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1. Introduction 


1.1 We have been instructed by Miller Homes Limited (‘Miller’) to prepare a report which 


provides a detailed overview of technical evidence base documents prepared in 


support of the promotion of their site to the south of Shifnal. The site comprises 


proposed safeguarded site SHF019 and P15b in the emerging Local Plan Review. 


1.2 This document seeks to assist Shropshire Council by bringing together the detail that 


has been submitted through representations to the Shropshire Local Plan Review to 


date. As such, this report also considers the Council’s own published evidence base and 


concludes that the proposed safeguarding of the site would accord with the findings of 


the evidence. 


Engagement with the Local Plan Review 


1.3 Land controlled by Miller to the south of Shifnal represents a 12.7ha site bound by the 


A464 to the west and Park Lane to the east. The draft Local Plan has identified the site 


as ‘Safeguarded Land for development beyond 2036’ and is afforded the references 


SHF019 and P15b West.  


1.4 Miller has sought to meaningfully engage with the Shropshire Council Local Plan 


Review at each stage of consultation including most recently consultation on the 


Preferred Strategic Sites in September 2019. 


1.5 In support of the promotion of the site, a Vision Document (enclosed at Appendix 1) 


has been submitted with representations made to the Local Plan Review. This 


document brings together the range of technical evidence that has been prepared by 


specialist consultants on behalf of Miller. The following technical survey reports have 


been prepared:  


• Landscape Visual Assessment; 


• Transport Note; 


• Flood Risk Assessment;  


• Preliminary Ecological Appraisal; and 


• Initial Heritage Assessment. 


1.6 The Vision Document which brings together the above technical documents into a 


single document, demonstrates that the site has capacity to deliver between 175 and 


200 dwellings (market and affordable) together with public open space in a highly 


sustainable location to the south of Shifnal.  


1.7 The Vision Document and Illustrative Masterplan also demonstrate how wider 


consideration has been given to land to the west of Shifnal which is being promoted 


separately by Wallace Land. The Illustrative Masterplan has been designed to provide 


opportunities for the comprehensive delivery of residential development to the south 
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and west of Shifnal. Notwithstanding this, there is sufficient flexibility within the design 


and access opportunities for Miller’s site to be delivered independently. 


Representations Made by Others 


1.8 On behalf of our Client, we have reviewed representations made by others in respect 


of the proposed allocation. This review has identified that there has been, in some 


cases, a misrepresentation of the evidence base that has been presented for a number 


of sites, including the Miller site which forms the subject of this report. Where 


appropriate, therefore, clarification is provided within this report to assist the Council 


in responding to comments that have been received. 


1.9 The remainder of this report will provide a summary of the following technical areas 


referencing the supporting technical report which are enclosed as appendices: 


• Landscape and Green Belt; 


• Transport and Accessibility; 


• Heritage; 


• Ecology; and 


• Flood Risk and Drainage. 


1.10 Each section of this report is structured as follows: 


 


1.11 Appendices are provided to the rear of the report, and are referenced throughout. 


Signposting where our evidence 
can be found 


Setting out the 
key conclusions 


of our site 
specific evidence 


base  


Identifying what 
the Council's 


evidence base 
identifies (where 


applicable). 


How the site 
specific evidence 


base has 
informed the 


preparaiton of 
the Illustrative 


Masterplan and 
Vision Document 
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2. Landscape and Green Belt 


2.1 The easternmost extent of the County of Shropshire borders the Greater Birmingham 


and Black Country Conurbation and accordingly a considerable portion of the County is 


washed over by the West Midlands Green Belt. Given Shifnal’s close relationship to 


Wolverhampton and the wider West Midlands Conurbation, it is entirely inset within 


the Green Belt. As we go on to set out later in this section, Miller’s site does not make a 


meaningful contribution to the Green Belt and this is evidence through the Council’s 


Green Belt Review which identifies the site for Safeguarding through the Local Plan 


Review. 


2.2 Enclosed at Appendix 2 is a Landscape and Visual Assessment which has been prepared 


by Turley in support of the development of the site. 


2.3 This assessment identifies that the site is set within a relatively enclosed location, close 


to the southern fringe of Shifnal, with direct influences from residential development 


to the north as well as other urbanising features such as the A446. These features 


together with the sites natural boundaries provide a sense of containment of the site 


and potential for successfully integrating development within the landscape and 


providing a new defensible boundary to the settlement.  


2.4 Given robust bands of boundary vegetation and intervening built development provide 


enclosure to the site in the wider landscape, and there are limited visual receptors 


close to the site, it is unlikely that there will be any significant effects resulting from 


development within it. 


2.5 Overall the assessment considered that due to the site’s location, within an enclosed 


landscape, it is considered to be appropriate for development in landscape and visual 


terms.  


Shropshire Local Plan Review Evidence Base – Green Belt 


2.6 The Council’s Green Belt Assessment (2018) (GBA) sought to test the performance of 


the Green Belt (GB) against the five purposes as identified within the NPPF. This 


assessment sought to refine the work carried out as part of the Stage 1 assessment 


(2017) in order to identify potential development opportunity areas for Green Belt 


release / safeguarding.  


2.7 In the preparation of representations to the Council’s Preferred Options Consultation 


(February 2019), Miller provided comments and a critique on the Council’s Green Belt 


Assessment, particularly referencing Site SHF032 located to the North East of Shifnal, 


questioning the evidence behind its allocation. It is noted that a number of 


representations submitted by others, identified similar shortcomings in the proposed 


allocation of SHF032, including those comments from Shifnal Town Council.  


2.8 Miller’s site to the south of Shifnal is considered as part of a larger parcel of Green Belt 


‘P15’. The assessment identifies that the parcel contains a limited amount of built 


development and the eastern section is more closely associated with the wider area of 


open countryside to the east of Shifnal. Notwithstanding this, the assessment considers 
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that the roads of Upton Lane and Park Lane have the potential to constitute alternative 


Green Belt boundaries that are stronger and more readily recognisable than the 


existing boundary. When considered as a whole, if removed from the Green Belt, it is 


considered that Parcel P15 would lead to a Moderate-High level of harm to the Green 


Belt designation in this local area. 


2.9 Through the assessment of Parcel P15, a sub-parcel is identified within Parcel P15 that 


is considered by the Council to have a lower level of overall harm to the Green Belt if it 


was to be released. Sub-parcel P15 covers the south-western and north-western extent 


of the wider P15 parcel and comprises a fishing lake to the east of the A464 and 


Miller’s land to the west. 


2.10 In the Council’s assessment of this sub-parcel of land, it is identified that releasing the 


sub-parcel from the Green Belt would not constitute significant encroachment on the 


countryside and due to the topography of the land; it would not lead to a significant 


weakening of neighbouring Green Belt land. Releasing Sub-parcel P15 would lead to a 


Moderate level of harm to the Green Belt designation in this local area. 


2.11 Part 3 of the place specific GBA for Shifnal goes on to look at ‘opportunity areas’ for 


releasing Green Belt, including the identification of any sub-areas where harm may be 


lower. 


2.12 Within part 3 of the GBA, Miller’s site together with proposed allocation SHF022 and 


part of SHR023 are identified within ‘Opportunity Sub-Area Sh-1’ for further detailed 


consideration for GB release. 


2.13 One sub-opportunity area that was identified through this process is SH-1a, of which 


the Miller site forms a considerable proportion. The Green Belt Assessment concludes 


that development within this sub-area would lead to a lower level of overall harm to 


the Green Belt than other sub-parcels. 


2.14 In the assessment of SH-1a, it is identified that release of land from the Green Belt in 


this location would not “significantly weaken the integrity of the Green Belt 


designation within this local area”. In fact opportunity sub area SH-1a was the only 


location surrounding Shifnal where Green Belt release would lead to ‘Moderate Harm’ 


with all other areas being considered to lead to ‘Harm’.  


2.15 In the conclusions of the Green Belt Review (Part 4), it specifically states that: 


“The assessment in this Green Belt Review has shown that up to 17.9ha of land (within 


opportunity area Sh-1a) could be released from the Green Belt for development with 


only moderate levels of harm to the Green Belt designation in this local area.” 


2.16 Our Client’s site is already proposed for safeguarding beyond the plan period, and the 


Council’s evidence base demonstrates that it, together with preferred housing 


allocation SHF022 and part SHR023, are located in the least harmful direction of 


growth surrounding Shifnal. 
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Development Proposals 


2.17 As set out above, the Council’s own Green Belt Assessment identifies Miller’s site as an 


‘opportunity area’ for Green Belt release. Furthermore, the site specific Landscape and 


Visual Assessment identifies that the site’s natural boundaries provide a sense of 


enclosure and will allow for the delivery of a new robust Green Belt boundary which 


will be able to endure beyond the plan period. Removal of the site from the Green Belt 


is therefore considered appropriate. 


2.18 The Landscape and Visual Assessment has been an important evidence base document 


in the preparation of the Vision Document and Illustrative Masterplan. The following 


key design principles and opportunities will be delivered in the development of the 


site: 


• Opportunity to maintain some of the site’s parkland character through an area 


offset from the southwest and western boundary of the site; 


• Potential to retain existing trees and hedgerows within site; and 


• Opportunity for residential properties along the south-eastern boundary of the 


site to be outward looking to create a positive edge to the countryside. 
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3. Transport and Accessibility 


3.1 Enclosed at Appendix 3 is a Transport Note which has been prepared by BWB 


consulting. In preparing the note, BWB have assessed the local highway network, 


existing public transport and active travel opportunities within the vicinity of the site. 


In addition they have identified the opportunities for delivering new accesses into the 


site from the A464 and Park Lane respectfully. 


Local Highway Network 


3.2 The A464 forms the eastern boundary of the site and provides a direct route into 


Shifnal Town Centre to the north-west.  To the southeast of the site, the A464 connects 


with the A41 Newport Road at a priority controlled junction. Newport Road routes in 


an east to west direction providing access to Wolverhampton and the M54 Motorway 


where wider connections can be achieved. 


3.3 An existing footway is provided on the eastern side of Park Lane to the south of the site 


which routes north towards the centre of Shifnal. An additional footway is provided on 


the northern side of the A464, extending the entirety of the site frontage, providing 


safe connections to surrounding schools and the village centre. 


3.4 A series of consented developments to the north of the site will see the delivery of a 


range of existing footway improvements including additional dropped kerb crossing 


facilities on the A464, as well as the creation of an informal footpath link between the 


A464 and the railway bridge to the north of the providing improved connection to the 


surrounding schools and village centre from the area within which the site and 


consented developments are located.  


3.5 The upgraded link between A464 and the railway bridge to the north of the site (being 


delivered through existing consented development) will provide improved access and 


connection onto National Cycle Network (NCN) Route 81 approximately 450m north of 


the railway bridge. NCN Route 81 provides a connection between Aberystwyth and 


West Bromwich passing through Telford, Shrewsbury and Wolverhampton. 


Public Transport 


3.6 The closest existing bus stops to the site are located on Victoria Road within the centre 


of Shifnal approximately 1.2km to the north-west of the site. Land to the north of 


Miller Homes’ site which benefits from planning permission for 175 dwellings (PA: 


BR/APP/OUT/08/0869), includes the rerouting of existing bus services 113 / 114 and 


323 through the development and will result in bus stops also being provided closer to 


the Miller site. These services provide frequent services to surrounding areas including 


Telford, Bridgenorth and Market Drayton. 


3.7 Shifnal train station is located approximately 1.1km to the north-west of the site and 


provides direct links to Telford, Shrewsbury, Wolverhampton and Birmingham, where 


wider, national rail services are provided to areas throughout the Country.  
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Shropshire Local Plan Review Evidence Base 


3.8 Miller consider that the site is located in a highly sustainable location and benefits from 


good access to existing public transport with the opportunity for everyday activities to 


be made by use of existing active transport opportunities. Indeed Shropshire Council’s 


‘Hierarchy of Settlements’ paper (2018), confirms that Shifnal is one of the most 


sustainable ‘Key Centre’s’ within the district, scoring highly for the provision of existing 


local services and facilities, local transport, amenity spaces, local employment and 


schools. This therefore provides a strong evidence base for bringing forward residential 


development in this location. 


Development Proposals 


3.9 The primary access into the site is proposed from the A464, in the form of a designated 


right-turn ghost island arrangement. The proposed access arrangement onto the A464 


is shown on the drawing provided at Appendix 4. The primary access into the site leads 


to an estate road which traverses the site forming a central spine to the development 


and ultimately linking with the secondary access from Park Lane.  


3.10 The Secondary access into the site from Park Lane is proposed to form a simple priority 


T-junction, and would see the existing speed gateway feature (where the speed limit 


changes from 60mph to 30mph) moved approximately 200m south. A drawing showing 


the proposed secondary access is enclosed at Appendix 5. 


3.11 The secondary access from Park Lane is likely to be lightly trafficked owing to the more 


rural nature of Park Lane. Notwithstanding this, there is resilience built into the design 


and flexibility in its application to allow for the development of the site to be delivered 


in combination with land to the west of Shifnal which is being promoted separately by 


Wallace Land as well as individually. 


