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REPORT 
 

1.0 THE PROPOSAL 
 

1.1 The application is for a three storey, sixty-six bed care home for the elderly with 
associated access, car parking and landscaping. The applicant LNT Care 
Developments provides assisted living accommodation for elderly clients. The 

overall height of the proposed building will measure about 8m to eaves level and 
12m to ridge. 

 
1.2  Access is proposed via an existing access off Old Bridgnorth, which is accessed by 

turning west north-west off the roundabout junction of Old Bridgnorth. 

 
1.3  The scheme is developed in a configuration which enables the care home to 

provide for two types of care – general residential and residential dementia. Its plan 
layout and internal arrangement allows the home to be spilt into the separate care 
requirements. 

 
1.4 A secure landscaped garden area will provide the main external amenity space for 

the respective elements of care.  
 
1.5 The building is positioned to allow the main lounges at the centre of the building to 

maximise the views from the site across the cricket pitch to the west, whilst also 
allowing the residents a view over the car park, Old Smithfield and the market place 

with its associated activity and movement beyond. The smaller, end of corridor 
lounges which are located to the east of the site will also have a pleasant outlook 
over the landscaped gardens and towards the hospital. 

 
1.6 The main entrance is situated on the internal courtyard area of the chevron shaped 

design, which provides a sitting out area/terrace for the café located in the main 
reception area and a balcony area for the tea room on the first floor. 

 

1.7 The proposed development enables safe vehicular access to a contained and 
sheltered parking area in a secure relationship with the proposed building. This 

layout allows the car park and access to be overlooked by the office and reception, 
increasing security as well as being practical and convenient in terms of the day to 
day operation of the home. Direct and level access will be possible from the car 

parking areas, including disabled and drop off areas, serving the less mobile 
residents and visitors. 

 
1.8 Lighting will be appropriately designed to deter intruders and reduce the fear of 

crime, particularly in the vicinity of the main access, car parking areas and all 

footpaths and associated areas to the care home building, including the service 
entrance points. 

 
1.9 Boundary treatments are proposed that will provide secure boundaries and 

reasonable defensible space around the new facility. The entrance to the site will 

be relatively open, to create a non-institutional feel, with secure railings to enclose 
the main garden area. 

 



 
 

1.10 The proposed care home is designed to be of a more traditional nature and will 
incorporate materials such as brick, render and weatherboard cladding, with 

detailing and features that reflect the character of the area whilst also providing 
variety, interest and articulation to the elevations. The main roof is proposed in grey 

tiles to reflect the character of many of the properties in the vicinity of the site. The 
recessed nature of the windows as well as the artstone cills and vertical brick piers 
will provide interest and articulation to the elevations. 

 

 
 Plan 2 – Site layout 

 
 Plan 3 – Proposed Elevations 

 



 
 

1.11 The principal external amenity space for residents would be the enclosed garden 
surrounding the building. The soft landscaping would comprise trees, shrubs, 

flowerbeds and lawn and hard landscaping would also include attractively and 
amenably surfaced pathways surrounding the building for residents’ use. These 

spaces would be secure and have direct access from the main lounges and quiet 
lounges at the ground floor level as well as individual bedrooms on the ground floor.  

 

1.12 Internal amenity space has been designed to meet the provision of the Care 
Standards Act including 14m2 for singe bedrooms (excluding ensuite) and 4.1m2 

per resident for communal spaces. 
 
1.13 A total of 24 No. car parking spaces are proposed, including 2 No. disabled/mobility 

spaces close to the main entrance as well as an ambulance/taxi drop-off area and 2 
electric vehicle charging points. During the construction phase, it is proposed to 

utilise a temporary access to the public car park, in order to minimise disruption and 
separate construction traffic from public vehicles. 

 

2.0 SITE LOCATION / DESCRIPTION 
 

2.1 The site lies to the west of Old Smithfield, immediately north of, and adjacent to 
Sainsburys supermarket. Old Smithfield is accessed from both the B437 to the 
north-east and Salop Street to the south. The site is located less than 0.5km to the 

north-west of Bridgnorth Town Centre and is immediately east of Bridgnorth Cricket 
and Hockey Club. Bridgnorth Medical Practice and Bridgnorth Community Hospital 

are situated to the north of the site (plan 1). 
 
2.2 The site is in an urban location where there is a mixed form of development 

including retail and community uses, with residential and food and drink 
establishments slightly further afield. The River Severn with its associated 

amenities runs approximately 400m east of the site, and the main built up area of 
Bridgnorth surrounds the site on all sides. 

 

2.3 The area to the south and east of the site is predominantly car parking, with the 
supermarket also positioned to the south. The buildings to the north are all 

community uses, including a health centre and hospital which are both of 
reasonable scale, although the health centre is the larger of the two in terms of 
height, being 4 storeys high. 

 
2.4 The site is currently used for car parking. An existing planning permission for a 

retail development consisting of 5 retail units was approved by the Secretary of 
State under application 16/02739/FUL but lapsed on 13/6/21. 

 

3.0 REASONS FOR COMMITTEE DECISION 
 

3.1 The application has attracted objection from Bridgnorth Town Council and decision 
to refer the application to committee has been ratified by the Chair of the 
Committee. 

 
 

 



 
 

4.0 COMMUNITY REPRESENTATIONS 
 

4.1 Bridgnorth Town Council – Objection. The Town Council objects to the proposal on 
the following grounds: 

 
i.  The need for this specialist facility has not been demonstrated and as such it 

does not appear to meet the requirements of policy CS11. Further, i f the 

facility relies on attracting residents from outside the Bridgnorth area for its 
commercial viability, this could place undue strain on local facilities and be 

unsustainable and not compliant with policy CS6. 
 
ii.  We note that part of the site is within Bridgnorth's designated Town Centre, 

and that the part which is not would be regarded as "edge of centre" when 
considering proposals for town centre uses. The proposed use is not a Main 

Town Centre use, albeit that it may be considered "housing" in terms of NPPF 
paragraph 85a. We consider that developing this land for a non-town centre 
use may ultimately hinder the growth of Bridgnorth town centre and may be 

regarded as not an efficient use of land in terms of NPPF paragraph 123c. 
Given extant planning permissions for retail use of the site, evidence of the 

non-viability of development of the site for main town centre uses should be 
supplied. 

 

iii.  No Heritage Impact Assessment has been provided. We consider that 
introducing buildings of this detailing and height to the edge of the Smithfield 

Car Park, adjoining the cricket ground, would detract from the openness of the 
street scene and could be detrimental to the nearby Bridgnorth Conservation 
Area. 

 
iv. We further note the loss of car parking that the proposal entails. Whilst we 

accept that the land is privately owned and there appears to be no obligation 
on private owners to provide public car parking, we do consider that there is 
likely to be an excess of car parking demand over supply in Bridgnorth at peak 

periods and feel that Shropshire Council should review this and put an 
appropriate transport and parking strategy in place for Bridgnorth as a priority. 

 
4.2 Worfield & Rudge Parish Council (adjoining parish) – Objection. The Parish Council 

wishes to object to this application on the grounds that: 

 

 larger corporate care companies (such as this applicant appears) are 

threatening the business of local care suppliers situated in Worfield & Rudge 
Parish and we worry for the economic challenges they may face as a result of 
applications such as this. 

 There are ever concerning needs for more homes for younger people, 
particularly young families in the area and this development does not support 

that need. 

 We are very concerned by the proposed loss of parking spaces in the town 

area of Bridgnorth. 

 Infrastructure such as the medical practices in the area will suffer as a result 
of this type of housing. 



 
 

 35% of the local economy is received through hospitality and it is felt that this 
will suffer as a result of this application also. 

 
4.3 Astley Abbotts Parish Council (adjoining parish) – Objection. Astley Abbotts Parish 

Council object to the development of the Old Smithfield car park for the following 
reasons: 
 

i.  Loss of car parking for a busy market town. The application makes no mention 
of the economy of Bridgnorth. 

 
ii.  There is no evidence in the application that there is a need for another care 

home in Bridgnorth. There is a claim the area is prime for such a home but no 

statistics or evidence to support this claim. 
 

iii.  The site is a busy site with the delivery site for the supermarket one side, 
cricket club another and doctors surgery and hospital on a third. The fourth 
side appears to be going to be carpark. The site is not going to be tranquil for 

residents.  
 

iv.  The site is also close to four schools. Three of which generate noise at 
playtimes and at the beginning of the school day and end of the school day. 
More disturbance for residents of a care home. 

 
v.  Whilst there is evidence of public transport to Bridgnorth and around it there 

are vast areas of the surrounding area who have no bus service including 
parts of Astley Abbotts Parish. It is simply not possible to use public transport 
to do carry out many day-to-day duties. 

 
4.4 Shropshire Community Health NHS Trust (11/6/21) – Holding objection. A 

consultant for the Trust has written advising that a S106 contribution of £81,740 
(index linked) should be secured in order to fund the level of additional healthcare 
provision likely to be required by occupants of the proposed facility for the first 2 

years. This is based on the Trust’s assessment of the level of healthcare required 
by occupants of equivalent facilities in Shropshire. Without this the Trust considers 

that the development would not be sustainable as it would place an unacceptable 
additional strain on local healthcare facilities. The full wording of the consultant’s 
letter is reproduced in Appendix 2. 

