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1.0 INTRODUCTION 


1.1 This site appraisal has been prepared by David Tucker Associates (DTA) to assess the 
suitability of proposed residential development in transport and highways terms on 
land off Upton Lane, Shifnal, Shropshire.  This report concludes the inclusion of the 
site as an allocation could bring forward several significant benefits in terms of 
highway and transport issues with the town, namely:  


a) Significant improvements to and relocation of the poor junction at A464 / Upton 
Lane.   


b) The potential for provision of a new link from the allocated employment sites to 
the A464 hence reducing the impact of that development on the town centre.  


c) Opportunities to significantly enhance public transport accessibility to the east of 
the town including areas currently not well serves by buses.  


1.2 The Shropshire Local Plan Review: Consultation on Preferred Sites (November 2018) 
recognises Shifnal as a key area for development for both housing and employment 
and is considered to be a key commuter location.  


1.3 Shifnal has been identified as a suitable location within Shropshire to meet the 
housing and employment demands of the county.   The site is not currently allocated 
for development in the plan.  This Appraisal therefore sets out how the development 
of the site for housing can be brought forward in full accordance with Local and 
National Policy Objectives in respect of transport.    


1.4 This appraisal builds on that prepared and submitted in August 2019 and in particular 
covers the traffic impact points raised in the response from Shropshire Council 
Highways.  Their response is attached at Appendix A.  In terms of modelling the 
response notes that  


“Shropshire Council therefore requires any landowner / developer to consider the likely 
impacts of their proposed development from a highways perspective.  This consideration 
must also consider the cumulative impact of all the currently committed development and 
the preferred options in the Local Plan Review and including the SAMDev Plan to 2026.  
The certainty that would be required should be provided by Transport modelling the likely 
impacts of the proposed developments. 
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The previous Modelling exercise should therefore be repeated to take account of the new 
committed sites in Shifnal and the land parcels proposed in the Local Plan Review to be 
allocated.  Where land is proposed to be safeguarded for development in Shifnal beyond 
2036 then the Modelling outputs should also address this further time period. 


Whilst the Council’s transport consultant will undertake further surveys in due course, 
these are not currently available.  Those landowner / developer proposing land for 
development in Shifnal are therefore recommended to undertake their own vehicle counts 
by street but they may be able to access the Shropshire Council Paramics model in order 
to ensure consistency and comparability with previous Modelling exercises and their 
forecast outputs.” 
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2.0 TRAFFIC MODELLING UPDATE  


2.1 Noting that the traffic counts from the existing Paramics model are now some 8 years 
old, Nurton have commissioned a full suite of ATCs for the same road network as 
shown on Appendix B.   


2.2 Although a week’s worth of data was collected, the later part was affected by 
Government enforced “shutdown” relating to the Covid 19 crisis.  Data has therefore 
been summarised below for the average weekday period for the first three day of 
weekday data only.   These are summarised below.   


2.3 Nurton remain willing to undertake modelling with the Paramics model but this has 
not yet been made available.   An initial assessment of traffic impact has therefore 
been undertaken based on census distribution of the development.   Traffic has been 
assigned to the network based on the census distribution as follows:  


2.4 The forecast traffic generation has been distributed using Census Journey to Work 
data (2011) for the Shropshire 025 Middle Super Output Area (MSOA).  A breakdown 
of the distribution trips from this ward to employment destinations is summarised in 
Table 1. 


Table 1 - Summary of the workplace destinations from Shropshire 025 MSOA 


Destination Proportion % 
Telford and Wrekin 43% 


Shropshire (Shropshire 025) 29% (10%) 
Wolverhampton 8% 


Walsall 3% 
South Staffordshire 2% 


Birmingham 2% 
Sandwell 2% 
Dudley 2% 
Stafford 1% 


Wyre Forest 1% 
Other 8% 


 
2.5 Based on the census data and using the most direct route to employment 


destinations, it shows that around 6% of people work within Shropshire 025 
containing Shifnal, 43% in Telford and Wrekin, 8% will travel to Wolverhampton, 3% 
to Walsall, with the remaining trips being distributed to the other main settlements 
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beyond those above. 


2.6 In terms of assignment of trips, those to the wider Shropshire area and 
Wolverhampton / Birmingham will route south along the A464, or north east towards 
J3.   The Assignment is attached at Appendix C.  Over 40% of traffic will not route 
through Shifnal.  There will however be a proportion of traffic which will route west 
from the site access onto the Wolverhampton Road to access the settlement centre 
or junction 4 of the M54 motorway to access locations further afield.   


2.7 Traffic generation is based on the TRICS assessment prepared as part of the 2019 
appraisal thus:  


Table 2 -  TRICS vehicle trip rates and traffic generation 


 


2.8 The resulting change in flows on key routes through the town are shown at Appendix 
C.  It can be seen that the proportional changes are low.  


2.9 Furthermore the provision of a high quality link road from the A464 to Stanton Road 
will provide some relief to Park Street and the town centre in particular.    


  


Time Range Vehicle Trip Rates Vehicle Traffic Generation 
In Out Totals In Out Totals 


08:00-09:00 0.124 0.37 0.494 88 261 349 
17:00-18:00 0.338 0.148 0.486 239 104 343 
07:00-19:00 2.162 2.212 4.374 1562 1562 3088 
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3.0 Access Strategy  


3.1 Introduction  


3.1.1 The road hierarchy within the site is shown on Node drawing NUR0444-05.  This 
includes for a new all-purpose link to the north via the railway bridge to the 
Employment Allocation SHF018 A & B.   


3.1.2 Network Rail have confirmed there are no capacity constraints on the bridge for 
typical highway traffic (i.e 44 tonnes) – See Appendix D.    Works will be required 
to the bridge in the form of signal controlled shuttle working to accommodate two 
way flows of traffic and provide some improved space for cycle / pedestrian users 
(Appendix E).     


3.2 Impact of New Link Road  


3.2.1 Collectively the two employment allocations (018A and 018B) provide for around 15Ha 
of Employment Land immediately to the north of the site and the allocation text notes 
that: 


“The sites should be serviced from the A41 / M54 Junction 3 link along Stanton Road and 
should not direct commercial traffic into the town particularly along Aston Road and into 
the town centre junction. The two sites require a highway access and improvements to 
Stanton Road and improvements to Upton Lane running between the two sites. “ 


 


3.2.2 The proposed access strategy compliments this and allows for a new route for traffic 
to the south direct to the A464 Wolverhampton Road.  This will have two benefits; in 
that it will allow a shorter and more appropriate route to Wolverhampton for 
commercial traffic avoiding the town centre and will provide a further high quality 
route for existing residential traffic to and from the northern side of Shifnal to 
Wolverhampton.   


3.2.3 A development of around 60,000 sqm could be accommodated on 15Ha of 
employment land.  Based on typical trip rates of around 0.6 trips / 100 sqm in the 
peak hours would generate in the order of 350 – 400 trips.  Of these around 18% 
would have a destination south on the A464 hence reducing demand through the 
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town centre for employment trips of around 60 – 70 trips which will have significant 
benefit.   Clearly these benefits will not arise if the Upton Lane site is not allocated.   


3.2.4 Likewise if only 10% of traffic routing along Park Street took the new improved route 
that would equate to a similar saving through the town centre.  That combined 
reduction of over 100 trips would more than offset any increase from the development 
itself.   


3.2.5 This is in marked contrast to potential development south west of the town which 
cannot provide a complete through route / bypass and therefore will not derive any 
benefit to the town.   


3.3 Non Car Access  


3.3.1 As shown on the wider Node Plan (Appendix F), there is considerable scope for 
improving access through the adjacent housing sites to improve connectivity.  At 
present none of those sites (or indeed any of the housing on Park Street and the 
safeguarded housing land) are within immediate walk distance of a bus stop.  


3.3.2 As shown at Appendix G, the scheme allows for the provision of an extended Service 
14 to route around the east side of Shifnal which will significantly enhance accessibility 
for over 1,000 existing residents plus new housing allocations and the employment 
land.  This should further help reduce car demand in the town.   
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4.0 Highway Network Improvements in Shifnal 


4.1 The Council note that contributions will be required through Section 106 or similar to 
deliver highway improvements works in the town centre and this is acceptable in 
principle.  


 







 


 


Appendix A 


Shropshire Council Comments







Shifnal Highway Improvements and Shropshire ‘Paramics’ Transport Modelling 


Vehicle Counts by Street 2013 and 2015  (WSP Data-Set for Shropshire Council) 


As part of the evidence for the SAMDev Plan from 2006 to 2026, Shropshire Council undertook a 
Modelling exercise of the highway network in Shifnal using their Paramics Model.  The outputs of 
this Model were used to establish the likely effects of all the committed and allocated 
developments on the highway network in the town. 


The Modelling exercise used vehicles counts undertaken in 2013 in all the streets that would be 
affected by the committed and allocated developments in the SAMDev Plan.  These vehicle counts 
were used by Shropshire Council’s contractor Mouchel (now replaced by WSP) to inform the 
Council’s Paramics Model.  These vehicles counts were repeated in 2015 to update the Modelling 
exercise when two additional street locations were included in the vehicle counting survey. 


The locations of these vehicle counts are listed in the tables below which identify the street 
locations.  The tables identify the codes for the vehicle count datasets now held by WSP who are 
the Council’s current contractor.  The codes for the two additional datasets compiled in 2015 are 
not known but these two data-sets are available on request with the other data-sets from 2013. 


These datasets are available on request at a cost of £155.00 per site. 


Vehicle Counts undertaken in 2013 (repeated in 2015) 


 


Additional Vehicle Counts undertaken in 2015 


 


 


  







Future Modelling of Shifnal Highway Network 


These previous datasets and Modelling outputs describe the predicted outcomes from a baseline 
position established several years ago between 2013 and 2015.   


Shropshire Council therefore requires any landowner / developer to consider the likely impacts of 
their proposed development from a highways perspective.  This consideration must also consider 
the cumulative impact of all the currently committed development and the preferred options in the 
Local Plan Review and including the SAMDev Plan to 2026.  The certainty that would be required 
should be provided by Transport modelling the likely impacts of the proposed developments. 


The previous Modelling exercise should therefore be repeated to take account of the new 
committed sites in Shifnal and the land parcels proposed in the Local Plan Review to be allocated.  
Where land is proposed to be safeguarded for development in Shifnal beyond 2036 then the 
Modelling outputs should also address this further time period. 


Whilst the Council’s transport consultant will undertake further surveys in due course, these are not 
currently available.  Those landowner / developer proposing land for development in Shifnal are 
therefore recommended to undertake their own vehicle counts by street but they may be able to 
access the Shropshire Council Paramics model in order to ensure consistency and comparability 
with previous Modelling exercises and their forecast outputs.  


 


Highway Network Improvements in Shifnal 


The Promotional Document prepared by SLR Consulting for the Nurton Developments proposals to 
the east of Shifnal considers some of the highway improvements proposed in the town.  This 
comprises the highway improvements at Bradford Street in the town centre that were set out in the 
consultation undertaken in 2015.  These improvements have still to be implemented and Shropshire 
Council is working with local representatives to agree the details of these improvement works. 


Proposals presented in 2014 included improvements to the Five Way junctions on the western edge 
of Shifnal.  These improvements proposed to signalise the traffic flows through this strategic 
junction on the highway network in the town.  These proposals were not supported by the Local 
community and Shropshire Council is now concentrating on the Town Centre improvements at 
Bradford Street.  When the town centre improvements are agreed, discussions about improving the 
highway network will focus on the Five ways junctions.  The Town Centre works are taking longer to 
agree but are expected to commence next year in 2020.  


In view of the above, we do not have yet have proposals for the Five Ways roundabout junction.  
Nevertheless, a proportion of any Section 106 Highway contributions, currently received or 
proposed to be committed or that will be requested should contribute towards improving the Five 
Ways junction.  These improvements only take account of the current plan period and further 
consideration must be taken of developments proposed in the Local Plan Review. 


We are also looking to deliver additional works along Curriers Lane, adjacent to the Primary School 
and improvements to key walking routes identified within the Neighbourhood Plan.  These 
additional works are detailed in the consultation information published in 2015. 







 


 


Appendix B 


Traffic Survey Summary 


  







Site  Location  N/B ‐ E/ B SB/ W/B Total  N/B ‐ E/ B SB/ W/B Total  N/B ‐ E/ B SB/ W/B Total 
1 Newport Road  232 304 536 200 233 432 2094 2347 4441
2 Haughton Road (E junction w/ Haughton Lane) 115 163 278 147 94 242 1170 1135 2305
3 Haughton Road 75 186 261 166 81 247 1067 1103 2169
4 Priorslee Road (W of Five Ways island) 420 528 948 477 296 773 4242 4156 8398
5 Innage Road 476 205 681 451 170 620 4218 1910 6128
6 Shrewsbury Road 223 191 414 218 134 352 2075 1579 3654
7 Victoria Road 520 326 845 489 185 674 4579 2725 7304
8 Church Street 297 297 269 269 2498 2498
9 Park Street 461 278 739 310 382 692 3611 3400 7011


10 Aston Street 332 214 546 211 173 384 2051 1941 3992
11 Curriers Lane 160 160 320 83 115 198 961 1014 1975
12 Haughton Road (W junction w/ Haughton Lane) 82 185 267 167 81 248 1077 1107 2185
13 Bradford Street 127 313 440 148 273 421 1580 3051 4631
14 Broadway 297 431 727 332 332 665 3200 3200 6399


Weekday Averages (Tue 17/03 to Friday 20/03)
12 Hours PMAM
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Trip Distribution and Assignment 


  







Telford and 
Wrekin Shifnal 


Shropshire (ex 
Tel and Shif)


Wolver‐
hampton Walsall


South 
Staffordshire Birmingham Sandwell Dudley Stafford Wyre Forest Other  Total


Name 43.4% 10.1% 18.5% 8.0% 2.6% 2.4% 2.4% 1.6% 1.6% 1.3% 0.5% 7.7% 100.0%
East 1 A464 8.0% 2.4% 1.6% 1.6% 0.5% 3.9% 17.9%
East 2 Stanton Lane (over Bridge) 5.0% 9.3% 2.6% 2.4% 1.3% 3.9% 24.4%
1 4.6% 4.6%
2 0.0%
3 0.0%
4 21.7% 4.6% 26.3%
5 0.0%
6 0.0%
7 21.7% 2.5% 4.6% 28.9%
8 21.7% 4.6% 26.3%
9 43.4% 5.0% 9.3% 57.7%
10 2.5% 2.5%
11 2.5% 4.6% 7.1%
12 0.0%
13 2.5% 2.5%
14 0.0%


In Out  Total  In  Out  Total  In Out  Total 
87 259 346 237 104 340 1513 1548 3062


Total to East / Avoiding Shifnal  37 110 146 100 44 144 640 655 1295
1 4 12 16 11 5 16 70 72 142
2 0 0 0 0 0 0 0 0 0
3 0 0 0 0 0 0 0 0 0
4 23 68 91 62 27 90 399 408 806
5 23 0 23 62 0 62 399 0 399
6 0 0 0 0 0 0 0 0 0
7 48 75 123 131 30 160 835 447 1282
8 0 68 68 0 27 27 0 408 408
9 50 149 200 137 60 196 873 894 1767
10 2 7 9 6 3 9 38 39 77
11 6 19 25 17 7 24 108 111 219
12 0 0 0 0 0 0 0 0 0
13 2 7 9 6 3 9 38 39 77
14 0 0 0 0 0 0 0 0 0


Distribution 


Assignment
PM 12 Hour AM







Site  Location  N/B ‐ E/ B SB/ W/B Total  N/B ‐ E/ B SB/ W/B Total  N/B ‐ E/ B SB/ W/B Total 
37 110 146 100 44 144 640 655 1295


1 Newport Road  12 4 16 5 11 16 72 70 142
2 Haughton Road (E junction w/ Haughton Lane) 0 0 0 0 0 0 0 0 0
3 Haughton Road 0 0 0 0 0 0 0 0 0
4 Priorslee Road (W of Five Ways island) 23 68 91 62 27 90 399 408 806
5 Innage Road 0 23 23 0 62 62 0 399 399
6 Shrewsbury Road 0 0 0 0 0 0 0 0 0
7 Victoria Road 48 75 123 131 30 160 835 447 1282
8 Church Street 68 68 27 27 408 408
9 Park Street 149 50 200 60 137 196 894 873 1767


10 Aston Street 7 2 9 3 6 9 39 38 77
11 Curriers Lane 19 6 25 7 17 24 111 108 219
12 Haughton Road (W junction w/ Haughton Lane) 0 0 0 0 0 0 0 0 0
13 Bradford Street 7 2 9 3 6 9 39 38 77
14 Broadway 0 0 0 0 0 0 0 0 0


Site  Location  N/B ‐ E/ B SB/ W/B Total  N/B ‐ E/ B SB/ W/B Total  N/B ‐ E/ B SB/ W/B Total 
1 Newport Road  244 308 552 205 243 448 2166 2417 4583
2 Haughton Road (E junction w/ Haughton Lane) 115 163 278 147 94 242 1170 1135 2305
3 Haughton Road 75 186 261 166 81 247 1067 1103 2169
4 Priorslee Road (W of Five Ways island) 443 596 1039 539 323 863 4641 4564 9204
5 Innage Road 476 228 704 451 232 682 4218 2308 6526
6 Shrewsbury Road 223 191 414 218 134 352 2075 1579 3654
7 Victoria Road 567 400 968 619 215 834 5414 3172 8586
8 Church Street 365 365 296 296 2906 2906
9 Park Street 611 328 938 369 519 888 4504 4274 8778


10 Aston Street 339 216 555 214 178 392 2090 1979 4069
11 Curriers Lane 178 166 344 90 131 222 1072 1122 2194
12 Haughton Road (W junction w/ Haughton Lane) 82 185 267 167 81 248 1077 1107 2185
13 Bradford Street 134 315 449 150 279 429 1619 3089 4708
14 Broadway 297 431 727 332 332 665 3200 3200 6399


Site  Location  N/B ‐ E/ B SB/ W/B Total  N/B ‐ E/ B SB/ W/B Total  N/B ‐ E/ B SB/ W/B Total 
1 Newport Road  5% 1% 3% 2% 4% 4% 3% 3% 3%
2 Haughton Road (E junction w/ Haughton Lane) 0% 0% 0% 0% 0% 0% 0% 0% 0%
3 Haughton Road 0% 0% 0% 0% 0% 0% 0% 0% 0%
4 Priorslee Road (W of Five Ways island) 5% 11% 9% 12% 8% 10% 9% 9% 9%
5 Innage Road 0% 10% 3% 0% 27% 9% 0% 17% 6%
6 Shrewsbury Road 0% 0% 0% 0% 0% 0% 0% 0% 0%
7 Victoria Road 8% 19% 13% 21% 14% 19% 15% 14% 15%
8 Church Street 19% 19% 9% 9% 14% 14%
9 Park Street 24% 15% 21% 16% 26% 22% 20% 20% 20%


10 Aston Street 2% 1% 2% 1% 3% 2% 2% 2% 2%
11 Curriers Lane 10% 4% 7% 8% 13% 11% 10% 10% 10%
12 Haughton Road (W junction w/ Haughton Lane) 0% 0% 0% 0% 0% 0% 0% 0% 0%
13 Bradford Street 5% 1% 2% 2% 2% 2% 2% 1% 2%
14 Broadway 0% 0% 0% 0% 0% 0% 0% 0% 0%


Base + Development
AM PM 12 Hours 


Total to East/ Avoiding Shifnal


AM PM 12 Hours 
Development Traffic


Percentage of Development Traffic
AM PM 12 Hours 







 


 


Appendix D 


Trip Impacts  


  







From: Maniraj Sunil on behalf of Abnormal Loads Enquiries
To: Simon Tucker
Subject: RE: Upton Lane, Shropshire : Capacity Data
Date: 28 August 2019 07:43:27
Attachments: image002.png


image003.png
image004.png


Hi Simon


We do not have weight restrictions as such, as we only deal with Abnormal Loads. We have an indicative capacity of 44 tonnes for this structure.  