3.12 To enhance pedestrian and cycle connectivity into Shifnal Village Centre, a new 


footpath is proposed to the west of the site access along the southern side of the A464. 


3.13 The proposals therefore demonstrate that safe access can be provided into the 


development, which itself will lead to a series of well-designed estate roads which will 


form an important part of the scheme’s overall design. 







8 


4. Heritage 


4.1 Enclosed at Appendix 6 is an Initial Heritage Appraisal which considers the key heritage 


matters to be taken into account in developing the site. The site is to the north-west 


and north-east of the grade II listed ‘The Terrace’, and therefore the setting of this 


asset is an important issue to be addressed as part of any emerging scheme. 


4.2 The Terrace is of special architectural and historic interest as a classically designed 


country house from the mid-19th century. It is oriented with the principal elevation to 


the north-west. The driveway approach from Park Lane to the west and its landscaped 


grounds with specimen trees contribute to its significance by reflecting its character as 


a country house. 


4.3 Historic map regression indicates that the site has always been in agricultural use and 


there are no known historic connections between the listed building and the site. 


4.4 The site forms part of the wider rural surroundings in which The Terrace is 


experienced. There are views towards the Terrace from Park Lane which allow for an 


appreciation of its prominent position on a ridge, overlooking part of the site (to the 


north-west). Similar views are gained from within the western part of the Miller site. 


The remainder of the site, principally to the east, is screened or filtered by intervening 


vegetation / changing topography and is not readily experienced as part of its wider 


setting. 


Shropshire Local Plan Review Evidence Base 


4.5 There have not been any Heritage Assessments completed in support of the Shropshire 


Local Plan Review up to the Preferred Options stage of consultation. It is noted that a 


Heritage Assessment prepared by The Environmental Dimension Partnership Ltd. has 


been prepared although the scope of this assessment is limited to the Shrewsbury 


Battlefield. 


Development Proposals 


4.6 In considering the relationship between the site and grade II listed ‘The Terrace’, the 


Initial Heritage Appraisal informed the design of the Illustrative Masterplan through a 


range of design opportunities, set out below: 


• Opportunity to establish a buffer of open space to the west and immediate north 


of the Terrace could be provided to maintain prominent views of the Terrace 


from within the western part of the site and from along Park Lane; 


• A comprehensive landscaping scheme should be considered to screen and soften 


views of the proposed development from the grounds of The Terrace. The 


hedgerow to the western boundary with Park Lane could be enhanced with 


additional hedgerow trees; 


• The existing mature trees contribute to the landscape character and parkland 


qualities of the site and should be retained where possible; 
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• The arrangement, scale, massing and design of the proposed development will 


also need to be carefully considered and opportunities to create a development 


that perpetuates the parkland characteristics of the site should be explored; and 


• Access and highway interventions should be carefully considered, ensuring that 


engineering works and associated infrastructure are kept to a minimum where 


possible. There is an opportunity to reinstate estate railings along Park Lane and 


into the development to maintain the parkland character of the site. 
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5. Ecology 


5.1 Enclosed at Appendix 7 is a Preliminary Ecological Appraisal undertaken by BWB.  


5.2 As identified within this appraisal, the site represents two linked field parcels separated 


by a narrow strip of hedgerow. The fields are in agricultural use and at the time of the 


survey, were being used for sheep grazing. Two mature Oak Trees are present within 


the site. A pond is located within the eastern field, surrounded by a small group of 


trees.  


5.3 The sites boundaries are formed of a mix of hedgerow dispersed by trees.  


Wildlife Designations 


5.4 The Site falls within the Site of Special Scientific Interest (‘SSSI’) impact risk zone for 


Mottey Meadows SSSI, however the proposed redevelopment does not fall within the 


risk categories regarding likely impacts on the SSSI.   


On site Observations 


5.5 As part of the Preliminary Ecological Appraisal, BWB undertook a site walkover in 


February 2020 to identify the likely presence of protected species.  


Habitats and Botanical Interest 


5.6 The habitats on site are common in the wider area, with no rare botanical species 


noted or considered likely. Hedgerows on site are species-poor, but were considered to 


have some ecological value in their suitability to support protected species, and are 


included as a Priority Habitat under the Shropshire Biodiversity Action Plan and 


Biodiversity Framework.  


Amphibians 


5.7 A pond is present within the site, and was considered to provide average Habitat 


Suitability for great crested newts. A further 17 ponds were identified from aerial maps 


from within 500m of the site boundary, including one immediately adjacent to the 


southern site boundary. Terrestrial habitats were identified within the Site which could 


provide foraging and sheltering opportunities for amphibians. Records of great crested 


newts were returned within the desk study and therefore their presence within the site 


cannot be ruled out. 


Badgers and Other Mammals 


5.8 No evidence of badgers was found within the site, and the site was considered to 


provide limited sett building opportunities apart from the tree line on the northern 


boundary. Whilst improved grassland fields could provide foraging opportunities for 


badgers, the fencing around the fields mean that access for badgers is extremely 


limited. It can be concluded that the potential for badgers to use the site is limited.   


Bats 


5.9 Habitats present on the site provide limited roosting opportunities excluding the 


mature oak trees which provide low roosting potential. The hedgerows, tree lines and 
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scattered trees provide good foraging and commuting habitats for bats. Where 


possible trees which provide bat roost potential and hedgerows which provide foraging 


and commuting habitat potential will be retained.   


Birds 


5.10 The improved grassland fields, dominant across the site, provide limited opportunities 


for breeding birds, particularly due to it being regularly disturbed by grazing sheep. 


5.11 The boundaries to the site, the hedgerows and lines of trees, as well as the woodland 


area around the pond, provide opportunities for nesting birds and winter-feeding 


resources including berries and catkins. These habitats will be retained as far as 


possible within the development. 


Reptiles  


5.12 Due to the lack of reptile records returned from the desktop study and the majority of 


habitats on site being considered unsuitable for reptiles, it is considered unlikely that 


development of the site would have an impact on reptiles. 


Shropshire Local Plan Review Evidence Base 


5.13 There has not been any up to date district wide Ecological Assessments published in 


support of the Shropshire Local Plan Review up to the Preferred Options stage of 


consultation. 


Development Proposals 


5.14 The Preliminary Ecological Appraisal identified that with the exception of boundary 


habitats, the site is of low ecological value. Provided mitigation measures as identified 


above are incorporated into the final design, no significant impacts are envisaged as a 


result of the proposed development. 


5.15 As identified on the Illustrative Masterplan for the site, existing site boundaries have 


been a key part of the design process in ensuring that as far as possible existing site 


boundaries are retained and enhanced to continue to provide opportunities for 


foraging and commuting bat and birds.  


5.16 The Illustrative Masterplan also identifies a substantial amount of open space available 


within the development for the enhancement of existing ecological features with the 


potential to deliver a net biodiversity gain across the site.  







12 


6. Flood Risk and Drainage 


6.1 Enclosed at Appendix 8 is a Flood Risk Assessment (FRA) prepared by BWB Consulting 


for Miller’s site. This document considers the potential impact of the proposed 


development in the context of flood risk. 


6.2 The FRA confirms that the site is wholly located within Flood Zone 1, defined as land 


having less than a 1 in 1000 annual probability of river or sea flooding (<0.1% Annual 


Exceedance Probability).  


6.3 Although it is not shown on all forms of mapping, a small pond is known to exist in the 


western portion of the site. Further investigation is required to confirm the level of 


flood risk posed by this pond however it is not expected to pose a significant risk that 


could not be mitigated through the design of the scheme. There are therefore not 


considered to be any issues relating to flood risk that would prevent development 


being brought forward on the site. 


Shropshire Local Plan Review Evidence Base 


6.4 In support of the Local Plan Review, Shropshire Council has prepared a Strategic Flood 


Risk Assessment which has assessed flood risk associated with both Fluvial and Surface 


Water. Through this assessment it is identified that the majority of Shifnal is located 


within Flood Zone 1, with the area immediately around the Wesley Brook located 


within Flood Zones 2 and 3. The assessment goes on to note that there have been just 


four recorded incidents of flooding within Shifnal since 1990. 


6.5 Miller’s site is spatially disconnected from Wesley Brook and as demonstrated through 


the site specific FRA prepared by BWB Consulting, is wholly located within Flood Zone 


1.  


Development Proposals 


6.6 It is evident from the Flood Risk Assessment that there are no constraints to the 


development of the site for residential development, with the entirety of the site being 


located within Flood Zone 1 and located away from the identified flood risk within 


Shifnal, around Wesley Brook.  


6.7 Whilst the exact form of Surface Water Management Strategy will need to be 


confirmed in due course further to detailed site investigations, the proposed 


development has been designed to provide suitable space for Sustainable Urban 


Drainage infrastructure which can be incorporated into the wider open space network 


/ strategy on site. 
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7. Conclusions 


7.1 As evidenced throughout this report and further expanded upon in the supporting 


evidence base documents; throughout the promotion of the site; and, development of 


the Illustrative Masterplan, Miller has maintained and demonstrated a sound 


understanding of the site specific constraints and opportunities. This is bolstered by a 


clear understanding of Shropshire Council’s evidence base documents.  


7.2 In having a sound understanding of the site specific and Shifnal-wide constraints and 


opportunities, Miller Homes have been able to prepare a suitable Illustrative 


Masterplan which responds to the site’s immediate environs and technical evidence 


base meaning that it will be truly ‘deliverable’ in accordance with the NPPF.  


7.3 Further to the conclusions set out within representations to the Local Plan Review, 


Miller Homes consider that Shifnal should see a higher level of growth than is currently 


directed to it in the ‘Preferred Options paper’. This approach is supported by evidence 


contained within the Council’s own assessment and strategy documents. 


7.4 As evidenced throughout this report and its supporting appendices, Miller’s site to the 


south of Shifnal is truly ‘deliverable’, meeting the NPPF’s definition and can assist in 


providing housing land supply early in the plan period. In particular: 


• As identified through representations to the Local Plan Review, the supporting 


Illustrative Masterplan and Vision Document, and evidence base documents 


supporting the Local Plan Review, the site is suitable for development with 


limited physical and environmental constraints. 


• Miller Homes are promoting the site on behalf of the landowners and so the site 


is available now for development. 


• Given Miller’s substantial experience and resource in the delivery of high quality 


housing developments and promotion of sites through the development plan 


process, the site is achievable, with a realistic prospect of being brought forward 


for housing following adoption of the LPR. 
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This Vision Document has been prepared by Turley on behalf of Miller 
Homes Limited in response to Shropshire Council’s Local Plan Review 
2016-2036. It seeks to demonstrate that land east of Park Lane is 
suitable, sustainable and deliverable and should be allocated for  
future development.


1.1   Shropshire Council is undertaking a partial review of 
the local plan in line with the requirements of the National 
Planning Policy framework (‘NPPF’). The Council’s preferred 
development strategy seeks to make the best use of 
Shropshire’s location to support a sustainable pattern of 
growth during the period 2016 to 2036. The key proposals are:


• A total requirement for 28,750 dwellings to be delivered 
during the plan period, equating to 1,430 dwellings per 
annum;


• A net requirement for 10,347 dwellings to be delivered 
during the plan period; and


• A net requirement for around 80 ha of employment 
development.


Spatial Framework
1.2   This document provides an indicative spatial framework 
plan which could form the foundation of future development 
proposals. 


1.3   The spatial framework presented here has been generated 
in response to both strategic and site-specific considerations 
and observations, as well as a detailed appreciation of the site 
constraints and their effect on the development envelope. 
When the site comes forward for development further 
appraisals will be required to guide the detailed layout of any 
development.


1.4   Notwithstanding, the document and the proposition  
it illustrates has been prepared with a diligence and  
robustness which provides plan-makers with the confidence 
that development in this location is a credible and  
compelling opportunity.


Scope
1.5   This document articulates;


• The potential - a broad summary of strategic policy 
drivers. 


• The place - an appreciation of context and constraints.


• The opportunity - the spatial and placemaking 
opportunities presented by the site.


The Site
1.6   The site is set on gently sloping land to the south-east of 
Shifnal, a town within Shropshire that lies approximately 5 km 
to the east of Telford.  


1.7    The site comprises two grass fields that is intermittently 
used for sheep grazing and is enclosed by hedgerows and 
vegetation. Three mature oak trees are located internally and 
are distinctive landscape features. 


1.8   The A464 Wolverhampton Road forms the site’s 
northeastern boundary, beyond which are further agricultural 
fields and a large fishing pond. There are a number of trees 
along the north- west boundary, beyond which is a large 
residential property known as Beech House. To the south-west 
is The Terrace, a grade II listed residential property standing 
in landscaped grounds overlooking the field to the west of the 
site. Park Lane, forms the site’s southwestern boundary, the 
arterial north to south route into Shifnal, lies 200 m west of the 
site. The whole site falls under Green Belt designation.


Introduction
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1.9    There is no formal vehicle access to the site, although 
access for farm vehicles can be gained via a gate on 
Wolverhampton Road. A farm access track also leads north-
west from Upton Lane and Upton Farm to the site. There are no 
existing Public Rights of Way across the site. 


1.10   A red line plan showing the extent and location of the site 
can be seen on the adjacent page. The site measures 9.55 ha 
gross.


