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Q4. Why the Plan is unsound 
 
Settlement Policy S7.1 Craven Arms 
 
Overview 
 
Policy S7.1 is unsound for the following reasons: 
 

1. In light of the Viability Study's findings that development in much of 
the county is not viable, there is a need to deliver more housing on 
the more viable types of site, namely small greenfield sites in the 
more viable south of the county, including Craven Arms, in order for 
the Plan to meet the 'justified' and 'effective' tests of soundness; 

 
2. The latest housing projections show a significant need for housing.  

To ensure that the Plan is 'positively prepared' and 'justified', more 
sites are needed to ensure sufficient delivery to meet the county's 
housing needs; and 

 
3. Craven Arms' development relies too heavily on old SAMDev Plan 

allocations that have repeated failed to be delivered.  To meet the 
'effective' test of soundness, additional allocations are needed. 

 
These are considered in turn below. 
 
The Local Plan Delivery & Viability Study 
 
The Council's 'Local Plan Delivery & Viability Study' highlights a very serious 
problem with viability across the county.  The Viablity Study finds that 
most of its 25 types of site (typologies), in most parts of Shropshire, are 
either unviable or are marginal.  The results are detailed on tables on pages 
226-228 of the Study and summarised in figure 1 below:  
 

Fig 1. Site typologies found to be viable across Shropshire 
Area No. typologies viable 

(out of 25) 
North 2 

Shrewsbury 5 
South 4 

South Higher 23 
 
Amongst the Viablity Study's conclusions are,  
 

"c. Less reliance is put on sites that are similar to Typologies 3 (Green 
80) and 4 (Green 60) and more smaller sites are sought as an 
alternative. Alternatively, confirmation is obtained from relevant 
site promoters, that sites are viable, given emerging policy 
requirements.  

 
d. In terms of viability, the best results in terms of capacity to 

bear policy requirements is in the highest value South Higher 
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area. The Council could consider allocating more land for 
development in this area” (paragraph 12.91) 

 
Although Craven Arms is not in the South Higher area, it does lie half-way 
between Church Stretton and Ludlow, two of the three settlements in the 
South Higher area. 
 
Craven Arms has relatively good development values compared to other 
towns in Shropshire, as evidenced by the up-to-date figures in the 
Council's Local Plan Delivery & Viability Study.  As shown the extracts in 
figure 2 overleaf, house prices for 3 and 4 bedroomed houses in Craven 
Arms are similar or higher than similar sizes of housing in Shrewsbury, 
Bridgnorth, Shifnal and Albrighton, all locations of growth.  Craven Arms' 
house prices are substantially higher than in the northern market towns.  

 
Fig 2. Extracts from p48 & 53 of the Local Plan Delivery & Viability Study 
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The Council's Local Plan Delivery & Viability Study found that the typology Green 
250 dwellings was unviable, a finding which is particularly pertinent to the large 
SAMDev Plan allocations in Craven Arms, which have failed to come forward for 
development.  Smaller greenfield sites for 3, 6 9 or 12 houses have better viability 
(higher residual values), as shown in the extract overleaf.   
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Figure 3. Extract from page 226 of the Council's Viability Study 
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Meeting housing requirements 
 
The most recent household projections from the Office of National Statistics 
(ONS) show growth of 36,424 households over the plan period as shown by the 
2018-based projections in the table and graph below. 
 

Figure 1. Office of National Statistics household projections 

Shropshire 2016 2038 
change 
2016-38 

% change 
2016-38 

2018-based projections 135,452 171,876 36,424 26.9% 

2014-based projections 123,886 147,635 23,749 19.2% 

 

 
 
Furthermore, the 2018-based household projections have a higher starting 
estimate for the number of households in 2016, of 136,452 households.  This is 
11,566 households higher than the 2014-based projections on which the Council 
have based their figures for the amount of housing required in Shropshire. 
 
The Covid pandemic has accentuated the trend for higher growth in Shropshire, 
with the Shrosphire housing market experiencing a higher growth rate over 2020 
as the link between housing and workplaces is broken for those households who 
can work from home.  This trend is likely to continue over the plan period, as 
home-based working using the internet increasingly replaces commuting for 
significant sections of the UK workforce. 
 