Therefore I can confirm we have no objections to your proposed movement. Please note, we regularly inspect and assess our bridges and occasionally we have to revise the permitted load carrying capacity, as such I
suggest that you contact us again closer to the movement to ensure that our bridges are still adequate. Once the movement dates are set, you will still need to submit an abnormal load notification for the move.


Many Thanks
 
Sunil Maniraj
Abnormal Loads Clerk
Abnormal Loads Help Desk: 01908 783 140


Abnormal Loads | National Records Group | Route Services
The Quadrant | Elder Gate | Milton Keynes | MK9 1EN
W http://www.networkrail.co.uk/abnormal-indivisible-road-loads/
 


  
 
 
 


From: Simon Tucker <sjt@dtatransportation.co.uk> 
Sent: 27 August 2019 16:16
To: Abnormal Loads Enquiries <AbnormalLoadsEnquiries@networkrail.co.uk>
Subject: RE: Upton Lane, Shropshire : Capacity Data
 
Thank you Sunil,
 
Does the bridge have any weight restrictions on it?  There are none signposted.  We want to check for normal highway loading (44 tonne vehicle) please? 
 
Kind regards
 
Simon Tucker
David Tucker Associates
Transport Planning Consultants 
 


Forester House, Doctors Lane, Henley in Arden, Warwickshire B95 5AW
Tel:          +44(0)1564 793598                               
Fax:         +44(0)1564 793983
 
 
 
This email is confidential and is intended only for the addressee.  It is the property of the sender and if you are not the addressee you must not deal with it in any way other than to notify us of its receipt by you in error.
Registered Office:  DTA Transportation Limited, The Station, Wilmcote, Stratford-upon-Avon, CV37 9UP.  Registered in England & Wales No. 5305640
 
 


From: Maniraj Sunil [mailto:Sunil.Maniraj@networkrail.co.uk] On Behalf Of Abnormal Loads Enquiries
Sent: 27 August 2019 09:41
To: Simon Tucker <sjt@dtatransportation.co.uk>
Subject: RE: Upton Lane, Shropshire : Capacity Data
 
Hi Simon
 
I can confirm that the following structure is under Network rail ownership
Structure: WSJ2/B/382
Road Name: Stanton Road To Upton Farm Junction With A464, Shifnal (View bridge location on Map)
Easting: 376136
Northing: 307101
Many Thanks
 
Sunil Maniraj
Abnormal Loads Clerk
Abnormal Loads Help Desk: 01908 783 140


Abnormal Loads | National Records Group | Route Services
The Quadrant | Elder Gate | Milton Keynes | MK9 1EN
W http://www.networkrail.co.uk/abnormal-indivisible-road-loads/
 


  
 
 
 


From: Simon Tucker <sjt@dtatransportation.co.uk> 
Sent: 22 August 2019 16:24
To: Abnormal Loads Enquiries <AbnormalLoadsEnquiries@networkrail.co.uk>
Subject: RE: Upton Lane, Shropshire : Capacity Data
 
Hello Daniel,
I have a similar request for this bridge which I think is reference Br302 @ 153 m 860yds  in Shropshire – is that yours or Shropshires?
 
Many thanks in advance.
 



mailto:Sunil.Maniraj@networkrail.co.uk

mailto:AbnormalLoadsEnquiries@networkrail.co.uk

mailto:sjt@dtatransportation.co.uk

http://www.networkrail.co.uk/abnormal-indivisible-road-loads/

https://safety.networkrail.co.uk/

https://security.hub.networkrail.co.uk/Pages/NRHome.aspx

mailto:Sunil.Maniraj@networkrail.co.uk

mailto:sjt@dtatransportation.co.uk

http://maps.google.co.uk/maps?q=52.66107941,%20+-2.354281187%20+%20(WSJ2/B/382)%20&iwloc=a&hl=en

http://www.networkrail.co.uk/abnormal-indivisible-road-loads/

https://safety.networkrail.co.uk/

https://security.hub.networkrail.co.uk/Pages/NRHome.aspx

mailto:sjt@dtatransportation.co.uk

mailto:AbnormalLoadsEnquiries@networkrail.co.uk
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Kind regards
 
Simon Tucker
David Tucker Associates
Transport Planning Consultants 
 


Forester House, Doctors Lane, Henley in Arden, Warwickshire B95 5AW
Tel:          +44(0)1564 793598                               
Fax:         +44(0)1564 793983
 
 
 
This email is confidential and is intended only for the addressee.  It is the property of the sender and if you are not the addressee you must not deal with it in any way other than to notify us of its receipt by you in error.
Registered Office:  DTA Transportation Limited, The Station, Wilmcote, Stratford-upon-Avon, CV37 9UP.  Registered in England & Wales No. 5305640
 
 


From: Ashton Daniel [mailto:Daniel.Ashton@networkrail.co.uk] On Behalf Of Network Rail Abnormal Loads
Sent: 01 March 2019 11:02
To: Simon Tucker <sjt@dtatransportation.co.uk>
Subject: Q-714 RE: Capacity Data
 
Hi Simon,


We do not own the bridge in question, so we are unable to assist. This structure is owned by West Berkshire Council
 
Below are the contact details we hold for our counter parts in the council: 
Miles Roberts
West Berkshire Council Unitary Authority             
01635 519107    HTabloads@westberks.gov.uk
 
 
 
Many Thanks
 
Daniel Ashton
Abnormal Loads Clerk
Abnormal Loads Help Desk: 01908 783 140


Abnormal Loads | National Records Group | Route Services
The Quadrant | Elder Gate | Milton Keynes | MK9 1EN
W http://www.networkrail.co.uk/abnormal-indivisible-road-loads/
 


  
 
 
   
 


From: Simon Tucker <sjt@dtatransportation.co.uk> 
Sent: 01 March 2019 10:13
To: Network Rail Abnormal Loads <NetworkRailAbnormalLoads@networkrail.co.uk>
Subject: Capacity Data
 
Hi, I wondered if I could get a copy of the zip file referred to on the website for bridge structural capacity.  The particular one in question is at MLN1 42m 68.5c. Basildon new Skew Bridge” on the A329 in
Pangbourne.
 
Thanks
 
 
 
 
Kind regards
 
Simon Tucker
David Tucker Associates
Transport Planning Consultants 
 


Forester House, Doctors Lane, Henley in Arden, Warwickshire B95 5AW
Tel:          +44(0)1564 793598                               
Fax:         +44(0)1564 793983
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BASIS OF REPORT 


This document has been prepared by SLR with reasonable skill, care and diligence, and taking account of the manpower, timescales and 
resources devoted to it by agreement with Nurton Developments Limited (the Client) as part or all of the services it has been appointed 
by the Client to carry out. It is subject to the terms and conditions of that appointment. 


SLR shall not be liable for the use of or reliance on any information, advice, recommendations and opinions in this document for any 
purpose by any person other than the Client. Reliance may be granted to a third party only in the event that SLR and the third party 
have executed a reliance agreement or collateral warranty. 


Information reported herein may be based on the interpretation of public domain data collected by SLR, and/or information supplied 
by the Client and/or its other advisors and associates. These data have been accepted in good faith as being accurate and valid.   


The copyright and intellectual property in all drawings, reports, specifications, bills of quantities, calculations and other information set 
out in this report remain vested in SLR unless the terms of appointment state otherwise.   


This document may contain information of a specialised and/or highly technical nature and the Client is advised to seek clarification on 
any elements which may be unclear to it.  


Information, advice, recommendations and opinions in this document should only be relied upon in the context of the whole document 
and any documents referenced explicitly herein and should then only be used within the context of the appointment.  
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 Introduction 


1.1 Non-technical summary 


The land proposed for residential development lies south of Shifnal, on the far side of a ridge which separates 
the historic town and conservation area from the cultivated fields that form the proposed development. There 
are no designated heritage assets within this land, and the only non designated heritage assets are the ruins of 
a former windmill, roadside quarries, and traces of medieval ridge and furrow cultivation, reported within the 
local Historic Environment Record. Within the surrounding area two listed buildings lie to the west, both Grade 
II and of Victorian date, whose immediate settings are their own grounds and wider setting the environs of Shifnal 
Town, and this assessment concludes they would not be affected by the proposed development. A further Grade 
II listed building comprising farm cottages lies 1km to the north-east and also would not be affected, whilst the 
Grade II* Aston Hall is 1km to the north, but is screened from any development by its own grounds and 
intervening industrial structures. The planned development would retain the ruined windmill within a 
recreational area along the ridge, and there is no reason to believe there are any historic environment issues 
that would prevent this site being permitted for residential development. 


1.2 Purpose of document 


This report presents a synthesis of known heritage assets for an area of land at Upton Lane, Shifnal (centre point 
c.NGR: SJ7580 0670), so that the potential impact of a proposed residential development on the historic 
environment can be assessed. The desk study and assessment has been prepared by SLR Consulting on behalf of 
Nurton Developments Limited (hereafter the Client). The desk study highlights the presence/absence of 
designated heritage assets (in particular listed buildings) and archaeological remains in regard to the 
development and assesses the heritage significance of the historic environment as well as the potential for 
previously unknown archaeological remains to lie buried within the proposed residential site. 


1.3 Planning background 


This report has been prepared pursuant to a request from the Local Planning Authority, Shropshire Council, for 
additional technical information.  This report therefore forms part of a suite of documents requested by the Council 
to demonstrate the availability, suitability and deliverability of our client’s land.  This report builds on promotional 
information submitted to the Council in 2019 and should be read in conjunction with this. 


1.4 Sources consulted 


This study has gathered data from a variety of resources, including the National Heritage List for England online, 
Heritage Gateway Portal, Shropshire Council and National Library of Scotland (for licenced historic mapping). A 
search request was also made to Shropshire Council’s Historic Environment Record (HER) for a 1km search radius 
of the development boundary. The data purchased from the HER has been layered into a GIS and used for analysis 
(see Drawings 1 and 2). 


1.5 Consultation 


Consultation with Shropshire Council was undertaken on the 24 July 2019 regarding the acquisition of Historic 
Environment Record data. 
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 Legislation and planning policy 


2.1 Legislation 


The Planning (Listed Buildings and Conservation Areas) Act 1990 places a duty upon the local planning authority 
in determining applications for development or works that affect a listed building to have special regard to the 
desirability of preserving the building or its setting or any features of special architectural or historic interest 
which it possesses. It is also a duty, with regard to applications within conservation areas, to pay special attention 
to the desirability of preserving or enhancing the character or appearance of that area. Importantly, however, 
the concept of the setting of a conservation area is not enshrined in the legislation and does not attract the 
weight of statutory protection.1 The site lies within the setting of both listed buildings and a conservation area. 


2.2 Planning policy 


2.2.1 National planning policy 


In the NPPF, Section 16 deals with the conservation and enhancement of the historic environment, and 
Paragraph 189 requires applicants to consult the relevant HER and submit a desk-based assessment. This report 
fulfils that requirement on behalf of the client. 


In NPPF Section 16, the conservation of the historic environment is governed by several basic concepts, principal 
amongst which is 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 (Paragraph 193). Where a development proposal will 
lead to less than substantial harm to the significance of a designated heritage asset, this harm should be weighed 
against the public benefits of the proposal (Paragraph 196). The proximity of listed buildings to the site requires 
the assessment contained in this report to be undertaken. 


The effect of an application on the significance of a non-designated heritage asset should be considered in 
determining the application. In weighing applications that directly or indirectly affect non-designated heritage 
assets, a balanced judgement will be required having regard to the scale of any harm or loss and the significance 
of the heritage asset (Paragraph 197). This relates primarily to the ruined windmill at the site. 


Local planning authorities should require developers to record and advance understanding of the significance of 
any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, 
and to make this evidence (and any archive generated) publicly accessible (Paragraph 199).2 Previously unknown 
buried archaeological remains could survive within the site, and this policy may therefore be relevant. 


2.2.2 Regional and local planning policy 


As relevant to this application, parts of Shropshire Core Strategy Development Plan 3 (as adopted February 2011) 
are quoted below. Within the notes issued from a meeting with Shropshire Council planners, reference has also 
been made to a Consultation Draft of the Shropshire Historic Environment Supplementary Planning Document 
and to the Conservation Area Appraisal document for the Shifnal Conservation Area. 


______________________ 


1 https://www.legislation.gov.uk/ukpga/1990/9/contents 
2 https://www.gov.uk/government/publications/national-planning-policy-framework--2 
3 https://shropshire.gov.uk/planning-policy/local-planning/core-strategy/ 



https://www.legislation.gov.uk/ukpga/1990/9/contents

https://www.gov.uk/government/publications/national-planning-policy-framework--2
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Core Strategy CS6: 


• There are a substantial number of heritage assets in Shropshire, which are of significance because of 
their historic, archaeological, architectural or artistic interest. Such assets require careful consideration 
and management in accordance with national guidance where change is proposed. 


Core Strategy CS17: 


…ensuring that all development: 


• Protects and enhances the diversity, high quality and local character of Shropshire’s natural, built and 
historic environment, and does not adversely affect the visual, ecological, geological, heritage or 
recreational values and functions of these assets, their immediate surroundings or their connecting 
corridors; 
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 Site location and description 


3.1 Location and land use 


The proposed residential site lies to the south-east of Shifnal with the town centre c.1km from the western edge 
of the site boundary. It is bordered to the north by a railway line, and to the south by the A464 Shifnal – 
Wolverhampton road. The land rises to a south-west – north-east aligned ridge at 109m AOD within the western 
edge of the site, beyond which two modern angling lakes have been formed on the Shifnal side. This land is rough 
grass, whereas to the east of Upton Lane the land is all in arable cultivation and comprises one very large field 
descending eastwards to 85m AOD. A large agricultural reservoir is located in the north-eastern corner of the 
proposed site.  


3.2 Geology 


To the north of Upton Lane, the bedrock consists of Bridgnorth Sandstone Formation, with Chester Formation 
Sandstone and Conglomerate to the south. There are no recorded superficial deposits4. Site inspection revealed 
a sandy loam soil as the formation overlying bedrock. 


 


  


______________________ 


4 http://mapapps.bgs.ac.uk/geologyofbritain/home.html 



http://mapapps.bgs.ac.uk/geologyofbritain/home.html
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 Results of desk study 


4.1 Archaeological background 


4.1.1 Designated heritage assets 


There are no designated heritage assets within the site boundary. Within 1 km of the development boundary 
there are 32 designated heritage assets, all of which are listed buildings (Drawing 1 & Appendix 1, Table 2). There 
are no scheduled monuments, Registered Parks and Gardens or Registered Battlefields.  The entrance to a Grade 
II Registered Park, Hatton Grange, lies just outside the 1km search area, to the south. 


The majority of the listed buildings within the search area lie within the Shifnal Conservation Area5 (adopted 
September 1978) and this asset group contains a Grade I listed church (Church of St. Andrew, List Entry: 
1367657), dating to the 12th century, and 26 Grade II and one Grade II* buildings.  These comprise a variety of 
dwellings, hotels, public houses and other structures dating from the late 16th to 19th centuries and are described 
in detail within the Conservation Area Appraisal document. A further 17th century structure, 77 Aston Street (List 
Entry: 1053654) lies within the town of Shifnal, but outside the conservation area and is considered part of the 
asset group for the purposes of this assessment. 


