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Notes.


Copyright of this plan is held by  A.R.M. Surveys Limited.


No responsibility is taken for amendments by others. 


Do not scale from copies or PDFs. 


The origin and orientation of the survey grid is based


on national grid coordinates and the levels are related to 


Levels on road kerb strings are taken in the channel.


Areas of the site obscured by overgrowth or spoil may 


have detail omitted from the survey. 


Trees with a trunk diameter of 0.2m and larger included


in the survey and shown with the average canopy spread.


The drawing scale indicates the accuracy of the


digital data.


ordnance datum.


Hedge widths are indicative, text notes show widths.


This survey was carried out to an agreed specification. 


Detail and features not included in the original 


specification will not be shown. 
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GENERAL CONDITIONS AND PRECAUTIONS TO BE TAKEN WHEN CARRYING OUT WORK ADJACENT TO SEVERN TRENT WATER'S APPARATUS


Please ensure that a copy of these conditions is passed to your representative and/or your contractor on site. If any damage is caused to Severn Trent Water Limited (STW) apparatus (defined below), the person, contractor or subcontractor responsible must inform STW immediately on:
0800 783 4444 (24 hours)


a)    These general conditions and precautions apply to the public sewerage, water distribution and cables in ducts including (but not limited to) sewers which are the subject of an Agreement under Section 104 of the Water Industry Act 1991(a legal agreement between a developer and STW, where a developer agrees to build sewers to an agreed standard, 
which STW will then adopt); mains installed in accordance with an agreement for the self-construction of water mains entered into with STW and the assets described at condition b) of these  general conditions and precautions. Such apparatus is referred to as “STW Apparatus” in these general conditions and precautions. 


b)    Please be aware that due to The Private Sewers Transfer Regulations June 2011, the number of public sewers has increased, but many of these are not shown on the public sewer record. However, some idea of their positions may be obtained from the position of inspection covers and their existence must be anticipated.


c)    On request, STW will issue a copy of the plan showing the approximate locations of STW Apparatus although in certain instances a charge will be made. The position of private drains, private sewers and water service pipes to properties are not normally shown but their presence must be anticipated. This plan and the information supplied with it is 
furnished as a general guide only and STW does not guarantee its accuracy. 


d)    STW does not update these plans on a regular basis. Therefore the position and depth of STW Apparatus may change and this plan is issued subject to any such change.  Before any works are carried out, you should confirm whether any changes to the plan have been made since it was issued.  


e)    The plan must not be relied upon in the event of excavations or other works in the vicinity of STW Apparatus. It is your responsibility to ascertain the precise location of any STW Apparatus prior to undertaking any development or other works (including but not limited to excavations). 


f)    No person or company shall be relieved from liability for loss and/or damage caused to STW Apparatus by reason of the actual position and/or depths of STW Apparatus being different from those shown on the plan.


In order to achieve safe working conditions adjacent to any STW Apparatus the following should be observed:


1. All STW Apparatus should be located by hand digging prior to the use of mechanical excavators.


2. All information set out in any plans received from us, or given by our staff at the site of the works, about the position and depth of the mains, is approximate. Every possible precaution should be taken to avoid damage to STW Apparatus. You or your contractor must ensure the safety of STW Apparatus and will be responsible for the cost of repairing any 
loss and/or damage caused (including without limitation replacement parts).


3. Water mains are normally laid at a depth of 900mm. No records are kept of customer service pipes which are normally laid at a depth of 750mm; but some idea of their positions may be obtained from the position of stop tap covers and their existence must be anticipated.


4. During construction work, where heavy plant will cross the line of STW Apparatus, specific crossing points must be agreed with STW and suitably reinforced where required. These crossing points should be clearly marked and crossing of the line of STW Apparatus at other locations must be prevented.


5. Where it is proposed to carry out piling or boring within 20 metres of any STW Apparatus, STW should be consulted to enable any affected STW Apparatus to be surveyed prior to the works commencing.


6. Where excavation of trenches adjacent to any STW Apparatus affects its support, the STW Apparatus must be supported to the satisfaction of STW. Water mains and some sewers are pressurised and can fail if excavation removes support to thrust blocks to bends and other fittings.


7. Where a trench is excavated crossing or parallel to the line of any STW Apparatus, the backfill should be adequately compacted to prevent any settlement which could subsequently cause damage to the STW Apparatus. In special cases, it may be necessary to provide permanent support to STW Apparatus which has been exposed over a length of the 
excavation before backfilling and reinstatement is carried out. There should be no concrete backfill in contact with the STW Apparatus.


8. No other apparatus should be laid along the line of STW Apparatus irrespective of clearance. Above ground apparatus must not be located within a minimum of 3 metres either side of the centre line of STW Apparatus for smaller sized pipes and 6 metres either side for larger sized pipes without prior approval. No manhole or chamber shall be built over or 
around any STW Apparatus.


9. A minimum radial clearance of 300 millimetres should be allowed between any plant or equipment being installed and existing STW Apparatus.  We reserve the right to increase this distance where strategic assets are affected.


10. Where any STW Apparatus coated with a special wrapping is damaged, even to a minor extent, STW must be notified and the trench left open until the damage has been inspected and the necessary repairs have been carried out. In the case of any material damage to any STW Apparatus causing leakage, weakening of the mechanical strength of the 
pipe or corrosion-protection damage, the necessary remedial work will be recharged to you.


11. It may be necessary to adjust the finished level of any surface boxes which may fall within your proposed construction. Please ensure that these are not damaged, buried or otherwise rendered inaccessible as a result of the works and that all stop taps, valves, hydrants, etc. remain accessible and operable. Minor reduction in existing levels may result in 
conflict with STW Apparatus such as valve spindles or tops of hydrants housed under the surface boxes. Checks should be made during site investigations to ascertain the level of such STW Apparatus in order to determine any necessary alterations in advance of the works.


12. With regard to any proposed resurfacing works, you are required to contact STW on the number given above to arrange a site inspection to establish the condition of any STW Apparatus in the nature of surface boxes or manhole covers and frames affected by the works. STW will then advise on any measures to be taken, in the event of this a 
proportionate charge will be made.


13. You are advised that STW will not agree to either the erection of posts, directly over or within 1.0 metre of valves and hydrants,


14. No explosives are to be used in the vicinity of any STW Apparatus without prior consultation with STW.


TREE PLANTING RESTRICTIONS


There are many problems with the location of trees adjacent to sewers, water mains and other STW Apparatus and these can lead to the loss of trees and hence amenity to the area which many people may have become used to. It is best if the problem is not created in the first place. Set out below are the recommendations for tree planting in close proximity 
to public sewers, water mains and other STW Apparatus.


15. Please ensure that, in relation to STW Apparatus, the mature root systems and canopies of any tree planted do not and will not encroach within the recommended distances specified in the notes below.


16. Both Poplar and Willow trees have extensive root systems and should not be planted within 12 metres of a sewer, water main or other STW Apparatus.


17. The following trees and those of similar size, be they deciduous or evergreen, should not be planted within 6 metres of a sewer, water main or other STW Apparatus. E.g. Ash, Beech, Birch, most Conifers, Elm, Horse Chestnut, Lime, Oak, Sycamore, Apple and Pear. Asset Protection Statements Updated May 2014


18. STW personnel require a clear path to conduct surveys etc. No shrubs or bushes should be planted within 2 metre of the centre line of a sewer, water main or other STW Apparatus.


19. In certain circumstances, both STW and landowners may wish to plant shrubs/bushes in close proximity to a sewer, water main of other STW Apparatus for screening purposes. The following are shallow rooting and are suitable for this purpose: Blackthorn, Broom, Cotoneaster, Elder, Hazel, Laurel, Privet, Quickthorn, Snowberry, and most ornamental 
flowering shrubs.











Manhole Reference Liquid Type Cover Level Invert Level Depth to Invert


0302 F 71.81 69.44 2.37


0303 F 70.78 68.89 1.89


0306 F 70.27 68.75 1.52


0308 F 70.43 68.46 1.97


0400 F 74.09 71.87 2.22


0401 F 70.6 68.43 2.17


0403 F 70.7 68.13 2.57


1301 F 72.99 70.66 2.33


1303 F 71.29 68.83 2.45


1306 F 71.18 69.82 1.36


1307 F 70.53 68.69 1.84


1310 F 70.22 68.61 1.61


1402 F 71.39 68.07 3.32


1404 F 70.81 67.82 2.99


1407 F 72.26 70.34 1.92


1409 F 74.97 73.38 1.59


8400 F 74.8 73 1.8


8401 F 77.29 72.49 4.81


8404 F - 0 0


8405 F - 0 0


8511 F - 0 0


9400 F 78.06 74.4 3.66


9401 F 75.4 72.16 3.24


9402 F 74.87 72.05 2.82


9410 F - 0 0


9411 F - 0 0


9412 F - 0 0


9413 F - 0 0


9415 F - 0 0


0301 S 71.7 69.9 1.8


0304 S 70.7 69.26 1.44


0305 S 70.22 69.06 1.16


0307 S 70.42 68.86 1.56


0402 S 70.58 68.8 1.78


0404 S 70.77 68.75 2.02


0405 S 74.05 68.95 5.1


0406 S - 0 0


1302 S 72.99 71.2 1.79


1304 S 71.25 69.35 1.9


1305 S 71.16 70.17 0.99


1308 S 70.49 69.15 1.34


1309 S 70.18 69.03 1.15


1401 S 71.25 68.63 2.62


1405 S 70.88 69.36 1.52


1406 S 72.38 70.83 1.55


1408 S 75 73.81 1.19


1410 S 70.04 0 0


8402 S 74.69 72.47 2.22


8403 S - 0 0


8406 S - 0 0


9403 S 76.15 74.5 1.65


9404 S 75.34 73.7 1.64


9405 S 74.93 73.2 1.73


9406 S 78.02 74.83 3.19


9407 S 77.32 74.65 2.67


9408 S - 0 0


9409 S - 0 0


9414 S - 0 0
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Shropshire Council:  
Shropshire Local Plan 


Representation Form 
 


 


Please complete a separate Part B Representation Form (this part) for each representation 
that you would like to make. One Part A Representation Form must be enclosed with your 
Part B Representation Form(s). 