The Team
1.11   This document has been informed by the following 
consultant team:


• Miller Homes Ltd – Developer / Land promoter


• Turley – Planning, Design, Heritage, Landscape and Visual


• BWB – Ecology, Drainage, Flood Risk and Transport


Overview
1.12   This document demonstrates that land to the east  
of Park Lane, Shifnal is capable of accommodating a 
sustainable residential development to meet the clear, 
identified need for new housing within Shropshire. The 
site is subject to no technical constraints which cannot be 
appropriately mitigated (see Site Analysis section of this 
document and the accompanying Technical Reports). 


1.13   The development would represent a logical expansion  
of the settlement and be consistent with the objectives of 
the emerging development plan document and its associated 
evidence base. The site is suitable, deliverable and achievable 
for housing development within the short-medium term,  
and as such should be supported within local policy.


1.14   Miller Homes is a national house builder with experience of 
delivering high quality housing sites. Miller Homes has a wealth 
of experience and resource to enable effective and proactive 
promotion of sites through the development plan process 
and planning application. With their consultant team, Miller 
Homes will seek to work closely with the Council, statutory 
consultees and other stakeholders through the development 
plan process, and as ‘deliverers’ will ensure careful attention is 
given to viability and costs in plan-making.
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Planning policy 
context
This analysis of planning policy has been informed by the aims of the 
National Planning Policy Framework (The Framework), the Shropshire 
Core Strategy (adopted March 2011), and the Site Allocations and 
Management of Development (SAMDev) Plan (adopted December 2015) 
and the associated evidence base documents.


National Planning Policy Framework
2.1   The Framework provides the over-arching context for the 
preparation of development plans and consideration for the 
future use of the subject site. 


2.2   Allocation of the subject site in the emerging Local Plan 
Review 2016-2036 for housing development would comply 
with the key objectives of the Framework as outlined below.


Promoting Sustainable Development


2.3   The presumption in favour of sustainable development 
is central to the Framework’s policy approach. In promoting 
sustainable development in the plan-making process, 
local planning authorities are required to positively seek 
opportunities to meet the development needs of their area 
(paragraph 11, NPPF) 


2.4   Local Plans are the key to delivering sustainable 
development and should be prepared with that objective in 
mind. To that end, they should be consistent with the principles 
and policies set out in the Framework (paragraph 16). 


2.5   It is clear from the Framework that the Government 
is committed to ensuring that the planning system does 
everything it can to support sustainable economic growth and 
significant weight should be placed on that objective through 
the planning system.


Housing


2.6   Section 5 of the Framework emphasises the Government’s 
objective of ‘significantly boosting the supply of homes.’ To 
achieve this, LPAs should:


• Establish a housing requirement figure for their whole area, 
which shows the extent to which their identified housing can 
be met over the plan period.


• Identify a sufficient supply and mix of sites, taking into 
account their availability, suitability and likely economic 
viability.


• identify and update annually a supply of specific deliverable 
sites sufficient to provide a minimum of five years’ worth 
of housing against their housing requirement set out in 
adopted strategic policies (paragraph 73).


02
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Sustainable Transport


2.7   Section 9 of the Framework highlights the important role 
transport policies have in facilitating sustainable development 
and also in contributing to wider sustainability and health 
objectives and states that transport issues should be 
considered from the earliest stages of plan-making, so that:


• the potential impacts of development on transport 
networks can be addressed;


• opportunities from existing or proposed transport 
infrastructure, and changing transport technology 
and usage, are realised – for example in relation to the 
scale, location or density of development that can be 
accommodated;


• opportunities to promote walking, cycling and public 
transport use are identified and pursued;


• the environmental impacts of traffic and transport 
infrastructure can be identified, assessed and taken 
into account – including appropriate opportunities for 
avoiding and mitigating any adverse effects, and for net 
environmental gains; and


• patterns of movement, streets, parking and other transport 
considerations are integral to the design of schemes, and 
contribute to making high quality places.


2.8   Paragraph 103 goes on to state that ‘The planning system 
should actively manage patterns of growth in support of 
these objectives. Significant development should be focused 
on locations which are or can be made sustainable, through 
limiting the need to travel and offering a genuine choice of 
transport modes. This can help to reduce congestion and 
emissions, and improve air quality and public health.’


Green Belt


2.9   The Framework establishes that the fundamental aim 
of the Green Belt is to prevent urban sprawl by keeping land 
permanently open. It sets out the five key purposes of the 
Green Belt as (paragraph 134):


• To check the unrestricted sprawl of large built-up areas;


• To prevent neighbouring towns merging into one another;


• To assist in safeguarding the countryside from 
encroachment;


• To preserve the setting and special character of historic 
towns; and 


• To assist in urban regeneration, by encouraging the recycling 
of derelict and other urban land. 


2.10   Paragraph 135 sets out that new Green Belts should only 
be established in exceptional circumstances. Paragraph 136 
develops this and sets out that Green Belt boundaries should 
only be altered where exceptional circumstances are fully 
evidenced and justified, through the preparation or review 
of the Local Plan. When reviewing Green Belt boundaries, 
local planning authorities should take account of the need to 
promote sustainable patterns of development (paragraph 
138). 


• Paragraph 139 sets out that when defining boundaries, local 
planning authorities should:


• Ensure consistency with the development plan’s strategy 
for meeting identified requirements for sustainable 
development;
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• Not include land which it is unnecessary to keep 
permanently open;


• Where necessary, identify areas of safeguarded land 
between the urban area and the Green Belt, in order to meet 
longer-term development needs stretching well beyond the 
plan period;


• Make clear that the safeguarded land is not allocated for 
development at the present time. Planning permission 
for the permanent development of safeguarded land 
should only be granted following an update to a plan which 
proposes the development;


• Be able to demonstrate that Green Belt boundaries will not 
need to be altered at the end of the plan period; and 


• Define boundaries clearly, using physical features that are 


readily recognisable and likely to be permanent.


Conserving and enhancing the natural environment


2.11   The planning system should contribute to and enhance 
the natural and local environment including protecting and 
enhancing valued landscapes.


Conserving and enhancing the historic environment


2.12   The Framework sets out that plans should set out a 
positive strategy for the conservation and enjoyment of the 
historic environment, including heritage assets most at risk 
through neglect, decay or other threats. This strategy should 
take into account: 


• the desirability of sustaining and enhancing the significance 
of heritage assets, and putting them to viable uses 
consistent with their conservation; 


• the wider social, cultural, economic and environmental 
benefits that conservation of the historic environment can 
bring; 


• the desirability of new development making a positive 
contribution to local character and distinctiveness; and 


•  opportunities to draw on the contribution made by the 
historic environment to the character of a place.


Plan Making


2.13   Local Plans should be ‘sound,’ meaning that they should 
be positively prepared, justified, effective and consistent with 


national policy (paragraph 35)
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Development Plan 
2.14   The development plan for Shropshire comprises the 
Shropshire Core Strategy (adopted March 2011) and the Site 
Allocations and Management of Development (SAMDev) Plan 
(adopted December 2015).


Shropshire Core Strategy


2.15   The Core Strategy is the principle development plan 
document and sets out how Shropshire is expected to evolve 
over the period 2011 to 2026. 


2.16   The Core Strategy is split into five spatial zones. 
Shifnal is located in the ‘East Spatial Zone.’ The East Spatial 
Zone is located between Telford (a growth point) and the 
West Midlands conurbation (a focus for regional urban 
development) and is influenced by the Wolverhampton to 
Telford Technology Corridor. 


2.17   Policy CS1 ‘Strategic Approach’ establishes that during 
the plan period (2006 to 2026), around 27,500 dwellings will 
be delivered. The policy establishes that Shrewsbury will be 
the focus of development, with the role of Market Towns and 
other Key Centres (which includes Shifnal) identified as being 
to maintain and enhance their traditional roles in providing 
services and employment and accommodating around 40% of 
Shropshire’s housing requirement. 


2.18   The Policy map confirms that the site is within the Green 
Belt. Policy CS5 ‘Countryside and Green Belt’ sets out the 
development in the Green Belt will be strictly controlled.


2.19   Policy CS6 ‘Sustainable Design and Development 
Principles’ requires development to be well designed using 
high quality design principles, to achieve an inclusive and 
accessible environment which respects and enhances local 
distinctiveness and which mitigates and adapts to climate 
change. 


2.20   Policy CS11 ‘Type and Affordability of Housing’ requires 
housing development to help balance the size, type and 
tenure of the local housing stock. Developments will be 
required to achieve an overall target of 33% local needs 
affordable housing, comprised of 20% social-rented and 13% 
intermediate affordable housing. 


Site Allocations and Management of Development 
(SAMDev) Plan


2.21   The SAMDev Plan sets out proposals for the use of land 
and policies to guide future development in order to help 
deliver the Vision and Objectives of the Core Strategy.


2.22   MD1: ‘Scale and Distribution of Development’ builds on 
the policies set out in the Core Strategy and confirms that 
sufficient land will be made available during the remainder 
of the plan period up to 2026. The policy confirms that 
sustainable development will be supported in Shropshire. 


2.23   MD2: ‘Sustainable Design’ sets out that for a 
development proposal to be considered acceptable, it is 


required to:


• Respond positively to local design aspirations;


• Contribute to and respect locally distinctive or valued 
character and existing amenity value;


• Embrace opportunities for contemporary design solutions;


2.24   Incorporate Sustainable Drainage techniques;


• Consider design of landscaping and open space holistically 
as part of the whole development;


• Ensure development demonstrates there is sufficient 
existing infrastructure capacity; and 


• Demonstrate how good standards of sustainable design and 
construction have been employed.
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Policy Analysis
2.25   Planning policy at all levels directs new housing 
development to sustainable locations that are well served 
by public transport and are in close proximity to jobs and 
services. The suitability of Shifnal to accommodate additional 
development has been recognised by the Council through its 
position in the hierarchy which identifies it as a Key Centre. 


2.26   Shropshire Council is current preparing its Local Plan 
Review, which will replace the adopted Core Strategy and 
SAMDev Plan. This will ensure the development plan remains 
up to date and responds to the current national planning 
policy context, as well as the most up to date evidence. It will 
also enable the county to meet its ambitious growth aims. The 
Local Plan Review, Preferred Options Document identifies 
the site as a preferred site to be safeguarded for residential 
development.


2.27   The Local Plan Review identifies a gross requirement for 
28,750 dwellings during the plan period 2016 to 2036. Taking 
into account historic completions and existing commitments 
and allocations, the net requirement during the plan period is 
10,347 dwellings across Shropshire. 
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The site is a sustainable location 
for new housing development, 
benefitting from good access to a 
range of local services, amenities 
and employment opportunities 
and is accessible by a choice and 
means of transport. 


Wider Context 
3.1    With a population of circa 6776 (2011 Census), Shifnal is 
the seventh largest settlement in Shropshire by population. 
The town benefits from a strategic location roughly 24 km from 
Wolverhampton City Centre to the south-east and 5 km from 
Telford to the north-west.


3.2   Shifnal has excellent accessibility to the strategic road 
network with Junction 4 of the M54 located approximately 3 
km to the north west (from the Town Centre) offering good 
access to Shrewsbury, Wolverhampton and Birmingham 
beyond. Telford is just 5 km away, Wolverhampton just 24 km 
and Shrewsbury lies 29 km to the west.


3.3   The A464 forms the northeastern boundary of the site 
and provides a direct route to Shifnal village centre to the 
north-west. To the south-east of the site, A464 connects 
with the A41 Newport Road at a priority controlled junction. 
Newport Road routes in an east to west direction providing 
access to Wolverhampton, Albrighton, Cosford and the M54 
Motorway where wider connections can be achieved.


3.4   Approximately 17 km east of Shifnal at Junction 2 of the 
M54, is i54 South Staffordshire, a 239-acre (98 hectare) UK 
technology-based business park. Major occupiers include 
Jaguar Land Rover, Moog, Eurofins and ISP. Nearby is the 
former Royal Ordnance Factory (ROF) Featherstone site on 
Cat and Kittens Lane South. South Staffordshire Council has 
identified the site as one of its four Strategic Employment 
Sites, along with an extension to i54, offering the potential to 
create up to 2,500 new jobs.


3.5   Shifnal Railway Station is located approximately 1.1 km 
to the north-west of the site and offers regular services to 
Telford, Shrewsbury and Wolverhampton, including an hourly 
direct service to Birmingham. London can be reached, via 
Wolverhampton, in under two and a half hours. 


Site Location
3.6   The site is located to the south-east of Shifnal, a market 
town within Shropshire, approximately 5 km to the east of 
Telford. 


3.7   Currently, there is not significant residential development 
adjacent to the site. Although, a safeguarded land adjacent 
to the north-west boundary of the site has been promoted 
through the Shropshire Local Plan Review (SLPR) and,  
identifies the potential expansion of the town. Recent years 
have seen a number of new residential developments take 
place on the southern edge of the town, notably Redrow’s ‘The 
Uplands’ scheme (under construction) and the Scarlet Oaks 
development (Taylor Wimpey), both on Wolverhampton Road. 