Outside this Shifnal asset group, but within the 1km search area, there are a further four assets. At the northern 
edge of the search area is a Grade II* house, Aston Hall (List Entry: 1308059), which dates to 1720, but with 
significant 19th century alterations.  Aston Hall was for some time owned by George Austin, who was born in 
Shifnal in 1710 who made money from tobacco plantations in Carolina and from the slave trade6.  On the north-
eastern edge of the search area are two Grade II timber-framed cottages at Stanton (List Entry: 1367623) which 
date to the 17th century, with 19th century alterations. 


On the southern side of Shifnal are two assets, which are the closest assets to the proposed development site: 
The Uplands, a Grade II Tudor Gothic house c. 1840 (List Entry: 1053628); and The Terrace (earlier named 
Rockterrace House), water tower and retaining wall (List Entry: 1053636) dated to c. 1835.  


The Uplands 


The listed building entry for The Uplands describes it as: 


House. Circa 1840. Stucco with hipped slate roof. Tudor Gothic style. 2 storeys. Deep eaves with scalloped eaves 
boards, and 3 ridge stacks with grouped octagonal shafts. 3 bays, that to right projecting with canted sides; cross 
windows with moulded mullions and transoms, 4-centred arched top lights, Gothic glazing bars, and returned 
hoodmoulds. Central canted porch with cornice and coped parapet; 4-centred arched doorway with returned 
hoodmould, and 2 half glazed doors with 4-centred arched margin lights.7 


The Uplands was visited as part of a study in advance of a development in 2014 (HER: 17629). This visit noted 
that an extension and conservatory had been added to the south and that the house sits within the centre of 
grounds which also contain a stable block to the south. 


The Terrace 


The listed building entry for The Terrace describes it as: 


______________________ 


5 Shropshire County Council, Shifnal Conservation Area Appraisal, approved December 2000. (n.b. Shifnal 
Broadway Conservation Area lies just to the north, but is outside the study area). 
6 http://www.bbc.co.uk/shropshire/content/articles/2007/02/28/slavery_moultrie_austin_feature.shtml 
(Accessed 24/4/20) 
7 https://historicengland.org.uk/listing/the-list/list-entry/10https://historicengland.org.uk/listing/the-list/list-
entry/105362853628 (Accessed 16/4/20) 



http://www.bbc.co.uk/shropshire/content/articles/2007/02/28/slavery_moultrie_austin_feature.shtml

https://historicengland.org.uk/listing/the-list/list-entry/10https:/historicengland.org.uk/listing/the-list/list-entry/105362853628

https://historicengland.org.uk/listing/the-list/list-entry/10https:/historicengland.org.uk/listing/the-list/list-entry/105362853628
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House, water tower, and retaining wall. Circa 1835 with mid C19 addition to left and water tower to rear. Red 
brick with sandstone ashlar dressings, rendered to rear, and hipped slate roof. 3 storeys. Plinth, deep eaves with 
paired brackets; 2 ridge stacks, and end stack to left, all with moulded stone cornices. 3 bays; glazing bar sashes 
with rendered first floor lintels, and 2 ground floor flat-topped canted bays with moulded cornices; 2 central half 
glazed doors with small lower panels and moulded architrave; sandstone ashlar porch with Ionic columns and 
pilasters, full entablature with dentil cornice and blocking course. Right-hand end of 2 bays with ground floor 
bow. 2 storey addition set back to left with rendered plat band, and 2 stacks with moulded stone cornice. 2 bays; 
4-parted sashes with rendered lintels. Interior: C17 style panelling and fireplace overmantel; curved staircase with 
square section balusters and curved arched first floor niche. Water tower: red brick with brown brick and 
sandstone ashlar dressings. Square plan; Tudor Gothic style. 2 storeys. Battlemented parapet with chamfered 
coping. First floor blank quatrefoil panels to South and East; ground floor foiled windows to East and West, and 
4-centred arched to South. Retaining wall: Circa 1835. Approximately 15 metres long and 20 metres high. Random 
rubble with battlemented parapet.8 


The HER adds no further details about the structure or associated features (HER: 17635). 


 


4.1.2 Non-designated heritage assets 


Three non-designated heritage assets9 have been identified within the proposed development area through 
examination of the Shropshire HER (Drawing 2). These comprise the remains of a windmill, ridge and furrow of 
potential medieval or post-medieval date and roadside quarries.  All these assets are located to the northwest 
of Upton Lane, on the western side of the site. Within 1km of the development site there are 77 HER entries, as 
summarised below and included in full within Appendix 1, Table 1. 


The Upton Windmill 


The most notable non-designated asset within the site boundary is the ruinous remains of a windmill (HER: 
01829). However, the structure is not listed nationally or locally. This structure is recorded on the HER as: 


Tower Mill. Remains. Ruined red brick empty ‘shell’ with batter: about 2/3 of wall circumference left, two storeys 
high in places. Two opposite doorways now gaping apertures. Base inside diameter 19ft, 14ins thick walls. On rise 
in field about one mile SE of Shifnal centre, north of crossing of A464 and lane from Brimstree to Stantonhill. 
Private. A Windmill Inn at Upton, the name of which would seem to be derived from this windmill, is mentioned 
in Sept 1797. Given as ‘Old Windmill’ on 1904 Ordnance Survey map. Visited on 13 Aug 1978, 26 June 1983.10 


This broadly accords with historic images of the structure. A pen and ink drawing from 1938 shows the structure 
in a somewhat better state of repair than photographs from 1954, which more closely reflect the current state 
of the structure (Figures 1, 2 & 3). 


According to the Tithe Map and Apportionments of 1840 the windmill was owned by George Brooke and leased 
by Thomas Langley. George Brooke lived at Upton and was a wealthy landowner, whose ownership included the 
land currently proposed for residential development. The Brooke family supported the Vicar by paying for his 
living in Shifnal, and in the 1871 Salop Landowner Tithe and Landowner Records they are listed as owning c.2500 
acres. Thomas Langley was a substantial tenant farmer who died in 1853. 


______________________ 


8 https://historicengland.org.uk/listing/the-list/list-entry/1053636 (Accessed 16/4/20) 
9 Planning Practice Guidance Paragraphs: 039 - 041 Reference ID: 18a-039/040/041-20190723 
10 https://www.heritagegateway.org.uk/Gateway/Results_Single.aspx?uid=MSA13577&resourceID=1015 
(Accessed 16/4/20) 



https://historicengland.org.uk/listing/the-list/list-entry/1053636

https://www.heritagegateway.org.uk/Gateway/Results_Single.aspx?uid=MSA13577&resourceID=1015
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Figure 1 
Pen and ink drawing of the Upton windmill by Karl Wood, 1938 (Shropshire Archives WOOD-M1081) 


 


Figure 2 
 Photograph of the windmill taken in 1954 (Shropshire Archives) 
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Figure 3 
A modern view of the windmill (looking NW) 


 


 


As noted in the map-regression below, the windmill appears as disused within the Ordnance Survey mapping 
from the First Edition onwards which accords with the suggestion that most windmills in Shropshire had gone 
out of use by the late 19th century11. 


The Mills Archive online database12 adds some further details, including the suggestion that the mill was built 
prior to 1783, that it processed corn and that a millwright from Herefordshire, Benjamin Cartwright, did some 
work at Upton. This resource also notes that the mill is listed in Pigot’s Directory of Shropshire 1828-1829 and 
that the miller was listed as Thomas Langley. 


  


______________________ 


11 W A Seaby & C S Smith, 1984, Windmills in Shropshire, Hereford and Worcester - A Contemporary Survey, p.5. 


12 https://millsarchive.org/explore/mills/entry/1262/upton-mill-shifnal#.Xpg45klYaUk (accessed 16/4/20) 



https://millsarchive.org/explore/mills/entry/1262/upton-mill-shifnal#.Xpg45klYaUk
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4.2 Chronological summary 


4.2.1 Prehistoric and Roman 


There is a notable lack of remains of prehistoric date within the search area.  The HER contains a record for two 
prehistoric pits, off Stanton Road, Shifnal (HER: 31607), which were excavated in 2015 and found to contain 
paleo-environmental remains along with a sherd of Beaker pottery dating to the early Bronze Age. An alignment 
of possible prehistoric pits has also been identified via cropmarks to the south of the proposed development site 
(HER: 34460).  These features can be clearly seen in Google Earth imagery and are aligned NNE-SSW across a 
field. Also on the southern side of the proposed development area is another cropmark (HER: 32086). This has 
been interpreted as a possible Roman marching camp, possibly with an annexe to the south. Neither of the 
cropmark sites has been archaeologically tested. 


4.2.2 Medieval 


Shifnal itself is the main focus for known medieval activity in the area, with the early medieval origins (and the 
precursor name of Idsall) thought to have been focused on the western side of the modern town (HER: 5359). 
This is where the main surviving element of medieval Shifnal is preserved in the form of St Andrews Church, 
which is Grade I listed (see above). 


Various other HER entries relate to the medieval town, most notably Idsall Deer Park (HER: 7529) which is 
thought to have been located on the south side of the town (and hence the name for the north-south road into 
Shifnal, Park Lane). This may be relevant to the development area in that the extents of the deer park are 
unknown, but are unlikely to have included the site as an additional HER entry highlights documentary sources 
which suggest that the park was located to the west of Upton (HER: 1824). Ridge and Furrow is reported in the 
HER as lying between the town and the site, with some of the polygon located within the south-western edge of 
the proposed residential site. However, construction of the angling lakes has removed such evidence in the 
relatively recent past. 


Elsewhere, at the far eastern edge of the 1km buffer area, are the grounds of Ruckley Grange. These grounds 
belong to a former grange of Buildwas Abbey, with its origins in the 12th century (HER: 7543).  


4.2.3 Post-Medieval and Modern 


A significant amount of the heritage assets within the search area are post-medieval in date and are located 
within the conservation area of Shifnal. These include the listed buildings described above, as well as a variety of 
features and structures relating to the post-medieval town (see gazetteer in Appendix 1 Table 1). Outside of 
Shifnal the post-medieval features include a number of further listed buildings as well as un-listed structures, 
such as farms. Upland Farm in particular is of significance in that the proposed residential site would be on land 
that was probably part of its historic tenure. 


Later development of the area included the introduction of the Shrewsbury and Birmingham railway line (HER: 
5371), which runs along the north-eastern edge of the proposed development boundary. There are also two 
industrial sites which are close to the proposed development area; Coalport Works (a wire and chain works, HER: 
7289) to the north, and a brickworks (HER: 1825) on the western side of the A464 from the site. A brickfield (HER: 
7291) was located to the north of Coalport Works, just to the south of Aston Hall Park (HER: 7504) which formed 
the grounds of the listed building, Aston Hall, described above. 
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 Historic mapping 


The 1840 Tithe map and apportionment for Shifnal shows that the land parcel in which the windmill is located 
was owned by George Brooke, with Thomas Langley as tenant, who also occupied the adjacent cottage at the 
road junction with Uplands Lane: 


• Apportionment 1263 - mill yard with windmill, with c.7 acres in pasture 


• Apportionment 1264 -  two houses and three gardens, 2 rods and 28 perches 


Ordnance Survey mapping from the 1st edition published in 188813 notes the majority of the development area 
to the southeast of Upton Lane as it is today; undeveloped open fields, with the exception of a possible structure 
on the eastern side of Upton Lane, close to where it meets the Wolverhampton Road (A464) and under what 
appears to be a modern access road into the field from Upton Lane (Figure 4). It shows the railway which runs 
northwest/southeast along the north-eastern edge of the proposed residential site.  


In addition, the first edition map shows the site of the disused windmill and an area of quarrying in the area to 
the north of the western end of Upton Lane (Figure 4). The area of the two westernmost modern fishery ponds 
contains smaller ponds within fields on this map, whilst the third modern pond is situated within fields and over 
a small pocket of woodland. On the north-western side of Upton Lane there are two sets of structures depicted, 
possibly dwellings. The westernmost of these appears to have associated gardens with outbuildings. Two pump 
locations are shown on the map, close to Upton Lane and the Wolverhampton Road; these may have been to 
allow for the drawing of water to fill animal troughs. 


 


______________________ 


13 https://maps.nls.uk 
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Figure 4 
 Detail of the site of the site of the windmill from the 1st edition OS map (25” and 1” maps). (reproduced by 


permission of license agreement with National Library of Scotland) 
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Little appears to have changed on the site by the time of the 2nd edition Ordnance Survey map of 1903 or by the 
3rd edition, published in 1948 (Figure 5).  A change can be seen in the 1965 map, where the small structure 
previously shown on the corner of Upton Lane and Wolverhampton Road has gone (Figure 6). 


Figure 5 
 Detail of the site of the site of the windmill from the 1948 3rd edition OS map. (Under licence agreement 


with National Library of Scotland) 
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Figure 6 
1965 OS map (Under licence agreement with National Library of Scotland) 
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 Assessment of significance 


6.1 Heritage assets overview 


The proposed site lies within a zone of agricultural land on the southern outskirts of the town of Shifnal. Shifnal 
forms the focus of known heritage assets within 1km of the proposed site and a variety of periods are 
represented. There is a total of 33 designated heritage assets within the 1km search area, all but one of which 
are listed buildings and therefore of national importance, with the remaining one being Shifnal Conservation 
Area. There are 77 entries within the HER (Appendix 2), categorised as non-designated heritage assets of local 
importance. Of these, only one is prehistoric in date and another, the pit alignment to the south, is likely to be 
prehistoric. There is a putative Roman temporary marching camp to the south of the site, but otherwise the 
remaining heritage assets are of medieval-Modern date and are focused within the town of Shifnal. 


6.1.1 The heritage significance of the designated assets 


The listed buildings, as described above (section 4.1.1), have been organised into two groups for the basis of this 
assessment. The first asset group, comprising the majority of listed buildings, represents the town of Shifnal. It 
comprises 28 listed buildings and includes the conservation area. As an asset group these Grade I and II structures 
are of high-highest archaeological significance14.  They comprise a variety of building dates, types and forms 
which together represent the development of the town from the medieval period to the present day and help 
to define the unique character of the town and the conservation area: 


“Despite serious losses due to 20th-century demolitions, especially in Bradford Street and Cheapside, 
Shifnal still retains many buildings of historic and architectural interest which make an enormous 
contribution to the Conservation Areas’ special character and appearance. They include commercial 
buildings such as shops and public houses, banks and offices, churches, and houses, cottages and 
outbuildings in a wide range of forms, sizes, styles, materials and details”.15 


The buildings within the Shifnal conservation area also represent the broader economic, cultural and social 
development of the wider area. The conservation area appraisal notes: 


“For a long period Shifnal’s economy was dominated by agriculture. Most of the population were 
either directly involved in it or were in trades linked to it. However, in the late 17th and 18th centuries 
the number and range of trades greatly expanded. They included weavers, dyers and tailors, masons, 
thatchers and brickmakers, with leather trades including skinners, curriers, tanners, saddlers and 
shoemakers forming the largest group”.16 


This development was also tied to the use of the main road (now A464) as a toll road which linked London to 
Shrewsbury. The listed Jerningham Arms Hotel served as one of two coaching inns and the road was used by mail 
coaches between London and Ireland, via Holyhead17. 


The second group consists of four buildings which lie outside of the centre of Shifnal.  Each are of high-highest 
heritage significance, in that they are Grade II & II* listed. Alston Hall, The Uplands and The Terrace represent 
the 18th and 19th century development of Shifnal and the use of the surrounding agricultural land as areas in 
which affluent people could build houses and grounds which would demonstrate their wealth and influence. 
Much of the significance of these structures is therefore focused on their architectural merits and their 
connection with the town itself, as opposed to the agricultural land in which they were situated. 


______________________ 


14 NPPF paragraph 194  
15 Shifnal Conservation Area Appraisal, Shropshire County Council, approved December 2000, p. 4. 
16 Ibid, p.5 
17 Ibid, p.2 
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6.1.2 The setting of the designated assets 


Shifnal 


The setting of the Shifnal asset group is within the town and is focused on the central part of the conservation 
area. The buildings and conservation area are inter-related due to the socio-economic physical and functional 
associations as part of a medieval and post-medieval market town. This is a built-up and busy town, situated on 
relatively flat land. The main road through the town is the A464, which continues to the south past the proposed 
development site. Due to the built-up nature of the setting and the topography to the south, there are limited 
views to the proposed residential area from this asset group. 


Aston Hall 


To the east of the Shifnal asset group is Aston Hall which is outside the town within a setting of its own grounds 
which comprise fields with some trees to the south. Its broader setting is within the outskirts of Shifnal with 
several commercial structures to the south, as well as roadways and the railway. These features act to screen 
the proposed development area from the asset. 


Stanton Cottages 


The cottages at Stanton are more rural in setting, being situated in a small cluster next to a faux-flower factory 
and shop. The cottages are contained within a screen of trees/hedges and are close to 1km from the edge of the 
proposed development, in between which are several fields, trees, hedges and the railway. 


The Uplands 


The house called The Uplands is situated on the southern outskirts of Shifnal, with its main frontage to the east. 
It stands within its own grounds, which contain several outbuildings and a screening of trees and hedges to the 
east and north. A recent housing development has been constructed immediately to the south and east of the 
house, which further screens the asset from the proposed development area. 


The Terrace 


To the south is the final designated heritage asset, The Terrace. This house is situated within its own grounds 
which include outbuildings, swimming pool and a stand of trees to the east of the main house. Its primary outlook 
appears to be to the north and west. It is separated from the proposed development area by fields, trees, 
hedgerows and by the A464. 


6.1.3 The contribution of setting to designated heritage assets 


With the exception of the Shifnal asset group, the designated heritage assets are all dwellings and the 
contribution of wider setting to their significance is considered minimal, as described below. The local setting of 
these assets contributes more to their significance in terms of the layout of their grounds and their primary 
views, although the latter are limited due to topography, infrastructure, trees and hedges. 