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


Part B: Representation 
 


 Name and Organisation:  Roger Parry & Partners 


 


Q1. To which document does this representation relate? 


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


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


 
Habitats Regulations Assessment of the Regulation 19: Pre-Submission Draft of the 
Shropshire Local Plan 
(Please tick one box) 


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


Paragraph:   Policy:   Site:  SHR 060 Policies 
Map: 


 Inset 16 
Shrewsbury 
Town 


 


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


A. Legally compliant Yes:   No:  
      


B. Sound Yes:   No:  
      


C. Compliant with the Duty to Co-operate Yes:   No:  
  (Please tick as appropriate).  


Q4. Please give details of why you consider the Regulation 19: Pre-Submission 
Draft of the Shropshire Local Plan is not legally compliant or is unsound or 
fails to comply with the duty to co-operate. Please be as precise as possible. 
If you wish to support the legal compliance or soundness of the Regulation 19: Pre-Submission Draft 
of the Shropshire Local Plan or its compliance with the duty to co-operate, please also use this box to 
set out your comments. 
 Please see statement 







Office Use Only 
Part A Reference:  
Part B Reference:  


 


(Please continue on a separate sheet if necessary) 
Q5. Please set out the modification(s) you consider necessary to make the 
Regulation 19: Pre-Submission Draft of the Shropshire Local Plan legally 
compliant and sound, in respect of any legal compliance or soundness matters 
you have identified at Q4 above.   
Please note that non-compliance with the duty to co-operate is incapable of modification at 
examination. You will need to say why each modification will make the Regulation 19: Pre-Submission 
Draft of the Shropshire Local Plan legally compliant or sound. It will be helpful if you are able to put 
forward your suggested revised wording of any policy or text. Please be as precise as possible. 
Please see statement 


(Please continue on a separate sheet if necessary) 
 


Please note: In your representation you should provide succinctly all the evidence and 
supporting information necessary to support your representation and your suggested 
modification(s).  You should not assume that you will have a further opportunity to make 
submissions. 


After this stage, further submissions may only be made if invited by the Inspector, 
based on the matters and issues he or she identifies for examination. 


 


Q6. If your representation is seeking a modification to the Regulation 19: Pre-
Submission Draft of the Shropshire Local Plan, do you consider it necessary to 
participate in examination hearing session(s)? 
Please note that while this will provide an initial indication of your wish to participate in hearing 
session(s), you may be asked at a later point to confirm your request to participate. 


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


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


 (Please tick one box) 


Q7. If you wish to participate in the hearing session(s), please outline why 
you consider this to be necessary: 
To ensure the allocation of SHR060 is considered correctly. 


 


(Please continue on a separate sheet if necessary) 
Please note: The Inspector will determine the most appropriate procedure to adopt to hear 
those who have indicated that they wish to participate in hearing session(s). You may be asked 
to confirm your wish to participate when the Inspector has identified the matters and issues for 
examination. 
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Signature: 


 


Date: 26/02/2021 
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Ref:  2884/27687 
Your Ref: Shropshire Council Regulation 19 Consultation 


 
 
Eddie West 
Shropshire Council 
Planning Policy & Strategy Team 
Shirehall 
Abbey Foregate 
Shrewsbury 
Shropshire 
SY2 6ND 
 
23 February 2021 
 
 
Dear Eddie, 
 
RE: Shropshire Council Local Plan – Regulation 19: Pre-Submission Draft of the Shropshire local 
Plan Consultation – SHR060. Hanwood Road, Shrewsbury.  
 
I am writing in response to the consultation for the Pre-Submission Draft Shropshire Local Plan, on 
behalf of my client Davies Parry Ltd and in relation to land at Oakfields Farm, Hanwood Road, 
Edgebold, Shrewsbury, SY5 8NT. The site is identified as allocation SHR060. 
 
We support the designation of SHR060 as a strategic mixed allocation as part of the Local Plan review 
and the site forms part of a wider allocation with adjoining sites SHR158 and SHR161. 
 
Settlement Policy S16.1 ‘Development Strategy: Shrewsbury Strategic Centre’ 
 
It is clear from the draft development Strategy for Shrewsbury Town, that SHR060 is recognised as a 
sustainable and deliverable growth area during the new plan period, given its highly sustainable 
location immediately adjacent to the western development boundary of the town and unconstrained 
nature it forms a natural area for expansion. 
 
The site is part of a wider strategic masterplan which includes sites SHR158 and SHR161 which are 
promoted for development by CEG. We confirm that SHR060 is deliverable within the short term of 
the plan period and the landowners intention is to submit a planning application as soon as possible. 
The wider site including SHR158/SHR161 is also deliverable in the plan period. 
 
Technical analysis carried out to date confirms there are no significant barriers to delivery of site 
SHR060 and a summary of key considerations is set out below. 
 
Design and Layout 
 
A masterplan has been prepared for site SH060 in consultation with the neighbouring landowner of 
SHR158 and SHR161 to ensure both sites are well integrated with particular consideration given to 
transport and connectivity, including the provision of a secondary access road linking the two sites. A 
combined masterplan has also been produced for SHR060 and SHR158/061 which demonstrates that 
the three sites can be delivered together. The masterplan demonstrates that approximately 439  
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dwellings can be comfortably accommodated on SHR060 and circa 1500 across all three sites 
combined. 
 
There is 0.5ha of employment use indicated on SHR060 which is supported based on local demand 
with open space and a green and blue corridor that separates the proposal with the existing built 
development to the east. The combined SHR060/158/161 masterplan also illustrates two potential 
areas to accommodate future education needs, one located to the east and another to the west of 
the existing education site to provide flexibility with regard to the most suitable area for expansion 
to be assessed following delivery of the SEN and Primary schools. 
 
The primary access for SHR060 enters the site from Hanwood Road and is considered highway safety 
compliant, and the estate road will go through the site and link into the neighbouring sites SHR158 
and SHR161 to the north west. Consultation has been undertaken with Shropshire Highways and 
Highways England to which has confirmed suitability of the proposed access arrangements and 
further dialogue will be held prior to any planning submission. 
 
Cycleway and pedestrian links will be provided through the development, which will be developed 
more thoroughly within the planning stages to enhance permeability. 
 
The proposal illustrates SHR060 is a highly deliverable site either independently or as part of a wider 
masterplan with SHR158/161 with a well-considered distribution of land use. 
 
Education 
 
The Draft Local Plan states that 4ha of land adjacent to the Bowbrook School site is required for the 
provision of future education facilities. The principle of providing an area of land for future education 
needs within the allocation for SHR 060/158/161 so as to consolidate these facilities is supported, 
however we suggest that some form of evidence based assessment is required in order to understand 
the potential quantum of future education need in the local area. This will ensure efficient use of land 
and housing delivery. We understand that no assessment has been carried out to date, and it is 
therefore appropriate to include a degree of flexibility within the allocation wording to allow for a 
suitable expansion area to be determined once future education need is further understood and prior 
to publication of the next iteration of the Local Plan. The landowners of both SHR060 and SHR158/161 
wish to continue engagement with the Local Authority on this subject and are willing to assist 
wherever possible to help inform the next iteration of the Plan. 
 
Highways and primary roads 
 
The Highways Assessment has confirmed that SHR060 can be accessed from Hanwood Road and 
specific access plans and indicative plans illustrating that the site can accommodate a highway safety 
compliant access point are provided in the Appendices. The estate road will form a secondary access 
route connecting to the wider masterplan and north-south link road to the West of the site. 
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Finance of the Local and Strategic Road Networks 
 
It is stated within the draft allocation, that ‘all necessary improvements to the Local and Strategic 
Road Networks will be undertaken and funded through the development’. 
 
The provision of funding for road network improvements is supported to the extent they are required 
to mitigate the site-specific impact arising from sites SHR060 and SHR058/161. Road network 
improvements should be considered in the context of the allocation and could provide for 
contributions to mitigate the impact of development of the site alone. The relative highways impact 
of sites SHR060 and SHR158/161 should be considered independently. 
 
Park & Ride & Employment Land 
 
The Park & Ride element is to the north west of the wider site and does not form part of SHR060 
however the estate road that is proposed as part of this site will assist in connecting the park and ride 
with the wider masterplan.  
 
Local Centre & Services 
 
The main Local Centre is proposed to the west of the education site and this location ensures that 
these amenities are accessible to all residents of the wider masterplan and existing residents of 
Bowbrook to the north. The cycle and pedestrian connections within the proposed site and its 
relationship with the existing developments ensure that the local centres will be well connected with 
the existing built development. 
 
Medical Centre 
 
It is indicated that 0.5ha is envisaged as an amount of land potentially required for a medical centre 
on the wider masterplan. If this is demonstrated as a requirement, this could be located close to the 
main Local Centre to the west of the Secondary School for ease of access to complimentary uses. 
 
Residential Development 
 
1500 dwellings have been indicated within the Local Plan review as the number of dwellings 
envisaged on the wider allocation for SHR060/158/161. This is a deliverable figure and approximately 
439 dwellings can be comfortably delivered on SHR060, which is considered appropriate given the 
sites unconstrained nature and potential to meet housing need. 
 
It is important to emphasise that we are fully in agreement with policy SP2 (Strategic Approach) and 
its focus on housing delivery, and the importance of providing sufficient land in the right locations to 
achieve the housing growth aspirations of the County. 
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5ha of employment land 
 
The quantum of employment land located adjacent to the park and ride is supported and it is 
considered appropriate to locate such uses in this location. A smaller employment area of 0.5ha could 
be provided within SHR060 if there is sufficient demand in order to ensure that the development 
provides a diverse mix of uses. The location of the majority of the employment land to the west of 
SHR158/168 is considered the most appropriate location given the close proximity to the A5 and Park 
& Ride and less sensitive nature of this employment use. SHR060 is suited for a more residential led 
development given the surrounding residential character and superior transport infrastructure 
planned to the west of the site.  
 
