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1. INTRODUCTION 
 


1.1. Site Location 


1.1.1. The site is situated on the south side of Ellesmere, one of the principal towns 


in North Shropshire; see figure 01.  Ellesmere is a regional centre for tourism, 


being home to ‘The Mere’ and the Llangollen branch of the ‘Shropshire Union 


Canal’ which attract significant numbers of visitors each year. 


1.2. Commission 


1.2.1. Illman Young Landscape Design Limited was commissioned by Burbury 


Investments to undertake a landscape and visual assessment to assess the 


potential landscape and visual impacts that would arise as a consequence of 


seeking consent for the construction of a mixed use development, primarily 


comprising of a marina, other leisure facilities and residential development.  


This remit included participation in the design iteration process with the 


Design Team, to enable the proposal to respond to the outcomes of the 


assessment process. 


 


1.2.2. Illman Young have wide experience in the preparation of landscape and 


visual impact assessments, and the development of both design criteria and 


detailed designs on sensitive sites. 


1.3. The Development 


1.3.1.  Burbury Investments are seeking to develop the site to provide a 


comprehensive range of leisure facilities and 250 houses.  The leisure 


element comprises a 200 berth marina and associated boating facilities, hotel, 


pub and play barn, a spa centre with both indoor and outdoor sports activities, 


holiday lodges, and a touring caravan park. 


1.3.2 Shropshire Council are currently developing a Shropshire Site Allocations and 


Management of Development Plan (SAMDev), which identifies the application 


site as a new housing and mixed used site. Following the recent public 


consultation exercise, the SAMDev Plan will be submitted to the Secretary of 
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State for examination by an Independent Planning Inspector later in 2014, 


with the Plan scheduled for formal adoption in 2015. 


1.3.2. Scope of the Study and the consultation process 


1.3.3. This study was requested by Shropshire Council as part of a Scoping opinion 


(ref: 13/00804/SCO) related to the development of the site for multi-use 


leisure facilities.  An outline contents was submitted to the Council for their 


agreement in May 2013. 


1.3.4. A meeting was held on 16 July 2013 with Tim Rogers, Planning Officer and 


Sue Swales, Biodiversity Officer of Shropshire Council to discuss and review 


the baseline studies, and the potential effects of the project, as part of the 


design iteration process.   


1.3.5. Key issues discussed were: 


• The extent of the study area 


• Key landscape and visual issues arising from the baseline study 


• Design decisions made to date and their potential impact 


• Ecological issues 


• Flooding, and drainage strategy 


• Pedestrian and cycle strategy 


• Green infrastructure and networks 


 


1.3.6. The draft baseline document was issued to Shropshire Council for their 


comment and approval subsequent to the July meeting, and agreement was 


sought on: 


  - Key viewpoint locations 


  - Likely impacts and effects 


1.3.7 The extent of 3D graphic information likely to be provided was discussed, and 


it was acknowledged that this would not be to the level of a photomontage, 


but would endeavour to communicate the nature of the scheme.   


1.4. Objectives of the Study 


1.4.1. In principle, this study seeks to ascertain the most suitable location and form 


for the proposed development, minimising the potential impact on the 


surrounding landscape and seek to integrate the scheme in a manner 
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appropriate to the character of the local environment. For those effects that 


cannot be avoided, the study will provide appropriate mitigation measures. 


1.4.2. This study makes an assessment of the existing landscape and visual 


resource before making an assessment of the potential effects that will be 


caused by the proposals. 


1.5. Guidance for the Study 


1.5.1. The document has been produced in accordance with the Guidelines for 


Landscape and Visual Impact Assessment (GLVIA3), 3rd Edition, produced by 


the Landscape Institute and the Institute for Environmental Management and 


Assessment1, and Landscape Institute Advice Note: Use of Photography and 


Photomontage in Landscape and Visual Assessment2. These are widely 


considered to be the industry standards on the subject. 


1.5.2. This new guidance requires lesser reliance on tables and formulaic 


expressions; this assessment therefore uses tables as a guide for assessing 


impacts and effects but uses professional judgement to qualify their use. 


1.5.3. The EU Directive on EIA is clear that it requires the identification of ‘significant 


environmental effects’. Identifying significant effects stresses the need for an 


approach that is proportionate to the project, and the nature of the likely 


effects. The assessment distinguishes between landscape effects and visual 


effects. Landscape effects are changes in the fabric, character and quality of 


the landscape. Visual effects relate solely to changes in available views of the 


landscape and the effects of those changes on people. Effects can be 


beneficial as well as adverse.   


1.5.4. The difference between impact and effect should be noted.  Impact refers to 


the action being taken, whilst effect is the change arising from the action. 


1.6. Limitations, Constraints and Assumptions 


1.6.1. The assessment has been undertaken during spring/summer 2013 when 


there was full foliage on the trees and shrubs. This can potentially reduce the 


visual impact of any proposed development. However, thick belts of trees or 
                                                
 
1 The Landscape Institute and Institute of Environmental Assessment 3rd Edition (2013) Guidelines for 
Landscape and Visual Impact Assessment 
2 Landscape Institute Advice Note 01/2009: Use of Photography and Photomontage in Landscape and 
Visual Assessment 
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shrubs will still have a screening impact during winter months when they have 


no foliage. It should be noted that the assessment was undertaken on site 


and recorded through the photographic viewpoints. Despite strict guidance on 


how such photographs are taken, they are intended to be illustrative and are 


not meant to replace the experience of visiting the site in person. 


1.6.2 It is not possible or practicable to assess the potential visual impact of a 


proposed development from every part of the local area, however, the study is 


sufficiently comprehensive to allow the proposals to be properly considered 


and assessed so that it may fulfil the purpose of effectively informing the 


decision-making process.  GLVIA states that sufficient viewpoints should be 


agreed to allow a proper assessment to be undertaken. 


1.6.3 Site observations involved walking Public Rights of Way (PRoW) and visiting 


significant public viewpoints to determine the likely visibility of the 


development. Photographs from selected viewpoints were taken using a 


Nikon D40X SLR camera.  


1.6.4 Photographs were taken at a focal equivalent to 50mm on a conventional 


35mm camera, to create the view which is generally accepted as being 


closest to that seen by the human eye.   


1.6.5 Panoramic views consisted of photographs taken by the criteria outlined 


above merged together with Adobe Photoshop software. No other 


photographic manipulation was undertaken. 
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2. PREDICTED EFFECTS ARISING FROM THE BASELINE STUDIES 


2.1 Initial Predicted Effects 


2.1.1 An assessment of the initial predicted landscape and visual effects was 


undertaken for the purposes of guiding the development proposals.  The first 


stage of mitigation can therefore be achieved through this process, whilst the 


second specific mitigation stage can then be employed to address any 


residual effects that cannot otherwise be fully satisfied by the first stage of 


mitigation. 


2.1.2 The potential impacts of the project must therefore be considered throughout 


the design development process, and any adverse impacts that cannot be 


designed out, should be mitigated as part of the proposals.  The residual 


landscape and visual effects can then be formally assessed. 


2.2 Landscape Effects 


2.2.1 The following landscape effects were considered as potentially arising as a 


consequence of the development proposals: 


• Reduction in the quality of the local landscape character, and particularly 
the specific qualities associated with the canal side location. 


• An appropriate impact on the listed canal side buildings 


• That the new extent of Ellesmere is not physically contained in 
accordance with local character, and therefore not satisfactorily 
assimilated as part of the town from external locations 


• Loss of grade A and B trees and traditional hedgerow field pattern 


• Negative impact on retained trees through proximity of development 


• Damage to local notable topography through regrading 


• Potential increase in planting and biodiversity as a consequence of the 
development 


• The need for screening of large structures may result in planting patterns 
atypical of the local landscape character type 


2.3 Visual Effects 


2.3.1 The following visual effects were considered as potentially arising as a 


consequence of the development proposals: 


• More prominent urban edge to Ellesmere from views along Oswestry 
Road 







 
Reports/21312  Illman Young Landscape Design Ltd 
August 2014 
Final submitted LVIA 
 


10 


• Visual presence of significant built development not related to canal uses 
from the canal 


• Potential dominance of new buildings on listed canal buildings and views 
along the towpath 


• Addition of built form within the current field structure resulting in a loss of 
views across open fields 


• Loss of rural views from some sections of the canal/towpath 


• Suburbanisation of footpath route through the site 


• Potential improvement in the current view of the sewage works from the 
canal footbridge 
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3. LEGISLATION, GUIDANCE AND POLICY CONTEXT 


3.1 Local Planning Framework 


3.1.1 The proposal site lies within the administrative authority of Shropshire Council 


who formally adopted their Core Strategy Development Plan Document (DPD) 


on 24 February 2011. The relevant policies are set out below: 


3.1.2 “CS3: The Market Towns and Other Key Centres 


The Market Towns and other Key Centres will maintain and enhance their 
roles in providing facilities and services to their rural hinterlands, and 
providing foci [sic] for economic development and regeneration. Balanced 
housing and employment development, of an appropriate scale and design 
that respects each town’s distinctive character and is supported by 
improvements in infrastructure, will take place within the towns’ development 
boundaries and on sites allocated for development… 
 
North West Shropshire… 
 
Ellesmere will have development to support local business development, 
recognising its high quality landscape particularly the environmental and 
historic assets of the meres and the canal…” 


 


“CS5: Countryside and Greenbelt 


New development will be strictly controlled in accordance with national 


planning policies protecting the countryside and Green Belt.Subject to the 


further controls over development that apply to the Green Belt, development 


proposals on appropriate sites which maintain and enhance countryside 


vitality and character will be permitted where they improve the sustainability of 


rural communities by bringing local economic and community benefits… 


Agricultural/horticultural/forestry/mineral related development, although 


proposals for large scale new development will be required to demonstrate 


that there are no unacceptable adverse environmental impacts…” 


 


“CS6: Sustainable Design and Development Principles 


To create sustainable places, development will be designed to a high quality 
using sustainable design principles, to achieve an inclusive and accessible 
environment which respects and enhances local distinctiveness and which 
mitigates and adapts to climate change. This will be achieved by: 
 
• Protects, restores, conserves and enhances the natural, built and historic 


environment and is appropriate in scale, density, pattern and design 
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taking into account the local context and character, and those features 
which contribute to local character, having regard to national and local 
design guidance, landscape character assessments and ecological 
strategies where appropriate; 


• Contributes to the health and wellbeing of communities, including 
safeguarding residential and local amenity and the achievement of local 
standards for the provision and quality of open space, sport and 
recreational facilities. Is designed to a high quality, consistent with 
national good practice standards, including appropriate landscaping and 
car parking provision and taking account of site characteristics such as 
land stability and ground contamination…” 


 


“CS16: Tourism Culture and Leisure 


To deliver high quality, sustainable tourism, and cultural and leisure 
development, which enhances the vital role that these sectors play for the 
local economy, benefits local communities and visitors, and is sensitive to 
Shropshire’s intrinsic natural and built environment qualities, emphasis will be 
placed on: 
 
• Supporting new and extended tourism development, and cultural and 


leisure facilities, that are appropriate to their location, and enhance and 
protect the existing offer within Shropshire… 


• Supporting development that promotes opportunities for accessing, 
understanding and engaging with Shropshire’s landscape, cultural and 
historic assets including the Shropshire Hills AONB, rights-of-way 
network, canals, rivers and meres & mosses. Development must also 
meet the requirements of Policy CS17… 


• Supporting schemes aimed at diversifying the rural economy for tourism, 
cultural and leisure uses that are appropriate in terms of their location, 
scale and nature, which retain and enhance existing natural features 
where possible, and do not harm Shropshire’s tranquil nature… 


• Development of high quality visitor accommodation in accessible 
locations served by a range of services and facilities, which enhances the 
role of Shropshire as a tourist destination to stay. In rural areas, 
proposals must be of an appropriate scale and character for their 
surroundings, be close to or within settlements, or an established and 
viable tourism enterprise where accommodation is required…” 


 


“CS17: Environmental Networks 


Development will identify, protect, enhance, expand and connect Shropshire’s 
environmental assets, to create a multifunctional network of natural and 
historic resources. This will be achieved by ensuring that all development: 
 
• Protects and enhances the diversity, high quality and local character of 


Shropshire’s natural, built and historic environment, and does not 
adversely affect the visual, ecological, geological, heritage or recreational 
values and functions of these assets, their immediate surroundings or 
their connecting corridors; 
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• Contributes to local distinctiveness, having regard to the quality of 
Shropshire’s environment, including landscape, biodiversity and heritage 
assets… 


 


3.2 The SAMDev Land Allocation 


3.2.1 Shropshire Council are currently developing the Shropshire Site Allocations 


and Management of Development (SAMDev) Plan see appendix 1, which will 


set out proposals for the use of land and policies to guide future development 


in Shropshire. A Pre-Submission Draft (Final Plan) was published on 17th 


March 2014. At present this document has not been adopted. The document 


identifies the ‘Land South of Ellesmere’ EL003 as a new housing and mixed 


use site: 


• EL003a as an allocated housing site for 250 homes 


• EL003b as 18 hectares of a leisure and tourism site 
 


“S8.1: Ellesmere Town Development Strategy… 


2. New housing development will be delivered through the allocation of a 


single greenfield site to the south of the town, subject to the implementation of 


satisfactory drainage and flood risk measures. The allocation site together 


with a windfall balance reflects available opportunities and past rates. The 


specific site allocation for housing is identified on the Policies Map and in 


Schedule S8a below and is capable of delivering 250 new homes… 


 4. The allocation of 18 hectares of land for leisure and tourism uses is located 


adjacent to the allocated housing site to the south of town. The scheme 


represents an exciting opportunity for Ellesmere to further develop its leisure 


and tourism facilities and enhance the visitor experience, thus helping to 


attract more tourism to the town to help boost the local economy. 


Development of the site will be subject to the implementation of satisfactory 


drainage and flood risk measures in conjunction with the housing site. The 


specific site allocation is identified in Schedule S8.1c below…” 


 


3.2.2 At a local scale the proposal site falls within Shropshire District who have 


developed a Place Plan as part of the LDF. The Place Plan identifies local 


priorities for Ellesmere and the surrounding countryside. Two key priorities 


identified within the Environment and Climate change section of the plan are 


as follows: 
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• Urban Landscape Character Assessment 
• Survey of important views in and out of Ellesmere 


Both studies are currently aspirational, and are due to be carried out as part 


of the ‘Environmental and Climate Change’ section of the Place Plan. They 


are not based on any historical or prominent views within the town, although it 


is noted within the Ellesmere Conservation Area (character area 12), that 


views from the canal depot buildings towards the sharply defined S shaped 


edge of town has its rural setting marred by the derelict Creamery site and the 


sewage works. 


3.3 Environmental Designations and Planning Constraints  


3.3.1 There are no national landscape designations within or near to the study area.  


However, bridge 60 - Stanks Bridge (List Entry 1176940) is a Grade II listed 


Canal Bridge located at the south west corner of the site. Buildings associated 


with the British Waterways Board Canal Maintenance Depot, Shropshire 


Union Canal, comprising of 4 no. Grade II* buildings and 1no. Grade II 


building are located on the opposite side of the canal at the eastern end of the 


site. 


3.3.2 A number of other listed buildings and structures are also located within the 


study area but these are mostly confined to the urban areas of Ellesmere and 


the smaller settlements of Newness and Onston, where they have no direct 


physical or visual relationship with the application site. 


3.3.3 Ellesmere Conservation Area defines architectural and historic aspects of the 


town and is subdivided into 12 individual areas. ‘Area 12: Beech House and 


Canal Workshops, Shropshire Union Canal’ lies adjacent to the proposed site 


on its eastern side. It highlights the canal’s strong rural character and the 


integration it creates between the centre of the town and the surrounding 


countryside. It also highlights the opportunity to enhance and reinvigorate the 


wharf area as part of the existing Creamery site development, although it 


warns of threat to local character by inappropriate development. 


3.3.4 The nearest Scheduled Ancient Monument is Ellesmere Castle (List entry ID: 


1019303), located approximately 0.4km away, to the east of the site. It will not 


be physically or visually affected by the proposed development. 


3.3.5 A RAMSAR site and SSSI are located at White Mere and Mere Wood, 


approximately 2km from the application site. 
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3.3.6 Two TPO’s exist along the site boundary adjacent to the water treatment plant 


but it is not expected that these will be affected by the proposed development; 


see appendix 2. Planning constraints are shown on figure 02. 


3.3.7 The Core Strategy identifies no specific planning constraints relating to the 


site. 


3.4 Site Constraints 


3.4.1 Techill Brook runs the length of the application site from east to west, with 


approximately 1.2km of the brook within the site culverted. Due to the position 


of this watercourse and a further culverted section to the west of the site, The 


‘EA Flood Risk Map’ shows that this is an area that has a significant chance 


of flooding with a high proportion of the site lying within flood zone 3a.  The 


flooding is caused by this surface water culvert surcharging during periods of 


heavy rainfall – see figure 02. 


3.4.2 In order to accommodate the necessary flood storage volumes, the intention 


is to open air the culvert to create an open watercourse as part of the 


development, creating a ‘Flood Corridor’. To prevent impacts on third party 


land, the proposals need to provide the same floodplain volume and 


conveyance as those existing, and for the FFL’s of the proposed buildings to 


be set at both 600mm above the 100-yr plus climate change, and above the 


1000-year level. This is the subject of a separate report by BWB that forms 


part of this ES. 


3.4.3 The Shropshire Union Canal’s function as a tourism and leisure route provide 


a key opportunity for the proposed leisure features associated with the 


development, while its historic context, high volume of pedestrian activity and 


proximity to the site provides it with its key constraint.   


3.5 Recent Planning History 


3.5.1 A small part of the proposal site was previously included in the outline 


application for the adjacent site that is currently under construction. This 


comprises a mixed use development including residential, community uses, 


retail, cafe, restaurant and public house with means of access, car parking 


and new areas of public realm (ref: NS/06/02588/EIA) The permitted site is 


located to the north of the proposal site. Some elements of this development, 


including the public realm improvements and supermarket, have already been 
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constructed and are in use. Other parts of the site have been subject to 


planning applications in the more distant past. 
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4. METHODOLOGY 


4.1. Introduction 


4.1.1. A desktop study of the site was undertaken, including an assessment of 


character, landform, landscape features, policy and designations. This 


information was both used for, and considered in conjunction with the site 


visit. 


4.2 Definition of the Study Area 


4.2.1 A brief description of the existing land use of the area is provided and 


includes reference to existing settlements, transport routes and vegetation 


cover, as well as local landscape designations, elements of cultural and 


heritage value and local landmarks or tourist destinations. These factors 


combine to provide an understanding of landscape character, and an 


indication of particular key views and viewpoints that are available to visual 


receptors and therefore are to be included in the visual assessment. 


4.2.2 The study area was confined to approximately 1-2km from the site. Beyond 


the area chosen, the visual impacts of the development are not considered 


likely to be significant due to localised topography and tree cover. At these 


distances, the development is likely to be screened by local features, such as 


landform, buildings and vegetation or become a recessive element within the 


landscape. Due to the large number of possible viewpoints to choose from, 


those chosen were done so on the basis of their location in relation to the site 


and landform, and to present typical views. 


4.2.3 For the purposes of this report the area of the site to be considered within 


the assessment has been defined as the land within the Applicants control, 


shown within the red line boundary as indicated on figure 1. 


4.2.4 In the interest of clarity the five fields that make up the application site have 


been described as Fields A to E within this report. See figure 03. 
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4.3 Landscape Effects 


4.3.1 Landscape effects are defined as changes to the landscape resource:  the 


various elements, character, and qualities of the landscape that may be 


affected as a result of development. These include the following: 


• Landscape elements: introduction or removal of trees, vegetation, 


water bodies, built features and other elements which together form 


landscape patterns; 


• Landscape patterns: degradation or erosion of groups and 


arrangements of landscape elements, which form patterns that are 


characteristic of landscape character types; and 


• Landscape character: the landscape character is a product of a 


combination of factors that contribute to the creation of a unique 


setting. Landscape character is a product of the combination of 


geological features, geomorphic processes, floral and wildlife 


associations, with social, economic and cultural forces. 


 


4.3.2 Landscape effects may be adverse, beneficial or neutral and have been 


assessed by consideration of three criteria: 


• The sensitivity of the landscape resource or receptor; 


• The magnitude of the affected landscape resource; and as a 


consequence; 


• The significance of the effect. 


 


4.3.3 Consideration of the sensitivity of the landscape receptor against the 


magnitude of change posed by the development to give the significance of 


the effect, is fundamental to landscape assessment and each of these criteria 


has been defined in more detail with relevance to this assessment. 


4.4 Sensitivity of Landscape Receptors 


4.4.1 The sensitivity of landscape receptors have been determined by reference to 


the baseline assessment of the existing landscape and are classified as high, 


medium or low. The classification of sensitivity with regard to landscape 


receptors is a product of its susceptibility to change and the value attached to 


that landscape. 
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4.4.2 There are no landscape designations in the area of the proposal site. 


Assessment of sensitivity takes into account the location of the proposal 


site at the junction of rural and urban landscapes. 


4.5 Magnitude of Impacts 


4.5.1 Magnitude of landscape impact is a function of the degree of change to the 


landscape element. Judgment is required about the scale or extent of 


change in the landscape that is likely to be experienced as a result of each 


effect.  For example, the addition of a large total length of hedgerow to a 


site, as compared to the existing amount of hedgerow, would be 


considered to be an impact of higher magnitude. A block of woodland that 


was removed in its entirety could be considered to be subject to an impact 


of the maximum magnitude criteria. 


4.6 Visual Impacts and Receptors 


4.6.1 In order to assess the potential visual impacts of the proposed development, it 


is first necessary to establish the area of surrounding land over which the 


existing site exerts a visual influence. Within this visual envelope, viewpoints 


from footpaths, roads and other publicly accessible locations have been 


identified and assessed. 


4.6.2 This is done through the use of information gained from desktop and field 


based visual survey techniques, the purpose of which is three-fold: 


• It allows the existing visibility status or baseline condition of the site 
to be established. 


• It provides information that can be used to direct and determine an 
appropriate design for the development that causes least visual 
disturbance. 


• It allows an effective range of mitigation measures to be developed 
and tested. 


 


4.7 Analysis of Visibility from Public Rights of Way 


4.7.1 Having examined the study area’s visual environment, a number of key 


viewpoints were identified to illustrate the site’s general visibility. As 


vegetation around the boundary of the site plays an important role in 


screening it from the surrounding landscape, it has not been considered as 


part of the site for the purposes of this assessment. The overall visibility of 
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the site and key viewpoint locations are identified and included as 


photographs within the LVIA figures associated with this report chapter. 


4.7.2 A hierarchy has been established to enable the views to be categorised 


relative to their impact and importance as follows:  


• Clear views – where a substantial part of the development site can 


be clearly seen from distant viewpoints, or where a lesser part can 


be seen from a very close viewpoint. 


• Partial, intermittent or filtered views – where clear views of the site 


are obtained for a limited part of the site only, or where a greater 


part is seen but filtered by intervening vegetation. 


• No views – either where topography or the density of the intervening 


vegetation is such that the site is either not visible, or where such a 


minor part is visible that it is not readily discernible, or where the 


filtering effect of the intervening vegetation is such that the site is 


similarly not readily discernible. 


4.8 Sensitivity of the Receptors 


4.8.1 Based on the GLVIA, the different receptor categories are ranked in order 


of their sensitivity to visual impacts which depends on two key elements: 


• Activity which the receptor is undertaking - those who are walking 


within the landscape are considered to be of the highest sensitivity 


as they are considered to be there specifically to enjoy the 


countryside. People in their place of work, for example, are 


considered to be concentrating upon their work and are therefore 


considered to be less interested in the surrounding landscape.  


Those in cars are considered to be of a medium sensitivity, as their 


main focus of attention will be on the road. 


• Context of the proposed development – considers whether the 


pro21312posed development is in keeping with the surrounding 


area or is the proposed use incongruous with local settlement 


patterns and land uses.  


4.9 Magnitude of Visual Impacts 


4.9.1 Magnitude of visual impact is a function of the following factors: 
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• The distance from receptor to the source; 


• The nature of the impact (obstruction, intrusion, cumulative); and 


• The degree of change to the existing view caused by the 


construction of a new feature or the obstruction or modification of an 


existing view. The overall effect upon visual amenity can range from 


degradation to enhancement. 


4.10 Significance 


4.10.1 The two main criteria that determine significance of effect are magnitude of 


the impact and the sensitivity of the location or the receptor. A higher level of 


significance is generally given to large-scale impacts and impacts on sensitive 


locations. This means that small impacts on sensitive areas are usually more 


important than large impacts on less sensitive areas. Environmental 


Assessment requires the identification of effects which are considered to be 


‘significant.’ Effects considered to be ‘significant’ in EIA terms, are those 


which result from impacts of higher  magnitude on receptors of higher 


sensitivity. Whether or not an effect is considered to be ‘significant’ is 


assessed using professional judgment of the magnitude of impact against the 


sensitivity of the receptor. 


4.11 Nature of Impacts 


4.11.1 Significance is not a reflection on the nature of the effect, i.e. whether the 


effect is beneficial or adverse. An impact may be of large magnitude but the 


effect may be beneficial in nature, as in the hedgerow example above. Effects 


may be one of the following: 


• Beneficial – an improvement on the current view or landscape 


character; 


• Neutral – no change in view or effect upon the landscape deemed to 


be neither beneficial nor adverse; or 


• Adverse – new elements or the effects of the proposed change 


detract from the visual amenity or landscape character. 
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5. LANDSCAPE BASELINE 


5.1. Landscape Character 


5.1.1. The landscape around the site has been subject to a number of landscape 


character assessments, undertaken at a range of differing scales, these 


include: 


• National Level: Natural England – Joint Character Area 61: 


Shropshire, Cheshire and Staffordshire Plain 


• County Level: Shropshire Landscape Typology - Landscape 


Description Unit SP/54 - Principle Settled Farmland 


 


National Landscape Character Assessment 


5.1.2 At a national level, the landscape character of the study area has been 


described and documented in Natural England’s ‘Joint Character Area 61: 


Shropshire, Cheshire and Staffordshire Plain' (a National Character Area 


(NCA) profile is currently under construction for the area but has not yet been 


completed).This gives a broad-scale description of how the landscape has 


been defined and shaped by natural, historical and sociological events 


including local geology, soils, topography, land cover and land use. 


Collectively these features of the landscape combine to create the unique 


character of the landscape. 


5.1.3 The landscape characteristics that apply to this area are summarised as 


follows: 


• Extensive gently rolling plain interrupted by sandstone ridges, the most 
prominent being the Cheshire Sandstone Ridge. 


• A unified rural landscape, with strong field patterns, dominated by 
dairying which merges with more mixed and arable farming to the north 
and south-east. 


• Boundaries are predominantly hedgerows, generally well-managed, with 
abundant hedgerow trees which are mostly oak. 


 


5.1.4 Key opportunities in this area that are relevant to the proposal site include: 
 


• Maintain and enhance the landscape’s distinctly rural character 
• Retain the strong pattern of hedgerows, including ensuring a young stock 


of hedgerow trees to replace the predominantly over-mature trees 
 


The Shropshire Landscape Typology (January 2006) 
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5.1.5 At a county level the landscape character of the study area has been 


described and documented as ‘Landscape Description Unit SP/54 - Principle 


Settled Farmland’. 


5.1.6 The landscape characteristics that apply to this area are summarised as 


follows: 


• Settled lowland landscapes of small villages and hamlets, scattered 
farms and relict commons, with varied soil conditions that are 
predominantly utilised for mixed farming; 


• Tree cover comprises scattered hedgerow and field trees (mainly oak and 
Ash), amenity trees around settlements, and denser linear stands of alder 
and willow along watercourses;  


• Clustered settlement pattern of hamlets and smaller villages and a 
medium to high density dispersal of farmsteads and wayside cottages. 
Together with the relatively small, sub-regular fields, these elements 
combine to create medium scale landscapes with predominantly filtered 
views. 


 
5.1.7 No key opportunities for landscape character improvements are identified 


within the Shropshire Landscape Character Study areas. 


5.2 Local Landscape Character 


5.2.1 The local character is of a medium scale, open rolling landscape with 


localised points of higher ground within predominately undulating 


countryside. Irregular field boundaries with bands of trees and woodland 


give the appearance of a well wooded landscape and create visual 


enclosure. 


 
5.2.2 The urban/rural interface of Ellesmere with the surrounding countryside is 


characterised by the well planted ridgelines that surround the town and 


buffers all but a few elements of built form from the surrounding landscape. 


This gives a semi-rural character to the area in which the town of Ellesmere 


does not feature to any great extent until you are within its urban environment. 


 


5.2.3 Settlements beyond the town of Ellesmere comprise groups of houses and 


small villages as well as industrial and educational establishments. 


5.3 Topography 


5.3.1 The site lies between 90 – 100m AOD, generally sloping towards a centre line 


running east/west with the land gradually rising up to the west. The main 
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drainage ditch and culvert is located along this line.  The canal is positioned at 


an elevated position relative to fields A & B, running level with the centre of 


the site before falling below the level of the field as the ground rises up to the 


west. The town of Ellesmere rises up away from the site in the north.  


5.3.2 The wider landscape is predominately flat with land lying at around 90 - 100m 


AOD, with localised high points creating small but elevated features within the 


landscape; most notably in Ellesmere where Castle Field lies at a height of 


121m AOD. The land gradually rises up around the village of Welsh Frankton, 


creating a marginally elevated area to the west of the site. See figure 03. 


5.3.3 Constraints & Opportunities - Constraints to the site include the elevated 


ridgeline that runs adjacent to the boundary with the school to the west which 


will impose constraints on the location and level of new buildings, and ground 


to the east that falls away from the level of the canal. Opportunities from the 


site’s topography include the relatively flat ground adjacent to and level with 


the canal on the sites western side and the existing tumps that contribute to 


the sites character. 


5.4 Existing Vegetation and Land Use 


5.4.1 The site comprises a series of open pastoral fields bounded and defined by 


well-maintained hedges, occasional hedgerow trees and bands of mature tree 


planting. Individual trees occur within some fields. Boundaries with the 


adjacent town of Ellesmere range from being open with post and wire fencing 


to hedgerows and bands of mature hedgerow tree planting. The canal runs 


along the length of the site’s southern and eastern boundaries and is defined 


by well-maintained hedges and hedgerows with intermittent bands of 


hedgerow tree planting. 


5.4.2 Constraints & Opportunities – there is the opportunity to recreate local 


patterns of vegetation within the scheme to provide visual containment 


and/or compartmentalisation of the housing areas, and reinforce locally 


typical landscape character typologies such as the well wooded 


appearance and visual containment of the town of Ellesmere. 


5.5 Existing Landscape Resource 


5.5.1 The landscape resource of the site comprises enclosed pastoral grassland 


bounded by a strong network of well-maintained hedgerows with intermittent 
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mature hedgerow trees. Isolated field trees are also present and localised 


‘tumps’ create distinct landform elements within the site. 


5.5.2 A comprehensive Tree Survey has been undertaken by Illman Young 


Landscape Design Ltd.  It is considered that the level of landscape resource 


is high, with many good quality trees throughout the site being worthy of 


retention.  The tree survey identifies 60no trees of which 9no are grade A and 


36no Grade B, which are worthy of positive retention where possible, 13no 


Grade C, which have some value but do not necessarily need to be retained 


and 2no. trees have been categorised as U and should be removed due to 


their poor condition. 


5.5.3 The Tree Survey also identifies approximately 3.6km of existing hedgerow 


that forms both the boundary to the site, as well as defining the individual 


fields within it. Hedgerows that form the site boundary were generally found to 


be species rich and in good condition. Those running through the site were 


mostly incomplete and generally in poor condition. They have been identified 


by Shropshire Council on their interactive ‘Landscape Character Map’ as 


being species poor and of low ecological value.  


 
5.5.4 Constraints & Opportunities - there are a number of good quality trees and 


hedgerows within the site which should be considered for retention. There is 


considerable opportunity to improve the quality and biodiversity value of the 


existing hedgerows as part of the proposals. 


5.6 Existing Development 


5.6.1 The site currently exists as a series of undeveloped fields used for pasture. It 


is bordered along the length of its southern side by the Shropshire Union 


Canal with the A495 bordering a short section in the north west corner of the 


site. There is no built form within the site, although a listed bridge is located in 


the site’s south west corner. To the east the site is bordered by a sewage 


treatment facility and lies in close proximity to the listed Canal Depot 


Buildings, while to the west it is bounded by open fields. 


5.6.2 The former Creamery site to the north of field A, is currently in the process of 


being redeveloped with public space improvements and a Tesco supermarket 


already completed.  The first phases of housing are currently being 


constructed adjacent to the site along its north eastern boundary. 
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5.6.3 Constraints & Opportunities – The existing canal depot buildings offer a 


unique opportunity to link the proposed development with the areas rich 


heritage, while the retail development on the former Creamery site creates a 


strong focal point and focus for the surrounding community. The adjoining 


sewage works is a key constraint on the positioning of the residential and 


leisure buildings within the site. 


5.7 Existing Rights of Way 


5.7.1 There is a limited network of Public Rights of Way (PRoW) around the 


application site, with the exception of footpath 0208/12Y/1 that runs through 


the site’s western most side and up along its northern boundary before 


continuing on into the town of Ellesmere. The canal towpath forms a 


significant pedestrian route along the length of the site’s southern boundary. 


5.7.2 In addition to the designated footpaths and bridleways, ‘Route 26: Chirk Bank 


to Ellesmere’ section of the Shropshire Union Canal runs along the entire 


length of the site’s southern boundary, with the associated towpath running 


along the northern side of the canal, immediately outside the site boundary. 