3.8   The land use surrounding the site and southern end of 
Shifnal is primarily a mix of arable and pasture. The grounds 
of The Terrace have a swimming pool, tennis court, two large 
ponds and a reservoir. To the northern side of Wolverhampton 
Road is a large private fishing lake and the remains of a windmill 
stand to the south of it on elevated land.


Site context 03
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Facilities and Amenities
3.9   Shifnal is a very sustainable location with a wide range 
of local shops, restaurants, facilities and services. These are 
mainly centred on Market Place and can be easily reached by a 
range of means including conveniently by foot and cycle.


3.10   The town supports two primary schools. Shifnal Primary 
School on Curriers Lane is located towards the northern end 
of the town, approximately 2 km from the site. St. Andrew’s 
Church of England Primary School on Park Lane is less than 
1 km walking distance from the site. The nearest secondary 
school is Idsall School on Coppice Green Lane. 


3.11   The Town Centre offers a range of local shops and 
services including a post office, pharmacy, bank, Co-op and 
Spa supermarkets. A farmers market is held in Bradford Street 
on the 3rd Saturday of each month.


3.12    Leisure and community facilities within the town include 
three churches, a village hall, library, police station and several 
public houses/bars, cafes and restaurants. 


3.13   The site has good access to opportunities for outdoor 
leisure and recreation. There is a large carp fishery directly 
opposite the site and Shifnal Golf Club is only a short drive 
away. Shifnal Bowling Club is located on Priorslee Road to the 
north-west of the Town Centre. Idsall Sports Centre offers 
facilities for a range of sports including football pitches and 
tennis courts. 
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A series of technical studies have 
been undertaken to inform the 
emerging proposals for the site 
and support its allocation for 
residential development.
4.1   This section summarises the key technical considerations 
for the site.


Landscape
4.2   High level landscape and visual analysis has been 
carried out by a chartered landscape architect from Turley 
Landscape and VIA to identify the likely landscape and visual 
opportunities and constraints which influence the site’s ability 
to accommodate residential development. 


Landscape Context


4.3   The whole site falls under Green Belt designation; 
this does not provide an indication of landscape value 
but considers the openness of the land as an essential 
characteristic of the Green Belt. The site does not fall within a 
landscape related designation. In the Shropshire Landscape 
Character Assessment (2006) the site falls within the 


‘Sandstone Estate lands’ which are described as “gently rolling, 
open landscapes formed over Permo-Triassic sandstones”. 
The site and immediate area contribute to the described 
characteristics of gently rolling, open fields with a regular field 
pattern and distinctive trees within parkland style landscapes 
of country houses.


4.4   As part of the evidence base for the Shropshire Local 
Plan Review, the ‘Shropshire Landscape and Visual Sensitivity 
Assessment (SLVSA) (2018) has recently been produced. The 
SLVSA looks at parcels of land that are much larger in scale 
than the site and states that more detailed studies would 
be required to make judgements on the appropriateness of 
specific developments on individual sites.  The site falls within 
Parcel 16SHF-C  which is identified as having a medium-low 
landscape sensitivity to housing due to its relatively sparse 
designations and the eroded rural quality in places due to 
the introduction of houses on the edge of the settlement. 
The visual sensitivity to change arising from new housing is 
identified as medium-high due to intervisibility with the AONB 
and the potential for development to be visible on the skyline. 
However, the analysis also recognises that views closer to the 
settlement edge tend to be slightly more enclosed and the site 
does not fall within an identified area of higher sensitivity. 


Landscape Features 


4.5   The site is set on gently sloping land to the south-east 
of Shifnal. It lies in close proximity to The Terrace (grade II), 
which has filtered views of the western side of the site. The 
site’s eastern field is used intermittently for grazing sheep and 
the western field contains a small pond and woodland copse.  
The site is enclosed by vegetation and post and wire fencing 
to all four sides. Three mature oak trees are located internally 
and are distinctive landscape features. To the south-east of 


04Site analysis
Technical assessment


Existing residential development
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the site’s boundary, the landform rises in association with a 
distinctive ridge line that provides containment to the town 
in views from the wider landscape. The Terrace and its main 
gardens to the south are located on part of this higher ground. 


Key Visual Receptors and Views


4.6   The extent of visibility of the site in the wider landscape 
is reduced by its topography and the influence of surrounding 
mature vegetation. The site’s key visual receptors include 
the adjacent large residential properties of The Terrace and 
Beech House; the houses on Park Lane; and, the Uplands 
residential development. Filtered views from Park Lane and 
Wolverhampton Road are also possible on the approach to 
Shifnal. Due to the intervening areas of development to the 
north, the site is not seen in views from the centre of Shifnal. 
The intervening landform to the south currently prevents views 
of the site from Upton Lane and the Monarch’s Way. However, 
the roof line of The Terrace is seen. There are views towards 
the site from the public footpath leading to Lodge Hill which 
are part of wider panoramic views across the town to elevated 
wooded landscape in the distance. The site sits below the 
horizon line in these views which is formed by mature trees to 
the site’s north-west boundary and more elevated land in the 
distance. 


Landscape Capacity and Design Principles


4.7   The site is set within a relatively enclosed location, 
close to the southern fringe of Shifnal. The containment of 
the site provides the potential for successfully integrating 
development within the landscape and providing a new 
defensible boundary to the settlement. Although the site 
possesses largely rural characteristics, it is influenced by the 
recent residential development of the Uplands and the busy 
Wolverhampton Road. The safeguarded land allocation that 
abuts the northern boundary of the site also provides a context 
for the potential extension of the settlement. Robust bands 
of boundary vegetation and the ridge line to the southwest 
provide enclosure to the site in the wider landscape, and there 
are limited visual receptors that are likely to be affected by 
development within it. The existing development within Shifnal 
sits below surrounding ridge lines which preserve the openness 
of the wider landscape and largely prevents the intrusion of 
modern development within views. Due to the site’s location 
within this enclosed landscape it is considered appropriate for 
development in landscape and visual terms.     


4.8   Overall, the landscape is considered to be of medium 
sensitivity and to have a moderate capacity to accommodate 
development. A number of design principles have been 
incorporated into the emerging layout to help reduce the 
‘impact of change’ on the surrounding area’s landscape 
character and visual amenity.


• Development should be offset from the southwest and 
western boundary of the site to preserve some of the 
parkland style landscape surrounding the Terrace and 
to soften views of the residential development from 
Park Lane and The Terrace. This would also soften the 
appearance of development in views from Lodge Hill 
in the wider landscape to the west. The buffer should 
incorporate woodland copse planting to reinforce existing 
characteristics of the landscape.


• The existing mature oak trees and copse should be 
retained and set within areas of public open space to 
give sufficient space for the trees to survive and allow 
for continued maintenance. These trees would also 
contribute to the amenity value of the development and 
preserve an important characteristic of the townscape 
and surrounding landscape. 


• The existing hedgerows and tree belts that enclose 
the peripheries of the site should be retained and 
strengthened where required with built development 
sufficiently offset. New tree planting should be 
incorporated into the residential development to reduce 
the massing of built form and diversify the range of species 
present within the site . 


• Proposed residential dwellings located along the south-
east boundary should be outward looking  to create a 
positive edge to the countryside. The hedgerow along 
this boundary should be enhanced to create a defensible 
boundary to the settlement that is reinforced by the 
change in topography. 


Filtered views of the 
site from Lodge Hill


The Terrace
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• A new public footpath link could be provided from Park 
Lane, in order to create links with the proposed residential 
properties and the surrounding countryside, as well 
as providing additional routes into Shifnal. This would 
correspond with local policies relating to improved 
pedestrian routes into and around the town. 


• New residential dwellings should be set back from 
the boundary with Beech House with new planting 
incorporated to reduce adverse effects on views from this 
existing property.


• The residential dwellings should sit below the ridge line 
in wider views from the south-east and west to minimise 
adverse effects on the surrounding open landscape. 
Development should also sit below and apart from The 
Terrace as a recognisable feature on the edge of the town. 


Ecology


Habitats


4.9   The site comprises two fields of improved grassland. 
Specifically, sheep grazed pasture with low species diversity, 
a short sward height of up to 10 cm and little vegetative 
structure. No field margin habitat is present but small areas 
of cypress trees are planted in the northeast corner of the 
site and along the northern boundary. Within the centre of 
the most western field is an area of woodland within which a 
pond is situated. Woodland species include silver birch Betula 
pendula, willow Salix sp. oak Quercus sp. and beech Fagus 
sylvatica. A narrow strip of poplar Populus sp. dominates 
woodland grew alongside the hedgerow eastern boundary.


4.10   Boundaries comprise native hedgerows with species 
present including beech, holly Ilex aquifolium, hawthorn 
Crataegus monogyna, ash Fraxinus excelsior and elder 
Sambucus nigra hedgerow with some dog rose Rosa canina. 
All hedgerows comprise over 80% native species and would 
therefore qualify as Priority Habitats. 


4.11   No evidence of invasive species is recorded.


Wildlife Designations


4.12   The site itself is not designated for its nature conservation 
status and no statutory wildlife sites are present within 2 km 
of the boundary. The site is within a Site of Special Scientific 
Interest Risk Zone but the development proposals are not 
included within any of the risk categories. No impacts to any 
statutory wildlife sites are envisaged.


Amphibians


4.13   The habitats on-site provide sub-optimal habitat for 
amphibians. However, a pond is present immediately adjacent 
to the site at the northeast corner within an area of willow and 
oak woodland. An additional pond is present within the centre 
of the site within the area of woodland. A study of OS maps and 
aerial photography highlighted approximately 15 ponds within 


View of Beech House from within the site


View looking south-west 
across the site
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500 m of the site. Although the development will not result in 
a significant loss of optimal amphibian habitat, the works have 
the potential to disturb or harm amphibians which may cross 
the site. Consequently, all suitable waterbodies within 500 m 
of the site should be included in a great crested newt (GCN) 
Triturus cristatus survey and, if required, suitable mitigation 
should be put in place to ensure the favourable conservation 
status of this species is maintained. Mitigation could include 
the implementation of a Method Statement or the installation 
of temporary amphibian fencing and translocation of GCN 
from the site .


Badgers


4.14   No evidence of badgers Meles meles is recorded on-site. 
The site is suitable for foraging and it can not be ruled out that 
they may periodically pass through. On the provision that good 
working practices are adhered to, no significant impacts with 
regards to badgers are envisaged.


Bats


4.15   No potential roosting features for bats are recorded on-
site but a mature oak within the western boundary contains 
potentially suitable features to support roosting bats and 
should be retained.


4.16   The site is generally sub-optimal for foraging bats, the 
improved grassland unlikely to attract a diverse assemblage 
of invertebrate prey. The site boundaries offer the best 
opportunities for foraging and commuting bats. These should 
ideally be retained in the development and a sensitive lighting 
scheme devised to maintain a dark corridor in these areas.


4.17   Opportunities for bats should be included in the final 
proposals including wildlife friendly planting and bat boxes on 
mature trees or on the new buildings themselves. 


Birds


4.18   The site is largely sub-optimal for foraging birds, but the 
boundary habitats and woodland provide habitat for foraging 
and nest building and should ideally be retained.


4.19   Any vegetation clearance should take place outside of 
the breeding birds season which typically runs from March to 
August, inclusive. 


4.20   Opportunities for birds should be included in the final 
proposals including wildlife friendly planting and bird boxes on 
mature trees or on the new buildings themselves.


Reptiles


4.21   The site is lacking in vegetative cover, refugia, hibernacula 
and egg laying material and therefore provides sub-optimal 
habitat for reptiles. It is thought highly unlikely that they would 
be present.


View of The Terrace 
from within the site
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Transport and Accessibility


Local Highway Network


4.28   The A464 forms the eastern boundary of the site and 
provides a direct route to Shifnal village centre to the north-
west. Park Lane forms the western boundary of the site and 
provides access to the A464 to the north of the site . To the 
southeast of the site , A464 connects with the A41 Newport 
Road at a priority controlled junction. Newport Road routes in 
an east to west direction providing access to Wolverhampton 
and the M54 Motorway where wider connections can be 
achieved.


Footway/Cycleway Provision


4.29   An existing footway is provided on the eastern side of 
Park Lane to the south of the site which routes north towards 
the centre of Shifnal. Additionally, an existing footway is 
also provided on the northern side of the A464 carriageway 
which routes along the entire northern site frontage and 
extends north-west towards the centre of Shifnal. Footway 
improvements including additional dropped kerb crossing 
facilities are to be provided adjacent to A464 as part of the 
highway works relating to two consented developments for 175 
dwellings and a doctors surgery (PA: BR/APP/OUT/08/0869) 
and 69 dwellings and a residential care home (PA:13/04840/
FUL) to the west of the site. 


4.30   An existing informal footpath link between A464 and 
the railway bridge to the north of the site is to be upgraded as 
part of these consented developments which is to provide an 
improved connection to the surrounding schools and village 
centre from the area within which the site and consented 
developments are located. 


4.31   In terms of cycleway provision, the upgraded link 
between A464 and the railway bridge to the north of the site 
would provide an improved connection onto National Cycle 
Network (NCN) Route 81 approximately 450 m north of the 
railway bridge. NCN Route 81 provides a connection between 
Aberystwyth and West Bromwich whilst passing through 
Telford, Shrewsbury and Wolverhampton.