 
4.4ai. SC Conservation (26/11/21) - Objection - These comments supplement those 

previously submitted on 2/6/21 where there were objections with regards to the 
proposed layout, design (lack of appropriate detailing and local distinctiveness), 
along with the lack of a Heritage Impact Assessment (HIA). 

 
   ii. With regards to the proposed, it is disappointing that the proposed layout has not 

been amended to a more intimate 'U' shaped courtyard/mews type arrangement 
which is more typical of Bridgnorth with the presence of long medieval burgage 
plots, where that would also bring the opportunity for better public realm, public 

open space, pedestrian and cycling provision and being able to break the parking 
up. Having consulted one of the 3D visuals, there is concern that the parking 

consists of one significant mass, dissected from the main block by a fence that 



 
 

doesn't seem to make pedestrian access straightforward in terms of overall 
legibility, where the overall site needs to be more coherent. There is also concern 

with regards to legibility and that there needs to be more of a sense of arrival, 
where the layout needs to be amended to enhance this aspect. 

 
   iii. Some of the proposed design details have certainly been improved with regards to 

having slight recesses in the brickwork and having a mixture between brick or 

render, though this may be aided by having subtle different brick types and 
textures. There are concerns with the end treatments with regards to it being 

hipped (where it should be gabled), where there are blank elevations. This could be 
enhanced by having false type recessed window openings with matching 
segmented headed brickwork articulation. 

 
   iv. Also the HIA is also still absent - whilst the site lies outside of the conservation 

area, it is considered that the proposal would have some impact upon its character 
and appearance as well as the setting of adjacent listed buildings. 

 

   v. Overall whilst it is acknowledged that the proposal has been improved with regards 
to some of the proposed architectural detailing such as window details (sills etc), 

there are still outstanding concerns especially with regards to the design of the 
proposed layout of the site and lack of HIA, where objection is upheld as previously 
submitted. 

 
4.4bi. SC Conservation (26/11/22) - Having consulted the submitted Heritage Statement 

and the Design Justification letter, along with the revised drawings, there is still 
considerable concern with regards to the overall proposed footprint and layout, 
along with the design (hipped roofs and proposed width of entrance atrium area) 

has not been amended sufficiently. Whilst it is acknowledged and understood that 
there are certain constraints with regards to the effective management of these type 

of buildings, there is remaining concern with regards to the proposed layout and 
design of the building. Also having consulted the proposed visual of the ball catcher 
fence including the inclusion of PV panels on the building (particularly along the 

front facing elevations) compounds existing concerns. With regards to the 
submitted Heritage Statement, there is general concurrence that the existing gap 

site is not satisfactory and is capable of redevelopment with scope for 
enhancement, given past approval for redevelopment of this site (retail scheme) in 
2016, though it is difficult to give direct or fair comparisons given the different type 

of buildings and their proposed use, where the policy background has also changed 
from 2016 especially with regards to design. However, there is disagreement with 

regards to potential impact to the existing character and appearance of the 
conservation area, along with the relevant setting of listed buildings. Overall it is 
considered that the proposed ball catcher fence and PV panels could have 

particular visual impact and harm, including from potential long-range views. 
 

   ii. The proposed brick wall topped with railings on the revised site plan is noted along 
on the 3D visuals, though this may benefit from a separate technical/construction 
drawing. However there is concern with regards to the legibility and access from the 

car park to the entrance where an appropriate gap should be made so that there is 
more direct pedestrian access to the drop off point. 

 



 
 

   iii. Overall whilst previous objection with regards to the lack of a Heritage Impact 
Assessment (HIA) is effectively withdrawn, there is objection with regards to the 

proposed design and layout of the building and the site, along with impact upon 
setting of the conservation area and listed buildings as previously submitted, where 

it is considered to consist of 'less than substantial harm (as defined under 
paragraph 202 of the NPPF). 

 

4.5i. SC Archaeology (no objection) - The proposed development site is located on the 
edge of the Medieval town of Bridgnorth (Shropshire Historic Environment Record 

[HER] PRN 06044) as defined by the Central Marches Historic Towns Survey and a 
group of tenement plots to the west of High Street and north of Whitburn Street 
(PRN 05644 & 05645). The site of a post medieval Ropewalk and associated 

buildings (PRN 06929), which presumably made ropes for the barge trade, also lies 
to the southeast of the proposed development site. The proposed development site 

can therefore be deemed to have some archaeological potential, and any below 
ground archaeological remains may be impacted on by groundworks associated 
with the proposed development. 

 
   ii. In the light of the above, and in relation to Paragraph 199 of the NPPF and Policy 

MD13 of the SAMDev component of the Shropshire Local Plan, it is advised that a 
programme of archaeological work be made a condition of any planning permission 
for the proposed development. This programme of archaeological work should 

comprise a watching brief during ground works - including trenching for services 
and drainage - associated with the development. A Written Scheme of Investigation 

(WSI) for a programme of archaeological work (RPS Consulting, January 2021, 
JAC27024) has been submitted with this application and is considered acceptable. 
An appropriate condition is recommended. 

 
4.6 SC Regulatory Services (No objection) - I would recommend that if permission is 

granted that a condition requiring that the acoustic insulation scheme for the 
proposed development as detailed in section 4 of the submitted David Garritt noise 
report and the provision of 2m high barrier fencing on the western boundary as 

recommended in section 7 of the report are implemented prior to occupation of the 
care home. 

 
4.7 SC Drainage (12/05/21) - No objection subject to surface and foul water drainage 

condition and the following comments:  

 
   i. The discharge rate calculations from the site for different storm events have not 

been provided. The site is classed as brownfield, therefore a 50% betterment to the 
current surface water flows should be provided in accordance with Shropshire 
Council requirements. The use of soakaways should be investigated in the first 

instance for surface water disposal. The betterment requirement will be assumed to 
have been achieved if all surface water is disposed of via soakaways. Percolation 

tests and the sizing of the soakaways should be designed in accordance with BRE 
Digest 365 to cater for a 1 in 100-year return storm event plus an allowance of 40% 
for climate change. Full details, calculations and location of the percolation tests 

and the proposed soakaways should be submitted for approval. Surface water 
should pass through a silt trap or catchpit prior to entering the soakaway to reduce 

sediment build up within the soakaway. 



 
 

 
  ii. If soakaways are not feasible, drainage details and calculations to limit the 

proposed discharge, for the 1 in 100-year, 6 hour rainfall event must be constrained 
to a value as close as is reasonable practicable to the greenfield runoff volume for 

the same event as in accordance with the Non- Statutory Technical Standards for 
Sustainable Drainage Systems should be submitted for approval. The attenuation 
drainage system should be designed so that storm events of up to 1 in 100 year + 

40% for climate change will not cause flooding of any property either within the 
proposed development or any other in the vicinity. 

 
   iii. Full micro-drainage simulation calculations should be submitted for approval. 
 

   iv. Details of the variable/ complex hydrobrake and chamber should be provided. 
 

4.7i. SC Trees: No objection. I agree with the findings of the Arboricultural Report (ACS 
Consulting, November 2020) in that I consider the loss of 19 category 'C' trees of 
small size and generally low quality from within the existing car park to be an 

acceptable loss, providing new trees and shrubs are planted as appropriate, as part 
of a high-quality landscape scheme secured with any approved development. 

However, I do have concerns regarding the loss of 4 category 'B' trees, which, 
along with high quality category 'A' trees, Shropshire Council generally seeks to 
retain and protect within a proposed development. I would raise the question as to 

whether a slight amendment to the layout around the site access might be feasible, 
to allow the retention of the two category 'B' maple trees that flank the existing 

access (T20 and T47). These two semi-mature trees provide an attractive gateway 
to the site and it would be a shame to lose them unless absolutely necessary. (If 
retention of these trees was possible, the site layout, tree protection plan and 

arboricultural method statement would need to be amended accordingly). 
 

   ii. I consider the key arboricultural issue to be the line of mature lime trees with the 
occasional maple that runs alongside the northern site boundary, identified as 
group G1 in the Arboricultural Report. This group of trees is located on the cricket 

ground and from my site visit the canopies extend over the proposed development 
site by up to 6m from the site boundary. In the Arboricultural Report the group has 

been designated as category 'B' on its arboricultural and landscape values, but I 
consider the row of trees collectively to be a very important feature in the local 
landscape and would therefore accord the group a category 'A' status for its 

landscape value.  
 

   iii. The impacts of the proposed development on group G1 during construction include 
access facilitation pruning and removal of existing hard surface (tarmac car park) 
and soft landscaping within the root protection area (RPA). The former comprises 

crown lifting to provide 3m ground clearance and I have no objection to this. 
Appendix 2 of the Arboricultural Report provides a method statement for the break-

out by hand of the hard surface within the construction exclusion zone of G1, 
followed by ground protection using 'Tuff Trak' over a sharp sand blinding. Again, I 
have no objection to this proposed methodology, which if followed correctly should 

ensure no damage is caused to roots of trees within G1. Indeed, suitable 
amelioration of the ground and conversion to soft landscaping could enhance the 

rooting environment on this side of the row of trees. 



 
 

 
   iv. However, I cannot see any submitted details as to how landscaping works are to be 

carried out within the RPA of G1 or other retained trees. The potential exists for any 
ground works to damage tree roots and therefore I would recommend the 

information be provided within a further method statement, or as part of detailed 
landscape plans. I would also recommend comprehensive details be provided as to 
ground preparation and planting pit specification for any new tree planting. The 

ground under the former car park is likely to provide a hostile rooting environment 
and will require substantial amelioration prior to planting. I would anticipate the use 

of load bearing structural soil cells, or similar approach, coupled with an air and 
water permeable surface dressing, in order to provide sufficient soil volume and 
adequate rooting environment for new trees within a hard surface. 

 
   v. I note from the site plan (WV16 4EN A-03) that the proposed care home comes at 

its closest to 10m from the northern site boundary. As stated above, the canopy 
from group G1 was observed to extend up to 6m over the site boundary, leaving 
potentially only 4m between the building and the crowns of the trees, at their 

current size. I would generally consider this an insufficient amount of space to 
achieve a lasting successful juxtaposition between trees and a residential 

development. However, I note from the floor plans that the central part of the care 
home, which is closest to the trees, on each floor comprises a lounge / dining area 
and the 'chevron' nature of the design means that the residential wings of the 

development get progressively further away from the trees. For this reason I do not 
object to the proposed layout on arboricultural terms. 

 
   vi. I would recommend attaching tree protection and landscaping conditions to any 

permission granted. 