5.7.3 All formal public rights of way (including footpaths, bridleways, by-ways and 


areas of open land) have been taken from the Definitive Map as held by the 


‘Shropshire Council Definitive Map Online’.  Those that are relevant to this 


application have been checked on the ground along with all local roads. For 


the most part, all footpaths are well maintained, easily accessible and well 


used. See figure 05. 


5.7.4 Constraints & Opportunities –there are a number of well used public rights of 


way in the area including the tow path along the canal; opportunity exists to 


create greater connectivity both within the site and across it between the 


canal and the town of Ellesmere as well as improve access to the historic 


union canal depot buildings. 


5.8 Landscape Value 


5.8.1 The landscape of the application site is not designated either nationally or 


locally, although it has value locally due to its relationship with the Shropshire 


Union Canal and the rights of way across it. The town of Ellesmere is 


surrounded by an abundance of irregular pastoral fields dotted with isolated 


tree planting and small hills. The landscape type is both abundant and typical, 
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and has no particular special or defining characteristics outside the local 


landscape character description. The quality of the natural landscape within 


the site is mixed; gradually improving as it becomes more rural to the west, 


away from the urban edge of Ellesmere. It plays an important role in buffering 


the interface between the exposed urban edges of Ellesmere and the 


surrounding landscape. 


5.9 Sensitivity to Change 


5.9.1 Sensitivity is a combination of susceptibility to change of the receptor 


combined with its value.  Susceptibility to change is the ability of the 


landscape receptor to accommodate the proposed development without 


undue consequences for the baseline situation and/or the achievement of 


landscape planning policies. The landscape receptors have been identified as 


having following sensitivity: 


5.9.2 Landscape Resource – Trees & Hedgerows 


 The susceptibility of these landscape elements to change, depend on their 


location and the nature of the development proposals. However, if appropriate 


space is provided within the layout to maintain the various tree components, 


the integrity and continuity of the hedgerows, then they would be of moderate 


susceptibility to change.  Trees of grade A, B or C are respectively of high, 


medium and low value as individual specimens, although when occurring as a 


group/copse their collective value increases. The majority of hedgerows are of 


moderate value, but those which are species rich or containing trees are of 


high value.  Therefore the sensitivity of the receptor ranges from high to 


moderate depending on their value, with only trees of low value having a low 


sensitivity.  Trees that are categorised as requiring removal have low value 


and low sensitivity, although they may have some value as an ecological 


resource. 


5.9.3 Landscape Patterns - Well Wooded Skyline & Pastoral Fields 


 The susceptibility of these patterns to change is dependent on their nature 


and location in relation to the proposed development. The elevated ground to 


the north of the site is of high importance as a landscape pattern in defining 


the rural edge to the town of Ellesmere and is therefore of high value. 


However if the development is sited appropriately on the elevated ground in 
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such a way that it does not compromise the existing skyline, then it would be 


of low susceptibility to change. Therefore sensitivity of the receptor is 


moderate. 


5.9.4 Land Use - Agricultural Land 


 This land use has a moderate value locally as an agricultural feature and is 


currently used for pasture. It is classified as a mixture of Grade 2, 3a, 3b & 4 


agricultural land by the Agricultural Land Classification maps, with land 


graded 2 & 3a being the ‘best and most versatile land’ for growing crops. 


While this land would be of a high susceptibility to change given the nature of 


the proposed development and its value as a potential site for growing crops, 


these changes are in line with planning policies for the site; as identified within 


the SAMDev, as an area intended for mixed use, residential and leisure 


development. The proposals are therefore in line with achieving the current 


landscape planning policies and as such sensitivity of the receptor is low. 


 
5.9.5 Landscape Character - Rural 


 The landscape character of the site has a moderate value locally as rural 


landscape that helps to define the urban/rural edge to the town of Ellesmere. 


It would therefore be of high susceptibility to change given the nature of the 


proposed development.  However the proposals would be in keeping with the 


leisure aspects associated with the canal and are also in line with the 


SAMDev planning policies for the site. The proposals are therefore in line with 


achieving the current landscape planning policies and as such sensitivity of 


the receptor is low. 


5.10 Summary 


5.10.1 The proposal site is located on the south side of the town of Ellesmere. The 


character of the area is semi-rural landscape, typically characterised by 


irregular field patterns and localised points of high ground on an undulating 


topography. The site is defined by the urban edge of Ellesmere, the 


Shropshire Union Canal and the open countryside. 


5.10.2 The proposal site is a series of pastoral fields that were in use for cattle 


grazing at the time of the site visit. It is bounded for the most by hedgerows 


which also sub divide the land into five separate fields. The site contains 
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some localised ground undulations in the form of two small tumps as well as a 


number of notable trees. 


5.10.3 The sensitivity of this landscape to change is dependent on the ability of the 


different landscape elements to accommodate the proposed development. 


Although the susceptibility of these landscape elements varies from moderate 


to high, through the changes to the planning context in relation to the 


SAMDev Plan, the sensitivity to change is considered low. 


5.10.4 The following section proceeds to consider the extent to which the existing 


site is visible within the surrounding landscape, and the sensitivity of the 


receptors viewing it. 
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6. VISUAL BASELINE 


6.1. Overall Visibility 


6.1.1  Due to the undulating nature of the landscape and localised areas of high 


ground, the visual envelope is for the most part confined to the immediate 


surrounds of the site. Development on higher ground associated with the town 


of Ellesmere screens views from the north, while the elevated and well 


vegetated ground around Castle Field screens views out towards The Mere. 


Conversely, views out from the elevated ground around Castle Field towards 


the application site are also screened by intervening vegetation and 


residential development. Views to the south and west are again contained by 


intervening vegetation and the surrounding topography. 


6.1.2 Due to the size and nature of the site it is not possible to see all five fields in 


their entirety from any one view. Views are generally limited to partial views 


overlooking two or three fields at a time. No long distance views are possible 


from the surrounding area, including from the elevated ground at Welsh 


Frankton. Long distance views are defined as being over 2km. See figure 06. 


6.2 Site Visibility and Key Viewpoints 


6.2.1 Visibility of the site generally divides into two groups of views: 


a. Firstly, views from the Shropshire Union Canal and public footpaths 
which are in close proximity to the site 


 
b. Secondly from the surrounding local road network from further afield 


but still in close proximity to the site 
 
6.2.2 The viewpoints from Rights of Way and roads are identified on figure 7, and 


illustrated on the photographs illustrated on figures 07a to 07e. 


6.3 Views from the Canal Towpath and Surrounding Public Footpaths 


6.3.1 From the canal towpath adjacent to field A - Starting from the Wharf, there 


are no views of the site until the canal footbridge at the eastern most edge of 


the site is reached, which offers clear views out across Field A and further 


west across the site from its elevated vantage point spanning the canal; see 


viewpoint 1. 
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6.3.2 Travelling south/west around the site boundary, the towpath is slightly 


elevated above the site, but the height of the adjacent hedge prevents views 


into the site, although the canopies of trees within the fields are clearly visible 


above. Occasional gaps within the hedge allow glimpsed views through into 


fields A & B but these are infrequent - see viewpoint 2.  The section of 


towpath from the canal buildings towards the Wharf creates a sense of arrival 


in Ellesmere. 


6.3.3 Constraints & Opportunities - Development should reinforce the sense of 


arrival/act as a gateway to Ellesmere, forming a suitable feature in the 


immediate landscape and as the towpath is accessed over the footbridge 


towards the town. Built form towards the edge of the canal should not be 


dominant, but can connect positively with the canal side.  Higher elements of 


built form should be set back, both to reduce their impact, and also to avoid a 


negative visual impact on the listed buildings.  


6.3.4 From the canal towpath adjacent to field B - where the level of the canal is 


similar to that of the adjacent site and there are more substantial breaks in the 


hedgerow vegetation, clear views of fields B & C are possible, while filtered 


views of field A are possible through the field boundary vegetation. The 


elevated ridge to the rear of field B is visually prominent, containing a mature 


thick hedgerow and many tall mature trees. See viewpoint 3. 


6.3.5 Residential properties on higher ground within the town of Ellesmere are 


partially visible through the well wooded ridge as is the roof line of the school.  


It is not possible to see the sewage works (to the rear of field A) due to 


intervening vegetation and grass banks. 


6.3.6 Constraints & Opportunities – development should be located on site at a 


level, and of a height that it can be visually contained by the dense line of 


hedgerow and the lower mature tree canopy.  Built form should also be set 


back from the towpath to reduce its prominence along this section of canal. 


6.3.7 From the canal towpath adjacent to field C & D, where the level of the 


canal is similar to that of the adjacent site the hedgerow drops to 


approximately 1m high, allowing wide panoramic views in both directions. 


6.3.8 Clear views of fields C & part of field D are possible.  Additionally, the two 


tumps within field D form distinct features within the view and partially screen 


views to the landscape beyond. See viewpoint 4. 
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6.3.9 At the very western end of the site, the level of the canal drops to below that 


of the adjacent field and the hedgerow climbs to almost 4m high, from this 


location views of the site are no longer possible. 


6.3.10 Constraints & Opportunities – development should be kept away from the 


highest elevated areas of field D to maintain its open aspect and avoid 


buildings being seen on the horizon.  Built form should also be set back from 


the towpath to reduce its prominence along this section of the canal. 


6.3.11 From Footpath 0209/12/2 at its junction with the canal travelling north-
east – This footpath travels up from the Shropshire Union Canal, through field 


D, along and outside the boundary of field C and then up towards Lakelands 


School before connecting with the residential areas of Ellesmere.   


6.3.12 From the junction with the Shropshire Union Canal the well maintained hedge 


that forms the south western boundary of the site screens views into the site 


and beyond although the canopies of trees within it are clearly visible – see 


viewpoint 5. On entering the site the elevated sections within fields B & C 


become more visible as you move further northwards into the site gradually 


opening up to the north side of field D. The well planted ridgeline gives a well 


wooded appearance to the horizon and screens views of Ellesmere beyond. 


6.3.13 Constraints & Opportunities – Development should be kept back from the 


south west side of the site and be of a suitable height so that built form is not 


seen above the existing hedgerow. New planting may also assist in 


composing any new development located here.  Towards the northern end, 


built form should be set back from and at a level such that it is seen below the 


general tree line, so that it can be composed within the landscape. 


6.3.14 Footpath 0209/12/2 Northern Side – from the northern side of field C up to 


the school, there are partial views of fields A, B & C through gaps in the 


hedgerow trees, while filtered views of the site are possible through smaller 


gaps in the boundary vegetation. See viewpoint 6. Hedges running along the 


canal and field boundaries form prominent features in the mid ground of the 


view, while the hedgerow tree planting creates a well wooded appearance in 


the landscape further south. 


6.3.15 Constraints & Opportunities – development should be set back from the 


elevated sides of fields B & C and at a level to maintain views to the south. 


Delineation of the field boundaries should be retained to maintain the irregular 
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field pattern which is characteristic of the site.  Additional tree planting within 


existing hedges would assist in assimilating development within the 


landscape. 


6.3.16 Ellesmere Business Park (Footpath0208/8/1) – Adjacent to Ellesmere 


Business Park, clear views of field E are seen above the boundary hedge 


across the main road, while filtered views of a small part of field D are seen 


through the field boundary vegetation – see figure 7. The elevated ground 


within the mid ground helps to define the horizon in this location and screens 


views out to the surrounding landscape. 


6.3.17 Constraints & Opportunities – Development within field E should consider how 


it can be integrated whilst maintaining a rural character to the edge of 


Ellesmere.  Development within field D should consider its impact on the 


horizon beyond, through its level, and the height of the existing boundary 


trees.  Additionally, consideration should be given to the way that planting can 


assist in assimilating its form and mass.  


6.4 Views from roads 


6.4.1 Oswestry Road – Clear views are possible over the western section of the 


site and to the surrounding landscape beyond from a section of the Oswestry 


Road to the north-west of the site – see figure 8. The elevated ground within 


the southern section of Field D forms a large component within the view and 


is a key element of the undulating and rural character of the landscape. 


6.4.2 Constraints & Opportunities – Development within the southern part of field D 


would require the redefinition of the site boundary as the urban edge of 


Ellesmere in a way typical of the local landscape. 


6.4.3 Birch Road – For a short section of road adjacent to the junction with Love 


Lane, a small part of Field A is visible between a small gap in the tree canopy 


on the far side of the cricket pitch and adjacent field. The Canal Depot 


Buildings are clearly visible from this location and form a significant 


component within the view.  See viewpoint 9.   


6.4.4 Constraints & Opportunities - Built form should be located back from the site 


boundary and be of a suitable height so that it is not seen above the existing 


boundary vegetation and does not adversely affect the setting of the canal 


depot buildings within this view. 
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6.5 Residential Views 


6.5.1 Residential views are generally considered to be from the ground floor 


windows of the principle daytime rooms within a house.  Whilst the potential 


impact of development on residential views must be recognised and 


considered, such views have no status in planning, unless the residential 


amenity of the dwellings is infringed. 


6.5.2 New residential development is currently being constructed adjacent to field 


A, to the south of Berwyn View - See appendix 3. During construction and on 


completion, this housing will have a significant screening effect on views 


looking south towards the site from this residential area. 


6.5.3 There are generally no views of the proposed development from the existing 


residential properties on the south side of Ellesmere, as the properties are 


generally orientated with their principal rooms looking east/west, and most 


have solid boundary fences 1.8m in height, which restrict outward views.  


Glimpses into the site are seen from the ends of cul-de-sacs close to the 


boundary of the housing area, however, these views are limited to small 


portions of field A and will be lost once the housing development to the south 


is completed. see viewpoint 10. 


6.6 Summary 


6.6.1 To summarise the key points arising from the base-line visual survey: 


• It is not possible to see all five fields from any one location: 


• All the fields can be seen from various viewpoints around the site; 


• The zone of theoretical visibility extends mainly westwards and 


southwards until contained by rising ground and woodland in the near 


distance.   To the north, the school and housing of Ellesmere located 


on rising ground similarly contain inward view; 


• The existing good quality hedgerow and trees along  the tow path 


combined with the lower position of the canal in the west screens most 


inward views from the canal towpath; 


• Elsewhere hedgerow and hedgerow trees also provide good visual 


containment to the majority of the site; 


• Where the ground level of the field rises up to that of the canal, clear 


views of the site and beyond to the surrounding area are possible; 
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• The raised tumps within field D create a feature within the landscape 


that is typical of the surrounding area; 


• Views of the elevated ground around Ellesmere and the Ellesmere 


Castle site are possible from the canal towpath and from within the 


site; 


• Location of development in relation to the site boundary is likely to be 


critical; 


• The nature of the development will have a varying effect on the 


character of the site. 


6.6.2 These issues must therefore be used as a guide to assist in the evaluation of 


how the site may best be developed.  


6.7. Design development and mitigation 


6.7.1 The potential impacts of the project must therefore be considered throughout 


the design development process, and any adverse impacts that cannot be 


designed out, should be mitigated as part of the proposals.  The residual 


landscape and visual effects can then be formally assessed. 
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7. The Proposed Development 


7.1 Strategy for Development 


7.1.1 The overall strategy for the development has been predominantly landscape 


led with massing and sizing of built form evolving in response to the 


landscape parameters identified within the baseline assessment of this report, 


see figure 8. In addition to these landscape constraints, the site’s location 


within a flood zone has also had a bearing on the strategy for the 


development. The masterplan has therefore progressed through a number of 


design iterations (for the full design iteration see Appendix figures 2 Site 


masterplan Revisions D, H & M and Site Sections), the key points of which 


have been summarised below: 


• Relocation of hotel and leisure spa  and set back away from canal 


side to minimise visual impact 


• Relocation of pub/restaurant and leisure barn to accommodate root 


protection areas of existing mature trees T4 to T8 


• Redesign and subsequent removal of garden centre from masterplan 


of the proposed due to potential visual impact 


• Relocate caravan plots to south side of field D minimising visual 


impact and maintaining open aspect of field 


• More informal layout created for caravan plots and holiday cabins to 


reduce density, allowing retention of hedgerow field boundaries and  


incorporation of woodland pocket planting 


• Caravans set back from the western boundary, and the ground level 


regraded to reduce visibility from the west. 


• Flood attenuation area created to the centre of the site with smaller 


linear features within fields A and D 


• Residential units set back from elevated section of site to preserve 


existing wooded skyline 


• Residential units arranged in a terraced fashion to accommodate 


avenue tree planting to help assimilation into view 


• Restriction of development around existing tumps to maintain their 


character and form 


• Alignment of the existing public footpath through the site retained and  


accommodated within a landscape setting 
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7.1.2 Generally, the larger more prominent development has been constrained to 


the least visible parts of the site to the east, closer to the town’s amenities 


while smaller, lower density development and seasonal use, has been located 


to the more rural and open parts to the west. 


7.1.3 The site will provide a comprehensive range of leisure facilities as well as 250 


houses. The leisure part of the development will comprise the following 


elements: 


• 200 berth marina with associated boating facilities 


• Hotel (120 bed) 


• Pub/Restaurant and Play Barn 


• Leisure Spa Club with outdoor sports facilities  


• Holiday Cabins (43 units) 


• Touring Caravan Park (70 plots) 


7.2 Built Form - see Masterplan SK25 Rev M 


7.2.1 HOTEL & LEISURE COMPLEX – Located in the eastern most part of the site 


adjacent to the existing canal depot buildings, with a shared car park and 


outdoor recreation facilities. Both buildings will stand a maximum of 3 storeys 


high (circa 13-16m), with the hotel creating a key feature, when approaching 


the town of Ellesmere by the canal. 


7.2.2 PUB/RESTAURANT AND PLAY BARN – These will comprise of a 2 storey 


pub and restaurant building (circa 11 tall) and a 2 storey play barn (8.5m tall). 


Both will be located adjacent to the boundary with the canal and have 


associated car parking areas. 


7.2.3 MARINA – Located alongside the canal in the eastern portion of the site the 


marina will sit level with that of the canal and will comprise of both a short and 


long stay zone either side of an central area of hard standing. Built form 


associated with the marina will be a 2 storey workshop and facilities building 


(circa 13m tall), located centrally in line with the proposed entrance. In 


addition to these two buildings, there will also be two foot bridges located at 


the marina entrance and adjacent to the workshop to provide pedestrian 


access.  
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7.2.4 HOUSING – Housing is located on the rising ground along the northern 


portion of the application site and comprise a series of low density houses, 


approximately 2 - 3 storeys high (between 8m & 10.5m tall). They will be set 


back a suitable distance from the site’s northern boundary in order to maintain 


the well treed appearance of the skyline and help to compose them within the 


view. 


7.2.5 CABINS & CARAVAN PLOTS – Located on the south and western edges of 


the site adjacent to the canal. The caravan park will consist of access roads 


and square plots of hard standing that measure 11m x 11m laid out in an 


informal arrangement around a central access road on the lower ground 


surrounding the tump. The holiday cabins will be 6-7m tall and set out in an 


informal arrangement around a central access road adjacent to the canal 


towpath. Both the caravan park and holiday cabins will each have an 


associated single storey administration building (6m to ridge) located between 


the two areas, in the form of an amenity block and reception building. 


7.3 Landscape Infrastructure 


7.3.1 CENTRAL GREEN AREA – located along the line of the existing stream 


culvert through the centre of the site, a 2.5m deep depression will provide 


flood attenuation for the site. Further to the west additional areas of public 


open space, public amenity spaces and play/recreation facilities will also be 


provided. 


7.3.2 EXISTING VEGETATION - The majority of tree and hedgerow planting will be 


retained as part of the structure of the proposed layout. One section of 


hedgerow running north to south from the sewage works will be removed, 


while the remainder of hedges will be retained with only small sections being 


removed to facilitate parts of the development. All hedgerows being retained 


as part of the development will have infill planting carried out where 


necessary, while tree planting and inter-planting with native hedgerow species 


will be used to improve both the site’s amenity and biodiversity. 


7.3.3 PROPOSED VEGETATION – A comprehensive strategy for tree and shrub 


planting is proposed as part of the development (see figure 10). The purpose 


of this planting strategy has been 3 fold, working to re-enforce the existing 


landscape resource of the site and help to restore the local landscape 







 
Reports/21312  Illman Young Landscape Design Ltd 
August 2014 
Final submitted LVIA 
 


39 


character. This in turn will assist in composing the proposed built form within 


the surrounding landscape. 


7.3.4 Footpath 0209/12/2, running through the western section of the site, will be 


afforded suitable space within the development and planted accordingly to 


allow it to be maintained as a semi-natural route. 
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8. Landscape Impact Assessment  


8.1 Evaluation of Impacts on the Physical Landscape Resource 


8.1.1 EFFECT ON THE TREE RESOURCE – whilst the scheme is indicative, it is 


intended to keep as many of the grade A, B & C trees as possible, that is, 


those most suitable for long term retention.  In its current iteration, the 


proposals will necessitate the removal of 7 individual trees and 3 tree groups, 


these are as follows: 


• 5no. category B trees 
• 1no. category C tree 
• 1no. category U tree 
• 2no. category B groups 
• 1no. category U group 


 
8.1.2 As part of the proposals, a large number of trees will be planted throughout 


the development via street trees and amenity planting. There will therefore be 


a considerable increase to this existing landscape resource resulting in a 


major impact on a moderately sensitive receptor, resulting in a major 
beneficial effect in both the short and long term. 


8.1.3 EFFECT ON THE HEDGEROW RESOURCE – it is intended to retain as 


much as possible of hedgerows with high ecological value, with sufficient 


space being provided to ensure they are retained in good condition 


throughout the construction phase and beyond. In its current iteration, the 


proposals will necessitate the removal of approximately 440m of hedgerows, 


250 of which has been identified as being species poor and of low ecological 


value by Shropshire Council.  


8.1.4 There are approximately 400m of new hedgerows being planting as part of 


the proposed development, resulting in a net loss of approximately 40m from 


a total of 3600m. In addition to new hedgerows being planted existing poorer 


quality hedgerows will be gapped up alongside planting of new hedgerow 


trees carried out as part of the proposed landscape strategy for the site. See 


figure 11. 


8.1.5  There will therefore be a minor impact on a moderately sensitive receptor, 


giving a Minor Adverse effect in the short term, improving to a Moderate 
Beneficial effect in the long term. 
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8.2 Evaluation of Impacts on the Character of the Site 


8.2.1 The application site is located within the ‘Principle Settled Farmland’ character 


area and comprises a series of open pastoral fields and serves as a buffer 


between the town of Ellesmere and the surrounding countryside. It is 


predominantly bounded by mature hedges and hedgerows, with the 


Shropshire Union Canal defining the length of its southern boundary 


8.2.2 IMPACT ON THE PRINCIPLE SETTLED FARMLAND CHARACTER AREA – 


The existing pastoral fields will be developed for a mixture of leisure, tourism 


and residential development. Although the local landscape character is of 


moderate sensitivity to this type of development, the site’s allocation as an 


area for housing, leisure and tourism within the Shropshire SAMDev plan, will 


need to be taken into account when considering this landscape’s sensitivity to 


change. 


8.2.3 While it will result in a permanent change of high magnitude to the existing 


nature of the site, the impact that the proposed development will have on the 


character of the landscape has been mitigated against through the careful 


placement and massing of the built form. Larger scale leisure facilities have 


been located within the more urban section of the site, with the low density 


housing and smaller scale tourism/leisure elements being located in the site’s 


more rural areas. Additionally, planting within the development site has been 


used in a manner which is in keeping with the character of the surrounding 


landscape. Over time the proposals will become assimilated into Ellesmere’s 


residential character, as well as with the leisure & tourism activities 


associated with the Shropshire Union Canal. This change is therefore 


deemed to be one that will be in keeping with the existing semi – rural 


character of the area. 


8.2.4 The magnitude of such impact is high. An impact of high magnitude on a 


receptor of moderate sensitivity, would result in an effect on the landscape 


character of the area, which is of moderate adverse effect. However due to 


the site’s designation as one for housing, leisure and tourism, and the 


mitigation to the layout of the site through the design process, its ability to 


accommodate this type of change within the context of the overall landscape 


character of the area, is considered to be high, reducing the overall effect to 
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moderate/minor adverse.  This effect is not considered significant in EIA 


terms. 


8.2.5 IMPACT ON THE INHERENT LANDSCAPE CHARACTER OF THE SITE – 


the proposed mixed use development will replace the existing pastoral fields 


within the site. This will result in the loss of the site’s openness and its 


inherent rural character.  This change will be permanent. 


8.2.6 Despite the fact that the proposals are in line with achieving the current 


landscape planning policies they will have an impact of high magnitude 


on a moderately sensitive receptor, and therefore the effect on the site’s 


character will be both moderate and adverse.  However while this is a 


significant change, this has to be balanced against the designation of the 


land for housing, leisure & tourism. This is not considered significant in EIA 


terms. 


8.2.7 IMPACT ON THE BIODIVERSITY OF THE SITE – As the proposed 


development will replace the existing grass fields currently used for grazing 


and a small proportion of existing hedgerow, there will be a partial loss to 


this part of the site’s existing ecological habitat. This loss will be 


permanent. Grassland being lost is pastoral and existing hedgerows 


through the site are intermittent and provide little in the way of continuous 


ecological habitat through the site. Proposed planting of mixed hedgerows, 


native trees, wildflower grass and wetland habitats and will address the 


current lack of biodiversity corridors running through the site.  


8.2.8 Although there will be a loss in some of the site’s existing ecological habitat, 


this is of low quality in terms of biodiversity and there will be a significant 


amount of tree and hedgerow planting proposed, creating habitat and 


enhancing the site’s existing biodiversity value. The opening up of the culvert 


and associated landscape works will assist in helping to promote water vole 


habitat. There will therefore be a minor impact on a moderately sensitive 


receptor, giving a Moderate/Minor Adverse effect in the short term, 


improving to a Moderate Beneficial effect in the long term.  


8.3 Summary 


8.3.1 The overall landscape effect balances both the effect on the physical resource 


and the effect on landscape character. The enhancement of the existing 
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vegetation and the provision of additional planting will have a beneficial effect 


on the physical landscape resource of the area. In addition to this, the 


proposed ecological improvements to the site will have a beneficial effect on 


the biodiversity of the area.  


8.3.2 There will be a permanent and complete change of character within the 


application site; the effect on the character of the surrounding areas will be of 


moderate to minor significance. As the site is allocated for comprehensive 


redevelopment, the complete change of character is expected through the 


change in planning policies for the land. 


8.3.3 Enhancements to the physical landscape resource and biodiversity will 


ensure that the development can be appropriately accommodated within the 


context of the Shropshire Union Canal and the Town of Ellesmere. Overall, 


the effect on the landscape resource is not considered significant in EIA 


terms.   
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9. Visual Impact Assessment  


9.1 Evaluation of Visual Impacts 


9.1.1 Visual impacts and effects relate to the changes in character of the available 


views resulting from the development, and the changes in the visual amenity 


of the receptors. The following section proceeds to describe how the 


proposed development will alter the site’s existing visual environment and 


describe the resultant effects of its impact once the mitigation planting has 


become established. 


9.1.2 Generally, the larger more prominent development in the form of the hotel and 


leisure spa will be visible from those areas immediately adjacent to the site in 


the east. Mitigation planting will have limited effect on screening this part of 


the development from the adjacent tow path but will help to compose the 


buildings within the view. However, intervening vegetation both existing and 


proposed will prevent any views of this section of the site from the west. 


9.1.3 To the west, smaller scale lower density development will be visible from 


those areas immediately adjacent to the site and from further afield. Due to 


the type of development proposed in these areas combined with its low 


density and areas of proposed mitigation planting, partial views will be limited 


to the elevated ground north and west of the site and views from along the 


canal will be heavily filtered by intervening vegetation. 


9.1.4 In assessing the potential visual effects of the development proposals, 


consideration was given to the effects in the round, however, the specific 


effects have been summarised through the agreed viewpoints, which could 


then be used for the purpose of evaluating the specific visual impact of the 


proposals, once the development had been built and the mitigation planting 


has reached maturity after a period of fifteen years. An analysis of the site’s 


visual environment is summarised in the table below: 
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Location 
 


Represent
ative 
viewpoints 


Sensitivity 
of the 
receptor 


Susceptibil
ity to 
change 


Significance of effect 
During 
construction 


On completion After 15 
years 


Shropshire 
Union Canal 
[Field A] 


1 & 2 High High Moderate 
/Major 
Adverse 


Moderate 
/Major 
Adverse 


Moderate 
Adverse 


Shropshire 
Union Canal 
[Field B] 


3 High Medium/ 
Low 


Moderate 
Adverse 


Minor 
Adverse 


Neutral 


Shropshire 
Union Canal 
[Fields C&D] 


4 High Medium Moderate 
Adverse 


Moderate 
Adverse 


Minor 
Adverse 


Footpath 
0209/12/2 


5 High Low Minor 
Adverse 


Minor 
Adverse 


Neutral 


Footpath 
0209/12/2 


5&6 High High Major Adverse Major 
Adverse 


Moderate 
/Minor 
Adverse 


Footpath 
0209/12/2 


6 High Medium Moderate 
Adverse 


Moderate 
Adverse 


Minor 
Adverse 


A495 
Oswestry 
Road 


7 High Medium Moderate 
Adverse 


Moderate 
Adverse 


Minor 
Adverse 


A495 
Oswestry 
Road 


8 Medium High Moderate 
Adverse 


Moderate 
Adverse 


Minor 
Adverse 


Birch Road 
(Residential 
Road) 


9 Medium Low Minor 
Adverse 


Minor 
Adverse 


Minor 
Adverse 


Berwyn View 
(Residential 
Road) 


10 Medium Neutral Neutral Neutral Neutral 


 


9.2 Near Distance Views from the Canal Towpath & Public Footpaths 


9.2.1 FROM THE CANAL TOWPATH ADJACENT TO FIELD A (See viewpoints 1 & 


2) – The majority of the views from this section of the towpath will experience 


partial views of the proposed hotel, leisure spa and pub/play barn. Due to the 


existing hedgerow located along the site boundary and the elevated position 


of the canal towpath, views of the proposed development will be limited to the 


upper floors of these buildings , which will form prominent features along it, 


and in places will re define the existing skyline. Further west, partial views of 


the marina will be possible with clear views of the work shop, and facilities 


building also becoming possible at the new entrance to the marina from the 


canal. Residential development on the elevated parts of field B will also be 
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partially visible in the background although they will lie below the existing 


wooded skyline. 


 Positioning of the buildings combined with mitigation tree planting to the 


existing boundary hedge of the canal and tree shrub planting within the site, 


will in the long term create visual screening of the development although taller 


buildings adjacent to the canal will still be visible. 


 Sensitivity of the view is therefore deemed to be high, while its 


susceptibility to change is medium, resulting in a visual effect that is 


moderate/major adverse in the short term, reducing to moderate adverse in 


the long term. This is considered significant in EIA terms. 


9.2.2 FROM THE CANAL TOWPATH ADJACENT TO FIELD B (See viewpoint 3)  – 


The majority of the views from this section of the towpath will experience 


either full or partial views of the proposed marina and holiday cabins in the 


foreground, while residential development on the elevated parts of fields B & 


C will also be visible. Views back towards the hotel and leisure spa will not be 


visible due to intervening vegetation, although partial/filtered views of the pub 


and play barn will be possible during the winter months. 


 In the long term mitigation planting amongst the holiday cabins will help to 


assimilate the built form into the landscape, while positioning of residential 


properties on the higher ground and tree planting within the development will 


further reinforce the well wooded appearance of the landscape and preserve 


the existing skyline.  The marina itself is a typical feature of canals, and 


considered by many as an attractive part of walking along them. 


 Sensitivity of the receptor is therefore deemed to be high, while its 


susceptibility to change is medium to low, resulting in a visual effect that is 


moderate/minor adverse in the short term, reducing to neutral  in the longer 


term. This is not deemed significant in EIA terms. 


 


9.2.3 FROM THE CANAL TOWPATH ADJACENT TO FIELD C & D (See viewpoint 


4) – The majority of the views from this section of the towpath will experience 


either full or partial views of the proposed holiday cabins and touring 


caravans. They will partially redefine the skyline when looking towards the 
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west and residential development on the elevated parts of fields B & C will 


also be visible. 


 In the long term mitigation planting amongst the holiday cabins and touring 


caravans will help to assimilate the built form into the landscape, screening 


views into the site and contain the majority of the visual environment to the 


canal tow path.  It should also be noted that the caravan usage is in the main 


seasonal, such that the impact of a small number of caravans during outside 


the main season will be substantially less than during the summer months. 


 Sensitivity of the receptor is therefore deemed to be high, while its 


susceptibility to change is medium, resulting in a visual effect that is 
moderate adverse in the short term, reducing to minor adverse in the longer 


term. This is not deemed significant in EIA terms. 


 
9.2.4 FROM FOOTPATH 0209/12/2 AT ITS JUNCTION WITH THE CANAL 


TRAVELLING NORTH-EAST (See viewpoint 5) – Prior to entering the site, 


the views of vehicles within the proposed touring caravan park will not be 


possible above the hedgerow field boundary (until in very close proximity to 


the site) as they will be located on ground regraded down and set back from 


the hedge. 


 In the long term, additional hedgerow tree planting along the existing field 


boundary will further reduce the presence of these elements within the view, 


while pockets of tree and shrub planting will further reinforce the well wooded 


appearance of the existing skyline. 


 Sensitivity of the view is therefore deemed to be high, while its 


susceptibility to change is low, resulting in a visual effect that is minor 
adverse in the short term, reducing to neutral over time. 