Public Transport Opportunities


4.32   In relation to the site, the nearest bus stops are located 
on Victoria Road within the centre of Shifnal approximately 
1.2 km north-west of the site. However, as part of the consent 
for the 175 residential dwellings and doctors surgery at land to 
the north of A464 (PA: BR/APP/OUT/08/0869), bus services 
113/114 and 323 are to be re-routed through this development 
which is located approximately 400 m west of the site. These 
buses provide a frequent service to the surrounding areas 
including Telford, Bridgenorth and Market Drayton


4.33   Shifnal Railway Station is located approximately 1.1 km 
to the north-west of the site which provides direct links to 
Telford, Shrewsbury, Wolverhampton and Birmingham, where 
additional rail opportunities are available to the wider areas of 
the country.


Access


Site Access


Primary Site Access: A464


4.22   Primary access to the site is proposed to be from the 
A464 in the form of a designated right-turn ghost island 
arrangement. The through lanes and right turning lane are 
proposed to be 3.2 m wide each as per the existing lane widths 
of the carriageway routing along the site frontage. The access 
is to be designed in accordance with the Shropshire County 
Council Specification for Residential/Industrial Estate Roads 
(February 2000). Based on this design guidance, the access 
has been designed as per a ‘traditional estate road’ which is to 
include a 5.5m wide carriageway with 10.5 m corner radii. This 
form of access is to serve up to a maximum of 200 dwellings 


4.23   Shropshire County Council are proposing that the speed 
limit of the A464 is reduced to 40 mph along the site frontage. 


Secondary Site Access: Park Lane


4.24   Secondary access to the site is proposed to be from 
Park Lane in for form of a simple priority T-junction. Due to 
the nature of Park Lane, this secondary access is likely to be 
lightly trafficked. The secondary access is to be designed in 
accordance with the Shropshire County Council Specification 
for Access Road (February 2000) and Manual for Streets 
(MfS) Guidance. Based on this guidance and the nature of Park 
Lane, the access has been designed to include a 5.5 m wide 
carriageway with 6 m corner radii.


4.25   As part of the access proposals the existing speed 
gateway feature on Park Lane where the speed limit 
changes from 60 mph to 30 mph is proposed to be moved 
approximately 200 m south.


Pedestrian/Cycling Sustainability


4.26   It is proposed that a 2.0 m wide footway is to be provided 
adjacent to the western side of the proposed access which is 
to route west adjacent to the southern side of A464. A dropped 
kerb crossing point with a central refuge is to be provided 
across the A464 to the existing footway on the northern side of 
the carriageway which extends to the centre of Shifnal. 


4.27   It is proposed the a 2.0 m wide footway be provided 
in the site that will link to the existing footway infrastructure 
located on the eastern edge of Park Lane. 
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4.40   Two small reservoirs are also present near the site; one to 
the south of the site, off Park Lane and one to the immediate 
north east (on the opposite side of the A464). Neither of 
these waterbodies appear to have been classed as a reservoir 
(under the Reservoirs Act). Were for any reason this waterbody 
to fail, the impact on the proposed development could be 
significant, and a more thorough understanding of its operating 
mechanisms should be gained in due course to ensure that 
sufficient mitigation can be put in place. This remains a low 
residual risk.


Groundwater Flood Risk


4.41   Freely available online mapping shows the site to 
be underlain by the Bridgnorth Sandstone Formation with 
potentially limited superficial deposits of glacial till in lower 
areas. There are also a significant number of borehole logs 
within the boundary indicating that whilst the underlying 
geology is a ‘compact, friable sandstone’, there is around 3m 
of clay overlying this. No groundwater was encountered in 
any of the boreholes drilled and the Shifnal Surface Water 
Management Plan states that there are no reported incidents 
of groundwater flooding in Shifnal. 


4.42   Some consideration as to underground flow from the 
adjacent small reservoirs would be appropriate however it is 
unlikely this will pose any significant risk.


Surface Water Drainage


4.43   An appropriate Surface Water Management Strategy 
which complies with the latest local and national advice will 
be implemented on the site to attenuate the increase in 
surface water runoff caused by development. As a first option, 
infiltration should be considered for the disposal of surface 
water. In the event that infiltration is not viable, the rate at 
which the runoff is discharged into the wider network will be 
restricted to the equivalent greenfield runoff rate, preventing 
an increase in flows leaving the site and thus ensuring that the 
development does not have a detrimental impact upon flood 
risk elsewhere. 


4.44   Through the application of Sustainable Urban Drainage 
Systems (SuDS), the additional surface water will be stored 
within the site and subjected to multiple stages of treatment to 
guarantee that the water quality in the wider drainage network 
is protected. Wherever possible SuDS features will be above 
ground to enhance the aesthetic amenity of the development 
and provide valuable habitats for the local wildlife. The 
attenuation provided will be appropriately sized to include 
an allowance for climate change. The exact location of any 
surface water attenuation feature should be located at the 
lowest point of the site, in order that a gravity connection can 
be achieved. Example SuDS features that will be incorporated 
into the development wherever possible include attenuation 
basins, permeable paving and swales.


Accident Data


4.34   Accident data for A464 in the vicinity of the site 
was obtained from the online resource www.CrashMap.
co.uk. CrashMap identifies that two accidents were recorded 
on A464 in the last five years. Both accidents occurred at the 
A464/Upton Lane crossroads junction with one classified 
as ‘slight’ and the other as ‘serious’ in terms of severity. No 
accidents were recorded in the vicinity of the proposed 
secondary access from Park Lane. As only two accidents have 
been recorded in the vicinity of the site within the latest five-
year period of data, it is concluded that there is no road safety 
concern. 


Flood risk and Drainage


Fluvial Flood Risk


4.35   Environment Agency data has been reviewed to provide 
a baseline assessment of flood risk to the site. The site is 
located wholly within Flood Zone 1, defined as land having less 
than a 1 in 1000 annual probability of river or sea flooding (<0.1% 
Annual Exceedance Probability). The site is approximately 
800 m from the nearest Environment Agency Main River (the 
Wesley Brook). The site is raised approximately 10m above the 
Wesley Brook, and therefore the river is not thought to pose a 
risk to the site.


4.36   A review of mapping suggests a ditch runs along parts 
of the northern boundary of the site. The connectivity and 
catchment of this ditch is unknown, further investigation is 
required to confirm this. This ditch is not expected to pose 
a significant risk to the site due to the raised nature the site 
compared to the watercourse


4.37   Although it is not shown on all forms of mapping, a 
small pond is known to exist in the western portion of the site. 
Further investigation is required to confirm the level of flood 
risk posed by this pond, however it is not expected to pose a 
significant risk.


Pluvial Flood Risk


4.38   A review of surface water mapping has been undertaken. 
This mapping shows the potential flooding which could occur 
when rainwater does not drain away through the normal 
drainage systems or soak into the ground, but lies on or flows 
over the ground instead. The site is generally at low risk of 
pluvial flooding, with some limited areas of higher risk along the 
northern boundary which is consistent with the topography 
and to be expected. 


Reservoirs & Large Waterbodies Flood Risk


4.39   The site is partially within an area at risk of reservoir 
failure. This area is associated with the Shifnal Reservoir. 
The Shifnal reservoir is operated and maintained by the 
Environment Agency who have ultimate responsibility for the 
safety of their reservoir assets. Based on the safety legislation 
in place and the maintenance and repair responsibilities of 
the Environment Agency, the actual probability of a significant 
failure is considered to be low. 
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Heritage
4.45   An Initial Heritage Appraisal has been prepared which 
sets out the key heritage considerations to be taken into 
account in developing the site. The site is to the north west and 
north east of the grade II listed The Terrace. 


4.46   The Terrace is of special architectural and historic 
interest as a classically designed country house from the mid-
19th century. It is oriented with the principal elevation to the 
north west. The driveway approach from Park Lane to the west 
and its landscaped grounds with specimen trees contribute to 
its significance by reflecting its character as a country house. 
Historic map regression indicates that the site has always been 
in agricultural use and there are no known historic connections 
between the listed building and the site. 


4.47   The site forms part of the wider rural surroundings in 
which The Terrace is experienced. There are views towards 
the Terrace from Park Lane which allow for an appreciation of 
its prominent position on a ridge, overlooking part of the site 
(to the north west). Similar views are gained from within the 
western part of the site. The remainder of the site, principally 
to the east, is screened or filtered by intervening vegetation / 
changing topography and is not readily experienced as part of 
its wider setting. 


4.48   The following key considerations have been identified to 
ensure new development responds to the significance of the 
listed building:


• A large buffer of open space to the west and immediate 
north of the Terrace could be provided to maintain 
prominent views of the Terrace from within the 
western part of the site and from along Park Lane. 
The proposed open space would also soften the 
appearance of development in views from Lodge Hill 
in the wider landscape to the west. The buffer should 
incorporate woodland copse planting to reinforce existing 
characteristics of the landscape. 


• A comprehensive landscaping scheme should be 
considered to screen and soften views of the proposed 
development from the grounds of The Terrace. The 
hedgerow to the western boundary with Park Lane could 
be enhanced with additional hedgerow trees.


• The existing mature trees contribute to the landscape 
character and parkland qualities of the site and should 
be retained where possible. The arrangement, scale, 
massing and design of the proposed development will 
also need to be carefully considered and opportunities 
to create a development that perpetuates the parkland 
characteristics of the site should be explored. 


• Consideration should be given to the height, scale and 
massing of the proposed development to retain the visual 
importance of The Terrace. 


• Access and highway interventions should be carefully 
considered, ensuring that engineering works and 
associated infrastructure are kept to a minimum where 
possible. There is an opportunity to reinstate estate 
railings along Park Lane and into the development to 
maintain the parkland character of the site. 


• Reinstate historic footpath across the site (west to east) 
to correspond with local policies relating to improved 
pedestrian routes into and around the town.
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The Terrace 
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Access


4.57   Primary access to the site is proposed to be from the 
A464 in the form of a designated right-turn ghost island 
arrangement, in accordance with the Shropshire County 
Council Specification for Residential/Industrial Estate Roads 
(February 2000).


4.58   Secondary access to the site is proposed to be from Park 
Lane in for form of a simple priority T-junction. It is designed in 
accordance with the Shropshire County Council Specification 
for Access Road (February 2000). 


4.59   The site is well situated to ensure the sustainability 
requirements of the NPPF are met. The site is located within 
walking distance of Shifnal train station and bus services are to 
be provided within 400 m of the site.


4.60   On this basis, it considered that there are no highways and 
transportation reasons to preclude this Site from development.


Flood risk and Drainage


4.61   Consideration should be given to ensuring that existing 
flow routes through the site along topographic low routes are 
maintained to provide resilience against any sources of flood 
risk that may occur. 


4.62   The site’s natural surface water drainage regime can be 
maintained by utilising sustainable drainage techniques.


4.63   Provision of surface water attenuation in the north 
western corner of the site, along with a network of upstream 
SuDS features along the north western boundary providing 
adequate source control and treatment stages will form the 
basis of any proposed development drainage strategy.


Heritage


4.64   The site is to the north-east of the grade II listed The 
Terrace with Water Tower and Retaining Wall, identified as 
being of architectural interest as a classically designed country 
house dating to circa 1835. 


4.65   The site is to the north west and north east of the grade 
II listed Terrace which holds significance as a mid-19th century 
classically designed country house. The site forms part of the 
wider rural surroundings in which The Terrace is experienced.


4.66   The north western part of the site holds a visual 
relationship with the listed building, providing views from Park 
Lane and within the site which reinforce its prominent position 
on a ridge. The remainder of the site is largely screened by 
intervening vegetation and the changing topography. 


Technical Summary
4.49   Based on the technical information provided,  
no constraints have been identified which would inhibit 
development of the site for residential uses. The following 
summaries can be drawn:


Landscape


4.50   Whilst the entire site falls within Green Belt designation, 
it does not fall within a designation relating to landscape ‘value’ 
and/or ’sensitivity’.


4.51   The extent of visibility of the site is limited by its 
topography and the influence of surrounding mature 
vegetation. Views are generally contained by features in its 
immediate context. 


4.52   Key visual receptors that should be considered in the 
design of the development layout are the adjacent large 
residential properties of The Terrace and Beech House, 
residents of Park Lane and the Uplands, pedestrians or road 
users on Wolverhampton Road, Park Lane and Lodge Hill. 


4.53   Although the site possesses largely rural characteristics, 
it is influenced by the recent residential development of the 
Uplands to the north-west and the Wolverhampton Road 
that follows the north-east boundary. The safeguarded 
land allocation that abuts the northern boundary of the site 
also provides a context for the potential extension of the 
settlement.


4.54   Overall, the landscape is considered to be of medium 
landscape and visual sensitivity and to have a moderate 
capacity to accommodate development.


Ecology


4.55   The site itself is not designated for its nature 
conservation status and no statutory wildlife sites are present 
within 2 km of the boundary.