Green Infrastructure Corridors 
 
Corridors of planting and environmental networks would be provided within the wider site to improve 
the Town’s green network and support the Big Town Plan strategy. Inclusion of a green corridor to 
the east of the site is supported and would the existing pond could be integrated into this. 
The wider masterplan continues this theme by indicating another green corridor at the centre of the 
wider development and on the west boundary of the overall site to the A5. 
 
Pedestrian & Cycle Links 
 
SHR060 will improve cycle and pedestrian links and the indicative masterplan illustrates the 
importance placed on pedestrian and cycle links through SHR060 and also its wider connectivity with 
SHR158/161, the existing built development and Town Centre. A new cycle route is proposed along 
the eastern boundary of SHR060 through a green corridor and these links could be further improved 
in future through integration with neighbouring development. 
 
Heritage & Design 
 
The site design and layout has been carefully considered and further design development and 
consultation will be carried out prior to planning submission. Given the scale of the allocation, some 
parts of the site will be laid out and designed differently to ensure the development associates itself 
with its immediate surroundings and the mix of dwellings meets local demand. 
 
There are no heritage assets or sites in the immediate vicinity of the subject site, and therefore this 
allocation should not have a significant impact on heritage grounds. 
 
Drainage and Flooding Strategy 
 
A Flood Risk Assessment has been carried out, together with an indicative drainage strategy including 
surface water and foul water disposal which confirms an appropriate drainage strategy can be 
implemented and there are no significant barriers to delivery. A robust SUDS strategy will  be provided 
to ensure its adherence with up to date standards. 
 
Summary of considerations 
 
SHR060 is fully supported and is clearly deliverable both independently or as part of a wider 
masterplan and provides a significant opportunity to generate sustainable development and meet 
housing need through the plan period and beyond. 
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Deliverability and Sustainability 
 
The table below has been taken from Appendix 7 of the pre submission draft, which illustrates the 
forecast of delivery timescales of each allocation.  
SHR060 has been included within a wider allocation including SHR158 and SHR161 and the allocation 
as a whole will be delivered within the plan period and beyond. 
 
This site is deliverable and viable, with no constraints, and the work that has been undertaken to 
date, illustrates the confidence that this site will be delivered early in the plan period. 
 
Given its close proximity to the towns development boundary SHR060 forms a natural next stage of 
expansion to the built up area and SHR060 could therefore commence delivery in the short term 
within the context of the wider allocation. 
 


 
 
Surveys 
 
We have undertaken a number of surveys and assessments to include Topographical Survey, Drainage 
Strategy, Flood Risk Assessment, Highway Transport Assessment some of which are included in the 
Appendices. 
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Conclusion  
 
SHR060 is deliverable in the short term either as a standalone site or part of a wider development 
and the landowner intends to progress a planning application as soon as possible. The Council’s 
allocation of SHR060 is strongly supported and we confirm that it is deliverable and viable and ask 
that this representation is considered in preparing the final plan to be adopted. 
 
With reference to the current allocation, the principle of providing an area of land for future 
education needs within the allocation for SHR 060/158/161 so as to consolidate these facilities is 
supported, however we suggest that some form of evidence based assessment is required in order 
to understand the potential quantum of future education need in the local area.   
The allocation should allow for a suitable expansion area to be determined once a evidence based 
assessment of future education need is undertaken and prior to publication of the next iteration of 
the Local Plan.  
 
The provision of funding for road network improvements is acknowledged, however allocation 
wording should be amended to provide for contributions to mitigate the impact of the individual 
development. 
 
We are happy and content in discussing this site and the wider site in more detail within the coming 
months to be able to move it forward to a planning stage. 
 
 
Yours sincerely, 
 
 
 
Roger L. Parry  FRICS 
Partner, Roger Parry & Partners LLP 
roger@rogerparry.net  
 
Member of: 


 
 
Appendices to include: 
 


• Part A & B Consultation Form 


• Location Plan 


• Proposed Block Plan (SHR060) 


• Wider allocation Masterplan (Including SHR158 & SHR161) 


• Flood Risk Assessment (which includes Drainage Strategy) 


• Topographical Survey 


• Highway & Transport Assessment 
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Executive Summary  


Woodsyde Developments Ltd has been commissioned by Roger Parry and Partners - 


Planning Agent on behalf of Davies Parry (Oakfields) Ltd to undertake a Flood Risk 


Assessment (FRA) to support the allocation of land in the Shropshire Local Plan for a  


proposed residential development at Oakfields Farm, Edgebold, Shrewsbury. The 


proposed development will be accessed direct from a single access to the A488 


Principal Road. The A488 provides one of the main routes into Shrewsbury from the 


south west of the town.  


 
The site is approximately 19.70 hectares (48.68 acres) in size and as such requires 
the submission of a Flood Risk Assessment as designated by National Planning 
Policy Framework (NPPF). According to the Environment Agency Flood Maps the 
application site is not located part within any Flood Zone, however on an individual 
basis given the topography of the site it is noted that there is localised ponding from 
surface water run-off and an area of ponding along the eastern boundary which 
forms a wet area and pond. 
 
Data has been gathered from a number of other sources including: the Environment 
Agency (EA), the British Geological Society (BGS), National Soil Research Institute 
(NSRI), aerial photographs, Ordnance Survey (OS), commercially available historic 
mapping and relevant strategic documents developed by Shropshire Council, in their 
capacity as both Local Planning Authority and Lead Local Flood Authority.  
 


As part of the site appraisal process it has been necessary to demonstrate that the 


proposed development can be achieved with an acceptable risk of flooding and 


without increasing flood risk to third parties. This report describes the methods used 


and the results of this study. The report takes into account the recommendations of 


National Planning Policy Framework (NPPF). 


 


This report will demonstrate that there will be no additional flood risk to the site or any 
other properties as a result of this development. Appropriate attenuation will be 
provided within the development, with the discharge reduced to Greenfield run-off 
rates.   
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1.0 Introduction 
 
1.1 Project Brief. 
  


Woodsyde Developments Limited has been commissioned to carry out an 


assessment to satisfy the Shropshire Council and Environment Agency’s (EA) 


requirements for a Flood Risk Assessment (FRA) for the allocation of a parcel of land 


sized 19.7 hectares at Oakfields Farm, Hanwood Road, Edgebold, Shrewsbury on 


behalf of Davis Parry (Oakfields) Ltd.  


The FRA is prepared in full accordance with the National Planning Policy Framework 
(NPPF). The FRA is required to identify the 1% (1 in 100 year) and 1%+ allowance 
for climate change flood extents and levels for the site and ensure that all aspects of 
development are clear of the 1%+ allowance for climate change floodplain.  
 
The Environment Agency Flood Maps indicate that the site to be wholly located in 
Flood Zone 1 and is not liable to any flooding. The area of land the subject of the 
planning application comprises predominantly farmland located on the northern side 
of the A488 principal road on the western fringes of Shrewsbury, but well within the 
confines of the outer A5 bypass. The site falls from west to east with a high on the 
western boundary of approximately 88.0m AOD adjacent to the existing property 
outbuildings and a low to the north easterly corner of around 70.0m AOD. The land 
area is currently subdivided with semi-mature hedges and some trees within the 
hedgerows.  
 
From the EA Flood Maps and site observation, the area on the eastern boundary is 
fairly low lying which does collect surface water run-off which discharges to the 
existing watercourse to the north. In periods of heavy precipitation over prolonged 
periods this water gathers to create a wet area/pond. This area will be retained for 
the site drainage but will be formalised and a flow control provided to the existing 
outfall. Any other minor areas where surface water may gather will be dealt with 
during construction, levels re-engineered, and sub surface drainage provided to 
ensure that no flooding occurs.  
 
The future development of this land will be protected from any potential pluvial, fluvial 
or groundwater flooding risk by re-engineering levels across the site as necessary 
and raising and setting the finished floor levels minimum 150mm above the 
surrounding ground. Within the future design of the site drainage it is proposed to 
capture any possible pluvial overland flows at source and direct them to the proposed 
drainage system. Cut-off drains will be utilised where appropriate to capture any 
possible exceedance flows.  
 
1.2  Assessment Procedure  


This report has been prepared in accordance with the requirements of NPPF.  


An assessment of the flood risk to the proposed development has been considered 


on the basis of the best information available at the date of this report. The 


assessment herein is deemed appropriate to the requirements of the Environment 


Agency, the scale and nature of the development, and the available data. The key 


elements of this assessment are as follows:  
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• Desk study scoping exercise;  


• Site visit;  


• Consultation with relevant authorities;  


• Review of site topography and development proposals;  


• Identification of data corresponding to appropriate design flood events;  


• Consideration of climate change;  


• Consideration of flood risks to and from the development;  


• Calculation of the impact of the development on surface water run-off, and;  


• Recommended attenuation measures.  
 


1.3  National Planning Policy Framework  


• NPPF was published by Communities and Local Government, March 2012 
and supersedes the Planning Policy Guidance Note 25. 


• NPPF has been developed to provide additional guidance to local planning 
authorities to ensure the effective implementation of the planning policy set 
out in the NPPF on development in areas at risk of flooding.   


• The NPPF guidance retains the key elements of Planning Policy Statement 
25.  


• The EA is a statutory consultee for all planning applications and will give 
comment and recommendations to the planning authority for any proposed 
developments affecting a watercourse.  


• NPPF states that a Strategic Flood Risk Assessment (SFRA) should be 
carried out by the local planning authority to inform the preparation of Local 
Development Documents (LDDs), having regard to catchment wide flooding 
issues which affect the area. The SFRA will provide the information needed to 
apply the sequential approach.  