9.2.5 FROM FOOTPATH 0209/12/2 RUNNING THROUGH THE WESTERN 


PORTION OF THE SITE - From within the site boundary (whether travelling 


north from viewpoint 5 or south from viewpoint 6) views of the residential units 


and proposed caravan plots will be possible although these will be limited to 


the northern and southern ends of the footpath respectively. 


 Along the central section of the route, views of the proposed road network 


and open watercourse will be clearly visible, although these will be set within 
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the context of the existing retained tumps and planted accordingly to allow it 


to be maintained as a semi-natural route as it moves through the Site. 


 Sensitivity of the view is therefore deemed to be high, while its 


susceptibility to change is high, resulting in a visual effect that is major 
adverse in the short term, reducing to moderate minor over time. 


9.2.5 FOOTPATH 0209/12/2 ON THE NORTHERN SIDE OF THE SITE (See 


viewpoint 6) – the majority of views from this footpath will experience full or 


partial views of the site, with residential development being visible along the 


northern boundaries of fields B, C & D. From this elevated position, a large 


proportion of the central green park and proposed marina will also be visible 


in the mid ground, while filtered views of the holiday cabins and caravan parks 


will be possible through smaller gaps in the boundary vegetation. The well 


wooded appearance in the landscape further south will not be affected by the 


proposals. 


 In the long term, proposed areas of planting within the site will have matured 


and begin to feature as notable elements within the development. These will 


help to break up the massing of the built form and help to assimilate the 


proposed development within the view. 


 Sensitivity of the receptor is therefore deemed to be high, while its 


susceptibility to change is medium, resulting in a visual effect that is 


moderate adverse, reducing to minor adverse in the longer term. This is not 


deemed significant in EIA terms. 


9.2.6 ELLESMERE BUSINESS PARK (FOOTPATH0208/8/1) (See viewpoint 7) – 


the majority of views from this footpath to the north west of the site will 


experience full or partial views of the proposed central trunk road and access 


roundabout off of Oswestry Road. Partial views into the caravan park to the 


south will also be visible, with the caravans and associated amenity buildings 


partially defining the horizon. 


 In the long term, proposed hedgerow tree planting will reinforce the existing 


boundary vegetation and screen views out to the caravan park and the wider 


landscape beyond, restricting views to the proposed junction and access road 


in the foreground. 
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 Sensitivity of the view is therefore deemed to be high, while its 


susceptibility to change is medium, resulting in a visual effect that is 


moderate adverse in the short term, reducing to minor adverse in the longer 


term. This is not deemed significant in EIA terms.  


9.3 Views from the Local Road Network 


 
9.3.1 OSWESTRY ROAD (See viewpoints 8) – The majority of the views from this 


section of road will have clear views of the proposed development in the 


south west corner of the site, with the caravan park forming the main part of 


the development visible. In addition to this a small amount of the proposed 


residential development will also be visible to the north while the remainder of 


the development will not be visible due to intervening vegetation and 


topography. 


 In the long term, reinforcement planting to the existing hedge along the site’s 


western boundary and pockets of woodland planting within the caravan park 


will help to assimilate the built form into the landscape and further reinforce 


the well treed appearance of the existing skyline. 


 Sensitivity of the view is therefore deemed to be medium, while its 


susceptibility to change is high, resulting in a visual effect that is moderate 
adverse in the short term, but reducing to minor adverse in the longer term. 


This is not deemed significant in EIA terms. 


9.3.2 BIRCH ROAD (See viewpoint 9) – Views from this short section of road will 


have only partial views of the proposed development with the southern-most 


corner of the hotel building being visible between the existing bands of tree 


planting along the canal. The hotel will form a new component within the view, 


although this will be of a scale that is in keeping with that of the existing Canal 


Depot Buildings. No planting is proposed to mitigate the new man made 


element within the view. 


 Sensitivity of the view is deemed to be medium, while its susceptibility to 
change is low, resulting in a visual effect that is minor adverse in both the 
short and the long term. This is not deemed significant in EIA terms. 
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9.4 Residential Views 


9.4.1 BERWYN VIEW (See viewpoint 10) – Views onto the proposed site from this 


residential area will be heavily screened by the proposed residential 


development to the south of this area and as such there will be no views of 


the site from this location. 


 The resulting visual effect is therefore considered to be neutral. 


9.5 Significance of Visual Effects 


9.5.1 This assessment takes into account the Site, within the proposed SAMDev 


Plan as an area allocated for housing, leisure & tourism. The proposals will 


result in a significant change to the nature of the views, but in terms of 


significance have been considered in the context of this allocation.  


9.5.2 At present views towards the Site are generally limited to areas in close 


proximity to the site. Beyond that they are contained by the combined effect of 


topography, vegetation and the existing settlement in and around the town of 


Ellesmere. It is therefore possible to categorise the significance of the 


proposed development’s visual envelope into the following: 


a. Views from the Shropshire Union Canal and public footpaths in and 
adjacent to the site, and secondly, 


b. Views from the surrounding local road network 


 


9.5.4 Views from the Shropshire Union Canal and public footpaths in and adjacent 


to the site - Visual receptors immediately adjacent to the site will experience a 


change in views that whilst moderately adverse in the short to medium term, 


they are impacts that are inevitable as a result of a development of this scale 


and as such are unavoidable.  Views of the new marina are generally not 


considered adverse, as they are in keeping with the use and history of the 


canal, and to many people are themselves considered an attractive and 


interesting element that is appropriate and typical of the canal. 


9.5.3 Views from within the site are limited to a section of footpath 0209/12/2, 


however, due to the nature of the proposed development, visual receptors 


moving through the Site will experience a major adverse change, although 


the space afforded to this route within the masterplan and the proposed 


planting along it will help to maintain its semi-rural nature.  
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9.5.5 In the long term mitigation planting within the site and along its southern and 


western boundaries will have had time to establish, improving the screening 


effect of the existing boundary vegetation to the development while amenity 


planting within the site will further soften its visual impact within the view and 


in the instance of footpath 0209/12/2 will help to maintain its semi rural nature. 


9.5.6 Secondly from the surrounding local road network - Visual receptors in the 


middle distance to the site will experience a change in views that whilst 


moderate adverse in the short to medium term, will become minor adverse 


in the long term, this is not considered significant in EIA terms, as the site has 


now been designated for mixed use development and its impact has been 


mitigated against through both the design process and proposed green 


infrastructure. 


9.6 Summary 


9.6.1 The selected viewpoints and visual assessment have demonstrated that 


although the Site is visible from a localised area around the site, the more 


adverse effects have been mitigated against through the careful massing and 


placement of the  development, with large elements of green infrastructure 


being used to both soften the impact of the proposed development and to re-


enforce typical features of the view such as the woodland ridge as an 


extension to Haw Wood. 


9.6.2 Overall its impact will be Moderate Adverse in the short term, gradually 


becoming Minor Adverse as it is assimilated into the landscape by the 


improved boundary vegetation and tree /shrub planting within the site, as they 


become established. 


9.6.3 There will be a permanent and complete change of views towards the 


application site from rural pasture to a mixed use residential environment with 


leisure and tourist activities associated with the Shropshire Union Canal. The 


effect on the views from the surrounding areas will be of Minor Significance 
in the long term. 
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10.  Conclusion and Summary 


10.1 Conclusion 


10.1.1 The proposed development comprises a range of leisure facilities and 250 


houses.  The leisure element will include a 200 berth marina and associated 


boating facilities, hotel, pub and play barn, a spa centre with both indoor and 


outdoor sports activities, holiday lodges, and a touring caravan park. 


Shropshire Council have allocated the site for housing and mixed used 


development. 


10.2 Landscape Resource 


10.2.1. The site is located within a medium scale, open rolling landscape with 


localised points of higher ground within predominately undulating countryside. 


It is bounded by mature hedges and hedgerows and comprises a series of 


irregular field boundaries with bands of trees and woodland, which give the 


appearance of a well wooded landscape and a sense of visual enclosure. 


10.2.2 Its character is strongly influenced by the Shropshire Union Canal that runs 


along the length of the site’s southern boundary and it forms the interface 


between urban character of the town of Ellesmere and the surrounding rural 


landscape beyond. 


10.2.3 As the site is now allocated for comprehensive redevelopment, a complete 


change of character is expected through the change in planning policies for 


the land, with a development type that is in keeping with the recreational 


character of the canal. 


10.3 Landscape Character 


10.3.1 Whilst there will be a permanent and complete change of character within the 


application site, the effect on the character of the surrounding areas will be of 


low significance in the longer term. Improvements to the physical landscape 


resource, will have a long term beneficial effect on trees and hedgerows. In 


addition, this improved resource will help to create a balance between the 


proposed development and the character of the existing surrounding 


landscape to ensure that the proposals can be appropriately accommodated 


within the new character of the town of Ellesmere. 
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10.3.2 It has been shown that the landscape effects resulting from the proposed 


development will be Neutral in the long term. 


10.4 Visibility 


10.4.1. The selected viewpoints and visual assessment have demonstrated that 


although the application Site is visible from a localised area, where the 


proposed development will be seen, the more adverse effects have been 


mitigated against through the careful massing and placement of the  


development, confining large scale development to areas of low visibility and 


smaller scale buildings to  more visible parts of the site at a density that has 


allowed retention of existing land form and the opportunity to plant pockets of 


woodland, re-enforcing typical features of the view such as the well wooded 


appearance of the skyline and the undulating countryside. 


10.4.2 It has been shown that the visual effects resulting from the proposed 


development will generally be of moderate adverse significance (in the 
short to medium term, becoming minor in the long term overall as 
proposed planting within the site matures This is not considered 


significant in terms of EIA. 


10.5 Summary 


10.5.1 The site has been assessed in terms of its landscape character and visibility 


within the landscape, with reference to national, county and local level 


character assessments, to identify the key landscape elements within the site, 


and the visual impact of the site on the surrounding landscape. 


10.5.2 This is a predominantly recreational development located within a rural setting 


adjacent to the town of Ellesmere and the Shropshire Union Canal. Despite its 


scale, the existing nature of the landscape and the design of the proposals 


limits the effects, which are primarily experienced in and immediately adjacent 


to the site, creating a balanced addition to the town, while maintaining the 


character of the surrounding rural setting. 


10.5.3 As a whole, it is considered that the proposal should be acceptable in terms of 


its impact on the surrounding landscape and will be in keeping with the 


existing recreational uses associated with the Shropshire Union Canal. 
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		INTRODUCTION

		Site Location

		Commission

		The Development

		Burbury Investments are seeking to develop the site to provide a comprehensive range of leisure facilities and 250 houses.  The leisure element comprises a 200 berth marina and associated boating facilities, hotel, pub and play barn, a spa centre wi...

		1.3.2 Shropshire Council are currently developing a Shropshire Site Allocations and Management of Development Plan (SAMDev), which identifies the application site as a new housing and mixed used site. Following the recent public consultation exercise,...

		Scope of the Study and the consultation process

		This study was requested by Shropshire Council as part of a Scoping opinion (ref: 13/00804/SCO) related to the development of the site for multi-use leisure facilities.  An outline contents was submitted to the Council for their agreement in May 2013.

		A meeting was held on 16 July 2013 with Tim Rogers, Planning Officer and Sue Swales, Biodiversity Officer of Shropshire Council to discuss and review the baseline studies, and the potential effects of the project, as part of the design iteration proc...

		Key issues discussed were:

		1.3.6. The draft baseline document was issued to Shropshire Council for their comment and approval subsequent to the July meeting, and agreement was sought on:

		- Key viewpoint locations

		- Likely impacts and effects

		1.3.7 The extent of 3D graphic information likely to be provided was discussed, and it was acknowledged that this would not be to the level of a photomontage, but would endeavour to communicate the nature of the scheme.



		Objectives of the Study

		In principle, this study seeks to ascertain the most suitable location and form for the proposed development, minimising the potential impact on the surrounding landscape and seek to integrate the scheme in a manner appropriate to the character of th...

		This study makes an assessment of the existing landscape and visual resource before making an assessment of the potential effects that will be caused by the proposals.



		Guidance for the Study

		The document has been produced in accordance with the Guidelines for Landscape and Visual Impact Assessment (GLVIA3), 3rd Edition, produced by the Landscape Institute and the Institute for Environmental Management and Assessment0F , and Landscape Ins...

		This new guidance requires lesser reliance on tables and formulaic expressions; this assessment therefore uses tables as a guide for assessing impacts and effects but uses professional judgement to qualify their use.

		The EU Directive on EIA is clear that it requires the identification of ‘significant environmental effects’. Identifying significant effects stresses the need for an approach that is proportionate to the project, and the nature of the likely effects....

		The difference between impact and effect should be noted.  Impact refers to the action being taken, whilst effect is the change arising from the action.



		Limitations, Constraints and Assumptions

		1.6.1. The assessment has been undertaken during spring/summer 2013 when there was full foliage on the trees and shrubs. This can potentially reduce the visual impact of any proposed development. However, thick belts of trees or shrubs will still have...

		1.6.2 It is not possible or practicable to assess the potential visual impact of a proposed development from every part of the local area, however, the study is sufficiently comprehensive to allow the proposals to be properly considered and assessed s...

		1.6.3 Site observations involved walking Public Rights of Way (PRoW) and visiting significant public viewpoints to determine the likely visibility of the development. Photographs from selected viewpoints were taken using a Nikon D40X SLR camera.

		1.6.4 Photographs were taken at a focal equivalent to 50mm on a conventional 35mm camera, to create the view which is generally accepted as being closest to that seen by the human eye.

		1.6.5 Panoramic views consisted of photographs taken by the criteria outlined above merged together with Adobe Photoshop software. No other photographic manipulation was undertaken.





		PREDICTED EFFECTS ARISING FROM THE BASELINE STUDIES

		2.1 Initial Predicted Effects

		2.1.1 An assessment of the initial predicted landscape and visual effects was undertaken for the purposes of guiding the development proposals.  The first stage of mitigation can therefore be achieved through this process, whilst the second specific m...

		2.1.2 The potential impacts of the project must therefore be considered throughout the design development process, and any adverse impacts that cannot be designed out, should be mitigated as part of the proposals.  The residual landscape and visual ef...



		2.2 Landscape Effects

		2.2.1 The following landscape effects were considered as potentially arising as a consequence of the development proposals:

		 Reduction in the quality of the local landscape character, and particularly the specific qualities associated with the canal side location.

		 An appropriate impact on the listed canal side buildings

		 That the new extent of Ellesmere is not physically contained in accordance with local character, and therefore not satisfactorily assimilated as part of the town from external locations

		 Loss of grade A and B trees and traditional hedgerow field pattern

		 Negative impact on retained trees through proximity of development

		 Damage to local notable topography through regrading

		 Potential increase in planting and biodiversity as a consequence of the development

		 The need for screening of large structures may result in planting patterns atypical of the local landscape character type



		2.3 Visual Effects

		2.3.1 The following visual effects were considered as potentially arising as a consequence of the development proposals:

		 More prominent urban edge to Ellesmere from views along Oswestry Road

		 Visual presence of significant built development not related to canal uses from the canal

		 Potential dominance of new buildings on listed canal buildings and views along the towpath

		 Addition of built form within the current field structure resulting in a loss of views across open fields

		 Loss of rural views from some sections of the canal/towpath

		 Suburbanisation of footpath route through the site

		 Potential improvement in the current view of the sewage works from the canal footbridge





		LEGISLATION, GUIDANCE AND POLICY CONTEXT

		3.1 Local Planning Framework

		3.1.1 The proposal site lies within the administrative authority of Shropshire Council who formally adopted their Core Strategy Development Plan Document (DPD) on 24 February 2011. The relevant policies are set out below:

		3.1.2 “CS3: The Market Towns and Other Key Centres

		“CS5: Countryside and Greenbelt

		New development will be strictly controlled in accordance with national planning policies protecting the countryside and Green Belt.Subject to the further controls over development that apply to the Green Belt, development proposals on appropriate sit...

		Agricultural/horticultural/forestry/mineral related development, although proposals for large scale new development will be required to demonstrate that there are no unacceptable adverse environmental impacts…”

		“CS6: Sustainable Design and Development Principles

		“CS16: Tourism Culture and Leisure

		“CS17: Environmental Networks



		3.2 The SAMDev Land Allocation

		 EL003a as an allocated housing site for 250 homes

		“S8.1: Ellesmere Town Development Strategy…

		2. New housing development will be delivered through the allocation of a single greenfield site to the south of the town, subject to the implementation of satisfactory drainage and flood risk measures. The allocation site together with a windfall bala...

		3.2.2 At a local scale the proposal site falls within Shropshire District who have developed a Place Plan as part of the LDF. The Place Plan identifies local priorities for Ellesmere and the surrounding countryside. Two key priorities identified withi...

		Both studies are currently aspirational, and are due to be carried out as part of the ‘Environmental and Climate Change’ section of the Place Plan. They are not based on any historical or prominent views within the town, although it is noted within th...



		3.3 Environmental Designations and Planning Constraints

		3

		3.1

		3.3.1 There are no national landscape designations within or near to the study area.  However, bridge 60 - Stanks Bridge (List Entry 1176940) is a Grade II listed Canal Bridge located at the south west corner of the site. Buildings associated with the...

		3.3.2 A number of other listed buildings and structures are also located within the study area but these are mostly confined to the urban areas of Ellesmere and the smaller settlements of Newness and Onston, where they have no direct physical or visua...

		3.3.3 Ellesmere Conservation Area defines architectural and historic aspects of the town and is subdivided into 12 individual areas. ‘Area 12: Beech House and Canal Workshops, Shropshire Union Canal’ lies adjacent to the proposed site on its eastern s...

		3.3.4 The nearest Scheduled Ancient Monument is Ellesmere Castle (List entry ID: 1019303), located approximately 0.4km away, to the east of the site. It will not be physically or visually affected by the proposed development.

		3.3.5 A RAMSAR site and SSSI are located at White Mere and Mere Wood, approximately 2km from the application site.

		3.3.6 Two TPO’s exist along the site boundary adjacent to the water treatment plant but it is not expected that these will be affected by the proposed development; see appendix 2. Planning constraints are shown on figure 02.

		3.3.7 The Core Strategy identifies no specific planning constraints relating to the site.



		3.4 Site Constraints

		3.4.1 Techill Brook runs the length of the application site from east to west, with approximately 1.2km of the brook within the site culverted. Due to the position of this watercourse and a further culverted section to the west of the site, The ‘EA Fl...

		3.4.2 In order to accommodate the necessary flood storage volumes, the intention is to open air the culvert to create an open watercourse as part of the development, creating a ‘Flood Corridor’. To prevent impacts on third party land, the proposals ne...

		3.4.3 The Shropshire Union Canal’s function as a tourism and leisure route provide a key opportunity for the proposed leisure features associated with the development, while its historic context, high volume of pedestrian activity and proximity to the...



		3.5 Recent Planning History

		3.5.1 A small part of the proposal site was previously included in the outline application for the adjacent site that is currently under construction. This comprises a mixed use development including residential, community uses, retail, cafe, restaura...





		METHODOLOGY

		Introduction

		4.1.1. A desktop study of the site was undertaken, including an assessment of character, landform, landscape features, policy and designations. This information was both used for, and considered in conjunction with the site visit.



		4.2 Definition of the Study Area

		4.2.1 A brief description of the existing land use of the area is provided and includes reference to existing settlements, transport routes and vegetation cover, as well as local landscape designations, elements of cultural and heritage value and loca...

		4.2.2 The study area was confined to approximately 1-2km from the site. Beyond the area chosen, the visual impacts of the development are not considered likely to be significant due to localised topography and tree cover. At these distances, the devel...

		4.2.4 In the interest of clarity the five fields that make up the application site have been described as Fields A to E within this report. See figure 03.



		4.3 Landscape Effects

		4.3.1 Landscape effects are defined as changes to the landscape resource:  the various elements, character, and qualities of the landscape that may be affected as a result of development. These include the following:

		4.3.2 Landscape effects may be adverse, beneficial or neutral and have been assessed by consideration of three criteria:

		4.3.3 Consideration of the sensitivity of the landscape receptor against the magnitude of change posed by the development to give the significance of the effect, is fundamental to landscape assessment and each of these criteria has been defined in mor...



		4.4 Sensitivity of Landscape Receptors

		4.4.1 The sensitivity of landscape receptors have been determined by reference to the baseline assessment of the existing landscape and are classified as high, medium or low. The classification of sensitivity with regard to landscape receptors is a pr...



		4.5 Magnitude of Impacts

		4.6 Visual Impacts and Receptors

		4.6.1 In order to assess the potential visual impacts of the proposed development, it is first necessary to establish the area of surrounding land over which the existing site exerts a visual influence. Within this visual envelope, viewpoints from foo...

		4.6.2 This is done through the use of information gained from desktop and field based visual survey techniques, the purpose of which is three-fold:



		4.7 Analysis of Visibility from Public Rights of Way

		4.8 Sensitivity of the Receptors

		4.9 Magnitude of Visual Impacts

		4.9.1 Magnitude of visual impact is a function of the following factors:



		4.10 Significance

		4.10.1 The two main criteria that determine significance of effect are magnitude of the impact and the sensitivity of the location or the receptor. A higher level of significance is generally given to large-scale impacts and impacts on sensitive locat...



		4.11 Nature of Impacts

		4.11.1 Significance is not a reflection on the nature of the effect, i.e. whether the effect is beneficial or adverse. An impact may be of large magnitude but the effect may be beneficial in nature, as in the hedgerow example above. Effects may be one...





		LANDSCAPE BASELINE

		Landscape Character

		The landscape around the site has been subject to a number of landscape character assessments, undertaken at a range of differing scales, these include:

		National Landscape Character Assessment

		5.1.3 The landscape characteristics that apply to this area are summarised as follows:

		The Shropshire Landscape Typology (January 2006)

		5.1.5 At a county level the landscape character of the study area has been described and documented as ‘Landscape Description Unit SP/54 - Principle Settled Farmland’.

		5.1.6 The landscape characteristics that apply to this area are summarised as follows:

		5.1.7 No key opportunities for landscape character improvements are identified within the Shropshire Landscape Character Study areas.



		5.2 Local Landscape Character

		5.2.3 Settlements beyond the town of Ellesmere comprise groups of houses and small villages as well as industrial and educational establishments.



		5.3 Topography

		5.3.1 The site lies between 90 – 100m AOD, generally sloping towards a centre line running east/west with the land gradually rising up to the west. The main drainage ditch and culvert is located along this line.  The canal is positioned at an elevated...

		5.3.2 The wider landscape is predominately flat with land lying at around 90 - 100m AOD, with localised high points creating small but elevated features within the landscape; most notably in Ellesmere where Castle Field lies at a height of 121m AOD. T...

		5.3.3 Constraints & Opportunities - Constraints to the site include the elevated ridgeline that runs adjacent to the boundary with the school to the west which will impose constraints on the location and level of new buildings, and ground to the east ...



		5.4 Existing Vegetation and Land Use

		5.4.1 The site comprises a series of open pastoral fields bounded and defined by well-maintained hedges, occasional hedgerow trees and bands of mature tree planting. Individual trees occur within some fields. Boundaries with the adjacent town of Elles...



		5.5 Existing Landscape Resource

		5.5.1 The landscape resource of the site comprises enclosed pastoral grassland bounded by a strong network of well-maintained hedgerows with intermittent mature hedgerow trees. Isolated field trees are also present and localised ‘tumps’ create distinc...

		5.5.2 A comprehensive Tree Survey has been undertaken by Illman Young Landscape Design Ltd.  It is considered that the level of landscape resource is high, with many good quality trees throughout the site being worthy of retention.  The tree survey id...

		5.5.3 The Tree Survey also identifies approximately 3.6km of existing hedgerow that forms both the boundary to the site, as well as defining the individual fields within it. Hedgerows that form the site boundary were generally found to be species rich...

		5.5.4 Constraints & Opportunities - there are a number of good quality trees and hedgerows within the site which should be considered for retention. There is considerable opportunity to improve the quality and biodiversity value of the existing hedger...



		5.6 Existing Development

		5.6.1 The site currently exists as a series of undeveloped fields used for pasture. It is bordered along the length of its southern side by the Shropshire Union Canal with the A495 bordering a short section in the north west corner of the site. There ...

		5.6.2 The former Creamery site to the north of field A, is currently in the process of being redeveloped with public space improvements and a Tesco supermarket already completed.  The first phases of housing are currently being constructed adjacent to...

		5.6.3 Constraints & Opportunities – The existing canal depot buildings offer a unique opportunity to link the proposed development with the areas rich heritage, while the retail development on the former Creamery site creates a strong focal point and ...



		5.7 Existing Rights of Way

		5.7.1 There is a limited network of Public Rights of Way (PRoW) around the application site, with the exception of footpath 0208/12Y/1 that runs through the site’s western most side and up along its northern boundary before continuing on into the town...

		5.7.2 In addition to the designated footpaths and bridleways, ‘Route 26: Chirk Bank to Ellesmere’ section of the Shropshire Union Canal runs along the entire length of the site’s southern boundary, with the associated towpath running along the norther...

		5.7.3 All formal public rights of way (including footpaths, bridleways, by-ways and areas of open land) have been taken from the Definitive Map as held by the ‘Shropshire Council Definitive Map Online’.  Those that are relevant to this application hav...

		5.7.4 Constraints & Opportunities –there are a number of well used public rights of way in the area including the tow path along the canal; opportunity exists to create greater connectivity both within the site and across it between the canal and the ...



		5.8 Landscape Value

		5.8.1 The landscape of the application site is not designated either nationally or locally, although it has value locally due to its relationship with the Shropshire Union Canal and the rights of way across it. The town of Ellesmere is surrounded by a...



		5.9 Sensitivity to Change

		5.9.1 Sensitivity is a combination of susceptibility to change of the receptor combined with its value.  Susceptibility to change is the ability of the landscape receptor to accommodate the proposed development without undue consequences for the basel...

		5.9.2 Landscape Resource – Trees & Hedgerows

		The susceptibility of these landscape elements to change, depend on their location and the nature of the development proposals. However, if appropriate space is provided within the layout to maintain the various tree components, the integrity and con...

		5.9.3 Landscape Patterns - Well Wooded Skyline & Pastoral Fields

		The susceptibility of these patterns to change is dependent on their nature and location in relation to the proposed development. The elevated ground to the north of the site is of high importance as a landscape pattern in defining the rural edge to ...

		5.9.4 Land Use - Agricultural Land

		This land use has a moderate value locally as an agricultural feature and is currently used for pasture. It is classified as a mixture of Grade 2, 3a, 3b & 4 agricultural land by the Agricultural Land Classification maps, with land graded 2 & 3a bein...

		5.9.5 Landscape Character - Rural

		The landscape character of the site has a moderate value locally as rural landscape that helps to define the urban/rural edge to the town of Ellesmere. It would therefore be of high susceptibility to change given the nature of the proposed developmen...



		5.10 Summary

		5.10.1 The proposal site is located on the south side of the town of Ellesmere. The character of the area is semi-rural landscape, typically characterised by irregular field patterns and localised points of high ground on an undulating topography. The...

		5.10.2 The proposal site is a series of pastoral fields that were in use for cattle grazing at the time of the site visit. It is bounded for the most by hedgerows which also sub divide the land into five separate fields. The site contains some localis...

		5.10.3 The sensitivity of this landscape to change is dependent on the ability of the different landscape elements to accommodate the proposed development. Although the susceptibility of these landscape elements varies from moderate to high, through t...

		5.10.4 The following section proceeds to consider the extent to which the existing site is visible within the surrounding landscape, and the sensitivity of the receptors viewing it.





		VISUAL BASELINE

		Overall Visibility

		6.1.1  Due to the undulating nature of the landscape and localised areas of high ground, the visual envelope is for the most part confined to the immediate surrounds of the site. Development on higher ground associated with the town of Ellesmere scree...

		6.1.2 Due to the size and nature of the site it is not possible to see all five fields in their entirety from any one view. Views are generally limited to partial views overlooking two or three fields at a time. No long distance views are possible fro...



		6.2 Site Visibility and Key Viewpoints

		6.2.1 Visibility of the site generally divides into two groups of views:

		6.2.2 The viewpoints from Rights of Way and roads are identified on figure 7, and illustrated on the photographs illustrated on figures 07a to 07e.



		6.3 Views from the Canal Towpath and Surrounding Public Footpaths

		6.3.1 From the canal towpath adjacent to field A - Starting from the Wharf, there are no views of the site until the canal footbridge at the eastern most edge of the site is reached, which offers clear views out across Field A and further west across ...

		6.3.2 Travelling south/west around the site boundary, the towpath is slightly elevated above the site, but the height of the adjacent hedge prevents views into the site, although the canopies of trees within the fields are clearly visible above. Occas...

		6.3.3 Constraints & Opportunities - Development should reinforce the sense of arrival/act as a gateway to Ellesmere, forming a suitable feature in the immediate landscape and as the towpath is accessed over the footbridge towards the town. Built form ...

		6.3.4 From the canal towpath adjacent to field B - where the level of the canal is similar to that of the adjacent site and there are more substantial breaks in the hedgerow vegetation, clear views of fields B & C are possible, while filtered views of...

		6.3.5 Residential properties on higher ground within the town of Ellesmere are partially visible through the well wooded ridge as is the roof line of the school.  It is not possible to see the sewage works (to the rear of field A) due to intervening v...

		6.3.6 Constraints & Opportunities – development should be located on site at a level, and of a height that it can be visually contained by the dense line of hedgerow and the lower mature tree canopy.  Built form should also be set back from the towpat...

		6.3.7 From the canal towpath adjacent to field C & D, where the level of the canal is similar to that of the adjacent site the hedgerow drops to approximately 1m high, allowing wide panoramic views in both directions.

		6.3.8 Clear views of fields C & part of field D are possible.  Additionally, the two tumps within field D form distinct features within the view and partially screen views to the landscape beyond. See viewpoint 4.

		6.3.9 At the very western end of the site, the level of the canal drops to below that of the adjacent field and the hedgerow climbs to almost 4m high, from this location views of the site are no longer possible.

		6.3.10 Constraints & Opportunities – development should be kept away from the highest elevated areas of field D to maintain its open aspect and avoid buildings being seen on the horizon.  Built form should also be set back from the towpath to reduce i...

		6.3.11 From Footpath 0209/12/2 at its junction with the canal travelling north-east – This footpath travels up from the Shropshire Union Canal, through field D, along and outside the boundary of field C and then up towards Lakelands School before conn...

		6.3.12 From the junction with the Shropshire Union Canal the well maintained hedge that forms the south western boundary of the site screens views into the site and beyond although the canopies of trees within it are clearly visible – see viewpoint 5....

		6.3.13 Constraints & Opportunities – Development should be kept back from the south west side of the site and be of a suitable height so that built form is not seen above the existing hedgerow. New planting may also assist in composing any new develop...

		6.3.14 Footpath 0209/12/2 Northern Side – from the northern side of field C up to the school, there are partial views of fields A, B & C through gaps in the hedgerow trees, while filtered views of the site are possible through smaller gaps in the boun...

		6.3.15 Constraints & Opportunities – development should be set back from the elevated sides of fields B & C and at a level to maintain views to the south. Delineation of the field boundaries should be retained to maintain the irregular field pattern w...

		6.3.16 Ellesmere Business Park (Footpath0208/8/1) – Adjacent to Ellesmere Business Park, clear views of field E are seen above the boundary hedge across the main road, while filtered views of a small part of field D are seen through the field boundary...

		6.3.17 Constraints & Opportunities – Development within field E should consider how it can be integrated whilst maintaining a rural character to the edge of Ellesmere.  Development within field D should consider its impact on the horizon beyond, throu...



		6.4 Views from roads

		6.4.1 Oswestry Road – Clear views are possible over the western section of the site and to the surrounding landscape beyond from a section of the Oswestry Road to the north-west of the site – see figure 8. The elevated ground within the southern secti...

		6.4.2 Constraints & Opportunities – Development within the southern part of field D would require the redefinition of the site boundary as the urban edge of Ellesmere in a way typical of the local landscape.

		6.4.3 Birch Road – For a short section of road adjacent to the junction with Love Lane, a small part of Field A is visible between a small gap in the tree canopy on the far side of the cricket pitch and adjacent field. The Canal Depot Buildings are cl...

		6.4.4 Constraints & Opportunities - Built form should be located back from the site boundary and be of a suitable height so that it is not seen above the existing boundary vegetation and does not adversely affect the setting of the canal depot buildin...



		6.5 Residential Views

		6.5.1 Residential views are generally considered to be from the ground floor windows of the principle daytime rooms within a house.  Whilst the potential impact of development on residential views must be recognised and considered, such views have no ...

		6.5.2 New residential development is currently being constructed adjacent to field A, to the south of Berwyn View - See appendix 3. During construction and on completion, this housing will have a significant screening effect on views looking south tow...

		6.5.3 There are generally no views of the proposed development from the existing residential properties on the south side of Ellesmere, as the properties are generally orientated with their principal rooms looking east/west, and most have solid bounda...



		6.6 Summary

		6.6.1 To summarise the key points arising from the base-line visual survey:

		6.6.2 These issues must therefore be used as a guide to assist in the evaluation of how the site may best be developed.



		6.7. Design development and mitigation

		6.7.1 The potential impacts of the project must therefore be considered throughout the design development process, and any adverse impacts that cannot be designed out, should be mitigated as part of the proposals.  The residual landscape and visual ef...





		7. The Proposed Development

		7.1 Strategy for Development

		7.1.2 Generally, the larger more prominent development has been constrained to the least visible parts of the site to the east, closer to the town’s amenities while smaller, lower density development and seasonal use, has been located to the more rura...