4.56   With the exception of boundary habitats, the site is 
of low ecological value. Providing mitigation measures are 
incorporated into the final design based on the outcome of 
species specific survey work outlined above, no significant 
impacts are envisaged as a result of the development.
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The opportunity
This section focuses on our vision for a 
high quality, landscape-led residential 
development on the site.
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The opportunity


Building a Framework - Key Steps
5.1   Site principles can be applied to create a more specific 
spatial framework for the site. We believe that the spatial 
structure can respond to key opportunities and drivers 
offered by the site and its context to create a responsive and 
sustainable place.


05
Step One: Retaining natural assets 


• Existing hedgerows around the edges of the site 
would be retained and enhanced where possible.


• The existing tree belt and hedgerow along the 
site’s frontage with Wolverhampton Road would be 
retained and enhanced where possible.


• Existing mature trees within the site would be 
retained and integrated within areas of public open 
space where possible.


• Development would be set back from the northern 
boundary to protect trees and the established 
hedgerow.


Step Two: Identifying access and constraints


• A primary access would be provided off 
Wolverhampton Road along the north-east 
boundary. Additionally, a secondary access is 
proposed off Park Lane along the south-west 
boundary.


• A new east to west connection would provide an 
improved and sustainable movement network for 
the benefit of residents and local community.


• Two low voltage overhead electricity crossing the 
site would be grounded or diverted as part of the 
development. 


• Development would be set back to respond to 
the setting and significance of the listed building.


• The site slopes  gently from east to west. The 
lowest part of the site is located in the north-west 
corner.
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Step Four:  Defining a developable area


• A generous green buffer is provided along the 
south-western boundary to respond to the 
setting and significance of the listed building.


• Additional buffer planting would mitigate the 
visual impact of the development and would help 
to preserve the outlook and amenity of the listed 
building “The Terrace” and “Beech House”.


• Green buffers are provided around the edges of 
the site, more significantly, along the north-west 
boundary. This would provide opportunIties for 
new tree planting which would help to protect 
existing hedgerows and, would preserve the 
setting of existing and future development on 
adjacent land.


Step Three:  Incorporating sustainable drainage


• Sustainable urban drainage systems are integrated 
within the landscape structure. 


• To locate a number of detention basins alongside 
the north - west boundary responds to site’s natural 
topography and drainage technical studies.


• Potential for surface water discharge into existing 
pond and watercourse along the north-west 
boundary. Additional areas for potential surface water 
discharge are identified along the north-east and 
south-west boundaries.


• An existing pond is located to the south-west part of 
the site. It is covered and surrounded by coppice tree 
and shrub planting. This landscape feature would be 
retained and enhanced, where possible,  to form part 
of the drainage and landscape strategy. 
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Step Six:  Flexible, robust development 
blocks


• The movement hierarchy defines a series of 
efficient development parcels flexible enough to 
accommodate a mix of housing typologies.


• Block sizes are kept small to ensure a highly 
permeable layout with regular links through to 
open space and choice of routes through the 
site.


• An organic structure and layout is created by 
introducing variety in the size and configuration 
of development parcels. 


• The layout ensures an outward-facing 
development with houses orientated towards the 
site boundaries.


• The built form provides good definition, 
enclosure and surveillance to streets and open 
spaces. 


• A soft-landscaped public space is proposed 
at a key intersection in the movement 
hierarchy and provides a visual focal point and 
welcoming environment at the entrance of the 
development. 


• A centralised paved square is proposed at 
the intersection of key roads. Calming traffic 
measures will ensure a safe route for vehicles, 
pedestrians and cyclists.


5


Step Five:  A connected movement network


• A logical street hierarchy will provide a legible and 
connected movement network. 


• A central spine road crosses the site from 
Wolverhampton Road to Park Lane and provides 
the main route through the development.


• A series of secondary streets and shared-surface 
lanes add character to the development and 
provide diversity to the street hierarchy. 


• Private driveways around the site edges provide 
a softer transition with the adjacent open spaces 
and retained hedgerows.


• A network of formal and informal pedestrian 
routes connect houses with areas of open space.


• A children’s play area is located along the the 
north-west boundary of the site with good 
surveillance by adjacent houses and well 
integrated in the pedestrian movement network.
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The Spatial Framework
5.2   The key steps come together to create a layered 
and coordinated concept plan. This provides a vision of 
comprehensive development that is built up by carefully 
considered steps.


5.3   The diagram describes a development structure that 
could potentially deliver between 175-200 dwellings at a net 
density of between 35-40 Dph. The framework has been 
drafted according to the following assumptions:


• The proposed housing mix will respond to local housing 
need and include a range of 2, 3 and 4 bedrooms homes 
and provision of local affordable housing.


• Housing will range in scale and height between 2 and 2.5 
storeys. Buildings on the site will not be taller than 2.5 
storeys.


• Potential exists to create areas of distinct character within 
the development. These could include: the central spine 
road;  site edges and the centralised square.


• Development density will reduce towards the south-
western part of the site to provide a softer transition with 
the rural edges of the site and to respond to the setting 
and significance of the Terrace. 


• Details with regard to materials, architecture etc, will 
be dealt with at the application stages of the planning 
process, although design details will seek to reflect the 
local vernacular. 


Site boundary
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Key community 
benefits


6.1   The site is capable of delivering a high quality residential 
development set within an attractive landscape setting that 
would bring a number of benefits to the town, including:


• Housing Need – The site is capable of delivering circa 175-
200 homes at a density of between 35-40 Dph, assisting 
in the delivery of new market and affordable housing that 
is capable of addressing local need in terms of type and 
tenure. The land can be brought forward for development 
in the short-medium term to make an important 
contribution towards the housing needs of the town and 
wider County.


• Housing Mix and Choice - the site is capable of delivering 
a mix of open market and affordable housing reflective of 
current and future demographic and market trends and 
the needs of different groups in the community. The new 
development would provide up to 33% affordable homes 
and a range of dwelling sizes.


• Open Space – new residential development will provide a 
strong landscape framework comprising new areas of open 
space for formal and informal play and recreation for use by 
new and existing residents. 


• Promoting Healthy Communities – the site is an ideal 
location for residential development, immediately 
adjacent to a vibrant and highly sustainable settlement 
and in close proximity to existing community facilities and 
services which are easily accessible by foot. 


• Economy - The proposed development will provide a 
boost to the local economy, ensuring that the vitality of 
Shifnal and its community is enhanced. The development 
of the site -for new housing will attract new households to 
the area with additional expenditure in the local economy 
that will stimulate additional demand in new and existing 
shops/services. 
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Deliverability 
assessment


7.1   Subject to the site being supported by the Council, removed 
from the Green Belt and allocated for residential development, 
Miller Homes will undertake a comprehensive engagement 
strategy with local stakeholders and the local community.


7.2   Further to the adoption of the Local Plan Review 2016-
2036, MIller Homes will commit to the early delivery of the site 
via the planning application process to ensure that the Council 
is able to meet its locally identified housing needs. 
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Summary and 
conclusions


This Vision Document has been prepared by Turley on behalf of Miller 
Homes. It supports and promotes the sustainability credentials of 
development on land to the east of Park Lane, Shifnal, in response to 
Shropshire Council’s Local Plan Review 2016-2036.


8.1   Land to the east of Park Lane is a sustainable location 
for growth within the town and is capable of accommodating 
between 175-200 new homes. 


8.2   Through a robust assessment of the site’s policy, spatial 
and environmental context, it has been demonstrated that 
the site is suitable and appropriate for future development. It 
also represents a deliverable and viable opportunity to provide 
sustainable housing growth within Shifnal and the wider east 
Shropshire area.


8.3   The analysis of the site and subsequent development 
framework clearly illustrates how a sensitive, high quality 
development which responds to the attributes of the site can 
be achieved. 


8.4   In summary, this development framework has concluded 
the following: 


• Policy Context – Development of the site will support the 
five year supply and contribute towards the delivery of 
the Council’s wider economic growth strategy and the 
creation of sustainable communities. 


• Townscape and context – The site represents a 
development opportunity close to the town centre 
which provides a range services and amenities. It is well 
contained and represents a very suitable and sensitive 
opportunity for new housing in line with sustainable growth 
patterns. 


• Access – The site benefits from good local and regional 
road links, benefits from regular bus and rail connections 
to local centres and is in walking distance of a host of local 
services which helps promote sustainable movement 
patterns. 


• The site– The future development of the site can be 
delivered whilst retaining and enhancing its specific 
landscape and ecological attributes. New areas of public 
open space can also be delivered through the release of 
the land for residential development. 


8.5   It is therefore concluded that the site is both suitable and 
appropriate for a sustainable, high quality development and 
can be delivered as a primary housing site early in the plan 
period. 
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For further information contact
Neil Woodhouse
neil.woodhouse@turley.co.uk
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Appendix 2: Landscape Visual Assessment 







 


Landscape and Visual Analysis 


Land to the east of Park Lane, Shifnal 


April 2018 


Introduction 


1. This high level Landscape and Visual Analysis note has been prepared by a chartered landscape 


architect from Turley Landscape and VIA. It identifies the existing landscape features, landscape 


character and key visual receptors of the land to the east of Park Lane, Shifnal (hereafter referred 


to as the ‘Site’). It also considers the likely landscape and visual sensitivities which affect the 


Site’s ability to accommodate residential development and is supported by a sketch 


opportunities and constraints plan, set out in Figure 1. Other potential opportunities and 


constraints e.g. relating to highways, heritage and ecological issues, do not fall within the remit of 


this appraisal and additional advice should be sought from appropriate specialists. 


2. The Site is located to the southeast of Shifnal, a town within Shropshire that lies over 3km to the 


east of Telford. It comprises a single grass field that is intermittently used for sheep grazing. 


Access to the Site is gained via a gate on Wolverhampton Road (A464) or via the access track to 


The Terrace, a grade II listed residential property that lies to the east of Park Lane and west of the 


Site.  


3. A preliminary desk study of the existing landscape character assessment, relevant planning policy 


context and mapping information was first undertaken to establish the physical components of 


the Site and its surroundings. Potential visual receptors to the Site from the surrounding area 


were also identified. Ordnance Survey (OS) maps were utilised to identify these features together 


with aerial photography. A field study was then undertaken by a chartered landscape architect 


from Turley on 12th January 2018. The weather was overcast and the visibility was moderate. The 


field study recorded the Site and surrounding context’s landscape features and visual receptors 


identified in the desk study. The field study also involved travelling throughout the immediate 


area and producing a working photographic record. 


Key Landscape and Visual related Planning Policy / Guidance  


4. The whole of the Site falls under Green Belt designation; this does not provide an indication of 


landscape quality or value but considers the openness1 of the land as an essential characteristic 


of the Green Belt. 


5. Within the Shropshire Council Site Allocations and Management of Development (SAMDev) 
Plan (2015), Policy MD2 relates to Sustainable Design and states the need for development to 


contribute to and respect the locally distinctive or valued character of places and existing 


amenity value. The narrative states that effective landscape design is key to high quality 


                                                           
1 In Green Belt terms, ‘openness’ refers to the proportion of land without built development. This is 
different to a landscape definition of ‘openness’ which refers to the extent of containment of an area 
from both built development and vegetation. 
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sustainable development and should be considered in terms of functionality of the development 


and its relationship with the surrounding area.  


6. The narrative for Policy MD2 states that there should be a joined up approach in the 


consideration of landscape character, open space, biodiversity, heritage assets, buildings and the 


wider environmental network. It also states that new planting of trees, woodland and hedges 


should be incorporated to reinforce existing landscape features and would be particularly 


favoured in publically accessible or visible locations.  


7. Policy S15 sets out the development strategy for Shifnal and allocates land that abuts the Site’s 


northwest boundary as ‘safeguarded land’ for Shifnal’s development needs beyond the current 


plan period. This land is outside of the Green Belt. A housing development called ‘The Uplands’ is 


currently under construction within part of this area and completed residential properties are 


seen in views looking north from within the Site. Amongst the priorities for Shifnal are improved 


pedestrian routes across the town and drainage mitigation.  


8. Policy MD 12 provides guidance on the conservation, enhancement and restoration of natural 


assets. It states that trees, woodlands and hedges are integral and significant features in 


Shropshire’s landscape and townscapes, and their conservation and proper management, is an 


essential factor in maintaining local distinctiveness.  


9. The site falls within the East Spatial Zone as defined in the Shropshire Adopted Core Strategy 


(2011). One of the strategic objectives is to: 


‘Ensure that the character, quality and diversity of Shropshire’s built, natural and historic 
environment is protected, enhanced and, where possible, restored, in a way that respects 
landscape character, biodiversity, heritage values, and local distinctiveness, and contributes to 
wider environmental networks.’ 


10. Policy CS17 relates to Environmental Networks and identifies the need for development to 


protect, enhance, expand and connect Shropshire’s environmental assets in order to create a 


multifunctional network of natural and historic resources. In order to ensure development 


proposals make a positive contribution to the environment, reference should be made to the 


Landscape Character Assessment, Historic Landscape Characterisation and Urban 


Characterisation Assessment.   