Shifnal  


The setting of the asset group in Shifnal, as described above, has evolved and developed with the growth of, and 
changes within and around, the town. The heritage significance of the asset group is party defined by the 
immediate setting of the town as described within the Conservation Area Appraisal18; by the structures 
themselves, both designated and not, and the layout of the streets and lanes. 


However, the heritage significance of the asset group is also informed by the wider context which includes the 
surrounding rural land and features. The development of Shifnal as a town is linked to the development of the 
wider countryside, with the town forming a central market hub for the surrounding rural community. It is also 


______________________ 


18 Shifnal Conservation Area Appraisal, Shropshire County Council, approved December 2000 
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linked to the roads and railways which had significant impacts on the development of the town. Both farming 
and transport are relevant to the proposed site as it comprises primarily agricultural land itself (albeit this applies 
to much of the surrounding landscape), but also contains the windmill and is located alongside the A464 which 
has been identified as an important historic route (see 6.2, below). 


Aston Hall 


The grounds surrounding Aston Hall are the most important setting with relation to the structure’s heritage 
significance. The grounds of a large house such as this will have been designed to complement the structure, 
forming attractive surroundings for the occupier and visitors. The house was built with its primary outlook to the 
southwest; towards the town and along the route of the driveway, making a visible demonstration of wealth to 
those approaching the house from Shifnal. The visibility of the structure, however, is now much reduced due to 
trees within the grounds and the substantial expansion of southern Shifnal. 


Stanton Cottages 


Stanton Cottages form part of a cluster of structures, probably related to the housing of agricultural workers at 
Stanton Farm.  Their immediate setting within the farm compound and surrounding fields is the most significant, 
as this would have been the focus for the people who built the cottages and for those who lived in them. 


The Uplands 


The Uplands primary setting is the gardens in which the house is situated, and this is the most important setting 
in terms of heritage significance. The first edition six-inch to one-mile ordnance survey map of 1888 shows the 
house within a wider area of woodland and grounds which is distinct from the surrounding farmland, but is 
related to some other large houses which share the space defined by the A464 to the east and Park Lane to the 
west (both of which provide access to Shifnal). This setting has seen significant change in modern times with the 
construction of a primary school and housing developments. 


The Terrace 


The heritage significance of The Terrace is enhanced somewhat by the gardens and grounds in which it is 
situated, although these grounds appear less formal today than when depicted on the first edition six-inch to 
one-mile ordnance survey map of 1888.  The focus of the structure is to the north and Shifnal, with Park Lane 
providing a route between the town and the house. The wider agricultural landscape has little bearing on the 
asset’s heritage significance other than perhaps that the setting was chosen for it’s rural outlooks. 


6.1.4 The heritage significance of the undesignated assets 


The evidence for medieval/post-medieval cultivation within the proposed development site is focused to the 
north, around the windmill, and forms part of a wider field system which has been identified across the southern 
side of Shifnal. It is likely that this use of the landscape would have continued through the proposed residential 
site, perhaps as part of the medieval open field system, and then later through post-medieval inclosure. Remains 
of medieval or later agricultural features are of low archaeological significance, as are the roadside quarries 
(which are of indeterminate date but could relate to road construction and maintenance, or for building work in 
the adjacent town). 


The windmill is a non-designated asset. However, it does hold communal and aesthetic significance locally as a 
landmark and as an example of post-medieval activity in the area. It appears to be quite poorly preserved with 
two stories currently upstanding and, as such, is potentially at risk of collapse. A search for windmills on the 
Shropshire HER returns 70 results, although only a proportion of these records will relate to upstanding 
windmills. The brick structure of the windmill and tower style construction confirms it is of post-medieval date 
although this assessment has uncovered no definitive dating evidence for the structure, other than the fact that 
the windmill pre-dates the first edition Ordnance Survey map. It is therefore not rare and has little remaining 
archaeological or historical evidence for the design and technology it would have adopted. The windmill is 
therefore of low heritage significance. 
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The later periods of industrial and railway activity in the search area are considered of low significance. 


6.2 Potential 


Roadways within, and in the vicinity of the site (the A464 Holyhead turnpike road, Upton Lane and Lamledge 
Lane), are all depicted on the first edition Ordnance Survey mapping, and may all be of greater antiquity, 
potentially relating to Roman or earlier activity (the proximity of a possible Roman camp to the A464 might 
support such a hypothesis). Lamledge Lane has an unusual name which might refer to “hasty escape” or “flight”, 
and it has right-angled turns which might derive from it having been laid out over an existing medieval ridge & 
furrow field system. Upton Lane appears to be an ancient route located along a ridge, which avoids the need for 
passing through Shifnal if travelling between Ruckley, Stanton in the north, and Brimstree Hall on the 
Wolverhampton Road to the south. The current A464 follows the route of Thomas Telford’s historic turnpike 
Holyhead coach road, linking London with the Dublin packet boat. 


Whilst the modern use of these routes as roadways suggests that it is unlikely that significant archaeological 
remains survive of the roadways themselves, the presence of these routeways raises the potential for 
archaeological remains close by.  An example of this is the various structures noted during the map regression 
(section 5.0, above).  There is potential for archaeological remains of these, or other structures, within the 
proposed development area, although the mapped structures would likely be of low-medium significance. 


The presence of prehistoric, Roman and medieval archaeology within the wider study area indicates potential 
for previously unknown archaeological remains to be present. Although any such remains could be of any level 
of archaeological significance, there is a high potential for remains of medieval/post-medieval agriculture, which 
are of low archaeological significance. 


Overall this site therefore has the potential to contain some evidence of local archaeological importance which 
might help increase understanding of the historical landscape south of Shifnal. 


6.3 Potential Impacts 


The scheme at present has outline parameter plans, which show new development would be located to the 
eastern side of the ridge on which the windmill is situated. This feature and the angling lakes to the north-west 
would remain as a recreational area, rather than being developed for residential use, although some of the lakes 
would be infilled. Due to the nature of housing development, with significant ground-breaking operations, there 
is a potential for impact on previously unknown archaeological remains within the land east of Upland Lane. 


Due to the screening of the designated heritage assets by topography (primarily the ridge upon which the derelict 
windmill is situated) and vegetation (trees and planting within individual gardens, hedgerows and other tree 
plantations), the visual impact of any development is likely to have a neutral/nil impact to their significance, 
particularly if any development is focused on lower ground to the east of Upton Lane. Additionally, the distance 
of these assets to the site and other intervening features, such as other structures, roads and the railway, further 
mitigate any potential impact. Other factors, such as vibration and noise during development may have a 
slight/very slight risk of impact upon the two closest assets (Uplands and the Terrace) as well as the Shifnal asset 
group, particularly with regard to site traffic. This would be of a temporary nature, however, and should be 
considered as part of any site traffic plan, ideally using routes alternative to the A464 through Shifnal. 
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 Recommendations and conclusions 


The results of this study show that there is a spread of archaeological features of varying dates across the search 
area and much of the proposed residential site has remained undeveloped, although likely heavily ploughed. It 
is therefore assessed that the level of potential for unknown buried archaeology is low and a programme of 
archaeological investigation as part of a planning application, or post-determination, are recommended to record 
the presence or absence of any unknown archaeology. 


The study has also identified no significant or likely impacts upon the designated heritage assets in the area.  The 
ridge on which the Upton Windmill is situated is a key factor in this, particularly with regard to visual impacts. 
Photographs taken from the windmill during a site visit (Appendix 4) and the topographical information (Drawing 
1) indicate that housing constructed to the south of this ridge would not be visible from the Conservation Area 
or related listed buildings in the town centre. Google Streetview19 images indicate that the topography and 
existing hedges also hide new development from The Uplands and The Terrace, so there would be no significant 
effect on designated heritage assets through development within their setting at this location. 


It is advised that a mitigation strategy be adopted, if permission is granted, to design a scheme of archaeological 
investigation to reveal and record below-ground archaeological deposits as necessary. A scheme for this 
programme of investigation would need to be drawn up and approved by the local authority’s archaeological 
planning advisor. It is likely that trial trenching followed by an archaeological excavation such as a strip, map and 
sample approach would be recommended to address the low potential of the site and its association with the 
surrounding heritage landscape. 


Retention of the ruined windmill as an eyecatcher on the ridge in the recreational area, would ensure this familiar 
landmark of local interest is conserved as part of this scheme. Development would allow a structural survey and 
restoration work to prevent the ruin deteriorating further. An interpretation panel could be designed so that its 
history is more easily accessible to visitors, and by these means this non-designated heritage asset would be 
conserved and enhanced in accordance with the NPPF. 


  


______________________ 


19 Accessed 24/04/2020 
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Appendix 1: HER and Listed Buildings 


TABLE 1: HER GAZETTEER 


OBJECTID MonUID PrefRef RecordType Name 


5043 MSA534 757 MON Idsall (Medieval Shifnal) 


3383 MSA646 920 MON Church of St Andrew, Shifnal 


3578 MSA783 1070 MON Moated Site South of Shifnal Church (Shifnal Moat) 


9482 MSA13574 1824 MON A park c 110m NW of Upton Farm 


677 MSA13575 1825 MON Brickworks NW of Upton Farm 


10726 MSA13577 1829 MON Windmill c 200m N of Upton Farm 


3614 MSA12720 5311 MON Dye House Bank, Shifnal 


10596 MSA12722 5313 MON Old Butter Market, Shifnal 


3600 MSA12730 5323 MON Buildings between Cheapside and Bradford St, Shifnal 


3613 MSA12731 5324 MON Buildings between Church St and Park St, Shifnal 


3603 MSA12733 5326 MON Viaduct, Shifnal 


3605 MSA12734 5327 MON Shifnal railway station 


3609 MSA12735 5328 MON School, Aston Rd, Shifnal 


3589 MSA12736 5329 MON Vicarage grounds, Church St, Shifnal 


3615 MSA12737 5330 MON Grounds of Shifnal Union Workhouse, Shifnal 


3607 MSA12738 5331 MON Fish ponds, Shifnal 


3617 MSA12739 5332 MON Osier bed, Shifnal 


3611 MSA12740 5333 MON Pool, south of railway, Shifnal 


3610 MSA12741 5334 MON Osier bed, under railway line, Shifnal 


55 MSA12742 5335 MON Chapel and burial ground, Aston St, Shifnal 


3604 MSA12743 5336 MON Rope walk, Aston St, Shifnal 


3601 MSA12744 5337 MON Post Office, Victoria Rd, Shifnal 


3608 MSA12745 5338 MON Old watercourse, Shifnal 


3616 MSA12747 5340 MON Possible area of Saxon minster precinct, Shifnal 


3569 MSA12748 5341 MON Medieval market place, Shifnal 


3576 MSA12749 5342 MON Medieval churchyard of St Andrews church, Shifnal 


8233 MSA12750 5343 MON Street system, Shifnal 


3573 MSA12751 5344 MON Tenement plots to north of Church St, Shifnal 


3572 MSA12752 5345 MON Tenement plots to south of Church St, Shifnal 


3574 MSA12753 5346 MON Tenement plots to south of Shrewsbury Rd, Shifnal 


3571 MSA12755 5348 MON Tenement plots to east of Broadway, Shifnal 


3575 MSA12756 5349 MON Tenement plots to east of Market Place, Shifnal 
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3577 MSA12757 5350 MON Open space, Shifnal 


3586 MSA12758 5351 MON Post Medieval churchyard, Shifnal 


3579 MSA12761 5354 MON Tenement plots to north of Aston St, Shifnal 


3606 MSA12762 5355 MON Smithfield Cattle Market, Aston St, Shifnal 


3582 MSA12763 5356 MON Encroachment on Medieval market place, Shifnal 


3583 MSA12764 5357 MON Post Medieval encroachment on Broadway 


3564 MSA11815 5359 MON Medieval urban form, Shifnal 


3565 MSA11816 5360 MON Post Medieval urban form, Shifnal 


3568 MSA12768 5363 MON Possible site of bridge/ ford over Wesley Brook, Shifnal 


3581 MSA12769 5364 MON Post Medieval market place, Shifnal 


325 MSA11785 5371 MON Shrewsbury & Birmingham Railway (Shrewsbury to 
Wolverhampton) 


4044 MSA3918 7289 MON Coalport Works 


9484 MSA3919 7290 MON Bone Mill 


4043 MSA3920 7291 MON Brickfield 


4042 MSA3952 7504 MON Aston Hall Park 


11199 MSA3977 7529 MON Idsall Deer Park 


10075 MSA3991 7543 MON The Grounds at Ruckley Grange 


3612 MSA12721 8248 MON Animal burial area possibly associated with veterinary 
practice, Church St, Shifnal 


3558 MSA17507 13823 BLD 2 Bradford Street, Shifnal 


3559 MSA17525 13859 BLD Site of Premises Occupied by MEB, Market Place, Shifnal 


3560 MSA17526 13864 BLD 4 Park Street, Shifnal 


3561 MSA17527 13867 BLD 12 Park Street, Shifnal 


3562 MSA17528 13868 BLD 14 Park Street, Shifnal 


3563 MSA17529 13869 BLD Site of 16, 18 & 20 Park Street, Shifnal 


6292 MSA23542 21024 MON Ridge and furrow earthworks, SW of Shifnal 


19843 MSA28634 26254 MON Stanton Hill Farm 


19871 MSA28638 26258 MON Ruckley Sidings Farm 


19872 MSA28639 26259 MON Lower Upton Farm 


19873 MSA28640 26260 MON Upton Farm 


19874 MSA28641 26261 MON Lodge Hill Farm 


19892 MSA28659 26279 MON Long Meadow 


21712 MSA30464 27891 MON Park Farm 


21713 MSA30465 27892 MON Site of unamed farmstead on Cottage Drive 


7559 MSA31020 28264 MON Park-like grounds at The Uplands 


9859 MSA33276 29203 MON Gravel pits W of Ruckley Grange 


9681 MSA32090 29639 MON Widening of railway cutting, Coalport works Shifnal 
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8577 MSA32092 29641 MON Roadside quarries, Upton, Shifnal 


25759 MSA34192 31377 MON Possible ditch, S of The Uplands, Shifnal 


10669 MSA34393 31575 MON Brick kiln leasow, off Wolverhampton Road, Shifnal 


26012 MSA34424 31607 MON Possible prehistoric pit, off Stanton Road, Shifnal 


11043 MSA34901 32086 MON Possible marching camp, Lower Upton Farm 


27779 MSA36203 33391 MON Site of 17th century mill pond, E of Castle Hills, Shifnal 


2029 MSA37323 34460 MON Section of pit alignment, c.425m NW of Common Farm, 
Hatton, Shifnal 


29076 MSA37381 34521 MON Site of the Nag's Head, No. 8 Park Street, Shifnal 


24389 MSA22869 41814 MON Stanton Farm 


 


TABLE 2: LISTED BUILDINGS 


 


ListEntry Name Grade NGR 


1053622 2, CHURCH STREET II SJ 74860 07600 


1053623 OLD IDSALL HOUSE II SJ 74745 07514 


1053624 
CHEST TOMB APPROXIMATELY 1 METRE TO SOUTH OF SOUTH 
CHAPEL OF CHURCH OF ST ANDREW II SJ 74702 07478 


1053628 THE UPLANDS II SJ 75097 06846 


1053630 13, MARKET PLACE II SJ 74902 07600 


1053631 2A, MARKET PLACE II SJ 74869 07646 


1053632 4, MARKET PLACE II SJ 74870 07628 


1053633 8, 8A AND 10, MARKET PLACE II SJ 74868 07616 


1053634 14, MARKET PLACE II SJ 74872 07596 


1053635 22, MARKET PLACE II SJ 74873 07569 


1053636 
THE TERRACE WITH WATER TOWER AND RETAINING WALL 
ADJOINING TO SOUTH II SJ 75161 06312 


1053637 THE IDSALL ROOMS, PARK HOUSE HOTEL II SJ 74937 07429 


1053654 77, ASTON STREET II SJ 75168 07813 


1176273 THE VICARAGE II SJ 74672 07446 


1176324 13A AND 15, MARKET PLACE II SJ 74902 07593 


1176333 2, MARKET PLACE II SJ 74869 07638 


1176337 6, MARKET PLACE II SJ 74873 07617 


1176363 THE NELL GWYNNE WINE AND ALE BISTRO II SJ 74904 07576 


1176372 LLOYD'S BANK II SJ 74912 07534 


1176378 JERNINGHAM ARMS HOTEL II SJ 74884 07521 


1248197 BROOK HOUSE II SJ 74859 07639 


1278002 32, CHURCH STREET II SJ 74772 07526 







Nurton Developments Limited  
Land at Upton Lane, Shifnal 
Filename: 200504_406.02395.00004_Shifnal_HIA_V3 


 
SLR Ref No: 406.02395.00004 


May 2020 


  


 
Page 22  


 


1278027 28 AND 30, CHURCH STREET II SJ 74785 07529 


1307918 PARK HOUSE HOTEL II SJ 74937 07399 


1307939 12, MARKET PLACE II SJ 74862 07604 


1307942 16, 18A AND 18B, MARKET PLACE II SJ 74873 07592 


1308059 ASTON HALL II* SJ 75603 08046 


1367621 THE UNICORN PUBLIC HOUSE II SJ 74905 07563 


1367622 FORMER WORKHOUSE AT SHIFNAL HOSPITAL II SJ 74879 07227 


1367623 STANTON COTTAGES II SJ 77104 07604 


1367656 4, CHURCH STREET II SJ 74854 07594 


1367657 CHURCH OF ST ANDREW I SJ 74688 07491 
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Appendix 2: Assessment Methodology 


7.1 The Study Area 


The study area comprises all land within the Site, together with all additional land within 1km of its boundary. 
This has been considered sufficient to: 


• identify all designated heritage assets within the Site; 
• identify all designated heritage assets with the potential to be subject to significant indirect impacts from 


the proposed development;  
• identify all recorded non-designated heritage assets lying within, or with the potential to extend within, 


the Site; 
• assist understanding of the historic environment context of the Site; and 
• assist assessment of the probability that currently-unknown archaeological sites lie within the Site, and 


indicate what their character might be.  