		7.1.3 The site will provide a comprehensive range of leisure facilities as well as 250 houses. The leisure part of the development will comprise the following elements:

		 200 berth marina with associated boating facilities

		 Hotel (120 bed)

		 Pub/Restaurant and Play Barn

		 Leisure Spa Club with outdoor sports facilities

		 Holiday Cabins (43 units)

		 Touring Caravan Park (70 plots)



		7.2 Built Form - see Masterplan SK25 Rev M

		7.2.1 HOTEL & LEISURE COMPLEX – Located in the eastern most part of the site adjacent to the existing canal depot buildings, with a shared car park and outdoor recreation facilities. Both buildings will stand a maximum of 3 storeys high (circa 13-16m)...

		7.2.2 PUB/RESTAURANT AND PLAY BARN – These will comprise of a 2 storey pub and restaurant building (circa 11 tall) and a 2 storey play barn (8.5m tall). Both will be located adjacent to the boundary with the canal and have associated car parking areas.

		7.2.3 MARINA – Located alongside the canal in the eastern portion of the site the marina will sit level with that of the canal and will comprise of both a short and long stay zone either side of an central area of hard standing. Built form associated ...

		7.2.4 HOUSING – Housing is located on the rising ground along the northern portion of the application site and comprise a series of low density houses, approximately 2 - 3 storeys high (between 8m & 10.5m tall). They will be set back a suitable distan...

		7.2.5 CABINS & CARAVAN PLOTS – Located on the south and western edges of the site adjacent to the canal. The caravan park will consist of access roads and square plots of hard standing that measure 11m x 11m laid out in an informal arrangement around ...



		7.3 Landscape Infrastructure

		7.3.1 CENTRAL GREEN AREA – located along the line of the existing stream culvert through the centre of the site, a 2.5m deep depression will provide flood attenuation for the site. Further to the west additional areas of public open space, public amen...

		7.3.2 EXISTING VEGETATION - The majority of tree and hedgerow planting will be retained as part of the structure of the proposed layout. One section of hedgerow running north to south from the sewage works will be removed, while the remainder of hedge...

		7.3.3 PROPOSED VEGETATION – A comprehensive strategy for tree and shrub planting is proposed as part of the development (see figure 10). The purpose of this planting strategy has been 3 fold, working to re-enforce the existing landscape resource of th...

		7.3.4 Footpath 0209/12/2, running through the western section of the site, will be afforded suitable space within the development and planted accordingly to allow it to be maintained as a semi-natural route.





		8. Landscape Impact Assessment

		8.1 Evaluation of Impacts on the Physical Landscape Resource

		8.1.1 EFFECT ON THE TREE RESOURCE – whilst the scheme is indicative, it is intended to keep as many of the grade A, B & C trees as possible, that is, those most suitable for long term retention.  In its current iteration, the proposals will necessitat...

		8.1.2 As part of the proposals, a large number of trees will be planted throughout the development via street trees and amenity planting. There will therefore be a considerable increase to this existing landscape resource resulting in a major impact o...

		8.1.3 EFFECT ON THE HEDGEROW RESOURCE – it is intended to retain as much as possible of hedgerows with high ecological value, with sufficient space being provided to ensure they are retained in good condition throughout the construction phase and beyo...

		8.1.4 There are approximately 400m of new hedgerows being planting as part of the proposed development, resulting in a net loss of approximately 40m from a total of 3600m. In addition to new hedgerows being planted existing poorer quality hedgerows wi...

		8.1.5  There will therefore be a minor impact on a moderately sensitive receptor, giving a Minor Adverse effect in the short term, improving to a Moderate Beneficial effect in the long term.



		8.2 Evaluation of Impacts on the Character of the Site

		8.2.1 The application site is located within the ‘Principle Settled Farmland’ character area and comprises a series of open pastoral fields and serves as a buffer between the town of Ellesmere and the surrounding countryside. It is predominantly bound...

		8.2.2 IMPACT ON THE PRINCIPLE SETTLED FARMLAND CHARACTER AREA – The existing pastoral fields will be developed for a mixture of leisure, tourism and residential development. Although the local landscape character is of moderate sensitivity to this typ...

		8.2.3 While it will result in a permanent change of high magnitude to the existing nature of the site, the impact that the proposed development will have on the character of the landscape has been mitigated against through the careful placement and ma...

		8.2.4 The magnitude of such impact is high. An impact of high magnitude on a receptor of moderate sensitivity, would result in an effect on the landscape character of the area, which is of moderate adverse effect. However due to the site’s designation...

		8.2.5 IMPACT ON THE INHERENT LANDSCAPE CHARACTER OF THE SITE – the proposed mixed use development will replace the existing pastoral fields within the site. This will result in the loss of the site’s openness and its inherent rural character.  This ch...

		8.2.8 Although there will be a loss in some of the site’s existing ecological habitat, this is of low quality in terms of biodiversity and there will be a significant amount of tree and hedgerow planting proposed, creating habitat and enhancing the si...



		8.3 Summary

		8.3.1 The overall landscape effect balances both the effect on the physical resource and the effect on landscape character. The enhancement of the existing vegetation and the provision of additional planting will have a beneficial effect on the physic...

		8.3.2 There will be a permanent and complete change of character within the application site; the effect on the character of the surrounding areas will be of moderate to minor significance. As the site is allocated for comprehensive redevelopment, the...

		8.3.3 Enhancements to the physical landscape resource and biodiversity will ensure that the development can be appropriately accommodated within the context of the Shropshire Union Canal and the Town of Ellesmere. Overall, the effect on the landscape ...





		9. Visual Impact Assessment

		9.1 Evaluation of Visual Impacts

		9.1.1 Visual impacts and effects relate to the changes in character of the available views resulting from the development, and the changes in the visual amenity of the receptors. The following section proceeds to describe how the proposed development ...

		9.1.2 Generally, the larger more prominent development in the form of the hotel and leisure spa will be visible from those areas immediately adjacent to the site in the east. Mitigation planting will have limited effect on screening this part of the d...

		9.1.3 To the west, smaller scale lower density development will be visible from those areas immediately adjacent to the site and from further afield. Due to the type of development proposed in these areas combined with its low density and areas of pro...

		9.1.4 In assessing the potential visual effects of the development proposals, consideration was given to the effects in the round, however, the specific effects have been summarised through the agreed viewpoints, which could then be used for the purpo...



		9.2 Near Distance Views from the Canal Towpath & Public Footpaths

		9.2.1 FROM THE CANAL TOWPATH ADJACENT TO FIELD A (See viewpoints 1 & 2) – The majority of the views from this section of the towpath will experience partial views of the proposed hotel, leisure spa and pub/play barn. Due to the existing hedgerow locat...

		Positioning of the buildings combined with mitigation tree planting to the existing boundary hedge of the canal and tree shrub planting within the site, will in the long term create visual screening of the development although taller buildings adjace...

		Sensitivity of the view is therefore deemed to be high, while its susceptibility to change is medium, resulting in a visual effect that is moderate/major adverse in the short term, reducing to moderate adverse in the long term. This is considered sig...

		9.2.2 FROM THE CANAL TOWPATH ADJACENT TO FIELD B (See viewpoint 3)  – The majority of the views from this section of the towpath will experience either full or partial views of the proposed marina and holiday cabins in the foreground, while residentia...

		In the long term mitigation planting amongst the holiday cabins will help to assimilate the built form into the landscape, while positioning of residential properties on the higher ground and tree planting within the development will further reinforc...

		Sensitivity of the receptor is therefore deemed to be high, while its susceptibility to change is medium to low, resulting in a visual effect that is moderate/minor adverse in the short term, reducing to neutral  in the longer term. This is not deeme...

		9.2.3 FROM THE CANAL TOWPATH ADJACENT TO FIELD C & D (See viewpoint 4) – The majority of the views from this section of the towpath will experience either full or partial views of the proposed holiday cabins and touring caravans. They will partially r...

		In the long term mitigation planting amongst the holiday cabins and touring caravans will help to assimilate the built form into the landscape, screening views into the site and contain the majority of the visual environment to the canal tow path.  I...

		Sensitivity of the receptor is therefore deemed to be high, while its susceptibility to change is medium, resulting in a visual effect that is moderate adverse in the short term, reducing to minor adverse in the longer term. This is not deemed signif...

		9.2.4 FROM FOOTPATH 0209/12/2 AT ITS JUNCTION WITH THE CANAL TRAVELLING NORTH-EAST (See viewpoint 5) – Prior to entering the site, the views of vehicles within the proposed touring caravan park will not be possible above the hedgerow field boundary (u...

		In the long term, additional hedgerow tree planting along the existing field boundary will further reduce the presence of these elements within the view, while pockets of tree and shrub planting will further reinforce the well wooded appearance of th...

		Sensitivity of the view is therefore deemed to be high, while its susceptibility to change is low, resulting in a visual effect that is minor adverse in the short term, reducing to neutral over time.

		9.2.5 FROM FOOTPATH 0209/12/2 RUNNING THROUGH THE WESTERN PORTION OF THE SITE - From within the site boundary (whether travelling north from viewpoint 5 or south from viewpoint 6) views of the residential units and proposed caravan plots will be possi...

		Along the central section of the route, views of the proposed road network and open watercourse will be clearly visible, although these will be set within the context of the existing retained tumps and planted accordingly to allow it to be maintained...

		Sensitivity of the view is therefore deemed to be high, while its susceptibility to change is high, resulting in a visual effect that is major adverse in the short term, reducing to moderate minor over time.

		9.2.5 FOOTPATH 0209/12/2 ON THE NORTHERN SIDE OF THE SITE (See viewpoint 6) – the majority of views from this footpath will experience full or partial views of the site, with residential development being visible along the northern boundaries of field...

		In the long term, proposed areas of planting within the site will have matured and begin to feature as notable elements within the development. These will help to break up the massing of the built form and help to assimilate the proposed development ...

		Sensitivity of the receptor is therefore deemed to be high, while its susceptibility to change is medium, resulting in a visual effect that is moderate adverse, reducing to minor adverse in the longer term. This is not deemed significant in EIA terms.

		9.2.6 ELLESMERE BUSINESS PARK (FOOTPATH0208/8/1) (See viewpoint 7) – the majority of views from this footpath to the north west of the site will experience full or partial views of the proposed central trunk road and access roundabout off of Oswestry ...

		In the long term, proposed hedgerow tree planting will reinforce the existing boundary vegetation and screen views out to the caravan park and the wider landscape beyond, restricting views to the proposed junction and access road in the foreground.

		Sensitivity of the view is therefore deemed to be high, while its susceptibility to change is medium, resulting in a visual effect that is moderate adverse in the short term, reducing to minor adverse in the longer term. This is not deemed significan...



		9.3 Views from the Local Road Network

		9.3.1 OSWESTRY ROAD (See viewpoints 8) – The majority of the views from this section of road will have clear views of the proposed development in the south west corner of the site, with the caravan park forming the main part of the development visible...

		In the long term, reinforcement planting to the existing hedge along the site’s western boundary and pockets of woodland planting within the caravan park will help to assimilate the built form into the landscape and further reinforce the well treed a...

		Sensitivity of the view is therefore deemed to be medium, while its susceptibility to change is high, resulting in a visual effect that is moderate adverse in the short term, but reducing to minor adverse in the longer term. This is not deemed signif...

		9.3.2 BIRCH ROAD (See viewpoint 9) – Views from this short section of road will have only partial views of the proposed development with the southern-most corner of the hotel building being visible between the existing bands of tree planting along the...

		Sensitivity of the view is deemed to be medium, while its susceptibility to change is low, resulting in a visual effect that is minor adverse in both the short and the long term. This is not deemed significant in EIA terms.



		9.4 Residential Views

		9.4.1 BERWYN VIEW (See viewpoint 10) – Views onto the proposed site from this residential area will be heavily screened by the proposed residential development to the south of this area and as such there will be no views of the site from this location.

		The resulting visual effect is therefore considered to be neutral.



		9.5 Significance of Visual Effects

		9.5.1 This assessment takes into account the Site, within the proposed SAMDev Plan as an area allocated for housing, leisure & tourism. The proposals will result in a significant change to the nature of the views, but in terms of significance have bee...

		9.5.2 At present views towards the Site are generally limited to areas in close proximity to the site. Beyond that they are contained by the combined effect of topography, vegetation and the existing settlement in and around the town of Ellesmere. It ...

		a. Views from the Shropshire Union Canal and public footpaths in and adjacent to the site, and secondly,

		b. Views from the surrounding local road network

		9.5.4 Views from the Shropshire Union Canal and public footpaths in and adjacent to the site - Visual receptors immediately adjacent to the site will experience a change in views that whilst moderately adverse in the short to medium term, they are imp...

		9.5.3 Views from within the site are limited to a section of footpath 0209/12/2, however, due to the nature of the proposed development, visual receptors moving through the Site will experience a major adverse change, although the space afforded to th...

		9.5.5 In the long term mitigation planting within the site and along its southern and western boundaries will have had time to establish, improving the screening effect of the existing boundary vegetation to the development while amenity planting with...

		9.5.6 Secondly from the surrounding local road network - Visual receptors in the middle distance to the site will experience a change in views that whilst moderate adverse in the short to medium term, will become minor adverse in the long term, this i...



		9.6 Summary

		9.6.1 The selected viewpoints and visual assessment have demonstrated that although the Site is visible from a localised area around the site, the more adverse effects have been mitigated against through the careful massing and placement of the  devel...

		9.6.2 Overall its impact will be Moderate Adverse in the short term, gradually becoming Minor Adverse as it is assimilated into the landscape by the improved boundary vegetation and tree /shrub planting within the site, as they become established.

		9.6.3 There will be a permanent and complete change of views towards the application site from rural pasture to a mixed use residential environment with leisure and tourist activities associated with the Shropshire Union Canal. The effect on the views...





		10.  Conclusion and Summary

		10.1 Conclusion

		10.1.1 The proposed development comprises a range of leisure facilities and 250 houses.  The leisure element will include a 200 berth marina and associated boating facilities, hotel, pub and play barn, a spa centre with both indoor and outdoor sports ...



		10.2 Landscape Resource

		10.2.1. The site is located within a medium scale, open rolling landscape with localised points of higher ground within predominately undulating countryside. It is bounded by mature hedges and hedgerows and comprises a series of irregular field bounda...

		10.2.2 Its character is strongly influenced by the Shropshire Union Canal that runs along the length of the site’s southern boundary and it forms the interface between urban character of the town of Ellesmere and the surrounding rural landscape beyond.

		10.2.3 As the site is now allocated for comprehensive redevelopment, a complete change of character is expected through the change in planning policies for the land, with a development type that is in keeping with the recreational character of the canal.



		10.3 Landscape Character

		10.3.1 Whilst there will be a permanent and complete change of character within the application site, the effect on the character of the surrounding areas will be of low significance in the longer term. Improvements to the physical landscape resource,...



		10.4 Visibility

		10.4.1. The selected viewpoints and visual assessment have demonstrated that although the application Site is visible from a localised area, where the proposed development will be seen, the more adverse effects have been mitigated against through the ...

		10.4.2 It has been shown that the visual effects resulting from the proposed development will generally be of moderate adverse significance (in the short to medium term, becoming minor in the long term overall as proposed planting within the site matu...



		10.5 Summary

		10.5.1 The site has been assessed in terms of its landscape character and visibility within the landscape, with reference to national, county and local level character assessments, to identify the key landscape elements within the site, and the visual...

		10.5.2 This is a predominantly recreational development located within a rural setting adjacent to the town of Ellesmere and the Shropshire Union Canal. Despite its scale, the existing nature of the landscape and the design of the proposals limits the...

		10.5.3 As a whole, it is considered that the proposal should be acceptable in terms of its impact on the surrounding landscape and will be in keeping with the existing recreational uses associated with the Shropshire Union Canal.
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1 INTRODUCTION 


1.1 Transport Planning Associates (TPA) has been commissioned by Burbury Investments Ltd 
to provide highways and transportation advice in respect of a planning application for a 
proposed mixed use leisure and residential development on land adjacent to Ellesmere 
Wharf, Ellesmere. 


1.2 The proposed site has been identified in the Shropshire Site Allocations and Management of 
Development (SAMDev) Draft Plan 2014, Policy S8, for residential (ELL003a) and leisure 
(ELL003b) land uses.  ELL003a site is allocated for development of 250 houses and site 
ELL003b is allocated for development of approximately 18 hectares (ha) of leisure and 
tourism use.  


1.3 This Transport Assessment (TA) has been prepared in support of the planning application, 
and will present an overview of both existing and proposed transport conditions, as well as 
the likely impact of the proposed development on the surrounding highway network.  
Consideration will also be given to optimising travel by non-car modes and potential Travel 
Plan measures. 


Report Structure 


1.4 The scope of the TA has been discussed with highway officers at Shropshire Council (SC).   


1.5 The remainder of this report will be structured as follows: 


 Chapter 2 – National and Local Planning Guidance 
 Chapter 3 – Existing Site Conditions 
 Chapter 4 – Proposed Development 
 Chapter 5 – Trip Generation & Assessment Scenarios 
 Chapter 6 – Development Impact Assessment 
 Chapter 7 –Summary & Conclusions 


1.6 This TA concludes that the proposed redevelopment can be accommodated without detriment 
to the operational safety or capacity of the local highway network.  The site is located in a 
highly accessible location which will create opportunities to travel to the site by alternative 
travel choices to the private car.  It is identified as a site for residential and leisure 
development within Shropshire Council’s SAMDev draft document.  It is therefore concluded 
that there are no valid highway or transportation reasons which should prevent the proposed 
redevelopment of the site.  
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2 NATIONAL & LOCAL PLANNING GUIDANCE 


2.1 The relevant transportation policies are set out in the following national and local 
documents: 


(i) National Planning Policy Framework (NPPF) (2012); 


(ii) Shropshire Local Development Framework – Adopted Core Strategy (2011); and 


(iii) Shropshire Council Site Allocations and Management of Development (SAMDev) 
Plan, Pre Submission Draft (Final Plan) (2014). 


2.2 Ellesmere is identified in the Shropshire Core Strategy as a Key Centre within Policy CS1 
and Policy CS3.  The Core Strategy aims to enhance the traditional role of these type of 
settlements as accessible, sustainable centres for their rural catchment and to encourage 
service provision, economic development and regeneration.  The Policies support local 
business development, whilst recognising Ellesmere’s high quality landscape and 
environmental context, particularly the environmental assets of the Mere and the Shropshire 
Union Canal. 


2.3 The SAMDev plan seeks to make provision for 312 new homes to help the local aspiration 
for growth during the plan period.  The 250 houses at the site significantly helps with this, 
with the remaining homes achieved on brownfield sites within the established development 
boundary.  The Council’s aspiration for the leisure and tourism uses on the site is to help 
attract more visitors and tourists to the town to boost the local economy.    


2.4 As stated, the site allocation is identified in Schedule S8.1a and S8.1c of the draft SAMDev 
Plan.  The allocated site ELL003a is a single site to the south of the town and is allocated for 
residential use and the allocated site ELL003b to the south of this, is allocated for leisure 
and tourism use.   


2.5 The draft SAMDev Plan supports the Council’s commitment to sustainability and has been 
subject to extensive consultation over several years.  The allocated sites within draft 
SAMDev Plan represent Shropshire Council’s preferred approach for the use of land and 
policies to guide future development in Shropshire up to 2026. 


2.6 The main thrust of up-to-date transportation policies contained within these documents is to 
reduce car dependency by making walking and cycling trips easier, and by encouraging 
public transport trips between housing and jobs, shops and services.  Essentially, policy 
guidance states that developments should make the best, most effective and efficient use of 
land and that there should be a presumption in favour of sustainable development. 
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The Suitability of the Development Proposals 


2.7 The proposal is located on the edge of the built-up area of Ellesmere, with residential areas, 
education, employment, leisure, retail and social opportunities located in close proximity to 
the site.  The site is allocated within the SAMDev Plan for residential and leisure uses. 


2.8 Ellesmere is well served by local and regional bus services, with bus stops located 
throughout the town and close to the site.  This presents the opportunity for sustainable 
transport modes to be taken up and to meet social, economic and environmental objectives 
by improving accessibility and managing the need to travel.  It is therefore considered that 
vehicular traffic arising from the development will be minimised because the site is 
sustainably located.  Safe and suitable access to the site can also be achieved.  As such, 
the development proposal is considered to be generally consistent with the policies of local 
and national government.  
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3 EXISTING SITE CONDITIONS 


3.1 The site comprises approximately 70 acres of land adjacent to the Llangollen branch of the 
Shropshire Union Canal, along the southern edge of the existing settlement area at 
Ellesmere.  The site is located off Canal Way to the south of a Tesco store and a new 
development with planning consent for up to 385 dwellings, including a 1,250sqm medical 
centre on land to the south of Canal Way (referred to as Pochins land). This development is 
partly completed.  This site is located to the west and north of the Shropshire Union Canal 
and to the south east of the A495 Oswestry Road and Lakelands School.  The site location 
and surrounding area is shown in Figure 3.1. 


3.2 In the vicinity of the site there are a variety of land uses, with recently built residential and 
retail development immediately adjacent to the proposed development site. Blackwater 
Meadow boatyard and marina is located to the east of the site along the Shropshire Union 
Canal. There is no direct vehicular connection to the boatyard and marina as it is located on 
the opposite side of the canal from the site, although a footbridge connection is situated at 
the north eastern boundary of the site.  Recent marina redevelopment and leisure mooring 
facilities are provided along the wharf of the canal, along New Wharf Road to the north east 
of the site.  A sewage treatment works is also located adjacent to the site and Lakelands 
School. 


Existing Highway Network 


3.3 There is currently no existing vehicular access to the Burbury Investments land other than 
access for agricultural vehicles via Canal Way and other gated field access points to the 
north and west of the site.  


3.4 Figure 3.2 shows the existing highway network and local facilities in vicinity of the site.  


3.5 Canal Way is a 30mph single carriageway road, which has recently been extended to serve 
the Tesco foodstore and the Pochins land to the south of Canal Way.  One access point to 
the development site is proposed via a further extension of Canal Way to this new 
development, with it being been secured as part of a land owner agreement. 


3.6 Canal Way joins the A495 Scotland Street at a signal controlled junction; to the east, the 
A495 leads into the centre of Ellesmere, becoming Victoria Street at the roundabout junction 
with Scotland Street immediately to the east of the junction with Canal Way.  The A495 then 
continues towards Whitchurch to the northeast where the road carries a national speed limit 
restriction.   


3.7 To the west, the A495 continues to the southwest away from Ellesmere towards Whittington 
and Oswestry.  In the vicinity of the western site boundary and to the west of the Ellesmere 
Business Park roundabout, the speed limit changes from 30mph to 60mph national speed 
limit heading away from Ellesmere.  This is approximately where the new roundabout 
access to serve subsequent phases of the site development is proposed. 
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3.8 New Wharf Road forms a priority controlled junction with Canal Way adjacent to the new 
Tesco Store. New Wharf Road is a cul-de-sac providing access to an area of shared space 
alongside marina development and leisure mooring facilities.  Restricted vehicle access and 
access for pedestrians and cyclists is provided between New Wharf Road and Wharf Road.   


3.9 Currently there is no through road access from either New Wharf Road or Canal Way, both 
roads ending as cul-de-sacs.  All traffic currently using Canal Way and New Wharf Road 
achieve access from the A495 Scotland Street signal controlled junction. 


3.10 Assessment of the existing highway network capacity is presented later in this report. 


Accident Analysis 


3.11 SC has provided accident data within the vicinity of the development site, for the five year 
period 01st April 2008 to 13th April 2013.  The accident information is contained at Appendix 
A.  An additional inquiry was made for accident information for the period May 2013 – May 
2014 and an email correspondence with the council is attached in Appendix A.  It is 
confirmed that no accidents occurred during this latter period.  


3.12 The accident data confirms that there has been a total of six incidents in the vicinity of the 
site, resulting in four slight Personal Injury Accidents (PIAs), and two serious PIAs.  A plan 
showing the locations of the PIAs is contained in Appendix A. 


3.13 No PIA’s occurred on the length of the A495 from the priority junction with Ellesmere Road 
in the west through to its junction with Beech Drive in the East. No PIA’s have been reported 
on Canal Way. 


3.14 The six PIAs are reported to have occurred between the priority junction of the A495 and 
Beech Drive and the junction of Victoria Street with Trimpley Street (B5068).  A summary of 
the results of the data is shown in Table 3.1.  


Table 3.1 – Summary of Personal Injury Accident Data 


REF LOCATION SEVERITY DATE LIKELY CAUSE 


08FA88294 A495 Oswestry Road 
junction with Beech Drive Serious 30/04/2008 


Pedestrian (12 years old) on crossing 
failed to judge the speed of the bus 
approaching and resulted in a collision.  


09F901873 
A495 Oswestry Road, near 


to the entrance with 
Lakeland School 


Slight 06/04/2009 A car collided with a stationary single 
decker bus 


09F903226 A495 Oswestry Road, 
Outside house number 110 Serious 14/06/2009 


A shunt type collision occurred when a 
car braked without signalling and a 
motorcyclist went into the rear of the 
vehicle. The motorcyclist then rolled 
under the car travelling in the opposite 
direction. 


11F101360 A495,Victoria Street junction 
with Trimpley Street Slight 01/04/2011 


A motorcyclist was travelling up Victoria 
Street, from Scotland Street and failed 
to brake in time when seeing a queue 
of traffic. 


11F103123 Oswestry Road, junction with 
Canal Way Slight 22/07/2011 


A shunt type collision occurred at the 
traffic lights when a car slowed too 
suddenly causing other vehicles not to 
slow in time to stop. 
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3.15 Table 3.1 shows that there were a total of four slight PIAs and two serious PIA within the 
search area in the vicinity of the site. One of the incidents involved a vulnerable road user 
on the pedestrian crossing near to Beech Drive, and two involved motorcyclists.  Two of the 
incidents are considered to be shunt type collisions occurring at two different locations, one 
outside house number 110 and the other at the junction with Canal Way.   


Summary of Highway Safety 


3.16 It appears that the majority of the accidents, recorded in the vicinity of the site over a five 
year period, occurred as a result of driver error or temporary misjudgement.  It is considered 
that six PIA’s over a five year period illustrates that there is not an existing safety problem 
on the surrounding highway network in the vicinity of the site. 


Public Transport Accessibility 


3.17 Ellesmere is well served by local and regional bus services, with bus stops located 
throughout the town.  A summary of local bus services is shown in Table 3.2 below, while 
local stops and routes are shown in Figure 3.3. 


Table 3.2 Local Bus Service Frequencies 


Route Operator Route 
Frequency 


Mon-Fri Sat Sun 


208 /209 R.J.’s of Wem Ellesmere Town Service Every 30 
minutes No Service No Service 


449 Tanat Valley 
Coaches Oswestry-Welshampton Every 60 


minutes 
Every 60 
minutes No Service 


501 Bryn Melyn Ltd Ellesmere-Shrewsbury Every 60 
minutes 


Every 60 
minutes No Service 


53 Arriva Midlands 
Ltd Ellesmere-Oswestry Every 60 


minutes 
Every 60 
minutes 2 Services 


63 Bryn Melyn Ltd Ruabon-St Martin’s 2 Services No Service No Service 


X53 Arriva Midlands 
Ltd Ellesmere-Oswestry 2 Services 2 Services No Service 


A23 Shropshire County 
Council ShropshireLink Zone 7 Area 23 2 Services No Service No Service 


Source: www.travelinemidlands.co.uk 


3.18 The nearest bus stops to the site are located on the A495 outside the Lakelands Secondary 
School, approximately 600 metres north of the centre of the site.  The bus stops provide 
access to Bus Service 449 - Oswestry to Welshampton (east of Ellesmere) at an hourly daily 
frequency; the first service that passes the site is at approximately 0920 and the last service 
is at approximately 1735. 


3.19 The nearest railway stations are located in Gobowen and Shrewsbury. Gobowen railway 
station is accessible via bus service 53 from Ellesmere town centre and takes around 26 
minutes.  Rail services are available to Holyhead, Birmingham and Cardiff.  Shrewsbury is 
accessible via bus service 501 from Ellesmere town centre and takes around 48 minutes. 
Rail services are available to Birmingham, Aberystwyth, Milford Haven, Manchester, 
Swansea, Cardiff and Holyhead. 
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3.20 The above information shows that the existing bus network is focussed to serve the needs 
of the town, with services accessing major local centres and providing linkage for those who 
choose not to travel by private car.  There are also bus connections to railway stations which 
provide public transport to further destinations.  In summary, for many trips comparable 
sustainable alternatives to the private car are available by train or bus exist.  Hence, there is 
opportunity to promote sustainable travel choices at the development.  


Pedestrian and Cycle Access 


3.21 A number of local footpaths, cycle ways and promoted routes can be found in the vicinity of 
the site, as well as the towpath alongside the Shropshire Union Canal.  The pedestrian and 
cycle facilities in the vicinity of the site are illustrated in Figure 3.4. 


3.22 Access to the site for pedestrians is currently available via Canal Way and New Wharf 
Road, as well as a footpath, which runs from Berwyn View behind Lakelands School across 
to the canal to the south of the site.  Canal Way and New Wharf Road connect to the 
towpaths and public open space areas associated with the development adjacent to the site, 
as well as to the centre of Ellesmere. 


3.23 Cycle provision is reasonable, with on-road cycle routes connecting Ellesmere to the 
surrounding areas via less busy roads.  Adjacent to the site, a section of cycle route utilises 
the towpath from New Wharf Road towards Birch Road.  The Regional Cycle Network 
(Route 31) is accessible via Ellesmere town centre along the B5068 to the northwest and 
Swan Hill to the northeast.  The Wem and Ellesmere Cycle Route is available from the town 
centre to the south of the town via Birch Road. 


Proximity to Local Services and Amenities 


3.24 The site is located to the south west of the centre of Ellesmere, with the Ellesmere Business 
Park located approximately 50 metres from the site, a Tesco store is also located 250 
metres from the site with town centre beyond.  The location of the site is close to the centre 
of Ellesmere and as such there is a good mix of services, facilities, amenities and public 
transport opportunities which are likely to be required on a daily basis by residents already 
located within walking and cycling distance.  The local facilities in the vicinity of the site are 
illustrated in Figure 3.2.  


3.25 A number of existing and proposed residential areas are located within a walking and 
cycling distance of the proposed leisure uses, as broadly illustrated on Figure 3.2.   


3.26 Local residents and users of the marina and holiday accommodation would have the 
opportunity and choice to walk and cycle to the town centre which is located approximately 
one kilometre north east of the site, rather than travel by car.  The most direct route is via 
Canal Way, New Wharf Road and Wharf Road.  The town centre offers a range of services 
and facilities including; employment, shops, restaurants, public houses, banks, pharmacy, 
newsagents and two convenience stores.  
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3.27 Lakelands Secondary School and Sports College is located approximately 300 metres north 
of the site and is accessed from the A495 to the west of the signal controlled junction with 
Scotland Street.  In addition, a footpath connection to the school is available to the north of 
the site via Berwyn View.    


3.28 The Tesco superstore is located at the junction of Canal Way and New Wharf Road, and a 
medical centre is also proposed as part of the consented residential development (Pochins), 
which will be located approximately 450 metres from the entrance of the site.  


3.29 Measures will be introduced to encourage walking and cycling trips to the town centre and 
key employment destinations, given their close proximity.  Measures will also be introduced 
to encourage local residents from outside of the development to travel sustainably to the 
leisure uses on the site. 


3.30 The nearest employment locations to the site are within Ellesmere itself and Ellesmere 
Business Park.  Larger employment centres also include Oswestry (approximately 10 
kilometres from the site), Wrexham (approximately 20 kilometres from the site), and 
Shrewsbury (approximately 27 kilometres from the site). 


Existing Highway Network Operation 


3.31 In order to understand the operation of the existing highway network, traffic surveys were 
undertaken at the following locations, which have been agreed with highways officers at SC: 


 Junction One – Canal Way/A495 signal controlled junction; 
 Junction Two – A495/Ellesmere Business Park roundabout; and 
 Junction Three – Victoria Street/Scotland Street roundabout. 


3.32 Surveys at Junctions One and Two were undertaken on Thursday 8th November 2012 with 
surveys also undertaken at Junction One on Saturday 10th and Sunday 11th November 2012 
alongside an ATC survey over the period 8th-14th November 2012.  Additional surveys were 
carried out at Junction Three on Tuesday 19th and Saturday 16th March 2013.  The full 
survey data outputs are contained in Appendix B. 


3.33 Analysis of the surveyed flows shows network peaks over all weekday surveys of 08:00-
09:00 in the morning and 16:00-17:00 in the evening; Saturday and Sunday assessments 
both show a peak hour 12:00-13:00.  These traffic flows are presented in Figures 3.5 to 3.7.  
In order to understand the existing network operation, assessment of the three surveyed 
junctions during the peak flows has been undertaken and is presented below.   


3.34 The surveyed traffic flows for 2012 are not considered to be materially different to 2014 base 
flows for the purpose of this assessment and there have been no changes to the local 
highway network.  This is agreed with SC.  The adjacent Ponchins development has been 
considered as a committed development scheme as part of the traffic assessments.  This is 
described later in paragraph 6.21.  
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Junction One – Canal Way/A495 Signal Controlled Junction 
 


3.35 This junction will provide access between the site and the A495 Scotland Street. It 
comprises a three-arm signal controlled junction.  The signal controller information, staging, 
phases and the intergreen times has been obtained from SC and considered within the 
analysis. 


3.36 The assessment of the junction operation has been undertaken using LinSig v3, the results 
of which are summarised in Table 3.3 below, and presented in full in Appendix C. 