In light of the latest ONS household projections, more sites are needed to ensure 
sufficient delivery to meet the county's housing needs and avoid affordability 
problems for the poorer sections of society. 
 
Craven Arms lies on the A49 corridor and as such is part of the Council's strategic 
approach which, "specifically reflects the objective to prioritise investment in 
strategic locations and growth zones along strategic corridors utilising existing 
road and rail connections.  The strategic corridors are:.....A49 corridor" (paragraph 
3.26 of the Local Plan).  The strategic corridors are supported by policy DP9: 
Strategic Corridors and by the distribution of development across the county in 
the form of residential guidelines. 
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As a key centre on the A49 corridor, in an area with relatively good market values 
compared to other parts of Shropshire, Craven Arms is well placed to help 
Shropshire deliver its development needs.  This is reflected in its settlement 
guideline of 500 dwellings over the plan period, which we support. 
 
To reflect the evidence of the Council's Local Plan Delivery and Viability Study, It it 
is necessary to build in a high non-delivery allowance across Shropshire. An 
allowance of 25% would be appropriate.  Under this county-wide assumption, 
Craven Arms would need to identify sufficient land for 625 dwellings in order to be 
able to confident that it can deliver 500 dwellings. 
 
Non-delivery of SAMDev Plan allocations 
 
The SAMDev Plan allocations at Greenfield Road (CRAV003 & CRAV009) for 235 
dwellings and at Clun Road (CRAV024) for 25 dwellings have had no planning 
applications 1  by the owner or other interested parties since the SAMDev Plan 
preparation commenced in 2010.  There is no convincing evidence that they can be 
delivered, other than repeated assurances from the landowner but no further action 
in terms of planning applications.   
 

Fig 4: Sites CRA023, CRA024 & CRA025 outlined red; existing allocations yellow 

 
 
In contrast, site CRAV002 on Watling Street has been built-out for 25 houses while 
sites CRAV004 & CRAV010 are being developed by the Shropshire Housing Group 
(18/04931/FUL).  Housing developers have a preference for locations that have 

 
1 Latest situation on planning applications as described on pages 108 & 109 of Shropshire's 
Five Year Housing Land Supply Statement (March 2020).   
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recently demonstrated deliverability and the southern end of Watling Street is very 
attractive to the market.  
 
Dr Roberts' and Ms Roberts' sites CRA023, CRA024 and CRA025 provide a natural 
next phase to the recent developments.  Accessed off Watling Street, they are highly 
deliverable.  They have been promoted to Shropshire Council since the 2016 'Call 
for Sites', details of which are attached at Appendix 2 to this representation. 
 
The sites provide a natural extension to the town which would ensure the recently 
built site CRAV002 doesn’t appear isolated outside of the development boundary. 
The three sites would deliver a mix of size, type, tenure and affordability which 
would be attractive to both developers and house buyers.  As smaller sites they fit 
the Local Plan Delivery and Viability Study's typology of the type of site that will be 
deliverable.  
 
The Council’s Landscape Sensitivity Study, summarised by the extracts in figure 5 
below, shows that the west side of Craven Arms (12CAR-A) is less sensitive in terms 
of both visual and landscape sensitivity than the east (12CAR-B) and south (12CAR-
D) sides.  This is the natural side of Craven Arms for growth, and sites along Watling 
Street will help deliver well-balanced development with appropriate new 
infrastructure for the benefit of the town. 
 

Figure 5. Extracts from the Council’s Landscape & Visual Sensitivity Assessment 
 

 

 
 
Sites CRA023, CRA024 and CRA025 are included in the 'Craven Arms Development 
Brief' (Spring 2020) submitted by Euro Quality Lambs and attached at Appendix 1 to 
this representation.  This document identifies the potential for an upgrade of 
Watling Street as part of a comprehensive scheme that includes a new crossing of 
the railway line involving the agreement of Network Rail and the Highways Agency.  
This scheme is one of the community's priorities for local infrastructure listed in 
the Craven Arms Place Plan 2019. 
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Whether or not this more ambitious road scheme comes forward, sites CRA023, 
CRA024 and CRA025 could help deliver improvements to Watling Street, accessed 
from the south. 
 

