting;

- Wildlife friendly SuDS (reedbeds and ponds); and

- Green corridors linking retained habitats to off-site ecological networks.
The proposed habitat retention, mitigation and enhancement measures across with
CS6,CS17 and MD2 and MD12, which promote high-quality design, protection of
environmental assets and the delivery of multifunctional green infrastructure. The
proposals also align with the NPPFs objective to minimise biodiversity loss and
secure enhancement where possible.

6.4.3 Protect Species

- Bats

Bat activity surveys recorded a range of common bat species, with occasional use
of site boundaries by lesser horseshoe bat. No confirmed bat roosts would be lost
as a result of the development. Key foraging and commuting corridors are to be
retained and enhanced, with "9@%%‘3'}% and the provision of bat boxes
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proposed to ensure no adverse effect on bat populations.
- Great Crested Newts

A medium GCN population was recorded in an off-site pond approximately 170m
south of the site. On-site habitats within 250m are largely sub-optimal for GCN, and
itis concluded that GCN are unlikely to regularly utilise the site. Works within the
250m zone can proceed under a precautionary method statement, with no
European Protected Species licence anticipated to be required.

- Birds

Breeding and wintering bird surveys identified assemblages of local conservation
value, typical of the habitats present. One barn owl was recorded using the wider
area. Mitigation and enhancement measures, including timing of works, retention of
key habitats and provision of nesting features, would reduce impacts to acceptable
levels.

- Badgers

One active badger sett would be lost to facilitate development, with mitigation
proposed in the form of an artificial sett within retained green infrastructure, to be
delivered under licence.

Subject to conditions, and licensing where required, the proposals comply with
CS17and MD12, which require the safeguarding of protected species and their
habitats. The mitigation hierarchy applied is consistent with the NPPF paragraph
193 which outlines how significant harm to biodiversity be avoided or adequately
mitigated.

6.4.4 Biodiversity Net Gain

The statutory requirement to deliver a minimum 10% Biodiversity Net Gain under
the Environment Act 2021 applies only to planning applications submitted on or
after 12 February 2024. As the current outline application was originally submitted
to the Council prior to the introduction of mandatory BNG, the requirement does not
apply in this instance. Biodiversity matters are therefore assessed against the
relevant development plan policies and national planning policy in force at the time
of submission, having regard to mitigation and enhancement measures proposed
within the application.

6.5 Other Matters

6.5.1 Mineral Safeqguarding

The accompanying Mineral Resource Assessment demonstrates that, although the
site lies within a Sand and Gravel Mineral Safeguarding Area, the identified
resource is not economically viable due to its limited extent, abnormal geometry,
proximity to existing residential deveﬂrygagmlﬁq? railway corridor, underground
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infrastructure and the Old River Bed SSSI, and the lack of suitable access for
mineral operations. Prior extraction is shown to be neither practical nor feasible
without giving rise to unacceptable environment, amenity and highway impacts.
The proposal therefore satisfied Policy CS20 and MD16, and NPPF paragraph 223
(c) and (d).

6.5.2 Historic Environment

The accompanying Built Heritage Statement and Archaeological Desk-Based
Assessment (and supporting Archaeological Evaluation) conclude that the site
contains no designated heritage assets and that its archaeological interest is limited
to features of local significance, predominantly associated with post-medieval
agricultural activity, with a small number of undated features assessed as having
negligible to low potential significance. The assessment provides how the site does
not contribute to the significance or setting of any nearby designated or non-
designated heritage assets, and that any visual change would not result in harm.
The proposed development therefore accords with CS17 and MD13 which seek to
protect and enhance Shropshire’s historic environment and to avoid harm to
heritage assets and their settings. As the development would result in no harm to
heritage significance or requiring mitigation in this regard, the requirements of the
NPPF Section 16 are not engaged.

6.5.3 Noise and Air Quality

The accompanying Noise Assessment and Air Quality Assessment demonstrate
that the site is capable of accommodating the proposed residential development
without giving rise to unacceptable impacts on future occupiers or receptors in the
wider area. The Noise Assessment identifies road traffic from Ellesmere Road and
rail movements as the dominant sources; however, with appropriate layout,
separation and standard mitigation measures (to be dealt with at Reserved Matters
stage), internal and external noise standards can be achieved. The Air Quality
Assessment confirms that the site lies outside of any Air Quality Management Area,
with predicted concentrations of NO2 and particulate matter at existing and
proposed receptors well below national objectives, and operational impacts
assessed as negligible. Construction phase impacts can be satisfactorily managed
through a Construction Environmental Management Plan. The proposed
development is therefore consistent with CS6 which seeks to safeguard residential
amenity and minimise pollution, whilst in accordance with NPPF paragraph 198
which requires development to prevent unacceptable risks from noise and air
pollution and to ensure that new development is appropriate for its location having
regard to effects of health and living conditions.

6.5.4 Sustainability and Waste

The accompanying Sustainability Statement and Waste Audit demonstrate how the

proposed development can be designed to incorporate sustainable drainage

principles and effective waste management measures throughout construction and

operation. The Waste Audit provides that any future development will follow the

waste hierarchy, with a target ofgivertin least 70% of construction waste from
Y oet OGNy 35 ’




- Proposed Residential Development Land On The West Side Of
Ellesmere Road, Shrewsbury, Shropshire

landfill, supported by on-site segregation, the use of licenced waste carriers and
monitoring through a Site Waste Management Plan. Adequate provision can be
made for the storage and collection of recyclable and residual waste for future
occupiers, ensuring compatibility with Shropshire Council’s collection
arrangements. Wider sustainability measures to be utilised include a fabric-first
approach to building design, improved energy efficiency standards, low-carbon
technologies, water efficiency measures and the use of sustainable materials — to
be secured at reserved matters stage. The proposed development demonstrates
compliance with CS6, CS19 and MD2 which seek to promote sustainable design
and require appropriate waste management provision, minimising resource use and
limiting environmental impacts.

6.5.5 Flood Risk and Drainage

The accompanying Flood Risk Assessment and Drainage Strategy confirm that the
site lies predominantly within Flood Zone 1, with only the northern fringe, adjoining
the Bagley Brook, falling within Flood Zones 2 and 3, where no built development
or ground raising is proposed. Detailed assessment shows all other sources of
flood risk — surface water, groundwater, sewers and artificial sources — are low.
Surface water drainage is to be managed through a comprehensive SuDS network
with the lllustrative Masterplan showing attenuation basins, infiliration basins and
swales, with infiltration feasible across much of the based on measured
permeability. Where infiltration is not viable, in lower-lying northern areas,
discharge to Bagley Brook will be restricted to greenfield rates and designed for the
1in 100 year +4-% climate change event. Exceedance routing can be incorporated
to ensure flood flows are directed through open spaces and away from buildings.
Overall the proposed development complies with CS18 and MD2 which require
integrated and sustainable water management and protection from flood risk. With
the development also meeting the requirements of NPPF in ensuring flood risk is
not worsened and a resilience to climate change thereby demonstrating that the
site can be safely developed without increasing flood risk on- or off-site.

6.5.6 Ground Contamination

The accompanying Geophysical Survey does not identify any widespread
contamination across the site, with anomalies largely reflecting historic agricultural
activity such as ridge-and-furrow, former field boundaries and drainage features. A
small number of localised features have been recorded which may require further
consideration at the reserved matters stage, including areas of ferrous debris
corresponding with former outbuilding, backfilled former ponds and a possible
historic extraction pit north of the existing pond. None of the detected anomalies
indicate a significant risk of contamination that would preclude development;
however, the presence of demolition rubble and infilled features warrants standard
precautionary investigation. The proposal is therefore consistent with CS6 and MD2
which require new development to take account of ground conditions and the
protection of human health. The limited and localised nature of the features can be
appropriately managed through standard conditions requiring a site investigation
and, if necessary, a remediation strategy prior to commencement.
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6.6 Developer Contributions

6.6.1 Development of this scale generates a range of demands on physical, social and
environmental infrastructure. In accordance with adopted Policy and the NPPF
developer contributions are required to make the development acceptable in
planning terms and to mitigate its impact.

6.6.2 Asthe proposal is for up to 450 dwellings and associated supporting uses, it is CIL
liable under Shropshire Council’'s adopted CIL Charging Schedule. CIL payments
will contribute towards strategic infrastructure identified in the Place Plans.
Whereas Section 106 contributions will be used against site-specific infrastructure
requirements generated as a result of the development, in accordance with the
NPPF and CIL Regulations.

6.6.3 Affordable Housing

In accordance with CS11, the proposalis required to provide affordable housing at
the prevailing rate, which at the time of writing is 10%. This would be delivered at
reserved matters stage in line with the Type and Affordability of Housing SPD.

6.6.4 Transport and Active Travel

The application is to deliver a package of on-site and off-site transport
improvements, including:

- Two new access junctions from Ellesmere Road;

- A new toucan crossing on Ellesmere Road

- Upgraded footway/cycleway links along the site frontage;

- Contributions towards improving the frequency and quality of bus services
using the northern Shrewsbury corridor; and

- PROW enhancements where necessary to support connectivity and safe
usage.

The Section 106 Agreement will therefore include the provision of £1,250 per
dwelling and £25,000 per retail unit, total amount to be secured at reserved matters
stage. Plus, the addition of on-site infrastructure to be determined at reserved
matters stage at the following rates:

- £1,500 per pole

- £10,000 per bus shelter

- £6,000 per real time display (per item)

- £150 per dwelling towards local interchange contribution.

6.6.5 Public Open Space

The lllustrative Masterplan incorporates extensive green infrastructure, including
structural planting, ecological corridors, public open space and play provision.
These areas will be secured through planning conditions and the reserved matters
process; however, the long-term management and maintenance arrangements will

be secured through a Section 1E§a,0\gqéeir§ﬂ1t.
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6.6.6

6.6.7

Playing Pitches

The proposed development is to generate demand for 1.09 pitches (comprising
1.04 grass pitches and 0.05 artificial pitch) and 1.45 changing rooms. Whilst the
development would not generate sufficient demand to justify provision or a new
swimming pool or sport hall of its own right, there would nonetheless be some
demand and therefore needing consideration of how the proposals would impact on
existing facilities The application does not propose any on-site provision and an off-
site contribution is therefore required for either upgraded and/or new facilities,
based on the following rates:

- Pitches - £188,892

- Changing rooms - £280,788

- Maintenance costs - £26,971 per annum for an agreed period.
- Sports Halls - £187,892

- Swimming Pools - £223,707

Education

The school catchment areas comprise of Greenfields and Mount Pleasant (primary
school) which are both full and expected to remain so. However, the next two
schools do show that they may have capacity going forward. CIL contributions will
therefore be utilised to create any additional space required at primary school
leave.

However, in terms of secondary and SEND schooling, Shrewsbury is treated as
one catchment area, whereby all secondary provision is full. There is not enough
capacity for new year 7 children transferring each year. Additional children will have
an impact upon the school system. The Council are exploring the construction of a
new secondary school in Shrewsbury to alleviate pressures being created from all
developments within the conurbation. SEND provision is also already at capacity,
so contributions are required in regard to this provision and associated transport.

Using the latest pupil yield date, the proposal would generate:

Nursery: 32 children
Primary: 122
Secondary: 63
Post 16: 22

SEND: 5

Using the above pupil numbers and the latest benchmarking cost calculations for
school expansion, the following financial contribution is being made towards:

Secondary education provision within the Shrewsbury area : £1 433 880
SEND education provision within Shropshire: £428 690
SEND Transport: £115 500
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6.6.8

7.0

7.1

7.2

7.3

7.4

7.5

7.6

Total contribution towards education : £1 978 070

Healthcare and Medical

The proposed development will inevitably have a knock-on effect on local
healthcare provisions, through new residents/patients (assuming an average of 2.4
residents per household). In assessing this impact, standard practice of the
Integrated Care Board is to revert to the national standard calculations for
assessing suitable space requirements for general medical services. The
calculation concludes a financial contribution of £744,176 (£1,654 per dwelling),
this contribution will be provided through the CIL levy applicable.

PLANNING BALANCE

In assessing this application, the Council is required to determine in accordance
with the Development Plan, unless material considerations indicate otherwise. As
set out in Section 6.1 of this Report, the proposal conflicts with the adopted spatial
strategy contained in the adopted Development Plan, by virtue of the site lying
outside of the development boundary for Shrewsbury and not forming part of any
allocated housing site. This conflict carries weight against the proposal.

However, as the Council is unable to demonstrate a five-year supply of deliverable
housing land, the tilted balance under paragraph 11(d) of the NPPF is engaged.
None of the policies that protect areas or assets of particular importance provide a
clear reason for refusal. The proposal must therefore be assessed in accordance
with paragraph 11(d)(ii), whereby planning permission should be granted unless the
adverse impacts would significantly and demonstrably outweigh the benefits when
assessed against the NPPF, as a whole.

Adverse Impacts

The principal adverse impact arises from the proposals clear conflict with the
adopted spatial strategy. The development would extend built form into the
countryside beyond the defined development boundary, contrary to the plan-led
approach for directing growth within Shrewsbury. This harm carries moderate
weight.

In landscape and visual terms, the development would lead to the loss of
agricultural land and a noticeable change in character from open fields to built form.
As set out in the submitted LVA, these effects would be localised and moderated by
the site’s existing containment and would reduce over time as landscaping
establishes and becomes mature. Residual effects are assessed as moderate
reducing to minor adverse, and appropriate mitigation can be achieved through
reserved matters. This impact attracts limited to moderate weight.

The proposal would result in the loss of agricultural land, some of which may be of
best and most versatile (BMV) quality. Given the prevalence of such land around
Shrewsbury, and Shropshire as@q whole, algng with the wider housing growth
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needs and the proximity of the site adjacent to the existing built-up area, this carries
limited weight.

7.7 No unacceptable adverse impacts have been identified in respect of highways,
ecology, heritage, drainage, noise, air quality or minerals safeguarding. These
matters are either neutral or capable of being mitigated through conditions.

7.8 Benefits of the proposal

7.9 The delivery of up to 450 dwellings, adjacent to Shrewsbury, where there is a
significant shortfall in the supply of housing land carries very substantial weight.
This contribution would notably assist in meeting Shropshire’s housing requirement
and reducing the current shortfall.

7.10  The proposal includes 10% affordable housing, representing a policy compliant, but
nonetheless meaningful contribution (45 affordable dwellings) towards social
benefits that attracts substantial weight.

7.11  The development would generate economic benefits, including construction
employment, increased local spend and Council revenue through CIL and Council
Tax; however, itis acknowledged that these are non-unique benefits but are
nonetheless significant (in scale) due to the quantum of development. In addition,
the proposed Local Centre would support local service provision, create
opportunities for small-scale commercial employment and help to retain
expenditure within the immediate area. Collectively these benefits attract
substantial weight.

7.12  The scheme would deliver improvements to sustainable transport, including
upgraded pedestrian and cycle connections, new crossing facilities on Ellesmere
Road, and contributions towards improving bus service frequency. These measures
align with local and national objections for sustainable movement and contributing
towards environmental benefits. This carries moderate weight.

7.13  The development is contributing towards facilitating increased education capacity,
supporting the deliver of new and expanded facilities and reducing pressures on
the existing school system. Whilst these contributions are necessary to make the
development acceptable in planning terms, the support they provide to strategic
education infrastructure in Shrewsbury attracts limited weight.

7.14  Although the former draft allocation now carries no weight, the proposals have
been shaped and informed by the evidence base underpinning the now-withdrawn
Draft Local Plan, which collectively sought a comprehensive and sustainable
masterplanned extension of Shrewsbury in this location. The proposals reflect
these evidence-based principles, through delivering a coordinated and considered
scheme that responds to known constraints, infrastructure requirements and place-
making objective. This benefit is attracted limited weight.

8.0 CONCLUSION
8.1 In light of the Council’s current housiggl&gdlsgéoly position, and having regard to




Proposed Residential Development Land On The West Side Of
Ellesmere Road, Shrewsbury, Shropshire

9.0

9.1

9.2

9.3

the NPPFs presumption in favour of sustainable development, the proposal
represents a sustainable form of development. On balance, the material
considerations indicate that planning permission should be granted.

