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Summary of Application

Application Number: 24/02808/OUT Parish: Shrewsbury Town Council

Proposal: Hybrid planning application for a residential development of up to 400 dwellings
and 80 bed care home (Use Class C2), access, footpath/cycleways, public open space,
landscaping and associated drainage and development infrastructure: comprising a FULL
application for 102 dwellings, 80 bed care home, access from Mytton Oak Road,
footpath/cycleways, public open space, landscaping and associated development
infrastructure and OUTLINE application (all matters reserved) for up to 298 dwellings, access,
footpath/cycleways, public open space, landscaping and associated development
infrastructure.

Site Address: Land North Mytton Oak Road Shrewsbury Shropshire

Applicant: Shropshire Homes

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

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

1.0
11

1.2

13

THE PROPOSAL

The application seeks planning permission for residential development on land off
Mytton Oak Road, Shrewsbury. It has been submitted in ‘hybrid’ form, i.e. with one
element for the first phase comprising a full application, and one element for the
subsequent phases comprising an outline application.

The whole application proposes the construction of up to 400 dwellings and an 80
bed care home. The full element includes 102 dwellings and the care home together
with the main vehicular access point from Mytton Oak Road. It also includes areas
proposed for landscaping, public open space and sustainable drainage infrastructure.
The remaining part of the proposed development, comprising the outline element,
would be brought forward in 3 further phases, and includes up to 298 dwellings, with
landscaping and infrastructure. This part of the application seeks permission for the
principle of the development only, with detailed matters of access appearance,
landscaping, layout and scale being reserved for future approval.

Full application:

The detailed designs for phases 2-4 would form part of an application for reserved
matters approval at a later date. The proposed layout for phase 1, which is the full
element of the application, is shown below:




AGENDA ITEM

Land North Mytton Oak Road |

14

15
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1.7

Residential development at Mytton Oak Road, Shrewsbury

The proposed houses would be a mix of detached and semi-detached and short
terraces. They would be a range of sizes between 1 and 4 bedroom dwellings.
External materials would mainly comprise brick and tile, with some render. Features
would include bay windows, porches, brick headers, a mix of detached and attached
garages; contrasting brickwork and brick/render; front-facing gables; and chimneys.
The layout includes mixed housing densities across the site.

The care home would be sited at the south-western side of the site. It would be a
three-storey, roughly L-shaped building with pitched roof incorporating solar panels,
and have contrasting brickwork and render. It would be set back from the A5/B4386
junction and there would be an intervening earth bund to provide noise attenuation
from the roads. A brick substation is proposed at the southern side of the site,
measuring approximately 4.1 metres x 3.8 metres x 2.8 metres to eaves.

Vehicular access to the site would be gained directly from Mytton Oak Road, to the
south of the site. In terms of internal road layout there would be a primary road
running through the central part of the site linking to secondary streets and some
private drives. Pedestrian and cycle access to the site would be provided in two
places on the eastern side of the site, linking in with residential areas to the east.

Pre-application consultation

The design and layout of the proposed scheme has evolved through the applicant’s
engagement with the Council’s pre-application advice service. This also included a
design review process with Design:Midlands and its team of independent specialists
in January 2024. The applicant also undertook a community consultation event prior
to the submission of the application, and engaged with Shrewsbury Town Council and
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the (previous) Local Member.

The Design:Midlands Design Review Panel (DRP) acknowledged the challenges of
the site’s development including the limited opportunities to connect with existing
housing, and the existence of flood risk areas. The DRP made a number of
recommendations for the scheme. These included developing the designs to improve
the street hierarchy, parking integration, open spaces, and biodiversity. The
application as submitted took account of these recommendations. In addition,
following the submission of the application, a number of modifications to the design
and layout have been submitted to seek to address other matters raised as part of the
consultation process, through the submission of design and layout amendments.

The planning application is accompanied by a detailed suite of supporting documents,
including: Landscape and Visual Impact Assessment; Ecological Assessment;
Biodiversity Net Gain Assessment; Noise Assessment; Air Quality Assessment;
Transport Assessment; Arboricultural Impact Assessment; Flood Risk Assessment;
and Ground Investigation report.

SITE LOCATION/DESCRIPTION

The site is located on land north of Mytton Oak Road, at the western edge of the built-
up edge of Shrewsbury. The land comprises a single large arable field which is
interspersed with trees, with a total area of approximately 19 hectares. Existing farm
buildings forming part of Oak Farm are situated to the north of the site. The western
and southern boundaries of the site are bounded by the A5 and the B4386 Mytton
Oak Road respectively. To the north is agricultural land. To the east are residential
properties which form the current extent of built development at this side of
Shrewsbury.

There is an existing public right of way which runs along the north-eastern edge of the
site, close to a watercourse. This footpath is proposed to be diverted as part of the
proposals. Land alongside the watercourse is designated as Flood Zone 2 and 3.

REASON FOR COMMITTEE DETERMINATION OF APPLICATION

The application was discussed at an agenda-setting meeting. The trigger for this was
that it is a ‘major’ application. It was agreed at the meeting that it would be
appropriate for this application to be determined by Planning Committee.

COMMUNITY REPRESENTATIONS
Consultee Comments (full comments are available online)

At the time the application was submitted, the site was located partly within the
Shrewsbury Town Council area and partly within the Bicton Parish Council area. Both
Councils were consulted on the application, and their comments are set out below. A
parish boundary change effective from 1St April 2025 extended the Shrewsbury Town
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Council boundary westwards at this part of Shrewsbury. The effect of this is that the
site no longer falls within the parish of Bicton, and now falls entirely within the area of
Shrewsbury Town Council.

Bicton Parish Council (adjacent parish) Neutral.

Shrewsbury Town Council Whilst the Town Council do not object to this application
per se, they hope that attention is paid to sustainability and biodiversity on the site.

SC Affordable Housing No objection.

The Full element of this hybrid application proposes 102 dwellings of which 26 are
indicated as affordable. There is a planning policy requirement for 20% affordable
housing, therefore for a scheme of 102, 20.4 are required as affordable (translating
into 20 dwellings and a financial contribution for the 0.4 fraction). The current proposal
provides an additional 5.5% above policy requirement.

The rented provision provides for: 2 x 1 bed, 8 x 2 bed (six of which meet M4(3)
wheelchair user standards), 6 x 3 beds and 2 x 4 beds. In total eighteen will be rented
tenure.

Eight dwellings are proposed to be shared ownership (form of low-cost home
ownership), 5 x 1 beds, 2x 2 beds and 1 x 3 bed. The 5 x 1 bed will be required to be
rented tenure given the high number of households on the housing waiting list
requiring one bed rented homes. We therefore suggest that 5 of the 2 and 3 bed
indicated rented tenure properties change tenure to become shared ownership.
Shared Ownership is likely to be more preferrable to households seeking 2 and 3 bed
homes given that larger properties allow for household growth and settled
communities.

All affordable dwellings meet Nationally Described Space Standards. It is pleasing to
see that one bed provision is being provided by way of a one bed two storey dwelling
with private garden.

The eighty-bed (20% of the scheme) care home satisfies the requirements set out in
the draft local plan policy which relates to provision for older people and those with
disabilities and special needs. This provision as indicated satisfies M4(3) standards
as set out in the draft policy. The provision of a care home will help to support
community sustainability.

The siting, location, clustering, and tenure split of the affordable homes is acceptable.
However, we would require confirmation from the Registered Provider who will be
securing the affordable dwellings to confirm that the layout and housing specifications
meets with their satisfaction.

In accordance with the guidance contained in the SPD we would require the rented
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dwellings to be Social Rented and not Affordable.

The affordable housing provision on the outline element of the scheme will be
required to be delivered at the prevailing target rate at the time of the full
application/Reserved Matters and delivered as per Phase One in terms of 70/30%
splitin favour of Social Rented tenure.

The Affordable Housing team have confirmed that the affordable houses can be
accessed off the unadopted highways as currently shown for phase 1 of the
development and that future phases will be accessed off adopted roads.