 
 
1.4  Requirements of NPPF  


For an FRA proportionate to the risk and appropriate to the scale, nature and 


location of the development the following will need to be considered;  


• the risk of flooding arising from the development in addition to the risk of 
flooding to the development; take the impacts of climate change into account;  


• the potential adverse and beneficial effects of flood risk management 
infrastructure including raised defences, flow channels, flood storage areas 
and other artificial features together with the consequences of their failure;  


• the vulnerability of those that could occupy and use the development, taking 
account of the Sequential and Exception Tests and the vulnerability 
classification, including arrangements for safe access;  


• quantify the different types of flooding (whether from natural and human 
sources and including joint and cumulative effects) and identify flood risk 
reduction measures, so that assessments are fit for the purpose of the 
decisions being made; 


• the effects of a range of flooding events including extreme events on people, 
property, the natural and historic environment and river and coastal 
processes; include the assessment of the remaining (known as ‘residual’) risk 
after risk reduction measures have been taken into account and demonstrate 
that this is acceptable for the particular development or land use;  
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• how the ability of water to soak into the ground may change with development, 
along with how the proposed layout of the development may affect drainage 
systems;  


• and be supported by appropriate data and information, including historical 
information on previous events.  
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2.0 Site Details 
 
2.1  Site Overview  
 
The site is located off the A488 on the western fringes of the town of Shrewsbury. 
(NGR 346693, 311162). The A488 Hanwood Road is one of the main roads into the 
town.  
 
Figure 2.1 below shows the location of the application site. 


 


 
 


OS NGR  SJ 346693, 311162 


Local Planning Authority  Shropshire Council  


Environment Agency Office  
Shropshire Region  


Water Utility Company  Severn Trent  


 
2.2  Site Description  
 


The site lies to the north of the A488 on the western fringe of Shrewsbury. Presently 


the site is Greenfield used as a mix of agricultural uses, there is an existing dwelling 


on the site known as Oakfields Farm which we believe is to remain. The site 


proposes an access direct to the A488. The parcel of land is 19.7 hectares (48.68 


acres) in size. The site falls from west to east with a high on the western boundary of 


approximately 88.0m AOD adjacent to the existing property outbuildings and a low to 


the north easterly corner of around 70.0m AOD. The proposed site access will be 


located fairly centrally along the site road frontage to the A488 and will be in the form 


of a ghost island arrangement. The site sits within the national speed limit of 60mph 


along the A488 and is approximately 300m from the 40mph speed limit entering the 


Radbrook area.  


The Site 
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2.3  Surrounding Area  


To the south eastern boundary lies the A488, and to the northern and eastern side 


lies existing residential development. Open fields and farmland are to the west. 


The watercourse known as Bowbrook lies to the north and east being approximately 


300m from the north eastern corner of the site. Smaller tributaries bound the eastern 


and north eastern part of the site which connect to other smaller watercourses before 


out falling to the Bowbrook.  


2.4  Development Proposals  


The proposed development land is circa 19.7 hectares and is capable of 


accommodating 300-400 dwellings. A Location Plan has been provided which 


indicates the proposed surface water attenuation to the western boundary in the 


location of the existing watercourse and a significant area provided as a playing field 


(see Appendix A). 


Access to the land will be from the A488, with a new access created centrally along 


the site road frontage to the principal road. However, access will also be provided to 


further lands to the north and west of the site. Here the access will be provided as a 


distributor type road, with culs-de-sac serving much of the development.  


The development proposals will result not result in an increase in surface water with 


the design of the surface water drainage system limited to existing Greenfield run-off 


rates.  
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3.0  Scoping Report 


3.1  Indicative Floodplain Map  


The Environment Agency is responsible for the provision of information pertaining to 


flood risk from tidal and main watercourses throughout England and Wales. The EA 


provides online information service though its Flood Map data. This data is not 


intended to provide detailed flood information for individual properties but does 


provide a useful resource at scoping stage. An extract from the Flood Map is given in 


Figure 3.1 below. 


 Figure 3.1: Extract from EA Flood Map – Planning (downloaded on 11/11/19)   


 


It can be seen from the above that the Flood map for planning shows the area of the 
site to be at risk of flooding and categorises this to be Zone 1. There is no identified 
flooding of any type within the application lands.  
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Figure 3.2: Extract from EA Flood Map – Flood Risk from Rivers (downloaded on 


23/09/20)  


  


From this more detailed map of risk of flooding from rivers or any watercourse it can 
be seen that the site is not at any risk of flooding from this source.  
 


Figure 3.3: Extract from EA Flood Map – Flood Risk from Surface Water 


(downloaded on 23/09/20)  


  
 
From the above plan it can be seen that there is a length along the eastern boundary 
which has potential flood risk to surface water run-off. The proposals for the site will 
be to provide all attenuation within this area and enhance the existing wetland/pond 


Oakfields Farm  


Oakfields Farm  
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area, with the outfall controlled to the existing watercourse along the north western 
boundary.  
 


Figure 3.4: Extract from EA Flood Map – Flood Risk from Reservoirs (downloaded on 


23/09/20)  


 


 
It shall be noted that there is no risk of flooding from reservoirs at this site.  
 
From the above maps it can be acknowledged that a small area of the site is at 
potential risk of flooding from surface water run-off. This area already provides an 
outfall to the watercourse to the north and this will be used for the site surface water 
drainage outfall, assuming the site has little or no porosity. Having worked 
extensively in the area we believe the sub soils to be a mix of clays and not therefore 
suitable for the use of soakaways. Nonetheless, this will be fully explored and 
assessed at the time of a Full Planning Application for development at the site. 
According to the flood maps the site is not at risk from any other source. 
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Figure 3.5: Extract of Shropshire Council Flood and Water Management Map – 


(downloaded on 23/09/20)  


 
 
From the above map it can be seen that there is a connecting tributary from the site 
boundary to the Bowbrook to the north.  


 


3.2 Historical Flooding  


Discussion with the landowner have confirmed that there have been no reported 


incidents of flooding at the application site. However, I am aware that as the ground 


is undulating and that some localise ponding could occur during prolonged rainfall 


particularly along the eastern boundary. From knowledge of the area the grounds will 


likely be clay, sub-soils with no inherent porosity available, however porosity testing 


will be undertaken when a Full Application is lodged for development. However, we 


are led to believe that some surface water gathers in the lower levels along the 


eastern boundary, however this is a part wet area and will be enhanced and used for 


the site attenuation with a restricted outfall to the existing watercourse.   


3.3 Strategic Flood Risk Assessment  


The Shropshire Council Local Plan advises that development should be well located 


and preferably on previously developed land. Here it is expected that preference 


should be given to locating development in Flood Zone 1. However, consideration 


must be given to the risk of alternative sources of flooding (e.g. surface water, 


sewage, and/or groundwater). Sustainable urban drainage techniques should be 


employed to ensure that any existing flooding problems elsewhere within the area 


are not exacerbated.  


 


Oakfield Farm  
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3.4 NPPF– The Sequential Test  


The sequential test should demonstrate that there are no reasonably available sites 
in areas with a lower probability of flooding that would be appropriate to the type of 
development or land use proposed.  
 
NPPF suggests that where an SFRA is not available, the sequential test will be 
based on the EA Flood Zones.  The EA maps confirm that no part of the site falls 
within Flood Zone 2 or 3. The actual development and built form of the site will fall 
within the Flood Risk Vulnerability classification “high vulnerable” (this includes 
buildings used for: dwelling houses; student halls of residence; drinking 
establishments; nightclubs; and hostels). Therefore, based on the EA flood zone 
classification of the development, Table 3 in NPPF (see Table 3.0 below), indicates 
that development is appropriate, but a Flood Risk Assessment test is required due to 
the size of the site being considered and being in excess of 1 hectare. It is noted that 
an area along the eastern boundary does collect surface water runoff during 
prolonged rainfall, however this contains an existing ditch/watercourse and this will 
be enhanced and used for the site drainage.   


 


 


Table 3.0: NPPF: Flood Risk Vulnerability and Flood Zone ‘Compatibility’  


Flood Risk  Essential  Water  Highly  More  Less  


Vulnerability  Infrastructure  Compatible  Vulnerable  Vulnerable  Vulnerable  


Classification       


  
Zone 1  


     


Zone 2    Exception    
Flood 
Zone  


   Test required    


Zone 3a  Exception Test   X  Exception   


  required    Test required   


 
Zone 3b  Exception Test  


 
X  X  X  


 ‘Functional  required      


 Floodplain’       


 
Key: 


Development is appropriate.  x Development should not be permitted 
 
3.5 Mechanisms of Flooding  
 


To understand the risk of flooding to a site, it is imperative that potential sources of 


flooding be clearly defined. The likelihood and severity of flooding depends on the 


characteristics of the flood sources and the degree to which the site is currently, or 


can potentially, be protected against flooding from these sources. Table 3.2 reviews 


the potential risk of flooding at the proposed site from different sources.  
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Table 3.2 Potential Risk of Flooding to the Proposed Development  
 


Source of Flooding  
Potential  Comments  


High  Med  Low 


Fluvial (Rivers)  
 


 
 


X  The site is located within Flood Zone 1 (Low Probability)  


Tidal/Coastal  
  


X  
The site is located far inland and there is no risk of tidal 
flooding  


Pluvial (drainage 
system)  


 
X  


 Possibility of Pluvial flooding along eastern boundary 
following prolonged or intense rainfall event.  


Surface Run-off  
 


X  
 Increased areas of impermeable material and potential 


ponding in low areas.  


Ponding  
 


X  
 


Proposed drainage must prevent Ponding  


Groundwater  
  


X  
No apparent Groundwater flood risk. No basements 
proposed at this site.  
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4.0  Flood Risk Assessment  
 
 
4.1  Introduction  
 
Following the scoping exercise, the primary flood risks are identified to be from 
Fluvial, Pluvial, Surface Run-off, and Ponding. These sources of flooding have been 
investigated in greater detail, to ascertain whether the risks are acceptable to the 
nature of the proposed development. Opportunities to mitigate these risks are 
discussed in Section 5 of this report.  
 