Fig 6. Extract from the Craven Arms Development Brief in Appendix 1 

 
 
To make the Plan sound against the 'positively prepared', 'justified' and 'effective' 
tests of soundness, sites CRA023, CRA024 and CRA025 should either be allocated 
or included in an extended development boundary.  They have the following 
benefits: 
 

• increases the number and variety of sites available to help deliver 
Craven Arm’s housing needs, ensuring the Council can pass the 
'effective' test of soundness; 

• ideal for self-build and custom-build housing; 

• no environmental constraints and the opportunity to improve local 
ecology with new public open space and landscaping; 

• delivers improvements to Watling Street such as provision of a 
footway for pedestrians and appropriate road widening. 

 
Further details are contained in the two appendices that accompany this 
representation: 

Appendix 1 Development Brief 
Appendix 2 Call for Sites submission 
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Q5 Modifications necessary to make the Plan sound 
 
To ensure the Plan meets the 'justified' and 'effective' tests of soundness, a larger 
number of smaller sites in the higher value parts of the county should be included 
in the Plan.   
 
To make Policy S7.1 'sound', sites CRA023, CRA024 and CRA025 should either be 
allocated or included in an extended development boundary for Craven Arms as 
shown in the extension to the south-west of the town outlined in red below: 
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Shropshire Council:  
Shropshire Local Plan 

Representation Form 
 

 

Please complete a separate Part B Representation Form (this part) for each representation 

that you would like to make. One Part A Representation Form must be enclosed with your 

Part B Representation Form(s). 

We have also published a separate Guidance Note to explain the terms used and to assist in 

making effective representations. 
 

Part B: Representation 
 

 Name and Organisation: Dr C. Roberts and Ms Z. Roberts 

 

Q1. To which document does this representation relate? 

 Regulation 19: Pre-Submission Draft of the Shropshire Local Plan 

 
Sustainability Appraisal of the Regulation 19: Pre-Submission Draft of the Shropshire 

Local Plan 

 
Habitats Regulations Assessment of the Regulation 19: Pre-Submission Draft of the 

Shropshire Local Plan 

(Please tick one box) 

Q2. To which part of the document does this representation relate? 
 

Paragraph:   Policy: 
SP10 

Countryside 
Site:   

Policies 

Map: 
  

 

Q3. Do you consider the Regulation 19: Pre-Submission Draft of the 
Shropshire Local Plan is: 

A. Legally compliant Yes:   No:  
      

B. Sound Yes:   No:  
      

C. Compliant with the Duty to Co-operate Yes:   No:  

  (Please tick as appropriate).  

Q4. Please give details of why you consider the Regulation 19: Pre-Submission 
Draft of the Shropshire Local Plan is not legally compliant or is unsound or 

fails to comply with the duty to co-operate. Please be as precise as possible. 

If you wish to support the legal compliance or soundness of the Regulation 19: Pre-Submission Draft 

of the Shropshire Local Plan or its compliance with the duty to co-operate, please also use this box to 

set out your comments. 

 

Policy SP10 Managing Development in the Countryside applies to a wide range of sites, 

including land adjoining settlement boundaries.  Such sites can be suitable locations for 

meeting various housing needs.   

 

Section 4a of Policy SP10 allows, “Suitably designed and located affordable exception site 

dwellings, entry level exception sites and cross subsidy exception housing schemes which 

meet evidenced local housing needs...”  Such sites are allowed in designated countryside 

(usually adjoining settlements) in order to deliver enough of this type of housing to meet 

Shropshire’s housing needs, in recognition that such development will not otherwise be 

delivered.    

 

There are two other types of housing that the Plan will not deliver in sufficient quantity unless 

they are allowed in the designated countryside adjoining settlements, namely: 

 



Office Use Only 
Part A Reference:  

Part B Reference:  

 

 

1. specialist housing to meet the needs of older people, for which the Plan only makes 

provision on large sites of 50 or more dwellings (Policy DP1 Residential Mix).  It is very 

unlikely that allocated sites of 50–100 dwellings will deliver specialist housing as to do 

so will require over 50% of their housing to be of a type that is not normally built by 

general housing housebuilders.  The Plan makes no allocations for this type of housing 

and is very unlikely to deliver the 3,500 units of C3 specialist accommodation and 

2,500 units of C2 specialist accommodation that the Strategic Housing Market 

Assessment (SHMA) projects will be needed over the plan period, as set out in 

paragraphs 4.37 - 4.42 of the Plan; and 

 

2. Self-build and custom-build housing to meet the estimated need for 2,400 houses of 

this type, according to paragraph 4.46 of the Plan.  Policy DP2 in the Plan expects 

large sites to provide 10% of their plots as self-build but this is incompatible with 

housebuilders’ business models and is therefore highly unlikely to be delivered.   