SC Archaeology Recommends a condition.

The present application is supported by a Planning Statement by Planning Prospects.
The statement indicates that an archaeological field evaluation comprising a
geophysical survey followed by targeted trial trenching would be undertaken prior to
approval of Phase 1 (Paragraph 5.61).

Recommendation:

With regards to the requirements of Policy MD13 of the Local Plan and Paragraph
200 of the NPPF (December 2023), officers advise that the archaeological desk-
based assessment be updated to include the results of a geophysical survey and
subsequent trial trenching, as recommended during the preapplication process. The
evaluation should be undertaken prior to determination.

Note: Following submission of an Archaeological Evaluation report the Council’s
Archaeology Officer has confirmed that it is appropriate to apply a standard
‘programme of works’ condition should permission be granted.

SC Conservation No comments to make. The submission of the Archaeological
Desk Based Assessment and Built Heritage Statement is acknowledged.

SC Landscape Recommends conditions.

The Landscape Visual Impact Assessment has been revised appropriately to take
account of the reinstatement of the hedge, and that there is no longer any need for
additional mitigation. It can be relied upon to assess whether the proposals comply
with Local Plan policies relating to landscape and visual matters.

The Arboricultural Impact Assessment has been revised to classify this length of
hedgerow as being retained, and that it now includes this hedgerow within the tree
protection plan.

The applicants request that ‘details of the proposed programme for implementation
[of soft landscape works] be conditioned as this will be tied in with the build
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programme which is still to be determined’to be a reasonable approach.

SC Ecologist Recommends conditions to require the submission of an Ecological
Impact Assessment prior to the development of each subsequent phase on the
outline scheme; and the requirement to submit a Habitat Management and Monitoring
Plan for approval.

The proposed biodiversity gains on site, as set out in the Biodiversity Net Gain
Assessments, are satisfactory. Phase 1 predicts a net gain of 4.30 (27.49%) habitat
units and 4.51 (45.55%) hedgerow units.

Trees identified with potential roosting features are to be retained as part of the
proposed development, and therefore no further survey effort is required. Should this
change and tree with potential roosting features are to be felled, then activity surveys
should also be conducted on the trees, to determine how/if they are being utilised by
roosting bats.

No other further surveys are considered necessary.

SC Green Infrastructure Advisor Recommendations made which can be dealt with
as part of a planning condition.

Revisions to the Locally-equipped Area for Play, the Local Area of Play, the Public
Open Space and the Boundary Treatment Plan are recommended.

SC Environmental Protection (amenity) No objection. Recommends
implementation of mitigation measures set out in the ‘Acoustic mitigation plan’ and
noise report.

The acoustic reports monitoring results illustrates that the majority of the site for
Phase one will be within BS8233 standards albeit some facades facing road noise
sources will require upgraded double glazing units to ensure internal standards with
alternative ventilation. This is a typical situation of a proposed residential site being
close to road noise source and the majority of housing in phase 1 will not require
specific mitigation. The road noise, for which the internal acoustic comfort standards
outlined in BS8233 which relates specifically to transport noise, cannot be met whilst
the windows of some facades, facing the noise, being open in some instances.
Practically, this indicates that noise from road traffic will be audible and so to achieve
those internal noise standards, the windows will, for some houses, may need to be
closed and in some cases glazing specified to ensure it has the acoustic qualities and
alternative ventilation methods provided. This importantly doesnt mean that windows
will be sealed shut or the default will be to close windows, as householders will have
complete autonomy over windows for ventilation and for connection to the outdoors,
but there is — from a standards point of view- a competing interest of acoustic comfort
from road noise and natural ventilation, and so to mitigate this, efficient alternative
ventilation is required for thermal comfort should windows be closed as specified. This
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isnt an especially unusual circumstance of development near transport routes, as
many people do live near transport routes and a compromising approach, balancing
the need for this housing. The report highlights sensible mitigation techniques which
should be undertaken, initially of bunding and acoustic fencing as indicated in
document named ‘Acoustic mitigation plan’ as well as properties which will benefit
from the specified upgraded glazing and ventilation strategy as per acoustic report.

SC Environmental Protection (contamination) No objections. Recommends a
condition to require the submission of a Site Investigation report in relation to any
contamination and, where necessary, the implementation of remediation measures.

The submitted Phase Il Ground Investigation report identifies that the majority of test
results for the contaminants of concern are below the relevant assessment criteria
(S4UL/C4SL/SSV) for a ‘residential - with home-grown produce’; however, localised
PAH contamination has been identified in near surface soil in TP59, adjacent to the
stream on the north-eastern boundary.

Georisk Management recommend that some additional sampling is completed in this
area to confirm if the contamination identified is localised and anomalous or
otherwise. Based on the results of the additional sampling the need for further
remedial action will be determined to address human health risk issues in the context
of the proposed layout.

At the time of reporting, the proposed development layout was not known, but having
regard to the proposed Master Plan (DWG No. 177-P-114, dated March 2024), this
area is now allocated as public open space.

Environmental Protection recommends that the risk assessment by Georisk
Management is updated to take account of a confirmed site layout and alternative use
of this area, as it may negate the need for further investigation and remediation,
having regard to the proposed use in this area.

SC Environmental Protection (air quality) No objections. Recommends conditions.

The air quality report included a detailed modelling of the likely impact of the
development when complete. The assessment predicted the concentrations of NO2,
PM10 and PM2.5 at both existing and proposed receptors. All increases are well
below 1 pg/m3 and represent less than 1% of the Air Quality Standard and hence the
impact of the development is classified as negligible, in accordance with the Land-
Use Planning & Development Control: Planning for Air Quality 2017 guidance.

The highest concentrations predicted at existing receptors are at levels well belowthe
air quality objectives and below the current interim PM2.5 target or the future air
guality objective which is effective from 2040.

Although the development has been assessed to have a negligible impact on air
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quality there is potential for the cumulative impact of developments around
Shrewsbury to have a negative impact on the Shrewsbury Air Quality Management
Area (AQMA) if an adequate travel plan is not implemented to enable sustainable
travel into the town centre. Hence it is important that the Travel Plan, (including the
financial contribution to passenger transport recommended by highways) is a
requirement of any consent granted to prevent a creeping deterioration of air quality
within the Town centre.

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

National Highways Recommends conditions.

We can confirm that all traffic related parameters align with those previously accepted
by National Highways, and as such, we have no further comments in this regard.

Development impacts: As the outstanding comments on the base models have now
been addressed, we have reviewed the forecast year outputs and have set out our
comments below.

a. A5 Woodcote roundabout: The impacts from the developmentappear to be minimal
at this roundabout..

b. A5 Edgebold roundabout: The model results indicate that the development is noted
to have minimal impact on the A5 in the area. We understand that the travel plan
measures are expected to improve the overall network in the long run.

Noise Impacts

To mitigate road traffic noise, the original noise report recommends acoustically
enhanced glazing and ventilators to certain aspects of the buildings and 2.0 m high
acoustic barriers to some of the gardens of the residential dwellings. A 3.0 m high
earth bund near the western boundary of the proposed scheme is also proposed to
reduce the levels of road traffic noise from the A5, this bund extends along the
boundary of both phase 1 and phase 2.

The impact on road traffic noise levels along the A5 is likely to be negligible. National
Highways would recommend an appropriate planning condition for the phase 1
detailed application to ensure that the mitigation proposed in the original traffic noise
assessmentis implemented before the development is occupied.

Geotechnical and Drainage matters
The details provided indicate the bund is to be located within the site, outside the
highway boundary. Therefore, it is unlikely that the trees located within the highway
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boundary will be affected by the noise bund. The applicant has provided information
that indicates the bund filter drain is to be located to prevent surface water entering
the National Highways drainage asset.

Air Quality

The overall conclusions of the assessment for the construction and operational
phases are appropriate. Suitable mitigation measures are proposed for the
construction phase and no specific mitigation is considered to be needed for the
operational phase.