4.2  Fluvial (Rivers)  
 
The site is located within Flood Zone 1 (low probability), which means that the 
likelihood of flooding from fluvial or tidal sources in Flood Zone 1 is less than a 1 in 
1000-year probability of flooding or <0.1% and potentially greater than 1 in 100-year 
probability of flooding. 
 
The Bowbrook River is located approximately 300m from the north eastern corner of 
the site and the site connects to this via a network of smaller tributaries which 
includes a ditch/watercourse along the north and north eastern site boundary.  
 
It is noted that the Environment Agency Flood Maps indicate that the site is not at risk 
from any flood waters from the Bowbrook. It is suggested that there will be no risk of 
flooding from this source.  
 
4.3  Pluvial (Drainage Systems)  
 
There is no reported evidence of pluvial flooding at the application site. The proposed 
drainage system for the site will utilise Sustainable Drainage Systems (SUDS) where 
possible. We understand from our knowledge of the area that it is unlikely that site 
porosity will be available to enable the use of soakaways for the disposal of the 
domestic surface water drainage.  
 
Currently there is no identifiable positive surface water drainage system, save the 
small ditch/watercourse along the eastern boundary which outfalls to the Bowbrook. 
It is unclear if there is any sub drainage to the farmland.  
 
Largely a new drainage system will be provided to serve the development land with 
this having an attenuation feature along the route of the existing ditch/watercourse to 
the eastern boundary. It is noted that the site falls approximately 16m from the south 
western corner to the north eastern corner. The site has a fairly uniform gradient from 
west to east.  
 
The drainage proposals will include a suitably located and designed hydrobrake to 
ensure that Greenfield rates of run-off are not exceeded and that appropriate 
attenuation is provided for all storm events. The drainage proposals will collect any 
potential pluvial flooding and direct it away from the proposed and existing properties. 
The drainage system will provide a measure of drainage attenuation and improve 
existing conditions where some surface water collects in pockets and lower levels.  
 
Further details of the Drainage Strategy for the site are presented in Section 6 of this 
report.  
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4.4 Surface Run-off  
 
Currently the surface water discharges to top-soils and sub-soils where possible with 
overland flows collecting along the eastern boundary in an existing wetland 
area/pond and having an outfall to the existing ditches and smaller tributaries to the 
Bowbrook.  
 
We consider that the existing system will have adequate capacity to accommodate 
the proposed site drainage subject to amendment to the size and depth of the 
existing wetland area. From inspection the areas of existing Greenfield would appear 
to dissipate into the upper layers of the ground strata and feed the existing crops 
within the fields.  
 
Surface water drainage for the proposed development will utilise a mix of SUDS 
features and a piped system with this designed for a 1 in 100 year + 35% climate 
change storm event, with the pipes sized accordingly and discharged to the 
existing/proposed attenuation pond, which will be re-engineered accordingly, to 
ensure sufficient capacity is provided to accommodate the site flows.  
 
Further details of the Drainage Strategy for this site are presented in Section 6 of this 
report. Appropriate cut-off drains will be provided to boundaries to capture any flows 
from adjacent land. The site drainage will capture any exceedance flows and 
potential urban creep.  
 
4.5 Ponding  
 
Ponding may occur if drainage is not adequately designed after periods of heavy 
rainfall. The new development will have to implement an adequate drainage system 
as discussed in Section 5 and 6 of this report.  
 
4.6 Groundwater  
 
There is no apparent flooding threat posed from the ground water level at this site. 
There are currently no basements to be constructed in the development and 
therefore no seepage into these structures will occur. Suitable cut-off drainage and 
French drainage will be incorporated to ensure there are no issues from this source.  
 
4.7 Residual Risk  
 
It is considered that there will be no residual risk as a result of the proposed 
development.   
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5.0  Recommended Flood Mitigation  
 
 
5.1  Introduction  
 
This section discusses mitigation options that should be considered in order to 
reduce the severity of the flood risk and to minimise the potential hazards associated 
with any residual flood risk.  
 
5.2  Design Levels  
 
The proposed development will as a matter of course have finished floor levels which 
are at least 150mm above existing ground levels.  
 
5.3  Site Topography and Flood Routing  
 
Where achievable there should be a differential level of at least 150mm between the 
threshold and surrounding ground levels.  Where possible, levels should also fall 
away from buildings, and areas where water could dam up against structures should 
be avoided, even if drainage is provided. The site is undulating but has a 
predominant fall from west to east with the north eastern corner of the site being the 
lowest.  
 
The site falls from west to east with a high on the western boundary of approximately 
88.0m AOD adjacent to the existing property outbuildings and a low to the north 
easterly corner of around 70.0m AOD. 
 
It is noted that the Flood Map identifies the whole to be located in Flood Zone 1. The 
Bowbrook is located approximately 300m to the north, which will have no influence 
on the site.  
 
5.4  Sustainable Drainage Systems  
 
It is now commonly a planning requirement to consider utilising sustainable drainage 
systems (SUDS), if it is appropriate to the specific site conditions. These systems are 
diverse, but generally aim to provide drainage systems that may facilitate flood 
and/or pollution control, related to run-off. Such systems are generally ‘soft 
engineering’ and as a result can be financially, as well as environmentally, attractive 
engineering solutions.  
 
From knowledge of the area porosity is not available, such that soakaways cannot be 
considered for the discharge of the surface water drainage. 
 
Grassed areas will have some small level of infiltration given the provision of topsoil 
and the run-off from these areas will typically feed the planting and grassed areas.  
 
The proposed impermeable areas will be collected at source, such there will be no 
issue with potential flooding and the surface water will be directed towards the 
attenuation feature via varying sized pipes. Rainwater harvesting, permeable 
surfacing and other SUDS features will be considered and used where appropriate.  
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5.5 Flood Resistance & Resilience  
 
A basic level of flood resistance and resilience can be achieved by following good 
building practice and complying with the requirements of the Building regulations 
2000 published by the Office of the Deputy Prime Minister (ODPM). The 
incorporation of flood proofing measures should be considered as part of the design 
and construction of the development. These could include removable flood barriers 
across doorways and airbricks or raising the electrical sockets/services if appropriate.  
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6.0  Drainage Strategy  
 
6.1 Introduction  
 
In order to demonstrate that all forms of flooding have been considered as required 
by NPPF a drainage strategy is being developed. The aim of including this strategy 
as part of the flood risk assessment is so that it can easily be seen that the proposed 
development will not adversely affect the surface water regime in the area and that 
overall the current situation will be improved. A location plan can be found in 
Appendix A.  
 
6.2 Existing Surface Water Drainage  
 
The site currently has no clear identifiable surface water drainage, save an existing 
ditch and wetland area along the eastern boundary which we understand discharges 
to the existing ditch and watercourse network, ultimately discharging to Bowbrook. It 
is understood that the existing property and outbuildings would appear to have some 
kind of positive drainage system and it is likely that this drains via a land drainage 
system. 
 
From knowledge of the area the ground will likely have insufficient porosity to allow 
the use of soakaways for the surface water drainage, however testing will have to be 
conducted at the appropriate time when a Planning Application is made for 
development. Currently, it is expected that some surface water run off does however 
discharge to the topsoil’s and likely feeds the crop or retained grassed areas. The 
remainder of the run-off enters the ditch course along the eastern boundary and 
discharges to Bowbrook.  
 
6.3 Existing Foul Water Drainage  
 
At present the existing property likely discharges to a septic tank arrangement with 
no other identifiable drainage within the immediate vicinity of the property. It is noted 
that the closest public sewers are located to the north and east within the adjacent 
cul-de-sacs known as Wrekin Dove Close, Bluebell Place and Violet Grove. 
Appendix C shows the proximity of the foul water drains in the locality.    
 
It is understood that the existing foul water system is maintained by Severn Trent 
Water Ltd.  
 
6.4 Proposed Surface Water Drainage  
 
It is proposed that the surface water run off from the dwellings, driveways, roadways 
and other impermeable type areas will be collected in a positive system and this will 
discharge to an attenuation pond located to the eastern boundary where this will 
have an outfall to the existing ditch/watercourse flowing to smaller tributaries of 
Bowbrook and then eventually to the Bowbrook river. The drainage will have a 
restricted outfall via flow vortex at Greenfield rates or better to the existing outfall.  
 
Permeable surfacing will be provided to the access roads and footpaths where 
appropriate, rainwater harvesting and smaller swales and French drains will be 
introduced to collect all surface water run-off and this will discharge to the attenuation 
system. The attenuated system will discharge to Bowbrook.  
 
Other suitable SuDS techniques will be utilised within the development with the 
possible use of water butts and rainwater harvesting where appropriate. 
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The majority of the development land and site falls within Flood Zone 1 as identified 
on the Environment Agency Flood Maps. However, a small portion along the eastern 
boundary is shown to be at risk of flood from surface water run-off, but at this area 
from inspection is a wet area and is part ditch course which outfalls to further 
tributaries of Bowbrook. The surface water will be collected at source and will be 
suitably attenuated/designed for the 1 in 100-year event plus 35% climate change. 
This will provide betterment to the existing arrangements and better protect adjacent 
dwellings.  
 
6.5 Proposed Foul Water Drainage  
 
Foul water drainage will be collected in a sealed piped system and will seek to 
discharge to the existing public sewers located in the adjacent culs-de-sac known as 
Wrekin Dove Close, Bluebell Place and Violet Grove. One or more of these potential 
connections would be used for connection of the site drainage.  
 
All sewers will be designed in accordance with Codes for Adoption.  
 