 

The problems in delivering the above two types of housing mean the Plan fails the ‘effective’ 

test of soundness for this type of housing.   

 

Inadequate provision for these types of housing also fails the ‘positively prepared’ test of 

soundness as the Plan fails to provide a strategy which, “as a minimum, seeks to meet the 

area’s objectively assessed needs” (paragraph 35a of the Framework). 

 

The development boundaries have been drawn so tightly around towns and villages that the 

Plan is reliant on large allocations to deliver the necessary numbers of specialist housing and 

self-build housing plots.  However policies DP1 (residential mix) and DP2 (self build) will be 

resisted by housebuilders, as they do not meet their business model, leaving insufficient sites 

to meet Shropshire’s needs for this type of housing. 

 

To enable sufficient delivery of specialist housing and self-build housing, such types of 

development should be allowed outside but adjoining development boundaries. 

 

The principle of allowing development outside but adjoining development boundaries is 

already accepted in section 4 of Policy SP7 (Managing Housing Development) which accepts 

that “market housing development outside the development boundaries shown on the Policies 

Map....(may) be considered potentially acceptable where there is clear evidence that the 

residential development guideline for the settlement appears unlikely to be met over the plan 

period, or where there are specific considerations set out in the Settlement Policies.”   

 

It should not be necessary to wait until late in the plan period to seek to meet specialist 

housing needs and the need for self-build housing.  The Plan should seek to enable suitable 

sites to come forward throughout the plan period, by modifying a policy that can at a stroke 

significantly increase the amount of land available for these types of housing.   

 

As the SHMA contains evidence of significant need for these types, and the Plan makes 

inadequate provision for their delivery, it is necessary to modify the Plan to ensure it passes 

the ‘positively prepared’ and ‘effective’ tests of soundness. 

 

(Please continue on a separate sheet if necessary) 

Q5. Please set out the modification(s) you consider necessary to make the 

Regulation 19: Pre-Submission Draft of the Shropshire Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters 

you have identified at Q4 above.   

Please note that non-compliance with the duty to co-operate is incapable of modification at 

examination. You will need to say why each modification will make the Regulation 19: Pre-Submission 

Draft of the Shropshire Local Plan legally compliant or sound. It will be helpful if you are able to put 

forward your suggested revised wording of any policy or text. Please be as precise as possible. 
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To make the Plan sound the following additions (underlined) should be made to 
section 4 of Policy SP10 (Managing Development in the Countryside): 

 
"4. New market housing will be strictly controlled outside the development 

boundaries of the Strategic Centre of Shrewsbury, the Principle Centres, the 
Key Centres, the new Strategic Settlements and the Community Hubs. Within 
Community Clusters only new market housing which meets Community Clus-
ter Policy SP8 criteria will be acceptable. Outside these areas, subject to the 
further controls that apply in Green Belt, residential development proposals 
will be positively considered where they meet all the relevant requirements 
of Local Plan policies and relate to:  
.... 
h. specialist housing such as retirement living or sheltered housing; extra care 
housing or housing-with-care; and residential care homes and nursing homes 
where there is a shortage of provision locally; and 
  
i. Self-build and custom-build housing on suitable sites adjoining develop-
ment boundaries." 
 

This addition will assist Shropshire Council in meeting its needs for specialist housing 
and self-build housing.   

 

(Please continue on a separate sheet if necessary) 
 

Please note: In your representation you should provide succinctly all the evidence and 

supporting information necessary to support your representation and your suggested 

modification(s).  You should not assume that you will have a further opportunity to make 

submissions. 

After this stage, further submissions may only be made if invited by the Inspector, 

based on the matters and issues he or she identifies for examination. 
 

Q6. If your representation is seeking a modification to the Regulation 19: Pre-
Submission Draft of the Shropshire Local Plan, do you consider it necessary to 
participate in examination hearing session(s)? 