Construction Impacts

The submitted Construction Environmental Management Plan has been reviewed. It
is proposed the contractor will produce and utilise method statements throughout
construction to ensure that they are complying with the relevant British standards.
These include measures for dust control, prevention of spills, safe handling, storage
and transport of materials, safe waste storage and disposal, drainage strategy,
prevention of discharge to surface or ground water, and noise control.

National Highways would expect to see a separate Construction Traffic Management
Plan (CTMP) and this can be undertaken post-planning consent through a planning
condition.

Active Travel England Recommends conditions.

1.0 Overview
ATE has reviewed the applicants latest response and maintains that:
« Financial contributions to surrounding cycling infrastructure are necessary.
« Design changes are needed to align with LTN 1/20 standards and updated
travel planning principles.
e These should be secured via planning conditions.

2.0 Key Issues
Trip Generation & Travel Plan

« ATE welcomes the improved trip analysis but warns against over-reliance on
commuting data.

e The proposed 23% active travel mode share target is too low, ATE
recommends aligning with the Governments 50% target for short urban
journeys by 2030.

« Travel Plantargets should be enforceable and supported until sustained.

Off-site Improvements
o ATE urges expansion of off-site cycling infrastructure, especially along Mytton
Oak Road, to integrate with wider plans and support modal shift.
« Contributions should be proportionate and coordinated across developments to
ensure a coherent active travel network.
e This is essential for meeting NPPF paragraph 117a on prioritizing walking and
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cycling.

Layout & Street Design
« Traffic-calming and active frontages should be included even if adjacent sites
are undeveloped.
« Shared footway/cycleways on secondary streets are discouraged; cyclists
should be treated as vehicles with segregated or on-carriageway provision.
e« Shared use paths are only acceptable off-street and must be surfaced
appropriately (not hoggin).

Cycle Parking
e Cycle parking should meet LTN 1/20 Table 11-1 standards:
e 1 space per bedroom for residential units.
e 4long-stay and 4 short-stay spaces for the care home.
e Secure storage (sheds/garages) must meet dimensional standards.

3.0 Conclusion

ATE supports approval of the application, subject to planning conditions and
obligations that address the above issues to ensure compliance with active travel
policies and standards.

SC Highways Development Control No objections.

Access

Vehicular access to the development is intended to be from the B4380 Mytton Oak
Road. The applicant has put forward proposals for a Ghost Island junction which have
been subject to a Stage 1 Road Safety Audit and a Designer response provided. Itis
considered that all matters raised within the Stage 1 Road Safety Audit have now
been addressed to Shropshire Council’s satisfaction subject to a planning condition
requires details to be submitted for approval and constructed prior to the occupation
of the 50th dwelling.

It is understood that the applicant is seeking a temporary construction access to the
development it is recommended that a condition is placed that requires details of the
construction access to be fully approved prior to being brought into use. The applicant
should submit a formal drawing prior to any planning approval, for referencing in the
planning condition Any construction access should be suitable for the intended use
and temporary use for residents that have occupied the first 50 dwellings. On this
basis, it is recommended that all works in relation to the proposed extension to the
speed limit on Mytton Oak Road are in place prior to the first occupation or unless
otherwise agreed in witing with the local planning authority. The extension of the
Speed Limit will need to be supported by Traffic Regulation Order. The cost of
implementing the Traffic Regulation order is likely to be within the region of £10,000
and costs can be recovered either through the Section 106 Agreement, to be paid on
completion of the legal agreement or include within the Section 278 agreement. This
figure has previously been agreed.
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It has been agreed with the applicant that the proposed Ghost island junction will be
upgraded to a signalised junction prior to the occupation of the 150th dwelling. An
indicative layout has been submitted. However, it is unclear from the details submitted
how the pedestrian /cyclist will access the tactile paving. It is recommended that the
applicant submit a revised drawing prior to any planning approval, that can be
referenced in the planning condition. The signalised junction will be subject to a Stage
1/2 Road Safety Audit as part of the Section 278 agreement technical approval
process.

Travel Plan Monitoring

It is recommended that a planning condition is attached to any permission granted
that requires a Travel Plan to be submitted for approval for each phase of the
development. Shropshire Council as Local Highway Authority will monitor the Travel
Plan submitted and therefore would request that a Travel Plan Monitoring contribution
of £20,000 is secured through the proposed Section 106 agreement.

Passenger Transport

In accordance with Shropshire Bus Service Improvement Plan (BSIP) dated June
2024, specifically Phase 3, which sets out Shropshire Council vision for bus use in
2025 and beyond. Shropshire Council where possible we are seeking to create the
opportunity for bus to become a realistic first choice of travel for residents. It is
considered that all new developments create an opportunity to influence travel
behaviour and promote sustainable travel to and from the site. The promotion off bus
use within the development is key to mitigating the impact of the development it is
considered that there are opportunities to extend the current On Demand service to
incorporate the proposed development, neighbouring developments, and key
infrastructure such as medical facilites and schools. On this basis, it is
recommended that a financial contribution of £480,000 for passenger transport is
secured through Section 106. The payment of these contributions can reflect the
phasing of the developmentand likely occupation.

Suggested trigger points are as follows;

* First payment - 25% of overall contribution

Occupation of 50th dwelling (50% of full application) or within timescale, whichever is
nearer.

« Second Payment - 50% of overall contribution to be paid on the occupation of the
200th (50% of outline)

* Final payment — 25% of overall contribution payable on occupation of 300 dwelling

It is acknowledged that Shropshire Council may be able to secure Capital funding or
funding from neighbouring developments, on this basis prior to the payment of the
final contribution, Shropshire Council would be prepared to carry out a Bus
Contribution Review to determine whether any part of contribution already received
remains unspent or unallocated.
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Offsite Highway works

In addition to the proposed junction arrangements as outlined above, the applicant is
also proposing to provide pedestrian improvements on Mytton Oak Road to include a
signalised pedestrian crossing, It is recommended that a planning condition is
attached to any permission granted that requires details to be submitted, approved
and constructed prior to the occupation of the 50th dwelling. Pedestrian
improvements to include a signalised pedestrian crossing on Gains Park Way are
being put forward. Due to the phasing of the development, it is considered that these
works should be constructed prior to the occupation of the 150th dwelling or sooner.

Impact on the surrounding highway network

The junction modelling undertaken takes into account expected growth by 2038
(adjusted), all committed developments, outline permission being sought, and Local
plan site as outlined above. The results of this additional sensitivity test demonstrates
that all the junctions will operate within capacity. However a few junctions are
expected to reach or are close to theoretical capacity, on this basis it is identified that
the cumulative impact of development and growth will result in mitigation being
required on the network. It is recommended that a proportion of Community
Infrastructure Levy collected in association with the site is identified for Highway
Infrastructure works and the promotion of Active Travel within the vicinity of the site.

It is recommended that planning conditions are imposed to require the submission of
the following details for approval:
- Construction Management Plan for each phase
- Full engineering details of construction access; traffic calming measures; ghost
island junction; pedestrian improvements on B4380 Mytton Oak Road and
Gains Park Way; signalised junction
- Travel Plan
- Highways infrastructure phasing and completion plan
- Design and construction of all new internal roads, footways and accesses
together with measures for the disposal of highway surface water

SC Rights of Way No objections.

As acknowledged within the masterplan Footpath 47Y runs through the hybrid
application area. Officers have been in early contact with the developer and the
footpath diversion put forward is one that has been agreed by both the developer and
the Council. The footpath will be diverted through the parcel of land affected by the
reserved matters application first, with its continuation through the outline area being
dealt with at the appropriate planning stage. The developer is aware of this and
Officers will advise accordingly at each stage.

SC Drainage No objections. Recommends a condition to require the submission of a
scheme of surface and foul water drainage for approval.

The Drainage Officer has advised that a number of items require attention, including:
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detailed information on overland flow routes; more precise flood contours near to
pond 1; confirmation on fluvial flood plain storage impacts; site infiltration testing;
confirmation from Severn Trent Water regarding foul drainage capacity. These can be
dealt with by planning condition.