 
4.8 SC Ecologist:   No objection. Site is an existing car park and significant trees are 

being retained as part of the scheme. Condition to secure gains for biodiversity and 
informatives are recommended (included in Appendix 1).  

 

4.9 SC Highways - No objection (comments to be included in additional representations 
report). 

 
4.10 Sport England (1/11/22) Objection.  
 

   i. Many thanks for re-consulting Sport England on this application. From what I 
understand, the applicant has not made any design changes to the application 

since Sport England last commented on this application. They have provided a 
further supporting statement (attached) dated 11th October 2022. This covers 
various points, many of which do not relate to Sport England’s comments. In 

respect of Sport England’s objection, they express the view that the risk of ball 
strike is very limited (as per our previous comments, we disagree). Specifically, 

they comment that the following would provide mitigation: 
 

 Increased tree planting on the boundary with the cricket club 

 Toughened glass to all windows on the north facing elevation on the first and 
second floors. This will be laminated glass of a thickness between 100–120 mm 



 
 

bonded together with polyvinyl butyral, polyurethane or ethylene-vinyl acetate 
(exact specification to be agreed). 

 Ball stop netting over the outdoor amenity space (fitted to a timber pergola type 
structure as shown on drawings WV16 4EN - A-03 (Rev B) - PROPOSED SITE 

PLAN, WV16 4EN - A-06.5 - 3D VIEW and WV16 4EN - A-06.6 - 3D VIEW and 
pictured below. The netting would be made from 2mm x 50mm square mesh, 
black polypropylene border cord, sewn to edges for extra strength and would 

remain in situ as a permanent fixture. 
 

   ii. Our comments are as follows: 
 
 Increased tree planting on the boundary with the cricket club 

 Tree planting is not an effective form of mitigation against ball strike as it cannot 
provide an impenetrable barrier that would prevent a cricket ball entering the 

development. 
 

 Toughened glass to all windows on the north facing elevation on the first and 
second floors 

 We note that a written specification has been provided. Can the applicant 

demonstrate that this specification would be effective to withstand the impact of 
a cricket ball strike? 

 The applicant has not addressed the points we raised below regarding open 
windows, replacement window units etc. 

 

 Ball stop netting over the outdoor amenity space 

 We note that a written specification is provided for the netting with confirmation 

that this would be fitted over the pergola. We remain concerned that the plans 
and images still do not show this netting. The applicant has not addressed our 

point raised below regarding the impact on the unprotected areas of garden 
outside the pergola 

 

   iii. The applicant has not addressed our point regarding the potential impact of 
damage to the proposed solar panels on the north side of the roof structure (or the 

potential risk of injury to residents sitting below). We remain of the view that the 
mitigation being put forward would not be sufficiently effective to address the issue 
and so we have to maintain our objection. 

 
 Note, the applicant has provided further information in response and SE has been 

reconsulted. Any further response from SE will be reported to the committee. 
 
4.11 Councillor Christian Lee (Bridgnorth) has been informed of the proposals. 

    
 Public Comments 

 
4.12 The application has been advertised in accordance with statutory provisions. 208 

representations have been received against the proposals. The main issues of 

concern can be summarised as follows:  
 

   i. Effect on existing health services: What evidence is there that the majority of the 
residents will be local (within 3 miles) so there will be no impact on GP services. the 



 
 

only way that LNT will be able to recruit staff will be by poaching the staff of other 
local care homes. 

 
   ii. Parking: What evidence is there that 24 parking spaces will be enough for 60 staff 

and 66 residents at peak times? A new parking survey should be conducted, at 
peak times, now that half of the car park has been barriered off. The building of the 
care home will take away 144 existing car parking spaces from the Old Smithfield 

car park. This would leave 136 car parking spaces for the general public. The main 
concern is one of the difficulty in parking in Bridgnorth especially on Fridays, 

Weekends; Bank holidays; Easter and Christmas. There are problems with the 
influx of tourists and visitors during the summer. On Saturdays (and part Sundays) 
Meredith's Yard car park holds a market. The car park is used by St Johns School 

for dropping off and collecting pupils. They have currently been stopped from doing 
this which exacerbates the problem at the Innage Road car park. LNT proposes a 

social care facility involving the local community. This would mean more car parking 
space needed for dependents and their carers over and above the 24 car parking 
spaces used by LNT staff and visitors. The public Car Park by Sainsbury's would be 

severely compromised by this development and the reduction in available car 
parking spaces. The car parking situation in Bridgnorth is dire especially at 

weekends and in the spring and summer. The District Plan of 1994, anticipating the 
supermarket development, stated "... the Smithfield area has considerable potential 
for meeting a significant proportion of the current and future parking needs of the 

town centre for shoppers, workers and visitors. It is considered that this potential 
should be maximised where possible". A lot has changed since 1994 but the 

importance of car parking to the economic viability of the town has only increased. 
There is already very limited parking available for visitors to our town and they will 
be driven away to outlying districts to shop, eat and socialise if this development 

goes ahead. In addition, where would patients park when having to visit the medical 
facilities, including Murray's pharmacy? We have a growing ageing population in 

Bridgnorth who cannot be expected to trek for miles when needing to see a doctor 
or pick up a prescription. Likewise parents with poorly children. 

 

   iii. Design: The new outdoor pergola, covered in netting, doesn't seem like the most 
attractive situation for elderly and vulnerable residents. The location, next to a 

cricket club, is not the best place for a care home. Objections have been received 
to the scale of the proposed ball strike fence (this element has now removed from 
the design). 

 
   iv. Cricket ball strike: The applicant’s suggestion that the proposals would protect the 

public from ball strike issues should be removed. There is no guarantee that cricket 
balls are prevented from entering the space of the Care Home. It only takes one 
ball to harm a vulnerable person. 

 
   v. Location unsuitable: The site is on the edge of the designated town centre which is 

quite unsuitable for a care home and would be better built away from the town 
centre. The development plan for Bridgnorth will contain several better sites which 
are sequentially preferable to this use of a badly needed car park. A care home on 

this site presents no benefit to the community whatsoever. Care homes can be 
sited absolutely anywhere, we don't need one on the Smithfield site. 

 



 
 

   vi. No community benefits: The decision to allow five retail shops in the last application 
should not be a reason for the current application to be approved . It was estimated 

then that the impact of 5 retail shops would have a beneficial financial input on the 
economy of Bridgnorth. There will be no income generated here except for the 

owners of the care home facility. The section dealing with economic growth and 
benefits to the economy are mostly bound around the construction phase, which 
will be short lived and the ongoing period would be solely related on the benefits to 

the local economy through employment. However on the basis that they expect the 
employees to come from the local area these persons would already be 

contributing to the local economy so there would be no advantage. 
 
   vii. Questioning need: LNT Report states there is an 'under supply ' in the provision of 

care beds. I would argue there is an over-supply. In Bridgnorth we have the 
following facilities within a 10 mile radius Oldbury Grange Arden Grange Rectory 

Cove Danesford Grange. Lady Forester Nursing Home. Lake View Innage House. 
Plus 10+ in the Telford area. 

 

   viii. Overlooking: The plan of the three-story building overlooks St Johns Catholic 
School in Innage Gardens. Some inhabitants may be infirm or demented BUT there 

would be residents and staff who will be able to view the schools playing field from 
a three storey building. 

 

4.13i. Campaign to Protect Rural England (objection): This is the wrong site and place for 
a retirement home. The applicant has already informed parents of a nearby school 

that they can no longer drop off or collect children from school. Where are they to 
go? The applicant has also stated that the few limited car park places left will not be 
available after 8.00 pm. What town do you know that closes at 8.00 pm? Will staff 

at the Bridgnorth Hospital have to leave wards unattended in order to move their 
only transport to where? No consideration whatsoever has been given to the 

numerous communities in the Bridgnorth District, near the borders who only have 
cars as transport, who have Bridgnorth as their town for services and goods. 

 

   ii. The thousands of people will be forced to get supplies from over the borders into 
other counties taking much needed revenue out of Shropshire. The carrot has been 

dangled saying the Home will provide 50 new jobs. These will be odd shift hours, 
low pay that will not even cover transport costs, let alone the lowest Bridgnorth rent. 

 

   iii. Despite opposition building was allowed on the other side, next to the Hospital wall 
and this latest application will dwarf and hem the Hospital in. The blood donor 

sessions are well recorded for attendance, and people travel in and park at the 
Smithfield car park at present. 

 

   iv. Schools, Churches, Leisure Centre, Theatre, Cinema, The Haydn Festival, Choirs, 
Bands, musicians and the Severn Valley Railway, especially the war time events, 

when thousands attend- all need the parking spaces at Smithfield. All these events 
are well established. long before this applicant came to the fore. Parking is a major 
problem now and any loss of a single car parking space will be a disaster for 

Bridgnorth. 
 