Table 3.3 Canal Way/A495 Signal Controlled Junction – Surveyed Traffic Flows 


 


AM Peak PM Peak Saturday Peak 


Degree of 
Saturation 


(DoS) 


Mean Max 
Queue 
(MMQ) 


DoS MMQ DoS MMQ 


A495 
ahead, right 55.7 7 63.2 8 48.5 5 


A495 Scotland St 
ahead, left 57.7 9 61.9 9 48.2 6 


Canal Way 
left, right 23.8 1 61.9 6 46.5 5 


PRC 56.1% 42.5% 85.6% 


Cycle Time 90s 90s 90s 


3.37 The existing junction operates well within the limits of capacity, as shown above with a 
maximum DoS of 62 percent occurring in the PM peak period, and a MMQ value of nine 
passenger car units (PCUs).  


Junction Two – A495/Ellesmere Business Park Roundabout 


3.38 This junction serves the Ellesmere Business Park to the west of Ellesmere and comprises a 
three-arm roundabout.  Assessment of the junction operation has been undertaken using 
ARCADY 7, the results of which are summarised in Table 3.4 below, and presented in full in 
Appendix D. 


Table 3.4 A495/Ellesmere Business Park Roundabout – Surveyed Traffic Flows 


 
AM Peak PM Peak Saturday Peak 


RFC* MMQ RFC MMQ RFC MMQ 


Business Park 0.01 0 0.01 0 0.08 0 


A495 (E) 0.23 0 0.20 0 0.22 0 


A495 (W) 0.19 0 0.16 0 0.15 0 


* RFC: Ratio of flow to capacity 


3.39 As seen in the table above, the existing junction operates with a significant level of reserve 
capacity, with a maximum ratio of flow to capacity (RFC) of 0.23 occurring on the A495 (E) 
approach during the AM peak, and MMQ values of less than 1. 
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Junction Three – Victoria Street/Scotland Street Roundabout 


3.40 Located to the east of the Canal Way/A495 junction, this three arm roundabout junction 
connects to the central areas of Ellesmere, as well as onwards towards Whitchurch.    
Assessment of the junction operation has been undertaken using ARCADY 7, the results of 
which are summarised in Table 3.5 below, and presented in full in Appendix E. 


Table 3.5 Victoria Street/Scotland Street Roundabout – Surveyed Traffic Flows 


 
AM Peak PM Peak Saturday Peak 


RFC* MMQ RFC MMQ RFC MMQ 


Victoria St 0.58 1 0.47 1 0.58 1 


Scotland St 0.16 0 0.11 0 0.20 0 


A495 Scotland St 0.46 1 0.44 1 0.40 1 


* RFC: Ratio of flow to capacity 


3.41 The junction operates within capacity in all surveyed peaks, with the maximum RFC of 0.58 
occurring in both the AM and Saturday peaks on the Victoria Street approach.  Queuing 
levels on all arms are minimal. 


Summary 


3.42 Overall, the existing site is well located within Ellesmere, with good walking and cycling links 
to the rest of the town, as well as onwards by road to local centres and larger towns in the 
vicinity.  Public transport links are good, with routes providing local and wider connections 
across the region.  The existing highway network operates well within capacity, with all 
junctions operating at around 50 percent of their available capacity.  
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4 PROPOSED DEVELOPMENT 


4.1 The site is identified as site ELL003a and ELL003b for residential and leisure development 
respectively, under Policy S8 of the SAMDev Draft Plan 2014.   


4.2 The proposed development follows the principles set in the SAMDev plan and comprises a 
mixture of land uses, with access achieved via Canal Way in the initial stages and also 
ultimately via the A495 Oswestry Road.  A spine road through the site will link the two 
junctions.  The overall site masterplan is contained in Appendix F, and the development 
comprises the following as shown in Table 4.1. 


Table 4.1 Proposed Development Schedule 


South of Spine Road & Adjacent to Canal 


188 berth Marina 


43 log cabins 


120 bed Hotel 


4,400m2 GFA leisure centre 


70 berth touring caravan site 


750m2 GFA pub/restaurant 


500m2 GFA play centre 


North of Spine Road 


250 residential dwellings 


 


Access Strategy 


4.3 Access to the development at full build out is proposed to be via two main access points; the 
first a roundabout junction with the extension of Canal Way through the Pochins land, and 
the second a three arm roundabout junction with the A495 to the west of the Ellesmere 
Business Park.  These roundabouts are to be linked by a new road which will provide 
access to each of the discrete sections of the development.   


4.4 The new link road and roundabout to the west of Ellesmere will provide a secondary point of 
access for the site as an alternative to the Canal Way / A495 junction.  The link road will be 
constructed to a local distributor standard, 6.7 metres wide with a two metre wide footway 
on one side of the road and a three metre wide footway/cycleway on the other. 


4.5 Details of the individual access junctions to the development areas and the internal spine 
road are indicatively shown on the Masterplan at Appendix F.  The proposed access 
junctions at Canal Way and the A495 are shown on Figure 4.1 and Figure 4.2 respectively.  
Both junctions include pedestrian footways and uncontrolled crossing points as appropriate. 
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4.6 The new roundabout on the A495 also includes a two metre footway constructed within the 
highway verge on the south side of the carriageway, up to the roundabout with the 
Ellesmere Business Park.  It is proposed to provide a dropped kerb facility with tactile paving 
on the western side of the roundabout to access the footway on the northern side of the 
A495, which continues into Ellesmere to the east of the roundabout.   


4.7 As illustrated on the masterplan, there are a number of pedestrian and cycle links which 
have been incorporated into the proposed layout, allowing access to all parts of the 
development by a variety of modes.  This includes along both the distributor road (with a 
three metre footway / cycleway on the northern side and two metre wide footway on the 
southern side) and the canal towpath, with multiple connections between the two at the 
following locations: 


 adjacent to the hotel; 


 at and around the marina; and 


 between the log cabins and the touring caravan site.    


4.8 It is proposed to incorporate a number of pedestrian links within the residential element of 
the site, to access the link road and the leisure uses on the southern side of the site and to 
Berwyn View.  The route via Berwyn View will provide a direct and convenient access to 
Lakelands Secondary School.  This access will utilise the existing lane to the Sewage 
Treatment Works adjacent to the site.   


4.9 A further pedestrian and cyclist connection is proposed from the residential development to 
the new residential development to the east of the site, which is currently being constructed 
on the Ponchins site.  This will provide a direct route for pedestrians and cyclists to travel 
between Canal Way and the site.  Pedestrian and cycle access will also be gained via the 
two access points to the site at Canal Way and the A495.  Land will also be set-aside for a 
footbridge across the canal in the vicinity of the proposed hotel.   


Public Transport Strategy 


4.10 Further to discussions with the Council and the current operator, it is considered that the 
existing town bus service (208/209) could be diverted into the development and this is 
agreed in principle.  The stakeholders have also agreed to work with the developer as the 
scheme progresses to provide public transport connections to the site.   


4.11 The service currently operates on a Tuesday and Thursday only and at this stage, the 
preferred strategy based on discussions with the stakeholders, is to extend the operation of 
this service, so it passes through the site on Friday, Saturday, Sunday and Monday (i.e. four 
days a week) between 09:00 and 22:00, to provide opportunities for residents and visitors to 
access the site and the new facilities by a regular bus service and for them to access other 
facilities external to the site.  


4.12 It is envisaged that in the early stages of development and before the link road is completed, 
that the service will operate along Canal Way to a midpoint on the road, turn and return out 
the same way.  Ultimately, the service will go all the way through the site and re-joining the 
A495 and returning to the town centre.   
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Parking Provision 


Car Parking 


4.13 It is understood from officers at SC that there are no adopted parking standards in place at 
this time due to the emerging core strategy and review of parking standards.  As such it is 
understood that car parking provision is assessed on a case-by-case basis during this 
interim period.  As a guide, officers have advised that the standards in the North Shropshire 
Local Plan (2000-2011) could be used as a proxy for parking provision for the proposed 
development, although these standards are based on PPG13 which has been withdrawn.  
However, on this basis, the following maximum provision should be allowed within the 
development: 


 Residential – 2 spaces per dwelling; 
 Hotel – 1 space per bedroom; 
 Restaurant – 1 space per 10 sqm of seating area; 
 Public House – 1 space per 2 sqm of bar area;  
 Caravan / Chalet Park - 1 space per unit; and 
 Other D2 leisure uses – 1 space per 22 sqm. 


4.14 Whilst this is an outline planning application and the internal layout will be subject to future 
reserved matters application, the parking provision at the site is proposed as follows, 
broadly in accordance with the guidance above and where more detailed development 
schedule information is available. 


 Residential – anticipated to be up to around 500 spaces (approximately 2 per 
dwelling); 


 188 berth marina – 200 car parking spaces plus cycle and motorcycle parking; 
 Log cabins– 1 per cabin plus 13 visitor spaces 
 Caravan site – 1 per pitch plus 7 visitor spaces 
 Pub/Restaurant, Play Barn – 60 car parking spaces; 
 Other Leisure Uses/Spa – 199 car parking spaces; and 
 Hotel – 125 car parking spaces. 


4.15 Parking provision for the residential element will be in the form of garages and / or 
driveways, and communal parking areas for any flats as appropriate.  Within the leisure 
portion of the development, a number of discrete car parks are proposed, associated with 
different elements of development, as shown on the Masterplan contained in Appendix F.   


4.16 With the exception of the marina parking, there is inter-accessibility on foot between the 
remaining car parks, allowing parking spaces to be used appropriately dependant on 
demand and site operations, and promoting multi-site, multi-modal trips across the 
development. 
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Cycle Parking  


4.17 The Emerging Core Strategy (paragraph 4.86) advises that developments should include 
suitable provision for cycle parking, although as per the car parking guidance above, it is 
understood from officers at SC that there are no adopted cycle parking standards in place at 
this time due to the emerging core strategy and review of parking standards.  As a guide, 
officers have advised that the standards in the North Shropshire Local Plan (2000-2011) 
could be used as a guide for parking provision for the proposed development.  However, this 
only provides for retail, office and industrial land uses.  Cycle parking provision will therefore 
be agreed with highway officers at the reserved matters stage.   


Travel Plan Measures  


4.18 Measures and initiatives to encourage sustainable travel to and from the site will be 
encompassed as part of a travel plan, the key objective of which will be to reduce the 
reliance on the private car.  The measures that will be explored in the context of the various 
elements of the development are outlined in Chapter 5. 
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5 TRAVEL PLANNING FRAMEWORK 


5.1 It is proposed that individual Travel Plans will be produced for each of the leisure and 
residential uses on the site, in accordance with the Department for Transport’s Travel Plan 
Guidance.  It is proposed that these are conditioned as part of the planning permission and 
agreed and implemented prior to occupation of each element once the developer and or / 
occupants are known.     


5.2 The individual Travel Plans will identify preliminary targets for travel to the development by 
all modes of transport.  They will also set out initiatives and measures to support these 
targets, which will be provided before the individual elements of the development are 
occupied; and suggests other measures that could subsequently be introduced to influence 
travel behaviour.  The documents will also include proposals for improving access for 
residents, customers, visitors and employees using public transport and those walking and 
cycling.   


5.3 The full travel plans will continually evolve over time, and the travel targets will be monitored 
and reviewed on a regular basis.  The initiatives, measures and targets may all be subject to 
change during the monitoring and review process in agreement with SC. 


Travel Plans for the Leisure Uses 


5.4 The primary aim of the individual Travel Plans for the leisure uses, is to set out the basis for 
a continually evolving document, which will: 


(i) set out the existing conditions and accessibility of the proposed site including the 
public transport opportunities in and around the site for staff and visitors.  This could 
include analysis of the strengths and weaknesses, opportunities and constraints of 
the use of existing facilities; 


(ii) set out the scope and objectives of the Full Travel Plan; 


(iv) set out the proposed initiatives and measures designed to promote accessibility by 
non-car modes of travel, including the appointment of a Travel Plan Coordinator 
who will be responsible for management and delivery of the Travel Plan;  


(v) set out the marketing strategy to be provided before the development is opened in 
order to influence the pre-trip mode choice of all users and therefore minimise single 
occupancy car journeys;  


(vi) set out the preliminary forecast modal share targets, especially with regard to public 
transport, walking and cycling; and 


(vii) set out requirements for monitoring and reviewing targets through dissemination of 
information including requirements for surveys of future staff and visitor travel 
behaviour. 
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5.5 A list of suggested initiatives and measures for the leisure elements of the development are 
set out in Table 5.1 below.  These measures and initiatives may be subject to change at a 
later date through the reserved matters applications or as individual operators come 
forward. 


Table 5.1 – Potential Initiatives and Measures for the Leisure Uses 


NO MEASURES 


 WALKING & CYCLING MEASURES 


1 
Provision of travel notice boards in prominent locations within the development for staff and visitors to the 
development. This will provide information on the health benefits of walking and cycling and provide information 
regarding local cycle routes and pedestrian access to the site 


2 Provision of conveniently located, secure and sheltered cycle parking 


3 The inclusion of walking and cycling maps on the noticeboards, within employee ‘welcome information packs’ 
and on occupying organisations websites, as appropriate 


4 The provision of internal pedestrian and cycle links to connect the site to local routes as far as is practicable 


5 The provision of shower and changing facilities within the development 


6 Appropriate and suitable signage showing the key pedestrian and cycle routes and informal and formal seating 
areas will also be provided within the site; 


 PUBLIC TRANSPORT MEASURES 


7 The provision of up to date public transport information on the notice boards for staff and visitors and also 
within the employee ‘welcome information pack’ 


8 Allowing flexible working hours in order to maximise the use of bus services 


9 The inclusion of sustainable travel information on the relevant organisations websites, as appropriate 


 REDUCING THE NEED TO TRAVEL 


10 Produce a calendar of Travel Awareness Events 


11 The inclusion of sustainable travel information on organisations websites 


12 Provision of leaflet to employees containing information on the health benefits of walking and cycling and car 
sharing, as well as safe practical measures for use of these modes. 


13 Hotel guests will also have information within their rooms, which will identify the opportunities for using 
sustainable modes of transport to likely destinations during their stay at the hotel 


14 Organisations or large parties that will use the development will be encouraged to arrive by coach or minibus. 


15 The provision of an emergency “Get You Home” service for staff who have travelled by sustainable modes 


16 Local sourcing of materials, stock and supplies where possible to reduce delivery distances and the co-
ordination of deliveries where possible by the individual occupiers. 


 REDUCING CAR BORNE TRIPS 


17 The promotion of car sharing within the ‘welcome information packs’, or the organisations websites (if 
available) and on the notice boards. 
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Residential Travel Plan 


5.6 A Residential Travel Plan document is proposed to be agreed with the Council prior to 
occupation.  This is in order to help influence local travel patterns and restrict private car 
travel, as new residents would modify their travel arrangements in accordance with the 
Travel Plan at the outset, and would not be intransigent about adjusting their existing travel 
arrangements. 


5.7 The Travel Plan will also set out initiatives and measures to support the targets, which will 
generally be provided before the development is occupied; and suggests other measures 
that could subsequently be introduced to influence travel behaviour.  It will confirm the 
appointment and role of a Travel Plan Coordinator who will be responsible for management 
and delivery of the Travel Plan.  


5.8 A list of suggested initiatives and measures for the residential element of the development 
are set out in Table 5.2 below.  These measures and initiatives may be subject to change at 
a later date through the reserved matters applications or as developer’s come forward. 


Table 5.2 – Potential Initiatives and Measures for the Residential Use 


NO MEASURES 


 WALKING & CYCLING MEASURES  


1 Provision of conveniently located, secure and sheltered cycle parking 


2 The inclusion of walking and cycling maps within a ‘Welcome Information Pack’ for residents delivered to each 
property on first occupation 


3 The provision of internal pedestrian and cycle links to connect the site to local routes as far as is practicable 


4 Cycle vouchers. Details are to be determined through implementation of the travel plan but could consist of 
vouchers that can be exchanged for cycle training sessions or discounts at a local cycle store. 


5 Organisation of cycle events (two per year). This could include specialist bicycle mechanics that offer servicing 
and recommend repairs to residents cycles. E.g. Dr Bike, road shows, information stalls or cycle training. 


 PUBLIC TRANSPORT MEASURES  


6 The provision of up to date public transport information through the ‘Welcome Information Pack’ 


7 
The provision of travel notice boards within the development.  This will provide information on and promote 
sustainable modes of transport.  The notice boards will be located in prominent locations within the 
development. 


8 Bus taster tickets.  Details are to be determined through implementation of the travel plan but could consist of 
vouchers that can be exchanged for one book of bus tickets per household or one monthly pass per household. 


 REDUCING THE NEED TO TRAVEL   


9 Formation of a local residents group to explore and maximise all on-site measures and opportunities to reduce 
single occupancy car travel.  


10 Produce a calendar of Travel Awareness Events 


11 
The provision of a ‘Welcome Information Pack’ for residents, which will contain details of how trips to local 
leisure and employment facilities can be achieved by other means to the private car.  It will give information on 
bus routes and frequency, local cycle routes and the location of local schools and amenities.  
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12 The inclusion of sustainable travel information within the sales office during build-out and on the developer’s or 
a local community website (if available) 


 REDUCING CAR BORNE TRIPS  


13 The promotion of car sharing within the ‘welcome information packs’, or the developers website (if available) 
and on the notice boards. 
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6 TRIP GENERATION & ASSESSMENT SCENARIOS 


Development Trip Generation 


6.1 In order to consider the impact of the proposed development on the local highway network, 
an assessment of likely trip rates for each of the proposed elements of the development has 
been carried out.  Trip rates have been derived from the TRICS 2013 database based on 
the proportions of development outlined in the previous section of this report. 


6.2 The weekday and weekend peak vehicle trip generation for each of the land uses is 
presented in terms of the relevant phasing in Table 6.1 below, with the associated multi-
modal TRICS outputs contained in Appendix G.  In order to assess the marina vehicular trip 
profile for a typical weekday, information from a suitable marina site within the TRICS 
database dated July 1998 has been used, which is the only available weekday survey.  For 
the purpose of this assessment, 200 berths at the marina have been assumed.   


Table 6.1 Vehicle Trip Attraction by Land Use 


Land Use 
AM Peak 


(08:00-09:00) 
PM Peak 


(16:00-17:00) 
Saturday Peak 
(12:00-13:00) 


Arr Dep Arr Dep Arr Dep 
200 berth Marina* 


[Trip Rate] 
Vehicles 


[0.036] 
7 


[0.026] 
5 


[0.061] 
12 


[0.080] 
16 


[0.101] 
20 


0.085] 
17 


43 log cabins 
[Trip Rate] 
Vehicles 


[0.016] 
1 


[0.038] 
2 


[0.079] 
3 


[0.058] 
2 


[0.130] 
6 


[0.075] 
3 


120 bed Hotel 
[Trip Rate] 
Vehicles 


[0.151] 
18 


[0.2238] 
29 


[0.132] 
16 


[0.111] 
13 


[0.077] 
9 


[0.154] 
18 


4,400m2 GFA leisure centre 
[Trip Rate] 
vehicles 


[0.588] 
26 


[0.521] 
23 


[1.168] 
51 


[0.92] 
40 


[1.133] 
50 


[0.933] 
41 


70 berth touring caravan site 
[Trip Rate] 
vehicles 


[0.016] 
1 


[0.038] 
3 


[0.079] 
6 


[0.058] 
4 


[0.130] 
9 


[0.075] 
5 


750m2 GFA pub/restaurant 
[Trip Rate] 
vehicles 


[0.00] 
0 


[0.00] 
0 


[1.904] 
14 


[1.237] 
9 


[3.691] 
28 


[1.772] 
13 


500m2 GFA play centre 
[Trip Rate] 
vehicles 


[0.013] 
0 


[0.000] 
0 


[0.544] 
3 


[0.736 
4 


[1.835] 
9 


[2.118] 
11 


250 residential dwellings 
[Trip Rate] 
vehicles 


[0.16] 
40 


[0.442] 
111 


[0.335] 
84 


[0.202] 
51 


[0.134] 
34 


[0.235] 
59 


Total Trips  93 173 189 139 165 167 
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Trip Discounts 


6.3 While each of the separate land uses will generate its own volume of trips, it is reasonable 
to assume that a number of trips will be linked with other uses on the site.  In particular, the 
leisure centre, play centre and pub/restaurant uses are likely to link with the residential 
dwellings, hotel, marina, caravans and log cabins, particularly during peak summer and 
holiday periods of the year, with lower trip levels outside of peak periods.  This is agreed in 
principle with the highway authority.   


6.4 Initially a discount of five percent in AM peak and 12 percent in PM peak for ‘shopping’ 
purposes was considered as appropriate by TPA for regular trips associated with the 
residential development due to the close proximity of the Tesco store.  Trips further afield 
and for bulky goods are likely to be made on weekends or at off peak times.  


6.5 The highway authority stated that Ellesmere town centre has a wide and varied number of 
shops, including independent shops and local market, which will principally serve the need 
of residents of the proposed development and not necessarily the Tesco store.  As a result 
of discussions, the ‘shopping’ discount has been reduced by half to 2.5 percent in the AM 
peak hour and six percent in the PM peak hour. 


6.6 The trips associated with pub / restaurant are most likely to be linked trips from the hotel or 
leisure centre.  A discount of 75 percent has been considered and agreed with SC. 


6.7 Furthermore, the proximity of the development to the Tesco superstore, as well as to the 
centre of Ellesmere and the associated local facilities makes trips to these facilities from the 
holiday accommodation more viable by non-car modes. 


6.8 In respect of the above, 50 percent of all trips associated with the leisure centre will be 
linked to other uses, and therefore are not considered as primary related new trips to the 
development.  A total of 20 percent of all vehicle trips associated with the leisure 
accommodation development (marina, hotel, log cabins, caravan site) will also be 
discounted due to the proximity of the Tesco superstore, pub / restaurant and Ellesmere 
town centre.  This is agreed with the highway authority.   


6.9 Table 6.2 summarises the discounts applicable for various land uses. 


Table 5.2 Trip Discounts 


Land use AM Peak PM Peak Saturday 


Marina, Log Cabins, 
Caravans and Hotel 20% 20% 20% 


Leisure Centre 50% 50% 50% 


Pub/Restaurant 75% 75% 75% 


Residential 2.5% 6% 6% 


 


6.10 The resultant total vehicle trips over each phase of the development are presented in Table 
6.3.  
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Table 6.3 Total Vehicle Trips 


Land Use  
AM Peak 


(08:00-09:00) 
PM Peak 


(16:00-17:00) 
Saturday Peak 
(12:00-13:00) 


Arr Dep Arr Dep Arr Dep 


200 berth 
Marina 


Trip Forecast 7 5 12 16 20 17 


Discount 20% 20% 20% 20% 20% 20% 


Discounted 
Trips 6 4 10 13 16 14 


43 log 
cabins 


Trip Forecast 1 2 3 2 6 3 


Discount 20% 20% 20% 20% 20% 20% 


Discounted 
Trips 1 1 3 2 4 3 


120 bed 
Hotel 


Trip Forecast 18 29 16 13 9 18 


Discount 20% 20% 20% 20% 20% 20% 


Discounted 
Trips 14 23 13 11 7 15 


4,400m2 
GFA leisure 


centre 


Trip Forecast 26 23 51 40 50 41 


Discount 50.0% 50.0% 50.0% 50.0% 50.0% 50.0% 


Discounted 
Trips 13 11 26 20 25 21 


70 berth 
touring 
caravan 


site 


Trip Forecast 1 3 6 4 9 5 


Discount 20.0% 20.0% 20.0% 20.0% 20.0% 20.0% 


Discounted 
Trips 1 2 4 3 7 4 


750m2 GFA 
pub/ 


restaurant 


Trip Forecast 0 0 14 9 28 13 


Discount 75.0% 75.0% 75.0% 75.0% 75.0% 75.0% 


Discounted 
Trips 0 0 4 2 7 3 


500m2 GFA 
play centre 


Trip Forecast 0 0 3 4 9 11 


Discount 0.0% 0.0% 0.0% 0.0% 0.0% 0.0% 


Discounted 
Trips 0 0 3 4 9 11 


250 
residential 
dwellings 


Trip Forecast 40 111 84 51 34 59 


Discount 2.5% 2.5% 6.0% 6.0% 6.0% 6.0% 


Discounted 
Trips 39 108 79 47 31 55 


Total Trip Forecast 67 136 158 108 129 129 


Discounted Trips -14 -15 -43 -31 -50 -35 


TOTAL 53 121 115 77 80 94 
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6.11 Reviewing the trip volumes presented in the table above, the proposed development is 
predicted to attract broadly similar levels of vehicle trips across all peaks.  The breadth of 
development is also likely to stimulate trips by non-car modes both internal to the 
development and linked with the town and local facilities, thereby reducing the volume of 
vehicle trips further. 


Development Trip Distribution 


6.12 The development trip distribution methodology is based on the land use, location of the land 
use within the development site and the access points to the site.  The site is accessed via 
two access junctions; Canal Way/A495 signal controlled junction and the A495/site access 
roundabout.  The distribution described below is assumed to be the same for both arrivals 
and departures in all peak periods assessed.  Each land use and corresponding distribution 
is described below and illustrated on Figure 6.1. 


6.13 Marina Log Cabins and Hotel: The Marina, Log Cabins and Hotel can all be classified as 
tourist accommodation and the majority of trips are likely to be associated with regional or 
national geographic areas.  As Ellesmere is not in the immediate vicinity of any major roads 
or motorways, trips are likely to be equally split between the roads to the east and west of 
the site.  Hence, a 50/50 split between the two access points is considered for trip 
distribution.  


6.14 Caravan Site: The trips attracted for the Caravan site will be leisure trips and are likely to be 
regional trips.  It is assumed that the trips associated with Caravan site are equally split 
between the two site access junctions (50/50 split).  


6.15 Leisure Centre: The main attraction for the leisure centre is likely to be from Ellesmere with 
some possibility of trips from villages along the A495 due to proximity of these areas to the 
next nearest leisure centre, located to the west of Whittington.  Thus, it is assumed that 60 
percent of trips attracted to the Leisure centre are from Canal Way/A495 junction and 40 
percent of trips from A495/site access roundabout. 


6.16 Pub/ restaurant: It is assumed that 80 percent of trips attracted to the restaurant are from 
Ellesmere and only 20 percent of the trips are accessed via the A495/site access 
roundabout.  This is due to the fact that the residential area to the west of the site is in close 
proximity to other public houses.  It is also considered that a number of trips are linked trips 
to the hotel, marina and log cabins.  Also, a proportion of trips are internal trips from 
residential development within the site.  


6.17 Play Centre: Due to limited amount of facilities within the vicinity of the site, trips attracted to 
the Play Centre are likely to be associated from Ellesmere and other regions.  An even 
distribution of trips (50/50) is considered from the two site access junctions.  


  







 Proposed Development at Ellesmere Wharf, Shropshire 
Burbury Investments Limited Transport Assessment 
 


1109-54/TA/01  Transport Planning Associates 
August 2014  Page 23 of 29 


6.18 Residential: The proposed residential development trips have been assigned onto the local 
highway network based on the 2001 Census, travel to work data for wards in the immediate 
vicinity of the development site.  The census data shows that 75 percent of people travelling 
to work from the scheme are likely to travel east from the development and 25 percent are 
likely to travel west (turning left) on A495/site access roundabout.  However due to location 
of the residential area within the masterplan, of the 75 percent of trips travelling east, it is 
assumed that 70 percent of this traffic will use the roundabout access before travelling east 
through the Canal Way/A495 junction.  


6.19 The distribution of these trips in each of the assessed peak hours is shown in Figure 6.2 - 
6.4 and summarised in Table 6.4. 


Table 6.4 Trip Distribution for the proposed development  


Landuse Canal Way/A495 junction A495 /site access 
Roundabout 


Marina, Log Cabins and Hotel 50% 50% 


Caravan Site 50% 50% 


Leisure Centre 60% 40% 


Pub/Restaurant 80% 20% 


Play Centre 50% 50% 


Residential 22.5% (30% of 75%) 77.5% (25+70% of (75%)) 


 


Committed Developments 


6.20 In respect of committed developments in the vicinity of the site, two developments have 
been highlighted and are considered in terms of traffic impact.  These developments are: 


 Pochins site – 385 residential dwellings; and 
 Medical centre – 1,250m2 GFA. 


6.21 The trip generation associated with the committed development has been assessed using 
TRICS, the output reports from which are contained in Appendix H.  This traffic has been 
distributed based on existing flows at Canal Way / A495 junction.  The traffic flows for the 
2012 Base plus Committed Development are shown in Figures 6.5 – 6.7.  It therefore 
assumes that there is no redistribution of committed development traffic flow following 
completion of the new link road and access junction on to the A495, which represents a 
robust assessment. 
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Assessment Scenarios 


6.22 As discussed with the highway officer at SC, base traffic is assumed to remain constant in 
the design year and committed and proposed developments are to be the main growth 
areas in the town. Hence no growth factors have been applied to the surveyed traffic flows.  


6.23 The addition of the committed development traffic discussed above, results in the total 
forecast base traffic flows, while the addition of the development results in the production of 
total forecast traffic flows.  The following scenarios are analysed for junction capacity 
assessments.  


 AM Peak Base + committed + development traffic flows (Figure 6.8) 


 PM Peak Base + committed + development traffic flows (Figure 6.9) 


 Weekend Peak Base + committed + development traffic flows (Figure 6.10). 
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7 TRAFFIC IMPACT ASSESSMENT 


7.1 In order to consider the impact of the development on the local highway network, the 
scenarios detailed in the previous section of this report have been used to assess the 
existing and proposed junction operation.  In order to best present the impact at each 
junction, assessments are presented for the total forecast base plus committed plus 
development scenario. 


7.2 For the purpose of this calculation, all the traffic associated with the total development within 
the site is distributed at the two access junctions; Canal Way /A495 signal controlled 
junction and A495 / site access roundabout.  A sensitivity assessment is presented at the 
end of the section to show the level of development that could potentially be served off the 
single point of access via Canal Way.   


Junction One – Canal Way/A495 Signal Controlled Junction 


7.3 This junction serves the new Ellesmere Wharf development, providing direct access to the 
development from the A495 Scotland Street, and comprises a three-arm signal controlled 
junction.  Assessment of the junction operation has been undertaken using LinSig v3, the 
results of which are summarised in Table 7.1 below, and presented in full in Appendix I. 


Table 7.1 Canal Way/A495 Signal Controlled Junction –Total Forecast Traffic Flows 


 
AM Peak PM Peak Saturday Peak 


DoS MMQ DoS MMQ DoS MMQ 


A495 
ahead, right 70.5 9 82.9 11 52.6 6 


A495 Scotland St 
ahead, left 69.9 11 81.2 14 54.3 7 


Canal Way 
left, right 66.6 6 82.4 10 54.2 6 


PRC 27.6% 8.5% 65.8% 


Cycle Time 90s 90s 90s 


7.4 Under the total forecast base traffic flows, which include the committed development traffic 
flows, the junction continues to operate within capacity, with the maximum DoS of 83 
percent and maximum MMQ value of 14 PCUs on the A495 Scotland Street approach in the 
PM peak. 
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Junction Two – A495/Ellesmere Business Park Roundabout 


7.5 This junction serves the Ellesmere Business Park to the west of Ellesmere, providing direct 
access to the development north of the A495, and comprises a three-arm roundabout.  
Assessment of the junction operation has been undertaken using ARCADY 7, the results of 
which are summarised in Table 7.2 below and presented in full in Appendix I.  


 
7.6 Assessment of the 2018 total forecast base traffic flows show that this junction continues to 


operate within capacity, with a maximum RFC of 0.28 occurring on the A495 (E) approach in 
the AM peak, and MMQ values less than 1 on all approaches in all scenarios. 


Table 7.2 A495/Ellesmere Business Park Roundabout –Total Forecast Traffic Flows – 
Base + Committed + Development 


 
AM Peak PM Peak Saturday Peak 


RFC MMQ RFC MMQ RFC MMQ 


Business Park 0.01 0 0.02 0 0.00 0 


A495 (E) 0.28 0 0.24 0 0.17 0 


A495 (W) 0.23 0 0.20 0 0.16 0 


7.7 The junction is predicted to continue to operate within capacity under the full development, 
as shown on the table above, with a maximum RFC of 0.28 occurring on the A495 (E) 
approach in the AM peak.  


Junction Three – Victoria Street/Scotland Street Roundabout 


7.8 The Victoria Street /Scotland Street three arm roundabout is located to the east of the Canal 
Way/A495 junction and connects to the central areas of Ellesmere, as well as onwards 
towards Whitchurch. Assessment of the junction operation has been undertaken using 
ARCADY 7, the results of which are summarised in Table 7.3, and presented in full in 
Appendix I. 


7.9 The junction currently operates within capacity under the total forecast base traffic flows, 
with the most sensitive peak being the PM peak, with a maximum RFC of 0.79 on Victoria 
Street.  


Table 7.3 Victoria Street/Scotland Street Roundabout –Total Forecast Traffic Flows 


 
AM Peak PM Peak Saturday Peak 


RFC MMQ RFC MMQ RFC MMQ 


Victoria St 0.72 3 0.79 4 0.75 3 


Scotland St 0.20 0 0.20 0 0.27 0 


A495 Scotland St 0.63 2 0.56 1 0.52 1 


7.10 Table 7.3 shows that with the total forecast development, the junction is operating within 
capacity in all peak periods assessed. 
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Junction Four – Proposed Link Road/A495 Roundabout 


7.11 The results of the 2018 Total Forecast for the proposed link road roundabout with the A495 
is summarised in Table 7.4 with the full ARCADY7 reports presented in Appendix I. 