Consideration has been given to the potential need to include additional assets beyond, but adjacent to, the 
study area in order to avoid artificial truncation of groups. 


The study area is shown in Drawing 1.  


 


7.2 Data sources 


Table 3 sets out the main data sources used in this study. 


TABLE 3: HISTORIC ENVIRONMENT DATA SOURCES CONSULTED 


 


Subject Source Location 


Designated heritage assets 
(except conservation areas)  


National Heritage List for England On line20 


Conservation areas Shropshire County Council 


 


On line and digital report 
supplied by email 


Heritage assets Heritage Gateway 


 


Shropshire Historic Environment Team  


On line 


 


Digital data supplied by 
email 


Historic mapping National Library of Scotland  On line 


Historic environment Unpublished reports 


 


Published synthetic reports 


Various 


 


Various 


Current Ordnance Survey mapping Licence acquired for 
project 


______________________ 


20 at https://historicengland.org.uk/listing/the-list/ 
 



https://historicengland.org.uk/listing/the-list/
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Setting of heritage assets Inspection of study area using Google 
Earth, Bing Maps and photographs 


Online 


1. The following attribution statement applies to the downloaded English Heritage data set for 
designated heritage assets except conservation areas: 


• © Historic England 2020. Contains Ordnance Survey data © Crown copyright and database right 
2020. The Historic England GIS Data contained in this material was obtained on 16-7-2019. 


• The most publicly available up to date Historic England GIS Data can be obtained from 
http://www.english-heritage.org.uk. 


2. Designated and non-designated heritage assets within the study area are listed in Appendix 1 
and mapped in Drawings 1 and 2.  


 


7.3 Impact assessment 


7.3.1 Framework of Assessment 


Impacts may be caused by the proposed development where it changes the baseline condition of either 
the asset itself or its setting. 


In accordance with EIA regulations, the assessment identifies impacts and effects as direct or indirect, 
adverse or beneficial, and short-term, long-term or permanent. Direct impacts are those which physically 
alter an asset and therefore its heritage significance; indirect impacts are those which affect the heritage 
significance of an asset by causing change within its setting. 


All assessment has commenced with establishing an understanding of the historic environment of the 
study area through synthesis of the acquired data from the sources noted above, informed by 
professional experience. 


Direct effects on the heritage significance of assets have been identified from consideration of a 
combination of the heritage significance of the known affected assets, the probability of further currently-
unknown assets being affected and their likely significance, and the magnitude of impact to be formed 
by the implementation of the proposed scheme.  


Indirect effects on the heritage significance of assets have been identified with reference to guidance 
from Historic England21, and assessment has been carried out in the following stages: 


 
• initial consideration of intervisibility and other factors leading to identification of potentially 


affected assets; 
• assessment of the heritage significance of potentially-affected assets; 
• assessment of the contribution of setting to appreciation and understanding of those 


assets; 
• assessment of the magnitude of impact of the proposed scheme due to causing change 


within the setting of the assets; and 
• prediction of the significance of the effect. 


______________________ 


21 Historic England’s Good Practice Advice in Planning Note 3, The Setting of Heritage Assets., Step 2, pages 9 – 10 and Step 3, pages 11 - 12 
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7.3.2 Heritage Significance 


The heritage significance of potential heritage assets has been assessed using professional judgement, 
with reference to Table 4 which has been devised by SLR, with reference to Government and Historic 
England Guidance22. It shows the potential levels of heritage significance of an asset related to 
designation status and grading, and, where non-designated, to a scale of national to negligible 
importance. This table acts as an aid to consistency in the exercise of professional judgment and 
provides a degree of transparency for others in evaluating the conclusions reached by this assessment. 
 


TABLE 4: LEVELS OF HERITAGE SIGNIFICANCE 


Heritage 
Significance 


Explanation  


Highest 


World heritage sites  


Scheduled monuments 


Grade I and II* listed buildings 


Grade I and II* registered parks and gardens 


Designated battlefields 


Protected wrecks 


Non-designated assets of equivalent significance  


High 


Grade II listed buildings 


Grade II registered parks and gardens 


Conservation areas 


Non-designated assets of equivalent significance 


Archaeological sites which are of particular individual 
importance within the regional archaeological resource 


Medium Archaeological sites of local importance 


Low 
Sites are of minor importance or with little remaining to 
justify a higher category 


Negligible Negligible or no heritage significance 


Unknown 
Further information is required to assess the potential of 
these sites 


 


 
  


______________________ 


22 Department of Communities and Local Government March 2012: National Planning Policy Framework (NPPF) Paragraph 132; Historic England 2015 
(English Heritage 2008): Conservation Principles: Policy and Guidance for the Sustainable Management of the Historic Environment; Historic England April 
2015 (English Heritage 2011): Seeing the History in the View – A Method for Assessing Heritage Significance Within Views. 
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7.3.3 Contribution of Setting to Heritage Significance 


This is not quantified on a scale but used to assist the assessment of the magnitude of impact. 
Reference has been made to English Heritage Guidance: Conservation Principles23, The Setting of 
Heritage Assets24 and Statements of Heritage Significance25. 


7.3.4 Magnitude of Impact  


Magnitude of impact has been assessed with reference to the criteria set out in Table 5, which has been 
devised by SLR, with reference to Historic England Guidance26. 


TABLE 5: MAGNITUDE OF IMPACT 


Magnitude of 
impact  


Definition  


High beneficial  
The development would considerably enhance the heritage significance of 
the affected asset or the ability to appreciate it 


Medium beneficial  
The development would enhance to a clearly discernible extent the 
heritage significance of the affected asset or the ability to appreciate it 


Low beneficial  
The development would enhance to a minor extent the heritage 
significance of the affected asset or the ability to appreciate it 


Very low beneficial 
The development would enhance to a very minor extent the heritage 
significance of the affected asset or the ability to appreciate it 


Neutral / None 
The development would not affect, or would have harmful and enhancing 
effects of equal magnitude, on the heritage significance of the affected 
asset or the ability to appreciate it 


Very low adverse 
The development would erode to a very minor extent the heritage 
significance of the affected asset or the ability to appreciate it 


Low adverse  
The development would erode to a minor extent the heritage significance 
of the affected asset or the ability to appreciate it 


Medium adverse  
The development would erode to a clearly discernible extent the heritage 
significance of the affected asset or the ability to appreciate it 


High adverse  
The development would severely erode the heritage significance of the 
affected asset or the ability to appreciate it 


7.3.5 Significance of Effect 


The significance of effect is presented in Table 6 below. This provides a matrix that relates the heritage 
significance to the magnitude of impact (incorporating contribution from setting where relevant) to 
establish the likely significance of effect. 


______________________ 


23 Historic England, 2008, Conservation Principles Policies and Guidance for the Sustainable Management of the Historic Environment. 
24 Historic England, Environment Good Practice Advice in Planning Note 3 (Second Edition), 2017. 
25 Historic England, 2019, Statements of Heritage Significance: Analysing Significance in Heritage Assets. Historic England Advice Note 12. 
26 Based on Seeing the History in the View page 22 Table 3. 
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The terms ‘harm’ and ‘enhancement’ used to define effects relate to the terms ‘harm’ and ‘enhance’ / 
‘better reveal’ used in English policy guidance27, and ‘not significant’ refers to significance in the context 
of EIA28 (which is considered also to apply to historic environment assessments). 


NPPF paragraph 132 notes that: 
“Substantial harm to or loss of a grade II listed building, park or garden should be exceptional. Substantial harm 
to or loss of designated heritage assets of the highest significance, notably scheduled monuments, protected 
wreck sites, battlefields, grade I and II* listed buildings, grade I and II* registered parks and gardens, and World 
Heritage Sites, should be wholly exceptional.” 


 


TABLE 6: SIGNIFICANCE OF EFFECT 


Magnitude of impact Heritage significance 


 Highest High Medium Low 


 


High beneficial Substantial Substantial Moderate Slight 


En
h


an
ce


m
en


t 


Medium beneficial Substantial Moderate Slight Very slight 


Low beneficial Moderate Slight Very slight Very slight 


Very low beneficial Slight Very slight Negligible Negligible 


Neutral / nil Neutral / nil Neutral / nil Neutral / nil Neutral / nil Neutral / nil 


Very low adverse Slight Very slight Negligible Negligible 


H
ar


m
 Low adverse Moderate Slight Very slight Very slight 


Medium adverse Substantial Moderate Slight Very slight 


High adverse Substantial Substantial Moderate Slight 


 


 


______________________ 


27 Department of Communities and Local Government March 2012: National Planning Policy Framework (NPPF). 
28 Seeing the History in the View page 29: “Significance (in the context of EIA)”. 
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Appendix 3: Drawings 
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Appendix 4: Site Photographs 


   


Upton Lane view from SW corner of site Upton Lane looking N Upton Lane View to E of site 


   


Upton Lane view to NE across site Windmill hill looking E over site Windmill hill looking N 
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Windmill hill looking NW Windmill looking NW Windmill looking W 
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BASIS OF REPORT 


This document has been prepared by SLR Consulting Limited with reasonable skill, care and diligence, and taking account of the 


manpower, timescales and resources devoted to it by agreement with Nurton Developments Ltd (the Client) as part or all of the services 


it has been appointed by the Client to carry out. It is subject to the terms and conditions of that appointment. 


SLR shall not be liable for the use of or reliance on any information, advice, recommendations and opinions in this document for any 


purpose by any person other than the Client. Reliance may be granted to a third party only in the event that SLR and the third party 


have executed a reliance agreement or collateral warranty. 


Information reported herein may be based on the interpretation of public domain data collected by SLR, and/or information supplied 


by the Client and/or its other advisors and associates. These data have been accepted in good faith as being accurate and valid.   


The copyright and intellectual property in all drawings, reports, specifications, bills of quantities, calculations and other information set 


out in this report remain vested in SLR unless the terms of appointment state otherwise.   


This document may contain information of a specialised and/or highly technical nature and the Client is advised to seek clarification on 


any elements which may be unclear to it.  


Information, advice, recommendations and opinions in this document should only be relied upon in the context of the whole document 


and any documents referenced explicitly herein and should then only be used within the context of the appointment.  
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 Introduction 


1.11.11.11.1 Background Background Background Background     


In August 2019, SLR Consulting Ltd (SLR) produced a promotional report for Nurton Developments Ltd. to support 


the promotion of their land interests at Upton Lane, Shifnal1 hereafter referred to as the ‘Site’.  The Site is located 


to the south east of Shifnal, approximately 3.5 miles south east of Telford and 8.5 miles to the north west of 


Wolverhampton, extending to approximately 45 hectares (ha) (broadly centred on National Grid Reference SJ 


759 068). 


The promotional report set out information to demonstrate that the Site could be removed from the Green Belt 


and is appropriate for housing, as it can be shown to be: 


• available, 


• in a suitable location for development, and 


• achievable (i.e. with a realistic prospect that housing will be delivered within the plan period) and in 


particular that development is viable.  


A range of technical studies informed the promotion document, including Ecology, which more specifically 


included an ecological desk study and site visit to identify the main habitats present and any potential ecological 


constraints or opportunities.  


Following submission of the promotional document to Shropshire Council, further information has been 


requested by Shropshire Council to further demonstrate the achievability of delivering development at the Site.  


with regards to Ecology, this comprised the following comment made by Shropshire Council on the 25th 


November 2019 “This should be supported by first level / desk based assessments including ecology, heritage and 


archaeology with the landowner / developer indicating when they would consider undertaking further detailed 


studies such as species specific studies, detailed ecological or heritage mitigation measures, geophysical/trial 


trenching or other detailed site specific studies”. 


1.21.21.21.2 Purpose of ReportPurpose of ReportPurpose of ReportPurpose of Report    


This report seeks to provide further information relating to the timescales for undertaking species specific 


surveys at the Site. Furthermore, this report seeks to identify the potential mitigation measures and timescales 


that may be required, depending on the results of species-specific surveys, to further demonstrate that the Site 


is able to deliver the extent of development shown on the indicative masterplan within the plan period. 


The report therefore has two main Sections: 


• Section 2 – Timescales for species surveys and mitigation; and 


• Section 3 – Approaches to mitigation.   


1.31.31.31.3 Site DescriptionSite DescriptionSite DescriptionSite Description    


At approximately 45 ha, the Site largely comprises areas of arable agricultural land, ruderal grassland and a 


commercial fishery.  


A site visit was undertaken on the 6th August 2019 by Mr Chris Mitchell to inform the promotional document.  


During this, no notable plant species were recorded and the dominant land uses likely prevent the occurrence of 


______________________ 


1 Land at Upton Lane, Shifnal. Promotional Document.  SLR Ref 406.02395.00004, August 2019. 
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any such plant species across much of the Site.  The site visit recorded the presence of potentially notable 


habitats and green corridors including hedgerows and arable field margins which are listed as priorities for 


conservation under the NERC Act2, these are incorporated into the Green Infrastructure aspects of the indicative 


masterplan. 


From the habitats identified during the site visit and the species records returned from the desk study, the 


potential presence of protected or notable species was identified.  The potential ecological constraints in need 


of further survey and assessment work are as follows: 


• Bats (protected under EU and UK legislation) – potential roost sites and foraging habitats identified;  


• Badger (protected under UK legislation) – may potentially occur on the Site;  


• Amphibians – aquatic habitats identified adjacent to the Site with potential to support great crested 


newt (GCN) (protected under EU and UK legislation) together with potential terrestrial habitats;  


• Breeding birds (protected under UK legislation) – the presence of suitable habitats for a range of species, 


predominantly associated with waterbodies and Site boundary features;  


• Reptiles (protected under UK legislation) – the potential presence of reptiles has been identified; and  


• Invertebrates (certain species protected under UK legislation) – the presence of suitable habitats for a 


range of species has been identified.  


It is these faunal groups which are therefore considered further in this report to show how, in ecological terms, 


it is a valid assumption that the Site can deliver the level of development, and associated contribution to the 


Shropshire Council Local Plan Partial Review.   


1.41.41.41.4 Evidence of Technical Experience and CompetenceEvidence of Technical Experience and CompetenceEvidence of Technical Experience and CompetenceEvidence of Technical Experience and Competence    


This report has been prepared by Mr Chris Mitchell and Rebecca Whatmore of SLR. 


Chris is a Principal Ecologist with SLR and a Chartered Ecologist (CEcol), Chartered Environmentalist (CEnv) and 


Full Member of the Institute of Ecology and Environmental Management (CIEEM).  Mr Mitchell has 14 years of 


professional experience.  During this time, Chris has developed and implemented numerous mitigation schemes 


for great crested newt, bats, reptiles and badger and holds survey and mitigation licences in respect of great 


crested newt, bats and badger.  


Rebecca is a Project Ecologist at SLR, a member of the Freshwater Biological Association and a Qualifying Member 


of CIEEM. 


 


  


______________________ 


2 Natural Environment and Rural Communities Act (NERC) 2006. 
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 Timescales for Species Surveys and Mitigation  


At this stage of the Site promotion, it is not considered appropriate or necessary to undertake detailed ecological 


surveys on the basis that a high-level review of the likely ecological features to require consideration, the nature 


of potential impacts and likely approaches to mitigation, can be predicted using the results of the desk study and 


site survey alongside knowledge of comparable scenarios and local conditions. 


At this stage, it is anticipated that detailed surveys would be undertaken to inform the first planning application 


for development at the Site, whether this be an Outline or Full application, and as would be typically undertaken 


in respect of development proposals.   


Table 2-1 shows a hypothetical timetable based purely on ecological considerations.  The detail of actual timings 


will be determined by the stage in the year when a decision is made to progress work on a planning application, 


the findings of species-specific surveys and wider factors such as the timescale for granting planning permission, 


whether the planning application is Outline or a Full application, the phasing of development and any other 


technical lead in periods such as highways improvements, all of which will influence detailed proposals and exact 


timings. 


Table 2-1 therefore provides an overview of the timings and approach to surveys that are considered likely to be 


required following the desk study and initial site survey.  Hypothetical planning application timescales and 


subsequent ecological mitigation timescales are also shown.  Although this can only be hypothetical at this stage, 


this confirms the deliverability of housing development within the plan period, most likely within a period of less 


than five years.   
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Table 2-1 Ecological Survey and Mitigation Timescales 
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Badger                       


Amphibians                                              


Breeding birds                                             


Reptiles                                             


Bats                                              


Invertebrates                                              


Ecological Impact Assessment.                                              


Determination of planning application.                                             


Application for any required protected species 


licences/discharge of Planning Condition.                                             


Implementation of mitigation (if required) 


Amphibian and reptile translocation.                       


Removal of bat roosts.                       


Closure of badger setts.                       


Removal of nesting bird habitat.                       







Nurton Developments Ltd 


Ecological Survey and Mitigation Strategy - Land at Upton Lane, Shifnal 


Filename: Shifnal Ecological Survey Mitigation Strategy 
 


 


SLR Ref: 406.02395.00004 


May 2020 


 


 
Page 6  


 


 Approaches to Mitigation  


The following section describes the potential approaches to mitigation that could be implemented in the event 


of the protected or notable species, which are potentially present, being confirmed as present during baseline 


surveys which will be required at an appropriate stage of any future planning application.   


In considering this, the mitigation hierarchy has been applied, as recommended by CIEEM. The mitigation 


hierarchy sets out a sequential approach beginning with the avoidance of impacts where possible, the application 


of mitigation measures to minimise unavoidable impacts and then compensation for any remaining impacts.   