Risk Assessment and Opportunities Appraisal
Risk Management
There are two principal risks associated with this recommendation as follows:

e As with any planning decision the applicant has a right of appeal if they disagree
with the decision and/or the imposition of conditions. Costs can be awarded
irrespective of the mechanism for hearing the appeal, i.e. written representations,
hearing or inquiry.

e The decision may be challenged by way of a Judicial Review by a third party. The
courts become involved when there is a misinterpretation or misapplication of
policy or some breach of the rules of procedure or the principles of natural justice.
However their role is to review the way the authorities reach decisions, rather
than to make a decision on the planning issues themselves, although they will
interfere where the decision is so unreasonable as to be irrational or perverse.
Therefore they are concerned with the legality of the decision, not its planning
merits. A challenge by way of Judicial Review must be made a) promptly and b)
in any event not later than six weeks after the grounds to make the claim first
arose.

Both of these risks need to be balanced against the risk of not proceeding to
determine the application. In this scenario there is also a right of appeal against
non-determination for application for which costs can also be awarded.

Human Rights

Article 8 gives the right to respect for private and family life and First Protocol Article
1 allows for the peaceful enjoyment of possessions. These have to be balanced
against the rights and freedoms of others and the orderly development of the County
in the interests of the Community.

First Protocol Article 1 requires that the desires of landowners must be balanced
against the impact on residents.

This legislation has been taken into account in arriving at the above
recommendation.

Equalities

The concern of planning law is to regulate the use of land in the interests of the
public at large, rather than those of any particular group. Equality will be one of a
number of ‘relevant considerations’ that need to be weighed in Planning Committee
members’ minds under section Bgd@fil'gzﬂ'own and Country Planning Act 1990.
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10.0  Financial Implications

There are likely financial implications if the decision and / or imposition of
conditions is challenged by a planning appeal or judicial review. The costs of
defending any decision will be met by the authority and will vary dependent on the
scale and nature of the proposal. Local financial considerations are capable of
being taken into account when determining this planning application — insofar as
they are material to the application. The weight given to this issue is a matter for
the decision maker.

10. Background

Relevant Planning Policies

Core Strategy and Saved Policies:

CS1 - Strategic Approach

CS2 - Shrewsbury Development Strategy

CS4 - Community Hubs and Community Clusters

CS5 - Countryside and Greenbelt

CS6 - Sustainable Design and Development Principles
CS8 - Facilities, Services and Infrastructure Provision
CS9 - Infrastructure Contributions

CS11 - Type and Affordability of housing

CS17 - Environmental Networks

CS18 - Sustainable Water Management

CS19 - Waste Management Infrastructure

MD1 - Scale and Distribution of Development

MD?2 - Sustainable Design

MD7A - Managing Housing Development in the Countryside
MDS8 - Infrastructure Provision

MD12 - Natural Environment

MD213 - Historic Environment

MD16 - Mineral Safeguarding

National Planning Policy Framework

RELEVANT PLANNING HISTORY:_

21/02537/SCR Proposed residential land EAN 10th June 2021

11. Additional Information

View details online: http://pa.shropshire.gov.uk/online -
applications/applicationDetails.do?active Tabssummary&ke yWal=R98RTTTD02B00
Fage 150
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List of Background Papers (This MUST be completed for all reports, but does not include items
containing exempt or confidential information)

Cabinet Member (Portfolio Holder) - Councillor David Walker

Local Member - Clir Benedict Jephcott

Appendices
APPENDIX 1 - Conditions
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APPENDIX 1

Conditions

STANDARD CONDITION(S)

1. Approval of the details of the appearance of the development, layout, scale, and the
landscaping of the site (hereinafter called "the reserved matters") shall be submitted to and
approved in writing by the local planning authority before any development begins and the
development shall be carried out as approved.

Reason: The application is an outline application under the provisions of Article 5 of the
Development Management Procedure (England) Order 2015 and no particulars have been
submitted with respect to the matters reserved in this permission.

2. Application for approval of the reserved matters shall be made to the local planning
authority before the expiration of three years from the date of this permission.

Reason: This condition is required to be imposed by Section 92 of the Town and Country
Planning Act, 1990.

3. The development hereby permitted shall be begun before the expiration of two years from
the date of approval of the last of the reserved matters to be approved.

Reason: This condition is required to be imposed by Section 92 of the Town and Country
Planning Act, 1990.

4.  With the submission of the first reserved matters a detailed phasing strategy, including
guantum of development in each phase and a phasing strategy for implementation/construction of
the development, including delivery of on-site open space, public realm and recreation provision,
shall be submitted.

The development shall be undertaken in accordance with the duly approved phasing strategy.

Reason: in the interests of clarity and to define the development in accordance with the
requirement to deliver a managed form of development.

5.  With each Reserved Matters application a Sustainability and Waste Management Strategy
shall be submitted. The Strategy shall be prepared in accordance with the submitted Sustainability
Statement and Waste Audit (February 2022) and shall include:

a) details of the sustainable construction measures to be incorporated into the development,
including energy efficiency, water efficiency and the use of sustainable materials;

Page 137



- Proposed Residential Development Land On The West Side Of
Ellesmere Road, Shrewsbury, Shropshire

b) details of construction waste management measures, including waste minimisation, on-site
segregation, recycling and recovery, and a minimum target for diversion of construction waste
from landfill;

c) details of operational waste management, including the provision, location and design of refuse
and recycling storage for each dwelling, and arrangements for collection in accordance with the
Waste Collection Authority's requirements; and

d) a timetable for implementation and confirmation of how the approved measures will be
monitored and maintained.

The development shall thereafter be carried out in full accordance with the approved Strategy.

Reason: To ensure that the development incorporates appropriate arrangements for the
minimisation, storage, recycling and disposal of waste during construction and occupation, thereby
protecting the use of natural resources and reducing environmental impacts.

6.  With the first reserved matters application, full engineering details of the highway
iImprovements along the A528 Ellesmere Road, to include the Toucan Crossing as shown on the
approved Drawing: 5701-C-001 shall be submitted. The approved details and arrangements shall
be completed prior to the occupation of the 50th dwelling within the first phase of residential
development.

Reason: In the interests of highway safety and to promote walking/cycling as an alternative means
of travel

7.  With the submission of each reserved matters application, a Design Compliance Statement
shall be submitted. The Design Compliance Statement shall, as a minimum:

1) Demonstrate how the detailed proposals accord with the overarching design principles set out
in the approved Design & Access Statement (Rev E), the lllustrative Framework Masterplan (drwg
no: 841-L-03 Rev H), the approved Parameter Plans (drgw no's: 8401-L-05 Rev A; and, 8401-L-06
Rev B), and any subsequently approved site-wide masterplan and/or parameter plans; and

2) Provide evidence that the design proposals have been presented to an independent Design
Review Panel, the attendance and terms of reference of which shall first be agreed in writing with
the Local Planning Authority and shall include representation from the Local Planning Authority.

3) Explain how the recommendations of the Design Review Panel have been taken into account
and, where relevant, incorporated into the detailed design.

Reason: To ensure that the detailed design of the development secures a high-quality, locally

distinctive and sustainable built environment.

8.  With each submission of reserved matters, details of measures to enable the safe routing of
pedestrians and cyclists through the site ﬁpg éisteilégf secure and public cycle storage facilities,
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and the number, style and location of cycle stands within the site shall be submitted.

Reason: In the interest of site accessibility and to promote walking and cycling to encourage
healthy lifestyles.

9.  With the submission of each reserved matters application including residential
development, an Acoustic Design Statement shall be submitted which confirms how the adverse
impacts of noise, resulting from the nearby Ellesmere Road and the railway, will be mitigated and
minimised, and which clearly demonstrates that any significant adverse noise impact will be
avoided for future occupiers.

Reason: In the interests of residential amenity

10. With each reserved matters shall include full engineering details of the proposed
footways/cycleways and access junctions within that phase as shown on the approved Drawing:
5701-C-001; 5707-C-001 and 5707-C-0010. The details and arrangements shall be completed
prior to the first occupation within that phase.

Reason: To ensure a safe and suitable highway and pedestrian/cycle network.

11. With each submission of reserved matters, the recommendations of table B.1 in BS 5837
2012 'Trees in relation to design, demolition and construction' will apply and the following shall be
submitted:

- Tree Protection Plan

- Alignment of utility apparatus and drainage in relation to RPAs of the trees

- Arboricultural Method Statement including a supervision schedule

- Schedule of work to retained trees

- Detailed hard and soft landscaping schemes with 5-years maintenance schedule.

Reason: In order to protect the existing trees on and/or adjacent the site in the interests of the
amenities of the area and to ensure protection measures are in place to prevent damage to
existing trees.

12. With each reserved matters application a detailed and coordinated design for all outdoor
space shall be submitted as part of the landscape submission, the details of which shall include:

- An illustrated statement setting out the design objectives including details of the hard and soft
materials, street furniture, play equipment, signage, wayfinding and community features.

- Hard surfacing materials plans including palettes and specifications to be agreed Maintenance
information for hard landscape materials and features should be included on plans or in a separate
document.

- Soft landscape plans and specifications to show the quantity, size, species and positions or
density of planting. Planting workmanship including tree protection, and the proposed time of
planting, including a schedule of landscape nigiélgaaiv@gfor a period of 5 years and



- Proposed Residential Development Land On The West Side Of
Ellesmere Road, Shrewsbury, Shropshire

recommendations for long term management and monitoring.

- Plans, details and specifications for street furniture, refuse or other storage features, signage and
wayfinding.

- Plans including locations and details and specifications for biodiversity enhancements.

- Each play area should have an agreed concept design that demonstrates varied and engaging
play experiences, with inclusion and accessibility integrated into the main play experiences.
Following approval of concept designs, detailed designs and specifications should be submitted
for approval. These should reinforce the design narrative.

- Plans showing the location and proposed protection for retained historic or other landscape
features, and proposals for restoration, where relevant.

- Plans showing existing and proposed finished levels, earthworks or contours.

- Concept designs and detailed plans for sustainable urban drainage features that contribute to the
public realm or street scene, incorporating features such as rain gardens and swales.

- An implementation programme, including phasing of work. This should include details of
construction compounds, routes and storage areas, mobilisation and demobilisation, as well as
any concepts or detailed plans required to achieve 'meanwhile use strategies'

Reason: To ensure an appropriate landscape design
CONDITION(S) THAT REQUIRE APPROVAL BEFORE THE DEVELOPMENT COMMENCES

13. (a) No development approved by this permission shall commence until a written scheme of
investigation for a phased programme of archaeological work has been submitted to and approved
by the local Planning Authority in writing.

(b) The approved programme of archaeological work set out in the written scheme of investigation
shall be implemented in full and a report detailing the results of the archaeological work provided
to the local planning authority prior to first use or occupancy of the development.

Reason: The site is known to hold archaeological interest.

14. Priorto commencement of each phase of development, an up-to-date EclA shall be
submitted to the Local Planning Authority for approval. This is to include update phase 2 surveys
as necessary eg badger, barn owl and roosting bats (in trees) and details of any necessary
mitigation measures.

Reason: To ensure that development is informed by up-to-date ecological information and that
ecological mitigation is appropriate to the state of the site at the time development/phases of
development commence.

15. Priorto the commencement of development within each phase a Construction and

Environmental Management Plan (CEMP) shall be submitted to and approved in writing by the

Local Plan Authority. The CEMP shall setout as, inimum, site specific measures to control
b PayE fa6' P
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and monitor impact arising in relation to:

- Construction traffic

- Noise and vibration

- Dust and air pollutants

- Land contamination

- Ecology and ground water.

The CEMP shall set out arrangements by which the development shall maintain communication
with residents and businesses in the vicinity of the site, and by which the developer shall monitor
and document compliance with the measures set out in the CEMP. The development shall be
carried out in full accordance with the approved CEMP at all times.

Reason: To safeguard the amenities of the adjoining properties and the area generally.

16. Priorto the commencement of each phase of the development the makes, models,
specification and locations of features for wildlife shall be submitted to and approved in writing by
the Local Planning Authority. The following features for wildlife shall be incorporated into each
phase of the development:

1) Bat boxes suitable for a range species 'to be both integrated into buildings and erected on
suitable trees at a density of one per three dwellings;

2) Swift bricks' to be integrated into buildings at a density of one per three dwellings (best erected
in clusters);

3) Bird boxes suitable for stock dove ' to be erected on suitable trees (minimum 2 per phase);

4) Barn owl boxes to be erected on suitable trees (minimum of 2 erected) at least 30 days in
advance of works impacting grassland habitat;

5) Amphibian hibernacula ' minimum two per suitable wetland location; and

6) Holes in solid fencing to allow movement of wildlife through the development where necessary,
particularly for hedgehog.

The features shall be incorporated/provided in accordance with the approved details.

Reason: To provide mitigation and enhancement for wildlife in accordance with MD12, CS17 and
the NPPF.

17. No development shall commence within each phase until a Highway Infrastructure
Completion Plan has been submitted to and approved in writing by the Local Planning Authority.
This plan shall include:

- Detailed design and construction specifications for all roads, footways, and drainage (to Section
38/278 standards).

- A phasing schedule indicating when each section of the highway will be constructed and
completed.

- Arrangements for the management and maintenance of the highway infrastructure until its

adoption by the Highway Authority. Page 141
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The development shall be carried out in strict accordance with the approved plan.

Reason: In the interests of highway safety

18. Priorto the commencement of development within each phase a scheme for foul drainage,
and surface water drainage has been submitted to and approved in writing by the Local Planning
Authority. The scheme will demonstrate how each phase will connect into and function as part of a
single, integrated system for the whole development. The approved scheme shall be fully
implemented before the development is occupied/brought into use (which ever is the sooner).

Reason: The condition is a pre-commencement condition to ensure satisfactory drainage of the
site, to avoid flooding and to minimise the risk of pollution.

19. No development shall take place until a revised Travel Plan, to include measures to
encourage sustainable travel and discourage single-occupancy vehicle use, has been submitted to
and approved in writing by the local planning authority. The approved Plan shall be implemented
in accordance with the agreed timetable and thereafter maintained.

Reason: To promote active travel and sustainable modes of transport.

CONDITION(S) THAT REQUIRE APPROVAL DURING THE CONSTRUCTION/PRIOR TO THE
OCCUPATION OF THE DEVELOPMENT

20. Priorto the occupation of development in each Phase hereby permitted, a management
and monitoring plan, to include for the provision and maintenance of the habitats and hedgerows
for a period of no less than 30 years from the commencement of the development shall be
submitted to and approved in writing by the local planning authority. The management and
monitoring plan shall include:

a. Description of all habitats to be created/enhanced within the scheme including expected
management condition and total area; and

b. Detailed designs and/or working methods (management prescriptions) to achieve proposed
habitats and management conditions, including extent and location of proposed works; and

c. A works schedule of the management prescriptions (including an annual work plan and the
means by which the plan will be rolled forward annually)’; and

d. Type and source of materials to be used, including species list for all proposed planting and
abundance of species within any seed mix; and

e. ldentification of the persons responsible for implementing the works; and

f. A timetable of ecological monitoring to assess the success of all habitat creation/enhancement;
and

g. A timetable of future ecological monitoring to ensure that all habitats achieve their proposed
management condition as well as descripﬁpatlgoé alfa(ﬁi-back mechanism by which the
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management prescriptions can be amended should the monitoring deem it necessary.

The plan shall be carried out as approved, unless otherwise approved in writing by the Local
Planning Authority.

Reason: To secure enhancement of biodiversity in accordance with MD12, CS17 and the NPPF.

CONDITION(S) THAT ARE RELEVANT FOR THE LIFETIME OF THE DEVELOPMENT

21. Priorto the erection of any external lighting on the site, a lighting plan shall be submitted to
and approved in writing by the Local Planning Authority.

The lighting plan shall demonstrate that the proposed lighting will not impact upon ecological
networks and/or sensitive features, e.g. bat and bird boxes, trees, and hedgerows. The submitted
scheme shall be designed to take into account the advice on lighting set out in the Bat
Conservation Trust's Guidance Note 08/18 Bats and artificial lighting in the UK. The development
shall be carried out strictly in accordance with the approved details and thereafter retained for the
lifetime of the development.