Table 7.4 Proposed Link Road/Canal Way Roundabout –Total Forecast Traffic Flows 


 
AM Peak PM Peak Saturday Peak 


RFC* MMQ RFC MMQ RFC MMQ 


A495 (E) 0.23 0 0.22 0 0.17 0 


Distributor Road 0.06 0 0.04 0 0.04 0 


A495 (W) 0.29 0 0.28 0 0.24 0 


* RFC: Ratio of flow to capacity 


7.12 The proposed junction operates well within capacity, with the maximum RFC of 0.29 
occurring on the A495 (W) arm on an AM peak.  The weekday AM and PM peak periods 
demonstrate minimal queues at the proposed junction with the forecast traffic flows. 


Sensitivity Test 


7.13 It is anticipated that the site will be developed in phases and for the sensitivity test 
assessment, it is assumed that Phase One (comprising of the Marina, Log Cabins, Leisure 
centre, Hotel, Play Centre, Caravans and up to 50 residential houses), will be accessed only 
via Canal Way.  The development traffic associated with these facilities is distributed based 
on distribution methodology in Chapter 6.   


Junction One – Canal Way/A495 Signal Controlled Junction 


7.14 Assessment of the junction operation has been undertaken using LinSig v3, the results of 
which are summarised in Table 6.5 below, and presented in full in Appendix J. 


Table 7.5 Canal Way/A495 Signal Controlled Junction –Total Forecast Traffic Flows 


 
AM Peak PM Peak Saturday Peak 


DoS MMQ DoS MMQ DoS MMQ 


A495 
ahead, right 


65.4 8 85.4 12 55.2 7 


A495 Scotland St 
ahead, left 


67.1 10 80.2 13 51.8 7 


Canal Way 
left, right 


71.1 7 87.5 12 61.5 7 


PRC 26.5% 2.9% 46.3% 


Cycle Time 90s 90s 90s 
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7.15 Under the sensitivity test scenario, with Phase One (comprising of the Marina, Log Cabins, 
Leisure centre, Hotel, Play Centre, Caravans and up to 50 residential houses) being served 
by only one site access point, the junction continues to operate within capacity, with the 
maximum DoS of 87.1 percent for Canal Way in PM peak period and maximum MMQ value 
of 13 PCUs on the A495 Scotland Street approach in the PM peak.  


Development Impact Assessment Summary  


7.16 The impact assessment indicates that all the junctions will operate within capacity for the 
total development scenario, with two access points to the site; A495 / Canal Way junction 
and A495 / site access junction.  


7.17 In the case of the sensitivity test for an initial phase of development off a single point of 
access, the A495 / Canal Way signal controlled junction would also operate efficiently with a 
maximum DoS of 83 percent during the busiest peak period, assuming all the leisure 
development and 50 houses are served via Canal Way.   
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8 SUMMARY & CONCLUSIONS 


8.1 This Transport Assessment has been completed to support the proposed development on 
land adjacent to Ellesmere Wharf, Ellesmere, for a mixed residential dwellings and leisure 
use scheme.  


8.2 The site is identified as site ELL003a and ELL003b for residential and leisure development 
respectively, under Policy S8 of the SAMDev Draft Plan 2014.  The allocated sites within 
draft SAMDev Plan represent Shropshire Council’s preferred approach for the use of land 
and policies to guide future development in Shropshire up to 2026.    


8.3 The proposed layout of the development with infrastructure and public transport 
improvements will ensure a good level of accessibility of the site for local facilities and 
amenities for non-car modes of transport.  The site is also within walking and cycling 
distance of many facilities and amenities in Ellesmere town centre. 


8.4 Access to the development at full build out is proposed to be via two main access points; the 
first a roundabout junction with the extension of Canal Way through the Pochins land, and 
the second a three arm roundabout junction with the A495 to the west of the Ellesmere 
Business Park.  The report confirms that the proposed site access arrangements are 
appropriate to accommodate the levels of vehicular traffic associated with the development. 


8.5 This report also considers that the forecast traffic associated with the proposed development 
will not have a material impact on the operation or safety of the existing local highway 
network. 


8.6 Measures proposed as part of the development, including a Travel Plan, will ensure the site, 
the local community and local facilities and amenities are accessible by non-car modes of 
transport.   


8.7 The site has been demonstrated to generally comply with local and national planning 
guidance and satisfies the transportation requirements, which are set out as part of these 
policies.   


8.8 It is finally concluded that there are no valid highway or transport reasons, which should 
prevent the proposed development of the land. The site is suitable for the proposed mixed 
use of residential dwellings and leisure uses.  


 


 







 Proposed Development at Ellesmere Wharf, Shropshire 
Burbury Investments Limited Transport Assessment 
 


1109-54/TA/01 Transport Planning Associates 
August 2014 Figures 


FIGURES 







Approximate site
boundary


NOTES:


RESERVED COPYRIGHT
W E


S


INDICATIVE


25 King Street
Bristol


BS


DateRev Details CheckedDrawn
byby


TITLE:


PROJECT: CLIENT:


SCALE: DATE: DRAWN: CHECKED:


REVISION:DRAWING NO:JOB NO:


APPROVED:


STATUS:


Approved
by


A4
ORIGINAL
PLOT SIZE


RESERVED COPYRIGHT


- - - - - -


Burbury Investments LtdPROPOSED DEVELOPMENT AT ELLESMERE WHARF


Site Location Plan


1:50000 11.04.13 JAN JC MB


1109-54 Figure 3.1 -



















1 1


4 12


24 289 1 11


0 24 289


283 22 5 1


0 39 10


283 22 10


0 0 1 26 316


31 269 36


8 279


58


316 31


57 2


16 5


64


21 30


4 3


Key


2012 Base Traffic Flows AM
Date: Status: Scale:


30.05.2014 I N F O R M A T I O N NTS


Ellesmere Wharf, Shropshire
Prepared By: Checked By: Approved By:


NK JC JC


Project No: Figure No: Revision:


1109-54 3.5


RESERVED  COPYRIGHTA4


INDICATIVE







0 4


6 24


9 249 2 6


0 9 249


267 12 2 0
0 20 5


267 12 7


0 0 0 10 251 1


57 249 38


6 273


50


257 21


125 0


16 0


45


55 163


1 0


Key


2012 Base Traffic Flows PM
Date: Status: Scale:


30.05.2014 I N F O R M A T I O N NTS


Ellesmere Wharf, Shropshire
Prepared By: Checked By: Approved By:


NK JC JC


Project No: Figure No: Revision:


1109-54 3.6


RESERVED  COPYRIGHTA4


INDICATIVE







0 0


6 227 0


0 6 227


213 6 0
0 0


213 6 0


0 0 0 6 277 1


49 178 67


1 209


1 82


160 6


127 0


30 1


76 0


53 142


0 0


Key


2012 Base Traffic Flows Saturday
Date: Status: Scale:


30.05.2014 I N F O R M A T I O N NTS


Ellesmere Wharf, Shropshire
Prepared By: Checked By: Approved By:


NK JC JC


Project No: Figure No: Revision:


1109-54 3.7


RESERVED  COPYRIGHTA4


INDICATIVE







87.5


87.5


87.5


87
.5


87.5


87.5


87.5


87
.5


87.5


89
.5


89.5


89.0


89.0


89.0


89
.0


88.5


88.5


88.5


88.0


88.0


88.0


88.0


88
.0


87.0


87.0


87.0


86.5


86.5


86.0


86.0


86.5


86.5


86.5


86.5


87.0


87
.0 87.0


87.0


87.0


87.0


87.0


87.0


87.0


88.76


88.82
89.00


89.48


89.54


89.56


87.79


87.54


87.54


87.57


87.63


87.42


87.24


87.30


87.56


87.74


87.38


88.44


88.27


88.03


87.62


87.06


86.99


86.67


86.43


86.18


86.59


86.20


86.02


86.08


86.46


86.46


86.57


86.59


86.30


86.06


86.09


86.62


86.86


86.85


86.86


86.64


86.11


86.12


86.30


86.62


86.59


86.74


86.46


86.24


86.15


85.86


85.76


85.75 85.96


85.78
85.73


85.71
85.67


85.71


85.75


85.79


85.73


87.02


86.98


87.08


87.07


86.94


86.95


86.89


JB03
89.93


EP


87.29


89.10


87.12


87.15


87.17


85.89


86.85


86.92


89.59


89.55


89.05


88.90


88.94


89.04


89.56


89.34


87.82


87.94


87.90


87.76


87.16


88.06


88.29


88.60


88.44


87.32


87.88


87.06


87.33


87.53


87.49


87.50


87.33


87.18


86.10


86.29


B/W


86.31


86.31


Wall


Retaining


W
all


W
all


B/W


B/W


B/W


Sewage Tank


Canal Way


BURBURY INVESTMENTS LTD


ELLESMERE WHARF
DEVELOPMENT


Proposed Access Junction
From Extension Of Canal
Way


1:500 22.08.14 PSW JRC MB


1109-54 Figure 4.1


NOTES:


KEY


Site boundary


INDICATIVE


W E
S


DateRev Details CheckedDrawn
byby


of
Her Majesty's Stationery Office. Crown Copyright - Licence No. AL100034021


RESERVED COPYRIGHT


PROJECT:


TITLE:


STATUS:


REVISION:DRAWING NO:JOB NO:


CLIENT:


SCALE: DATE: DRAWN: CHECKED: APPROVED:


Approved
by


A3
ORIGINAL
PLOT SIZE


25 King Street
Bristol
BS1 4
0117 925 9400


- - - - - -







A495


ELLESMERE BUSINESS PARK


A495 Scotland Street


86.5m forward visibility to
roundabout give way line


215m forward visibility to
roundabout give way line
(60mph speed limit)


(maximum available from
exit of existing roundabout)


Proposed 33.2m ICD roundabout


INDICATIVE


W E
S


of
Her Majesty's Stationery Office. Crown Copyright - Licence No. AL100034021


RESERVED COPYRIGHT


PROJECT:


TITLE:


STATUS:


REVISION:DRAWING NO:JOB NO:


CLIENT:


SCALE: DATE: DRAWN: CHECKED: APPROVED:


DateRev Details CheckedDrawn
byby


Approved
by


A2
ORIGINAL
PLOT SIZE


25 King Street
Bristol
BS1 4PB
0117 925 9400


BURBURY INVESTMENTS LTD


ELLESMERE WHARF
DEVELOPMENT


Potential A495 Roundabout
Junction Arrangement


1:1000 22.08.14 PSW JRC MB


1109-54 Figure 4.2


- - - - - -


NOTES:







Scale:Date: Status:


30.05.2014 I N F O R M A T I O N NTS


Prepared By: Checked By: Approved By:


NK JC JC


Project No: Figure No: Revision:


1109-54 6.1







Scale:


JCJCNK
Prepared By: Checked By: Approved By:


NTS


Project No: Figure No: Revision:
1109-54 6.2


Date: Status:


30.05.2014 I N F O R M A T I O N


RESERVED  COPYRIGHT







Scale:


NTS


Date: Status:


30.05.2014 I N F O R M A T I O N


1109-54 6.3


Prepared By: Checked By: Approved By:
NK JC JC


Project No: Figure No: Revision:







Scale:


NTS


Date: Status:


30.05.2014 I N F O R M A T I O N


1109-54 6.4


Prepared By: Checked By: Approved By:
NK JC JC


Project No: Figure No: Revision:







22


0 22


52


0


52


0 0 34


22 0 0


62


13


0


40


0


7


52 74


Key


AM Peak Committed Development Flows
Date: Status: Scale:


30.05.2014 I N F O R M A T I O N NTS


Ellesmere Wharf, Shropshire
Prepared By: Checked By: Approved By:


NK JC JC


Project No: Figure No: Revision:


1109-54 6.5


RESERVED  COPYRIGHTA4


INDICATIVE







21


0 21


38


0


38


0 0 70


38 0 0


52


9


0


83


0


13


21 61


Key


PM Peak Committed Development Flows
Date: Status: Scale:


30.05.2014 I N F O R M A T I O N NTS


Ellesmere Wharf, Shropshire
Prepared By: Checked By: Approved By:


NK JC JC


Project No: Figure No: Revision:


1109-54 6.6


RESERVED  COPYRIGHTA4


INDICATIVE







14


0 14


23


0


23


0 0 29


14 0 0


44


17


0


37


0


8


23 61


Key


Weekend Peak Committed Development Flows
Date: Status: Scale:


30.05.2014 I N F O R M A T I O N NTS


Ellesmere Wharf, Shropshire
Prepared By: Checked By: Approved By:


NK JC JC


Project No: Figure No: Revision:


1109-54 6.7


RESERVED  COPYRIGHTA4


INDICATIVE







1 1


4 12


24 311 1 11


15 24 355


335 22 5 1


16 39 10


351 22 10


30 44 1 26 388


53 313 36


8 377


78


332 31


125 2


0 16 5


75


73 151


4 3


Key


 Total Flows Base + Committed + Development - AM
Date: Status: Scale:


30.05.2014 I N F O R M A T I O N NTS


Ellesmere Wharf, Shropshire
Prepared By: Checked By: Approved By:


NK JC JC


Project No: Figure No: Revision:


1109-54 6.8


RESERVED  COPYRIGHTA4


INDICATIVE







0 4


6 24


9 287 2 6


28 9 306


288 12 2 0
32 20 5


320 12 7


21 19 0 10 426 1


95 268 38


6 341


62


257 21


260 0


16 0


69


76 263


1 0


Key


Total Flows Base + Committed + Development - PM
Date: Status: Scale:


30.05.2014 I N F O R M A T I O N NTS


Ellesmere Wharf, Shropshire
Prepared By: Checked By: Approved By:


NK JC JC


Project No: Figure No: Revision:


1109-54 6.9


RESERVED  COPYRIGHTA4


INDICATIVE







0 0


6 241 0


21 6 264


236 6 0
13 0


249 6 0


26 22 0 6 367 1


63 200 67


1 269


1 106


173 6


144


30 1


96


73 152


0 0


Key


Total Flows Base + Committed + Development  - Saturday
Date: Status: Scale:


30.05.2014 I N F O R M A T I O N NTS


Ellesmere Wharf, Shropshire
Prepared By: Checked By: Approved By:


NK JC JC


Project No: Figure No: Revision:


1109-54 6.10


RESERVED  COPYRIGHTA4


INDICATIVE












i l lman YOUNG


LAND AT ELLESMERE
LANDSCAPE & VISUAL IMPACT ASSESSMENT


NON TECHNICAL SUMMARY


in connection with an outline planning
application for Land at Ellesmere


August 2014







 
 
 
 
 


 
 
 
 
 
 
 
 


Burbury Investments 
 
 
 
 
 
 
 


LANDSCAPE AND 
VISUAL IMPACT ASSESSMENT 


NON TECHNICAL SUMMARY 
 
 
 
 


in connection with an outline planning application for 
Land at Ellesmere 


 
 
 
 


 
 
 


August 2014 
 
 
 
 


 
Prepared by: 
 
Illman Young Landscape Design Ltd 
Festival House 
Jessop Avenue 
Cheltenham 
GL50 3SH 







 
Reports/21312  Illman Young Landscape Design Ltd 
August 2014 
Final submitted LVIA 
 


2 


 
Table of Contents 


 
 


1. Introduction ............................................................................................... 3 
2. Guidance ................................................................................................... 3 
3. The Site ..................................................................................................... 3 
4. The Proposal ............................................................................................. 4 
5.  Effect on the Landscape Resource ............................................................ 4 
6. Effect on Visual Amenity ............................................................................ 5 
7.  Summary ................................................................................................... 5 


 







 
Reports/21312  Illman Young Landscape Design Ltd 
August 2014 
Final submitted LVIA 
 


3 


 


1. Introduction 


1.1 A Landscape and Visual Impact Assessment considers how a proposed 


development will affect the landscape where it is to be built. This looks at the 


effects both within the site boundary, as well as any possible effects outside it.  


The Assessment looks at two different aspects of the landscape: firstly, the 


physical features of the site (the land form, its trees and hedgerows etc) and 


the way these effect how the site looks (its ‘character’), which together are 


called ‘the landscape resource’; and secondly, where the site can be seen 


from, and which parts of the site, and the development, can or will, be seen 


(its ;visibility’).  In doing this, the Assessment also references national, county 


and local level planning and landscape guidance documents. 


1.2 Having built-up a picture of the surrounding landscape, the Assessment then 


considers what potential effects a new development may have. These 


potential effects are then used to guide the design of the development to 


ensure the most suitable design and arrangement of the proposed buildings 


and the way the site should be planted, reducing potential negative effects to 


create a ‘best fit’ solution within the surrounding environment. 


2. Guidance 


2.1 The Landscape Institute and the Institute for Environmental Management and 


Assessment have written guidance on how to carry out a Landscape & Visual 


Impact Assessment (LVIA). This assessment has been carried in line with that 


guidance. 


3. The Site 


3.1 The proposal site is located on the south side of the town of Ellesmere. The 


area has a semi-rural character, and the landscape is gently undulating with 


irregular field patterns and localised areas of high ground. The site is 


surrounded by the town of Ellesmere, the Shropshire Union Canal and the 


open countryside. 


3.2 The Shropshire Union Canal is a tourism and leisure route, providing a key 


opportunity for the proposed leisure features of the development. A number of 


historic buildings are linked with the canal, and there is a high volume of 


pedestrian and canal boat activity along it.   
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3.3 The application site is a set of five existing grass fields currently used for 


grazing. Most of these are surrounded by hedgerows and some mature trees 


with a number of large trees within the fields.  


3.4 Due to the undulating nature of the landscape, areas of high ground and 


mature hedgerows, the visibility of the site is limited to the local area and it is 


not possible to see all five fields at once from any one view.  Generally,  views 


are limited to partial views overlooking two or three fields at a time. No long 


distance views are possible from the surrounding area, including from the 


elevated ground at Welsh Frankton. Long distance views are defined as being 


over 2km.  Views are considered from public viewpoints (the roads, canal 


paths and footpaths) around the site, and from the footpath that crosses it. 


4. The Proposal 


4.1 The intention is to develop the site at Ellesmere to provide a wide range of 


leisure facilities and 250 houses.  The leisure part of the development will 


comprise of a 200 berth marina and associated boating facilities, hotel, pub 


and play barn, a spa centre with both indoor and outdoor sports activities, 


holiday lodges, and a touring caravan park. Generally, the larger and less 


dense development has been located in the least visible parts of the site to 


the east, closer to the town’s amenities. Smaller scale development for the 


holiday cabins and caravans are located to the more rural and open parts to 


the west.  The housing is to be located adjacent to the existing housing along 


its northern boundary. 


5.  Effect on the Landscape Resource 


5.1 The existing fields will be developed to for a mixture of leisure, tourism and 


residential development. Very few trees will be removed, although a large 


number of (generally moderate quality) hedgerows will go, however, 


substantially more will be planted in the proposals.  Similarly, whilst much of 


the existing grazing land will be removed, large areas of wetland and 


wildflowers will be replanted.   


5.2 Although the character of the landscape would be sensitive to this scale of 


development, the site has been recently allocated by Shropshire Council as 


an area for housing, leisure and tourism, which influences how the site is 


considered in assessment terms.  Therefore, the large amount of proposed 
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planting and number of improvements to the existing vegetation and wildlife 


habitats on the site will over time, allow the development to become part of 


the town of Ellesmere, as well as be in keeping with the existing semi – rural 


landscape of the area. 


6. Effect on Visual Amenity 


6.1 The selected viewpoints and visual assessment show that the application site 


is only visible from public locations close to the site. Combined with the 


positioning and layout of the buildings this will result in the proposed 


development having limited visibility within the wider landscape. Views of the 


site that are possible will be seen in the context of the leisure activities of the 


canal and over time as the proposed planting and enhancements to the 


existing trees and hedgerows mature will help to maintain the appearance of 


the well wooded skyline and the undulating countryside. 


7.  Summary 


7.1 This is a predominantly recreational development located within a semi-rural 


setting adjacent to the town of Ellesmere and the Shropshire Union Canal. 


Despite its scale, the existing landscape and design of the proposals will limits 


its negative effects and create a balanced addition to the town, while 


maintaining the character of the surrounding landscape. 


7.2 Therefore as a whole, it is considered that the proposal should be considered 


acceptable in terms of its impact on the surrounding landscape and be in 


keeping with the existing recreational uses associated with the Shropshire 


Union Canal. 
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1:  executive summary 


This assessment supports proposals for a multi-use development on a greenfield site at 
Ellesmere in north Shropshire.  The site lies to the south of the town and adjoins an 
important junction of the former Ellesmere Canal: directly opposite are the former offices 
and maintenance yard of the Ellesmere Canal Company, built around 1806, probably to 
designs by their engineers William Jessop and Thomas Telford.   This group of five 
buildings, four of which are designated Grade II*, is of outstanding national importance as 
the best-preserved example of its kind in Britain. The proposed development also lies 
within the setting of  a three-storey Grade II-listed warehouse – also probably by Jessop 
and Telford but now disused and considered at risk –  that is the sole surviving remnant of 
a canal wharf that lay immediately south of Ellesmere town centre.  The application site 
also adjoins the locally-designated Ellesmere Conservation Area, specifically a character 
zone centred upon the short canal branch between the wharf and Canal Yard. 


The Ellesmere Canal dates from the canal boom of the early 1790s and was intended to link 
the Severn, Dee and Mersey rivers and thus connect the East Wales and West Midlands 
manufacturing towns with the port of Liverpool. The intended network was ultimately 
never completed, with little built after 1805. In that year it was decided to construct the 
canal offices at the heart of network overlooking the junction of its branches to Llangollen, 
Whitchurch and the wharf at Ellesmere.   An elegant late Georgian brick structure of 
country house appearance, the offices are in stark contrast to the industrial structures of the 
adjoining, and probably contemporary, maintenance yard, where the company’s boats were 
built, repaired and serviced. These comprise an exceptionally early example of a dry dock, 
a huge blacksmith’s and joiners shop and a timber store, with a small cottage completing 
the group.


This assessment has been produced, in accordance with national planning guidance 
governing the historic environment, to identify the significance of the heritage assets 
affected and the impact of the proposal upon this significance. The Canal Yard buildings 
are of exceptional national importance for their architectural and historic interest as the 
country’s best-preserved example of a canal maintenance yard and for their associations 
with Jessop and Telford as figures of national renown. The Ellesmere Conservation Area is 
of county-wide importance for its special character, with the Canal Yard buildings making 
a key contribution to its canalside character zone.  


While the intrinsic architectural and historic interest of the heritage assets will be unharmed 
by the development, their setting will be affected, in particular that of the Canal Yard.  This 
harm must be balanced against the substantial public benefits of the proposal, which 
involves a multi-million pound investment designed to boost Ellesmere’s economy, create 
employment and increase tourism. Furthermore the proposal will enhance the significance 
of the heritage assets by heightening awareness of their importance, and will enable them to 
contribute, through increased tourism, to the economic vitality of Ellesmere.  
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2:  PLANNING CONTEXT 


2.1 The site 


The application site lies approximately one kilometre southwest of the centre of Ellesmere 
in north Shropshire, close to Ellesmere Wharf, the canal basin of the Llangollen branch of 
the Shropshire Union Canal (originally the Ellesmere Canal).  While currently in 
agricultural use, it has recently been confirmed as a potential development site additional to 
those already cited in Shropshire Council’s Local Development Framework. 


2.2 Proposed development 


The applicant, Formal Holdings, is seeking planning consent from Shropshire Council for a 
multi-use leisure development including hotel, 188-berth marina, leisure complex, 
pub/restaurant, cabins and touring caravans. 


2.3 Adjoining heritage assets 


A number of designated heritage assets lie within the setting of the proposed development. 
Immediately northeast of the site, on the opposite bank of the canal, are five listed 
buildings (four Grade II* and one Grade II) in the boatyard of the Canal and River Trust, 
originally the maintenance yard and offices of the Ellesmere Canal Company; 
approximately 400 metres northwest of the latter is a disused warehouse at Ellesmere 
Wharf, listed Grade II; and the development site adjoins the Ellesmere Conservation Area 
designated by Shropshire Council. The proposal will therefore affect the setting of these 
heritage assets. 


2.4 Relevant heritage policies 


Given its impact upon the heritage assets, the proposal will therefore be determined in the 
context of relevant national and local planning policies governing the historic environment. 
National guidance is contained within Section 12 of the National Planning Policy 
Framework (Conserving and Enhancing the Historic Environment, March 2012); local 
policies are established by Section CS6 (Sustainable Design and Development Principles) 
of the Shropshire Local Development Framework Adopted Core Strategy (March 2011).  
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These and other related guidance are examined in Section 9 of this report (Assessment of 
Impact). 


2.5 Heritage assessment/methodology  


Paragraph 128 of the NPPF states that in determining applications, local planning 
authorities should require an applicant to describe the significance of the heritage assets 
affected, including the contribution made by their setting.   Garry Miller Historic Building 
Consultancy has been appointed by Formal Holdings to produce this heritage assessment to 
evaluate the significance of the heritage assets affected, and the impact of the proposal 
upon them. The methodology employed was as follows: 


1. Background research using readily-available sources, identified in the text, to 
place the Canal Yard and warehouse in their historical context, and an exterior 
photographic survey of the buildings and their setting (Sections 5 and 6) 


2. Analysis of the character of the Ellesmere Conservation Area, based upon its 
Conservation Area Appraisal, and of the contribution made by the canal-related 
buildings (Section 7) 


3. Evaluation of the significance of the Canal Yard group, canal warehouse and 
Ellesmere Conservation Area (Section 8) 


4. Evaluation of the impact of the proposal upon this significance (Section 9). 
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3: LOCATION  


The location of the proposed development is a greenfield site approximately one kilometre 
southwest of the centre of Ellesmere, a small town in north Shropshire. It is currently in 
agricultural use as grazing land and forms part of the extensive open countryside 
surrounding the town.  The application site lies southeast of the A495 Oswestry road and 
its southern extent is defined by the Llangollen branch of the Shropshire Union Canal and 
its short arm northwestwards to Ellesmere Wharf. The location of the site, in relation to 
Ellesmere town centre, is shown on Map 1 below. 


           Map 1. The application site, relative to Ellesmere town centre (Roberts Limbrick Architects) 
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4: THE HERITAGE ASSETS AFFECTED 


The proposed development lies within the setting of the following heritage assets: 


The former canal offices and boat maintenance yard built circa 1806 by the 
Ellesmere Canal Company. Standing directly opposite the application site, it is a 
large historic group of high national importance as the best-preserved of its kind in 
Britain, with four of its five buildings Grade II* listed 


 
A former warehouse, approximately 400 metres northwest of the latter, built by 
the Ellesmere Canal Company circa 1806 at its canal wharf south of the town 
centre. Designated Grade II, it is long disused and considered by Shropshire 
Council to be a building at risk 


The Ellesmere Conservation Area, designated by Shropshire Council for its 
special character and architectural and historic interest. The canal area lies within its 
boundaries, a detailed map of which appears on Page 38. 


The location of the heritage assets is shown on Map 2 (following page). The merits and 
character of each is thereafter examined individually in Sections 5, 6 and 7. 


 
 
 
 
 
 
 
 
 
 
 
 


2


3


1
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Map 2. Location of the heritage assets affected by the proposal 
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5: the canal YARD group 


5.1 Historical context 


The Ellesmere Canal was created amid the canal boom of the early 1790s. It was intended 
to link the Severn, Dee and Mersey and thus connect the industrial centres of eastern Wales 
and the West Midlands to the port of Liverpool. The project was launched in 1791 and the 
Act of Parliament for its construction approved two years later. The canal company 
appointed the eminent civil engineer William Jessop (1745-1814) as its consulting 
engineer, assisted by the then relatively-unknown Thomas Telford (1757-1834), county 
surveyor for Shropshire, as general agent. Its first branch, to Llanymynech, was opened in 
1796, the northern section between the Mersey and Dee the following year and the branch 
to Chirk in 1805. Little work took place thereafter and ultimately the canal was never 
finished as intended due to rising costs and insufficient commercial traffic. However it 
generated spectacular feats of engineering in the form of Telford’s cast iron aqueducts at 
Chirk (1801) and Pontcysyllte (1805), which are of international importance. Locally, the 
canal generated the economic revival of Ellesmere, where its wharf became the new 
commercial focus of the town.  The project was however dogged by financial difficulties, 
leading to amalgamation with the Chester Canal in 1813; arrival of the railways brought 
further competition, and in 1846 the canal was assimilated into the Shropshire Union 
Railway and Canal Company. Gradual decline in the later 19th century and thereafter 
resulted in the closure of all but its northern branch from Ellesmere Port to Chester in 1944. 


1. The Canal Yard group, looking southeast with Beech House in foreground 







Proposed development at ellesmere: wharf: heritage ASSESSMENT                                                                     Page                         


________________________________________________________________________________________________________
                                                                                                                     GARRY MILLER HISTORIC BUILDING CONSULTANCY


11


5.2 Development of the Canal Yard and Wharf 


The Canal Yard and offices were built around 1806, strategically sited at the centre of the 
network alongside a T-junction formed by the intersection of three lines, west to 
Llangollen, east to Whitchurch and ultimately the Mersey, and the short branch north to the 
canal basin at Ellesmere Wharf. Overlooking the junction were the company’s offices – 
known as Beech House – which doubled as an administrative centre and private residence 
for key personnel. Alongside was the maintenance yard where boats were built, repaired 
and serviced and lock gates and other equipment manufactured. Today, the group 
represents, in the words of the National Heritage List for England, ‘the best-preserved 
complex of its type in Britain.’ The buildings are all likely to have been designed by Jessop 
and Telford in their role as project engineers. At the end of the Ellesmere branch, a wharf 
was constructed which became in the 19th century the town’s industrial and commercial 
hub. Here was sited not only canal warehouses but also an iron foundry and timber yard 
established by the Earl of Bridgewater, first chairman of the canal company and principal 
landowner in Ellesmere, to serve both the navigation and his agricultural estates. A coal 
wharf and gas works were also developed. By the mid-1870s, both Canal Yard and wharf 
formed densely-built industrial nuclei at each end of the Ellesmere branch as shown by the 
25-inch mapping surveyed in 1874 (Map 3, following page) with a further boat house and 
dock, now gone,  between them.  


2. The canal junction, opposite Beech House, where the company’s offices and maintenance yard 
were located; looking north towards Ellesmere town centre  
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Map 3. Enlargement of 1874 25-inch OS mapping showing the industrial nuclei which developed 
at both ends of the canal’s short Ellesmere branch 
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5.3 Elements of the Canal Yard 


The Canal Yard contains five listed buildings, all built circa 1806 and probably designed by 
Telford and Jessop: 


Beech House,  the former canal company offices (Grade II*) 


The Stables, Stores and Dry Dock (Grade II*) 


The Blacksmith’s and Joiner’s Workshop (Grade II*) 


The Timber Store (Grade II*) 


1 Beech House, a separate cottage (Grade II)


          Figure 1. Elements of the site (based on 1874 25-inch OS mapping) 
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5.4 Beech House 


This is the most prominent element of the group, occupying a striking position at the 
junction of the three routes. The site was chosen as being ‘the most central point in the 
Navigation’ and an 1805 announcement of its construction stated it would  provide a 
committee room, offices for accounts and plans, and apartments for the resident accounts 
agent and engineer. Map evidence (following page) suggests the building was considerably 
enlarged between 1835 and 1874, with a service block and stables and coach house added. 
In 1861, it was the residence of canal inspector Thomas F Robertson, 44, and his family. 
Beech House is a substantial but restrained L-shaped building whose appearance is more 
that of a late Georgian country house than offices, with elegant sash windows, pedimented 
doorways, hipped roof and a rotunda-like projection fronting the canal that contained the 
committee room. This distinctive feature and the north and west elevations are prominent 
in public realm views from the canal towpath (Plates 3, 4 and 5) and much further afield 
(see Plate 27). In contrast, its east-facing façade (Plate 6), with pedimented and fanlighted 
main entrance and bay window, is largely screened by perimeter planting along Birch 
Road, the rural lane which forms the eastern boundary of the site. 


National Heritage List description of Beech House:


Canal office, now flats. 1806 adjoining William Jessop's and Thomas 
Telford's Ellesmere Canal; later additions and alterations. Red brick; 
hipped slate roofs, splayed to semi-circular projection at north-west 
corner; prominent ridge stacks. Main block of 3 x 2 bays with semi-
circular projection to rear right corner and projection with slightly later 
attached service wings and outbuildings set back to left. 2 storeys with 
painted dentilled eaves cornice. East front: 3 windows; glazing bar sashes 
with gauged heads except for late C19 canted bay to lower left. Central 
entrance; pedimented doorcase, 6-paned double doors with wreathed and 
radiating fanlight. Semi-circular projection has 5 glazing bar sashes to 
first floor and 4 to ground floor with pedimented doorcase in second bay 
from left, several of windows blind. The committee room of the canal 
company was on the ground floor of the semi-circular projection 
overlooking the 3 branches of the canal. HISTORY: This fine example of a 
canal office is prominent in views of this notable and historically important 
canal yard, the best-preserved complex of its type in Britain. It was very 
probably built to the designs of Telford and Jessop, canal engineers being 
traditionally responsible for a wide range of structures from the trim 
(lettering and mileposts) to locks and keepers' houses. All canal companies 
had maintenance yards for work on boats, locks, paddle gearing and other 
aspects of the working fabric of inland waterways.
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Map 4 (left): Beech House as depicted by John Wood’s map of Ellesmere, 1835. Map 5 (right): the 
building depicted by the 25-inch OS mapping of 1874.  Comparison suggests Beech House was 
substantially enlarged between these dates


3. Beech House viewed from the White Bridge to the northwest 
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4. North front showing the rotunda containing committee room 


5. West elevation facing the canal showing low service block that is probably of 1835-1874 
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6. Façade of the building, to Birch Road, is largely concealed by planting 


 


7. Rear of Beech House showing stable block, also probably a later addition 
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5.5 The Stables, Stores and Dry Dock 


A large, rectangular stone building of functional appearance, it contains an outstandingly 
early covered dry dock where boats were built, repaired and maintained. The building 
directly fronts the canal, where its distinctive feature is a low sloping canopy supported by 
an arcade of hefty timber posts; the wall beneath has several blocked openings to the full-
height dry dock within. Boats entered the latter via a round-arched opening in the 
building’s south wall, and above the dry dock is an impressive sequence of kingpost trusses 
braced to the outer walls (Plate 12). The stables and stores lie to the rear of the dock. 