It is important to clearly differentiate between avoidance mitigation, compensation and enhancement and these 


terms are defined here as follows:  


• Avoidance is used where an impact has been avoided, e.g. through changes in scheme design; 


• Mitigation is used to refer to measures to reduce or remedy a specific negative impact in situ; 


• Compensation describes measures taken to offset residual effects, i.e. where mitigation in situ is not 


possible; and 


• Enhancement is the provision of new benefits for biodiversity that are additional to those provided as 


part of mitigation or compensation measures, although they can be complementary. 


The following species/groups are considered in this section: 


• Bats;  


• Amphibians; 


• Badger;  


• Breeding birds;  


• Reptiles; and  


• Invertebrates.  


Each is considered individually in the context of the mitigation hierarchy.  An overarching consideration is that 


the indicative masterplan retains existing features of higher value, such as hedgerows and mature trees, and 


incorporates these into the site layout enhancing the green infrastructure.  This represents the first stage of the 


mitigation hierarchy i.e. avoidance and would be adopted by any detailed design in order to comply with wider 


planning policy requirements.  


It is important to note that the information below is based upon current best practice approaches and regulatory 


processes that are applicable.  These approaches will be subject to review and confirmation at the time of 


implementation to ensure the findings of baseline surveys and any changes to current guidelines are fully taken 


into account.   


3.13.13.13.1 BatsBatsBatsBats    


The potential bat roost locations within the Site relate to mature trees and the former windmill.  These features 


occur within hedgerows and the areas of grassland associated with the Monument Fishery, these also represent 


the habitats most likely to be used by foraging and commuting bats within the Site.  The indicative masterplan 


prepared at this stage retains these habitats and the associated potential roost features.  


Whilst at this stage there is therefore no suggestion of potential roost features being removed, there may be an 


unavoidable need for mature tree removal or the potential for indirect effects i.e. through the introduction of 
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artificial lighting. Should either situation arise then the baseline surveys identified in Section 2 will confirm 


whether any roosts occur and therefore whether further measures are required. 


In accordance with the mitigation hierarchy, the following approach would therefore be adopted: 


1) Avoidance  


Potential roost features and most likely foraging/commuting routes are retained by the indicative 


masterplan.  Any required streetlighting can be designed to avoid illumination of any roost features or 


key commuting routes / foraging habitats should these be confirmed during baseline surveys.   


 


2) Mitigation 


In the highly unlikely event a bat roost is confirmed and an unavoidable loss is required to implement 


development, mitigation will be required.  Further details of the typical approaches to mitigation are 


provided in Appendix A, although in summary these are based upon the timing of works when a roost 


feature is removed and the implementation of measures to avoid killing or injuring bats during any roost 


removal.  


 


3) Compensation  


In the event of a confirmed roost needing to be removed, a compensatory roost will be required.  As the 


former windmill will be retained, on heritage and landscape grounds, this scenario would only ever relate 


to the loss of any confirmed tree roosts which again is unlikely given the indicative masterplan retains 


mature trees.  In this unlikely event therefore the current approach would be based around the provision 


of five artificial bat boxes for every confirmed roost feature to be lost, to be established in mature 


retained trees.  Whilst the exact box design would be subject to confirmation depending on the species 


present, typical designs include Woodcrete designs comparable to Schwegler 1FD for smaller crevice 


dwelling species i.e. common pipistrelle (Pipistrellus pipistrellus) and cavity replicating boxes comparable 


to Schwegler 2FN for other species i.e. brown long-eared (Plecotus auritus), both of which were identified 


in the local area during the desk study.   


 


Compensation for habitat loss will not be necessary based on the current masterplan, as noted above 


the habitats most likely to be used by foraging and commuting bats are retained and the indicative layout 


includes 22 hectares (c.49% of the Site) as undeveloped land where a range of habitats of value to bats 


will be created including waterbodies and woodland.  


 


4) Enhancement  


Even where compensation for confirmed roosts is not applicable, development of the Site provides the 


opportunity to provide significant enhancement for bats when compared to the current situation.  As 


per most residential developments, standard application of bat boxes can be included in the detailed 


design, both in terms of provision in retained and newly created habitats and, where appropriate, 


integrated into new residential units.  


 


As noted above, the provision of 49% of the site as open space and habitats which will benefit a range of 


bat species is considered more than sufficient to compensate for any losses and still represent an 


enhancement when compared to the current situation whereby the majority of the Site is dominated by 


intensive arable crop production which has negligible value to foraging or commuting bats.   


 


In summary, providing the above approach is taken, there is currently no reason to consider that delivering the 


level of development proposed by the indicative masterplan would have any significant adverse effect on bats 


which could affect the local distribution or Favourable Conservation Status of bats.  In contrast, the proposal for 


development offers the opportunity to secure habitats across half of the Site area which will be of much greater 


value to bats than the current intensive agricultural use.  
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3.23.23.23.2 AmphibiansAmphibiansAmphibiansAmphibians    


The local presence of great crested newt (Triturus cristatus) (GCN) has been raised due to the known presence 


of this species in the local area.  A review of publicly available information has identified three known populations 


near the Site which require consideration as follows: 


1) A residential development, reference 14/00062/OUT, approximately 200m north-west of the Site.  A 


review of this approved development3 indicates a GCN survey was undertaken to inform this Outline 


application which has subsequently been subject to formal mitigation measures under a European 


Protected Species Licence (EPSL) by virtue of the licence document shown in relation to the discharge of 


planning conditions and the location of a granted EPSL shown on the MAGIC website4.   


2) An EPSL shown on MAGIC approximately 500m to the north-west which appears to link to a completed 


development.  Due to the separation distances involved is not considered further; and  


3) An EPSL shown on MAGIC approximately 350m west of the Site beyond the A464, a major barrier to 


dispersal.  Due to the separation distance involved, which is more than 500m to the nearest build 


development of the indicative masterplan, and presence of a major barrier, this population of GCN is not 


considered further.  


The aquatic habitats within the site were provisionally considered to offer limited suitability for amphibians as 


part of the site walkover, due to their operational use as an agricultural irrigation lake and a commercial fishery.  


The presence of a pond immediately adjacent the western site boundary was identified during the Site visit to 


inform the promotional document. Further ponds also occur to the west/north-west of the Site within 500m. 


A review of the Shropshire Council Planning portal indicates these ponds within 500m were surveyed in 2013 as 


part of the application 14/00062/OUT.  In terms of the pond immediately adjacent the Site, a peak count of 3 


GCN was recorded.  The 2013 survey encompassed a number of ponds, of which two more occur within 500m of 


the Site and were found to support GCN, these occurred approximately 200 and 250m from the Site boundary 


and individual GCN were recorded at both ponds. 


Whilst the situation may have changed in the intervening period, this information indicates a small population 


of GCN (overall peak of 5 GCN) was present in 2013 and may be still be present at ponds within 500m of the Site, 


including a pond immediately adjacent to the western Site boundary where a survey in 2013 recorded a peak of 


3 GCN.   


Given development of the Site to achieve the indicative masterplan layout will require the loss of habitats within 


250m of this pond, a mitigation strategy will be required.  There are three approaches to GCN mitigation that 


may be considered as part of any future development of the Site, further details are given below and the 


approach taken will need to be considered against the results of an updated baseline survey and the precise 


nature of detailed development proposed in this zone. 


3.2.1 Approach 1 – District Licencing  


Natural England have made recent changes to their policies regarding GCN survey and mitigation requirements 


and approaches, the most recent is referred to as District Licensing and was rolled out to several administrative 


areas in February 2020, including Shropshire.   


Under District Licensing, if you are a developer proposing to develop land, you can apply to join a district level 


licensing scheme by committing to a conservation agreement with Natural England.  This is based on the 


______________________ 


3 https://pa.shropshire.gov.uk/online-applications, accessed 01/05/2020. 
4 EPSL ref 2016-21689-EPS-MIT, https://magic.defra.gov.uk/MagicMap.aspx accessed 01/05/2020. 


 







Nurton Developments Ltd 


Ecological Survey and Mitigation Strategy - Land at Upton Lane, Shifnal 


Filename: Shifnal Ecological Survey Mitigation Strategy 
 


 


SLR Ref: 406.02395.00004 


May 2020 


 


 
Page 9  


 


likelihood that GCN being present and how important the site might be for the local population, Natural England 


make this assessment based on survey information they hold5.  If you join a scheme, you do not need to: 


• carry out specific surveys (even to inform a planning application); or  


• plan and carry out mitigation work on the development site. 


In Shropshire, developers can now apply to join a Natural England led scheme.  Initially, an enquiry form is 


completed including a detailed map for the proposed development and information regarding the locations of 


ponds on site and within 250m of the site plus any information regarding the presence/absence of GCN.  Natural 


England will assess the information and if the developer agrees to the proposals put forward by Natural England 


this is confirmed and the Conservation Certificate would be provided as part of the planning application to 


evidence that the development could proceed in respect of GCN and, by virtue of how District Licencing works, 


without detriment to the Favourable Conservation Status of GCN. 


3.2.2 Approach 2 – Conventional Mitigation Scheme 


Applying to be part of a Natural England led District Licence scheme is not mandatory and ultimately the 


developer at the time will have to decide on which approach to take based on updated survey results.  As such, 


the following section sets out how a conventional approach to mitigation could equally be followed to ensure no 


detriment to the Favourable Conservation Status of GCN at the site assuming potential presence based on a small 


population occurring within 250m.   


The approach would follow the mitigation hierarchy as follows: 


1) Avoidance  


No potential breeding ponds occur within the Site itself and the majority of the Site, approximately 35 


ha, occurs more than 250m from any identified GCN pond.  Of the land within 250m of the identified 


GCN ponds, over 60% relates to the commercial fishery infrastructure or land not subject to build 


development under the indicative masterplan.  This represents the first stage of avoidance as only a 


proportion of potential terrestrial habitat would be affected by the indicative layout.      


 


2) Mitigation 


In the event of GCN being re-confirmed at the adjacent pond, a risk assessment of the detailed 


development layout would be required to inform the exact approach to GCN mitigation.  Assuming GCN 


are still present in the pond, the Site does contain potential terrestrial habitats within 250m of the pond 


and therefore it is possible that GCN could utilise suitable terrestrial habitats within the Site.  These 


potential terrestrial habitats extend to approximately 4-5 ha6 within 250m of the identified pond, of 


which an approximate 3-3.5 ha would be subject to development in the indicative layout.  As such, an 


approach to mitigation will be required to minimise the risk of killing or injury of any GCN present, with 


further details of the typical approach provided in Appendix A.      


 


3) Compensation  


Compensation will be required for the habitat losses which would occur.  Based on the indicative 


masterplan, there would be an approximate 3-3.5 ha of potential GCN terrestrial habitat lost to built 


development, at least 1 ha of land retained and enhanced and approximately 5 hectares of unsuitable 


habitats within 250m of the identified pond.  However, the indicative layout incorporates an overall 22.6 


hectares of undeveloped land which includes waterbodies, grassland and woodland habitats which 


would include sufficient area to compensate with habitat of value for GCN.  This is far more extensive 


than the current situation and would therefore offer more than adequate opportunity for compensation. 


______________________ 


5 https://www.gov.uk/government/publications/great-crested-newts-district-level-licensing-schemes 
6 All areas are approximate at this stage and based on indicative masterplan due to absence of detailed design. 
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4) Enhancement  


As identified above, the extent of habitats provided by the indicative layout, even allowing for the fact 


some areas will not be highly suitable for GCN where land management is more formal, will exceed the 


baseline situation.  This is most noticeable in respect of aquatic habitat with multiple waterbodies being 


provided for surface water attenuation which will also be suitable for amphibians and represent an 


enhancement to the current situation. 


3.2.3 Approach 3 – Reasonable Avoidance Measures (RAMs) 


There are situations where the presence of a protected species is confirmed although the circumstances are such 


that a detailed risk assessment may show the actual risk of harm, or causing an offence under the relevant 


legislation, is low and full-scale mitigation approaches may not be appropriate.  This could be, for example, where 


small populations occurred historically but are no longer present, where only small areas of potential habitat are 


being affected as an overall proportion of that available or where works in proximity to ponds can be timed to 


avoid sensitive times of the year. 


Should such factors become evident at the Site i.e. following completion of updated baseline surveys or 


progression of the indicative masterplan to a detailed design/application, then it may be appropriate to follow 


RAMs in place of Approaches 1 or 2 set out above. 


Whilst the development of RAMs will always be specific to individual site circumstances once full details are 


known, these typically include the following range of measures: 


• An Ecological Clerk of Works (ECoW) will be appointed to carry out a pre-commencement walkover 


search, deliver a ‘toolbox talk’ to contractors and oversee works in specified areas where there may be 


the potential to find amphibians; 


• It may be appropriate to remove vegetation at a certain time of year and then mow/graze to maintain a 


low sward height that is unsuitable for GCN prior to construction; 


• All materials may need to be stored on pallets, waste in appropriate skips etc and not within close 


proximity to ponds; 


• Locations for compounds etc are often agreed and established on hardstanding bases so as not to 


provide refuge opportunities for amphibians; and  


• Working practices are often adapted to avoid leaving open trenches etc that may pose a risk of 


entrapment to amphibians, or other fauna. 


Such measures, in very low risk situations, are often deemed appropriate and suitable to demonstrate 


development activities are unlikely to adversely affect the Favourable Conservation Status of GCN. 


As such, whichever Approach is pursued in respect of GCN, it is considered that the level of development shown 


by the indicative masterplan can be delivered without detriment to the Favourable Conservation Status of GCN 


and in a timescale necessary to ensure the level of housing indicated can be delivered in the timescales required.     


3.33.33.33.3 Badger  Badger  Badger  Badger      


The desk study did not return records of badger (Meles meles) and no evidence was observed during the site 


survey.  The presence of badger is a possibility, particularly in boundary habitats and nearby woodlands such as 


Revell’s Rough.    


In the event that badger setts are identified at the Site in the future then the mitigation hierarchy shall be applied 


as follows. 


1) Avoidance  
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The extent of built development is focussed on intensive arable farmland and so the future presence of 


badgers in these areas is highly unlikely.  In the event of any badger setts establishing in boundary 


features, the most likely outcome will be to avoid impacts and retain the sett through the adoption of 


an appropriate buffer (typically 30m).   


 


2) Mitigation 


In the highly unlikely event that a badger sett establishes in the area subject to development and cannot 


be retained, the implementation of mitigation measures will be required to remove the sett under 


licence ensuring the risk of injuring badgers is avoided by following standard sett closure and destruction 


practises.  


 


3) Compensation  


Compensatory badger setts are typically only provided where the impact is high i.e. removal of a main 


or subsidiary sett.  The presence, and unavoidable loss, of such a sett within the footprint for 


development shown on the indicative masterplan has been discounted by the survey undertaken in 


August 2019 and it is highly unlikely this will change based on the current intensive agricultural land use.  


Notwithstanding this, there is sufficient space and opportunity (c.49% of the Site) that will remain as 


undeveloped land where a compensatory badger sett could be created if required.  


 


4) Enhancement  


As stated above, the requirement for formal mitigation or compensation for badgers is considered highly 


unlikely based on the absence of any confirmed presence at the current time and nature of development 


proposed by the indicative masterplan.  Although no specific enhancements for badger are therefore 


likely to be required, the resultant landscape which includes areas of woodland creation and grassland 


are considered to represent more favourable habitat for badgers than is currently present and therefore 


provide an enhancement. 


3.43.43.43.4 BirdsBirdsBirdsBirds    


It was noted during the initial site visit that the Site featured a number of areas that had the potential to be used 


by a range of nesting birds including the boundary hedgerows, aquatic habitats/margins, uncultivated field 


margins and arable land.   


The mitigation hierarchy will be applied in relation to breeding birds as follows. 


1) Avoidance  


The extent of built development is focussed on intensive arable farmland and so the future presence of 


breeding birds in these areas is less likely than the boundary features and other areas of less intensively 


manged vegetation which is largely retained. The principal avoidance measure regarding potential 


impacts to nesting birds will relate to removal of nesting habitats outside of the nesting season (typically 


March to end of August).   


 


2) Mitigation 


In the event of avoidance not being possible, i.e. removal of potential habitats is required during the 


nesting season, a check for active nests will be undertaken by an appropriately experienced ecologist 


which will ensure direct impacts will be avoided.  


 


3) Compensation  


Based on the extent of land proposed for general habitat development, including waterbodies, 


hedgerows, woodland and grassland, no specific compensation for birds is considered likely to be 


required at this stage based on the habitat creation included as part of the indicative masterplan. The 
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results of baseline survey may require minor alteration to habitats proposed should it be necessary to 


provide any specific conditions for notable species.  


 


4) Enhancement  


As with any development proposal, in addition to inbuilt habitat creation as part of the site layout, there 


will be opportunities to incorporate further enhancements for birds.  Although specific commitments 


will need to be made as part of any detailed application, suitable opportunities are likely to include 


features suitable for a range of notable bird species such as sparrow terraces, swift boxes, barn owl boxes 


and general bird boxes. 


3.53.53.53.5 ReptilesReptilesReptilesReptiles    


The majority of the Site offers limited opportunities for reptiles although baseline surveys will confirm presence, 


and species concerned, or likely absence.  Assuming presence is confirmed the following approach will be taken 


in accordance with the mitigation hierarchy. 


1) Avoidance  


The extent of built development is focussed on intensive arable farmland and so the presence of reptiles 


in these areas is unlikely. Where possible, any confirmed reptile habitats will be retained, this is most 


likely to occur in any event as such habitats include hedgebanks, ruderal grassland and ponds which will 


largely be retained and enhanced under the indicative masterplan.   