Reason: To minimise disturbance to bats, which are European Protected Species.

22. There shall be no storage of any materials including soil or raising of ground levels within
that part of the site liable to flood and designated as Flood Zone 2 and 3 as shown in Figure 6-2 of
the Flood Risk Assessment.

Reason: To ensure that there will be no increased risk of flooding to other land/properties due to
impedance of flood flows and/or reduction of flood storage capacity.

Informatives

1. In arriving at this decision Shropshire Council has used its best endeavours to work with the
applicant in a positive and proactive manner to secure an appropriate outcome as required in the
National Planning Policy Framework, paragraph 38.

2. The land and premises referred to inthis planning permission are the subject of an
Agreement under Section 106 of the Town and Country Planning Act 1990. The S106 may
include the requirement for a financial contribution and the cost of this should be factored in before
commencing the development. By signing a S106 agreement you are legally obliged to comply
with its contents, irrespective of any changes to Planning Policy or Legislation.

3. This planning permission is exempt frolgmaraaendfw Biodiversity Net Gain. Please see
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https:/Mmww.gov.uk/guidance/meet-biodiversity-net-gain-requirements-steps-for-developers for
more information.
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SCHEDULE OF APPEALS AS AT COMMITTEE 21.04.2026

LPA reference

25/02672/FUL

Appeal against

Refusal

Committee or Del. Decision

Delegated

Appellant

Lorac Healthcare Limited

Proposal

Change of use from Class C3 (Dwellinghouse) to
Class C2 (Residential Institution)

Location

Yewbank Woodseaves Market Drayton

Date of appeal

05.02.2026

Appeal method

Written Representations

Date site visit

Date of appeal decision

Costs awarded

Appeal decision

LPA reference

25/02235/FUL

Appeal against

Refusal

Committee or Del. Decision

Delegated

Appellant

Mrs Jane Bailey

Proposal

Erection of 1No self build dwelling with means of
access following the demolition of an existing
eguestrian building and installation of package
treatment plant

Location

Oakdene Greenhill Bank Criftins Ellesmere

Date of appeal

17.02.2026

Appeal method

Written Representations

Date site visit

Date of appeal decision

Costs awarded

Appeal decision
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LPA reference

25/03565/PIP

Appeal against

Refusal

Committee or Del. Decision

Delegated

Appellant

Tim Jones

Proposal

Permission in principle for the development of 3No
affordable dwellings and 3No open market dwellings

Location

Land East Of Broad View
Old Woods

Bomere Heath
Shrewsbury

Date of appeal

27.02.2026

Appeal method

Written Representations

Date site visit

Date of appeal decision

Costs awarded

Appeal decision

LPA reference

25/02010/0UT

Appeal against

Appeal Against Refusal

Committee or Del. Decision

Delegated Decision

Appellant | DM Brisbourne & Sons
Proposal | Outline application for the erection of up to 26
dwellings (all matters reserved)
Location | Land To South / East Of Darby Close
Nesscliffe
Shrewsbury
Date of appeal | 19.02.2026

Appeal method

Written Representations

Date site visit

Date of appeal decision

Costs awarded

Appeal decision

LPA reference

25/04345/FUL

Appeal against

Refusal

Committee or Del. Decision

Delegated Decision

Appellant | Mr Carl Griffiths
Proposal | Reconstruction of dilapidated outbuilding to form a
garage, workshop and garden room
Location | Little Lyth Barn
Little Lyth
Shrewsbury
SY3 0AX
Date of appeal | 13.03.2026
Appeal method | Householder

Date site visit

Date of appeal decision

Costs awarded

Appeal decision
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LPA reference

25/01980/FUL

Appeal against

Refusal

Committee or Del. Decision

Delegated

Appellant

Mr And Mrs George Daniels

Proposal

Erection of a detached self-build dwelling following
demolition of existing barn

Location

Stanton Mill Stanton Upon Hine Heath

Date of appeal

11.03.2026

Appeal method

Written Representations

Date site visit

Date of appeal decision

Costs awarded

Appeal decision

LPA reference

25/03853/FUL

Appeal against

Refusal

Committee or Del. Decision

Committee

Appellant | Global Outdoor Media Limited
Proposal | Installation of BT Street Hub Unit with advertisement
panels
Location | Footpath Outside 5 Castle Street
Shrewsbury
SY1 2BD
Date of appeal | 20.03.2026

Appeal method

Written Representations

Date site visit

Date of appeal decision

Costs awarded

Appeal decision

LPA reference

25/03854/ADV

Appeal against

Appeal Against Refusal

Committee or Del. Decision

Committee Decision

Appellant | Global Outdoor Media Limited
Proposal | Installation of BT Street Hub Unit with advertisement
panels
Location | Footpath Outside 5 Castle Street
Shrewsbury
Date of appeal | 20.03.2026

Appeal method

Written Representations

Date site visit

Date of appeal decision

Costs awarded

Appeal decision
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LPA reference

25/04158/FUL

Appeal against

Refusal

Committee or Del. Decision

Delegated

Appellant

Mr Rupert Chitty

Proposal

Siting of an agricultural worker mobile home for a
period of 3 years

Location

Free Range Egg Unit North Of Betton
Market Drayton

Date of appeal

12.03.2026

Appeal method

Hearing

Date site visit

Date of appeal decision

Costs awarded

Appeal decision

LPA reference

25/03653/FUL

Appeal against

Appeal Against Refusal

Committee or Del. Decision

Delegated Decision

Appellant | Dr Charlesworth-Jones & Dr Williams
Proposal | Proposed side, rear and basement extensions and
refurbishment of existing house
Location | 20 Kennedy Road
Shrewsbury
Date of appeal | 31.03.2026

Appeal method

Written Representations

Date site visit

Date of appeal decision

Costs awarded

Appeal decision

APPEALS DETERMINED

LPA reference

25/01379/FUL

Appeal against

Refusal

Committee or Del. Decision

Delegated

Appellant

Johnathon Howcroft

Proposal

Demolition of an existing garage and creation of new
two-storey dwelling with associated amenity space
and parking

Location

Land North 13 Ash Magna Whitchurch

Date of appeal

28.11.2025

Appeal method

Written Representations

Date site visit

17.02.2026

Date of appeal decision

30.03.2026

Costs awarded

DISMISSED

Appeal decision
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LPA reference

25/01826/CPL

Appeal against

Refused Grant Certificate of Lawful Use or
Development

Committee or Del. Decision

Delegated Decision

Appellant

Mr C Foxall

Proposal

Application for a Lawful Development Certificate for
Proposed side extensions

Location

Knolls Croft
Montford Bridge
Shrewsbury

Date of appeal

18.07.2025

Appeal method

Written Representations

Date site visit

19.03.2026

Date of appeal decision

30.03.2026

Costs awarded

Appeal decision

ALLOWED

LPA reference

25/01827/CPL

Appeal against

Refused Grant Certificate of Lawful Use or
Development

Committee or Del. Decision

Delegated Decision

Appellant

Mr C Foxall

Proposal

Application for a Lawful Development Certificate for
Proposed rear extensions

Location

Knolls Croft
Montford Bridge
Shrewsbury

Date of appeal

18.07.2025

Appeal method

Written Representations

Date site visit

19.03.2026

Date of appeal decision

30.03.2026

Costs awarded

Appeal decision

DISMISSED
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LPA reference | 25/03156/FUL
Appeal against | Refusal
Committee or Del. Decision | Delegated
Appellant | Mr Michael McDonagh
Proposal | Change of use of land to use as a residential caravan
site for two Gypsy/Traveller families with a total of 4
caravans, including no more than 2 static
caravans/mobile homes, together with the laying of
hardstanding, erection of ancillary amenity building
and, improvement of the access.
Location | Land At Hengoed Fields

Upper Hengoed
Oswestry

Date of appeal

09.01.2026

Appeal method

Hearing

Date site visit

Date of appeal decision

30.03.2026

Costs awarded

Appeal decision

ALLOWED

LPA reference

25/02169/0UT

Appeal against

Refusal

Committee or Del. Decision

Delegated

Appellant

Mr And Mrs O'Hagan

Proposal

Outline permission for single self-build dwelling with
all matters reserved apart from access and scale

Location

Proposed Dwelling To The West Of
Dovaston, Oswestry

Date of appeal

28.11.2025

Appeal method

Written Representations

Date site visit

Date of appeal decision

31.03.2026

Costs awarded

Appeal decision

DISMISSED
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LPA reference

25/03153/0UT

Appeal against

Appeal Against Refusal

Committee or Del. Decision

Delegated Decision

Appellant

Mr and Mrs Clarke

Proposal

Outline application for the erection of 2no. dwellings
(all matters reserved)

Location

3 Loxdale
Shrewsbury

Date of appeal

25.11.2025

Appeal method

Written Representations

Date site visit

18.03.2026

Date of appeal decision

13.04.2026

Costs awarded

COSTS REFUSED

Appeal decision

ALLOWED

LPA reference

25/03186/PIP

Appeal against

Appeal Against Refusal

Committee or Del. Decision

Delegated

Appellant

D And C Reece

Proposal

Application for permission in principle for the
development of between four and five dwellings

Location

Land North Of B5067 And Adjoining The Crossroads
At

Walford Heath

Shrewsbury

Date of appeal

28.11.2025

Appeal method

Written Representations

Date site visit

03.03.2026

Date of appeal decision

13.04.2026

Costs awarded

Appeal decision

ALLOWED
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Planning Inspectorate

Appeal Decision
Site visit made on 17 February 2026

by Samuel Watson BA (Hons) MSc MRTPI

an Inspector appointed by the Secretary of State
Decision date: 30 March 2026.

Appeal Ref: 6002050

Land north of 13 Ash Magna, Whitchurch SY13 4DR

e The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended)
against a refusal to grant planning permission.

e The appeal is made by Jonathon Howcroft against the decision of Shropshire Council.

e The application Ref is 25/01379/FUL.

e The development proposed is demolition of an existing garage and creation of new two-storey
dwelling with associated amenity space and parking.

Decision
1.  The appeal is dismissed.
Main Issues

2. Although not forming a reason for refusal, it is clear that the Council also objected
to the proposal’s effect on the living conditions of future occupiers, and the
appellant has responded to these matters. Therefore, the main issues are:

o the effect of the proposal on the character and appearance of the surrounding
area; and,

e whether sufficient outside space would be provided for future occupiers.
Reasons

3. The appeal site is located to the rear of properties on Church Lane between a car
park serving the White Lion public house and a car park for the village hall. The
site itself comprises a rectangular plot with a utilitarian building. A one way gravel
road leading from the village hall car park wraps around two sides of the site. The
wider area is characterised by largely traditional buildings that while generally
varied in their scale, appearance and form, are typically set within plots that by
way of either being set back from the road or by way of their large gardens, appear
spacious.

4. The proposed dwelling would sit close to the side boundaries and would appear to
be more tightly set given the retaining walls along the maintenance gap, along the
parking area and around the pedestrian access, which collectively stretch out the
form of the dwelling. The dwelling would also sit close to, and partially below, the
roadway along the front elevation of the dwelling. The close siting of the hedge
between the dwelling and road would further exacerbate this. In all the dwelling
would sit tightly within the plot and would appear cramped.

5. I am mindful that there would be a cluster of outside spaces provided for the
dwelling to either side of the building. On one side of the dwelling would be a
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parking area, a sunken terrace and a raised planting area, while to the other a
private garden. Although collectively these create a space comparable to those in
the surrounding area, they are not individually comparable to the outside spaces
typical within the surrounding area. Given the visually cramped nature of the site,
these outside spaces are not sufficient to result in a plot commensurate with its
surroundings.

Given the location of the appeal site, as set out above, | find it is not site on a
frontage. During my site observations the site reads as back land associated with
the properties fronting onto the main road. Nevertheless, its location is readily
visible from the nearby car parks and road. From these the sense of a lack of
space across the plot and its tightness within its surroundings would be
experienced by passersby. This would include from vehicles which would travel
very close to the dwelling and in a modestly elevated position relative to it.

The existing building is of a poor quality and does not make a positive contribution
to the surrounding area. Its removal would have the potential to provide an
improvement but, given the harm | have identified above, this proposal would not
result in a beneficial improvement to the character and appearance of the appeal
site and its surroundings.

The proposal would therefore, by way of its size and form in relation to the plot,
appear cramped and uncharacteristically constrained relative to the spaciousness
of surrounding plots. The proposal therefore conflicts with Policy CS6 of the
Shropshire Local Development Framework: Adopted Core Strategy (the ACS) and
Policy MD2 of the Shropshire Council Site Allocations and Management of
Development Plan (the SAMD). These together, and amongst other things, seek
for high quality design that responds to, and respects, local distinctiveness.
Particular regard is had to the density, layout and pattern of development with
regard to local context and character. the proposal also conflicts with Paragraph
135 of the National Planning Policy Framework (the Framework) under Section 12
which similarly seeks proposals to be well designed, sympathetic to the local
character and maintain a strong sense of place.

Living Condition

9.

10.

11.

The proposed dwelling would contain three bedrooms and therefore could be
occupied by a family with children. | find the typical needs for a family home’s
garden would include space to sit out, hang out washing and for children to play.
As outlined above, the resultant appeal site would provide a sunken patio and a
small area of grass by the parking spaces, and a larger garden space to the other
side of the dwelling.

There is some dispute between the parties as to whether SAMD Policy MD2 under
point 5.ii is referring to private or public open spaces. The policy and its supporting
explanation do not specify either. From a plain reading, and for developments
under 20 units, | understand the requirement to be for open space in general
rather than specifically public or private. Although this requirement has formed a
starting point for my considerations, | have not been provided with sufficient
evidence as to the area of outside space provided around the dwelling.

The arrangement of the proposed dwelling means that the larger garden is only
accessible from bedroom 2. Given this it would be necessary for future occupiers
to walk through this bedroom in order to use this outside space. As a result, | find it
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12.

13.

14.

15.

unlikely that this space would be regularly used by the family as a whole.
Consequently, | find that this outside space would be tantamount to a personal
garden for the occupiers of bedroom 2 only. Irrespective of the poor access, this
space is also not of a sufficient size to suitably accommodate for a family to sit out,
hang out washing and play.

The remaining outside spaces comprise the sunken patio that is connected to a
small area of grass by a set of steps. Given their small size these would also not
be sufficient to meet the typical needs outlined above. This is particularly so with
regard to children playing outside, especially given the area of grass is open to the
road via the driveway.

Although I am mindful of the sweet chestnut tree, its position in relation to the
garden means that it would only cause overshadowing during the early parts of the
day and that this would not be so significant as to be detrimental to the occupier’s
enjoyment of the larger outside space.

| also note the children’s play park nearby. | am content that this would
accommodate some play for an occupier’s children. However, given the separation
of the park from the appeal site, it would not allow for spontaneous play and would
likely require direct supervision from parents or guardians. Consequently, its
effectiveness as a replacement for a private garden is therefore more limited.

In all the proposal would not provide a sufficient area of outside space suitable to
accommodate the typical needs of future occupiers and would, therefore, provide a
poor quality of living accommodation. As such, the proposal is contrary to ACS
Policy CS6 and SAMD Policy MD2 which collectively require proposals to be of a
high-quality design that provides a safe, useable and well-connected outdoor
space that contributes to well-being and safeguards residential amenity. The
proposal would also conflict with the Framework that similarly requires proposals
to create places that are safe, accessible and promote well-being with a high
standard of amenity for future users.

Other Matters

16.

17.

It is agreed by both parties that the appeal site is within close proximity to Brown
Moss, which is part of the wider Midlands Meres and Mosses Phase 1 Ramsar
site. While the appellant is willing to make a financial contribution there is some
dispute as to whether one is necessary. Nevertheless, | have found harm to
character and appearance, and the living conditions of future occupiers resulting
from the proposed development. As such the appeal must fail and therefore any
potential harm to the Ramsar would not occur and thus there does not need to be
any means of mitigation in place. | therefore do not need to consider the matter
further.