11. The Shifnal Neighbourhood Plan 2014-2026 describes the key challenge for the future as 


providing the necessary infrastructure for the town’s growing population whilst retaining the 


distinctive character of the ‘small scale’ historic market town. The need to create new 


recreational areas or green spaces and to continue the good access to the surrounding 


countryside is also recognised. Policy HG1 refers to the design of residential development and 


sets out the following design criteria: 


• It demonstrates high quality design that is in keeping with the scale and character of 
buildings and layout in the area; 


• It complements the existing external materials in the town; 


• It provides variety in house design and elevation treatment; 







  


3 


• It provides high quality boundary treatment; 


• It provides good pedestrian and cycle connections to the town and countryside; 


• It provides adequate storage for bins and recycling; 


• It does not result in an unacceptable loss of amenity for neighbouring uses through loss of 
privacy, loss of light or visual intrusion; and 


• Traffic generation and parking does not adversely affect road and pedestrian safety.     


12. Particular local characteristics that are noted as contributing to the character of Shifnal includes a 


varied street form  and architectural style that avoids frontages of a uniform appearance; gabled 


elevations; tile hanging; bay windows; eaves detailing; and, the use of red and red-brown brick 


with a mix of white/cream render elevations under red, brown and grey roof tiles. Policy TM2 


encourages all new housing sites to link into the identified network of walkways to encourage 


more walking and cycling into and around the town.  


13. Within the Shropshire Green Belt assessment (2017) the Site is assessed against the five Green 


Belt purposes in the NPPF under Land Parcel Reference P15. The Parcel includes the land to the 


southeast of Shifnal that falls: to the west of Upton Lane; northeast of Park Lane; and, southwest 


of the West Midlands railway line running from Birmingham New Street to Shrewsbury. It is said 


to make no contribution to the protection of open land from urban sprawl on account of it not 


laying adjacent to a large built up area.  


14. The Parcel is located between the settlements of Albrighton and Shifnal which are approximately 


5km apart with RAF Cosford located between the two. The assessment describes the settlements 


as not close in proximity but that development of the parcel could be perceived as narrowing the 


settlement gap. It also states that the loss of openness would not be perceived as significantly 


reducing the gap between Shifnal and the West Midlands conurbation beyond to the southeast. 


15. Land Parcel P15 is described to possess the characteristics of open countryside, therefore playing 


a moderate role in safeguarding the countryside from encroachment. The safeguarded land, 


identified in the SAMDev Plan, to the northwest is recognised as having the potential to increase 


the sense of encroachment within the Parcel. In purpose 4, the assessment describes there to be 


good intervisibility between the Parcel and Shifnal with the openness of the ridge of higher 


ground to the southeast considered to play a moderate role in the immediate setting of the 


historic settlement. It should be noted that the Site sits below this open ridge, possessing a more 


enclosed character than the elevated land to the eastern side of the Parcel.      


Landscape and Visual Analysis  


Shropshire Landscape Character Assessment 
16. In the Shropshire landscape character assessment (2006) the Site falls within the Landscape Type 


‘Sandstone Estatelands’ which are described as “gently rolling, open landscapes formed over 
Permo-Triassic sandstones”.  The key characteristics are described as: 


• Arable landscape 


• Regular field patterns 
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• Parkland with associated country houses 


• Clustered settlement patter 


• Medium-large scale, open landscape 


17. The narrative describes that historically the soils supported extensive areas of heathland but are 


now utilised for intensive arable and in some cases mixed farming. It also recognises that 


parklands of various sizes, with their associated country houses occur throughout the area and 


frequently contain veteran trees or distinctive specimen trees that create focal points in the 


landscape. The Site and immediate area contribute to the described characteristics of gently 


rolling, open fields with a regular field pattern and distinctive trees within parkland style 


landscapes of country houses.  


18. The landscape immediately to the southeast of the Site falls within the Landscape Type ‘Estate 


Farmlands’ which are described as “gently rolling lowland and valley floor landscapes that occur 
across large areas of Shropshire”. This marks a change in the landscape to a greater woodland 


cover with woodlands of a planned appearance that create framed views within the medium to 


large scale landscapes.    


Designations 
19. The Site does not fall within a designation relating to landscape ‘value’ and/or ’sensitivity’. It lies 


in close proximity to a grade II listed building named within the Historic England listing as ‘The 


Terrace with water tower and retaining wall adjoining to south’. It is a three storey house 


constructed in red brick with sandstone ashlar dressings and a hipped slate roof. The house 


overlooks the field to the west of the Site and has a stronger relationship with this land. The Site 


currently falls within the ownership of The Terrace but only oblique angle views are possible of 


the Site from within the house. The later built stable block is angled slightly more towards the 


Site and a ha-ha within the gardens addresses the western edge of the field.   


20. There are two conservation areas in the centre of Shifnal (Shifnal and Shifnal Broadway) with the 


closest boundary approximately 660m to the northwest. There are clusters of listed buildings 


within the historic core of the town including the grade I listed Church of St Andrew which is a 


landmark feature in some views from the wider landscape. The Hatton Grange Registered Park 


and Garden is located approximately 1.7km to the southeast within open countryside. With the 


exception of The Terrace there are limited visual associations between the Site and these 


heritage assets.  


Landscape Features 
21. The Site is set on gently sloping land to the southeast of Shifnal. The topography within the Site 


slopes gently from approximately 98m above ordnance datum (AOD) in the southwest corner to 


approximately 94m AOD along the northwest boundary where a small pond and drainage 


channel are located. To the southeast of the Site’s boundary, the landform rises to approximately 


105m AOD in association with a distinctive ridgeline that provides containment to the town in 


views from the wider landscape. The Terrace is located on part of this higher ground. In the wider 


landscape to the south west, on the western side of Park Lane, is the pronounced elevated 


landform of Lodge Hill. 


22. The Site is currently detached from the main settlement edge of Shifnal, although the 


safeguarded land adjacent to the northwest boundary identifies the potential expansion of the 
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town. Shifnal is a market town that has expanded considerably since the Second World War. New 


development is especially evident on approach to the town from the southeast where new 


residential developments are seen to both sides of the A464 Wolverhampton Road.  


23. The Site’s grass field is used intermittently for grazing sheep and is enclosed by vegetation and 


post and wire fencing to all four sides. Two mature oak trees are located internally, away from 


the Site boundaries, and are distinctive landscape features. An intermittent line of mature trees 


runs along the northwest boundary and watercourse. An area of new planting is fenced off along 


this boundary containing native whips and a row of Leylandii which are protected by tree guards 


and are yet to have established. A more established shelter belt of approximately 8m in width 


encloses the northeast boundary that runs alongside Wolverhampton Road. The southwest and 


southeast boundaries are formed by low maintained clipped hedgerows.  


24. The land use surrounding the Site and southern end of Shifnal is primarily a mix of arable and 


pasture. Immediately to the southeast of the Site are linear bands of maize planted on the top of 


the ridge. The field to the west has similar characteristics to the Site and to the south of this, the 


grounds of The Terrace have a swimming pool, tennis court, two large ponds and a reservoir. To 


the northern side of Wolverhampton Road is a large private fishing lake and the remains of a 


windmill stand to the south of it on elevated land.  


25. There are no public rights of way crossing the Site and no vehicular access, although a field gate is 


located on the northeast boundary along Wolverhampton Road. A farm access track also leads 


northwest from Upton Lane and Upton Farm to the Site. Both approaches to Shifnal from the 


south have footpaths alongside providing pedestrian access. Park Lane has a narrow carriageway 


and a more rural character with a stone wall to one side and wide grass verge to the other. Public 


rights of way provide access to the wider countryside to the west, including one that runs up to 


Lodge Hill and connects with further paths running alongside Wesley Brook.  The Monarch’s Way 


long distance footpath runs parallel with the Site through areas of open countryside over 1km 


away to the southeast.  


26. The mature specimen trees located within the Site suggest parkland characteristics in the 


landscape which are also seen within the fields surrounding The Terrace. There is a noticeable 


copse and pond within the adjacent field to the southwest and surrounding The Terrace are a 


number of tall mature conifer trees. However, it should be noted that the field boundaries have 


been altered over time with the 1882 OS map showing the Site partly within a field that extends 


southeast to Upton Lane, associated with Upton Farm. In this period, the southern side of the 


Site formed part of the field to the southwest that is overlooked by the house. The views from 


the house relate more strongly with the field to the west of the Site. The Heritage Appraisal 


produced by Turley Heritage also describes this lack of association: 


“Evidence from historic maps suggests that from the mid 19th century the Appraisal Site and The 
Terrace were not in the same ownership, and there does not appear to have been a visual 
relationship between the Appraisal Site and The Terrace”. 


27. Although, it is agreed that the Site does form part of the rural surroundings in which The Terrace 


is experienced within.  
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Key Visual Receptors and Views 
28. The extent of visibility of the Site is limited by its topography and the influence of surrounding 


mature vegetation. Views are generally contained by features in its immediate context. Views to 


the northwest are filtered by mature trees alongside the northwest boundary. The extent of 


visibility will vary in relation to seasonal change but during winter, glimpsed views are possible of 


the recently built residential properties associated with the Uplands development. There are 


more open views of Beech House, a large detached residential property directly to the north, on 


account of gaps in the boundary tree line. In views looking west and south west, The Terrace and 


its associated stable block are seen amongst mature trees. Views also extend to the sloping 


pastures and woodland copses surrounding Lodge Hill. To the southeast, long distance views are 


prevented by the top of the ridge that runs parallel to the Site boundary. There are filtered views 


to Wolverhampton Road as it goes over the ridge and the Old Windmill is also seen on the 


elevated ground. The buildings at Upton Farm are also screened by this intervening landform. 


The tree belt along the northeast boundary largely screens views to the adjacent part of 


Wolverhampton Road, aside from where the tree belt is thin to the northern corner and at the 


access gate.      


29. The key visual receptors that should be considered in the design of the development layout are 


the adjacent large residential properties of The Terrace and Beech House and the houses 


associated with Park Lane and the Uplands development. The filtered views from Park Lane and 


Wolverhampton Road on the approach to Shifnal should also be considered particularly in 


relation to potential urbanising effects on the approach to the town. Due to the intervening areas 


of development to the north, the Site is not seen in views from the centre of the town. The 


intervening landform currently prevents views of the Site from Upton Lane and the Monarch’s 


Way. However, the roofline of The Terrace is seen and any proposed development should be 


careful not to break the ridgeline which is a key feature that separates the town from the wider 


rural landscape. There are views towards the Site from the public footpath leading to Lodge Hill 


which are part of wider panoramas that look across the town to elevated wooded landscape in 


the distance. The Site is seen in the transition between the settlement edge, formed by the 


Uplands residential development, and The Terrace, which is seen surrounded by mature trees 


and gently sloping fields. The Site sits below the horizon line in these views which is formed by 


mature trees to the Site’s northwest boundary and more elevated land in the distance.  


Landscape Capacity and Design Principles  
30. The Site is set within a relatively enclosed location, close to the southern fringe of Shifnal. The 


containment of the Site provides the potential for successfully integrating development within 


the landscape and providing a new defensible boundary to the settlement. Although the Site 


possesses largely rural characteristics, it is influenced by the recent residential development of 


the Uplands to the northwest and the busy Wolverhampton Road A464 that follows the 


northeast boundary. The safeguarded land allocation that abuts the northern boundary of the 


Site also provides a context for the potential extension of the settlement.  


31. There are some visual associations with The Terrace to the southwest of the Site which is a large 


grade II listed building. The mature oak trees within the Site and surrounding open fields indicate 


parkland characteristics in the landscape. However, the field patterns associated with the Site 


and arable fields surrounding Upton Farm have changed historically in relation to changing 


agricultural use and there is a stronger relationship between the house and the field to the west 


which would be preserved as open landscape.  
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32. Relatively robust bands of vegetation to the northwest and northeast, and the ridgeline to the 


southwest of the Site provides enclosure to it in the wider landscape and there are a limited 


number of surrounding visual receptors that are likely to be affected by development within the 


Site. The existing development within Shifnal sits below surrounding ridgelines which preserve 


the openness of the surrounding landscape and largely prevents the intrusion of modern 


development within views. Due to the Site’s location within this enclosed landscape it is 


considered appropriate for development in landscape and visual terms.           


33. Overall, the landscape is considered to be of Moderate landscape sensitivity and to have a 


Moderate capacity to accommodate development. Proposals to accommodate development on 


the Site will need to be landscape-led to ensure potential landscape and visual effects are 


minimised.  


34. The following design principles have been produced in relation to the landscape and visual 


opportunities and constraints, to help reduce the ‘impact of change’ on the surrounding area’s 


landscape character and visual amenity. These are illustrated on supporting Figure 1. This reflects 


guidance set out in the relevant landscape character assessments and planning policy and 


includes the following:   


• Development should be set away from the south western boundary of the Site in order to 


retain views of open, parkland style landscape from The Terrace (grade II listed building). 


This would allow for a wide landscape buffer to be provided along this boundary which 


could be used to provide screening to the development in views from the public right of 


way leading to Lodge Hill. 


• The existing mature oak trees within the Site should be retained and set within areas of 


public open space to give sufficient space for the trees to survive and allow for continued 


maintenance. These trees would also contribute to the amenity value of the development 


and preserve an important characteristic of the townscape and surrounding landscape.  