 
 

   v. The Bridgnorth Chamber of Commerce & traders have no money left in order to 
have a legal person to represent them. They are struggling to pay for the park and 

ride. Residents and others have already donated to keep the youth centre open for 
perhaps another year, because the Unitary Authority removed all the funding. A 

more suitable place for the Home would be the Westgate Office site. No proof has 
been given that another large retirement Home is needed in Bridgnorth. On these 
grounds the application is strongly opposed. 

 
4.14i. Bridgnorth Cricket and Hockey Club (21/2/22): Bridgnorth Cricket and Hockey Club 

has been made aware that an amendment to Planning Application No 
21/01963/FUL (PP-08834588) has been submitted for the erection of a 28-metre 
high net on its land, via with drawing WV16 4EN -A-09 and report LSUK.21-0629, 

both of which were sponsored by the applicant. Please be aware that this 
amendment to the Planning Application has been submitted unilaterally without any 

recourse to, or approval of, Bridgnorth Cricket and Hockey Club. 
 
   ii. Please note that Bridgnorth Cricket and Hockey Club agrees with the statements 

made by Sport England against this amendment, and also objects to the 
amendment. It not only directly impinges on our playing area, but will directly impact 

on existing trees that are already subject to Tree Preservation Orders (TPOs). 
Cricket has been played at this venue without issue for over 150 years. 

 

 Note: The proposed netting has now been removed from the proposal. 
 

5.0 THE MAIN ISSUES 
 

 Planning and policy context 

 Need / justification 

 Design  

 Heritage 

 Parking 

 Cricket ball strike 

 Other environmental issues; 

 
6.0 OFFICER APPRAISAL 
 

6.1 Planning and policy context: 
 

6.1.1 National Policy: The National Planning Policy Framework (NPPF) is a key material 
planning consideration. The NPPF supports directing development towards 
sustainable locations and the introduction of a mix of uses to create vitality and 

diversity. Preservation of the character and quality of townscape is stressed and 
high-quality design is required to ensure that places are attractive, useable, durable 

and adaptable. The NPPF is placing significant weight on the need to support 
economic growth through the planning system. 

 

6.1.2 Para 80 of the NPPF reads: “Planning policies and decisions should help create the 
conditions in which businesses can invest, expand and adapt. Significant weight 

should be placed on the need to support economic growth and productivity, taking 
into account both local business needs and wider opportunities for development. 



 
 

The approach taken should allow each area to build on its strengths, counter any 
weaknesses and address the challenges of the future.” The applicant advises that 

the proposals would generate additional employment and economic growth in the 
area, whilst providing a social care service. 

 
6.1.3 The NPPF supports the Government’s objective of significantly boosting the supply 

of homes, and paragraph 61 states that “… the size, type and tenure of housing 

needed for different groups in the community should be assessed and reflected in 
planning policies (including, but not limited to, those who require affordable 

housing, families with children, older people, students, people with disabilities, 
service families, travellers, people who rent their homes and people wishing to 
commission or build their own homes.” It emphasises the importance of good 

design in making places better for people to live in. The applicant advises that the  
proposals aim to address the present and future needs of an ageing population and 

contribute to the provision of a range, quality and choice of accommodation within 
the local community.  

 

6.1.4 The NPPF states that planning applications that secure sustainable economic 
growth should be treated favourably and proposals should be accessible by a 

choice of means of transport/modes of travel. The applicant states that the 
proposals aim to maximise the use of sustainable modes of transport which are 
accessible due to the sites accessible location and to minimise the need to travel, 

by encouraging users of the care home both in terms of residents and staff to come 
from the local area. 

 
6.2 Development Plan Policy: 
 

6.2.1 Core Strategy: The Adopted Core Strategy Policies Map confirms that the Site is 
within the Development Boundary for Bridgnorth, adjoins the Town Centre 

boundary and is not subject to any other designations. Policy CS1 (Strategic 
Approach) sets out that Market Towns including Bridgnorth will maintain and 
enhance their traditional roles in providing services and employment. The applicant 

advises that the proposed development will provide an important community 
service as well as employment, and therefore adheres to this policy. 

 
6.2.2 Policy CS3 (The Market Towns and Other Key Centres) advises that Bridgnorth will 

provide a focus for development within the constraints of its location on the edge of 

the Green Belt and on the River Severn. The town also acts as a key service centre 
for a sizeable hinterland which the, the applicant states, proposed care home would 

also serve.  
 
6.2.3 Policy CS6 (Sustainable Design and Development Principles) highlights that all 

development will be designed to a high quality using sustainable design principles, 
to achieve an inclusive and accessible environment which respects and enhances 

local distinctiveness, and which mitigates and adapts to climate change. The 
applicant has submitted a Sustainability Statement which sets out the measures 
that will be taken to secure sustainable design, construction and operation of the 

proposed development. 
 



 
 

6.2.4 Policy CS7 (Communications and Transport) requires sustainable development to 
include for the maintenance and improvement of integrated, accessible, attractive, 

safe and reliable communication and transport infrastructure and services. The 
applicant states that the proposals comply with this policy due to the accessible 

location and the proposed Travel Plan. 
 
6.2.5 Policy CS8 (Facilities, Services and Infrastructure Provision) promotes the 

development of sustainable places with safe and healthy communities where 
residents enjoy a high quality of life. The applicant states that the proposed care 

home will meet an identified community need, providing a valuable community 
service and would be in an accessible location. 

 

6.2.5 Policy CS13 (Economic Development, Enterprise and Employment) supports the 
revitalisation of Shropshire’s Market Towns, developing their role as key service 

centres, providing employment and a range of facilities and services accessible to 
their rural hinterlands, in accordance with Policy CS3. Policy CS15 (Town and 
Rural Centres) states that Bridgnorth will act as a Principal Centre to serve local 

needs and wider service/employment needs of communities within their spatial 
zone. The applicant states that the care home would provide up to 60 local jobs and 

would also act as a catalyst for economic growth. Local businesses and services 
would be utilised by the home, both during construction and once operational. 

 

6.2.7 Site Allocations and Management of Development (SAMDev) Plan (2015)  
 Policy MD2 – Sustainable Design – advises that must amongst other matters 

respond positively to local design aspirations; contribute to and respect locally 
distinctive or valued character and existing amenity; embrace opportunities for 
contemporary design solutions, which take reference from and reinforce local 

distinctiveness. The applicant states that the development is intended to enhance 
the area with design details echoing the local vernacular. 

 
6.2.8 Policy MD8 – Infrastructure Provision – advises that development should only take 

place where there is sufficient existing infrastructure capacity, or where the 

development includes measures to address a specific capacity shortfall which it has 
created, or which has been identified. The applicant states that the proposed 

development is in a sustainable location on the edge of the town centre where it will 
benefit from existing infrastructure. The applicant has also agreed to make a 
financial contribution towards the cost of healthcare provision in the local area, to 

be secured by a Legal Agreement. 
 

6.2.9 Emerging policy: An Inquiry is currently taking place into the emerging Shropshire 
Local Plan which will supersede the Core Strategy and SAMDev plans once 
adopted. The plan retains the role of Bridgnorth as a key Market Town providing a 

wide range of goods and services. There are no emerging spatial policies which 
would suggest that the site is inappropriate for the proposed use.  

 
6.2.10 Planning history: The site is on previously developed brownfield land and benefits 

from planning approval 16/02739/FUL for Erection of 5 retail units, car parking, 

reconfigured access, landscaping and associated works which was approved on 13 
Jun 2018. The permission was approved following a call in by the Secretary of 

State. Whilst it lapsed in 2021 it forms a relevant context to the current application.   



 
 

 
6.2.11 Policy conclusion: The site is located in an edge of centre location just outside of 

the retail centre of Bridgnorth. The proposed care home represents a form of 
residential development which is not considered inappropriate in this location, 

having regard to the Council’s adopted housing policy. The proposals will give rise 
to economic development and employment opportunities. The accessible / 
sustainable central location also improves access to the range of goods and 

services available within the town centre.  
 

6.2.12 Some objectors have expressed concerns that the proposals could be located 
elsewhere in a less central location. However, the applicant has justified the choice 
of this particular site and it is necessary to consider the current application on its 

merits. 
 

6.2 Need /Justification: 
 
6.2.1 The applicant advises that market research has identified this area as suitable for a 

new care home, and as having an undersupply in the provision of care beds. The 
site has good accessibility to public transport, amenities and services, both in the 

local vicinity and in Bridgnorth centre with its supermarkets, transport links, leisure 
and shopping facilities. 

 

6.3 Design:  
 

6.3.1 The building is designed to be of a more traditional nature and will incorporate 
materials such as brick, render and weatherboard cladding, with detailing and 
features that reflect the character of the area whilst also providing variety, interest 

and articulation to the elevations. The main roof is proposed in grey tiles to reflect 
the character of many of the properties in the vicinity of the site. The nature of the 

use means that the window pattern has some repetition; however the recessed 
nature of the windows as well as the artstone cills and vertical brick piers will 
provide interest and articulation to the elevations. 

 
6.3.2 The building would have ‘active’ elevations and frontages being occupied at all 

times of the day. There would be a clear distinction between public and private 
space through the use of an appropriate boundary treatment. The main entrance is 
situated on the south facing elevation, overlooking the drop off area and car park 

beyond. The design allows the car park and access to be overlooked by the office 
and reception, increasing security as well as being practical and convenient in 

terms of the day-to-day operation of the home.  The main entrance is situated on 
the internal courtyard area of the chevron shaped design, which provides a sitting 
out area/terrace for the café located in the main reception area and a balcony area 

for the tea-room on the first floor. 
 