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


National Heritage List description of the Stables, Stores and Dry Dock: 


Circa 1806 adjoining William Jessop's and Thomas Telford's Ellesmere 
Canal with minor later additions and alterations. Roughly coursed 
sandstone rubble with sandstone dressings; hipped slate roof. Long building 
on canal side of canal depot with dry dock at south-west end. 2 storeys. 6 
horizontal sliding sashes directly below eaves and 4 with segmental heads to 
ground floor. Segmental-headed boarded doors to left and right with 3 wide 
segmental-headed double doors to right of centre. Round-headed arch to 
south-west end gives access to dry dock. Open lean-to supported on wooden 
posts to canal side. Rectangular ventilated louvre to ridge has weathervane 
in shape of narrow boat. INTERIOR: Dry dock has king-post roof with 
raking struts from walls to tie beams on canalside. Stone sett floor with 
mooring rings surrounding dock. In the dock boats were formerly built, 
repaired and 'indexed'. To empty the dock of water a temporary dam was 
built across the entrance by dropping 'stop-planks' into iron-shod grooves. 
The water was then drained out, the boat coming to rest on baulks of timber 
in the now-dry dock. 


This range, with its attached covered dry dock for the manufacture and 
repair of canal barges, is of great significance in relationship to the canal 
industry, for it comprises one of the key functional buildings in what is now 
acknowledged to be the best-preserved canal workshop site in Britain. The 
dry dock, which has access direct to the canal, comprises an exceptionally 
early example of such a structure. Dry docks were first employed in the 
naval dockyards, the introduction (based on Swedish precedent) of the first 
wide-span roofs to enable the protection of ships under construction not 
taking place until the first decade of the 19th century. This covered dry dock 
predates the grade I and II* covered slips at Devonport and Chatham, partly 
no doubt on account of the fact that its much narrower span did not present 
a major engineering challenge. 


It was very probably built to the designs of Telford and Jessop, canal 
engineers being traditionally responsible for a wide range of structures from 
the trim (lettering and mileposts) to locks and keepers' houses. All canal 
companies had maintenance yards for work on boats, locks, paddle gearing 
and other aspects of the working fabric of inland waterways. 
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8. The Stables, Stores and Dry Dock, looking north from the towpath 


 
 


9. Looking south from beneath its distinctive canopy; blocked openings visible in dry dock wall
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10. The arched boat entrance in south wall of the Dry Dock 
 


 
 


11. Interior of the Dry Dock, looking south to its arched entrance 
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12. Interior showing braced kingpost trusses, drawn in 1952 (from Wilson, 1975) 


13. The storeyed east side of the building, formerly stables and stores 
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5.6 Timber Store


This building is located at the east end of the site, facing the canal across an open yard that 
was formerly the site of a huge overhead crane. It is a structure of contrasting styles and 
materials; the frontage is plain and functional, open on the ground floor and 
weatherboarded above; the sawshop extension to the front and lean-to on left are later 
additions of humble appearance; the hipped roof however is symbolic of a prestigious 
building; and the rear is formed by a high stone wall to the rural lane of Birch Road. 
Between it and the adjoining Blacksmith’s and Joiner’s Workshop is a narrow brick 
structure that contained a steam engine which powered the workshop. 


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


National Heritage List description of the Timber Store: 


Timber store. Circa 1806 adjoining William Jessop's and Thomas Telford's 
Ellesmere Canal. Sandstone ashlar, with front of weatherboarded timber 
frame and brick bay to right; hipped asbestos sheet roof. 2 levels with 
wooden dentilled eaves cornice. 3 windows on first floor, C19 three-light 
casements to left and right with C20 three-light casement to centre. Open to 
ground floor in 4 bays with wooden posts supporting upper level. Later C19 
single-storey sawshop range projecting from and closing right bay, with 
sliding doors to front and glazed sides. Early C20 lean-to to left, with three 
half-glazed sliding doors. Brick bay to right formerly housed steam engine. 
Interior: king-post roof; belt-drive gearing in loft. Tracks leading from 
building formerly took coal trucks to steam-powered engine in open ground-
floor area of building. This had been adapted from a locomotive engine, the 
cylinder and piston being mounted vertically, and generated power for 
working the machinery in the depot.


This building survives as an important functional part of the best-preserved 
canal workshop site in Britain. It was very probably built to the designs of 
Telford and Jessop, canal engineers being traditionally responsible for a 
wide range of structures from the trim (lettering and mileposts) to locks and 
keepers' houses. All canal companies had maintenance yards for work on 
boats, locks, paddle gearing and other aspects of the working fabric of inland 
waterways.
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14. The Timber Store, with distinctive hipped roof 
 


 
 


15. The rear wall fronting Birch Road 
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5.7 Blacksmith's and Joiner's shop 


A huge, tall range which occupies the full width of the south end of the site, between the 
canal and Birch Road, and at right angles to the Timber Loft. It is here where the lock 
gates, gearing, signs and other canal company equipment were manufactured. The earliest 
portions are of stone, forming a high two-storeyed range to the east and an originally 
single-storey arm to the west: the latter was later heightened in brick and has 
weatherboarding to the yard elevation.  Its gable above the canal is a prominent feature 
from the towpath (Plate 17) as are the round-arched windows and contrasting stone and red 
brick of the south elevation (Plates 18 and 19). Another conspicuous feature, in both near 
and distant views is a long, narrow-glazed dormer above the eastern range.  To Birch Road, 
this part of the building presents gable crowned by a broken pediment, a treatment which 
denotes the high status of the building and of the site in general. Here, the massing of the 
buildings evokes a near-urban impression of industrial strength (Plate 20).  Within the yard, 
the west gable of the workshop is also pedimented, but partly masked by the heightening of 
the adjoining range. Overall the building is exceptionally well-preserved with an interior 
notable for the survival of its belt-drive and 19th century fixtures and fittings (see listing 
description, Page 27) 


16. The  Blacksmith’s and Joiner’s Shop, showing east (left) and west ranges 
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17. Distinctive half-hipped roof of its 19th century extension above the canal 


18. Rooflines and arched windows of the south front, as seen from the towpath 
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19. Near view of the south elevation showing stone and brick contrasts 


 


20. View from Birch Road, showing gable pediment, long dormer and brick steam engine bay 







Proposed development at ellesmere: wharf: heritage ASSESSMENT                                                                     Page                         


________________________________________________________________________________________________________
                                                                                                                     GARRY MILLER HISTORIC BUILDING CONSULTANCY


27


 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 


National Heritage List description of the Blacksmith’s and Joiner’s shop: 


Blacksmith's and joiner's shop. Circa 1806, adjoining William Jessop's and
Thomas Telford's Ellesmere Canal, with later additions and alterations. Roughly 
coursed sandstone rubble with red brick dressings; the right-hand workshop 
heightened and rebuilt to front in painted timber frame with red brick infill, with 
to the right a lower weatherboarded range finishing in a 2-storey bay of sandstone 
rubble with brick first floor; slate and corrugated iron roofs, half-hipped to canal 
end.
PLAN: Left-hand (upper) range has ground-floor blacksmith's shop, with on its 
right external stairs to the first floor which has a pattern store to the right and a 
joiner's shop to the left. Right-hand (lower) range comprises workshop, 
heightened from the original single-storey structure in late C19, with to the right 
end a ground-floor paint shop and a first-floor mess room. 
EXTERIOR: 2 storeys with dentilled eaves cornice to left (upper) part on both 
sides and on rear to right (lower) part. All windows except where mentioned have 
late C19 industrial glazing with lapped glazing set in thin vertical glazing bars. 
Upper part has tall round-arched windows, with late C19 industrial glazing, on 
both floors to side facing yard with continuous line of windows in roof lighting 
joiner's shop above. External wooden steps lead to open-gabled timber projection 
over round-headed boarded door on first floor; rectangular overhanging 
projection to right with glazing bar sash to front. Lower range has continuous run 
of half-glazed sliding doors to front with wide segmental-headed door to right, two 
segmental windows above and small segmental-headed window to mess room 
above. Three wide roof lights. Rear has round-headed barred windows to both 
ranges and stacks in bottom of roof slope. Walkway with slate roof on canal side 
to right-hand end, with 16-pane sashes above.
INTERIOR: Belt-drive gearing throughout, some boxed in and all powered by the 
engine house attached to the Timber Store (qv). The interior is notable for the 
retention of fixtures and fittings, mostly of later C19 date. Blacksmith's workshop 
has workbenches along southern wall, cupboards on north and west walls, forge 
with trough and metal shields, bending slab and fixed industrial machinery 
including drill and lathes. Joiner's shop has retained C19 cupboards, including 
pigeon hole cupboard on east wall and extensive boxing to machinery which 
includes workbenches and sawbench; roof has timber principals with wrought-
iron tension rods. Pattern shop has racking with many C19-20 patterns for 
castings. Workshop has timber roof and a late C19 overhead crane comprising a 
trussed beam; workbench, and four pieces of fixed machinery; matchboard 
partitions with extensive glazing to corner office. To far right, next to canal, is a 
first-floor mess room with matchboarded walls, fixed benches, clothes pegs, cast-
iron range and stone sink. 
An exceptionally well-preserved C19 workshop range, one of the best in the 
country and comprising part of the best-preserved canal workshop site in Britain. 
It was very probably built to the designs of Telford and Jessop, canal engineers 
being traditionally responsible for a wide range of structures from the trim 
(lettering and mileposts) to locks and keepers' houses. All canal companies had 
maintenance yards for work on boats, locks, paddle gearing and other aspects of 
the working fabric of inland waterways.







Proposed development at ellesmere: wharf: heritage ASSESSMENT                                                                     Page                         


________________________________________________________________________________________________________
                                                                                                                     GARRY MILLER HISTORIC BUILDING CONSULTANCY


28


5.8 1 Beech House 


The smallest member of the group, this whitewashed brick cottage is located in the centre 
of the site and largely screened from public realm view by surrounding buildings and 
planting (Plate 21). Its pyramid roof is however prominent in views from the towpath (Plate 
22). This building may have housed either carpenter William Nunnerley, 67, or retired 
carrier John Tilston, 66, who were resident on the canal site at the time of the 1861 census. 


 
 
 
 
 
 
 
 
 
 
 
 
 


 


21. 1 Beech House is largely hidden from public realm view 


National Heritage List description of 1 Beech House: 


Cottage. Circa 1806 adjoining William Jessop's and Thomas Telford's 
Ellesmere Canal; later additions and alterations. Painted brick; 
pyramidal slate roof. Square plan with single-storey lean-to to left. 
2 storeys. 3-window front; C19 segmental-headed casements to upper and 
lower left with blind square openings to centre and right on first floor; 
wide C20 metal window to lower right. Central hip-roofed porch with 
recessed half-glazed door. Red brick ridge stack to centre and integral 
stack to back wall, both with dentilled capping.2 segmental-headed 
horizontal sliding sashes on first floor to left return. Included for 
group value.
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22. Pyramid roof of 1 Beech House is prominent from the canalside 
 
5.9 Other elements of the group 


Outside the yard are other structures and canal furniture which contribute to the interest and 
character of the site. Chief of these are two bridges, both undesignated:  the White Bridge 
(Bridge 59; Plate 23), which lies to the northwest of the group, and Red Bridge (58; Plate 
24) to the east, a brick structure which carries Birch Road over the waterway. In addition 
there is the signpost indicating the three branches of the canal (Plate 2) and the remains of 
gearing presumably associated with the vanished former boat house and dock (Plate 25).


23. The White Bridge, looking north from the junction 
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24. The Red Bridge, looking west 


25. Gearing probably associated with the former boat house and dock 


5.10 Setting and views 


The Canal Yard group is experienced in a setting which has changed little in the two 
centuries since the waterway was constructed. This unchanged backcloth of open 
countryside is important to visual appreciation of the buildings, as it frames the site and 
enhances, through contrast, its industrial character. This is evident not only in views along 
the towpath (Plate 26) but also further afield, especially from Birch Road to the north (Plate 
27). The application site, which directly adjoins the towpath of the canal’s western branch 
and part of the wharf branch, thus plays an important part in establishing this setting. This 
role is made clear in elevated views from Bridge 58 (Plate 30) and also from the east 
beyond Beech House (Plate 29) where it forms an attractive backcloth to the building.  Of 
the buildings themselves, excellent views are obtained from the towpath adjoining the  
development site, where their varied interest and character can be appreciated looking east 
across the canal, the tranquil setting and country house aura of Beech House giving way to 
the industrial functionality of the Canal Yard in kinetic views. Northwest views from the 
yard itself (Plate 30) and glimpses through hedgerows on Birch Road (Plate 31) place the 
buildings against the background of the town beyond, although this has been compromised 
by intervening new development. 
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26. View of the group from the canal’s western branch, looking east; application site on left 


27. Distant view of the group from Birch Road, with application site indicated 
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28. The application site, viewed looking west from Bridge 58


 
29. View northwest across the canal to Beech House with the application site beyond 
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30. View across the canal to the application site from the Dry Dock building 


 


31. Northwest view from Birch Road across to the application site, with the workshops on right 







Proposed development at ellesmere: wharf: heritage ASSESSMENT                                                                     Page                         


________________________________________________________________________________________________________
                                                                                                                     GARRY MILLER HISTORIC BUILDING CONSULTANCY


34


 
 
 
 
6: THE FORMER CANAL WAREHOUSE 


6.1 Description


This building is the sole remnant of the wharf and industrial hub that developed around the 
canal’s Ellesmere basin in the early 19th century. Although it is spatially divorced from the 
Canal Yard group, all share group value as they lie within each other’s historic setting. This 
is the survivor of two warehouses which originally stood on the wharf, where a former 
timber yard once lay to the east. Long disused and now boarded up, the warehouse is a 
forlorn and neglected sight, but still makes a strong visual impression  –  its painted 
Shropshire Union Railway and Canal Company sign is prominent both near and afar –  as it 
towers above the canalside and provides a contrast of scale with terraced houses in Wharf 
Road nearby (Plate 39).  The building is conspicuous too in distant views from the north 
(Plate 36) although ironically it is its boarded openings which attract the eye.


 


Map 6. The warehouse, indicated on the 25-inch OS map of 1874 


6.2 Setting


Most of the historic character of the wharf has been lost, with the warehouse remaining as 
the principal monument to its former role.  While the west side of the wharf has been 
redeveloped as a new Tesco store and associated car parking, the east (site of the former 
timber yard) lies overgrown (Plate 35).  
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32. The warehouse, looking southeast from the wharf 


National Heritage List description of the Canal Warehouse: 


Canal warehouse of the Shropshire Union Canal (Llangollen Branch) . Early 
C19 with later alterations. Red brick; 3 storeys, each upper storey having a 
central loading door which is flanked either side by a segmental headed 
window; gabled end to north has a plain doorway with later wood gabled porch; 
the ground storey with blocked doorways on west side alongside canal; plain 
eaves; slates. Later C19 loading canopy on south gabled end. 
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 33. West elevation to the wharf  


34. The building looking southeast 
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35. The warehouse viewed from across the site of the former timber yard 
 


 


36. The warehouse seen from the north, on Birch Road 
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7: THE ELLESMERE CONSERVATION AREA 


7.1 Designation 
Conservation Areas are defined by the Planning (Listed Buildings and Conservation Areas) 
Act 1990 as areas of ‘special architectural or historic interest, the character or appearance 
of which it is desirable to preserve or enhance’. They are distinguished by their 
architecture, landscape and history, creating an attractive environment that is often the 
product of several different eras, and usually contain listed buildings. The Ellesmere 
Conservation Area was designated by the former North Shropshire District Council in 
1976, and extended in 1985.


Map 7. The Ellesmere Conservation Area and the character zones within.  Area 12 comprises the 
canal and related buildings of the wharf and maintenance yard (Shropshire Council) 
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7.2 Historical Context 


Established close to the largest of north Shropshire’s lakes, Ellesmere’s long history and 
varied fortunes are expressed in its built environment. A town of Saxon origin, its medieval 
prosperity and status – expressed by a Norman church and castle – was followed by 15th-
16th century decline, with a further revival due to dairying in the 17th century.  A 
subsequent slump in the town’s fortunes was relieved by the Ellesmere Canal, with modest 
prosperity ensuing and the wharf area emerging as the town’s industrial and commercial 
focus. The canal’s subsequent decline in the face of competition from the railways in the 
second half of the 19th century has thereafter been mirrored in the town’s economy. 


7.3 Character


The Conservation Area covers the ancient heart of the town, where a tightly-wound 
medieval street pattern survives, contrasting with open spaces to the east around the Mere 
and Castle Hill and later suburban growth beyond the ancient core.  Shropshire Council’s  
Ellesmere Conservation Area Character Appraisal states that the town’s long development 
is reflected in its built environment, which demonstrates a rich variety of types and styles. 
Consequently, 12 individual character zones have been identified. The canal forms the 
spine of one of these zones, Character Area 12, designated Beech House and Canal 
Workshops, Shropshire Union Canal and Wharf and Wharf Road. Its qualities are 
summarized thus by the Appraisal: 


Closely-grouped brick, stone and timber-framed buildings framed by mature trees 
at busy canal junction in open countryside. Canal has strongly rural character and 
brings countryside into the centre of the town.  Views to sharply-defined S edge of 
town in rural setting marred by derelict creamery and sewage works. Opportunity 
to enhance and reinvigorate Wharf area as part of creamery site redevelopment, 
but character threatened by wrong type of redevelopment. 


The canal and its buildings also play a background role in two other character zones, those 
of Love Lane, a narrow, sloping lane defined by sandstone walls (Character Area 3) and 
Birch Road, (Character Area 4) where the densely-built centre gives way to open 
countryside. From both, distant views of the canal and buildings are obtained (e.g. Plate 27) 


7.4 Role/visibility of the application site 


The application site contributes at two levels to the setting of the Conservation Area. In a 
wider sense, it assists in establishing Ellesmere’s setting and character of a small town 
amid extensive north Shropshire countryside. More locally, it embodies the ‘strongly rural’ 
setting for the canal character zone.  This is reflected in views not only around the canal, 
but in those further afield (e.g. Love Lane and Birch Road) which contrast town and 
surrounding countryside. However, from the tightly-built heart of the Conservation Area, 
the retail/commercial zone along High Street/Cross Street/Scotland Street (Plate 37), the 
site is obscured by buildings although a small portion is marginally seen in views into 
Wharf Road from Scotland Street (Plate 38).   
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37. The heart of the Conservation Area, looking southwest along Scotland Street 
 


 


38. Looking down Wharf Road from Scotland Street, with peripheral view of the site in distance 
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39. View north towards the canal warehouse and houses of Wharf Road 
 


 
 
40. The canal ‘brings the countryside into the heart of the town’: looking north along the 
Ellesmere branch that forms the spine of character zone 12 
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8: ASSESSMENT OF significance  
  
 
8.1 Objective/methodology


Paragraph 129 of the National Planning Policy Framework states local planning authorities 
should identify and assess the particular significance of a heritage asset, including its 
setting, and take this into account when considering the impact of a proposal in order to 
avoid or minimize conflict between the asset’s conservation and any aspect of the proposal. 
Significance is defined in the NPPF Glossary as: 


‘The value of a heritage asset to this and future generations because of its heritage 
interest. That interest may be archaeological, architectural, artistic or historic. 
Significance derives not only from a heritage asset's physical presence, but also 
from its setting.’ 


A means of establishing the heritage interest and value of historic buildings such as the 
Canal Yard group and warehouse is to apply the criteria used for listing purposes, which 
are:


Age and rarity:  most buildings built before 1700 which survive in anything 
like their original condition are listed, as are most built between 1700 and 1840
Architectural interest: through architectural design, decoration and 
craftsmanship and also important examples of particular building types and 
techniques
Historic interest: encompassing buildings which illustrate important aspects of 
the nation's social, economic, cultural or military history, or  close historical 
association with nationally-important people or events 
Group value: especially where buildings are part of an important architectural 
or historic group or are a fine example of planning (such as squares, terraces and 
model villages) 


Using these criteria, the significance of the heritage assets affected by the proposed 
development will be evaluated in this section. The contribution made by their setting will 
also be considered, because setting can enhance the significance of a heritage asset, 
whether or not it was intended to do so. The NPPF Glossary defines setting as: 


The surroundings in which a heritage asset is experienced. Its extent is not fixed 
and may change as the asset and its surroundings evolve. Elements of a setting may 
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make a positive or negative contribution to the significance of an asset, may affect 
the ability to appreciate that significance or may be neutral.


8.2 Significance of the canal group 


The canal group is of outstanding significance in terms of national heritage as, in the words 
of the list description of Beech House, a ‘… notable and historically important canal yard, 
the best-preserved complex of its type in Britain.’  This significance has been formally 
recognized by Grade II* designation of Beech House, the Stables, Stores and Dry Dock, 
Timber Store and Blacksmith’s and Joiner’s Workshop, which confirms they are buildings 
of particular importance.  The fifth element, 1 Beech House, while designated Grade II, 
still makes an important contribution to the value of the group via its historical connections 
and contrast of size and scale with its larger neighbours. The high national significance of 
the buildings naturally cascades to make them of importance to Shropshire and locally to 
Ellesmere: here, they make a positive contribution to the special character of the Ellesmere 
Conservation Area generally, and to its canal character zone (Area 12) in particular. The 
buildings both individually and collectively fulfill all the listing criteria detailed above, as 
important monuments to the canal age, especially the boom of the 1790s, and for their 
associations with important figures such as Telford and Jessop.  Individually, as well-
preserved examples of their type, they are significant for their rarity and architectural 
interest, the rationale for which is set out in the National Heritage List descriptions. 
Collectively, the buildings present a rich and fascinating variety and contrast of function, 
materials, size, scale and massing, with the elegant, country-house appearance of Beech 
House, overlooking the tranquil canal junction, contrasting with the industrial functionality 
of the workshops beyond. Of huge importance to the significance of the buildings is their 
setting, at a strategic junction of the canal amid open countryside little altered in the two 
centuries since the navigation was constructed. This setting is experienced in both positive 
views of the group at close quarters from the towpath and from a distance in the 
surrounding fields beyond. Views of a quite different character are obtained from Birch 
Road, where the high stone walls and elevations of the workshop and timber store tower 
above this narrow rural lane and instill an almost-urban impression of industrial strength.   


8.3 Significance of the Canal Warehouse 


Grade II listing of the warehouse formally establishes this as a building of high significance 
in national terms for its special architectural and historic interest. This cascades to make it 
of high importance to Shropshire and to Ellesmere, where it contributes importantly to the 
canal zone of the Conservation Area. Its individual merits are similar to those of the canal 
group.  It embodies the canal boom era of the late 18th - early 19th centuries and possesses 
strong architectural interest as a good example of a canal warehouse of this period. Its 
historical interest lies on both national and local levels: via its connections with the canal 
age and with Jessop and Telford as important figures within it, and as the survivor of the 
wharf which generated Ellesmere’s economic revival in the early 19th century.  The loss of 
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all other wharf buildings serves to emphasize the building’s rarity. The warehouse’s 
historical connections with the Canal Yard means that although physically separate, a 
strong group value exists and the buildings form part of each other’s setting.  While the 
canalside setting of the warehouse is still of huge importance to our appreciation and 
understanding of it, much historical context has been lost along with the other buildings. 
However the entire gamut of the building’s significance is placed at risk by its disuse, 
which, with the passage of time, presents the threat of further deterioration and possible 
loss.


8.4 Significance of the Ellesmere Conservation Area 


While Ellesmere Conservation Area is a locally-designated heritage asset, its significance 
extends beyond the town to Shropshire as a county, for its architectural and historic interest 
and special character. This character is embodied in the town’s ancient form, setting and 
historic buildings, and is protected by Conservation Area designation. Within its 
boundaries, 12 zones of distinctive character have been identified, one of which is focuses 
upon the environs of the former Ellesmere Canal. The Canal Yard group and warehouse 
play highly-important roles in this zone as they are fundamental to its special interest and 
character. In addition to their own individual and collective architectural and historic 
interest, the buildings also feature prominently in important views within this character 
zone, and also in outward views from some of the neighbouring zones. The application site 
thus makes an important contribution to establishing the rural of the town. 
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9. IMPACT OF THE PROPOSAL 
 


9.1 Objective 


In the context of  relevant national and local planning policies, this section will examine the 
impact of the proposal as follows: 


Upon the Canal Yard group and its setting 
Upon the canal warehouse and  its setting 
Upon the character and setting of the Ellesmere Conservation Area 


9.2 Relevant policies 


Locally, Section CS6 (Sustainable Design and Development Principles) of the Shropshire 
Local Development Framework Adopted Core Strategy (March 2011) aims to ensure that 
development:  


Protects, restores, conserves and enhances the natural, built and historic 
environment and is appropriate in scale, density, pattern and design taking into 
account the local context and character, and those features which contribute to 
local character, having regard to national and local design guidance, landscape 
character assessments and ecological strategies where appropriate;


It goes on to state: 


4.81 The quality and local distinctiveness of Shropshire’s townscapes and 
landscapes are important assets. They have a direct impact on quality of life and 
are an important influence on the local economy in terms of attracting investment 
and boosting Shropshire’s image as a tourist destination. The Council will ensure 
new development complements and relates to its surroundings, not only in terms of 
how it looks, but the way it functions, to maintain and enhance the quality of 
Shropshire’s environment as an attractive, safe, accessible and sustainable place in 
which to live and work. Regard should be paid to urban characterisation and 
historic environment assessments. 
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4.82 There are a substantial number of heritage assets in Shropshire, which are of 
significance because of their historic, archaeological, architectural or artistic 
interest. Such assets require careful consideration and management in accordance 
with national guidance where change is proposed.  


Nationally, guidance is established by Section 12 of the National Planning Policy 
Framework (Conserving and Enhancing the Historic Environment, March 2012).  
Paragraph 131 states that in determining applications, local planning authorities should take 
account of: 


The desirability of sustaining and enhancing the significance of heritage assets, and 
putting them to  viable uses consistent with their conservation 
The positive contribution that conservation of heritage assets can make to 
sustainable communities including their economic vitality, and 
The desirability of new development  making a positive contribution to local 
character and distinctiveness 


Paragraph 132 states that ‘great weight’ should be given to the conservation of a heritage 
asset, and the more important the asset, the greater that weight should be; that significance 
can be lost through development within its setting; and that as heritage assets are 
irreplaceable, any harm or loss should require clear and convincing justification.  
Substantial harm to or loss of a Grade II listed building should be exceptional; substantial 
harm to or loss of designated heritage assets of the highest significance, including Grade 
II* buildings, wholly exceptional. Paragraph 133 states that where a proposal will lead to 
substantial harm to, or total loss of, the significance of a designated heritage asset, consent 
should be refused unless it can be demonstrated that the substantial harm is necessary to 
achieve substantial public benefits that outweigh that harm or loss; or all of the following 
apply:


The nature of the heritage asset prevents all reasonable use of the site  
No viable use of the heritage asset itself can be found in the medium term 
through appropriate marketing that will enable its conservation 
Conservation by grant funding or some form of charitable or public 
ownership is demonstrably not possible  
The harm or loss is outweighed by the benefit of bringing the site back into 
use.


Paragraph 134 states that when a development proposal will lead to less than substantial 
harm to the significance of a designated heritage asset, this harm should be weighed against 
the public benefits of the proposal, including securing its optimum viable use.  


In terms of setting, Paragraph 137 states that local planning authorities should look for 
opportunities for new development within the setting of heritage assets to better reveal their 
significance, and proposals that preserve those elements of the setting that make a positive 
contribution to or better reveal the significance of the asset should be treated favourably. 


Further guidance on setting is given by English Heritage’s Historic Environment Planning 
Practice Guide (March 2010), which remains relevant in terms of applying the NPPF. 
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Paragraph 116 states: ‘The setting of a heritage asset can enhance its significance whether 
or not it was designed to do so.’  Paragraph 114 states: ‘The extent and importance of 
setting is often expressed by reference to visual considerations. Although views of or from 
an asset will play an important part, the way in which we experience an asset in its setting 
is also influenced by other environmental factors such as noise, dust and vibration; by 
spatial associations; and, by our understanding of the historic relationship between places. 
For example, buildings that are in close proximity but not visible from each other may have 
a historic or aesthetic connection that amplifies the experience of the significance of each. 
They would be considered to be within one another’s setting.’


The importance of unaltered settings – such as that of the Canal Yard – is emphasized by 
The Setting of Heritage Assets: English Heritage Guidance (2011), which states (2.4): 


The setting of some heritage assets may have remained relatively unaltered over a 
long period and closely resemble the setting in which the asset was constructed or 
first used. The likelihood of this original setting surviving unchanged tends to 
decline with age and, where this is the case, it is likely to make an important 
contribution to the heritage asset’s significance.


Regarding the effect upon setting by new development – relevant in terms of the present 
application –   Paragraph 121 of the HEPPG states:


‘The design of a development affecting the setting of a heritage asset may play an 
important part in determining its impact. The contribution of setting to the historic 
significance of an asset can be sustained or enhanced if new buildings are carefully 
designed to respect their setting by virtue of their scale, proportion, height, 
massing, alignment and use of materials. This does not mean that new buildings 
have to copy their older neighbours in detail, but rather that they should together 
form a harmonious group.’


Also relevant is Paragraph 178, which states:


‘The main issues to consider in proposals for additions to heritage assets, including 
new development in conservation areas, are proportion, height, massing, bulk, use 
of materials, use, relationship with adjacent assets, alignment and treatment of 
setting. Replicating a particular style may be less important, though there are 
circumstances when it may be appropriate. It would not normally be acceptable for 
new work to dominate the original asset or its setting in either scale, material or as 
a result of its siting. Assessment of an asset’s significance and its relationship to its 
setting will usually suggest the forms of extension that might be appropriate.’ 


9.3 Impact upon the Canal Yard group 


The fabric of the buildings, and hence their intrinsic architectural and historic interest, will 
be unharmed. The proposal will however impact upon their setting, which makes a key 
contribution to their significance, as at present the group is experienced as an isolated 
industrial nucleus amid open countryside.  However the masterplan has been modified 
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during the various design stages to reduce the scale of this impact.   Initial designs 
involved buildings of substantial mass and height grouped immediately opposite the Canal 
Yard in a manner which, despite the site’s lower ground levels, visually challenged the 
predominance of the heritage assets, especially the buildings of relatively low height, i.e. 
Beech House and the Dry Dock. The current plan now seeks to retain a sense of the open 
nature of the land opposite, by: 


Adjusting the siting of the hotel so it is gable-on to the Canal Yard group and hence 
minimizing its visual impact
Creation of a green area directly opposite the Canal Yard group, where parking 
areas and tennis courts will site at a lower level, canal group  and will be seen as an 
open green space opposite the group
Retention of the tall hedgerow opposite the Canal Yard, which will assist in 
screening the new development


While the earlier proposals were considered to represent a high scale of harm to this setting 
(as reviewed in the initial Heritage Assessment, June 2012), that of the current revision is 
considered to be moderate. This must therefore be weighed against the public benefits the 
proposal will bring (see 9.6 below).


Map 8. Current masterplan, with the Canal Yard indicated (Roberts Limbrick Architects) 
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9.4 Impact upon the Canal Warehouse 


The proposal will affect the historic setting the warehouse shares with the Canal Yard 
group. However the degree of harm will be reduced by the distance separating the 
warehouse and the application site. In the context of NPPF 134, this harm is considered to 
be less than substantial and must be weighed against the public benefits of the proposal. In 
terms of the warehouse’s ‘at risk’ status, while the proposal will not directly remedy this 
situation, it has potential to heighten awareness of the building, and of its significance, by 
promoting its historic association with the Canal Yard. This may ultimately attract tourism 
and economic development that could enable the warehouse to be put to an optimum use 
which will ensure its preservation. 


9.5 Impact upon the Conservation Area 


The proposal represents a substantial development adjoining the Conservation Area 
boundary. Although its built environment and intrinsic historic character will be unaffected, 
the proposal will impact upon the Conservation Area’s setting. However, given the local 
topography and tightly-built nature of the town centre, the greater part of the Conservation 
Area will be visually unaffected: the proposal will impact mainly upon the canalside 
character zone (zone 12).  On balance therefore, the proposal’ is considered to represent 
less than substantial harm to the Conservation Area, and this must be weighed against its 
public benefits. 