SC Learning and Skills Recommends payment of a financial contribution towards
additional school capacity.

Current forecasts indicate the need for additional school place capacity for both
primary and secondary level. This development along with future housing in the area
is highly likely to create a requirement for additional school places to support the
educational needs of children in the area. It is therefore essential that the developers
of this and any new housing in this area contribute towards the consequential cost of
any additional places or facilities considered necessary to meet pupil requirements in
the area. Due to the large scale of development and the number of pupils it will
generate it is recommended that contributions for both primary and secondary
education provision are secured via a S106 agreement.

It is projected (using latest DFE yield data) that 400 houses will result in:
- 32 new EARLY YEARS places
- 110 new PRIMARY places
- 50 new SECONDARY places
- 19 new POST 16 places
- 3 children who will require an EHCP (Educational Health Care Plan)

NHS Shropshire, Telford and Wrekin Integrated Care Board (ICB) Supports,
subject to a financial contribution.

The ICB has no objections to the development subject to confirmation of the level of
contribution requested at £791,196 and the agreement of suitable provisions within a
Section 106 Agreement to secure the funding and enable the funds to be drawn down
at an appropriate time and that the amount is linked to BCIS TPI to the point of draw
down.

Public comments
The application has been advertised by site notice and in the local press as a major
development.

Two public representations have been made, raising the following matters:
- Provision should be made for setting down and picking up children
- Swift bricks should be provided to the houses

Comments from Groups have been received as follows.

Bowbrook Allotment Community
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6.2.2

- Site is not well located for a residential development of this scale

- Local facilities are almost non-existent, therefore virtually all journeys would be
made by car

- 40mph speed limit is too high for safe access and egress to the allotments;
improvements are required to safety on Mytton Oak Road

- Journeys by foot and bicycle should be encouraged

Shropshire Swift Group Recommends the inclusion of swift bricks in the
development.

Shrewsbury Civic Society Objects. The 'National Design Guide - Planning practice
for beautiful enduring and successful places' provides clear advice as to how new
developments should be designed. It proposes ten characteristics for a well-designed
place, which include context, identity, built form, movement, nature, public spaces,
uses, homes & buildings, resources and lifespan. Shrewsbury Civic Society feel that
the proposed development does little to address these characteristics.

THE MAIN ISSUES

Environmental Impact Assessment screening

Planning policy context; principle of development

Siting, scale and design; landscape considerations
Residential and local amenity considerations

Historic environment considerations

Highways and travel considerations

Ecological considerations

Flood risk, drainage and ground contamination considerations
Other considerations

OFFICER APPRAISAL

Environmental Impact Assessment (EIA) screening

The proposed development is ‘Schedule 2 development’ as defined in the Town and
Country Planning (Environmental Impact Assessment) Regulations 2017, being an
urban development project which includes more than 150 dwellings. In addition, the
overall area of the development exceeds 5 hectares. Officers considered the proposal
in relation to the relevant criteria in these Regulations and issued an EIA Screening
Opinion on 15t March 2024 (ref. 24/00160/SCR) to confirm that EIA would not be
required.

Planning policy context; principle of development

Planning applications are to be determined in accordance with the Development Plan
unless material considerations indicate otherwise. The National Planning Policy
Framework (NPPF) is a material planning consideration and sets out a presumption in
favour of sustainable development and there are three overarching objectives to
achieving this: economic; social; and environmental.

Adopted Development Plan
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The site lies adjacent to, but outside of, the development boundary for Shrewsbury as
defined in the adopted Local Plan policies map, and therefore falls into ‘countryside’ in
policy terms. Both Core Strategy policy CS5 and SAMDev policy MD7a strictly control
residential development in the countryside such that only limited types of residential
development, such as conversion of buildings of architectural or heritage merit or
accommodation for essential countryside workers and other affordable housing, is
permitted. Development of this site for residential purposes would be contrary to the
adopted Development Plan.

NPPFE

The NPPF sets out policies to support the Government's objective of significantly
boosting the supply of homes. It states that the overall aim should be to meet an
area’s identified housing need, including an appropriate mix of housing types.

Current planning policy position — five year housing land supply position

Following the publication of the revised NPPF in December 2024, a new standard
method for calculating housing need has been adopted, the purpose of which is to
significantly boost housing delivery across England. Paragraph 11(d) of the NPPF
detail the implications of not having a five year housing land supply for decision
making, in the context of the application of the presumption in favour of sustainable
development.

Draft Local Plan

The draft Local Plan was submitted for Examination in 2021. Following a number of
public hearing sessions which were held following this, the Examination Inspectors
have advised that they have a number of concerns over the soundness of the draft
Plan. In response to this it is the intention that the draft Local Plan is withdrawn.
Cabinet agreed on 12" February 2025 that the evidence base supporting the draft
Local Plan is a material consideration in decision making on relevant planning
applications, to support the implementation of the presumption in favour of
sustainable development. This will include planning applications for new development
on sites proposed to be allocated in the draft Local Plan. This resolution applies to the
current proposal in that the site is included in the soon-to-be withdrawn draft Local
Plan as one which is proposed to be allocated for residential development.

Proposed site allocation

The draft Local Plan proposes that the application site is allocated for 400 houses.

The draft allocation set out the following expectations:

- vehicular access would be provided from Mytton Oak Road;

- all necessary improvements to the local and strategic road networks would be
undertaken and funded through the development;

- the development would create and enhance pedestrian and cycle links within and
through the site;

- green infrastructure corridors will form an intrinsic component of the development;

- contributions are made to the delivery of additional playing pitch provision;

- mature trees and hedgerow are retained and enhanced;
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- noise would be managed through acoustic design and layout;
- appropriate sustainable drainage measures would be incorporated.

The proposed development has sought to include the above, as detailed further
below.

Siting, scale and design; landscape considerations

Core Strategy policy CS6 seeks to ensure that development is appropriate in scale
and design taking into account local context and character, having regard to
landscape character assessments and ecological strategies where appropriate. |t
states that development will be designed to a high quality using sustainable design
principles. Policy CS17 also seeks to protect and enhance the diversity, high quality
and local character of Shropshire’s natural environment and to ensure no adverse
impacts upon visual amenity, heritage and ecological assets. SAMDev Plan policy
MD2 requires that development contributes to and respects locally distinctive or
valued character and existing amenity value and demonstrates how good standards
of sustainable design and construction have been employed.

Landscape impacts and trees

The application is accompanied by a Landscape and Visual Impact Assessment
(LVIA), and this has been reviewed by the Council’s landscape consultant. . Clearly
the introduction of residential development to this area would result in adverse
impacts on landscape and visual receptors. Nevertheless, the mitigation measures
put forward, which include the retention of trees and hedgerow other than where
required for highways visibility, and additional landscaping, would provide satisfactory
mitigation to reduce impacts significantly as the planting establishes. Detailed matters
relating to the landscaping scheme and its maintenance and management can be
dealt with by planning condition.

Size and type of housing:

The application proposes a range of housing types and sizes as part of phase 1.
There would be 7 one bedroom dwellings; 24 two bedroom dwellings; 36 three
bedroom dwellings; and 35 four bedroom dwellings. These would be spread across
the site. The plot designs include garaging and a mix of frontal and side parking.
Houses would be 2 storey, and the care home would have 3 storeys. The plot and
housing design and layout is acceptable.

Affordable housing:

Planning policy requires that residential development proposals in this area provide
20% affordable housing. The current application proposes that 25.5% of the houses
would be affordable, and this is a significant benefit of the scheme. Discussions are
ongoing between the applicant and the Council's Affordable Housing team regarding
the details of tenure and these matters can be agreed as part of a Section 106
agreement which would ensure that these dwellings are retained as affordable in

perpetuity.




AGENDA ITEM

Land North Mytton Oak Road |

6.3.5
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6.3.7

6.3.8

Open _space: National and local planning policies seek to provide well-designed
development. Paragraph 96 of the NPPF states that this includes high quality public
space which encourages the active and continual use of public areas. SAMDev Plan
policy MD2 requires that development should provide adequate open space of at
least 30m? per person and that where there are 20 dwellings or more this should
comprise an area of functional space. It states that landscaping and open space
should provide safe, useable and well-connected outdoor spaces.