6.3.3 The building is positioned to allow the main lounges at the centre of the building to 
maximise the views from the site across the cricket pitch to the west, whilst also 
allowing the residents a view over the car park, Old Smithfield and the market place 

with its associated activity and movement beyond. The smaller, end of corridor 
lounges which are located to the east of the site will also have a pleasant outlook 

over the landscaped gardens and towards the hospital. An attractive enclosed 



 
 

private garden/amenity space is provided for future residents of the facility and 
ground floor bedrooms on the northern elevation have direct access to the garden.  

 
6.3.4 There is adequate distance to adjoining boundaries to prevent any undue or 

unacceptable overlooking or overshadowing. There are no residential properties 
immediately adjacent to the site therefore there will be no loss of residential 
amenity. The applicant states that the proposed building has been designed to a 

high quality in accordance with both local and national planning policy. 
 

6.3.5 There will be significant amounts of landscaped amenity space around the care 
home and the building would directly overlook these spaces and have access to it 
from the ground floor lounges, main and secondary entrance, and some residents’ 

bedrooms. 2,717 square metres of external amenity space would be provided 
which equates to a ratio of some 41m² per resident. New trees and shrubs would 

be suitably managed and protected. The existing trees on the northern boundary 
would be protected and maintained. 

 

6.3.6 Design - Sustainability: The applicant advises that the building is designed around 
the operational needs of a care home, balancing experience gathered over 

decades of managing such uses with respect for the character of the site and its 
surroundings. Operationally, individual rooms exceed a minimum size with 
adequate communal space and facilities for residents. A series of lounge spaces; 

assisted bathrooms; and associated staff facilities are provided. The proposed 
design allows for a central ‘hub’ area with lounge and dining facilities that are an 

easily accessible distance from bedrooms in both wings of accommodation and on 
each floor. 

 

6.3.7 It is stated that old care stock is becoming increasingly obsolete, accelerated by 
COVID 19, and much greater emphasis is being placed on the economic ability to 

continue to run the homes amongst rising energy prices. Steps have been taken to 
reduce energy demand. Externally the building has been designed with glazed 
areas to maximise access to natural light and to minimise energy requirements for 

lighting and heating in communal areas. All glazing would be specified to minimise 
heat loss and excessive solar gain. Other glazing in the corridors and stairwells will 

provide natural light into circulation areas, reducing the level of artificial lighting 
required. 

 

6.3.7 Low energy luminaires and occupancy sensors would be used throughout the home 
in the communal areas, corridors, bathrooms, toilets and en-suites to minimise 

energy used. There would also be a control centre which will enable areas within 
the building to be isolated at night to further minimise energy use.  

 

6.3.8 High levels of insulation will be provided to reduce the consumption of energy 
required for heating. The Building Regulations submission provides the Simplified 

Building Energy Model (SBEM) calculations relating to the energy efficiency of the 
building including the heating, lighting and orientation of the building. This requires 
a 10% increase in efficiency of the target provided for the building. 

 
6.3.9 Ground Source Heat Pumps are proposed to provide heating and comfort cooling 

to the building, as well as assisting with hot water provision. Since the submission 



 
 

of this application last year, LNT now also include photovoltaic panels on all care 
homes. The proposed PV panels would be integral to the roof of the care home, 

sitting flush with the roof covering rather than protruding above. The PV panels 
would be in addition to the Ground Source Heating system, which forms part of the 

original proposals. The applicant advises that the new specification enables the 
company to be the first care home developer and operator running purely off green 
energy, potentially operating at zero energy costs for future care providers with 

surplus energy stored on site in a battery to be used later or fed back into the grid. 
 

6.3.10 Some representations object to the scale of the proposals and the loss of openness 
relative to the existing car park. However, the previous approval for retail buildings 
on this plot forms a relevant context. The building would be seen against the 

backdrop of mature trees on its northern margin and is not considered to be out of 
scale with the structures which adjoin it including Sainsburys to the south and the 4-

storey hospital to the north. The sustainability credentials of the proposed building 
are noted and welcomed.  

 

6.3.11 Some representations object on the basis that there may be overlooking of the 
playing field of St Johns Primary School from upper floor windows. The nearest 

upper storey windows are approximately 30m from the school playing field and 
views are restricted by the adjoining Bridgnorth Medical Practice building and 
mature trees and hedging on the site boundary. As such there is not considered to 

be an overlooking issue.  
 

6.3.12 Overall, it is considered that the design of the proposed building is not inappropriate 
in this edge of centre location. (Core Strategy Policies CS5, CS6, CS17, SAMDev 
Policies MD12, MD13) 

 
6.4 Economic Benefits: 

 
6.4.1 The applicant advises that as well as meeting a housing need by providing a home 

for 66 local older people in need of care, the proposed development would also free 

up market value housing in the local area. Between 50 and 60 new jobs would also 
be created, with additional employment and opportunities being available to local 

businesses during the construction phase, as well as a multimillion-pound 
investment in the local economy. The economic benefits of the proposals are noted 
and weigh in favour of the proposals. (Policy CS13) 

 
6.5 Heritage:   

 
6.5.1 Section 194 of the NPPF advises that ‘in determining applications, local planning 

authorities should require an applicant to describe the significance of any heritage 

assets affected, including any contribution made by their setting’. The level of detail 
should be proportionate to the assets’ importance and no more than is sufficient to 

understand the potential impact of the proposal on their significance. In determining 
planning applications, local planning authorities should take account of: 

 

 the desirability of sustaining and enhancing the significance of heritage assets 
and putting them to viable uses consistent with their conservation; 



 
 

 the positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality; and 

 the desirability of new development making a positive contribution to local 
character and distinctiveness. (NPPF 197). 

  
6.5.2 When considering the impact of a proposed development on the significance of a 

designated heritage asset, great weight should be given to the asset’s 
conservation. The more important the asset, the greater the weight should be. 
(NPPF 132). Where a development proposal will lead to less than substantial harm 

to the significance of a designated heritage asset, this harm should be weighed 
against the public benefits of the proposal, including securing its optimum viable 

use. (NPPF 134). 
 
6.5. 3 The site is 80m from the nearest part of the Bridgnorth Conservation Area and its 

associated listed buildings (see plan 1). However, any inter-visibility is very 
limited,and the site would be seen in the context of an existing parking area and 

Sainsburys. A Heritage Appraisal concludes as follows:  
 

 The proposed development is not detrimental to the elements of the town 

identified in the Conservation Area Appraisal and the development of the site 
would eliminate the negative impact upon the conservation area caused by the 

gap in the frontage and poor condition of the car park. The redevelopment of 
the site intensifies the variety of uses in the area that in turn helps enhance the 
character of the area and the town centre and provides a suitable urban scale 

and density of built form for the area. 

 The use of materials and design features appropriate to the area help 

assimilate the building into the surroundings, reflecting the character and 
appearance of the conservation area. 

 It is considered that the proposed scheme will enhance the area and respond to 

the built form that currently exists.  

 It is considered that the proposal is in line with the requirements of the NPPF 

and the use of local materials and inclusion of architectural features which 
appear throughout the town assimilates this development further with its 

surroundings.  
 
6.5.4 SC Conservation consider that the amended design would be preferable as a more 

intimate 'U' shaped courtyard/mews and with a greater sense of arrival. They 
acknowledge that some of the proposed design details have certainly been 

improved with regards to having slight recesses in the brickwork and having a 
mixture between brick or render. They have reservations about the hipped end 
treatments and would prefer them to be gabled. A previous objection on lack of a 

heritage impact assessment has now been resolved.  
 

6.5.5 The reservations of the conservation officer are noted. However, these are not 
objections. Conservation only maintained an objection on the absence of a Heritage 
Impact Assessment which has since been provided. The need for a functional 

design which confirms with the applicants’ operational criteria for internal and 
external space is also recognised. In this respect the design of the proposed care 

facility is considered acceptable on balance. The comments of the Heritage 
Assessment on . (Core strategy policy CS15,  SAMDev Policy MD13). 



 
 

6.6 Highways and parking: 
 

6.6.1 A significant number of the objections received in relation to the proposals relate to 
concerns about loss of existing parking provision which has been provided 

previously by the site. However, the site is privately owned, and the parking can be 
withdrawn at any time by the landowner. In deciding to approve a previous 
application for retail developments at the site (permission reference 16/02739/FUL) 

the Secretary of State agreed with the previous Planning Inspector that although 
the proposal would result in a reduction in car parking from current levels and would 

bring with it an increased demand, the impact of the proposal in terms of car 
parking reduction would not be significant in retail terms. Whilst this permission has 
recently lapsed the decision continues to form a relevant context to the current 

proposals.  
  

6.6.2 The proposed care home would not in itself create an increased parking demand as 
has its own adequate parking provision. The public car park in front of the proposed 
site has also been reconfigured to provide 136 pay and display spaces (the area 

outside the site boundary, closest to old Smithfield) as agreed between the 
landowner and Shropshire Council. The applicant states that the small loss of 

public parking which has already occurred through the reconfiguration of the 
Smithfield car park will have less of an impact on parking levels in the town than the 
previously approved retail development. 

 
6.6.3 The proposals would not result in any significant increase in traffic on the local 

highway network. Internal circulation and parking provision at the proposed site is 
considered satisfactory. Highways have not objected. It is not considered that a 
highway / parking-based refusal could be justified. 