Please note that while this will provide an initial indication of your wish to participate in hearing 

session(s), you may be asked at a later point to confirm your request to participate. 

 No, I do not wish to participate in hearing session(s) 

 Yes, I wish to participate in hearing session(s) 

 (Please tick one box) 

Q7. If you wish to participate in the hearing session(s), please outline why 
you consider this to be necessary: 

  

 

(Please continue on a separate sheet if necessary) 

Please note: The Inspector will determine the most appropriate procedure to adopt to hear 

those who have indicated that they wish to participate in hearing session(s). You may be asked 

to confirm your wish to participate when the Inspector has identified the matters and issues for 

examination. 
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Signature:  H. Howie Date: 21/01/2021 
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1 INTRODUCTION & OWNERSHIP 

1.1. The landowners of the land outlined in red, Miss Caroline Roberts and Miss Zara 

Roberts, have instructed Berrys to submit their land to the Council’s ‘Call for Sites’ 

for the Shropshire Local Plan Review. 

1.2. Tanglewood Farmhouse is in separate ownership and its owners have in the past 

misleadingly informed the Council that land around their property is not available for 

development.  This entirely erroneous and such statements were made without the 

knowledge or agreement of the landowners, Miss C. Roberts and Miss Z. Roberts.  

Our clients are actively promoting the following sites for development: 

Site ‘A’ – land adjoining recent housing development (1.5 hectares) 

Site ‘B’ – land south of Tanglewood Farm (3 hectares) 

Site ‘C’ – land between the play barn and Oak Cottage (1.5 hectares) 

Fig 1: Aerial photograph  
Promoted sites outlined in red & existing allocations in orange 

 
 

CRAV009 

CRAV004 

CRAV002 

CRAV003 

CRAV010 

CRAV024 

SITE ‘A’ 

SITE ‘C’ 

SITE ‘B’ 
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1.3. The Council’s Local Plan Review will extend the current SAMDev Local Plan by a 

further 10 years, from 2026 to 2036.  The SAMDev Plan currently identifies growth 

for Craven Arms of around 500 dwellings and 15 hectares of employment land over 

the 20 year period 2006-2026.  While Shropshire Council has not yet made any 

decisions on the quantity and distribution of development over 2026-2036, if the 

current plan for Craven Arms was projected forward, this would lead to a requirement 

of around a further 250 dwellings and 7.5 hectares of land.   

1.4. The final amount could be higher or lower than the approximate figure above, but in 

any event it is clear that Craven Arms will require new sites to be identified to 

accommodate development for the period 2026-2036. 

1.5. The Government has indicated that sites of all sizes are needed, including smaller 

sites to provide for self-builders and small and medium-sized housebuilders. 

1.6. This submission promotes three suitable sites that would help meet the needs 

identified above. 
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2 THE SITES AND THEIR SURROUNDINGS 

 

Site location  

2.1. Sites ‘A’ and ‘B’ are comprised of the fields south of Tanglewood Farm, as shown on 

plans attached at Appendices 1 & 2.  To the south of site ‘A’ is a recent housing 

development for 25 affordable dwellings west of Watling Street (14/01645/OUT & 

15/01054/REM; reserved matters permitted 26th May 2015).  To the west lies open 

countryside, while to the north of site ‘B’ lies the residential property of Tanglewood 

Farm which is also known as Oakfield. To the north-east lies the SAMDev Plan housing 

allocation CRAV003, which is allocated for development of around 235 dwellings.  To 

its south-east lies existing residential development at Roman Downs. 

Fig 2: Sites ‘A’ & ‘B’ south of Tanglewood Farm 

 

2.2. Sites ‘A’ and ‘B’ are bordered by mature hedgerows on all sides.  A stream runs through 

site ‘B’.  Access is off Watling Street, which although narrow at present, is due to be 

widened as part of the development of the 235 dwellings allocated on site CRAV003.   

2.3. Site ‘C’ lies between the play barn to its south and Oak Cottage to its north.  To its 

west lies open countryside, while to its east lies the allocated site CRAV003.  The land 

rises to the west, and is accessed off Watling Street, which as noted above will be 

widened as part of the proposed development of site CRAV003. 