The parties have referred to a recent appeal decision’ for a new dwelling. | note
the similarities and differences raised by the main parties as to the nature and
context of that case. However, | have not been provided with the full details and
facts of these applications and decisions. Whilst other appeal decisions are
capable of being material considerations, all decisions turn on their own particular
circumstances based on the facts and evidence before those Inspectors at the

" Reference: APP/L3245/W/20/3261877
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time. Therefore, | cannot make any meaningful comparisons to the appeal scheme
before me, which | must consider on its own merits.

Conclusion

18.

19.

20.

21.

There is no dispute that the Council is unable to demonstrate a five year housing
land supply. The Government’s objective is to significantly boost the supply of
housing, and the proposal would provide one new dwelling on previously
developed land and contribute towards the Council’s housing land supply. It would
also lead to a small and time limited economic benefit during the construction
phase, as well as some very limited social and economic benefits resulting from
future occupiers. Given the small scale of the proposal these matters would at
most attract modest weight.

Conversely, the proposal would result in harm to the character and appearance of
the surrounding area and would provide unsatisfactory living conditions for future
occupiers. These impacts are contrary to both local and national planning policy to
which | give considerable weight.

Taking everything into account, | consider that the adverse impacts of granting
planning permission would significantly and demonstrably outweigh the benefits.
As a result, the application of Paragraph 11d of the Framework does not indicate
that permission should be granted, and the proposal would not represent
sustainable development. In the circumstances of this appeal, the material
considerations above do not justify making a decision other than in accordance
with the development plan.

Therefore, for the reasons outlined above, | conclude that the appeal be
dismissed.

Samuel Watson

INSPECTOR
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Appeal Decision
Site visit made on 19 March 2026

by John Whalley

an Inspector appointed by the Secretary of State
Decision date: 30 March 2026

APPEAL A

APP/L3245/X/25/3369479
Knolls Croft, Montford Bridge, Shrewsbury SY4 1HN

e The appeal is made under section 195 of the Town and Country Planning Act 1990 as
amended, (the Act), by the Planning and Compensation Act 1991 against a refusal by
Shropshire Council to grant a certificate of lawful use or development.

e The appeal was made by Mr C Foxall.

o The application, reference 25/01827/CPL, made on 16 May 2025 under s.192(1)(b) of the

Act. It was refused by a notice dated 4 July 2025.

o The Application for a Certificate of Lawful Development was for: Proposed rear
extensions to the dwelling at Knolls Croft, Montford Bridge, Shrewsbury SY4 1HN.

Summary of decision: The appeal is dismissed.

APPEAL B

APP/L3245/X/25/3369482
Knolls Croft, Montford Bridge, Shrewsbury SY4 1HN

e The appeal is made under section 195 of the Town and Country Planning Act 1990 as
amended, (the Act), by the Planning and Compensation Act 1991 against a refusal by
Shropshire Council to grant a certificate of lawful use or development.

e The appeal was made by Mr C Foxall.

e The application, reference 25/01826/CPL, made on 16 May 2025 under s.192(1)(b) of the

Act. It was refused by a notice dated 4 July 2025.
e The Application for a Certificate of Lawful Development was for: Proposed side
extensions to the dwelling at Knolls Croft, Montford Bridge, Shrewsbury SY4 1HN.

Summary of decision: The appeal is allowed and a certificate of lawful use is
issued in the terms set out below in the Formal Decision.

Appeal property and applications

1. The appeal property, Knolls Croft, is a small 2 storey detached house within its garden
plot opposite the southern end of Goutins Lane, Broomfields. As set out above, the
appeals concern 2 projects by the Appellant, Mr C Foxall, to extend the house. In 2
separate applications made to the Council, Mr Foxall proposes to add a 2 storey rear
extension to the house, (Appeal A, our ref: APP/L3245/X/25/3369479), and to add 2
storey side extensions, (Appeal B, our ref: APP/L3245/X/25/3369482).

2. Mr Foxall submitted that each project to enlarge the house at Knolls Croft would be
development permitted by The Town and Country Planning (General Permitted
Development) (England) Order 2015, (the Order).
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3.

Rather than deal with the applications and appeals and issue separate decision notices,
| deal with each application in turn and come to separate decisions within this letter.

Appeal A — 2 storey rear extension - ref: APP/L3245/X/25/3369479

4.

Mr Foxall proposes to add a 2 storey extension on to what he considers to be the rear of
his house, the south facing elevation of the house, Knolls Croft. In his view, that is the
rear of the house. He said the proposed extension would be development permitted by
Article 3 of the Order at Schedule 2, Part 1 Development within the curtilage of a
dwellinghouse, Class A — enlargement, improvement or other alteration of a
dwellinghouse.

The Council took a contrary view on what was considered to be the principal elevation
of Mr Foxall’'s house at Knolls Croft. The Council accepted there was no other issue on
the acceptability of the proposed extension works in terms of conditions and limitations
of Class A at A.1 to A.3. The lawfulness of the south facing elevation extension works
therefore depends upon an assessment of whether or not that elevation is considered
not to be the principal elevation of the house.

The Ministry of Housing, Communities and Local Government document Permitted
development rights for householders - Technical Guidance at page 7 says - “Principal
elevation” — in most cases the principal elevation will be that part of the house which
fronts (directly or at an angle) the main highway serving the house (the main highway
will be the one that sets the postcode for the house concerned). It will usually contain
the main architectural features such as main bay windows or a porch serving the main
entrance to the house. Usually, but not exclusively, the principal elevation will be what
is understood to be the front of the house. There will only be one principal elevation on
a house.

From my inspection of the appeal dwelling, its orientation and position in its
extensive private garden, | consider the Council were clearly right to conclude that
the southern fagade of the dwelling at Knolls Croft is its principal elevation. The
conservatory, main living rooms, the windows and the entrance in the south facing
elevation and its part gable, in my view, support that assessment — as shown by the
photo on page 6 of the Appellant’s Photographic Document. Although facing towards
the public road, the rear elevation accessed at ground level through the wide
kitchen/dining room is less imposing. Together with that somewhat inelegantly built
part of the house and the flat roofed dormer, they produce a less formal appearance
to this fagade, appearing subordinate in comparison with the south facing elevation
of the house.

| agree with the Council that the 2 storey extension to the south facing elevation of the
house at Knolls Croft would not accord with Schedule 2, Part 1, Class A, A.1; (e), as it
would extend beyond a wall which forms the principal elevation of the dwellinghouse.
The extension would not be development permitted by the Order.

Conclusion - Appeal A — 2 storey rear extension - ref: APP/L3245/X/25/3369479

9.

For the reasons given above, | conclude that the Council’s refusal to grant a certificate
of lawful development on the application made for a Certificate of Lawful Development
for Proposed rear extensions to the dwelling at Knolls Croft, Montford Bridge,
Shrewsbury SY4 1HN was well founded and that the appeal should not succeed. |
exercise the powers transferred to me by s.195(3) of the Act accordingly.

M Wém INSPECTOR

https://www.gov.uk/planning-inspectorate

2
Page 158



Appeal Decisions APP/L3245/X/25/3369479; APP/L3245/X/25/3369482

Appeal B — side extension - ref: APP/L3245/X/25/3369482

10. The Council said the proposed side extension did not accord with Schedule 2, Part 1,
Class A at A.1 (j)(iii) of the Order because the combined single storey side extensions
cumulatively would exceed half the width of the original dwellinghouse.

11. Side extensions application drawing N. 2507-LDC-101 Side dated 22.04.25 shows
the original south facing elevation wall to be 8.815m wide. The proposed single
storey extensions on each side would be 4.400m wide. The drawing notes those
dimensions to be ‘approximate’. As the dimensions appear precise to a millimetre, |
will take the word ‘approximate’ in this context to be otiose.

12. The Council have effectively dealt with this application for the 2 side extensions to
the dwelling at Knolls Croft as one extension, adding the width of both extensions.
The 2 side extensions, adding a total extra width to the dwelling of 8.8m, would be
well above half its original width. But that was not the correct approach. The
wording of Order limitation A.1(j) where the enlarged part of the dwellinghouse would
extend beyond a wall forming a side elevation of the original dwellinghouse, and
would — (iii) have a width greater than half the width of the original dwellinghouse is
singular; each side extension, (enlarged part), is to be assessed against the
appropriate provisions of the Order individually. Had separate applications for each
side extension had been made, both should have been allowed by the Order, each
meeting all the restrictive provisions of the Order, including A.1(j)(iii). The resulting
decisions would have been the same.

Conclusion - Appeal B — side extension - ref: APP/L3245/X/25/3369482

13. For the reasons given above, | conclude that the Council’s refusal to grant a certificate
of lawful development on the application made for a Certificate of Lawful Development
for: Proposed side extensions to the dwelling at Knolls Croft, Montford Bridge,
Shrewsbury SY4 1HN was not well founded and that the appeal should succeed. |
exercise the powers transferred to me by s.195(2)(a) of the Act accordingly and | issue
a Certificate of Lawful Development for the development as applied for. It is attached to
this decision, as is a plan submitted with the application.

Jotin Whealley

INSPECTOR
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The Planning Inspectorate

Lawful Development
Certificate

TOWN AND COUNTRY PLANNING ACT 1990: SECTION 192 (as amended by Section 10 of the Planning
and Compensation Act 1991)

TOWN AND COUNTRY PLANNING (GENERAL DEVELOPMENT PROCEDURE) ORDER 1995: ARTICLE
24

IT IS HEREBY CERTIFIED that on 28 August 2024 the development described in the
First Schedule hereto in respect of the premises specified in the Second Schedule
hereto, was lawful within the meaning of section 192(1)(b) of the Town and Country
Planning Act 1990 (as amended), for the following reason:

The construction of 2 side extensions to the dwelling at Knolls Croft, Montford Bridge,
Shrewsbury SY4 1HN would be permitted by The Town and Country Planning (General
Permitted Development) (England) Order 2015 as amended.

Yol Whalley

INSPECTOR
Date: 27 March 2026

Reference: APP/L3245/X/25/3369482

First Schedule

The construction of 2 side extensions to the dwelling
Second Schedule

Knolls Croft, Montford Bridge, Shrewsbury SY4 1HN

IMPORTANT NOTES OVERLEAF
NOTES
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1. This certificate is issued solely for the purpose of Section 192 of the Town and
Country Planning Act 1990 (as amended).

2. It certifies that the development described in the First Schedule and specified in the
Second Schedule would have been lawful on the certified date and thus would not
have been liable to enforcement action, under section 172 of the 1990 Act, on that
date.

3.  This certificate applies only to the development described in the First Schedule and
specified in the Second Schedule and identified on the attached plan. Any
development materially different from that described, or which relates to any other
land, may result in a breach of planning control that is liable to enforcement action
by the Local Planning Authority.

4. The effect of the Certificate is subject to the provision in Section 192(4) of the 1990
Act, as amended, which states that the lawfulness of any use, operations or other
matter for which a certificate is in force under this section shall be conclusively
presumed.
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Lawful Development Certificate

Plan

Appeal reference: APP/L3245/X/25/3369482 Date: 27 March 2026

Knolls Croft, Montford Bridge, Shrewsbury SY4 1HN
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Drawing No. N. 2507-LDC-101 Side - Side extensions to dwelling - dated 22.04.25

Plan attached to the Lawful Development Certificate - No scale

Yol Whalley

INSPECTOR
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Planning Inspectorate

Appeal Decision
Hearing held on 24 March 2026
Site visit made on 24 March 2026

by Jonathan Edwards BSc(Hons) DipTP MRTPI

an Inspector appointed by the Secretary of State
Decision date: 30 March 2026

Appeal Ref: 6003194
Hengoed Fields, Upper Hengoed, Oswestry SY10 7EY

The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended)
against a refusal to grant planning permission.

The appeal is made by Mr Michael McDonagh against the decision of Shropshire Council.

The application Ref is 25/03156/FUL.

The development proposed is change of use of land to use as a residential caravan site for two
Gypsy/Traveller families with a total of 4 caravans, including no more than 2 static caravans/mobile
homes, together with the laying of hardstanding, erection of ancillary amenity building and
improvement of the access.

Decision

1.

The appeal is allowed and planning permission is granted for change of use of
land to use as a residential caravan site for two Gypsy/Traveller families with a
total of 4 caravans, including no more than 2 static caravans/mobile homes,
together with the laying of hardstanding, erection of ancillary amenity building and
improvement of the access at Hengoed Fields, Upper Hengoed, Oswestry

SY10 7EY in accordance with the terms of the application, Ref 25/03156/FUL,
subject to the conditions in the attached schedule.

Preliminary Matters

2.

The address for the appeal site in the header and my decision is taken from the
application form. However, | have omitted reference to the site being to the west of
an un-named road as the site lies to the east of the adjacent highway.

The submitted site layout plan shows the various elements referred to in the
description of development. The drawing also shows the position of post and rail
fencing and screen fencing on the site. At the hearing, | was provided with
elevation plans that show these fence types. No injustice or prejudice would be
caused to any party by treating the fences as part of the appeal development.

The site layout plan also shows an “existing stables” building on the defined
appeal site. However, no such building exists and the appellant’s agent indicated
that the erection of this building does not form part of the appeal development. As
such, | have disregarded the stables building in my assessment.

On my visit, | saw a residential use of the site has commenced with caravans and
mobile homes positioned on the land. The appellant and their family members are
living on the site. Also, stone surfacing has been laid and fencing erected. As
such, the development has commenced, although the site was not laid out in
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accordance with the submitted plans. For clarity reasons, | confirm that my
assessment is based on the development as shown on the drawings.

| am advised the Council has served a planning enforcement notice on the owners
of the appeal site and that an appeal has been lodged against the serving of this
notice. However, this decision only relates to the appeal against the Council’s
decision to refuse planning permission as indicated in the header.

Main Issues

7.

Having regard to the Council’s refusal reasons and concerns raised by interested
parties, | consider the main issues are (i) the effect of the development on the
character and appearance of the area, (ii) the issue of intentional unauthorised
development (IUD), (iii) whether the scale of the development is acceptable having
regard to need, (iv) whether the development could be served by suitable foul and
surface water drainage, and (v) whether it is served by a suitable and safe means
of access. If the development is unacceptable in any of these respects, it follows to
consider whether the general need for Gypsy and Traveller pitches and the supply
of sites justify granting planning permission.

Reasons

Effect on character and appearance of the area.

8.

10.

Previously, the appeal site was grassed and formed part of the wider field. It was
served by a gate and informal access leading out onto the road. The surrounding
area mainly consists of open fields, hedgerows and trees. The site is fairly close to
Upper Hengoed and the southern edge of the village is seen from the plot.
However, the development is separated from the settlement by intervening fields.
The surrounding area includes isolated houses and farmsteads but it has a strong
rural feel. The site prior to the commencement of the development would have
made a positive contribution towards the visual qualities of the countryside.

The development affects only a corner of the wider field and the caravans | saw on
my visit were fairly low in height. Even so, they were visible above the roadside
hedge when travelling along the adjacent highway. When approaching from the
south, the development is screened to a degree by a nearby house called The
Sycamores and by a small group of mature trees. However, there are longer
distance views of the caravans when travelling from the direction of Upper
Hengoed. Moreover, the caravans are seen from Garside Close, a residential
cul-de-sac on the southern edge of the village. There are also views across
adjoining fields from City Lane to the south as well as from the road to the west,
referred to at the hearing as Mardy Lane. Also, users of a public right of way that
runs across the wider field in which the appeal site lies have clear sight of the
fencing and caravans that have been introduced onto the land. Therefore, the site
as its stands has a noticeable visual effect from several public vantage points. It is
also seen from surrounding private land and properties.

The development as shown on the plans is different to the situation | saw on the
appeal site but it would have a similar visual effect. The introduction of the amenity
building, caravans and screen fencing would erode the openness of the plot
compared to its original agricultural and pastoral use. Also, the development would
stand out given its position within a field and separated from Upper Hengoed and
the nearest dwellings. The introduction of a residential use is not entirely alien to
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11.

12.

13.

the locality as the plot is near to The Sycamores. However, a residential caravan
site is unusual to the area, even if similar developments are seen in rural locations
elsewhere. Also, the views of caravans and buildings, the residential activities and
associated lighting would undermine the site’s contribution to the intrinsic beauty of
the countryside.