 
6.7 Cricket ball strike: 

 
6.7.1 Sport England objected to the proposals on the basis that they may represent a 

constraint to the continued operation of cricket at the adjoining Bridgnorth Cricket 

Club. Initially the applicant proposed to erect a 38m high net fence along the 
boundary of the site and the cricket ground. The cricket club objected to this on the 

basis that the fence would within their boundary and would reduce their playing 
area. There were also objections from local residents on the basis of visual impact. 

 

6.7.2 The applicant has since amended the scheme to remove the proposed netting 
fence and is instead now proposing that the rear garden area comprises a large 

pergola secured by cricket netting. In response to further queries from Sport 
England the applicant has confirmed the following: 

 

 that the netting would be cricket ball proof 

 that windows would open from the top and not the side 

 that glass would be cricket ball proof 

 that solar roof panels would be resistant to cricket ball impact 

 that additional planting would be undertaken within the site along the boundary 
with the cricket club 



 
 

 that a communication protocol would apply where the company would 
communicate with the cricket club to ensure that access to peripheral garden 

areas outside of the netter pergola is prevented when matches occurring. 
 

 
 Plan 4 – netted pergola visualisation 

 
6.7.3 Sport England has been re-consulted on this additional clarification. Any response 

will be reported to the committee. It is however considered that sufficient 
information has now been provided by the applicant to confirm that the risk of 

cricket ball strikes can be adequately mitigated. Furthermore, it is considered that 
the proposals represent an improvement relative to the current situation whereby 
there is no protection between this boundary if the cricket club and publicly 

accessible areas which have been used for parking.       
 

7.0 CONCLUSION 
 
7.1 The proposed care home would be located in an edge of centre location which is 

considered appropriate and sustainable for a proposal of this nature. The design of 
the care home has been amended in response to comments from the Conservation 

officer. It is considered that the design responds appropriately to its surroundings 
and can be accepted in this location which is adjoined to the north-east and south-
west by structures of a similar scale and size. The sustainability credentials of the 

proposed building are to be welcomed. It is not considered that the proposals would 
lead to overlooking or privacy issues. 

 
7.2 Whilst some representations suggest that the proposals should be located 

elsewhere it is considered that the applicant has justified this choice of site given 

the accessible location and access to a wide range of services. The applicant has 
undertaken due diligence and has confirmed that there is a significant demand for 

this type of care. The proposals will also generating significant employment which is 
supported by local and national planning policies.  

 

7.3 Objections have been received regarding the loss of parking provision. However, 
the land is privately owned, and parking can be withdrawn at any time. This has 



 
 

been accepted by the Secretary of State regarding a previous application for retail 
development on the same site.  Re-marking of the remainder of the private parking 

site has increased the level of pay and display spaces in the area to the immediate 
east. Refusal on the grounds of loss of parking provision could not be justified. 

 
7.4 An objection from Sport England on the grounds of concerns about potential cricket 

all strike has been addressed by further information provided by the applicant, 

including the proposal to construct a netted pergola and to employ cricket ball proof 
glass. 

 
7.5 The applicant has agreed to accept a legal agreement providing appropriate 

funding for healthcare. 

 
7.5 Overall, it is considered that the proposal represents an appropriate and 

sustainable design and use in this edge of centre location which is compliant overall 
with relevant local and national policies. Approval is therefore recommended 
subject to the recommended conditions and legal agreement.  

 
8.0 RISK ASSESSMENT AND OPPORTUNITIES APPRAISAL 

 
8.1 Risk Management: There are two principal risks associated with this 

recommendation as follows: 

 

 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. 

 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 

three months 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. 
 

8.2 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. 



 
 

 
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 1970. 

 

9.0 FINANCIAL IMPLICATIONS: 
 

9.1 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 BACKGROUND:  
 

10.1 Relevant planning policies: 
 
10.2.1 Relevant Policies include: 

 
• Policy CS5 - Countryside and the Green Belt:  

• Policy CS6 - Sustainable Design and Development Principles  
• Policy CS8 - Infrastructure provision positively encourages infrastructure, where  
• Policy CS13 - Economic Development, Enterprise & Employment  

• Policy CS16 - Tourism, Culture and Leisure  
• Policy CS17 - Environmental Networks  

 
10.4 Site Management and Allocation of Development Document  
 Relevant Policies include: 

 
• MD2 - Sustainable Design 

• MD7b - General Management of Development in the Countryside 
• MD8 - Infrastructure Provision 
• MD11 - Tourism facilities and visitor accommodation 

• MD12 - The Natural Environment 
• MD13 - The Historic Environment 

 
10.5i. Emerging Development Plan Policy 
 The Regulation 19: Pre-Submission Draft of the Shropshire Local Plan (2016 to 2038) 

was submitted to the Secretary of State for examination on 3rd September 2021. The 
emerging Local Plan is at an advanced stage of production currently in the 

Examination Stage. Shropshire Council have issued responses to initial questions 
raised by the Planning Inspectorate. Dates for the Examination in Public of the 
Shropshire Local Plan (2016 to 2038) have been scheduled. The emerging policies 

may attract some weight as part of the determination of this planning application. 
 

    



 
 

 
   v. Other relevant policies contained within the emerging Local Plan include: 

• Policy S2: Strategic Approach 
• Policy SP4: Sustainable Development 

• Policy SP10: Managing Development in the Countryside 
• Policy SP12: Shropshire Economic Growth Strategy 
• Policy DP12: The Natural Environment 

• Policy DP16: Landscaping of New Development 
• Policy DP17: Landscape and Visual Amenity 

• Policy DP18: Pollution and Public Amenity 
• Policy DP21: Flood Risk 
• Policy DP22: Sustainable Drainage Systems 

• Policy DP23: Conserving and Enhancing the Historic Environment 
• Policy DP26: Sustainable Infrastructure 

• Policy DP29: Mineral Safeguarding 
 
 

11.0 RELEVANT PLANNING HISTORY:  
 

 21/01963/FUL Erection of a 66 bed care home for older people, with associated 
car park, access and landscaping PDE 

 PREAPP/15/00570 Construction of 6 no retail units with associated service yard 

and car parking on existing car park site 29th July 2016 

 16/02739/FUL Erection of 5No retail units, car parking, reconfigured access, 

landscaping and associated works GRSOS 13th June 2018 

 18/04391/AMP Amendments to planning permission 16/02739/FUL to include 

minor alterations to the approved building layout, reduction in retail floorspace by 
531 sqm to 2,044 sqm gross, and increase in car parking provision to rear of 
service yard by 8(No) spaces. GRANT 1st November 2018 

 21/01963/FUL Erection of a 66 bed care home for older people, with associated 
car park, access and landscaping PDE 

 BR/APP/FUL/05/0668 Variation of condition 1 and removal of condition 4 on 
planning permission ref 04/0974 approved 06/01/05 GRANT 20th September 

2005 
 

Appeal 

 17/02543/CALLIN Erection of 5No retail units, car parking, reconfigured access, 
landscaping and associated works GRSOS 13th June 2018 

 
12.0 Additional Information 
 

Link to application: 
https://pa.shropshire.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=QRO4OZTDMDN00  
 

List of Background Papers: Planning application reference 22/02151/FUL and plans. 

Cabinet Member (Portfolio Holder):  Cllr Richard Marshall 

Local Member:  Cllr Christian Lea, Cllr Kirstie Hurst-Knight 

Appendices: Appendix 1 – Conditions.  

https://pa.shropshire.gov.uk/online-applications/applicationDetails.do?activeTab=documents&keyVal=QRO4OZTDMDN00


 
 

APPENDIX 1 
 

 

STANDARD CONDITIONS 

 
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 

and drawingscarried out in accordance with the approved plans and details. 
 

CONDITIONS THAT REQUIRE APPROVAL BEFORE THE DEVELOPMENT 
COMMENCES 
 

3a. All pre-commencement tree works and tree protection measures detailed in the 
approved Arboricultural Report (ACS Consulting, November 2020) and its 

Arboricultural Method Statement (Appendix B) and Tree Protection and Retention 
Plan (ARB-4171-Y-300) shall be fully implemented to the written satisfaction of the 
LPA, before any development-related equipment, materials or machinery are brought 

onto the site. 
 

   b.  The development shall be implemented in accordance with the approved Tree 
Protection and Retention Plan (ARB-4171-Y-300) and the approved Arboricultural 
Method Statement (Appendix B, Arboricultural Report, ACS Consulting, November 

2020). The approved tree protection measures shall be maintained in a satisfactory 
condition throughout the duration of the development, until all equipment, machinery 

and surplus materials have been removed from the site.  
 
 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. 

 
4. No works associated with the development will commence and no equipment, 

machinery or materials will be brought onto the site for the purposes of said 

development until a tree planting scheme, prepared in accordance with British 
Standard 8545: 2014 Trees: from Nursery to Independence in the Landscape – 

Recommendations, or its current version, has been submitted to and approved in 
writing by the LPA. The approved scheme shall include details as relevant of ground 
preparation, planting pit specification and the trees and shrubs to be planted in 

association with the development (including species, locations or density and 
planting pattern, type of planting stock and size at planting), means of protection and 

support and measures for post-planting maintenance. 
 
 Reason: to ensure satisfactory tree and shrub planting as appropriate to enhance the 

appearance of the development and its integration into the surrounding area. 
 



 
 

5. The approved tree planting scheme shall be implemented as specified and in full 
prior to first use of the development for its intended purpose. If within a period of five 

years from the date of planting, any tree or shrub, or any tree or shrub planted in 
replacement for it, dies or, in the opinion of the LPA becomes seriously damaged or 

diseased, or is otherwise lost or destroyed, another tree or shrub of a similar 
specification to the original shall be planted at the same place during the first 
available planting season. 