Based upon the number of bedspaces, policy MD2 would indicate that the
development should provide 1.14 hectares of open space in phase 1. The proposed
development would provide 1.338 hectares, an excess of approximately 17%. This is
a significant benefit of the proposal.. In terms of open space quality, officers consider
that this is well-designed and functional. It includes corridors of linked green spaces
which include both retained and new trees, along with ponds and areas of formal and
informal play. There would be good levels of connectivity of these open spaces via
pathways through the development. The layout would ensure that there is natural
surveillance to areas of public open space from houses.

The Open Space proposals are shown on the plan below:

ad, Skrewsbury
F| TR FAREY (EeRERO
l i { |

sfopment at Mytton Oak Ro

Sustainable design matters:
The application is supported by a Sustainability Checklist which sets out how
sustainability principles have been incorporated within the design of the development.
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- in terms of foul water, the proposal would be connected to the sewer network
which is the preferred method of connection

- walls, roofs, floors, pipes and storage tanks would be insulated above building
regulations requirements

- properties would be fitted with double glazing

- all appliances, where fitted, would be ‘A’ rated

- each plot would be fitted with an air source heat pump

Residential and local amenity considerations

Core Strategy policy CS6 requires that developments safeguard residential and local
amenity. SAMDev Plan policy MD2 requires that development is appropriate in form
and layout.

Layout in relation to adjacent residential properties

A landscaped buffer is proposed along the eastern boundary of the site, closest to the
nearest existing houses along Oak Lane. In addition, the dwellings that are proposed
along this part of the site would be side facing to the existing dwellings to maximise
privacy. It is not considered that the proposed layout would result in adverse impacts
on nearby properties due to overlooking or massing.

Noise

The submitted Noise Assessment reports state that noise mitigation measures would
be required as part of the development, given the noise climate of the area
particularly in respect of noise from the A5 and Mytton Oak Road. The Acoustic
Mitigation Plan proposes that those properties adjacent to Mytton Oak Road would be
fitted with upgraded glazing and acoustic ventilation, and that a few plots would
include 2 metres high acoustic barriers. The Council's Environmental Protection
Officer has raised no concerns with these mitigation measures.

Air quality

The submitted Air Quality Assessment (AQA) has considered the air quality impacts
from the construction phase and once the development is fully operational using
atmospheric dispersion modelling. It identifies that the application site is located
approximately 3km from the nearest Air Quality Management Area. It recommends
that mitigation measures are implemented, to include a dust management plan, and
that this would result in dust effects being ‘not significant’. It states that pollutant
concentrations are predicted to be well within the relevant health-based air quality
objectives, and that the operational impact on existing receptors would be negligible.

National Planning Practice Guidance (NPPG) advises that the relevant question for
air quality is ‘will the proposed development (including mitigation): lead to an
unacceptable risk from air pollution; prevent sustained compliance with limit values or
national objectives for pollutants; or fail to comply with the requirements of the
Habitats Regulations or other environmental policies and duties, taking into account
the presence of Air Quality Management Areas and Clean Air Zones, and the
cumulative impacts from individual sites in local areas?’ Based upon the findings of
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the AQA, subject to the implementation of dust mitigation measures, the proposed
development would not conflict with national or local planning policies, and does not
raise significant issues in relation to air quality. A planning condition can secure dust
management measures and is included in Appendix 1 below. Additionally, the Travel
Plan which will be required to be agreed, and the financial contribution towards
passenger transport, would assistin managing air quality deterioration.

Construction impacts

A Construction Environmental Plan has been submitted as part of the application,
setting out the measures that can be implemented during the construction phase to
minimise impacts on surrounding residents, and also on wildlife, trees, soils and
water. This is acceptable in principle, nevertheless a planning condition can be
imposed to require a detailed scheme to be submitted for approval.

Historic environment considerations

Core Strategy policies CS6 and CS17 and SAMDev Plan policies MD2 and MD13
require that development protects, restores, conserves and enhances the built and
historic environment and is appropriate in scale, density, pattern and design, and that
harm or loss is avoided. Section 66 of the Planning (Listed Buildings and
Conservation Areas) Act 1990 requires that, in considering whether to grant planning
permission which affects the setting of a Listed Building, the local planning authority
shall have special regard to the desirability of preserving the setting. The NPPF states
that 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
(and the more important the asset, the greater the weight should be). This is
irrespective of whether any potential harm amounts to substantial harm, total loss or
less than substantial harm to its significance (para. 212). It goes on to say that any
harm to, or loss of, the significance of a designated heritage asset (including from
development within its setting) should require clear and convincing justification (para.
213). Furthermore, that where a proposal would lead to less than substantial harm to
the significance of a designated heritage asset, the harm should be weighed against
the public benefits of the proposal (para. 215).

An Archaeological Desk-Based Assessment and Built Heritage Statement has been
submitted with the application, and has assessed the potential impacts of the
proposal on heritage assets. There is a Grade |l listed building to the north-west of the
site, Corner Farmhouse. This is approximately 380 metres from the site. The Heritage
Statement acknowledges that the proposal has the potential to cause less than
substantial harm to this asset by permanently changing part of its setting. Some
mitigation would be provided through the retention of trees and hedgerows across the
site. No concerns on this issue have been raised by the Council's Conservation
Officer; and in relation to the requirement of NPPF para. 215 this matter is discussed
further in the planning balance section below.

In terms of archaeological matters, following the initial desk-based assessment a
more detailed Archaeological Evaluation was undertaken which included the
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excavation of 35 trenches across the site as part of a first phase of work. This has
identified a number of Roman and post-medieval remains. In line with advice from the
Council's Archaeologist, it is appropriate for this investigation work to continue, and a
planning condition can be imposed to agree a suitable programme of work.

Highways and travel considerations

Core Strategy policy CS6 requires that all development is designed to be safe and
accessible. SAMDev Plan policy MD8 states that development should only take place
where there is sufficient existing infrastructure capacity. Detailed discussions have
taken place between National Highways, Active Travel England, the Council's
highways team and the applicant regarding the potential highways and travel
implications of the proposed development.

Proposed access

The application proposes that the site would initially be accessed via a ‘ghost island’
(right turn) junction from the B4386 Mytton Oak Road. The design of this has been
subject to a Stage 1 Road Safety Audit. It is proposed that this junction would be
upgraded to a signalised junction prior to the occupation of the 150" dwelling. A
drawing of this proposed junction is below:

Existing Speed G
removed.

Off-site highways improvements would include the provision of pedestrian crossings
on Mytton Oak Road and Gains Park Way, and upgrades to existing bus stops local
to the site on Gains Park Way. The Councils Highways Officer has confirmed that
these proposals are satisfactory.

Highways capacity

In terms of potential impacts on the A5 trunk road from the additional traffic, National
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Highways have now confirmed that the additional survey data and other information
submitted provided is satisfactory and that they raise no objections subject to
conditions to require the submission and approval of a Construction Traffic
Management Plan and the implementation of noise mitigation measures.

Active and sustainable travel considerations

The site layout includes 3.5 metres wide shared (pedestrian/cyclist) paths along
secondary routes, and numerous car-free paths throughout the development. There
would be one formal cycle space per dwelling. A Travel Plan would be agreed if
planning permission is granted. This would aim to bring about a change in travel
behaviours to reduce the use of car borne trips. The applicant would fund the
appointment of a Travel Plan Coordinator and would provide a financial contribution of
£20,000 for the monitoring of the Travel Plan. The applicant has also committed to
providing a “Fighting Fund” of £25,000 via the Section 106 agreement, which can be
called upon should the Travel Plan measures not be sufficient to achieve shifts in
travel behaviours. In addition to the above, in order to promote bus use as part of the
development, the applicant has agreed to make a financial contribution of £480,000
towards improvements to passenger transport facilities. Finally, and to reflect
recommendation made by Active Travel England, the applicant has agreed to pay a
financial contribution towards improvements to walking and cycling infrastructure in
the area, in order to improved active travel options.