The drawings indicate the provision of grassed areas to reduce the extent of
hardstanding compared to the existing situation. Also, the plans show proposed
hedge and tree planting around the pitches and it is suggested that further planting
could be provided on land beyond the defined appeal site but within the wider field.
Such planting would take time to mature and it would be unlikely to totally conceal
the development, particularly during times of leaf fall. Even so, there is scope to
provide a significant level of new green screening on the appellant’s land that
would reduce the prominence of the development and soften its visual effects.
Such planting would not look out of character provided it is sympathetic to other
vegetation seen on and near the site.

To summarise, | find the development has had a harmful effect on the character
and appearance of the rural landscape. Additional planting would reduce the level
of harm but the development would continue to have a detrimental impact,
primarily by introducing a residential use and associated buildings and structures
onto part of an open field within the countryside. In these regards, the
development would not accord with policies CS6 and CS17 of the Shropshire
Local Development Framework: Adopted Core Strategy 2011 (the CS) and policy
MD2 and MD12 of the Council’s Site Allocations and Management of Development
Plan 2015 (SAMDev). Amongst other things, these policies require development to
respect locally distinctive character, to protect the natural environment and in
general terms to resist significant adverse effects on the landscape and visual
amenity. The Council’s refusal reason also refers to CS policy CS5, although this
permits development that maintains countryside character rather than restricts
schemes that are harmful.

As the development does not comply with CS policy CS6 it does not fully accord
with the final bullet point under CS policy CS12. However, through new planting
secured under a planning condition, | am satisfied the development would
incorporate suitable screening as required under the same part of CS policy CS12.
New planting would also partially mitigate the visual effects so that the
development would cause a moderate level of harm to the qualities of the
landscape.

Intentional Unauthorised Development.

14.

15.

Whilst not a Council refusal reason, interested parties have raised concerns that
the appeal development has commenced and proceeded without the required
planning permission. A Written Ministerial Statement from August 2015 establishes
IUD as a material consideration in the determination of appeals. At the hearing, the
appellant’s agent accepted that IUD has taken place as the development has been
commenced without the required planning permission.

The appellant applied for planning permission at about the same time as moving
onto the site. As such, there was no intention to proceed with the development
without at least seeking planning permission. Moreover, the Council has not
sought to dispute the appellant’s claim that there is no authorised and available
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16.

Gypsy and Traveller pitches for the occupants as an alternative to the appeal site.
These are mitigating circumstances to consider on this matter.

Therefore, | conclude IUD has occurred but this attracts very limited weight in my
overall assessment of the appeal. In arriving at this view, | have noted the
concerns from interested parties over breaches of planning control and a claimed
failure to follow proper planning procedures. However, | am also mindful that
section 73A of the Town and Country Planning Act 1990 specifically allows for
planning permission to be sought for development that has been carried out before
the date of a planning application.

Scale of development and need.

17.

18.

19.

The Council is concerned that inadequate evidence has been provided to show a
need for the caravans on the site. However, the submissions include information
on the intended occupants and the Council do not dispute that they fall within the
definition of Gypsies and Travellers as set out in the Government’s Planning Policy
for Traveller Sites (PPTS). The information provided also justifies the scale of the
appeal development given the number of occupants.

The Council’s second refusal reason refers to CS policy CS12 but this does not
require a need for any proposed Gypsy and Traveller site to be demonstrated.
CS policy CS5 is permissive of Gypsy and Traveller sites that accord with

CS policy CS12 and where applicants demonstrate a need and benefit for the
development. The matter of general need is considered in detail later in this
decision but the Council accepts there is no alternative and available Gypsy and
Traveller site that could be occupied by the appellant and their family. It would
seem the same lack of alternatives would apply for any Gypsy and Traveller
household looking for a new accommodation site.

Therefore, | conclude the need for a development of the scale as indicated has
been demonstrated. Accordingly, | find no conflict with CS policies CS5 or CS12 in
these regards.

Surface and foul water drainage.

20.

21.

22.

The Council is concerned that no surface water drainage strategy has been
provided. However, it is accepted that a planning condition could be imposed that
requires surface water drainage details to be submitted, approved and
implemented. The site is not within an area formally identified as being at risk of
flooding and | anticipate the development would not lead to a significant additional
surface water runoff. In such circumstances, it is reasonable to address this matter
through the imposition of a planning condition.

The third refusal reason is also critical of the absence of a foul water drainage
strategy. The application form indicates a package treatment plant would be
provided to serve the development, although a septic tank has been installed in
the meantime. | was also advised that there is no foul water mains system to serve
any of the local properties. In such circumstances, it would seem that connection
to a public foul sewer would be unfeasible and so it is appropriate for the
development to include a non-mains foul water system.

Very limited information has been provided on the proposed foul drainage system
to serve the site. In these regards, the submissions are contrary to provisions set
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23.

24.

25.

out in the Planning Practice Guidance that sufficient information should be
provided on the potential implications of foul water systems on the water
environment’. However, it is also appropriate to consider whether concerns in
respect of foul water disposal could be reasonably addressed through the
imposition of a planning condition as suggested by the appellant.

To my mind, there is clearly sufficient scope on the appellant’s land to install a foul
water system to serve the development. This is not a situation where there is a
restricted space available for drainage infrastructure. A package treatment plant
system would require connection to electricity and water supplies but | find no
substantive reason to dispute the appellant’s claim that this could be provided to
the site. The site’s close proximity to The Sycamores indicates a strong likelihood
that the appeal development would also be serviced appropriately.

| note the concerns raised over potential contamination to the environment through
the improper treatment of waste water from the site. However, | see no significant
impediment to providing an appropriate system that would hold and treat foul water
without unacceptable risk of pollution.

Therefore, | find the development would be served by appropriate surface and foul
water drainage systems. In these regards, it would accord with CS policy CS18
and SAMDev policy MD2. Amongst other things these look to ensure
developments include water management measures to avoid flood risk and an
adverse impact on water quality.

Whether the access to the development is safe.

26.

27.

28.

The access to the development is in the same position as a previous gate to the
field although it appears to have been widened and surfaced. It is fair to envisage
the development would lead to more vehicular trips using the access compared to
the site being used as part of a field. However, at the hearing the Council’s
representative on highway matters agreed that 2 residential pitches is likely to
generate only a low level of vehicular movements. This is a factor to consider in
deciding whether the access to the development would be safe.

The entrance to the site is on a straight part of a 2 way, single-carriageway public
highway leading to Upper Hengoed. A speed limit of 60mph applies to the stretch
of road directly outside the site but a 40mph restriction applies as the road
approaches Upper Hengoed.

The appellant claims that visibility splays at the site access of 2.4m x 200m to the
south and 2.4m x 178m to the north are achievable. From my observations, the
claim on visibility to the south seems reasonable as the stretch of highway from
the access to the junction with City Lane is quite straight with no significant
interruption to views. When looking northwards from the access, | was able to see
traffic travelling towards the site from the top of a rise in the road within Upper
Hengoed. Roadside hedges and trees are set back from the edge of the
carriageway and the highway is straight with only minor dips. As such, it is not
obvious as to why visibility to the north of the access would be restricted to 178m.
Indeed, from my observations a visibility well in excess of 178m to the north of the
access is achievable.

' Planning Practice Guidance, Water Supply, wastewater and water quality, Paragraph: 020 Reference ID: 34-020-20140306,
Revision date: 22 07 2019.
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29.

30.

31.

32.

The Council refers to Manual for Streets 2 (MfS2) in support of its contention that
information on actual speeds is required to arrive at a conclusion on required
visibility splay measurements. No actual traffic speed data is before me. However,
given the 60 mph speed limit, it is reasonable to conclude that actual vehicular
speeds past the site access are above 40mph for significant periods of the day. In
such circumstances, paragraph 1.3.6 of MfS2 recommends the use of parameters
for stopping sight distances as set out in the Design Manual for Roads and Bridges
(DMRB). It is therefore appropriate for the appellant to rely on design speed
parameters as set out in Table 2.10 of DMRB CD 109 as guidance on required
visibility splays.

With reference to Table 2.10, the appellant’s agent contends that the desirable
minimum visibility splay should be 2.4m x 200.45m. It is not disputed that this
could be achieved to the south of the access. Using the appellant’s own
information, this length of visibility splay could not be provided to the north.
Nonetheless, from my observations | find that views from the access looking
northwards would allow unrestricted sight of on-coming vehicles from a significant
distance away. Even if traffic is travelling in excess of the speed limit, there is no
unacceptable risk of drivers leaving the site and dangerously pulling out of
on-coming traffic due to insufficient visibility. Moreover, there is good forward
visibility when travelling along the road as it is generally straight and flat. As such, |
see no reason why vehicles slowing to turn into the site would lead to sudden
braking by following drivers.

Appeal decision reference number APP/L3245/W/23/3330410 relates to the same
site as this appeal although to a stables and menage development (hereafter
referred to as the previous appeal). The Inspector for that appeal found insufficient
evidence to show the development would avoid a harmful effect on highway
safety. However, | am unclear as to the extent of evidence that was before the
Inspector. Moreover, paragraph 15 of this previous appeal decision notice
indicates that the stables proposal would utilise the existing field access, whereas
the current appeal development includes improvement works to the site entrance.
Also, the previous appeal Inspector refers to concerns over parking and internal
turning areas. Similar concerns do not apply in this case as the site is of a size to
allow ample parking and vehicular manoeuvring space. Therefore, | am not bound
to arrive at the same conclusion as the previous appeal Inspector on this matter.

For the above reasons, | conclude the development would be served by a suitable
and safe means of access. In these regards, it would accord with CS policy CS6
and SAMDev policy MD2. Amongst other things, these look to ensure
development is designed to be safe and accessible.

Other concerns raised by interested parties.

33.

Several concerns and other points against the appeal development have been
raised by interested parties. The previous appeal decision refused planning
permission for the stables and menage development on the site. However, this
appeal is assessing a different type of development. The previous appeal
Inspector did not need to consider planning policies and other factors that are
relevant to my assessment. As such, | am not bound to follow the previous appeal
decision in the determination of this appeal.
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34.

35.

36.

37.

38.

39.

40.

| have also been referred to various other appeal decisions and court cases in
support of the concerns that have been raised. These judgements have been
noted but they do not provide mandatory directions on how all other Gypsy and
Traveller site developments should be decided. The weight to be attributed to the
factors in favour and against this appeal development will vary to those of other
schemes due to the different circumstances and policy contexts.

Concern is raised that allowing the development would lead to an undesirable
precedent for other similar schemes. However, any future proposals that may
come forward would need to be considered in light of the planning policies and
pertinent factors at the time. As such, any decision made in respect of this appeal
would not need to be followed with any subsequent planning application.

At paragraph 26, the PPTS states that new Gypsy and Traveller sites in open
countryside away from existing settlements should be very strictly limited. The
appeal site is in open countryside but it is fairly close and within sight of Upper
Hengoed. As such, it is not so far away from an existing settlement to be clearly
contrary to paragraph 26 of the PPTS. In any event, paragraph 26 of the PPTS
does not entirely preclude new Gypsy and Traveller sites in the countryside.

Moreover, CS policy CS12 is supportive of new Gypsy and Traveller sites that are
close to Market Towns and Community Hubs and Clusters. Upper Hengoed forms
part of a Community Cluster and is near to the appeal site although it contains very
limited facilities. A broader range of services and public transport links are at
Oswestry and Gobowen, which can be fairly easily accessed by car from the site. |
agree with the Council’s opinion that the site’s location accords with CS12 as it is
sufficiently close to these identified settlements. It is unlikely that residents would
walk or cycle to the nearest services given separation distances and the lack of
street lights and pavements on local roads. However, there is no requirement
under CS policy CS12 for new sites to be located so as to promote non-car travel.

Reference is made to SAMDev policy S14.2 that defines the settlements of
Selattyn, Upper/Middle/Lower Hengoed and Pant Glas as a Community Cluster. |
am advised this policy states that further housing development within this cluster
will not be supported during the period up to 2026. Even if this policy is considered
relevant to this appeal, we are now in 2026 and so the policy restriction on
additional housing no longer applies.

The appellant’s Preliminary Ecological Appraisal (PEA) was carried out after the
commencement of the development but it takes account of the site’s condition
prior to works. The Council does not dispute the findings of the PEA that the
development avoids harm to sites designated for their ecological or biodiversity
interest and protected species. Any permission granted would not be subject to the
statutory biodiversity gain condition as retrospective planning permission is sought.
However, there is scope within the appeal site and adjacent land owned by the
appellant to provide new planting and habitat enhancement measures to offset any
detriment caused by the development to the biodiversity value of the land. External
lighting on the site could be controlled through a planning condition to avoid
unacceptable disturbance to foraging bats.

The site would provide a safe and suitable living environment for its residents.
Also, it is a sufficient distance from the nearest properties to avoid harmful effects
on living conditions at dwellings in the locality. Concern is raised over noise from a
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41.

42.

43.

electricity generator on the site. However, given the separation to the nearest
residences | am unconvinced that this or activities associated with the
development would be so noisy so as to cause unacceptable disturbance to local
residents. As such, the development would not lead to an infringement to
anybody’s rights to peaceful enjoyment of their possessions and to respect for a
private family life and a home as set out under Article 1 of the First Protocol and
Article 8 of the Human Rights Act 1998.

There is no substantive evidence to support concerns that the generator or the
laying of surfacing on the site has caused ground contamination. No unacceptable
harm to the value of agricultural land would occur given the limited scale of the
development and as the remainder of the field remains unaffected. There is no
evidence to indicate the development affects any heritage asset.

The provision of 2 pitches would not dominate the nearest community of Upper
Hengoed. The development as a fairly minor residential scheme would not place
an unacceptable stress on local infrastructure or services. The site would provide a
settled base that would allow residents to integrate with communities in the
nearest villages. Therefore, | see no reason why allowing the appeal is bound to
cause friction between the site’s occupants and the local population.

None of the above concerns provide justification to refuse planning permission. As
such, they do not affect my overall assessment of the appeal.

The need for Gypsy and Traveller pitches and supply.

44,

45.

46.

| have found the development would be acceptable under the third, fourth and fifth
main issues. However, the harm identified to the character and appearance of the
area means the scheme does not accord with the development plan when read as
a whole. It follows to consider whether other factors justify allowing the appeal
contrary to development plan policies.

Paragraph 9 of the PPTS says local planning authorities should set pitch targets
for Gypsies and Travellers that address the likely local needs. Also, paragraph 10
of the PPTS requires local authorities to identify and update annually a supply of
specific developable sites sufficient to provide 5 years’ worth of sites against their
local targets. | am taken to no part of the CS or SAMDev that sets out pitch
targets. Instead, the Council relies upon a Gypsy and Traveller and Travelling
Showperson Accommodation Assessment dated July 2025 (the GTAA). This
document does not form part of the development plan and it has not been the
subject of any formal examination. Nonetheless, it has been recently published
and it provides the only assessment before me on the local need for Gypsy and
Traveller pitches.

Table 7.1 of the GTAA provides a summary of the demand and supply factors in
relation to pitches for the 5 year period 2025/26 to 2029/30. This identifies a need
in Shropshire of 158 pitches against a current supply on authorised sites of

138 pitches. The shortfall of 20 pitches represents the Council’s pitch target for
that 5 year period. Table 7.3 of the GTAA also identifies a longer term need from
2030/31 to 2045/46 for an additional 70 pitches. This information demonstrates a
recognised short and longer term need for more authorised Gypsy and Traveller
sites. This context adds support for allowing the appeal development.
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47.

48.

49.

50.

51.

52.

53.

Table 1 of the Council’s Statement of Case (SoC) states that there is currently a
supply of 31 Gypsy and Traveller pitches not accounted for in the GTAA. Supply at
this level would address the short term need for 20 pitches. However, this figure of
31 includes a contribution of 5 pitches through “expected household dissolution”.
The Inspector for appeal decision reference number APP/L3245/W/25/3363263
(the Tong Forge appeal) considered that household dissolution should not form
part of the 5 year supply as it does not identify specific sites and delivery cannot
be guaranteed. | agree with the Tong Forge appeal Inspector on this point, for the
reasons given and as it is not shown that any vacant pitches through household
dissolution are available now.