 
 Reason: to ensure satisfactory tree and shrub planting as appropriate to enhance the 

appearance of the development and its integration into the surrounding area. 
 
6.  No development 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 
approved scheme shall be fully implemented before the development is 

occupied/brought into use (whichever is the sooner). 
 
 Reason: The condition is a pre-commencement condition to ensure satisfactory 

drainage of the site and to avoid flooding. 
 

7.  Prior to the above ground works commencing samples and/or details of the roofing 
materials and the materials to be used in the construction of the external walls shall 
be submitted to and approved in writing by the Local Planning Authority. The 

development shall be carried out in complete accordance with the approved details. 
 

 Reason: To ensure that the external appearance of the development is satisfactory. 
 
8.  Prior to any development on site details will be submitted to the local planning 

authority and approved in writing with regards to boundary treatments. Detail will be 
carried out as approved prior to occupation of the development hereby approved. 

 
 Reason: In consideration of the amenity and visual landscape of the surrounding 

area. 

 
9. No development shall take place (including demolition, ground works and vegetation 

clearance) until a plan showing features for wildlife to be integrated into the 
development has been submitted to and approved in writing by the Local Planning 
Authority. The plan shall include details of: 

 
i.  Location and specification for the erection of a minimum of 12 bird nest boxes 

suitable for common bird species including tit species, robin (open fronted) and 
house sparrow (sparrow terrace boxes), as well as integral swift boxes (minimum 
3) and starling boxes. 

ii.  Location and specification for the erection of a minimum of 12 bat boxes suitable 
for crevice dwelling bats. 

 
 The plan shall be carried out as approved. 
 

 Reason: To ensure the provision of features for biodiversity enhancement are 
integrated into the development. 

 



 
 

10. No development approved by this permission shall commence until the applicant, or 
their agents or successors in title, has secured the implementation of a programme 

of archaeological work either in accordance with the written scheme of investigation 
(WSI) submitted with this application or such other as shall be approved in writing by 

the Planning Authority prior to the commencement of works. 
 
 Reason: The site is known to hold archaeological interest. 

 
CONDITIONS THAT REQUIRE APPROVAL DURING THE CONSTRUCTION/PRIOR TO 

THE OCCUPATION OF THE DEVELOPMENT 
 
11.  Prior to the commencement of development a Construction Traffic Management Plan 

(CTMP) shall be submitted to and approved in writing by the Local Planning 
Authority; the CTMP shall be implemented fully in accordance with the approved 

details for the duration of the construction period. 
 
 Reason: In the interests of highway safety and to protect the local amenity. 

 
12.  Prior to the development hereby permitted being first brought into use the cark park 

shall be constructed, drained and marked out fully in accordance with the approved 
plans; thereafter the car park shall be kept free of any impediment to its intended use 
for the lifetime of the development. 

 
 Reason: To provide adequate on-site parking and servicing space to serve the 

development 
 
13.  Prior to the development hereby permitted being brought into use, the access to the 

site from Old Smithfield shall be fully constructed in accordance with the approved 
details. 

 
 Reason: To ensure a satisfactory access to the site in the interests of highway 

safety. 

 
14.  Upon the development hereby permitted being first brought into use/occupied the 

Travel Plan shall be implemented in accordance with the approved Transport 
Statement & ravel Plan document dated March 2021. 

 

 Reason: To reduce carbon emission and promote health benefits. 
 

CONDITIONS THAT ARE RELEVANT FOR THE LIFETIME OF THE DEVELOPMENT 
 
15.  The development hereby approved shall be used as a 'Care home for Older People' 

and shall not be used for any other purpose within Use Class C2 of the Town and 
Country Planning (Uses Classes) Order 1987,as amended, or any equivalent use 

class(s) that subsequently replaces this Order 
 
 Reason: In the interests of the protection of residential amenity and the surrounding 

locality. 
 



 
 

16a. Acoustic insulation for the permitted development shall be provided prior to 
occupation of the care home as detailed in section 4 of the submitted David Garritt 

noise report.  
 

   b. Provision of 2m high barrier fencing on the western boundary of the site shall be 
provided as recommended in section 7 of the noise report prior to occupation of the 
care home. 

 
 Reason: In the interests of residential amenity. 

 
 
 

INFORMATIVES 
 

1.  If non permeable surfacing is used on the new access, driveway and parking area or 
the new access slopes toward the highway, the applicant should submit for approval 
a drainage system to ensure that no surface water runoff from the new access run 

onto the highway. 
2.  The proposed method of foul water sewage disposal should be identified and 

submitted for approval, along with details of any agreements with the local water 
authority and the foul water drainage system should comply with the Building 
Regulations H2. 

 
3. 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. All vegetation clearance 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 for active bird nests should be carried out. If vegetation cannot be clearly 
seen to be clear of nests then an appropriately qualified and experienced ecologist 

should carry out the check. Only if there are no active nests present should work be 
allowed. 

 
4. THIS PERMISSION DOES NOT CONVEY A BUILDING REGULATIONS 

APPROVAL under the Building Regulations 2010. The works may also require 

Building Regulations approval. If you have not already done so, you should contact 
the Council's Building Control Section on 01743 252430 or 01743 252440. 

 
 If your proposed project requires Building Regulations Approval or you are unsure 

whether it does please contact us on 01743 258710, email 

buildingcontrol@shropshire.gov.uk or visit our website 
 https://www.shropshire.gov.uk/building-control/ for pre-application advice  

 
5. As part of the planning process, consideration should be given to the information 

contained within Shropshire Fire and Rescue Service’s “Fire Safety Guidance for 

Commercial and Domestic Planning Applications” which can be found using the 
following link: http://www.shropshirefire.gov.uk/planning-applications 

  



 
 

APPENDIX 2 
 

SHROPSHIRE COMMUNITY HEALTH NHS TRUST (11/6/21)  

FULL COMMENTS OF PLANING CONSULTANT - HOLDING OBJECTION 

 
We are Planning Consultants for the Shropshire Community Health NHS Trust (SCHT) and 
are instructed to make representations in respect of the above-mentioned planning 

application. There are concerns that the proposal will result in pressure on an already over-
stretched local healthcare provision, without the capacity to provide for the needs generated 

by a proposal of this scale. Therefore, the Trust is seeking a financial contribution towards 
provision, and we look forward to a formal response from the Local Planning Authority in that 
regard. In the meantime, please accept this letter as a holding objection to the proposal, 

pending the response to the requirement for a financial contribution. We would request that 
the following points are taken into consideration in the consideration of this planning 

application: 
 
1.  The representation to this planning application is submitted in the context of 

consideration and account being taken of the implications of development on critical 
and statutory healthcare infrastructure. Of fundamental concern is the potential impact 

that this proosal would have on the Community Teams, regarding demand and 
capacity, that are already struggling with caseload numbers and demand. These 
specific issues have also been raised through the concerns/objections by the GP 

practice (Bridgenorth Medical Practice). 
 

2.  The Trust considers that the proposal will result in the need for additional healthcare 
infrastructure and in that regard, it is noted that the planning policy framework contains 
an acceptance, in principle of the relevance, of contributions towards healthcare 

provision associated with growth in demand. Indeed, the supporting justification of the 
Draft Pre-Submission Plan, as set out in Policy DP25 Infrastructure Provision, 

paragraph 4.226 states: 
 
2. 'To ensure the viability of development, Policy DP25 provides a clear prioritisation for 

the use of CIL funds. In the first instance the statutory and critical needs of a 
development that are required to make a development acceptable should be met. This 

includes necessary education provision directly resulting from the development, as well 
as contributions to local and strategic highway improvements and the provision of 
additional health facilities. Where the CIL derived from a scheme is not required to 

meet the needs of that development, the CIL will be used to fund wider priorities 
identified in the relevant Place Plan.' (our emphasis) 

 
3.  It is contended that it is vital for additional healthcare infrastructure requirements to be 

addressed against the proposed development; particularly as this development will 

generate a specific locational and additional healthcare requirement. 
 

4.  In terms of background, a representative from the Council has attended the One Public 
Health (OPH) NHS Trusts' estates meetings, to coordinate bids for central funds for 
development. At those meetings, matters of future infrastructure needs and the 

possibility of seeking Community Infrastructure Levy (CIL) and Section 106 
contributions has been raised, in connection with healthcare infrastructure and/or 

funding shortfalls. This representation is submitted against that background. 



 
 

 
5.  The Shropshire Community Health NHS Trust (SCHT) provides a range of community-

based health services for adults and children in Shropshire, Telford and Wrekin, and 
some services to people in surrounding areas. Services range from district nursing and 

health visiting to physiotherapy and specialist community clinics. 
 
6.  A reorganisation is currently in progress which will result in a partnership between the 

Council and Social Care providers. This will mean that there will be shared 
responsibility between the Council's and the NHS Trusts to ensure sufficient 

infrastructure is available, accessible, and maintained with sufficient capacity to serve 
the whole community. 

 

National Planning Policy Framework, February 2019 
7.  The National Planning Policy Framework (NPPF), February 2019 set out the 

overarching planning policies against which local planning policy is set and of 
relevance to this proposal is the following. 

 

8.  Paragraph 7 explains that the purpose of the planning system is to contribute to the 
achievement of sustainable development. 

 
9.  Paragraph 8 identifies three overarching objectives for the planning system: an 

economic, social and an environmental objective. These objectives include having 

accessible services that reflect current and future needs and support communities' 
health, social and cultural well-being. 