6.6 Maintenance/Adoption. 
  
It is proposed that the new development will connect into the existing foul water 
sewers in the adjacent culs-de-sac via a new connection(s). The drainage system 
both surface water and foul will be designed in accordance with Codes for Adoption 
and both will be offered for adoption by the Local Water Authority subject to the 
completion of an appropriate Section 104 and Section 106 for the final connection. It 
is understood that the POS will be offered for adoption by either the Local Parish 
Council or the County Council.   
 
6.7 Sustainable Drainage Techniques  
 
It is now commonly a planning requirement to consider utilising sustainable drainage 
systems (SUDS), if it is appropriate to the specific site conditions. These systems are 
diverse, but generally aim to provide drainage systems that may facilitate flood 
and/or pollution control, related to run-off. Such systems are generally ‘soft 
engineering’ and as a result can be financially, as well as environmentally, attractive 
engineering solutions.  
 
Where possible the use of permeable surfacing, storage within subgrades, French 
drains, water butts and some rainwater harvesting may be used, otherwise all 
surface water will drain to a new attenuation system/pond.  
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7.0   Conclusions & Recommendations  
 
The proposed allocation of land and future development on land at Oakfields Farm, 
Hanwood Road, Edgebold, Shrewsbury, Shropshire has been assessed with regards 
to flood risk. The larger developable area of the site falls within Flood Zone 1 and 
subject to satisfactory surface water drainage to the site proposals there will be no 
flood risk to the site or any other properties. Appropriate attenuation will be provided 
alongside the development, with discharge of surface water reduced to Greenfield 
run-off rates to the existing ditch/watercourse serving the land. It is noted that some 
localised surface water run-off and ponding occurs along the eastern boundary and 
this area of existing ditch/wetland area will be extended and reengineered to provide 
a suitable attenuation feature.  
 
7.1 Review of NPPF Objectives  
 
The proposed development will not be affected by current or future flooding from any 
source. Appropriate additional cut-off and land drains will be provided to receive any 
potential overland flooding.  
The site is situated at an approximate level of 84.0m AOD, with a high of 
approximately 88.0m AOD along the central area of the western boundary and low of 
approximately 70.0m AOD in the north easterly corner of the site. 
The development will not increase flood risk elsewhere, with the restriction of surface 
water run-off at Greenfield rates.  
The measures proposed to deal with the effects and risks are appropriate, for 
example if there is insufficient porosity, an attenuation system and restricted outfall, 
permeable paving and cut-off/land/ditch course drainage has been used where 
possible.  
It is considered that the exception test has been met as all of the site falls within 
Flood Zone 1. 
The site will benefit from the use of an attenuation system for the surface water 
drainage with controlled discharge to the Bowbrook.  
Other origins of flooding have also been assessed and it has been found that there 
will be no increase in risk of flooding from land, groundwater or sewers as a result of 
this development.  
There are no anticipated negative social, economic on environmental impacts which 
would result from the allocation of this land for residential development providing 
mitigation measures outlined in Section 6.4 are adhered to.  
 
Review of Drainage Strategy  
 
The proposed development will ensure that the 1 in 100 year + 35% climate change 
flows will be attenuated within an extension and re-engineered attenuation feature 
located along the eastern boundary where an existing ditch course exists and where 
this discharges to a further watercourse, finally outfalling to Bowbrook to the north 
east.  
Permeable paving, rainwater butts, rainwater harvesting, cut-off drains and land 
drainage will be provided where necessary to ensure Sustainable Drainage 
Techniques. 
New foul water sewers will be constructed in line with Codes for Adoption and  
applications for a Section 104 and Section 106 Agreements will be made where 
applicable.  
Sustainable Drainage Systems will be utilised as where ground conditions allow, and 
this will be incorporated at the detailed design stage. 
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1.0. Introduction. 
_____________________________________________________ 
 


 
Woodsyde Developments Limited has been instructed by Roger Parry and Partners – 
Planning Agent on behalf of Davies Parry (Oakfields) Ltd to undertake a Highway & 
Transport Assessment to support the allocation of land for up to circa 450 dwellings 
in the Shropshire Local Plan on land at Oakfields Farm, Edgebold, Shrewsbury.  
 
The site has good highway links and connectivity to the town centre and via the A488 
to the A5 Trunk Road to the south west of the proposed site.  
 
The Transport Assessment has been prepared to satisfy the local planning and 
highways authority in support of this allocation of land. The assessment will set out 
the highway and transport matters associated with the development proposals and 
set out the principles of the proposed site access arrangements.  
 
The proposed development land is circa 20.07 hectares and is capable of 
accommodating circa 450 dwellings from a new access located fairly centrally along 
the site road frontage of the A488, which is maintained at the public expense by 
Shropshire Council. The existing property known as Oakfields Farm will keep its 
existing access which is located in the south westerly corner of the land allocation.   
 
The access will be served from the A488 Hanwood Road by means of a ghost island 
arrangement. The proposals will also include the introduction of a 40mph speed limit 
from the south eastern corner of the site into the mini roundabout at the junction of 
Hanwood Road and Bank Farm Road. The remainder of the road between the site 
access and the A5 will remain at the national speed limit. A footpath will be provided 
along the site road frontage and further along the A488 to connect to the existing 
pedestrian facilities in a north easterly direction along the A488 into Shrewsbury. In 
addition, where possible pedestrian connectivity could be made to the culs-de-sac 
serving development along the eastern and northern boundaries of the site, land 
ownership permitting.  
 
Currently traffic prediction is complex in that the COVID-19 Pandemic has changed 
businesses and work as a whole, disrupted and changed personal lives and leisure 
activities and going forward it is likely that the dynamics of traffic movements will see 
a shift where more people work from home where possible and therefore will see a 
significant reduction in traffic movements to and from development. Moreover, 
meetings of all types have also changed with less need to meet face to face with 
many of these now being undertaken through media connectivity, in this regard whilst 
TRICS data would provide an ordinary view on the traffic movements , our 
professional opinion is that this is much changed over the last 12 months and it could 
be argued that this data is now out of date. Typically, traffic movements in the peak 
hours amount to around 0.6 movements per household, I would readily expect this 
figure to be reduced. Given the nature of the immediate and wider highway network it 
is considered that there is satisfactory capacity to accommodate the likely traffic 
movements generated and there will not be any significant transport implications.  
 
This assessment evaluates and appraises access ability to the local amenities and 
sustainable transport modes in the local area. 
 
The National Planning Policy Framework (NPPF) advises that in general 
development should be supported where a safe and suitable access to the site can 
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be achieved for all people; and improvements can be undertaken within the transport 
network that cost effectively limit the significant impacts of the development. 
Development should only be prevented or refused on transport grounds where the 
residual cumulative impacts of the development are severe.  
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2.0. Review of Local Highway Network Conditions. 
_____________________________________________________ 
 
2.1 Site Location and Existing Land Use 
 
The site is located off the A488 on the western fringes of the town of Shrewsbury. 
(NGR 346693, 311162). The A488 Hanwood Road is one of the main arterial routes 
into the town together with the B4368, A458, B4380 and A5112 from the south and 
east.  
 
The site is Greenfield which has a mix of agricultural uses, predominantly laid to 
pasture. The property known as Oakfield Farm in the south western corner will 
remain but it is not clear whether the outbuildings will be removed as part of the 
development going forward. The site proposes an access directly onto the A488 
which will be central to the site frontage and allows for the existing access to be 
retained for the dwellings and potential barn conversion. The parcel of land is 19.7 
hectares (48.68 acres) in size. The site sits along the A488 along the site road 
frontage is to the national speed limit of 60mph, the suggested access is 
approximately 300m from the existing 40mph speed limit entering the Radbrook area. 
 
Currently the site is split into a number of fields and the intention will be to retain as 
many of the existing hedge lines as possible. There is existing residential 
development to the north and east and further open land to the western boundary. 
Access to the lands to the west of the site could be made available from the estate 
road serving the proposed allocation land. The existing access to the land is through 
Oakfield Farm itself. 
 
The site falls within the administrative area of Shropshire Council.   
 


 
 
2.2 Local Highway Network Features  
 
The A488 Hanwood Road along the site road frontage represents a local distributor 
road route which links outlying villages such as Hanwood, Minsterley, Pontesbury 


The Site 
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and Bishops Castle to the County town of Shrewsbury. The A488 Hanwood Road is 
maintained as a county highway and along the site road frontage is subject to the 
national speed limit of 60mph. The road is typical of the county principal roads and 
has more than adequate width to allow all vehicles to traverse east and west along its 
route. The site is approximately 300m south east of the existing 40mph speed limit 
entering the Radbrook area of Shrewsbury and approximately 1km from the A5/A488 
Edgebold Roundabout.  
 
The A488 from the A5 into Radbrook has little site road frontage with only a small 
number of dwellings having access to Hanwood Road. The road has a number of 
bends and is edged primarily with hedge lines as boundaries. Inevitably over time 
and site allocation development will edge closer to the A5 bypass with land already 
developed, being developed or in the process of consideration for allocation. These 
areas will become the natural infill and extension of the county town. We are aware 
that a northern relief road is proposed, connecting to Woodcote roundabout, currently 
there are no pedestrian links to the site and is not served by any other means of 
transport such as a local bus service and these will be considered and provided as 
part of the development when a full application is made.  
 
The access will be in a form of a dedicated right turn facility design and laid out in 
accordance with Design Manual for Roads and Bridges– CD123 – Geometric Design 
of at-grade priority and signal-control junctions which replaced the former TD/4195 
and TD/4295. The design of the right turn facility will be based on the existing speed 
limit being altered from the current 60mph, to 40mph (70kph).  
 
Adequate site road frontage is available to the A488 (Hanwood Road) to 
accommodate the proposed right turn lane and the requisite junction visibility splays.  
 
Figure 2.2.1 Shropshire Council Map overview showing maintained roads and 
highways. 
 