Moreover, Table 1 of the SoC refers to the supply of 16 pitches on a site at Craven
Arms. This site is owned by the Council although it is currently closed and
unoccupied. The GTAA does not count the Craven Arms pitches as counting
towards current supply but it suggests through refurbishment the site would lead to
a source of potential future supply.

The Tong Forge appeal Inspector raised concerns over including the Craven Arms
pitches towards supply as they are not available now and there is insufficient
evidence to indicate they will come forward within the next 5 years. At

paragraph 9.10 of the SoC, the Council states the Craven Arms site is not
currently available to provide accommodation for the appellant and their family.
Also, the Council’s representative at the hearing was unable to confirm whether
the site was currently being marketed or publicised as being available to the wider
Gypsy and Traveller community. Moreover, no detailed timescale for the
refurbishment works to the site has been provided. Indeed, it was suggested at the
hearing that such works may not now be carried out by the Council but instead
they would be left to others.

Table 4.4 of the GTAA indicates the pitches at the Craven Arms site as not
contributing towards supply at the GTAA base date. There is little evidence to
indicate significant progress on the refurbishment of the site since the GTAA was
published. As such, it is reasonable to adopt a similar stance to the GTAA and to
discount the Craven Arms site’s contribution towards pitch supply.

The Craven Arms site has planning permission to be used for Gypsy and Traveller
accommodation. Footnote 4 of the PPTS states that sites with planning
permissions should be considered deliverable until permission expires. However,
in light of the current closure of the site and the lack of clear information on when
the pitches will be made available for occupation, | am minded to agree with the
Tong Forge appeal Inspector and to disregard the Craven Arms pitches in terms of
supply of deliverable sites.

Table 2 of the Council’s Statement of Case sets out details of planning
permissions granted for 10 Gypsy and Traveller pitches since the base date of the
GTAA. However, it is evident from Table 2 and the Tong Forge appeal decision
that planning permissions for 7 of these pitches were granted retrospectively.
These permitted developments may have addressed a need for pitches as
identified in the GTAA. Even so, it would seem the pitches are not available now
for any Gypsies and Travellers currently looking for a new site within Shropshire.

In any event, discounting the 5 pitches from household dissolution and 16 pitches
at the Craven Arms site from the figures in Table 1 of the SoC gives a supply
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figure of 10 pitches. This is below the short term need and 5 year target for 20 new
authorised pitches. Therefore, the Council is unable to demonstrate an up-to-date
supply of deliverable sites as required under the PPTS.

Planning balance.

54. Paragraph 28 of the PPTS states that paragraph 11(d) of the National Planning
Policy Framework (the Framework) is engaged where a 5 year supply of
deliverable Gypsy and Traveller sites cannot be demonstrated. Paragraph 11(d)
indicates that planning permission for the appeal development should be granted
unless the circumstances under sub-paragraphs 11(d)(i) or 11(d)(ii) of the
Framework apply. The Framework’s policies on areas or assets of particular
importance (as listed in footnote 7) do not provide strong reason for refusing the
appeal development. It follows to consider the benefits of the development against
its adverse impacts as required under sub-paragraph 11(d)(ii) of the Framework.

55. The contribution towards the provision of private Gypsy and Traveller pitches is
generally supported under PPTS paragraph 4(e). The development would also
help address a local shortfall in the supply of sites. Moreover, it would help to
ensure that a sufficient amount of land is available to meet the accommodation
needs of Gypsies and Travellers and so the development gains support from
paragraph 61 of the Framework. The provision of 2 pitches would be a modest
contribution in numerical terms but even so these benefits attract moderate weight
in light of the un-met need for more authorised pitches.

56. The development would not recognise the intrinsic character and beauty of the
countryside, contrary to paragraph 187(b) of the Framework. The level of harm
caused in these respects would be mitigated to a degree through additional
planting. Nonetheless, | attach moderate weight to the harm caused in these
regards. The IUD matter adds very limited weight against allowing the appeal.

57. As such, the benefits of the development and the harm it would cause are finely
balanced. Therefore, | conclude the adverse impacts of the development do not
significantly and demonstrably outweigh the benefits and so sub-paragraph
11(d)(ii) of the Framework does not apply. Therefore, paragraph 11(d) of the
Framework dictates that planning permission should be granted. This support from
the Framework for the appeal development provides justification to grant planning
permission contrary to development plan policies.

Other factors raised by the appellant.

58. In support of the appeal, details of the appellant’s and their family’s personal
circumstances have been provided as well as the specific benefits of the
development to the residents. Also, the appellant claims there has been a failure of
policy in terms of the Council’'s approach to ensuring the sufficient supply of Gypsy
and Traveller pitches. However, | need not consider these points any further as |
have found that planning permission should be granted in any event.

Conditions

59. The Council has provided a list of suggested conditions. | have considered these
in light of the tests for planning conditions as set out in the Framework. Where
appropriate, | have amended the wording for reasons of precision.
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60.

61.

62.

63.

64.

Condition 1 is imposed for clarity reasons. It is worded to ensure the caravans are
laid out as shown on the plans. Also, it has been revised to confirm the existing
stable block shown on the site layout drawing does not form part of the permitted
development.

Condition 2 requires the approval and implementation of a drainage scheme to
ensure surface and foul water from the development is disposed of appropriately.
The approval and implementation of a new planting scheme is required to
minimise the development’s visual effects and impact on the landscape. Details of
the access apron are required in the interests of highway safety. The condition
includes measures to ensure the development has an acceptable effect on the
biodiversity value of the site. Also, it is worded to reflect the situation that the
development has commenced and to ensure it ceases in the event of required
details not being submitted, approved or implemented. | have reworded the
condition so that a separate condition on landscape maintenance is not required.

Condition 3 is imposed in the interests of highway safety. | am satisfied that the
splays would include land either owned by the appellant or that lies within the
extent of the public highway. Condition 4 is imposed to minimise the visual impact
of the development in the dark and to prevent disturbance to wildlife at nighttime.

Condition 5 is required as my assessment is based on the development providing
accommodation to meet the specific needs of Gypsies and Travellers. There is
limited evidence to show a wider need for the residential caravan site. Conditions 6
and 7 are imposed to minimise the visual impact of the development and the
continuing use of the land for residential purposes.

| find no reason to impose a condition that prevents commercial activities as none
are proposed. Introduction of commercial operations to a level that represents a
material change of use would require planning permission in any case.
Discussions were held at the hearing on conditions that would limit the
development for a temporary period and restrict occupancy to the appellant and
their family. However, such conditions are unnecessary as | have found a
permanent permission is justified and that the appellant’s personal circumstances
are not determinative in reaching my decision on the appeal.

Conclusion

65.

The development does and would conflict with the development plan but material
considerations indicate that a decision should be made other than in accordance
with it. Accordingly, | conclude the appeal should be allowed.

Jonathan Edwards
INSPECTOR
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APPEARANCES

FOR THE APPELLANT

Philip Brown Agent

Michael McDonagh Appellant

Mary McDonagh Wife of appellant

FOR THE LOCAL PLANNING AUTHORITY
Mark Perry Senior Planning Officer

Emma Green Area Planning Manager and Enforcement
Team Leader

Daniel Corden Principal Planning Policy Officer

Christopher Mead Senior Developing Highways Manager

INTERESTED PARTIES

Alan Heyes Objector
lan Lander Objector on behalf of Selattyn and
Gobowen Parish Council
Ralph Tomley Objector
Jane McMahon Objector
Joey Hanson Objector
Bethan Owen Objector
Mrs Symon Objector

LIST OF DOCUMENTS SUBMITTED AT THE HEARING
1. Un-numbered drawing scale 1:20 showing post and rail fencing.

2. Drawing numbered PBA4 scale 1:20 showing vertical wooded boarding fencing.

SCHEDULE OF CONDITIONS

1) Except where required under the terms of any of the other planning
conditions, the development hereby permitted shall be carried out in
accordance with:-
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2)

un-numbered plan scale 1:2500 showing the development site outlined in
red,

- un-numbered site layout plan, scale 1:500,

- un-numbered drawing scale 1:100 showing proposed amenity building,
- un-numbered drawing scale 1:20 showing post and rail fencing; and

- drawing numbered PBA4 showing vertical wooded boarded fencing

except in respect of the erection of the existing stables as shown on the
un-numbered site layout plan. Mobile homes and tourer caravans shall only
be positioned on the residential caravan site hereby permitted in accordance
with the approved drawings.

Notwithstanding the details as shown on the approved plans listed under
condition 1, the use hereby permitted shall cease and all caravans,
structures, equipment and materials brought onto the land for the purpose of
such use shall be removed within 28 days of the date of failure to meet any
one of the requirements set out in i) to iv) below:

i)  Within 3 months of the date of this decision, a “site development
scheme” shall be submitted in writing to the local planning authority for
written approval. The scheme shall include details of:-

(a) surface and foul water drainage including a plan showing the
location and size of any drainage features and supporting information to
show the drainage can adequately cater for the development; and

(b) details of new tree and hedge planting including location, size,
species and density of all species to be planted and a maintenance
schedule for a period of 5 years following final implementation of the
planting; and

(c) details of the construction of the access apron at the entrance of the
development; and

(d) details of biodiversity enhancements including a minimum of 2 bat
boxes, 2 bird boxes and 2 invertebrate boxes; and

(e) a timetable for the implementation of all elements of the site
development scheme.

i) If within 11 months of the date of this decision the local planning
authority refuse to approve any aspect of the site development scheme
or fail to give a decision within the prescribed period, an appeal shall
have been made to, and accepted as validly made by, the Secretary of
State.

iii) If an appeal is made in pursuance of ii) above, that appeal shall have
been finally determined and the site development scheme shall have
been approved by the Secretary of State.

iv) The site development scheme shall have been carried out and
completed in accordance with the approved timetable.

Upon implementation of the site development scheme, all aspects of the
scheme shall thereafter be retained and maintained in accordance with the
approved details. In the event of any of the soft landscaping so planted dying
or being seriously damaged or destroyed within 5 years of the completion of
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3)

4)

5)

6)

7)

the soft landscaping scheme, replacement planting, as the case may be, of a
similar species shall be planted and properly maintained.

In the event of a legal challenge to this decision, or to a decision made
pursuant to the procedure set out in this condition, the operation of the time
limits specified in this condition will be suspended until that legal challenge
has been finally determined.

Within 28 days of the date of this decision, the 2.4 metres by 200 metres
visibility splay to the south of the access and the 2.4 metres by 178 metres
visibility splay to the north of the access as shown on the un-numbered plan
included as appendix PBA4 to the appellant’s agent’s statement of case shall
be made free of any obstruction exceeding 0.6m in height and they shall be
retained as such thereafter.

No external lighting shall be installed on the residential caravan site hereby
permitted unless details of the lighting have been previously submitted to and
approved in writing by the local planning authority. Any such details shall
include information to show external lighting would not impact on ecological
networks and sensitive features such as bat and bird boxes.

The residential caravan site hereby approved shall not be occupied by any
persons other than Gypsies and Travellers, defined as, persons of nomadic
habit of life whatever their race or origin, including such persons who on
grounds only of their own or their family’s or dependants’ educational or
health needs or old age have ceased to travel temporarily or permanently,
and all other persons with a cultural tradition of nomadism or of living in a
caravan, but excluding members of an organised group of travelling
showpeople or circus people travelling together as such.

There shall be no more than 2 pitches on the residential caravan site hereby
permitted and there shall be no more than 1 static mobile home and 1 touring
caravan stationed on each pitch at any time.

Notwithstanding the provisions of the Town and Country Planning (General
Permitted Development) (England) Order 2015 (or any order revoking and re-
enacting that Order with or without modification), no fences, gates or walls
shall be erected on the boundaries of the residential caravan site hereby
permitted other than those shown on the approved plans listed under
condition 1.

https://www.gov.uk/planning-inspectorate Page 1476




¥ % Planning Inspectorate

Appeal Decision
Site visit made on 17 February 2026

by Samuel Watson BA (Hons) MSc MRTPI

an Inspector appointed by the Secretary of State
Decision date: 31 March 2026

Appeal Ref: 6001946

To the West of Dovaston Shropshire SY10 8DR

e The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended)
against a refusal to grant outline planning permission.

e The appeal is made by Penny and Paul O'Hagan against the decision of Shropshire Council.

e The application Ref is 25/02169/0OUT.

e The development proposed is for single self-build dwelling with all matters reserved apart from
access and scale.

Decision
1.  The appeal is dismissed.
Background and Main Issues

2. The proposal before me is for a self-build dwelling and therefore the main issues
are:

¢ Whether the location of the appeal site is suitable for a new dwelling;

¢ Whether a suitable mechanism to secure the proposal as a self-building dwelling
has been provided; and,

e Whether the proposal is exempt from biodiversity net gain (BNG) requirements.
Reasons
Location

3. The appeal site comprises a small paddock located outside of the development
boundaries serving the community cluster of Kinnerley, Maesbrook, Dovaston and
Knockin Heath (the Community Cluster). These settlements form an arc around
the appeal site. Policy CS1 of the Shropshire Local Development Framework:
Adopted Core Strategy (the ACS) gives support for development within the rural
areas of Shropshire. Although this is primarily to community hubs and community
clusters, support is also given to development outside of settlements where it
meets local needs for affordable housing.

4. The proposal is, as | have found below, for a new open market dwelling and so
would not meet the affordable housing exception, even if a local need were to be
suitably demonstrated. However, ACS Policies CS4 and CS5 do also provide
some support for development outside of these development boundaries where
the proposal would be on an appropriate site, maintain or enhance the vitality and
character of the countryside, and would improve the sustainability of rural
communities by bringing local economic and community benefits.
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5.

10.

11.

12.

13.

The appeal site adjoins open fields and beyond these there is some limited and
sporadic development, including residential, agricultural and equestrian. While the
appellant has referred to the urbanising effect of private gardens and equestrian
uses, | did not find this to be the case during my site observations. Instead, the
area surrounding the appeal site is characterised by its rural location and siting
amongst open fields.

Although I note that on maps the name Dovaston appears on and around the area
of the appeal site, this does not mean that the settlement of Dovaston covers the
appeal site. That the name appears to wander between maps goes some way to
demonstrate that it should not be considered definitive of the settlement’s location.

While the disparate parts of the Community Cluster are considered as a whole,
this does not mean that the areas between the settlements should be considered
within the development boundaries. Instead, | am mindful that there are multiple
clear and separate boundaries serving each of the settlements in the cluster.
Moreover, a development boundary is not definitive as to whether a site is within a
settlement.

Nevertheless, as identified above, the appeal site not only sits outside of the
development boundaries, but also within a clearly rural setting removed from the
cluster. Therefore, given the above, the appeal site is within the open countryside
both physically and visually detached from the cluster.

ACS Policy CS5 supports development within rural areas outside of community
clusters where it would improve the sustainability of rural communities by way of
economic and community benefits. Although the policy make reference to specific
types of development, this is not a closed list and so does not exclude others from
also being acceptable.

From the information before me and my observations on site, | understand that the
Community Cluster provides only very limited services and facilities. Namely,
Kinnerley provides a small shop, public house, church, hall and school. The
appellant has raised that it would be possible for future occupiers to walk to
Kinnerley in order to make use of these services and facilities.

However, the roads surrounding the appeal site are narrow and winding, and they
are largely not served by streetlights or foot paths. Given this, and the site’s
distance from Kinnerley, and although | am mindful of the identified road speeds, |
find it would be an unsafe and unattractive prospect for future occupiers to walk via
this route. This would be irrespective of the weather or time of day and especially
so for more vulnerable occupiers.

However, there is some prospect of future occupiers using the public right of way
that begins opposite the appeal site. Nevertheless, given the nature of the route,
which crosses fields, this would likely only be used during the hours of daylight and
during good weather. Moreover, given the typically muddy and uneven character
of such paths it is also unlikely to be viable for future occupiers to walk to school or
employment.

Moreover, given the size of the shop, it would not be sufficient for future occupiers
to undertake their weekly shop. Likewise, there is very limited employment
opportunities and while there is education provision, this is only a primary school.
Given the above, future occupiers would therefore likely need to travel further
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14.

15.

16.

17.

afield to meet much of their daily needs and it has not been demonstrated that this
would support a rural community.