 


2) Mitigation 


In the event of avoidance not being possible, a reptile mitigation strategy will need to be implemented 


to ensure conservation objectives are met and the risk of killing or injuring reptiles is avoided.  Further 


detail regarding the likely approach to reptile mitigation, if required, is provided in Appendix A.  


 


3) Compensation  


Based on the extent of land proposed for general habitat development, including waterbodies, 


hedgerows and grassland which are of recognised value to reptiles, no specific compensation is 


considered likely to be required at this stage based on the habitat creation included as part of the 


indicative masterplan.  


 


4) Enhancement  


As with any site development, there will also be opportunities to provide further enhancements for 


reptiles, if present, such as the provision of purpose-built hibernacula features. 


Providing this process is followed, it is not considered that the level of development proposed by the indicative 


layout would result in any significant negative impact upon reptiles (if present).  


3.63.63.63.6 InvertebratesInvertebratesInvertebratesInvertebrates    


The broad range of habitats present on the Site have been identified as having the potential to be used by a 


range of invertebrate groups. 


At this stage, it is not considered likely that specific mitigation, compensation or enhancement measures for 


invertebrates are likely to be required given the general habitat creation proposed will offer an enhanced 


situation for invertebrates when compared to the current situation.  
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 Summary and Conclusion 


In August 2019, SLR produced a promotional report for Nurton Developments Ltd. to support the promotion of 


their land interests at Upton Lane, Shifnal.  The was informed by a range of technical studies which included 


ecology, informed by a desk top study and site survey. 


This initial high-level review identified the presence of notable habitats i.e. as listed as priorities for conservation 


under the NERC Act, although these are incorporated into the Green Infrastructure aspects of the indicative 


masterplan. 


The potential presence of protected and notable species was also identified.  Although not at a formal planning 


application stage, Shropshire Council requested further information relating to ecology survey and mitigation 


timings to further demonstrate that the Site is appropriate for development and the level of housing proposed 


can be delivered in the plan period. 


This document has considered the likely requirements for those protected and notable species that are, 


potentially, present within the Site based on further review of publicly available information and best practise 


methods. 


Whilst the potential for protected and notable species to occur does exist, overall it is concluded that due to the 


current dominant land use of intensive agriculture at the Site and inclusion of 22ha of undeveloped land in the 


indicative masterplan, that suitable and appropriate opportunities to deliver any mitigation, compensation or 


enhancement required to meet legislative or policy requirements exists.  It is also considered all ecology survey 


and mitigation could, subject to other technical aspects, be completed in a period of approximately 2 years 


ensuring housing delivery is feasible in the plan period.      


 







 
 


 


 


 


 
  


 


APPENDIX A 
Outline of likely approaches to species translocation/exclusion (if 


required) 


  







 
 


 


 


 


 
  


 


Bats 


In the unlikely event of baseline surveys identifying a tree roost, and retention is unavoidable, the following 


approach will be adopted as ‘mitigation’ stage of the mitigation hierarchy: 


1) A ‘feature’ is confirmed as a roost site and removed under European Protected Species Licence; or 


2) A ‘feature’ is confirmed as a non-roost site but still has the ‘potential’ to be used by bats; or 


3) A ‘feature’ is confirmed as a non-roost site following survey and has no ‘potential’ to be used by bats (no 


further action required).  


Removal of Roost under EPSL Removal of Roost under EPSL Removal of Roost under EPSL Removal of Roost under EPSL     


Removal of any confirmed roost features will be undertaken following the issue of an EPSL, as shown in Table 2-


1.  


The need for capture would be avoided where possible to reduce the risks of disturbance, stress, injury and killing 


any bats involved. 


This will primarily be achieved by the use of exclusion devices to prevent bats from entering the tree roost.  


Alternative roosting opportunities will be in position prior to any exclusion through the establishment of artificial 


boxes in retained trees as set out in Section 3.1; ensuring bats can continue to roost locally.  


Whilst exact timings will be subject to confirmation at the time of applying for an EPSL, it is expected roost 


removal works are likely to be timed to avoid the main breeding or hibernation periods i.e. roost closure would 


occur during March/April or September/October, with daytime temperatures of 7oC or over, in order to also 


complement breeding bird mitigation requirements.  


Prior to any works, an advance check will be undertaken by the licensed ecologist (or agent).  The check will 


comprise of an inspection of all known and potential roost features using suitably sized ladders, an endoscope 


and torch.   


If bats, or fresh evidence of bats is discovered, then exclusion devices will be fitted to all potential bat access 


points at the tree and left in situ for seven nights before works commence.  If exclusion devices are required, 


they will be constructed on site and made specifically to cover the crevice or opening where evidence of bats 


was found or bats are suspected to be present.   Exclusion device design follows the Bat Workers Manual.   


The licensed ecologist would confirm that bats are not present or had subsequently been excluded prior to the 


tree removal occurring.   


The tree may then be felled following the advice of the ecologist on site.  This is likely to involve careful 


dismantling of sections that contain the confirmed or potential roost features.  Best practice for felling trees with 


suitable features for bats include the following: cracks and splits to be wedged to prevent closure prior to felling; 


loose bark to be carefully peeled back to reveal the wood beneath and confirm no bats are present; cavities must 


not be sawn through; sections that contain potential roost features must be “soft-felled” and roped carefully 


down to the ground; cavity containing sections should be allowed to remain undisturbed on site for 24 hours 


following felling to allow any undiscovered bats (or other animals) to escape. 


If bats are discovered during any of the above stages, they would be taken by hand by the licensed ecologist (or 


agent) and removed to a place of safety using a soft bag to temporarily hold bats.  The animals would then be 


inspected for injuries and then placed in the compensatory roost, allowing the animals to disperse naturally at 


dusk.     







 
 


 


 


 


 
  


 


Removal of other Trees Removal of other Trees Removal of other Trees Removal of other Trees     


In the event of a tree needing removal where baseline surveys have confirmed the likely absence of bats but 


suitable features are present, RAMs will be applied as follows: 


• Trees that have features with potential for use by roosting but which have not been confirmed as a bat 


roost will be scheduled for felling during October to mid-November, or Mid-March to the end of April.  


All such trees will be surveyed by means of a climb and inspect survey as a minimum, followed by dusk / 


dawn survey if presence cannot be ruled out, immediately prior to felling;  


• Assuming no evidence of bats is discovered during surveys, trees may be felled following the advice of 


the ecologist on site.  This is likely to involve careful dismantling of sections that contain potential roost 


features; and 


• Best practice for felling trees with suitable features for bats include the following: cracks and splits to be 


wedged to prevent closure prior to felling; loose bark to be carefully peeled back to reveal the wood 


beneath and confirm no bats are present; cavities must not be sawn through; sections that contain 


potential roost features must be “soft-felled” and roped carefully down to the ground; cavity containing 


sections should be allowed to remain undisturbed on site for 24 hours following felling to allow any 


undiscovered bats (or other animals) to escape. 


If bats, or evidence of bats is discovered at any time during implementation of RAMs this work will cease and the 


advice of a licensed batworker sought.  An EPSL may be required as set out above before works can resume in 


this situation.   


Great Crested Newt 


Assuming presence of GCN is re-confirmed and the conventional mitigation route (Approach 2 in Section 3.2) is 


followed, land within 250m7 of identified breeding ponds will be subject to capture and exclusion following the 


Great Crested Newt Mitigation Guidelines (2001).  This would be under a European Protected Species Licence 


(EPSL) or Low Impact Class Licence (LICL) subject to specific details and criteria being met once a detailed 


development design is finalised. 


Prior to this commencing, a suitable receptor area will need to be identified.  This is typically an area not subject 


to development activities and whilst this may potentially include ‘off site’ land if appropriate to do so, this is not 


anticipated to be necessary in this instance given the extent of land which is allocated for habitat creation beyond 


the extent of development shown by the indicative layout.  


Translocation under an EPSL typically relies on the ability to install a barrier to movement which contains newts 


in an area and a means of capture.  This typically involves the combination of amphibian barrier fencing of the 


area subject to development activities, the installation at regular intervals of pitfall traps which are dug so they 


are flush with the ground level and the placement of refuges.  The pitfall traps and refuges are established along 


the clearance side of barrier fencing with refuges also focussed on any localised features i.e. rubble piles, which 


are more likely to be used by GCN.   


The refuges and pitfall traps are then checked daily by an ecologist with captures logged.  Translocation is 


undertaken when night-time temperatures are anticipated to be above 5oC and typically between March and the 


end of October in a given year.  Any GCN, and other amphibians, will be then be relocated to the receptor area.  


______________________ 


7 A great distance may be considered subject to detailed survey results and completion of a specific risk 


assessment of the detailed development design at planning application stage.  







 
 


 


 


 


 
  


 


The length of capture period is based on population size (deduced during baseline surveys), typically this is 30 


suitable days for a ‘small’ population as previously recorded at the identified ponds in 2013, although this is 


extended to 60 suitable days for a ‘medium’ population and 90 days for a ‘large’ population.’ 


Following completion of the relevant capture period, a destructive search is undertaken prior to releasing the 


land for development.  Should the Site be eligible for a LICL, and this option is taken, then the same level of 


fencing, capture and translocation required as under a full EPSL may not be necessary.  Again, the options 


available will need to be assessed at the time of implementation to ensure the most appropriate route is taken. 


Post construction monitoring is then often required, together with positive habitat management of the receptor 


area, by condition of the licence.    


Reptiles  


The presence of reptiles has not been confirmed although presence is considered a possibility in parts of the Site, 


albeit these are largely undeveloped under the indicative masterplan.   


Whilst a baseline survey will confirm the presence or likely absence of reptiles, an outline Reptile Mitigation 


Strategy (RMS) is provided below to show how development can be undertaken in a way which minimises the 


risk of killing or injuring any reptiles present when habitat removal takes place.  It is also possible that, if required, 


the RMS will be adapted to occur alongside any GCN mitigation scheme.     


A staged approach to reptile clearance is likely to be required, the exact details subject to the species and likely 


number of reptiles recorded, if present.   


The approach to reptile mitigation is set out below and will comprise two main elements: 


• Targeted habitat management of the reptile habitats to be lost in order to reduce their suitability for 


reptiles during active translocation of reptiles away from the clearance area into a receptor site; and 


• A final hand search of vegetation and refuges for reptiles immediately prior to ground disturbance taking 


place.  


Decreasing Habitat Suitability 


Initially a series of 0.5m2 artificial refuges will be set out at a density of 100 refuges per hectare and will be left 


for a period of at least one week to settle into the vegetation.  Following this, an initial reduction in vegetation 


height will take place in stages over three days of suitable weather i.e. dry and warm (10-20oC) within the main 


active period for reptiles (March to October).  The first stage will reduce vegetation to approximately 30cm, then 


the second to approximately 15cm and finally approximately 5cm.    


The vegetation reduction works will be undertaken under the direction of an ecologist during which reptiles will 


be actively searched for.  This will include regular checks of the artificial and any natural refuges.   


Checks of the refuges will be made during this and for a period continuing until five capture free days have been 


achieved.  As any reptiles are encountered, these will be captured using a gloved hand and transferred to a 


suitable container (cloth drawstring bag or a lidded bucket) allowing their safe transportation to a predefined 


release site beyond the exclusion area.   


The precise release site can only be confirmed once the presence of reptiles is known, although based on the 


indicative masterplan, there will remain areas of the Site that can be used to accommodate reptiles (a receptor 


area) during development until a suitable point of development is reached and reptiles will be able to access all 


suitable habitats of the completed landscape scheme.       


Subject to the precise details regarding any reptile species present, the extents and locations of habitat to be 


disturbed and the detailed timings of such works, the use of temporary barrier fencing may also be required to 







 
 


 


 


 


 
  


 


exclude reptiles from working areas or retain them in receptor areas, again this is likely to work in parallel to any 


required GCN mitigation. 


These details will all be subject to confirmation as part of any future planning application.  


Final Hand Search 


Following completion of the above steps, a final hand search of the vegetation and refuges will be undertaken 


by an ecologist immediately prior to vegetation removal taking place.   


At this stage, the likelihood of encountering reptiles will be low as a result of the habitat modification and capture 


exercise, but any reptiles found will be relocated following the above measures.   


 


 







 


 


EUROPEAN OFFICES 


 


 


United Kingdom 


AYLESBURY 


T: +44 (0)1844 337380 


 


BELFAST 


T: +44 (0)28 9073 2493 


 


BRADFORD-ON-AVON 


T: +44 (0)1225 309400 


 


BRISTOL 


T: +44 (0)117 906 4280  


 


CAMBRIDGE 


T: + 44 (0)1223 813805 


 


CARDIFF 


T: +44 (0)29 2049 1010  


 


CHELMSFORD 


T: +44 (0)1245 392170  


 


EDINBURGH 


T: +44 (0)131 335 6830 


 


EXETER 


T: + 44 (0)1392 490152  


 


GLASGOW 


T: +44 (0)141 353 5037  


 


GUILDFORD 


T: +44 (0)1483 889800 


 


 


Ireland 


DUBLIN 


T: + 353 (0)1 296 4667  


 


. 


LEEDS 


T: +44 (0)113 258 0650  


 


LONDON 


T: +44 (0)203 691 5810 


 


MAIDSTONE 


T: +44 (0)1622 609242  


 


MANCHESTER 


T: +44 (0)161 872 7564 


 


NEWCASTLE UPON TYNE 


T: +44 (0)191 261 1966  


 


NOTTINGHAM 


T: +44 (0)115 964 7280  


 


SHEFFIELD 


T: +44 (0)114 245 5153 


 


SHREWSBURY 


T: +44 (0)1743 23 9250  


 


STAFFORD 


T: +44 (0)1785 241755  


 


STIRLING 


T: +44 (0)1786 239900 


 


WORCESTER 


T: +44 (0)1905 751310  


 


 


France 


GRENOBLE 


T: +33 (0)4 76 70 93 41 


 


 


 


 


 


 


 


 








 


C1388-20190066 Version Rev A   


 1 | P a g e  


 


 


 


 


 


 


 


 


 


 


LAND AT UPTON LANE 


SHIFNAL 


 


 


 


 


 


 


FLOOD RISK AND UTILITIES APPRAISAL 


 


 


 


 


 


 


 


 


 


 


Shepherd Gilmour Infrastructure Ltd.  


40 Peter Street 


Manchester 


M2 5GP 







 


C1388-20190066 Version Rev A   


 2 | P a g e  


 


C1388/NM/DOR/20190066       


Report Title:   Land at Upton Lane, Shifnal 


    Flood Risk and Utilities Appraisal 


 


Client:    Nurton Developments 


 


Report Status:   Version Rev  A1 


 


Date of First Issue:  May 2020 


 


Date of Last Issue:   


 


 


Prepared by:     


Emyr Jones BEng.A (Hons) 


 


 


Checked & Approved: _________________________  


Dean O’Reilly BSc (Hons) 


 


 


 


 


 


 


 


Version Date Initials Comments 


- 25.04.2019 NCM First Issue 


 23.05.2020 EAJ Updated report 


    


    


    







 


C1388-20190066 Version Rev A   


 3 | P a g e  


 


Limitations 
 


All findings, recommendations and conclusions contained in this report are based on information 


provided to us during investigations. Shepherd Gilmour Infrastructure Ltd. has created the report 


based on the assumption that all the information is accurate and accepts no liability should 


additional information exist or become available. 


 


Unless otherwise requested by the client, Shepherd Gilmour Infrastructure Ltd. is not obliged to 


and disclaims any obligation to update the report for events taking place after the date noted on 


the report. 


 


Shepherd Gilmour Infrastructure Ltd. makes no representation whatsoever concerning the legal 


significance of its findings or the legal matters referred to in the report. The information presented 


and conclusions drawn are based on statistical data and are for guidance purposes only. The 


study provides no guarantee against the flooding of the study site or elsewhere, nor of the absolute 


accuracy of water levels, flow rates, and associated probabilities. 


 


This report has been prepared for the sole use of the client. No other third parties may rely upon 


or reproduce the contents of this report without the written permission of Shepherd Gilmour 


Infrastructure Ltd. 