Officers consider that the mitigation measures, site access and road layout design,
implementation of a Travel Plan, and the financial contributions towards
improvements to sustainable travel options represent an appropriate package of
measures to ensure that the proposal is acceptable in relation to highways and travel.

Ecological consideration

Core Strategy policy CS17 seeks to protect and enhance the diversity, high quality
and local character of Shropshire’s natural environment and to ensure no adverse
impacts upon visual amenity, heritage and ecological assets. SAMDev Plan policies
MD2 and MD12 require that developments enhance, incorporate or recreate natural
assets.

The ecological assessment work which has been undertaken as part of the
application includes a desk study, a habitat survey, a bat survey and a great crested
newt survey. The survey work advises that the site is of low ecological value. The
Ecological Assessment concludes that, with the adoption of appropriate mitigation
measures, it is not envisaged that the proposed development would negatively affect
the conservation status of protected species. The Council’'s Ecologist has confirmed
that no additional surveys are required. A planning condition can be imposed to
require that the mitigation measures recommended in the Ecological report are
implemented as part of the construction of the development. It would be appropriate
for update surveys to be undertaken for the subsequent phases of the development
before any work commences on these, and an appropriate planning condition can be
added to require this.
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Biodiversity net gain (BNG): The submitted BNG Assessment has calculated that the
proposal, which includes the creation of mixed scrub, woodland and grassland would
result in a BNG of 13%, exceeding the mandatory requirement of 10%. The statutory
BNG planning condition would be applied to the planning permission and this would
ensure that plans are agreed to deliver the BNG over a 30 year period.

Flood risk, drainage and ground contamination considerations

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

Flood risk and drainage

A Flood Risk Assessment (FRA) and Drainage Strategy has been submitted as part
of the planning application, due to the size of the site and as part of it falls within
Flood Zones 2 and 3. These Flood Zones are located at the eastern side of the site
where the watercourse is, and within phase 1. It should be noted that none of the built
development would be sited within the Flood Zones. For phase 1, the drainage
strategy includes the provision of an attenuation pond adjacent to the extent of flood
area. This would incorporate a restricted discharge rate to the brook. The FRA states
that the site design would result in a reduction in flood risk. Officers consider that the
drainage strategy is acceptable in principle. In line with the recommendations of the
Council's Drainage team, detailed drainage design matters can be addressed through
agreement of a surface and foul water drainage scheme, which can be required by
planning condition. This would provide an appropriate way of ensuring sustainable
drainage at the site.

Ground conditions

A Ground Investigation report has been submitted and this advises that the majority of
test results show that there are no areas of concern in respect of contamination levels
for the intended use of the site. However it recommends that additional sampling is
undertaken in respect of one particular area adjacent to the watercourse. As
recommended by the Council's Environmental Protection officer, a planning condition
can be imposed to require that this is undertaken and that any required remedial
works are undertaken prior to the commencement of any construction works.

Other considerations

The proposed development would be liable for Community Infrastructure Levy (CIL)
payments, as it relates to residential development. The amount of CIL applicable is
based upon the total floorspace of the dwellings. For this proposal (full and outline),
this is likely to be in the region of £2.03 million. The expectation is that the CIL
payment would be used as follows:

CIL:
Education £1,530,000
Active Travel £50,000
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Local and Strategic road improvements £450,000
Total CIL: £2,030,000

Additional financial contributions from the applicant are considered to be necessary to
make the proposal acceptable, totalling £1.301 million. These would be secured via a
Section 106 agreement, as follows:

S106 agreement:

Passenger Transport £480,000

Health £791,000

Traffic Regulation Order £10,000

Travel Plan monitoring contribution £20,000
Total S106: £1,301,000

PLANNING BALANCE AND CONCLUSION

It is acknowledged that residential development of this site is contrary to the adopted
Development Plan. The draft Local Plan proposes to allocate the site for residential
development and the proposals are generally in line with the development guidelines
set out in the draft Plan. The evidence base which supports the draft Plan is a
material consideration. The proposed allocation can therefore be given weight in
favour of the current application. In addition, as a result of the Council being unable to
currently demonstrate a five year housing land supply the NPPF states that a ‘tilted
balance’ applies to the consideration of residential development. This means, as set
out in the NPPF, that planning permission for residential development should be
granted unless “any adverse impacts of doing so would significantly and
demonstrably outweigh the benefits, when assessed against the policies in this
Framework taken as a whole, having particular regard to key policies for directing
development to sustainable locations, making effective use of land, securing well-
designed places and providing affordable homes, individually or in combination.”

The benefits of the proposal include:

- the provision of a significant number of houses in the area, in line with
Government's objective of ‘significantly boosting the supply of homes’, and its
contribution to increase Shropshire’s supply of housing

- the provision of a range of housing types and sizes, from starter homes to larger
family homes, and a care home

- the provision of affordable housing at a level which is 5.5% above the policy
requirement

- homes designed to support disabled and wheelchair access, and to maximise
energy efficiency

- biodiversity net gain of 13%, in excess of the statutory requirement of 10%

- open space of 17% above the policy expectation

- improvements to active travel and commitments to meeting sustainable travel
targets.

The proposed development has the potential to have less than substantial harm to a
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Grade |l listed building which is located approximately 380 metres to the north-west. It
is considered that this harm is likely to be at the lower end of this less than substantial
scale, particularly in view of the distance and retention of existing vegetation. This
harm would be outweighed by the public benefits of the proposal.

Officers conclude that the proposed development represents sustainable
development and that there are material considerations of sufficient weight to warrant
a decision being made which is contrary to the adopted Development Plan. The
applicant has engaged positively with the Local Planning Authority throughout the
planning process to improve the proposal and create a high standard of design, which
includes overprovision of affordable dwellings, open space and statutory biodiversity
net gain. Officers therefore recommend that planning permission for the proposal is
granted subject to the completion of a Section 106 agreement and the imposition of

planning conditions, to include those set out in Appendix 1.
Risk Assessment and Opportunities Appraisal
Risk Management
There are two principal risks associated with this recommendation as follows:

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

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

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

Human Rights

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

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

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

9.0 Financial Implications

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

10. Background

Relevant Planning Policies
Central Government Guidance:
National Planning Policy Framework

Core Strategy and Saved Policies:

CS5 - Countryside and Greenbelt

CS6 - Sustainable Design and Development Principles
CS11- Type and Affordability of housing

CS17 - Environmental Networks

CS18 - Sustainable Water Management

MD?2 - Sustainable Design

MD12 - Natural Environment

MD13 - Historic Environment

Relevant planning history: None

11. Additional Information

View details online: http://pa.shropshire.gov.uk/online-
applications/applicationDetails.do?active Tab=summary&keyWal=SGVV1QTDJ7P00

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

Cabinet Member (Portfolio Holder) - Clir David Walker

Local Member Clir Jon Tandy (Bicton Heath)

Appendices
APPENDIX 1 - Conditions
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APPENDIX 1 - Conditions
STANDARD CONDITION(S)

1. The full planning permission component of the development hereby permitted shall
begin not later than 3 years from the date of this decision.
Reason: To comply with Section 91 of the Town and Country Planning Act 1990.

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

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

3. The outline element of the development hereby permitted shall be begun before the
expiration of two years from the date of approval of the last of the reserved matters to be
approved.

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

4. Details of the access, appearance, layout, scale and landscaping of the outline phases
of the development (hereinafter called "the reserved matters") shall be submitted to and
approved in writing by the local planning authority before any development in that phase
begins; and the development shall be carried out as approved.

Reason: The application is a hybrid application which comprises part full and part outline
elements under the provisions of Article 5 of the Development Management Procedure
(England) Order 2015. No particulars have been submitted with respect to the matters reserved
in the outline part of this permission.