9.6 Summary and Conclusion 


Although the intrinsic architectural and historic interest of all the heritage assets will be 
unharmed by the proposal, their setting will be affected.  This report has demonstrated how 
this setting makes an important contribution to the significance of the Canal Yard group, 
the Ellesmere Conservation Area and the Canal Warehouse. In the case of the Canal Yard 
group its impact will be moderate, but the scale of harm to the other heritage assets will be 
less than substantial.  This impact must be weighed against the public benefits of the 
proposal, which in this case are substantial: a multi-million pound programme of 
investment which is designed to boost Ellesmere’s economy, create employment and 
increase tourism.  Furthermore, it presents an opportunity to showcase the Canal Yard 
group as a heritage hub of outstanding national importance, and thus heighten public 
awareness of its significance as the country’s best-preserved example of a canal 
maintenance yard.  An important factor in this regard is the creation of a canal bridge 
linking the new development with the Canal Yard, which will increase not only public 
accessibility but also appreciation and understanding of its heritage assets. This will 
effectively enhance the significance of the Canal Yard buildings and enable them, through 
increased tourism, to contribute to the economic vitality of Ellesmere.  
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APPENDIX 1: PRINCIPAL SOURCE MATERIAL  


OS 25-inch mapping of Ellesmere, 1874 
Census returns listing Ellesmere canal office, 1861 
Edward Wilson, The Ellesmere and Llangollen Canal (1975) 
John Newman and Nikolaus Pevsner, The Buildings of England, Shropshire (2006) 
Edward W Paget-Tomlinson, The Complete Book of Canal and River Navigations
Shropshire Council, Ellesmere Conservation Area Appraisal 


Appendix 2: Garry Miller HISTORIC BUILDING CONSULTANCY 


Garry Miller is an architectural historian who has spent more than 35 years studying 
buildings of town and countryside, in particular those of North West England. His career as 
a consultant began in the mid-1980s with the Preston-based Nigel Morgan Historic 
Building Consultancy, of which he became a partner in 1992 upon its rebranding as 
Datestone.  In 1997 he was commissioned by the Heritage Trust for the North West, a 
buildings preservation trust based at Barrowford, Lancashire, to produce an in-depth 
regional study of vernacular houses in southwest Lancashire: the result, Historic Houses in 
Lancashire: The Douglas Valley, 1300-1770 was published in 2002.  Among the many 
positive reviews, it was described as ‘scholarship as its best’ by Country Life (June 2003), 
and ‘well analysed and presented’ in Transactions of the Ancient Monuments Society (Vol 
48, 2004); the work was extensively referenced in the revised Buildings of England volume 
on Liverpool and Southwest Lancashire (2006). Research on the houses of Georgian and 
Regency Liverpool has also been undertaken, with a view to a future publication. 
Following the success of his Douglas Valley book, Garry Miller established his own 
consultancy, producing analytical and interpretive reports on historic buildings. His 
specialism are the heritage assessments required to support planning applications affecting 
the historic environment, and his area of operation extends throughout the North West, 
North Midlands and North Wales. Several local authorities have cited his assessments as 
examples of best practice. 
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Executive Summary 


Greenscape Environmental Ltd was commissioned by Nigel Thorns Planning Consultancy, 
to conduct a phase 1 survey to determine the presence or absence of protected species
and the potential to damage sensitive habitats, prior to planning permission for the 
development of fields adjacent to the Shropshire Union Canal, in Ellesmere.


The project will include the removal of a section of hedgerow to allow the creation of a 
new marina. An area of the field is to be set aside for static and touring caravans and 
there is proposed to be an area of log cabins. Access to the site is to be adjacent to the 
redundant factory site.


The phase 1 environmental survey to was undertaken at the site, OS grid reference 
SJ397 340 on 2nd August 2011, by P Marshall BSc(hons) AIEMA, an experienced 
biologist. A further survey was conducted on the 20th February, 1st and 18th July 2013.


Phase 2 bat activity surveys were conducted between the 26th April and May 13th with 
the assistance of P J Roberts.


No SSSI’s notified under Section 28 of the Wildlife and Countryside Act 1981 were found 
within the vicinity of the site, thus there would be no impact expected from this 
development.


A local database search from the SEDN and NBN Gateway revealed protected species 
previously recorded within 2km include common pipistrelle (Pipistrellus pipistrellus), 
soprano pipistrelle (Pipistrellus pygmaeus) water vole (Arvicola amphibius), great 
crested newt, GCN (Triturus cristatus). No habitat suitable for GCN is within the vicinity 
of the site.


Evidence of a small amount of badger foraging along a hedgerow was found but no signs 
of a badger sett in 2011. Evidence was less in 2013 and no sett identified.


The site is separated from standing water by the canal and so further survey work with 
respect to GCN is considered unnecessary. No suitable water bodies for GCN were found 
on site. A pond identified on the OS map to the west of the site is no longer in existence. 


No suitable habitat for water vole was found along the canal as in the vicinity of the 
development the bank comprises metal sheet piling. A small ditch along one field 
boundary was carefully examined for potential water vole activity but none found. The 
Newnes Broook passes to the west of the site. Again no suitable habitat for water vole or 
otter was found in this area, although it is considered that the features can be enhanced 
for water vole.


Soprano pipistrelle and common pipistrelle bats were recorded foraging along the canal 
and by large trees on the site, but no bat roosts were found. The trees have been 
included in the draft site plan and will not be affected by the development.


No other protected species were recorded in the vicinity of the site.


The work will involve the removal of sections of hedgerow, particularly along the canal 
where the new marina will enter the site. No evidence of bat roosts was found in this 
area. The landscaping plans will include considerable tree planting and therefore 
enhance the area for bats.
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Opinion


In the opinion of the lead surveyor, should this development proceed, it will not affect 
the conservation status of any protected species. Checks for badger setts immediately 
before work commences will be recommended.


The foraging and commuting lines of small numbers of bats will be affected. A lighting 
plan will be recommended to assist with the bat activity in the area.


Badger activity has been recorded in a field previously and a check must be made 
immediately before work commences to ensure no setts have been created.


The potential to disturb nesting birds will need to be considered and hedgerows checked 
immediately prior to removal. It is recommended that hedgerows are either removed 
between the end of August and February or a qualified ecologist employed to check 
these immediately before removal.


Replacement of the hedge will be recommended in compensation, along with tree 
planting on the site.


Enhancements along the watercourses are also recommended. This will include the use 
of coir rolls.
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1 Instruction


Greenscape Environmental Ltd was commissioned by Nigel Thorns Planning Consultancy, 
to conduct a phase 1 survey to determine the presence or absence of protected species 
and the potential to damage sensitive habitats, prior to planning permission for the 
development of fields adjacent to the Shropshire Union Canal, in Ellesmere.  This is in 
accordance with the National Planning Policy Framework 2012. 


The phase 1 environmental survey to was undertaken at the site, OS grid reference 
SJ397 340 on 2nd August 2011, by P Marshall BSc(hons) AIEMA. A further survey was 
conducted on the 20th February 2013 with the assistance of H Maggs BSc(hons).


1.1 Details of surveyors


Name Membership of associations Licenses
Peta Marshall 
BSc(hons)


AIEMA NE 20123487 (bats) 
NRW 42240:OTH:CSAB:2012
CLS01255 (GCN)
NRW 44978:OTH:SA:2013
NE 20123486 (barn owl).
NRW 42239:OTH:DBE:2012


Hester Maggs 
BSc(hons)
Paul J Roberts
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1.2 Project Background


It is understood that the development will include:-
1. Creation of an access road to the site through the former Sewage Works and from 


the A.
2. A link road through the site
3. Development of a new marina
4. Creation of recreation and hospitality areas
5. Creation of an area of log cabins and service buildings
6. Providing an area for touring caravans and mobile accommodation.
7. Creation of a garden centre around natural geological features.
8. Housing


Landscape buffering will be provided by the junction of the canal. Landscaping will be an 
important aspect of the planning from the concept of the plans


Figure 1: Proposed plan for site June 2013
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2 Objectives


The aim of this type of survey is to locate and describe, as far as reasonably practicable, 
evidence of use or scope for wildlife including all protected species, and the potential to 
damage to significant habitat.


This is in accordance with:
The Wildlife and Countryside Act 1981(as amended) – as listed in:


Schedule 1. Birds protected by special penalties at all times
Schedule 5. Protected animals
Schedule 8. Protected plants


The Conservation of Habitats and Species Regulations 2010 – as listed in:
Schedule 2. European protected species of animals
Schedule 4. European protected species of plants


Countryside and Rights of Way Act (2000)


The Protection of Badgers Act 1992.


Summary recommendations have been made outlining reasonable avoidance measures 
and the associated habitat creation/management required to offset any impacts 
associated with the proposed development.
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3 Survey Type - Methodology 


The site was subject to a thorough Phase 1 survey recording evidence of use or scope for 
habitats and of any signs of protected species.


3.1 Mammals


Bats:


Trees are considered for the potential for bats by looking for crevices, ivy and cracks 
where bats could roost.


Dusk and dawn activity surveys were conducted to reinforce the findings using 
heterodyne and frequency division bat detectors, (Anabat SD1 and 2 and Bat box III. 
Dusk activity surveys are conducted to establish the presence of bats within a structure, 
what species they are, approximately how many are present and if possible where they 
are exiting a roost. Methodology used is in accordance with recommendations by BCT, 
Good Practice Guidelines (2012).


Badgers:
Daytime surveys for badgers involve looking for


Scrapings where badgers have dug for food or used as latrines.
Signs of a sett, including signs of use such as presence of badger hair
Tracks and prints.


Water vole:
Daytime surveys for water vole involve looking for


Larders where vegetation is stored and characteristic cut vegetation.
Latrines 
Tracks and paw prints


Otter:
Tracks and trails
Otter spraint


3.2 Birds


Barn owls
The use of a building or tree by Barn owls can be determined by looking for signs such 
as


Highly distinctive droppings or splats under roosting points.
Presence of owl pellets/feathers


Other birds
Evidence of other birds using a building, hedge or tree will be from looking for


Presence of nests
Collections of droppings and/or feathers


3.3 Amphibians and reptiles


A refugia search is conducted for amphibians and reptiles looking under any logs, large 
stones and other debris.
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4 Site Description


4.1 Location


Figure 2: Aerial view of proposed development area


The fields proposed for development is situated close to the centre of Ellesmere. Land to 
the north of the site is currently under re-development, whilst land to the south of the 
canal is predominantly agricultural, a mixture of arable and pasture typical of the area.


The site is accessed from the canal tow path to the south of the Tesco store.


4.2 Desktop Survey


The map from Natural England presented in Appendix B indicates that the buildings are
not adjacent to an SSSI. Therefore no affect is expected from the development at this 
site.


Scrutiny of the OS map (Appendix A) and a walk around the locality showed there are
not any significant areas of still water in the vicinity of the fields. One pond was 
observed to be on the far side of the canal, but this feature is considered a barrier for 
movement of newts. A pond identified on the OS map to the west of the site was found 
to be extinct. No further survey with respect to great crested newts is deemed 
necessary. 


A local database search revealed protected species previously recorded within 2km 
include common pipistrelle bat, soprano pipistrelle, water vole and GCN.


S


N E
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4.3 Phase 1 Observations


The site comprised 4 fields, one is approximately 7.35ha in area and the second 6.3ha, 
third 6.6ha and the fourth 8ha.


All are semi-improved pasture used for grazing.


4.3.1 Field 1.


Field 1 is semi improved pasture with low numbers of species present. It is used for 
grazing.


It has some mature trees crossing the field in a line which may once have been a 
boundary. These are all mature oak trees, with potential for bat roosts. Further surveys 
for bat roosts were considered necessary however the trees will not need to be removed 
for the development to proceed.


Figure 3: Field 1 from eastern boundary


Two further mature trees were also considered for potential bat activity. These are 
situated in isolated positions within the field.
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Figure 4: Trees considered for bat activity


Northern boundary


To the north the site boundary comprises a small watercourse and a post and wire fence. 


The watercourse is partially fed from the outflow from the sewage works.


The banks of the watercourse were thoroughly investigated for the presence of water 
vole, however as the watercourse is culverted beyond the field leading to poor 
connectivity it is thought unlikely to be able to support a population of water vole. No 
evidence of water vole was found during surveys conducted in April or July 2013.


Figure 5: Culvert along northern boundary of field 1
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Eastern boundary


The eastern boundary alongside the canal comprises a hedge line which has been 
enhanced with tree planting. There is no intention to alter this boundary.


Figure 6: Eastern boundary alongside the canal


Western boundary


The two fields are separated by a mature hedgerow. This is a mixed species hedgerow 
with some dead elm in it. The hedge is approximately 3m high in places, but has been 
grazed at the base making it a bit gappy.


Figure 7: Panorama of Western boundary between Fields 1 and 2
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Southern boundary


The southern boundary is a hedgerow running alongside the canal towpath.


The majority of this hedge is mixed species, predominantly hawthorn (Crataegus 
monogyna). A lot of it is maintained to a height of 1.5m and kept low. It is not 
considered to be of historic interest as it also contains species such as beech which will 
have been added 


A section of the will need to be removed for the entrance to the new marina.


The hedge is about 3m high in this section and therefore considered for the potential for 
bat use. No large trees suitable for bat roosts were found in this area.


Figure 8: Section of hedge to be removed for new marina access


No nesting birds were observed during the surveys, but birds recorded in the area 
include black bird (Turdus merula), Chaffinch (Fringilla coelebs) bluetit (Cyanistes 
caeruleus) and Great tit (Parus major). House sparrows (Passer domesticus) were 
abundant along the canal side close to the town where narrow boats are morred.


Evidence of foraging by badgers was noted along the hedge row but no signs of a sett 
observed. 


No other signs of badgers were found in the vicinity.
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4.3.2 Field 2


Field 2 is also SI grassland used for grazing.


Figure 9: Field 2 from the south


One large tree is situated in the field to the northern end. This was examined for 
potential for bat roosts, but is considered to have low potential as it has been subject to 
vandalism and fire. Landscaping plans with replacement trees will assist with the 
compensation of loss of this tree.
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Figure 10: Isolated vandalised oak tree
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Northern Boundary


The northern boundary is hedgerow separating the field from dwellings. This has mature 
oak trees and hedge plants. However it is understood that this area will not be affected 
by the development as it provides screening for the field.


Figure 11: Northern boundary of field 2


Eastern Boundary.


To the northern section of the field, the boundary comprises hedges and fencing 
separating the land from Severn Trent land. This also has some mature trees. Schwegler 
bat boxes were identified on these in 2011, bay appear to have been removed, 
potentially vandalised.
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Figure 12: Eastern boundary with Severn Trent land


Southern boundary 


This is hedge alongside the canal


Western boundary


This is defunct hedgerow and a length of water course issuing from field drainage.


Figure 13: Issue along western boundary.


This watercourse was examined in detail for potential for water vole. No water vole 
activity was observed in 2013. 


The track to the north towards the housing estate was examined and mature oak trees 
close to the houses found to have Schwegler bat boxes attached to them.  The planting 
of hedgerows between the oak trees in the field would assist with connectivity with these 
boxes.
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4.3.3 Field 3


Figure 14: Panoramic view of field 3


Access to this field was obtained through a field entrance. The field is similar to 1 and 2 
being semi improved grassland. The hedge and tree line to the north contains some
mature trees (oak and ash) and sections of hedge extending to 3-4m high. However the 
hedge is not continuous along the border and will not be providing good connectivity 
with the canal.


Figure 15: Northern boundary
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4.3.4 Field 4


This field is characterised by two higher areas or tumps. A small area of more species 
rich vegetation was observed in these areas where grazing is not as pronounced. No 
axiophytes were observed.


A fox was observed in the field during the phase 1 survey.


Figure 16: Field 4 from north


The oak tree in this field is situated in an isolated position, but will not be affected by the 
development. Small areas of egg and bacon plant (Eutaxia myrtifolia) was observed on 
the tump. But no significant other flora was found.
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Figure 17: Egg and bacon on the tump


Areas of bare earth were observed on the tump, so these were examined in detail for
potential badger activity but none observed.


The north western boundary of this field has a section of the Newnes Brook passing 
along the boundary. This was examined in detail for potential water vole activity and 
otter activity. The brook was examined from the road to an area as close to the canal as 
possible.


No features suitable for water vole were observed, the brook being overgrown and with 
shallow water in this area. Birds recorded in this area include Grey Wagtail (Moticilla 
cinerea).


Figure 18: Brook
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4.3.5 Surroundings


The fields to the west of the development area were examined, particularly as a potential 
pond was identified on the OS map. This field was seen to be improved grassland and 
there was no evidence of the pond, just a depression where water would collect in times 
of heavy rain. No aquatic vegetation was seen in this area.


Figure 19: Improved grassland in neighbouring field


The access to the site from the A495 was examined. There is an existing farm track with 
small bridge over the brook in this area. The hedge along the A495 will need to be 
removed to allow a traffic island and access to be created. No nesting birds were 
observed, but the hedge has the potential to support nesting passerine birds.


The northern border to the track was examined for potential for reptiles. It is considered 
that as the length of land is narrow and lacks connectivity with good habitat that the 
presence of reptiles is unlikely.
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Figure 20: Potential entrance with A495


The canal was examined along all the length of the potential development area. All the 
bank on the northern side of the canal comprises piled metal. No habitat suitable for 
water vole was found.


No otter spraints were found on the canal towpath under the bridge at OS391337.
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4.4 Phase 2 Bat surveys:


Condition on surveys


Date Time Temp oC Sunset Condition
26 04 13 19:30-22:00 8 20:33 100% overcast, F2 wind in exposed 


areas, calmer along canal side
03 05 13 20:00-22:00 9 20:45 80% overcast, F2-3 wind in exposed 


areas
13 05 13 04:15-06:00 8 05:13 35% overcast, F1-2 wind from wsw.


4.4.1 New marina entrance


The first bat activity survey conducted was along the canal side where the access to the 
new marina will be engineered. A transect was walked along the canal edge, stopping 
and recording bats every 2 mins or so.


Only one bat was recorded foraging along this stretch of the canal. No roost was 
identified. The bat was identified as a common pipistrelle from its sonogram.


Figure 21: Sonogram of common pipistrelle recorded along canal path
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4.4.2 Oak trees


Figure 22: Oak trees surveyed


The trees were surveyed on the evening of 3rd May 2013. The first bat recorded came 
from the hedge to the north and was seen foraging around the trees. No roost was 
identified.


Time Visual Species Remarks
21:20 / Common pipistrelle Circling in figure of 8 around tree 2. 


Came along the hedgerow from the 
north direction to be protected from 
the winds


Bat activity was recorded until 22:03 when a noctule was recorded passing over. 
A soprano pipistrelle was recorded at 21:31, but activity around the trees was 
limited to the two pipistrelle bats.
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4.4.3 Hedge between field 1 and 2


A transect was walked along the hedgerow to be removed. No bat activity was recorded 
in this area at all.
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5 Evaluation of Results 


5.1.1 Summary of Ecological Importance of Species on Site


Species Consideration Impact
Mammals
Bats No trees have been shown to 


support bat roosts
Hedge along canal used for 
commuting and foraging bat


LOW


LOW


Badgers Small amount of badger activity 
recorded in 2011, none in 2013.


Nil


Water vole Limited habitat found on site. No 
evidence found


Nil
Opportunity to 
enhance habitats 
with landscaping


Hazel Dormouse No suitable habitat on site Nil
Otter No suitable habitat on site to be 


damaged
Nil


Birds
Barn Owl No evidence in trees on site Nil
Nesting birds Potential in hedgerows to be 


removed. Several bird species 
recorded


LOW. Plan timed 
hedge removal


Herpetofauna
Reptiles No habitat on site-pastures all 


grazed
Nil


Great Crested 
Newts


No suitable habitat on site Nil


Amphibian No evidence of frog spawn in 
watercourses


Nil. 
Opportunity to 
enhance habitats 
with landscaping


5.1.2 Summary of Ecological Importance of Habitats on Site


Habitat Type Consideration/ is the habitat 
capable of supporting protected 
species


Impact


Fields SI grassland Not of notable 
condition


Hedgerows No hedges considered of historic 
importance 


Hedge removal 
will need to be 
conducted when 
birds not nesting


Trees All considered to have potential for 
bat roosts, but none found


Will require careful if 
requiring removal.


Issue Considered to have had potential 
for water vole but none found


Landscape planning 
will enhance area for 
water vole


Culvert No evidence of water vole. Nil
Canal No evidence of watervole or otters Nil
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5.1.3 Bats


Legislation


All bat species are protected under the Conservation of Habitats and Species 
(Amendment) Regulations 2012 which implements the EC Directive 92/43/EEC in the 
United Kingdom. It is an offence, with certain exceptions, to: 


deliberately capture or kill any wild animal of a EPS; 
deliberately disturb any such animal; 
deliberately take or destroy eggs of any such wild animal; 
damage or destroy a breeding site or resting place of such a wild animal; 
deliberately pick, collect, cut, uproot or destroy a wild plant of a EPS;
keep (possess), transport, sell or exchange, or offer for sale or exchange, any live 
or dead wild animal or plant of a EPS, or any part of, or anything derived from 
such a wild animal or plant. 


A person found guilty of an offence is liable on summary conviction to imprisonment for 
a term not exceeding six months or to a fine not exceeding level 5 (currently £5,000 per 
offence) on the standard scale, or to both.


No bat roosts have been identified, but low amounts of bat activity were recorded along 
the canal and around the mature oak trees in Field 1.


Lighting will be considered as well as the inclusion of bat boxes in buildings to enhance 
the area for the species.


5.1.4 Badgers


Badgers and their setts are specifically protected under the Protection of Badgers Act 
1992. The act was primarily bought into force to prevent the deliberate injury to or 
death of badgers: however some aspects of the act affect developers. It is important 
that developers are aware of any badger setts located on the land they intend to 
develop.


All personnel working on sites where there are badgers should be aware of the Protection 
of Badgers Act 1992. Under this legislation it is an offence to:


Damage a badger sett or any part of it.
Destroy a badger sett.
Obstruct access to, or any entrance of a badger sett.
Causing a dog to enter a badger sett.
Disturbing a badger when it is occupying a badger sett.


A badger sett is defined by the Act as “any structure or place, which displays signs 
indicating current (within the last 12 months) use by a badger”.


As signs of badgers using the site have been observed in 2011, it is recommended that 
the site is checked immediately before works starts to ensure no badger setts have been 
created. If found it may be necessary to exclude badgers under licence using one way 
gates.


5.1.5 Birds


Birds, their nests and young are all protected from damage during the breeding season 
in particular, by the Wildlife and Countryside Act 1081 (as amended).
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As hedges and trees which support nesting birds will need to be removed, compensation 
for loss of nesting potential will be made and hedgerows and trees checked immediately 
before removal. If nesting birds are found then work will stop until chicks have left the 
nest.


5.2 Concluding remarks


In the opinion of the lead surveyor, should this development proceed, it will not affect 
the conservation status of any protected species. Checks for badger setts immediately 
before work commences will be recommended.


The foraging and commuting lines of small numbers of bats will be affected. A lighting 
plan will be recommended to assist with the bat activity in the area.


Badger activity has been recorded in a field previously and a check must be made 
immediately before work commences to ensure no setts have been created.


The potential to disturb nesting birds will need to be considered and hedgerows checked 
immediately prior to removal. It is recommended that hedgerows are either removed 
between the end of August and February or a qualified ecologist employed to check 
these immediately before removal.


Replacement of the hedge will be recommended in compensation, along with tree 
planting on the site.


Enhancements along the watercourses are also recommended. This will include the use 
of coir rolls.
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6 Recommendations


6.1 Bats


Advice from the Bat Conservation Trust will be used to assist in the design of lighting 
around the site.


Type of lamp (light source)
The impact on bats can be minimised by the use of low pressure sodium lamps or high 
pressure sodium instead of mercury or metal halide lamps where glass glazing is 
preferred due to its uv filtration characteristics.


Luminaire and light spill accessories
Lighting should be directed to where it is needed and light spillage avoided. This can be 
achieved by the design of the luminaire and by using accessories such as hoods, cowls, 
louvres and shields to direct the light to the intended area only. Planting can also be 
used as a barrier or manmade features that are required within the build can be 
positioned so as to form a barrier.


Lighting column
The height of lighting columns in general should be as short as is possible as light at a 
low level reduces the ecological impact. However, there are cases where a taller column 
will enable light to be directed downwards at a more acute angle and thereby reduce 
horizontal spill. For pedestrian lighting this can take the form of low level lighting that is 
as directional as possible and below 3 lux at ground level. The acceptable level of 
lighting may vary dependent upon the surroundings and on the species of bat affected.


Predicting where the light cone and light spill will occur
There are lighting design computer programs that are widely in use which produce an 
image of the site in question, showing how the area will be affected by light spill when 
all the factors of the lighting components listed above are taken into consideration.


From BCT. 2009, Bats and lighting in the UK.


It is recommended that enhancements are made to encouraging roosting bats. 
Schwegler 1FR or “Habibat” bat boxes can be incorporated into the fabric of at least 5% 
of the houses designed for the site. These are external and will not affect the integrity of 
the buildings.


Figure 23: Habibat bat box in situ
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6.2 Bird


The hedge rows and trees requiring removal must be removed between August to 
February to reduce the potential to disturb nesting birds. A check by a suitably 
experienced ecologist must be conducted immediately before this work commences if 
this occurs during the nesting season, February-August.


Compensation for the loss of nesting opportunities will include the hedge planting as 
recommended in 6.3 and the addition of artificial nesting boxes on at least 5% of the 
buildings before occupation.


Some nesting boxes, including swift boxes, can be incorporated into the design of the 
buildings.


Cedarwood Sparrow terrace Schwegler 1b bird box


Schwegler Roundhouse wren box 1ZA Schwegler 2H Open Fronted Robin 
Box
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Schwegler no 17 Swift Nest box Schwegler 9A House martin nest 


Advice about the correct positioning of these boxes should be sought from an ecologist 
prior to erection.


6.3 Replacement of hedges and trees


The landscaping plan shows trees to be planted around the site..


This will enhance the area for biodiversity, compensate for the loss of a length of 
hedgerow and provide connectivity with other hedges in the area.


As much of the existing hedgerows will be conserved as possible.


Where possible, replacement hedging will be planted. This will be mixed species with at 
least 5 species taken from the list below.


The use of fruiting trees and shrubs will enhance the area for mammals and birds alike. 


Plant Latin name
Blackthorn Prunus spinosa
Crab Apple Malus sylvestris
Field Rose Rosa arvensis
Field Maple Acer campestre
Hawthorn Crataegus monogyna
Hazel Corylus avellana
Spindle Euonymus europaeus
Wild Cherry Prunus avium
Wild pear Pyrus communis
Wild Service Tree Sorbus torminalis


Table 1: Hedgerow plants
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6.4 Tree planting


Common Name Latin Name
Ash Fraxinus excelsior
English Oak Quercus robur
Lime Tilia cordata
Rowan Sorbus aucuparia
Silver Birch Betula pendula
Wych Elm Ulma glabra
Yew Taxus baccata
Scots Pine Pinus sylvistris


Table 2: Tree planting


Planting to provide visual landscape buffering will include trees from Table 2. These are
trees typical for Shropshire.


6.5 Enhancement of waterways.


The landscaping plan shows the enhancement of the culvert and broadening of 
waterways on the site.


It is recommended that where possible the profile of the water courses will be enhanced 
to improve the features particularly for water vole.


Guidance will be from Water vole Conservation Handbook 3rd Edition 2011.


Banks will be profiled as in the diagram below to allow the growth of marginal plants and 
banks for water vole


Figure 24: Preferred profile of water bodies.


The margins will be allowed to regenerate naturally.
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7 Other


This report may not be reproduced other than in full. The report should be read in 
its entirety.


Questions arising from the survey report should be directed to the author of this 
report, who will be pleased to clarify any technical issues raised. 


Whilst the surveyors make every reasonable effort, Greenscape Environmental 
Ltd cannot guarantee that all protected species have been identified and survey 
results are definitive. 


Reports are considered valid for 2 years after which time further survey 
information may be required.


Greenscape Environmental Ltd can provide advice and support for 
recommendations and planning conditions.
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A Environmental Map


An Environmental map for land at Ellesmere taken from “Nature on the Map”


© Natural England copyright. Contains Ordnance Survey data © Crown copyright and 
database right 2012. 


This shows that the site is not in the vicinity of a designated site as notified under 
Section 28 of the Wildlife and Countryside Act 1981.  


The highlighted area to the north of the site is Ellesmere Mere. No affect is expected on 
this.
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B Site Plans
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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: 
Nigel Thorns Planning Consultancy Ltd  
on behalf of Burbury Investments Ltd 


 


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: ELL008 
ELL033 


Policies 
Map: Ellesmere 


 


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. 
See attached  
 


01 supporting statement 
02 Heritage Assessment 
03 LVIA 
04 Archaeological Report 
05 Transport Assessment 
06 Tree Report 
07 Protected Species Report 
08 Flood Risk Assessment 


 


(Please continue on a separate sheet if necessary) 
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Part A Reference:  
Part B Reference:  


 


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. 
 
None 


(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: 
We have no need to attend if there are no participants making representations 
against the allocation at the Examination. 
 
However if there are participants at the Examination which seek to make 
representations  against the site, we would wish to attend to respond and answer 
any questions raised 
 


(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. 


 
 


 


Signature: Date: 22/02/2021 
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Land at Oswestry Road, Ellesmere 2021 Regulation 19 Consultation 
NigelThornsPlanningConsultancy 


 


1. Introduction 
 
1.1 This representation is made on behalf of Burbury Investments Ltd. 


 
1.2 Site ELL033 is owned by Burbury Investments Ltd and this forms part of the previous 


planning permission 14/04047/OUT - application for mixed development of a 
hotel, boating marina, leisure complex, pub/restaurant, residential, holiday cabins 
and touring caravans with associated infrastructure to include access 


 
1.3 Burbury Investments on Friday 19th February 2021 purchased the allocated site 


ELL008. 
 
1.4 The 2 allocated sites to which this representation relates (ELL008 and ELL033) are 


shown below. 
 


 
 


1.5 This response seeks to SUPPORT the allocation of sites ELL008 and ELL033 which 
are included within the Regulation 19 Pre-Submission Draft  
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2. Site Context 
 
2.1 The context of the site is shown below along with an extract of the Local Plan 


Map for Ellesmere 
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3. Development Guidelines for sites ELL005, ELL008 and ELL033  
 
3.1 The current Regulation 19 Consultation suggests within the Development 


Guidelines that:  
 


Site Allocation Land South of A495 Oswestry Road, Ellesmere 
Provision   170 Dwellings 
 
Comprehensive masterplan required for the site.  
 
Access into each component of the site and the existing allocation to the south 
should be complementary. An appropriate pedestrian crossing facility over 
the A495 is required.  
 
Any necessary improvements to the local and strategic road network will be 
undertaken, informed by consultation with Highways England and an 
appropriate Transport Assessment (including consideration of cumulative 
impact).  
 
Mitigation measures required to remove any adverse effects from 
development of the site on the integrity of internationally designated sites.  
 
The site will incorporate appropriate sustainable drainage, informed by a 
sustainable drainage strategy. Any residual surface water flood risk will be 
managed by excluding development from the affected areas of the site, which 
will form part of the Green Infrastructure network. Development will also be 
excluded from the portions of the site located in Flood Zones 2 and/or 3. 
Flood and water management measures must not displace water elsewhere. 
  
Open space provision should link to green spaces within the development to 
the south and the surrounding area, with the intention of creating a circular 
route for pedestrians, dog-walkers and cyclists. This should link to existing 
public rights of way on and around the site, which will be retained and 
enhanced. It should also link to public rights of way, including the nearby 
canal towpath.  
 
The potential to de-culvert Newnes Brook should be investigated and if 
possible implemented. An appropriate buffer (minimum 10m) to Newnes 
Brook should be provided to create an environmental corridor.  
 
Existing tree cover should be retained and enhanced.  
 
Design and layout should minimise noise impact from adjacent road.  


 
 
4. Sustainability 
 
4.1 The site lies within a highly sustainable location close to Whitchurch town centre 


and its services and facilities 
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5. Background Information 
 
5.1 Various reports were provided at the time of the previous planning permission 


14/04047/OUT - application for mixed development of a hotel, boating marina, 
leisure complex, pub/restaurant, residential, holiday cabins and touring caravans 
with associated infrastructure to include access. These relate to site ELL033 but are 
also relevant to site ELL008 and are attached for reference as follows: 


 
02 Heritage Assessment 


03 LVIA 


04 Archaeological Report 


05 Transport Assessment 


06 Tree Report 


07 Protected Species Report 


08 Flood Risk Assessment 


 
 
6. Availability 
 
6.1 A site can be considered available for development, when, on the best information 


available (confirmed by the call for sites and information from landowners and 
legal searches where appropriate), there is confidence that there are no legal or 
ownership impediments to development. For example, land controlled by a 
developer or landowner who has expressed an intention to develop may be 
considered available. 


6.2 In this case the sites ELL008 and ELL033 are owned by Burbury Investments Ltd 
who have via Local Plan consultations and the submission of planning applications 
for development confirmed their intention to develop the site at the earliest 
opportunity.  


6.3 The site is available for development. 


 
7. Deliverability 
 
7.1 Plan-makers will need to assess whether a site can be considered deliverable 


within the next five years, or developable over a longer period. 
 
7.2 Once the land is formally allocated the land will be made available for 


development. At this stage it is anticipated that the sites will come forward in the 
‘Short Term’ (2020 to 2025) with completion in the ‘Medium Term’ (2025 to 2030) 


 
7.3 The site is deliverable 







P a g e  | 5 
 


Land at Oswestry Road, Ellesmere 2021 Regulation 19 Consultation 
NigelThornsPlanningConsultancy 


 


 
8. Conclusion 
 
8.1 The site lies in a highly sustainable location on the built up edge of Ellesmere and 


sits comfortably within the existing pattern of development. 
 
8.2 The land is available, viable and deliverable and will be brought forward at the 


earliest opportunity. 
 
8.3 The Landowner requests that the site allocations ELL008 and ELL033 be supported 


and retained within the Local Plan 
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