 







 


C1388-20190066 Version Rev A   


 4 | P a g e  


 


CONTENTS 


Contents .......................................................................................................................................................................................... 4 


List of Tables .................................................................................................................................................................................. 4 


List of Figures ................................................................................................................................................................................. 4 


List of APPENDICES .................................................................................................................................................................... 4 


SECTION 1 INTRODUCTION ............................................................................................... 6 


SITE LOCATION ............................................................................................................................................................. 6 


TOPOGRAPHY ............................................................................................................................................................... 7 


PRELIMINARY PROPOSALS ........................................................................................................................................ 8 


SECTION 2 PRELIMINARY FLOOD RISK ADVICE ............................................................. 9 


FLUVIAL FLOOD RISK .................................................................................................................................................. 9 


FLOOD ZONE GUIDANCE ...................................................................................................................................... 10 


SECTION 3 SHROPSHIRE LEVEL 1 SFRA .......................................................................... 12 


SECTION 4 EXISTING DRAINAGE INFRASTRUCTURE ................................................ 13 


PUBLIC SEWERS ........................................................................................................................................................... 13 


PRIVATE DRAINAGE................................................................................................................................................... 14 


PRELIMINARY DEVELOPMENT DRAINAGE ....................................................................................................... 14 


SECTION 5 UTILITIES INFRASTRUCTURE ...................................................................... 17 


ELECTRICITY ................................................................................................................................................................. 17 


TELECOMMUNICATION .......................................................................................................................................... 18 


MAINS WATER ............................................................................................................................................................. 18 


SECTION 6 CONCLUSION .................................................................................................. 20 


 


LIST OF TABLES 


TABLE 2.1 FLOOD RISK CLASSIFICATION (GOV.UK) ................................................................................................ 10 


TABLE 2.2 DEVELOPMENT TYPES (GOV.UK) ................................................................................................................. 11 


TABLE 2.3 RUNOFF RATES .................................................................................................................................................... 12 


 


LIST OF FIGURES 


 


FIGURE 1.1 SITE LOCATION (ORDNANCE SURVEY) ................................................................................................... 6 


FIGURE 1.2 SITE PLAN (OS MAP) .......................................................................................................................................... 7 


FIGURE 1.3 CONCEPTUAL MASTERPLAN (NODE) ....................................................................................................... 8 


FIGURE 2.1 FLOOD MAP FOR PLANNING (GOV.UK) .................................................................................................. 9 


FIGURE 2.2 MAIN RIVER MAP (ENVIRONMENT AGENCY) ...................................................................................... 10 


FIGURE 4.1 ELECTRICITY INFRASTRUCTURE (WESTERN POWER DISTRIBUTION) ..................................... 17 


FIGURE 4.2 WATER INFRASTRUCTURE OVERLAID ONTO SATELLITE MAP (STW) ..................................... 19 


 


LIST OF APPENDICES 







 


C1388-20190066 Version Rev A   


 5 | P a g e  


 


 


APPENDIX A  DEVELOPMENT ILLUSTRATIVE MASTERPLAN 


 


APPENDIX B  ENVIRONMENT AGENCY FLOOD MAP FOR PLANNING 


 


APPENDIX C  SEWER RECORDS 


 


APPENDIX D  ELECTRICITY RECORDS 


 


APPENDIX E  TELECOMMUNICATION RECORDS 


 


APPENDIX F  WATER MAIN RECORDS 


 


 







 


C1388-20190066 Version Rev A   


 6 | P a g e  


 


SECTION 1 INTRODUCTION 


1.1. Shepherd Gilmour Infrastructure Ltd (SGi) has been engaged by our client 


Nurton Developments Limited to provide a Flood Risk and Utilities Appraisal in 


support of development known as Land at Upton Lane, Shifnal for the 


forthcoming representations to the Shropshire Local Plan Partial Review 2016-


2038. 


SITE LOCATION 


1.2. The proposed site is located to the south east of the village of Shifnal in 


Shropshire. It is bounded by the A464 to the south and west, by the 


Wolverhampton to Shrewsbury railway line to the north and open fields to the 


east and north. Upton Lane runs through the site. The greenfield site is 


approximately 44.92 ha, with the north west corner of the site used for 


commercial fishing in two man-made ponds. 


• Nearest Postcode: TF11 8NZ 


• OS Coordinates: 376000E, 306800N 


• OS Grid Reference: SJ760068 


 


Figure 1.1 Site Location (Ordnance Survey)  
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TOPOGRAPHY 


1.3. Based on the Ordnance Survey maps, the site ranges in level between 85-105m 


AOD. The site appears to fall in level from a plateau at 105m AOD in the west 


of the site to the site boundary in all directions, reaching approximately 85m 


AOD at the eastern boundary. 


 


Figure 1.2 Site Plan (OS Map)  


Topography generally falls away 


from plateau at 105m AOD 
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PRELIMINARY PROPOSALS 


1.4. The client’s conceptual masterplan is shown in Figure 1.3. The development 


proposals include between 700 & 800 new homes with associated infrastructure 


works, including reprofiling works, creation of an access road, the filling in of the 


existing man-made fishing ponds and reservoir onsite. Landscaping works include 


landscape buffers to sensitive boundaries and existing pockets of woodland and 


watercourses retained and protected.   


1.5. A full-sized plan of the below masterplan is included in Appendix A.  


  


Figure 1.3 Conceptual Masterplan (Node) 
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SECTION 2 PRELIMINARY FLOOD RISK ADVICE 


FLUVIAL FLOOD RISK 


 


Gov.UK Planning Advice Maps 


2.1. The Gov.UK online Flood Maps provide initial information about areas 


potentially at risk of fluvial flooding. These maps indicate that the site is located 


within Flood Zone 1 (low probability of fluvial flooding). 


  


Figure 2.1 Flood Map for Planning (Gov.UK) 


Main Rivers 


2.2. According to mapping from the EA there are no main rivers within the vicinity 


of the site. The nearest main river is Wesley Brook, located over 800m to the 


north west of the site. 
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Figure 2.2 Main River Map (Environment Agency) 


FLOOD ZONE GUIDANCE 


2.3. The Flood Risk and Coastal Change Guidance indicates which development type 


is suitable for each Flood Zone as shown in Table 2.1 & 2.2.  


Flood 


Zone 


Flood Risk Vulnerability Classification 


Essential 


Infrastructure 


Highly 


Vulnerable 


More 


Vulnerable 


Less 


Vulnerable 


Water 


Compatible 


1 ✓ ✓ ✓ ✓ ✓ 


2 ✓ 


Exception 


Test 


Required 


✓ ✓ ✓ 


3a 


Exception 


Test 


Required 


x 


Exception 


Test 


Required 


✓ ✓ 


3b 


Exception 


Test 


Required 


x x x ✓ 


Table 2.1 Flood Risk Classification (Gov.UK)  


Wesley Brook 
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 • Police stations, Ambulance stations and Fire stations and Command Centres.  


• Emergency dispersal points.  


• Basement dwellings.  


• Caravans, mobile homes & park homes intended for permanent residential use.  


• Installations requiring hazardous substances consent. 
M


o
re


 


V
u
ln


e
ra


b
le


 • Hospitals.  


• Residential institutions 


• Residential dwelling, student halls, drinking establishments/nightclubs and hotels.  


• Non–residential - Health services, nurseries and educational establishments.  


• Landfill and sites used for waste management facilities for hazardous waste. 


L
e
ss


 V
u
ln


e
ra


b
le


 


• Police, ambulance and fire stations which are not required during a flood.  


• Shops; financial, professional and other services; restaurants and cafes; hot 


food takeaways; offices; general industry; storage and distribution; non–


residential institutions not included in ‘more vulnerable’; and assembly and 


leisure.  


• Land and buildings used for agriculture and forestry.  


• Waste treatment (except landfill and hazardous waste facilities).  


• Minerals working and processing (except for sand and gravel working).  


• Water treatment works which are not required during times of flood.  


• Sewage treatment works. 


Table 2.2 Development Types (Gov.UK) 


2.4. The conceptual masterplan (Figure 1.3) indicates that all residential 


developments (i.e. more vulnerable development) will be located within low 


probability areas (Flood Zone 1). Therefore, the client’s preliminary proposals 


meet the requirements of the NPPF at this stage.  
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SECTION 3 SHROPSHIRE LEVEL 1 SFRA 


 


3.1. A review of Shropshire Level 1 Strategic Flood Risk Assessment October 2018 


(SFRA) confirm that the site is within Flood Zone1.  


3.2. In accordance with the SFRA any development on Greenfield windfall sites 


should follow the design principals set out in SuDS Manual 2015 C753. 


3.3. The SFRA recommends the submission of the Proforma ‘Appendix B’ in the 


SuDS manual. This submission is a desk-based submission and will be developed 


as the detail design of the site progresses.  


3.4. In accordance with the requirements of the SFRA, surface water runoff should 


be restricted in accordance with Table 2.3 below. The final drainage design will 


meet these discharge criteria and were possible betterment will be provided. 


Site Characteristics Annual Exceedance 


Probability (AEP) 


Equivalent Return 


Period 


Average site ground slope greater 


than 1% 


100% 1 in 1 year 


Average site ground slope 1% or less 50% 1 in 2 year 


Table 2.3 Runoff Rates  
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SECTION 4 EXISTING DRAINAGE INFRASTRUCTURE 


PUBLIC SEWERS 


4.1. The public sewers within the vicinity of the proposed site are owned and 


maintained by Severn Trent Water (STW). Copies of their records have been 


requested and are included in Appendix C of this report.  


Foul and Surface Water Sewers 


4.2. The STW records indicate that there is a network of foul and surface water 


sewers approximately 220m to the west of the site. The records indicate that 


the said sewers are currently the subject of a S104 agreement, serving the new 


housing development at Wadlow Drive. 


Combined Water Sewers 


4.3. Records indicate that there is a 150mm combined sewer within Lamledge Lane, 


approximately 275m north from the north east corner of the site. 


4.4. A review of Shropshire Water Cycle evidence for Shropshire Local Plan July 


2014 prepared by Halcrow group Ltd. concludes in Table 2.2.2 that the results 


of a WwTW Capacity assessment on the Shifnal works confirms that there is 


Hydraulic capacity in the works for the planned expansion of Shifnal.  


4.5. An assessment of the Hydraulic capacity of the sewer system to the East of 


Shifnal is summarised as follows: - 


There appears to be a lot of planned development to the East of Shifnal. Although on 


a site-by-site basis there shouldn’t be any major capacity problems, the culmination of 


flows from all planned sites could severely affect the capacity of the system. The system 


is built up of fairly small diameter sewers with all planned sites primarily connecting 


into 150mm diameter foul sewers. It would be preferable to develop the sites South of 


the railway line as flows from the planned Northern sites have to pass through a pinch 


point where there is known external flooding. The extra foul flows could exacerbate the 


current problems. It is strongly recommended that hydraulic modelling is undertaken 


for all planned sites in combination (rather than site-by-site) so the true extent of any 


impact can be ascertained. Flows will gravitate South through Shifnal to a 225mm 


diameter pumped rising main which pumps to the treatment works. This will have to 


be assessed for the extra flows to ascertain any detrimental impact. 
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   4.6  Additional onsite attenuation capacity could be accommodated within the new 


development Foul drainage Pump station to assist with the existing capacity 


constraint.   


PRIVATE DRAINAGE 


4.7. There is no known private drainage onsite. 


PRELIMINARY DEVELOPMENT DRAINAGE 


Surface Water Drainage 


4.8. The ground conditions are unconfirmed at this stage; however, the use of 


infiltration drainage is stated in the Shropshire Level 1 SFRA as being preferred 


in this area of Shropshire. The drainage strategy will be devised based on an 


infiltration-based system being the primary outlet/destination for surface water 


runoff. This strategy accords with the LPA’s requested containment of the 


surface water drainage within the site. This is also in accordance with Paragraph 


090 of the Flood Risk and Coastal Change Guidance within the Planning Practice 


Guidance. 


4.9. A detailed site investigation will establish the infiltration characteristics of the 


site. If infiltration is not an option, then discharge into a nearby watercourse 


should be investigated. All rates of discharge will be limited to those detailed in 


Table 2.3 in accordance with the requirements of the SFRA. The proposed site 


has two waterbodies which may have offsite outfalls, these could be reused. This 


approach will be the subject of detail consolation with the Local drainage 


authority and the surface water discharge will be designed to provide betterment 


to existing onsite run off profiles. 


Foul Water Drainage 


4.10. As noted, earlier Para 3.4 and 3.5 it is reasonable to expect that sufficient 


capacity exists in the nearby Severn Trent Water network to allow the discharge 


of the Foul water into the local Sewer system.  


4.11. A gravity connection into the existing network is unlikely and it is proposed that 


a public sewer be requisitioned by STW under Sections 98-101 of the Water 


Industry Act 1991.  


4.12. Severn Trent Water are being consulted to verify the assumptions above 
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Sewer Diversions 


4.13. Not applicable for this site. 


 


Ground Water 


4.14. The site is underlain by an aquifer. An extract from the published defra Maps is 


provided below. The extract indicates the status of the site relative to the Source 


Protection Zones. (SPZ)  


4.15. The site is designated SPZ zone 3.  
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SECTION 5 UTILITIES INFRASTRUCTURE 


 


ELECTRICITY 


5.1. The electricity in the area is supplied by Western Power Distribution. Their 


records indicate high voltage overhead power lines (11kV) along the north 


western boundary of the site, and along the A464 adjacent to the western 


boundary.  


5.2. The need for any offsite reinforcement to meet the power demands of the 


development will be confirmed with Western Power Distribution.  


  


Figure 4.1 Electricity Infrastructure (Western Power Distribution) 


5.3. A copy of the Western Power Distribution records has been included within 


Appendix D. 


HV (11kV) Overhead 


Power Lines 







 


C1388-20190066 Version Rev A   


 18 | P a g e  


 


 


 


TELECOMMUNICATION 


5.4. Openreach records indicate several assets in the vicinity of the site which serve 


the existing dwellings. Discussions with Openreach will be undertaken to 


determine existing infrastructure capacity.  


5.5. A copy of Openreach records has been included within Appendix E. 


 


 


MAINS WATER 


5.6. Severn Trent Water records indicate a number of water mains around the site 


that vary in size which could serve this development.  


5.7. There is a 4-inch UPVC main within the A464 on the western boundary of the 


site which ends at junction with Upton Lane as well as a100mm UPVC main 


within Upton Lane on the other side of the A464. In addition to these, there is 


a 600mm water main within the fields beyond the north western boundary of 


the site, approximately 160m away. 


5.8. Connections from these mains may have enough capacity to supply the site 


however it is expected that a direct connection to the 600mm distributor main 


(north of the site) would be most suitable/feasible. Discussions with STW will 


be undertaken to ascertain whether a connection is feasible or if any offsite 


reinforcement works are required to meet the water supply demands. Such 


consultations and discussions would progress once the Sites status within the 


local development plan is secured 


5.9. A copy of the STW records have been included within Appendix F. 
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Figure 4.2 Water Infrastructure Overlaid onto Satellite Map (STW)  


125mm Mains Water 


4” Mains Water 


600mm Mains Water 


100mm Mains Water 
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SECTION 6 CONCLUSION 


6.1. This flood risk and utilities appraisal provides an overview of the existing 


infrastructure on or around the proposed site and evaluates flood risk issues 


that may potentially influence the conceptual masterplan. In summary, the 


statement confirms that: 


a) The proposed development lies within Flood Zone 1 (low probability of fluvial 


flooding). In accordance with the Flood Risk and Coastal Change Guidance these 


proposals are acceptable in this zone. 


b) As there is no clearly identifiable nearby watercourse, it is expected that the 


surface water runoff will be designed in accordance with the SuDS Manual 2015 


C753 via the use of infiltration.  


c) The destination of the proposed foul water effluent will be to the existing Severn 


Trent Water maintained network. A developer’s enquiry is currently being 


progressed with Severn Trent Water. 


d) Discussions with Western Power Distribution will be undertaken to establish 


the proposed electricity route(s) to the site. 


e) The existing BT Openreach infrastructure that surrounds the site may be able 


to cater for the site proposals. Discussions with Openreach should be 


undertaken. 


f) Discussions with Severn Trent Water are required to establish the proposed 


mains water route(s) to the site. 


g) Our client has confirmed that all the aforementioned consultations will be 


progressed without delay should the Local Planning Authority wish to take the 


site further within the local plan process. 







 


 


 


 


 


APPENDIX A 


  











 


 


 


 


 


APPENDIX B 


  







Flood map for planning 
Your reference Location (easting/northing) Created


 


This means: 


• you don't need to do a flood risk assessment if your development is smaller than 1 
hectare and not affected by other sources of flooding


• you may need to do a flood risk assessment if your development is larger than 1 
hectare or affected by other sources of flooding or in an area with critical drainage 
problems 


Notes 


The flood map for planning shows river and sea flooding data only. It doesn’t include other sources 
of flooding. It is for use in development planning and flood risk assessments. 


This information relates to the selected location and is not specific to any property within it. The 
map is updated regularly and is correct at the time of printing.


The Open Government Licence sets out the terms and conditions for using government data. 
https://www.nationalarchives.gov.uk/doc/open-government-licence/version/3/


Your selected location is in flood zone 1, an area with a low 
probability of flooding. 
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 All Private Sewers are shown in magenta
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IMPORTANT NOTICES 
• This information is given as a guide only and its 


accuracy cannot be guaranteed. Services or recent 


additions to the network may not be shown. 


• Cables, overhead lines & substations owned by other 


electricity network owners or private companies may 


be present and may not be shown. 


• You should always verify exact locations of cables 


using a cable locator and by careful use of hand tools 


in accordance with HSE guidance note HSG47. 


• When working within 10m of any overhead electric 


line you should follow the requirements of HSE 


Guidance Note GS6. 


• For further advice on working near our electricity 


cables or lines, call our Contact Centre on 0800 096 


3080. 


• Advice should be sought from the Western Power 


Distribution Contact Centre for any work that is to 


take place in proximity to 66kV or 132kV underground 


cables and 66kV 132kV overhead lines – 0800 096 


3080 
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All areas 0121 623 9780 All areas 0800 096 3080 


 


Report damage immediately – KEEP EVERYONE AWAY FROM THE AREA 


0800 6783 105 
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MATERIALS                              LINING                                
AC - ASBESTOS CEMENT BI - BITUMEN


AK - ALKATHENE CL - CEMENT


C - CONCRETE PL - PLASTIC


CI - CAST IRON RL - RESIN


CU - COPPER O - OTHER


GF - GLASS FIBRE


GRC - GLASS REINFORCED CONCRETE


GRP - GLASS REINFORCED PLASTIC


HDPE - HIGH DENSITY POLY


HPPE - HIGH PERFORMANCE POLY


LDPE - LOW DENSITY POLY


LEAD - LEAD


MDPE - MEDIUM DENSITY POLY


O - OTHER


PC - PRE-STRESSED CONCRETE


PF - PITCH FIBRE


PP - POLY PROPYLENE


PSC - PLASTIC STEEL COMPOSITE


PVC - POLY VINYL CHLORIDE


RPM - REINFORCED PLASTIC MATRIX


SI - SPUN IRON


SST - STAINLESS STEEL


ST - STEEL


UPVC - UNPLASTICISED PVC
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1. Do not scale off this Map:
2. This plan and any information supplied with it is furnished as a general guide, is only valid at the date of issue 
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