The appellant has referred to a bus stop to the north of the appeal site and has
provided a bus timetable for the No 576. The timetable shows a regular service to
and from Shrewsbury but does not identify a stop within Dovaston. Nevertheless,
even if Dovaston is a request stop this location would require occupiers to walk
along the same roads which | have noted above as being unsafe for future
occupiers.

In light of the above, future occupiers would primarily be reliant upon private motor
vehicles to meet their daily needs. While such harm may be accepted in some
rural development, the Council’s plan sets out the exceptions which permit these.
Including, where a development is part of a community cluster.

Whilst the proposal may nevertheless result in a temporary economic benefit from
the construction of a new dwelling, this would be short lived and, lacking any
evidence to the contrary, would not improve the sustainability of the rural
community. Moreover, | find the proposal would result in only very modest
community benefits given the limited facilities within the Community Cluster. Given
the limited provisions within the Community Cluster and the reliance on private
motor vehicles, | find that the very modest benefits would not meaningfully support
the sustainability of the rural community.

Given the appeal site’s location and that it would not meet any exception within the
development plan, | conclude that it is not within a suitable location for a new
dwelling. Future occupiers would also primarily be reliant upon private motor
vehicles to reach services and facilities. The proposal is therefore contrary to the
local strategy set out in ACS policies CS1, CS4 and CS5 and Policies MD1, MD3,
MD7a and S14.2(vii) of the Shropshire Council Site Allocations and Management
of Development Plan (the SAMD). These policies, collectively and amongst other
matters, direct development within the plan area to sustainable locations primarily
within settlement boundaries, including of community clusters, unless it meets
specific exceptions and local needs.

Self-build and Custom House

18.

19.

20.

The proposed development has been described as a self-build or custom home
(an SBCH). Broadly, an SBCH is one where the initial owner will have primary
input into its final design and layout. From the submissions before me | understand
that the appellant is the intended occupier of the proposed dwelling.

The Council have put forward a condition which they consider would be sufficient
to secure the dwelling as an SBCH. As a whole the condition sets out the
requirement that the proposal would comply with the definition of a SBCH set out
within the Self-build and Custom Housebuilding Act 2015. In particular, the
condition requires the submission of a mechanism to ensure the dwelling is
occupied by those who commissioned its design and construction. It also requires
that the first occupation must be for a period of at least three years.

It is not clear what sort of mechanism is intended or indeed would be possible.

Given the limited detail before me | cannot be certain that a mechanism could be
secured that would ensure the dwelling is occupied by those who commissioned
its design and construction. Equally it is not clear what enforcement action could
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21.

22.

23.

be taken should the first occupier decide to move within the initial three-year
period. The appellant has suggested that enforcement could include the

requirement that the dwelling be demolished, but | consider this would be an
overreach of my remit by effectively controlling where an individual may live.

The appellant has also provided a reworded condition that requires a unilateral
undertaking to confirm the occupier of the dwelling commissioned its final design,
layout and construction, be provided at the reserved matters stage. They have
also added a separate condition restricting the first occupation of the dwelling to
the person, or people, who had that primary input. Unlike the Council’s condition,
this has no timeframe.

This, outline, stage of the planning appeal would provide planning permission if
allowed. While it may be possible to require a universal undertaking through a
condition, it would still leave the initial permission without an appropriate
mechanism secured. This would, therefore, leave the permission at risk of being
supplemented by an unsuitable unilateral undertaking or indeed not being
supplemented by an undertaking at all. Moreover, the appellant’s second condition
could allow for the first occupier to move into and out of the property over only a
short period of time, effectively bypassing the purposes of the condition.

In light of the above | am not content that an appropriate mechanism to secure the
proposal as an SBCH has been provided. | therefore cannot be certain that the
proposed dwelling would be occupied as an SBCH and as such have treated it as
an open market dwelling.

Biodiversity Net Gain

24.

25.

26.

27.

On 12 February 2024, the provisions of the Environment Act 2021 relating to
biodiversity net gain (BNG) came into force for major developments, and on 2 April
2024 this was extended to include smaller sites.

Under Atrticle 7(1A) of the Town and Country Planning (Development Management
Procedure) Order 2015 ('the DMPQ’), all applications for planning permission
submitted after those dates are required to be accompanied by certain information
relating to BNG, except where one of the exemptions specified in the legislation
applies. The information required includes a declaration as to whether the
applicant believes the BNG provisions to apply to the application, and if not, the
reasons why. Where none of the exemptions apply, the application must also be
accompanied by a completed biodiversity metric calculation, showing the
biodiversity value of the on-site habitat, and various other related details which are
listed in full in sub-paragraph (c) of the above Atrticle.

In this case the planning application was considered by both parties to comprise
an SBCH which is one type of development exempt from the requirement from
BNG. As | have found above, | must consider the proposal as an open market
dwelling and therefore this exemption does not apply. | have not been provided
with a biodiversity metric calculation and so | cannot be certain that an appropriate
gain would be achieved.

As it is at the outline stage that planning permission would be granted, it is at this
stage that BNG would also need to be secured. Without a relevant exception and
lacking sufficient information, the biodiversity gain objective would not be met by
this appeal proposal. The proposal therefore conflicts with Section 15 of the
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National Planning Policy Framework (the Framework), specifically with Paragraph
187(d) which requires proposals to provide gains for biodiversity.

Planning Balance and Conclusion

28.

29.

30.

31.

32.

There is no dispute that the Council is unable to demonstrate a five-year housing
land supply. The Government’s objective is to significantly boost the supply of
housing, and the proposal would provide one new dwelling and contribute towards
the Council’s housing land supply. It would also lead to a small and time limited
economic benefit during the construction phase. There is also a potential for some
very limited social and economic benefits in the wider area resulting from future
occupiers. Given the small scale of the proposal these matters would at most
attract moderate weight.

As | have found the proposal to be an open market dwelling rather than an SBCH,
it is not necessary for me to consider the Council’s supply of SBCH permissions
further. Therefore, this matter neither weighs in favour or against the proposal.

Conversely, the proposal would not comply with the Council’s hierarchy of
development and would be reliant upon private motor vehicles. It would therefore
result in the erosion of the Council’s spatial strategy. It would also not provide any
BNG, and no exemption has been provided. These impacts are contrary to local
and national planning policy to which | afford considerable weight.

Taking everything into account, | consider that the adverse impacts of granting
planning permission would significantly and demonstrably outweigh the benefits.
As a result, the application of Paragraph 11d of the Framework does not indicate
that permission should be granted, and the proposal would not represent
sustainable development. In the circumstances of this appeal, the material
considerations above do not justify making a decision other than in accordance
with the development plan.

Therefore, for the reasons outlined above, | conclude that the appeal be
dismissed.

Samuel Watson
INSPECTOR
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Planning Inspectorate

Appeal Decision

Site visit made on 18 March 2026
by R J Redford MTCP MRTPI

an Inspector appointed by the Secretary of State
Decision date: 13 April 2026

Appeal Ref: 6001947

3 Loxdale, Shrewsbury, Shropshire SY3 6AE

e The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended)
against a refusal to grant outline planning permission.

e The appeal is made by Mr and Mrs Clarke against the decision of Shropshire Council.

e The application Ref is 25/03153/0OUT.

e The development proposed is the erection of 2no. dwellings (all matters reserved).

Decision

1.  The appeal is allowed and outline planning permission is granted for the erection
of 2no. dwellings at 3 Loxdale, Shrewsbury, SY3 6AE in accordance with the terms
of the application, Ref 25/03153/OUT, subject to the conditions in the attached
schedule.

Application for costs

2. An application for costs was made by Mr and Mrs Clarke against Shropshire
Council. This application is the subject of a separate Decision.

Preliminary Matters

3. The application was made in outline with all details relating to access, appearance,
landscaping, layout, and scale reserved for later consideration. Therefore, all plans
showing layout and design of the proposed dwellings have been considered as
indicative only.

Main Issue

4. The main issue is the effect of the proposed development on the character and
appearance of the locality.

Reasons

5. The appeal site includes part of the garden and parking area, and an outbuilding
related to 3 Loxdale, and is enclosed by close board fencing. It is within an
established residential estate where the properties are in the main 2-storey and
detached. They have dual pitched roofs and are generally one of 2 designs, either
side facing gables with various flat roofed, single storey garage and porch editions;
or front facing gables with the first floor within the eaves, and flat roofed dormers.
These properties are generally positioned closely together, with space creates at
first floor level by the use of single storey flat roof elements and the slope of roofs
on the front facing gable properties.
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6.

10.

11.

12.

13.

Therefore, the residential estate has a dense suburban character with visual relief
generally provided by the open frontages of the properties, predominantly used for
parking, and road verges. However, the appeal site, grass verge along Six Acres
Road and the space in front of 7, 9, and 11 Six Acres Road creates a gap in the
street scene.

Yet the position of the appeal site, behind the verge and within a natural dip in the
land means it is set back and lower then Six Acres Road and Nos 7, 9, and 11.
Further the orientation of Nos 7, 9 and 11 clearly show a purposeful design to the
space in front of them. Therefore, there is potential that 2 dwellings could be
accommodated on the appeal site without intrusion intrude into the street scene
and so would not harm the residential character of its surroundings.

However, although all matters are reserved in the scheme before me, it is
important to consider whether the appeal site is large enough to contain
2 dwellings without harming the appearance of the area.

It is recognised that previous approvals on the appeal site include outline planning
permission for 2 dwellings granted in 1978" and for 1 dwelling granted in 20242,
And that for the 2024 approval the Council found the impact of 2 dwellings harmful
so during the application process that scheme was reduced to 1 dwelling.

Nevertheless, the plot size analysis shows a comparability between that proposed
for the 2 new dwellings, the donor dwelling and other properties in the estate. Also,
that the appeal site could provide 2 regularly shaped plots would align with the
general appearance of the area.

It is appreciated that the illustrative design of the dwellings is somewhat functional
and the corner location of the appeal site would be reasonably visible within the
locality. However, as all matters are reserved the Council would maintain control
over the appearance, layout, scale, and access, and therefore orientation, design,
and size of the proposed dwellings in relation to the visible nature of the site.

With this in mind, | am satisfied the appeal site could accommodate 2 well
designed dwellings which would provide adequate access, parking, and private
outdoor space without harming the overall appearance of the locality nor result in a
cramped or over developed form of development.

The proposal could therefore be accommodated on the appeal site without harm to
the character and appearance of the locality. It would, therefore, comply with
Shropshire Local Plan Policies CS6 and MD2 insofar as they seek development to
take account of local distinctiveness and respond appropriately to the form of
existing development.

Other Matters

14.

The proposal is accompanied by an Ecological Appraisal (EA) and Biodiversity Net
Gain (BNG) Report. This clearly sets out that the proposal would not meet the 10%
BNG required by Schedule 7A (Biodiversity Gain in England) of the Town and
Country Planning Act 1990 and the general condition it applies to all planning
permissions granted for the development of land. Nevertheless, the EA and BNG
Report proposes the purchase of credit from a suitable habitat bank could mitigate

' Appeal reference APP/4360/A/75/2119 (application reference PH/AH/PL7/25)
2 Application reference 24/00388/OUT

https://www.gov.uk/planning-inspectorate Pag e 284



https://www.gov.uk/planning-inspectorate
https://www.legislation.gov.uk/ukpga/2021/30/schedule/14/enacted
https://www.legislation.gov.uk/ukpga/2021/30/schedule/14/enacted

Appeal Decision 6001947

15.

16.

17.

this. And the Council’s Ecologist considers this, or the purchase of statutory
biodiversity credits, to be acceptable. Accordingly, with nothing before me to
contradict this conclusion, | find the proposal could comply with the BNG condition
required by Schedule 7A.

The appeals site is within a Coal Mining Report Area. The Council’'s Environmental
Protection team consider this can be dealt with by condition. There is nothing
before me to conclude otherwise.

Concerns have been raised in relation to access impingement for the existing
dwellings 7-11 Six Acres, flooding, and that there is a covenant on the appeals site
requiring it to be maintained for garden use.

Although a reserved matter, the Local Highway Authority has raised no objection in
terms of access and specific conditions have been proposed to ensure that any
future access would be adequately constructed and laid out. There is no evidence
that flooding is a risk should the appeal site be developed and there is nothing
before me to contradict the Council’s position that the surface and foul water
drainage can be dealt with via condition. Matters relating to covenants on land
should be dealt with under legislation dealing with private legal rights, and in this
instance, they would not alter the planning merits of the case.

Planning Balance

18.

19.

20.

The Council cannot demonstrate a 5-year housing land supply, with the Shropshire
Council Five Year Housing Land Supply Statement for 2024 indicating the Council
has a 4.73-year housing land supply. As such it is necessary for me to apply
paragraph 11 of the Framework.

The proposal could provide 2 dwellings reasonably quickly in an accessible
location. | have considered that the Framework seeks to boost significantly the
supply of housing and recognises the importance of small sites in meeting the
housing requirement of the area. Along with the associated economic and social
benefits 2 new dwellings could have, this contribution to the windfall element of the
Council's 5-year housing land supply attracts modest weight based on the number
of houses involved.

No harm has been identified in relation to the character and appearance of the
locality, and no other adverse impacts have been identified otherwise which would
outweigh the benefits of the proposal. The proposal would therefore represent the
sustainable development for which Paragraph 11 of the Framework indicates a
presumption in favour.

Conditions

21.

22.

The Council has suggested several conditions which | have considered against
advice in the Framework and Planning Practice Guidance. As a result, | have
amended them for consistency and clarity and reduced pre-commencement
conditions to a minimum.

In addition to securing submission of reserved matters and commencement within
the relevant statutory timeframe (conditions 1, 2 and 3), | have imposed condition
4 requiring adherence to the approved plan but only in relation to the proposed
development as an outline proposal with all other matters are reserved. Condition
5 ensures specific details relating to the context of the site are submitted at
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23.

24.

25.

reserved matters stage, and condition 8 will ensure the access to the site and
vehicle parking is constructed safely and maintained.

As set out in the other matters condition 6 ensures that risk from historic coal
mining is assessed and mediated accordingly. As it is fundamental to agree these
details prior to works commencing on site condition 6 must be discharged prior to
development commencing, and the appellant has agreed to this.

Condition 7 has been imposed to ensure adequate drainage and to avoid potential
flood risk, and conditions 9, 10 and 11 secure the recommended mitigation and
enhancements for protected species in the appellant’s EA and BNG report and to
minimise disturbance for bats, a protected species.

The appellant is also reminded of the BNG condition discussed in Other Matters.

Conclusion

26.

For the reasons given above the appeal scheme would comply with the
development plan when read as a whole and there are no sufficiently weighted
material considerations, including the Framework, which would indicate a decision
otherwise. The appeal is, therefore, allowed.

R_J Redford

INSPECTOR

SCHEDULE OF CONDITIONS

1)  Details of the access, appearance, landscaping, layout, and scale ("the
reserved matters") shall be submitted to and approved in writing by the local
planning authority before any development takes place and the development
shall be carried out as approved.

2)  Application for approval of the reserved matters shall be made to the local
planning authority not later than three years from the date of this permission.

3) The development hereby permitted shall take place not later than two years
from the date of approval of the last of the reserved matters to be approved.

4)  The development hereby permitted shall be carried out in accordance with
the approved plan ‘01 Revision A’ insofar as it identifies the location of the
appeal site, and all other elements are disregarded.

5) Details pertaining to the reserved matters shall include, but are not restricted
to: -

e means of access and its construction and layout; and
e vehicle parking and turning.
6) No development shall commence until:

A) an assessment of the risks posed by coal mine gases has been submitted
to and approved in writing by the local planning authority. This shall be
carried out in accordance with authoritative UK guidance, CL:AIRE, 2021
'Good Practice for Risk Assessment for Coal Mine Gas Emissions' (ISBN
978-1-905046-39-3);
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7)

8)

9)

10)

11)

B) if the risk assessment requires, a remediation scheme including a
validation and verification plan, should be submitted to and approved in
writing by the local planning authority;

C) the remediation scheme should then be implemented and verification
undertaken in accordance with the validation and verification plan; and

D) no dwelling hereby permitted shall be occupied until a verification report
has been submitted to and approved in writing by the local planning
authority.