5. The full planning permission element of the development hereby permitted shall be
carried out in strict accordance with the following approved plans and documents:

[TO BE ADDED]
Reason: For the avoidance of doubt and to define the development permitted.

6. The outline element of the development hereby permitted shall be undertaken in broad
accordance with the approved drawings and documents:

[TO BE ADDED]

Reason: For the avoidance of doubt and to define the development permitted.

CONDITION(S) THAT REQUIRE APPROVAL BEFORE THE DEVELOPMENT COMMENCES
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7. (a) No development approved by this permission shall commence until a written scheme
of investigation for a programme of archaeological work has been submitted to and approved
by the local Planning Authority in writing. The submitted details shall include post-fieldwork
reporting and appropriate publication.

(b) The approved programme of archaeological work set out in the written scheme of
investigation shall be implemented in full and a report provided to the local planning authority
prior to first use or occupancy of the development. The report shall include post fieldwork
assessments and analyses that have been completed in accordance with the approved written
scheme of investigation. This shall include evidence that the publication and dissemination of
the results and archive deposition has been secured.

Reason: The site is known to hold archaeological interest.

8. 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.

9. a) No development shall commence until an assessment of the risks (site investigation)
posed by any contamination has been submitted to and approved in writing by the Local
Planning Authority. Such an assessment shall be carried out in accordance with authoritative
UK guidance.

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

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

d) In the event that further contamination is found at any time when carrying out the approved
development - that was not previously identified - it must be reported in writing immediately to
the Local Planning Authority and no further development shall be carried out. Following this, an
investigation and risk assessment must be undertaken in accordance with the requirements of
(a) above, and where remediation is necessary a remediation scheme must be prepared in
accordance with the requirements of (b) above, which is subject to the approval in writing by
the Local Planning Authority.
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Reason: To ensure that the risks associated with any contamination have been reduced to
acceptable levels and that the health and wellbeing of future occupiers are protected and to
ensure that the development complies with the National Planning Policy Framework.
Information on how to comply with conditions and what is expected of developers can be found
in the Shropshire Council's Contaminated Land Strategy 2013 in Appendix 5. The following link
takes you to this document:

http://shropshire.gov.uk/committee-
services/Data/Council/20130926/Agenda/18%20Contaminated%20Land%20Strategy%20-
%20Appendix.pdf

10. Priorto the commencement of the development hereby permitted a Construction Traffic
Management Plan shall be submitted to and approved in writing by the Local Planning
Authority (in consultation with the Highway Authority for the A5 trunk road). The plan shall
include as a minimum:

a) Construction phasing

b) An HGV routing plan to include likely origin/destination information, potential construction
vehicle numbers, construction traffic arrival and departure times, signage, accesses and
construction delivery times (to avoid peak hours)

c) Details of any special or abnormal deliveries or vehicular movements.

d) Clear and detailed measures to prevent debris, mud and detritus being distributed onto the
Local highway and SRN.

e) Mitigation measures in respect of noise and disturbance during the construction phase
including vibration and noise limits, monitoring methodology, screening, a detailed specification
of plant and equipment to be used and construction traffic routes.

f) A scheme to minimise dust emissions arising from demolition/construction activities on the
site. The scheme shall include details of all dust suppression measures and the methods to
monitor emissions of dust arising from the development.

g) Waste management.

h) Wheel washing measures.

1) Protection measures for hedgerows and grasslands.

Thereafter all construction activity in respect of the development shall be undertaken in full
accordance with such approved details unless otherwise approved in writing by the Local
Planning Authority in consultation with the Highways Authority.

Reason: To mitigate any adverse impact from the development on the A5 trunk road and to
satisfy the reasonable requirements of road safety.

11. Priorto the commencement of the development, a scheme detailing the design and
construction of all new internal roads, footways and accesses together with measures for the
disposal of highway surface water shall be submitted to and approved in writing by the Local
Planning Authority. No construction of new internal roads and footpaths shall take place in any
phase until these details have been approved for the corresponding phase. The scheme shall
be fully implemented in accordance with approved details.

Reason: In the interests of highway safety.


http://shropshire.gov.uk/committee-services/Data/Council/20130926/Agenda/18%20Contaminated%20Land%20Strategy%20-%20Appendix.pdf
http://shropshire.gov.uk/committee-services/Data/Council/20130926/Agenda/18%20Contaminated%20Land%20Strategy%20-%20Appendix.pdf
http://shropshire.gov.uk/committee-services/Data/Council/20130926/Agenda/18%20Contaminated%20Land%20Strategy%20-%20Appendix.pdf
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12. No development shall commence until the tree protection measures shown on approved
plan Tree Protection Plan 01 have been installed to the written satisfaction of the LPA. The tree
protection measures shall be retained in place until no longer required to protect trees from
damage during construction works.

Reason: To provide appropriate protection to those trees that are to be retained on site in order
to protect the landscape and visual character of the area.

13. Notwithstanding the submitted details, no above ground works shall commence until full
details of both hard and soft landscape works for the first phase of development have been
submitted to and approved in writing by the local planning authority. The submitted details shall
include a timescale for the implementation of the landscape works. The landscaping details
shall include the following details:

a. Planting plans, creation of wildlife habitats and features and ecological enhancements;

b. Written specifications (including cultivation and other operations associated with plant, grass
and wildlife habitat establishment);

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

d. Native speciesused are to be of local provenance (Shropshire or surrounding counties);

e. Details of proposed planting schedules, methods and aftercare provision which shall be
procured and planted in accordance with BS8545:2014;

f. Implementation timetables.

The approved details shall be carried out as approved.

Any trees or plants that, within a period of five years after planting, are removed, die or
become, seriously damaged or defective, shall be replaced with others of species, size and
number as originally approved, by the end of the first available planting season.

Reason: To ensure the provision, establishment and maintenance of a reasonable standard of
landscape, amenity and biodiversity in accordance with the approved designs in line with
planning policy.

14. No development shall take place until a boundary treatments plan has been submitted to
and approved in writing by the local planning authority. The submitted plan shall include details
of the proposed location and specification of boundary treatments at the site, including those
around housing plots and those around other parts of the site such as open space and play
areas.

Reason: To ensure an appropriate visual appearance of the development, and to ensure a safe
and connected development.

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

15. Prior to the commencement of the temporary construction access full engineering details
of the proposed construction access on to B4380 Mytton Oak Road as shown on drawing
Xooxxxxx shall be submitted to and approved in writing by the Local Planning Authority. The
works shall be fully implemented in accordance with the approved details.

Reason: To ensure a satisfactory means of access to the highway.
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16. With the exception of enabling works, earthworks and strategic engineering works no
development shall commence until a highway infrastructure phasing and completion plan
applying within the permitted site has been submitted to and approved in writing by the Local
Planning Authority. The plan shall ensure that the vehicular access roads, footways and other
highway infrastructure necessary to service the permitted development is provided at
appropriate times throughout the permitted development. Highway infrastructure shall be
delivered in accordance with the approved phasing plan unless variations to this are first
agreed in writing by the Local Planning Authority.

Reason: To clarify how delivery of highway infrastructure within the site is to be phased to
assist with the determination of subsequent reserved matters applications and in order to
ensure that infrastructure provision and environmental mitigation are provided in time to cater
for the needs and impacts arising from the development and to accord with Policy CS6 of the
adopted Core Strategy.

17. Priorto the first occupation of the permitted development full engineering details of the
proposed traffic calming measures and associated amendments to the speed limit on B4380
Mytton Oak Road as shown on Drawing 205723 Rev F shall be submitted to and approved in
writing by the Local Planning Authority. The works shall be fully implemented in accordance
with the approved details prior to the occupation of the first dwelling.

Reason: To ensure a satisfactory means of access to the highway.

18. Priorto first occupation of the development hereby permitted, mitigation proposed in the
Traffic Noise Assessment (Report no. P20-135-R02-v3, Dated June 2024) shall be
implemented, unless otherwise approved in writing by the Local Planning Authority in
consultation with the Highways Authority.

Reason: To mitigate any adverse impact from the development on the A5 and A49 trunk road
and to satisfy the reasonable requirements of road safety.