 
10.  Chapter 8 'Promoting healthy and safe communities' identifies, at paragraph 91, that 

planning policies and decisions should aim to achieve healthy, inclusive and safe 

places, which enable and support healthy lifestyles, especially where this would 
address identified local health and well-being needs. 

 
11.  Paragraph 92 requires that planning policies and decisions should provide the services 

the community needs including local services to enhance the sustainability of 

communities and residential environments. At sub-paragraph b) it states that need to 
take into account and support the delivery of local strategies to improve health, social 

and cultural well-being for all sections of the community. 
 

Planning Practice Guidance 

12.  Paragraph: 144 Reference ID: 25-144-20190901 states that the Community 
Infrastructure Levy (the levy) can be used to fund a wide range of infrastructure, 

including healthcare and social care facilities. The levy can be used to increase the 
capacity of existing infrastructure or to repair failing existing infrastructure, if that is 
necessary to support development. 

 
13.  Paragraph: 166 Reference ID: 25-166-20190901 confirms that developers may be 

asked to provide contributions for infrastructure in several ways. This may be by way of 
CIL or S.106 agreements. 

 

Shropshire CIL Annual Infrastructure Funding Statement For the reported year 2019-20 
(1st April 2019 - 31st March 2020) December 2020 



 
 

14.  The Annual Infrastructure Funding Statement for the reported year 2019-20 states on 
page 10 that, 'CIL income from new development can be spent on anything that 

constitutes "infrastructure" as defined by Regulation 216 of the 2008 Planning Act and 
the CIL Regulations (as amended). This includes but is not limited to roads and other 

transport facilities, flood defences, schools and other educational facilities, medical 
facilities, sporting and recreational facilities, and open spaces.' (our emphasis) 

 

15.  It is therefore clear that the local authority accept that medical facilities are legitimate 
recipients of developer funding, as defined by the CIL regulations. 

 
Planning for Patients: The Role of Section 106 Planning Contributions January 2020 

16.  The 'Planning for Patients: The Role of Section 106 Planning Contributions', January 

2020 prepared by Reform Public Spending, authors Claudia Martinez and Lily Brown 
explains that, as part of the recent reviews of NHS funding mechanisms, there has 

been increased attention on the role of planning obligations and how developer 
contributions might be used to help meet the capital needs of the healthcare estate 
when growth places additional pressures on services. 

 
17.  The report advises that between 2013 and 2019 thirty-six percent of the Local Planning 

Authorities who responded to a Freedom of Information request had secured funds for 
healthcare infrastructure via S106 agreements amounting to over £87 million. This 
clearly demonstrates that there is an acceptance by local planning authorities that 

healthcare infrastructure is a legitimate recipient of developer funding. 
 

Shropshire Strategic Infrastructure Implementation Plan December 2020 
18.  The 'Strategic Infrastructure Implementation Plan' (SIIP), December 2020, prepared in 

support of the Draft SLP, provides a table of 'Priority A' infrastructure projects, as 

identified within the 18 Place Plans for the county - all other more localised projects, 
reference needs to be made to the 18 individual Place Plans. Healthcare is recognised 

as a critical statutory infrastructure need. 
 

Department of Health and Social Care Health Infrastructure Plan 2019 

19.  The Department of Health and Social Care Health Infrastructure Plan, 2019, foreword 
by Matt Hancock, Secretary of State for Health and Social Care, states that, '...NHS 

infrastructure is more than just large hospitals. Pivotal to the delivery of more 
personalised, preventative healthcare in the NHS Long Term Plan is more community 
and primary care away from hospitals. That requires investment in the right buildings 

and facilities across the board...' 
 

20.  Paragraph 3 of the report emphasises that, 'Capital spend on NHS infrastructure is 
essential to the long-term sustainability of the NHS's ability to meet healthcare need, 
unlocking efficiencies and helping manage demand. It is also fundamental to high-

quality patient care, from well-designed facilities that promote quicker recovery, to staff 
being better able to care for patients using the equipment and technology that they 

need...' 
 

Healthcare Infrastructure requirements arising from the proposed scale of population 

growth in Shropshire County. 
 



 
 

21.  In order to maintain the current level of healthcare service provision, the SCHT would 
need to provide greater capacity than is currently available. They are therefore seeking 

a contribution to meet the needs of the healthcare provision associated with the 
proposal now under consideration. 

 
22.  Inevitably, there will need to be infrastructure, staff, training, uniform, and equipment 

costs, associated with the requirement to provide health care for the residents of the 

proposed development. The proposal is a residential care home and, therefore, unlike 
a nursing home where care provision is largely catered for, there will be calls upon the 

already over-stretched local NHS services. 
 
23.  The Trust has assessed the potential requirements of this proposal against the demand 

for services that has arisen from a similar Residential Care Home within the Trust 
delivery area. Over a 12-month period, the comparable establishment, involved 1834 

Community Healthcare Service appointments/visits at an estimated cost of £40870. 
Therefore, the Trust is looking for the development to deliver a financial contribution 
towards the provision of services to its residents, covering those costs for a period of 

two year in the sum of £81,740. 
 

24.  It is vitally important that the implications of the increase in demand for delivery of care 
is factored into the consideration of this proposal and funding sought through the 
medium of a S106 obligations and/or Community Infrastructure Levy. 

 
25.  Existing alternative funding steams do not take account of the demand on Community 

Healthcare Services and in the absence of this development financially contributing, the 
proposal is likely to place an unreasonable burden on available capacity, with the 
inability of the existing service to cope with the demand. Hence the request for a 

financial contribution confirmed in paragraph 23 above. 
 

Do the Healthcare Infrastructure Requirements arising from the proposed scale of 
growth Satisfy the Tests Set out in the CIL Regulations? 

26.  In the case of SCHT healthcare infrastructure contributions, it is submitted that any 

contribution request would satisfying the 3 tests set out in the CIL Regulations, which 
are also restated under Paragraph 56 of the National Planning Policy Framework 

(NPPF), and are: 
 

a)  necessary to make the development acceptable in planning terms; 

b)  directly related to the development; and 
c)  fairly and reasonably related in scale and kind to the development. 

 
27.  Taking each of the three tests in turn: 
 

Is the contribution necessary to make the development acceptable in planning terms? 
28.  The NPPF states that the purpose of the planning system is to contribute to the 

achievement of sustainable development (paragraph 7), with paragraphs 20, 28, 34, 91 
and 92 together confirming that amongst other things sustainable development means 
securing a healthy environment through the delivery of health infrastructure to meet the 

needs of communities. 
 



 
 

29.  Direct planning harm is likely to result if necessary funding is not forthcoming. 
Communities would be more vulnerable with access to healthcare facilities and 

services inequalities, as existing resources would be unable to efficiently provide 
necessary Community Healthcare Services. There is concern, around a lack of 

capacity to respond to immediate and preventative health needs, prejudicing the health 
and well-being of those communities directly affected i.e., in this case the occupants of 
the proposed Residential Care Home. 

 
Is the contribution directly related to the development? 

30.  The SCHT Health Care Service demands from the proposal are quantifiable based on 
the additional capacity and facilities required to meet the need of 66 residents of the 
proposed development. 

 
31.  The planning harm caused by insufficient funds for suitable buildings, staff, equipment, 

training, and associated kit (such as uniforms) could be a reduction in the quality and 
efficiency of the service with a potential knock-on adverse effect on health and well-
being. Without the necessary funding towards the NHS Trusts' infrastructure to service 

the proposed development, it is considered that the proposal would be less sustainable 
with a potential for a reduction in health. 

 
32.  Mitigation of the planning harm caused by the proposed development can only be 

delivered by maintaining adequately maintained and equipped healthcare facilities. 

 
Is the contribution fairly and reasonably related in scale and kind to the development? 

33.  It is considered that the healthcare demands that this proposal will generate are known 
by comparison with the demands and needs of existing residential care homes within 
the Trust area. In healthcare terms, the Trust has direct and quantifiable experience of 

what demands arise from comparable residential care homes and it is considered that 
that can be the only satisfactory way of determining the need likely to arise from as-yet 

to be built development. The use of comparative statistics is a common approach used 
to identify the impact of uses within an area on most public services. 

 

Summary 
 

34.  There is Council recognition in the Draft SLP Policy DP25, Shropshire Places Plans 
and Infrastructure Implementation Plan of the need to ensure that funding is secured 
for necessary additional healthcare facilities directly resulting from development, as well 

as arising from the scale of development proposed in the Local Plan, through the 
mechanisms of CIL, S.106 obligations. This recognition is an acceptance in principle of 

the relevance and significance of such issues, in delivering sustainable and healthy 
communities. 

 

35.  The Trust maintains, however, that in order to be consistent with national policy, it is 
essential that the need to ensure that proportionate funding is secured to mitigate the 

impact of development on healthcare infrastructure, arising from the proposals. 
 
36.  It is contended that the proposed development will inevitably have implications for the 

delivery of services for adult social care, and community-based health services 
including district nursing and health visiting, physiotherapy, and specialist community 

clinics. 



 
 

 
37.  The NPPF confirms that sustainable development includes securing a healthy 

environment through, amongst other initiatives, the delivery of healthcare infrastructure 
needed by communities. Paragraph 20(c) of the NPPF specifically states policies 

should deliver development that makes sufficient provision for community health 
facilities. 

 

38.  The Secretary of State and Inspectors have accepted the need to support healthcare 
infrastructure through CIL and S.106 contributions in the context of a number of recent 

Local Plan Examinations and appeal decisions with the importance of S106 
contributions highlighted in the 'Planning for Patients' reform public spending report. 

 

We would be grateful if you would acknowledge receipt this holding objection on behalf of 
SCHT. 