 
 
The above map clearly shows the publically maintained roads in red for an A road, 
orange for a B road, yellow for a C road and grey for unclassified roads, however it 
shall be noted that the estate roads to the north and east of the site whilst most of 
these are constructed are likely still to be under a Section 38 Agreement awaiting 
completion and adoption by the local highway authority.  
 
 


Proposal 
Site 
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Figure 2.2.2 Shropshire Council Map overview showing public rights of way.  
 


 
 
Footpaths are shown as a purple dashed line, bridleways are shown dashed blue 
and restricted byways are coloured orange. 
 
From the above it is seen that there are no footpaths through the site and indeed 
there are no public footways along the site road frontage to Hanwood Road. 
Nonetheless, connectivity will be made to the existing facilities along Hanwood Road 
and also to the new estates to the north and east.   
 
2.3 Site Sustainability  
 
The site is considered to be sustainable and is close to a number of alternative 
sustainable modes of transport and pedestrian links, such that there will be less 
reliance on the private car to gain access to Shrewsbury and the local facilities 
available. Moreover, with the current COVID-19 pandemic unlikely to see any change 
in the near future and the government guidelines, a high proportion of people now 
work from home and will do so for the foreseeable future. In our opinion even when 
the COVID-19 pandemic peters out it is likely that many businesses where possible 
will operate on smaller premises and workers will continue to work from home, where 
meetings will also take place through the internet. This will change the dynamics of 
sustainability and ultimately traffic flows on the highway network. Obviously no data 
is available currently to assess this by, but from our understanding many companies 
are satisfied that the working from home is perhaps the future. 
 
 
 
 
 
 
 
 
 
 
 
 
 


Proposal 
Site 
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Figure 2.3.1 – Diagram showing proximity of bus stops to Oakfields and site.  
 


 
 
Table 1.0 – Bus Routes in Close Proximity to Site Proposal (Appendix A). 
 


 
Service 


 
Route Description 


Mon-Sat  
Sat 


 
Sun Day Eve (after 


1900) 
20 Radbrook Bank Drive West Jct – 


Shrewsbury Bus Station 
30mins 0 30mins 0 


 
 
Table 1.1 – Bus Routes passing site frontage (Appendix B). 
 


 
Service 


 
Route Description 


Mon-Sat  
Sat 


 
Sun Day Eve (after 


1900) 
552/553 Bishops Castle - Stiperstones 


– Shrewsbury  
07:18, 08:18, 12:17, 


15:40 
0 0 0 


552/553 Shrewsbury – Stiperstones – 
Bishops Castle 


07:47, 08:22, 09:02, 
11:12, 12:42, 14:47, 
16:37, 17:12, 18:22 


0 0 0 


 
It would be proposed to discuss with the bus operator the option of providing a further 
stop along the site road frontage which would enhance sustainability of the site and 
ensure connectivity to available buses.  
 
From the above it can be seen that the closest bus stops to the proposal site are 
located along Hanwood Road and Radbrook Road between the A5 roundabout and 
Crowmeole Lane. The eastbound stop which comprises on-street flag post is 
approximately 600m from the proposed site access, and the westbound stop is 
provided by a layby. These bus stops are only a short and relatively flat walk from the 
site. It is proposed to make connectivity to the existing pedestrian facilities to the 
east, however we see no reason why it would not be possible to arrange bus stops 
along the site road frontage to A488 Hanwood Road.  
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The Chartered Institution of Highways and Transportation (CIHT) Document 
‘Providing for Journeys on Foot’ (2000) states that “walking accounts for over a 
quarter of all journeys and four fifths of journeys less than one mile”. This guidance 
also suggests that walking distances for commuters can be considered as desirable 
at 500m, acceptable at 1km and should preferably be no greater than 2km. The 
guidance recommends that for other trips that ‘desirable’ distance would be 400m, an 
‘acceptable’ distance 800m and a ‘preferred maximum’ of 1.2km.  
 
In addition, the DTF National Travel Survey (England) 2014 concluded that walking 
constitutes to 22% of all journeys made in a year and that approximately 3 out of 4 of 
the walking trips were under 1 mile. On average therefore, people are willing to travel 
18 minutes per walking trip. Moreover, Manual for Streets states that “walkable 
neighbourhoods” have a range of facilities within 800m. This distance is not however 
regarded as the upper limit for walking journeys and MFS uses the criterium that 
walking offers the greatest potential to replace short car trips, particularly those under 
2km. MFS also states that the propensity to walk is not only influenced by distance 
but also the quality of the walking experience, as influenced by the overall 
environment, vehicular traffic flows/speeds, etc.  
 
With regard to the closest railway station this is located approximately 4km northeast 
of the site in Shrewsbury town centre. Shrewsbury railway station has 2 trains an 
hour to Birmingham New Street and International, and an hourly service southbound 
to Cardiff Central. Furthermore, there are 2 trains every hour northbound to Crewe, 
where connections to Liverpool Stations can be found.  
 
The number 20, 552 and 553 bus services connects to Shrewsbury Bus Centre, 
which is located within an approximate 230m walk. 
 
Shrewsbury Town Centre is approximately 4km (2.5miles) from the site. The town 
has a wide variety of job opportunities and employment as well as shops, retail 
outlets, cafes, restaurants, bars and local markets.  
 
Figure 2.3.2 – Indicates the proximity of key amenities and facilities and major 
employers.  
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Number Key Amenities and Facilities (from centre of site) 
 


Distance (km) 


1 Royal Shrewsbury Hospital  2.1 
2 Mytton Oak Doctors Surgery 2.2 
3 Onslow Balti Lounge Indian  3.0 
4 Co-op Supermarket 2.0 
5 Ambrosia Express 1.7 
6 Beacon Hotel  2.3 
7 Shrewsbury School 2.7 
8 Shropshire Squash Club 2.2 
9 Radbrook Green Shopping Centre 1.5 
10 Radbrook Green Surgery  1.4 
11 The Priory School  2.3 
12 Roman Road Sports Centre 2.0 
13 St Kenelm Business Park  2.1 
14 ‘Red Barn’ Public House 2.5 
15 ‘Inn on the Green’ Public House 1.4 
16 Radbrook Primary School 1.6 
17 St George’s Junior School  2.2 
 
In addition to the local public transport connections which are set out above, the 
location of the proposal site is anticipated to allow for journeys to be undertaken on 
foot or by cycle. There will be connectivity to existing pedestrian facilities in the 
adjacent developments along the eastern boundary and connectivity to the existing 
pedestrian footways along Radbrook Road (A488).  
 
The site is well positioned in the road hierarchy and whilst no dedicated cycle lanes 
are provided along the A488, it is of sufficient width to allow cyclists to feel safe.  
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Figure 2.3.3 – Local walk catchment for commuters measured from the access to the 
proposal site (downloaded on 23/09/20). 
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Figure 2.3.4 – Local walk catchment for other trips measured from the access to the 
proposal site (downloaded on 23/09/20). 
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Figure 2.3.5 – Local cycle catchment measured from the access to the proposal site 
(downloaded on 23/09/20). 


 


 
 
In addition to walking opportunities, it is also recognised that cycling has the potential 
to substitute short car trips, in particular those less than 5km and also to form part of 
a longer journey by public transport. Figure 2.3.5 above provides a 5km cycle iso-
distance plan and demonstrates that the location of the proposal site allows for 
practical cycling access to a large majority of Shrewsbury. There are a number of key 
local cycle routes available throughout Shrewsbury to the nearby villages, notably 
National Cycle Route 44 which passes through Annscroft, Hook-a-gate, Nobold and 
onto Shrewsbury which is within the 5km radius in Figure 2.3.5.   
 
The proposal site is considered to represent an appropriate location for development 
in transport sustainability terms, being located within a short walk to bus stops 
(potential new bus stop outside of site entrance), which are served by regular bus 
connections and are within a suitable walking distance of key everyday local facilities.  
 
2.4 Personal Injury Accident Data  
 
Personal Injury Accident (PIA) data for the local highway network in the vicinity of the 
proposed site has been obtained by Woodsyde Developments using 
CrashMap.co.uk, which provides official PIA data that has been collected by the 


5km Radius 
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police so that the results are the most reliable available. Further data is provided from 
the Department for Transport to keep the map as up to date. Data has been obtained 
for the most recently available 5-year period and is shown below.  
 
Given this data, it is considered that the access and immediate highway does not 
have a poor safety record, with no accidents recorded over the last 5 years along the 
A488 across the site road frontage. 
 
 


 
 
From review of the data it identifies that no incidents have occurred in the proximity 
to the proposed site entrance. This would therefore indicate that the local highway 
network in the vicinity of the proposal site has a positive accident record with no 
recorded accident events. It is therefore considered that there are no road safety 
issues along this stretch of road.  
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3.0. Description of the Proposal Scheme  
_____________________________________________________ 
 
3.1 Overview of the Proposals 
 
The proposals comprise an area of land sized 20.07 hectares for inclusion in the 
upcoming local plan for a residential scheme at Oakfields Farm, Edgebold. The 
existing farmhouse located at the site is to be retained.  
 
The proposal scheme is for up to circa 450 residential dwellings. It is proposed that 
the dwellings would be developed to provide a range of unit types across the site.  
 
Access to the potential development would be via a new right turn facility located 
centrally to the frontage to the A488 Hanwood Road. The new access would be 
provided with a ghost island which would accommodate right turning traffic and the 
junction bell mouth will be provided with 20m entry and exit radii and a typical road 
width of between 6.0-6.5m wide. This carriageway width will enable a route to be 
plotted to the northern and western boundary for potential further development and 
connectivity to land to the north. It is proposed to introduce an extension of the 
existing 40mph speed limit to the south western corner of the site road frontage.  
 
Internally to the site the access route would continue onwards to form a number of 
cul-de-sac terminations located off a main spine road route. The layout will be 
detailed once planning has been allocated. All roads will be offered for adoption 
pursuant to the Highways Act and the relevant agreements with Shropshire Council 
in the normal fashion.  
 