19. Priorto the occupation of the first dwelling in phase 1, details of a scheme, including a
programme for implementation, for the provision of equipped and informal play areas, formal
and informal recreational and amenity open space and as shown generally on the [drawings
ref. xooxxxx.] shall be submitted to and approved inwriting by the local planning authority. The
details shall include details of levels, drainage, planting, enclosure, street furniture, surfacing,
seating and play equipment and structures. Development shall be carried out in accordance
with the approved details and programme. Thereafter, the formal and informal recreational and
amenity open space and play areas shall not be used for any purpose other than play space,
recreational or amenity space as prescribed.

Reason: The provision of play areas and informal open space is necessary in the interest of the
amenity, health and well-being of future residents. The condition is to ensure the quantity,
guality and accessibility of recreational and amenity open space is appropriate for the
development hereby permitted.

20. Priorto the occupation of the 50th dwelling full engineering details of the proposed ghost
island junction on to B4380 Mytton Oak Road as shown on Drawing 205723 Rev F shall be
submitted to and approved in writing by the Local Planning Authority. The works shall be
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implemented in accordance with the approved details before the occupation of the 50th
dwelling.
Reason: To ensure a satisfactory means of access to the highway.

21. Priorto the occupation of the 50th dwelling full engineering details of the proposed
pedestrian improvements on B4380 Mytton Oak Road as shown on Drawing no. PDO1 -E shall
be submitted to and approved in writing by the Local Planning Authority. The works shall be
implemented in accordance with the approved details before the occupation of the 50th
dwelling.

Reason: To ensure a satisfactory means of access to the highway.

22. Priorto the occupation of the 150th dwelling full engineering details of the proposed
pedestrian improvements on Gains Park Way as shown on Drawing no. PD02 -A shall be
submitted to and approved in writing by the Local Planning Authority. The works shall be
implemented in accordance with the approved details before the occupation of the 150th
dwelling.

Reason: To ensure a satisfactory means of access to the highway.

23. Priorto the occupation of the 150th dwelling full engineering details of the proposed
signalised junction on to B4380 Mytton Oak Road as shown on drawing »xooxxxxxx shall be
submitted to and approved in writing by the Local Planning Authority. The works shall be
implemented in accordance with the approved details before the occupation of the 150th
dwelling.

Reason: To ensure a satisfactory means of access to the highway.

24. Notwithstanding the submitted Travel Plan, reference 205723 dated April 2025, before
the 100th residential dwelling is occupied details of a new Travel Plan for the development
including an implementation timetable shall be approved in writing by the Local Planning
Authority in consultation with the Local Authority Travel Plan Co-ordinator. This is in
accordance with the legal agreement accompanying this permission. The Travel Plan shall set
out proposals, including a timetable strategy, to promote travel by sustainable modes which are
acceptable to the Local Planning Authority and proposed annual traffic counts at the vehicular
site access onto the B4380 Mytton Oak Road. The Travel Plan shall be implemented in
accordance with the approved details and timetable unless the Local Planning Authority has
previously provided written approval for proposed changes to the plan. Reports demonstrating
progress in promoting sustainable transport measures shall be submitted annually to Local
Planning Authority for approval for a period of ten years from the 100th occupation of the
development.

Reason: To promote sustainable modes of transport in line with both local and national
objectives and to accord with Policy CS6 of the adopted Core Strategy.

25. Priorto the commencement of development on each of the outline phases, an
Ecological Impact Assessment shall be submitted, together with any required phase 2 surveys.
The assessment will i) establish if there have been any changes in the presence and/or
abundance of species or habitats on the site and ii) identify any likely new ecological impacts
and mitigation requirements that arise as a resullt.
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Where update surveys show that conditions on the site have changed (and are not addressed
through the originally agreed mitigation scheme) then a revised updated and amended
mitigation scheme, and a timetable for implementation, shall be submitted to and approved in
writing by the Local Planning Authority prior to the commencement of development (or
commencement of the next phase). Works will then be carried forward strictly in accordance
with the proposed new approved ecological measures and timetable.

Reason: To ensure that development is informed by up-to-date ecological information and that
ecological mitigation is appropriate to the state of the site at the time development/phases of
development commence.

26. No dwelling or care home unit shall be occupied until the acoustic mitigation measures
for that ploy or unit as shown on the approved Acoustic Mitigation Plan no. 177-P-121 have
been completed.

Reason: To ensure a satisfactory level of acoustic attenuation in order to provide an acceptable
level of amenity.

27. The care home shall not be occupied until details of cycle spaces to be provided at the
care home have been submitted and approved in writing. The care home shall not be occupied
until the cycle spaces have been provided.

Reason: To ensure satisfactory provision of cycle parking.

28. Priorto the commencement of construction of each of the outline development phases
hereby approved, a Site Waste Management Plan (SWMP) for each phase shall be submitted
to and approved in writing by the local planning authority. The SWMP should set out proposals
for minimisation and management of any wastes arising from the development hereby
permitted.

Reason: To seek to minimise the production of waste and ensure appropriate management of
waste in order to improve the sustainability of the development and minimise the risk of
pollution.

29. No dwelling shall be occupied on either phase 2, 3 or 4 until the construction of the care
home has been completed and is available for occupation.

Reason: To ensure the provision of specialist care home accommodation in a timely manner as
part of the first phase of the development.

CONDITION(S) THAT ARE RELEVANT FOR THE LIFETIME OF THE DEVELOPMENT

30. Construction of the first phase of the development hereby permitted shall not take place
other than in accordance with the ecological mitigation measures which are set out in Section
12 of the Ecological Assessment report ref. SH/3080/24.1 (21 October 2024).

Reason: To provide appropriate protection to ecological assets during the construction of the
development.

31. No retained tree shall be wilfuly damaged or destroyed, uprooted, felled, lopped, topped
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or cut back in any way other than in accordance with the approved plans and particulars. Any
approved tree works shall be carried out in accordance with British Standard 3998: 2010 Tree
Work - Recommendations, or any replacement version.

Reason: To provide appropriate protection to those trees that are to be retained on site in order
to protect the landscape and visual character of the area.

32. The development hereby permitted shall not be undertaken other than in accordance
with the phasing plan ref. 177-P-115A.

Reason: To ensure that the construction of the development is phased in order to minimise
adverse impacts on the local area.

33. The care home hereby permitted shall be used only as a care home (Use Class C2) and
for no other purpose, as defined in the Town and Country Planning (Use Classes) Order 1987,
or in any provision equivalent to that Class in any statutory instrument revoking and reenacting
that Order with or without modification.

Reason: To ensure the provision of a care home to provide a satisfactory mix of
accommodation on the site in line with planning policy.

Informatives

1. This planning permission is subject to mandatory Biodiversity Net Gain. Please see
https:/Mww.gov.uk/guidance/meet-biodiversity-net-gain-requirements-steps-for-developers for
more information. Development must not commence until you have submitted and obtained
approval for an Overall Biodiversity Gain Plan, along with Phase BGP's for each phase of
development

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

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

4. Your attention is specifically drawn to the conditions above that require the Local
Planning Authority's approval of materials, details, information, drawings etc. In accordance
with Article 21 of the Town & Country Planning (Development Management Procedure) Order
2010 a fee is required to be paid to the Local Planning Authority for requests to discharge
conditions. Requests are to be made on forms available from www.planningportal.gov.uk or
from the Local Planning Authority. The fee required is i¢, %2298 per request, and i¢, %286 for
existing residential properties.
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Failure to discharge pre-start conditions will result in a contravention of the terms of this
permission; any commencement may be unlawful and the Local Planning Authority may
consequently take enforcement action.

5. Consideration shall be given to the provision of swift bricks as part of the development.
Advice is available at: https://actionforswifts.blogspot.com/p/rbbg.html and the specific advice
about swift bricks can be seen at: https://actionforswifts.blogspot.com/2020/12/swift-bricks-
universal-nest-brick.html

BS42021 was recently published and gives the detail about how to install.