No works above ground shall take place until a scheme of surface and foul
water drainage has been submitted to and approved in writing by the local
planning authority. The drainage scheme shall then be implemented prior to
the first occupation of the development and thereafter maintained.

No dwelling hereby permitted shall be occupied until the means of access,
vehicle parking and turning have been constructed in accordance with the
details agreed within the reserved matters and thereafter retained.

No dwelling hereby permitted shall be occupied until a minimum of 2 bat and
4 bird boxes have been installed in accordance with details which have first
been submitted to and approved in writing by the local planning authority and
thereafter retained.

Notwithstanding the details required by condition 9, no dwelling hereby
permitted shall be occupied until the mitigation and enhancement measures
provided in Sections 6.3 and 6.5 of the Ecological Appraisal & BNG (Ben
Jones Ecology, August 2025) have been implemented and thereafter
retained.

Prior to the installation of external lighting, details shall first be submitted to

and approved in writing by the local planning authority. The external lighting
installation shall then be carried out in accordance with the approved details
and thereafter retained.

END OF SCHEDULE
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Planning Inspectorate

Costs Decision

Site visit made on 18 March 2026
by R J Redford MTCP MRTPI

an Inspector appointed by the Secretary of State
Decision date: 13 April 2026

Costs application in relation to Appeal Ref: 6001947
3 Loxdale, Shrewsbury, Shropshire SY3 6AE

The application is made under the Town and Country Planning Act 1990, sections 78, 322 and
Schedule 6, and the Local Government Act 1972, section 250(5).

The application is made by Mr and Mrs Clarke for a full award of costs against Shropshire Council.
The appeal was against the refusal of outline planning permission for the erection of 2no. dwellings.

Decision

1.

The application for an award of costs is refused.

Reasons

2.

Parties in planning appeals normally meet their own expenses. However, the
Planning Practice Guidance (PPG) advises that costs may be awarded against a
party who has behaved unreasonably and thereby caused the party applying for
costs to incur unnecessary or wasted expense in the appeal process.

The applicant considers the Council has behaved unreasonably by preventing
development which should be permitted as if accords with relevant planning policy
and failed to support its reason for refusal with objective analysis. The appealed
application was refused on a single ground relating to character and appearance.

Whilst the applicant’s perspective is understood, and the appeal allowed, the
Council’s decision notice cites relevant policies of the development plan in line with
section 38(6) of the Planning and Compulsory Purchase Act 2004 (as amended),
and, although brief, identifies the proposed elements which it considers would
cause harm to character and appearance. Further, the Council and applicant
discussed the quantum of development in an earlier application on the site
(24/00388/0OUT), which was approved the year before the appealed application.

| am therefore satisfied that the Council’'s assessment was based on a thorough
understanding of the appeal site and the potential effect of the scheme within that
context. That it concludes differently to the applicant does not infer that the Council
acted unreasonably, it simply shows a difference in planning judgement. As does
the weight it attributed to the previous 1970s approval (SA/74/0856) and the plot
size analysis submitted by the applicant.

Unreasonable behaviour resulting in unnecessary or wasted expense, as described
in the PPG, has not therefore been demonstrated.

R_.J Redford

INSPECTOR
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Planning Inspectorate

Appeal Decision
Site visit made on 3 March 2026

by Laura Bartle BA(Hons) MSc MRTPI

an Inspector appointed by the Secretary of State
Decision date: 13 April 2026

Appeal Ref: 6002055

Land north of B5067 and adjoining crossroads, Walford Heath, Shrewsbury,

Shropshire SY4 2HS

e The appeal is made under section 78 of the Town and Country Planning Act 1990 (as amended)
against a refusal to grant permission in principle.

e The appeal is made by D & C Reece against the decision of Shropshire Council.

e The application Ref is 25/03186/PIP.

e The development proposed is described as ‘application for permission in principle for the

development of between four and five dwellings on land to the north of the B5067 and adjoining the
crossroads at Walford Heath, Shrewsbury, Shropshire, SY4 2HS’.

Decision

1.  The appeal is allowed and permission in principle is granted for residential
development comprising a minimum of four dwellings and a maximum of five
dwellings at land north of B5067 and adjoining crossroads, Walford Heath,
Shrewsbury, Shropshire SY4 2HS in accordance with the terms of the application,
Ref 25/03186/PIP.

Preliminary Matters

2. The proposal is for permission in principle. Planning Practice Guidance advises
that this is an alternative way of obtaining planning permission for housing-led
development. The permission in principle consent route has 2 stages: the first
stage (or permission in principle stage) establishes whether a site is suitable in-
principle and the second (‘technical details consent’) stage is when the detailed
development proposals are assessed. This appeal relates to the first of these 2
stages.

3. The scope of the considerations for permission in principle is limited to location,
land use and the amount of development permitted. All other matters are
considered as part of a subsequent Technical Details Consent application if
permission in principle is granted. | have determined the appeal accordingly.

Main Issue

4. The main issue is whether the site is suitable for residential development, having
regard to its location, the proposed land use and the amount of development.
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Reasons

Suitability of location

5.

10.

The location and distribution of new housing is set out in Policy MD1 of the Site
Allocations and Management of Development Plan (SAMDev Plan). It translates
the proportional split of housing provided by Policy CS1 of the Shropshire Local
Development Framework: Adopted Core Strategy (Core Strategy) into
development parameters for individual settlements. Around 35% of new housing
development is expected to take place within Shropshire’s rural areas, with growth
here directed to Community Hubs and Cluster Settlements. While a conflict with
Core Strategy Policy CS1 is not included in the Council’s reason for refusal, the
Council has made reference to such a conflict elsewhere in its submissions.

Schedule MD1.1 of the SAMDev Plan identifies Walford Heath as a Community
Cluster Settlement within the Shrewsbury area. Policy S16.2(xv) explains that
development by limited infilling/conversions of buildings may be acceptable and
sets a housing guideline of approximately 6 additional dwellings over the period to
2026, in addition to 10 already approved.

There is no defined development boundary for Walford Heath, and the main
parties disagree on whether the appeal site should be regarded as countryside for
the purposes of the development plan. The site forms part of an agricultural field
situated at the main crossroads within the village. Although residential properties
lie opposite the site and adjoin its north-western boundary, the pattern of
development becomes noticeably more dispersed along the roads to the
north-east and south-east. Consequently, the site plays a role in the transition
between the built-up frontage of the settlement and the open fields extending to
the north and east. For these reasons development on the site would not
constitute infill.

Accordingly, | have treated the site as countryside for the purposes of the
development plan. The proposed open-market housing would therefore conflict
with the requirements for development in the countryside set out in Core Strategy
Policy CS5 and Policy MD7a of the SAMDev Plan.

Part 3 of Policy MD3 states that additional sites outside a settlement development
boundary may be acceptable where a settlement’s housing guideline appears
unlikely to be met, subject to the considerations in Part 2 of that policy. The
Council indicates that 20 dwellings had been completed in Walford Heath as of 31
March 2024. On this basis, it considers that the housing guideline in Policy
S16.2(xv) has already been exceeded.

The appellant seeks to demonstrate that there is residual capacity for a further 3
dwellings, referring to planning permissions granted after the adoption of the
SAMDev Plan in 2015. However, the appellant also relies on the Council’s
five-year housing land supply evidence and the 20 dwellings recorded as
completed between 2011 and 2024. | have not been provided with the housing
land supply evidence to which both parties refer, though the completion figures
themselves do not appear to be disputed. As Table MD1.1 of the SAMDev Plan
confirms that the plan period runs from 2006 to 2026, | have no basis on which to
conclude anything other than that the 16 dwellings identified in Policy S16.2(xv)
have been achieved.
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11.

12.

13.

14.

15.

16.

17.

18.

That said, the provision of 16 dwellings is not intended to operate as a cap. Part 2
of Policy MD3 of the SAMDev Plan sets out the criteria against which proposals
will be assessed where they would result in housing numbers exceeding the
guideline figure.

The appeal proposal would result in an increase of up to 9 completed dwellings in
Walford Heath above the applicable housing guideline. However, the current plan
period concludes in 2026. Reference has been made by the parties to a revised
settlement hierarchy contained within a now-withdrawn Local Plan. The Council
accepts that no weight can be afforded to the categorisation of the village within
that document, and | agree. On the evidence before me, there is currently no
emerging development plan that prescribes the scale of further growth in Walford
Heath beyond 2026 to which weight can be attributed.

| acknowledge that residents of Walford Heath rely on facilities and services in
nearby settlements. Footpath connections are poor, and although a bus service
passes through the village with stops close to the site, most day-to-day trips are
likely to be undertaken by private car. Given this degree of car reliance, the
sustainability credentials of the site are limited in accessibility terms.

There is no indication that the proposal would address any identified need for
affordable housing. However, as up to 5 dwellings could be provided, the
requirement for on-site affordable housing set out in Core Strategy Policy CS11
may be engaged. These are, however, matters for consideration at the technical
details stage.

The development would be visible from both roads adjoining the site.
Notwithstanding this, any new dwellings would be read in the context of existing
domestic built form, with which the site boundary broadly aligns. In this context, the
continuation of development would not appear incongruous.

| acknowledge the Council’s concerns that the proposal would create a visual
barrier to views of the surrounding countryside from locations along the B5067.
However, these views are localised to areas close to the site, and the effects
would diminish substantially at longer distances. A gap exists between the
crossroads and the more dispersed development to the south-east. Consequently,
even if built form were to extend across the width of the site, a visual break would
remain, retaining views to the wider landscape and preserving the sense of
transition between the more built-up part of the settlement and the rural
surroundings beyond.

Taken together, | am satisfied that, insofar as the principle of development is
concerned, the proposal would not harm the character and appearance of the
settlement. Matters relating to detailed siting, design, layout and house types
would be addressed at the technical details stage. | therefore find no conflict with
SAMDev Policy MD2 and the requirement for development to respect locally
distinctive or valued character. | also find no conflict with Policy CS11 insofar as it
requires a development to provide an appropriate mix of house types and
affordability.

However, the proposed development of between 4 and 5 dwellings outside the
settlement would conflict with the overall strategy for the scale and distribution of
development set out in SAMDev Plan Policy MD1. It would not meet any of the
criteria for development that may be acceptable in the countryside under Core
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Strategy Policy CS5 or SAMDev Plan Policy MD7a. The proposal would also
conflict with Core Strategy Policy CS6 insofar as it seeks to reduce the need for
car-based travel. In conclusion, the development would be unacceptable in terms
of its location.

Land use and amount of development

19.

20.

The site could be put to other uses appropriate to a rural area, but the proposed
residential use would be consistent with the adjoining pattern of development.
Notwithstanding my conclusions on the unsuitability of the location in policy terms,
the proposed land use itself would be acceptable.

The evidence before me demonstrates that the site is of a size and configuration
capable of accommodating 4 or 5 dwellings, although the precise number would
be a matter for consideration at the technical details consent stage. The nearby
pattern of built development, which includes clusters of residential properties of
comparable density, indicates that development of this magnitude would not
appear incongruous. In principle, therefore, the scale of development proposed is
acceptable.

Other Matters

21.

22.

23.

24.

As the appeal site forms part of the setting of a listed building, | have had special
regard to section 66(1) of the Planning (Listed Buildings and Conservation Areas)
Act 1990. The Grade Il milepost is located approximately 80 metres to the
north-west of the crossroads. Based on the evidence before me, its special interest
and significance derive principally from its historic value as an example of an early
to mid-19th century cast-iron milepost, with its characteristic triangular section,
chamfered top and superscribed serif lettering. It forms part of a series of similar
waymarkers positioned along the road between Shrewsbury and Baschurch.

A heritage asset’s significance also derives from its setting. For this milepost, the
elements of setting that contribute to its special interest include its position on the
grass verge and its close relationship with the highway. The appeal site is
separated from the asset by a hedgerow and, to some extent, by existing roadside
properties.

New housing on the site would have some effect on the wider setting, as the
dwellings would likely be visible in the background alongside existing
development. However, there is no persuasive evidence before me to suggest that
an appropriately sympathetic design could not be achieved at the technical details
stage. Such an approach could ensure that the character of the area is respected
and that the verge and hedgerow are sufficiently retained. | am therefore satisfied
that the proposal would not adversely affect the setting or harm the significance of
the listed milepost.

| have had regard to the comments made by interested parties; however, my
assessment is confined to matters relevant to an application for permission in
principle. In that context, | recognise that the site is not previously developed land,
but this factor alone does not render the proposed residential land use
unacceptable in principle at this location. Moreover, there is no compelling
technical evidence before me to indicate that permission in principle should be
withheld on the grounds of highways, flood risk, drainage or impacts on protected
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25.

species. Nor is there evidence to suggest that the necessary infrastructure to
support the proposal could not be adequately provided.

Many of the concerns raised relate to matters that would be assessed at the
technical details consent stage. Indeed, planning permission would not exist
unless both permission in principle and technical details consent are granted.

Planning Balance

26.

27.

28.

29.

30.

A decision on whether to grant permission in principle must be made in
accordance with the relevant policies of the development plan, unless material
considerations, including those in the Framework, indicate otherwise. While the
proposed use and the amount of development are acceptable in principle, the
proposal would not accord with the development plan when considered in relation
to its location, as set out above.

There is no dispute that the Council is unable to demonstrate a five-year supply of
deliverable housing sites, and it confirms that its current position is 3.81 years. The
presumption in favour of sustainable development, as set out by paragraph 11(d)
of the Framework is therefore applicable. The application of policies in the
Framework that protect areas or assets of particular importance do not provide a
strong reason for refusing the development proposed. Accordingly, the Framework
sets out that planning permission should be granted unless any adverse impacts of
doing so would significantly and demonstrably outweigh the benefits, when
assessed against the policies in the Framework taken as a whole, having
particular regard to key policies that it specifies.

The provision of 4 or 5 additional homes would be a benefit of the scheme and the
Framework indicates that small and medium sites can make an important
contribution to meeting the housing requirement for an area. The proposal would
also give rise to short-term economic benefits during the construction phase,
together with longer-term expenditure by future occupiers, at least some of which
would be likely to support services in the local area to a modest extent. As such
the proposal would contribute to the vitality of rural communities consistent with
paragraph 83 of the Framework. While the Council’'s housing supply shortfall is
significant, having regard to the limited number of dwellings proposed, | accord
these benefits moderate weight overall.

Core Strategy Policy CS1 and SAMDev Plan Policy MD1 are broadly consistent
with the Framework insofar as they seek to direct development to accessible
locations. However, policy CS5 of the Core Strategy and MD7a of the SAMDev
Plan adopt a restrictive approach to housing in providing for only certain forms of
development in the countryside. Paragraph 83 of the Framework adopts a more
balanced approach to housing in rural areas and provides some limited support for
the proposal as discussed above. In that context a rigid application of the
development strategy though policy CS1 and CS5 of the Core Strategy and MD1
and MD7 of the SAMDev Plan would only further frustrate housing supply in
Shropshire, and thus overall, the conflicts | have identified attract limited weight.

Although access to services and facilities would mostly be made using private
vehicles there would be some opportunity for future occupiers to use public
transport for some trips as discussed above. Moreover, paragraph 110 of the
Framework indicates that opportunities to maximise sustainable transport solutions
will vary between urban and rural areas. Accordingly, | give modest weight to the
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31.

harm that would arise from the degree of dependence on and related impacts from
private motor vehicles, and the associated conflicts with Policy CS6 of the Core
Strategy.

Whilst there is harm arising due to the policy conflict referred to above, the Council
is currently failing to deliver sufficient homes to meet the five-year housing land
supply requirement. Overall, the adverse impacts attract modest weight.
Consequently, | find that these would not significantly and demonstrably outweigh
the benefits that would arise from the proposed development, when assessed
against the policies in the Framework as a whole. The proposal therefore benefits
from the presumption in favour of sustainable development.

Conclusion

32. The proposal would conflict with the development plan taken as a whole. However,

the presumption in favour of sustainable development is a material consideration
which outweighs that conflict. Material considerations therefore indicate that a
decision should be taken which is not in accordance with the development plan.
Accordingly, the appeal should be allowed.

Laura Bartle

INSPECTOR
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