Footways would be provided along the proposed new main spine road route, and into 
the culs-de-sac. Additional pedestrian connectivity would be made along the A488 
leading into Shrewsbury and also to existing culs-de-sac along the eastern and north 
eastern boundary where land ownership permits.  
 
 
3.2 Measures to Encourage Sustainable Transport  
 
The proposed scheme would be delivered to include a number of measures to 
encourage access to the site via alternative travel modes to the private car, such as 
footway connections from the site to the A488 Hanwood Road. In addition, footpath 
links could be made from the site into Wrekin Dove Close and Bluebell Place, where 
possible, to increase the ease of accessibility of alternative travel modes and 
encourage walking and cycling.  
 
Clearly, current conditions with the COVID-19 Pandemic has resulted in many people 
working from home and I see no reason why this would not be encouraged going 
forward when the pandemic has been eradicated. Clearly modern technology has 
advanced and continues to do so, meetings no longer need to be face to face and 
can simply be arranged via one of the media alternatives such as Skype or Microsoft 
Teams.  
 
It is noted that the site is in close proximity to a national cycle route along the travels 
between Annscroft, Hook-a-gate, Nobold and the onto Shrewsbury. Further routes 
are available.  
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4.0. Anticipated Trip Generation  
_____________________________________________________ 
 
 
In terms of traffic movements as mentioned above the country is currently subject to 
the COVID-19 pandemic and as such the whole dynamic of travel and movement for 
work and pleasure has dramatically changed. Judging by the current situation and 
reports from Government the pandemic is here for the foreseeable future which will 
ultimately affect people’s choices, workplaces, use of amenities and overall daily 
travel. No data is available of how this pandemic has affected travel movement, 
although the Government have stipulated that as many people as possible do in fact 
work from home. According to Government Figures in April 2020 46.6% of people in 
employment did some work at home, of those who did some work at home, 86.0% 
did so as a result of the COVID-19 pandemic. This is a massive change to those 
working from home and if this trend is to continue which is considered highly possible 
there would be a significant reduction in the overall traffic movements generated by 
such a development. Typically, one would reference TRICS data for an accurate 
traffic prediction, however we do not consider that this would be a fair reflection on 
the current situation or situation going forward. I am sure that a number of 
businesses would choose to operate with staff continuing to work from home and 
only going into offices when absolutely necessary.  
 
From other similar scheme TRICS data gave the following actual trip rates. 
 
Trip Rates Vehicles  Arrivals Departure Total  Total Anticipated 


Movements 
Network AM Peak (08:00 – 
09:00) 


0.139 
 


0.450 0.589 265 


Network PM Peak (17:00 – 
18:00) 


0.423 0.219 0.642 289 


 
 
Trips for Dwellings Arrivals Departure Total  
Network AM Peak (08:00 – 09:00) 63 


 
202 265 


Network PM Peak (17:00 – 18:00) 190 99 289 
 
It is considered that the data and figures show worst case traffic movements for the 
proposed development. It is further noted that these traffic movements will be further 
split where vehicles turn left and turn right out of the access. It is predicted that 
ordinarily we would expect a higher number of the traffic movements to gravitate 
towards the town centre rather than the A5 bypass. Nonetheless, if these were split 
50/50 in the AM peak there would be 101 vehicles departing from the site turning 
towards the bypass and a similar number turning towards Shrewsbury town centre. In 
the PM peak leaving the site there would be around 49 movements turning towards 
the A5 and a similar number towards Shrewsbury Town Centre. In real terms 
therefore these figures should be satisfactorily accommodated within the existing 
highway network.  
 
The access arrangements themselves for a ghost island would readily accommodate 
around 500-600 traffic movements in the peak hour before consideration would be 
given to providing a traffic island.  
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Of course, trip rates will vary depending on the nature of the development with 
private housing and rented housing having slightly different trip rates. No accurate 
figures can be provided at this time until the development is set out, the number of 
dwellings confirmed and the amount of affordable housing element within the 
development. If in the future residents do tend to work from home, clearly there 
would be a reduction in residual traffic figures suggested and that at this present time 
we can only speculate how this will effect the highway network, but it is fair to say 
there is a reduction in traffic movements over the recent past due to the onset of the 
pandemic. Ordinarily, a single household will make between 6-9 movements per day, 
therefore if this analysis was used on the basis of 300 dwellings the typical 24-hour 
flows would be between 2100-2700 movements per day. Given likely destinations for 
work, school, pleasure and trips to amenity facilities there will be a spread of traffic 
movements throughout the day and indeed those who have to travel may do so 
outside of the county, choosing either to select public transport where this is available 
or by private car at a time where they are able to reach their destination suitable to 
their own requirements. If this scenario occurs, then a number of movements would 
automatically occur outside of the peak hours.  
 
Drawing conclusion from this assessment it is clear that the volume of traffic 
generated from the allocation of this site would likely see a small increase in overall 
traffic generation, which would not on its own be considered to be significantly 
material to cause demonstrable congestion or highway safety issues to A488 
Hanwood Road or the wider highway network.  
 
Table 4.0 Accessibility Assessment 
 
Facility 
 


Approx 
Distance 
(from 
centre of 
site) (m) 


Approx Journey Time (minutes) 
 
Walking  Cycling 


Royal Shrewsbury Hospital  2100 25 10 
Mytton Oak Doctors Surgery 2200 26 10 
Onslow Balti Lounge Indian  3000 35 13 
Co-op Supermarket 2000 24 8 
Ambrosia Express 1700 20 8 
Beacon Hotel  2300 28 10 
Shrewsbury School 2700 33 12 
Shropshire Squash Club 2200 26 10 
Radbrook Green Shopping Centre 1500 18 7 
Radbrook Green Surgery  1400 17 6 
The Priory School  2300 28 10 
Roman Road Sports Centre 2000 24 8 
St Kenelm Business Park  2100 25 10 
‘Red Barn’ Public House 2500 30 11 
‘Inn on the Green’ Public House 1400 17 6 
Radbrook Primary School 1600 19 8 
St George’s Junior School  2200 26 10 
 
The below table highlights the accessibility of the local services and amenities from 
the proposed development for realistic sustainable transport modes. Primarily, the 
majority of these key facilities and amenities all within the 2km distance which is 
considered acceptable for a maximum walk distance and easily accessible for 
cyclists.  
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4.1 Employment and Education  
 
Clearly employment opportunities for the long term perspective residents for any 
development constructed on this site access to the local business hubs, industrial 
parks, business parks and indeed the town centre can be accessed through a 
mixture of walking, cycling and use of the bus service which has been illustrated 
above. The existing doctors serving the locality is located adjacent to the Radbrook 
Green Shopping Centre which is circa 1.2km, therefore the surgery can be accessed 
by foot, bicycle, car or bus.  
 
4.2 Sustainability Conclusion 
 
The allocation of this land for a development of circa 450 dwellings would not give 
rise to any sustainability concerns based on the information reviewed in this report. 
The site is located within a sustainable location, with direct access to public transport 
links, as well as an existing sustainable travel infrastructure, employment 
opportunities and community facilities.  
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5.0. Conclusion. 
_____________________________________________________ 
 
This assessment has been based on the allocation of land that may serve upwards of 
400 dwellings. Clearly, we are in a uncertain period given the COVID-19 pandemic 
whereby it is likely that going forward people’s habits and working arrangements will 
see dramatic changes and developers incorporating offices within the homestead. 
This approach has been in place within the last 12 months and it appears that 
businesses can operate successfully without the need to gather in one large office. 
The continual updating and upgrading of technology has allowed suitable 
connectivity and accessibility to all staff and workers where they do not have to 
always attend an office. It is appreciated that this is not relevant for all industries and 
trades such as hospitals, supermarkets, manufacturing and construction etc, 
however as mentioned above 46.6% did a proportion of their work at home. I see no 
reason why this type of arrangement would not continue in the future as it gives a 
significant benefit in terms of working conditions, need for travel, company overheads 
and reducing the carbon footprint. Some traffic figures have been calculated and 
these would be considered a worst-case scenario with the figures likely reduced 
given the argument surrounding COVID-19.  
 
This Highway and Transport Assessment has considered the impact of a prospective 
residential development on this proposed land allocation. A brief review of the 
highway capacity has been made and it is considered that there should be adequate 
capacity in the immediate and wider highway network where there will be 
approximately 236 movements two-way in the AM peak and 257 two-way traffic 
movements in the PM peak.  
 
It is considered that the provision of a ghost island right turn facility to service the site 
is appropriate which is capable of receiving circa 600 two-way peak hour movements 
 
It has been indicated that the proposals for circa 450 residential dwellings will have 
no significant demonstrable harm to the safe movement and free flow of traffic on the 
A488, Hanwood Road or the wider highway network. Presently there is no data 
available or collected information to assist in calculating the effects of the COVID-19 
pandemic and the likely reduction in traffic movements that have occurred as a 
result. It is considered that the highway network is capable of receiving and 
distributing this traffic, such that the free flow and safe movement on the highway 
network is not compromised. 
 
Potential pedestrian links will be formed along the A488 to connect to the existing 
facilities and this will include potential links where possible into the nearby 
developments of Wrekin Dove Close, Bluebell Place or Violet Grove land ownership 
permitting. A number of facilities and amenities are located within the 2km walking 
distance of the site and further facilities can be located and accessed within the town 
centre which can be accessed via bus service 20, 552 and 553 which operate along 
the A488 and Radbrook Road.  
 
It is considered that based on the information contained in this report that there are 
no outstanding transport related issues that need to be addressed prior to the 
allocation of this land.  
 
In transportation terms, the proposals will not have a severe impact upon the local 
highway. The proposals will include an extension to the existing 40mph speed limit to 
cover the site road frontage of the land. Based on the analysis and assumptions 
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provided in this Assessment, it is clear that the cumulative impacts of the 
development will not be severe in terms of vehicular traffic or transportation terms to 
the development. 
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