 

 

Allocation CRAV003 
Site ‘B’ 

Site ‘A’ 
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Fig 3: Site ‘C’ Infill between play barn and Oak Cottage’ 

  

Highway access 

2.4. All three sites are accessed off Watling Street.  Although this is currently narrow, policy 

S7.1a in the adopted SAMDev Plan requires development of allocated site CRAV003 

to, “widen Watling Street from the current widened highway to the south extending 

northwards to CRAV003 and potentially to the junction with Long Lane.” (page 135 of 

the SAMDev Plan) 

2.5. The Council’s Five Year Housing Land Supply Statement 2016 anticipates 

development to commence on site CRAV003 in 2019/20. 

2.6. Based on the Council’s estimates of delivery, we anticipate that Watling Street will be 

widened by 2026 and will provide suitable access to the above sites. 

The SHLAA 2014 

2.7. The sites were previously assessed in the Council’s Strategic Housing Land 

Availability Assessment (SHLAA) 2014 as part of sites CRAV008 and CRAV015, as 

shown in figure 4 overleaf.  The location of the promoted sites in relation to the SHLAA 

sites is shown in figure 5 overleaf. 

2.8. Site ‘A’ was identified as part of site CRAV007 while site ‘B’ was part of CRAV008, 

both of which were identified as sites with ‘long-term potential’ for development 

(coloured yellow).  Site ‘C’ was part of CRAV015, which was rejected for development 

(coloured red).  Sites coloured orange on the SHLAA map were allocated for 

development in the SAMDev Plan.  The distinction made between sites was finely 

balanced, and there is good reason to re-assess the suitability of site ‘C’, which being 

a subset of CRAV015, is more suitable for development than the whole. 
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Fig 4: SHLAA map extract 

 

Fig 5: Sites at same scale as SHLAA map 
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Flood risk and drainage 

2.9. Site ‘C’ is not affected by flood risk, and site ‘A’ has only a low level of risk at its western 

end.  Site ‘B’ has some surface water flooding along the course of the stream.  However 

this need not constrain development, and we note that allocation CRAV003 also has 

surface water flooding.  The development of site ‘B’ would include water management 

measures that would alleviate some of the surface water problems on Watling Street. 

Fig 6: Environmental Agency Surface Water Flood Risk Map 

 

Natural Environment Networks 

2.10. Shropshire Council’s Natural Environment Networks map below identifies the 

watercourse running through the southern site as a wildlife corridor.  Future 

development would retain this corridor as part of integrated proposals for public open 

space, surface water attenuation, and planting that maximises its potential as a wildlife 

corridor.  Development would therefore provide an overall environmental benefit. 

Fig 7: Shropshire Council Environmental Networks Map 
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Landscape impact 

2.11. The South Shropshire Landscape Sensitivity Study 2008 rated the sites overall as 

follows: 

Sites ‘A’ & ‘B’ – medium landscape sensitivity; medium capacity for housing (ref 

SSCA3-181).  The study noted, “The area is lower lying than the ridge to the 

south and is therefore less widely visible although views are possible from 

the west up the valley.” 

Site ‘C’ – medium/low landscape sensitivity; high/medium capacity for housing (ref 

SSCA4-181).  The study noted, “there appear to be few views into the site 

and overall the area is discreet and enclosed.” 

2.12. The South Shropshire Landscape Sensitivity Study 2008 is now out of-date with regard 

to sites ‘A’ & ‘B’, due to the new development of 25 affordable dwellings to the south 

of the site.  An updated assessment would find the site has lower sensitivity and higher 

capacity for housing. 
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3 CONCLUSIONS 

 

3.1. These three sites are presented for inclusion in Shropshire’s Local Plan 

Review.  They are available, suitable and achievable, with the landowners 

actively promoting all three sites.  We consider the sites to be suitable for 

development for the following reasons: 

• The sites represent infill between existing development; 

• Sites ‘A’ & ‘B’ were identified as having ‘long-term potential’ for 

development in the SHLAA Study; 

• The sites form a natural extension of growth following on from the 

development of SAMDev Plan allocation CRAV003; 

• Development would contribute environmental benefits including 

improved management of surface water and an enhanced wildlife 

corridor; 

• There are no environmental impacts which cannot be satisfactorily 

mitigated through good design and quality landscaping. 

3.2. The sites are respectfully presented for inclusion in the emerging Draft 

Shropshire Local Plan. 
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