• The existing hedgerows and tree belts that enclose the peripheries of the Site should be 


retained and strengthened where required. Built development should be sufficiently offset 


from these hedgerows.  


• New tree planting should be incorporated into the residential development to reduce the 


massing of built form and diversify the range of species present within the Site.  


• Proposed residential dwellings located along the southeast boundary should be outward 


looking creating a positive edge to the countryside. The hedgerow along this boundary 


should be enhanced to create a defensible boundary to the settlement.   


•  A new public footpath link could be provided between the Site and Park Lane, in order to 


create links with the proposed residential properties and the surrounding countryside, as 


well as providing additional routes into the centre of Shifnal. This would correspond with 


local policies relating to improved pedestrian routes into and around the town.  


• New residential dwellings should be set back from the boundary with Beech House to 


reduce adverse effects on views from this existing property. New tree planting should be 


used along this boundary to soften the effect of new development.  







  


8 


• Access to the Site should be provided via the existing field access from Wolverhampton 


Road (A464) to reduce the amount of tree removal required and avoid adverse effects on 


views from The Terrace and the rural character of Park Lane.  


• New residential dwellings should be two storeys in height and take reference from the 


existing use of materials within Shifnal, and include a variety of architectural styles to 


elevational treatments and roofscape. Built form should be of high quality appropriate to 


the context of the historic market town. 


• The residential dwellings should sit below the ridgeline in wider views from the southeast 


and west to minimise adverse effects on the surrounding open landscape. Development 


should also sit below and apart from The Terrace (grade II) as a recognisable feature on the 


edge of the town.  


• Drainage features should be located along the north western boundary of the Site to make 


use of the natural gradients and be associated with the existing channel and pond.  


Contact 
Isabel Jones 
isabel.jones@turley.co.uk 
 
5 April 2018 
 
MILQ3023 
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Land East of Park Lane, Shifnal 


Technical Note 


December 2019 


PLS-BWB-ZZ-XX-RP-TR-0001_TN 


1. TRANSPORT AND ACCESSIBILITY 


Existing Site Connectivity 


Local Highway Network 


1.1 The A464 forms the eastern boundary of the site and provides a direct route to Shifnal 


village centre to the north-west.  Park Lane forms the western boundary of the site and 


provides access to the A464 to the north of the site. To the southeast of the site, A464 


connects with the A41 Newport Road at a priority-controlled junction. Newport Road 


routes in an east to west direction providing access to Wolverhampton and the M54 


Motorway where wider connections can be achieved.  


Footway/Cycleway Provision 


1.2 An existing footway is provided on the eastern side of Park Lane to the south of the site 


which routes north towards the centre of Shifnal. Additionally, an existing footway is also 


provided on the northern side of the A464 carriageway which routes along the entire 


northern site frontage and extends north-west towards the centre of Shifnal.  Footway 


improvements including additional dropped kerb crossing facilities are to be provided 


adjacent to A464 as part of the highway works relating to two consented developments 


for 175 dwellings and a doctors surgery (PA: BR/APP/OUT/08/0869) and 69 dwellings and 


a residential care home (PA:13/04840/FUL) to the west of the site.  


1.3 An existing informal footpath link between A464 and the railway bridge to the north of 


the site is to be upgraded as part of these consented developments which is to provide 


an improved connection to the surrounding schools and village centre from the area 


within which the site and consented developments are located.  


1.4 In terms of cycleway provision, the upgraded link between A464 and the railway bridge 


to the north of the site would provide an improved connection onto National Cycle 


Network (NCN) Route 81 approximately 450m north of the railway bridge. NCN Route 81 


provides a connection between Aberystwyth and West Bromwich whilst passing through 


Telford, Shrewsbury and Wolverhampton. 


Public Transport Opportunities 


1.5 In relation to the site, the nearest bus stops are located on Victoria Road within the 


centre of Shifnal approximately 1.2km north-west of the site. However, as part of the 


consent for the 175 residential dwellings and doctors surgery at land to the north of A464 


(PA: BR/APP/OUT/08/0869), bus services 113/114 and 323 are to be re-routed through 


this development which is located approximately 400m west of the site. These buses 


provide a frequent service to the surrounding areas including Telford, Bridgenorth and 


Market Drayton 


1.6 Shifnal Railway Station is located approximately 1.1km to the north-west of the site which 


provides direct links to Telford, Shrewsbury, Wolverhampton and Birmingham, where 


additional rail opportunities are available to the wider areas of the country. 
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Accident Data 


1.7 Accident data for A464 in the vicinity of the site was obtained from the online resource 


www.CrashMap.co.uk. CrashMap identifies that two accidents were recorded on A464 


in the last five years. Both accidents occurred at the A464/Upton Lane crossroads 


junction with one classified as ‘slight’ and the other as ‘serious’ in terms of severity. No 


accidents were recorded in the vicinity of the proposed secondary access from Park 


Lane. As only two accidents have been recorded in the vicinity of the site within the 


latest five-year period of data, it is concluded that there is no road safety concern.  


Development Proposals 


Primary Site Access: A464 


1.8 Primary access to the site is proposed to be from the A464 in the form of a designated 


right-turn ghost island arrangement. The through lanes and right turning lane are 


proposed to be 3.2m wide each as per the existing lane widths of the carriageway 


routing along the site frontage. The access is to be designed in accordance with the 


Shropshire County Council Specification for Residential/Industrial Estate Roads (February 


2000). Based on this design guidance, the access has been designed as per a 


‘traditional estate road’ which is to include a 5.5m wide carriageway with 10.5m corner 


radii. This form of access is to serve up to a maximum of 200 dwellings  


1.9 Shropshire County Council are proposing that the speed limit of the A464 is reduced to 


40mph along the site frontage. Therefore, Design Manual for Roads and Bridges (DMRB) 


states that visibility splays of 2.4m x 120m are required in each direction and these can 


be achieved from the access junction. 


1.10 Drawing PLS-BWB-GEN-XX-DR-TR-101_S2_P1 shows the proposed A464 access. 


Secondary Site Access: Park Lane 


1.11 Secondary access to the site is proposed to be from Park Lane in for form of a simple 


priority T-junction. Due to the nature of Park Lane, this secondary access is likely to be 


lightly trafficked. The secondary access is to be designed in accordance with the 


Shropshire County Council Specification for Access Road (February 2000) and Manual 


for Streets (MfS) Guidance. Based on this guidance and the nature of Park Lane, the 


access has been designed to include a 5.5m wide carriageway with 6m corner radii. 


1.12 As part of the access proposals the existing speed gateway feature on Park Lane where 


the speed limit changes from 60mph to 30mph is proposed to be moved approximately 


200m south, this will allow sufficient visibility splays of 2.4x43m in line with MfS guidance 


to be achieved.  


1.13 Drawing PLS-BWB-GEN-XX-DR-TR-102_S2_P1 shows the proposed Park Lane access. 



http://www.crashmap.co.uk/
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Pedestrian/Cycling Sustainability 


1.14 It is proposed that a 2.0m wide footway is to be provided adjacent to the western side 


of the proposed access which is to route west adjacent to the southern side of A464. A 


dropped kerb crossing point with a central refuge is to be provided across the A464 to 


the existing footway on the northern side of the carriageway which extends to the 


centre of Shifnal.  


1.15 It is proposed the a 2.0m wide footway be provided in the site that will link to the existing 


footway infrastructure located on the eastern edge of Park Lane.  


Summary 


1.16 Subsequently, with regard to highways & access, we see no constraints to the proposed 


development that cannot be readily mitigated through appropriate assessment and 


design. 
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Initial Heritage Appraisal  


Land to the east of Park Lane, Shifnal 


March 2018 


Introduction 


1. This Initial Heritage Appraisal has been prepared by Turley Heritage on behalf of Miller Homes 


Ltd (Derby) in relation to Land to the east of Park Lane, Shifnal, Shropshire (the ‘Appraisal Site’). 


The Appraisal sets out the key heritage considerations that should be taken into account in 


promoting residential development on the site.  


2. The Appraisal Site is to the north east of the grade II listed The Terrace with Water Tower and 


Retaining Wall, added to the statutory list of buildings of special architectural and historic 


interest on 29 August 1984.  


The Appraisal Site 


3. The Appraisal Site is located approximately 1.4km to the south of the market town of Shifnal, and 


comprises two agricultural fields in occasional use as sheep grazing pasture. The site is bounded 


by hedgerows to the north, south, east and west. To the immediate north of the site is a recent 


residential development, To north east is the A464 Holyhead Road, beyond which are further 


agricultural fields. There are a number of trees along the North West boundary. Beyond the 


boundary to the North West is a property known as Beech House on historic maps. To the south 


are further fields, and to the south west of the Appraisal Site is the grade II listed The Terrace 


with Water Tower and Retaining Wall, which stands in landscaped grounds.  To the east are 


further fields and to the west is Park Lane, the arterial north to south route into Shifnal.   


Historical Development of the Appraisal Site and Surrounding Area  


4. The Appraisal Site is identified on the 1840 Tithe Map of Shifnal (Figure 1.1). At this time, the 


Appraisal Site formed part of two larger parcels of land to the north and south, with a field 


boundary dividing the plots. The Tithe Apportionment shows these plots as plot 1224 to the 


north and 1225 to the south. These plots were in the ownership of George Brooke, occupied by 


Thomas Langley and in use as pasture (Figure 1.2).  


5. By 1881, the boundary to the east of the northern field had been removed, creating an L-shaped 


plot to the north. To the east of the Appraisal Site a Quarry is marked on the 1881, 1901, 1938 


and 1954 Ordnance Survey maps. There is little evidence of change within the Appraisal Site 


between 1938 and 1954, but by 1965-6 the field boundary that divided the site into two parcels 


had been removed and the quarry is no longer evident. Development had been constructed to 


the north west of the Appraisal Site, to the west of Park Lane. The field boundaries to the south 


and east of the site were introduced between 1986 and 2000 (Figure 1.7).  
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Broad Assessment of Significance, The Terrace with Water Tower and Retaining Wall 
adjoining to the South (grade II listed) 


6. The Terrace with Water Tower and Retaining Wall adjoining to the South is located to the south 


west of the Appraisal Site.  


Architectural and Historic Interest 
7. The Terrace with Water Tower and Retaining Wall is of architectural interest as a classically 


designed country house dating to circa 1835. It is faced with red brick in three storeys, with a 


hipped slate roof and deep eaves. It is oriented with the principal elevation to the north. This 


elevation has a central entrance with an Ionic stone portico, flanked by canted bay windows at 


ground floor. Above fenestration utilises Classical proportions with six over six sashes at first floor 


and 3 over 3 sashes at second floor. To the east is a later 19th century two storey building 


adjoining the east elevation. This has 2 over 2 vertical sashes and a slate roof. The west elevation 


retains two large two storey bow windows overlooking the grounds, and to the rear (south) is a 


two storey red brick element with Gothic inspired multi light windows.  


8. Adjoining the south elevation the water tower is executed in Tudor Gothic style. It is constructed 


of red brick with sandstone dressings, with crenulations and a simple doorway framed with 


moulded bricks, with a Tudor arched head. At first floor are two blind quatrefoils to the east and 


west elevations and at ground floor there are foiled windows to the east and west. This is 


attached to the red brick retaining wall to the east, also with brick crenulations. Sections of 


possibly earlier stone wall are retained to the south east. This partially encloses the grounds to 


the south east.  


9. To the east, on the raised ground, is a further brick wall which terminates at a single storey 19th 


century garden structure of red brick with a slate roof and a pointed doorway flanked by a 


window either side. To the north east is the stables, converted to residential use. The stables are 


constructed in red brick with slate roofs and possess multipane windows with blue engineering 


brick heads.  


10. The 1840 Tithe Map of Shifnal illustrates The Terrace as Rock House. It is roughly U-shaped on 


plan in an almost rectangular plot and the stables had not been constructed. There are two 


ponds to the north and west.  


11. Between 1840 and 1881, the garden folly to the east of the grounds of the Terrace, and the 


former stables to the north of The Terrace were constructed, and the plot was extended to the 


east. On the 1881 edition, the grounds to The Terrace were landscaped and densely wooded to 


the northern boundary. There is a driveway to the north of the house.  


12. By 1901, Rock Terrace House appears as The Terrace. There is little evidence of change to The 


Terrace on later mapping, although the landscaped quality of the grounds to The Terrace 


becomes less apparent.  


Contribution made by Setting to Significance 
13. The Terrace is located to the south of the town of Shifnal, to the east of Park Lane, to the east of 


a roughly triangular plot of land. It is accessed from a driveway off Park Lane which according to 


historic maps follows the historical entrance route. The gardens to The Terrace are bounded by 


an ashlar stone wall to the west, parallel with Park Lane. The entrance approach is flanked by 
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mature and specimen trees which combine to provide a traditional country house approach.  The 


house is sited on raised ground to the east of the driveway which provides a sense of prominence 


when approaching the asset.  


14. There is a significant change in topography rising from the north west to the south east across 


the grounds, and to the north of The Terrace the grounds are enclosed by specimen and mature 


native trees. To the south and south east the grounds are partially enclosed by the retaining walls 


and further to the south east by a later brick wall. To the east the ground rises significantly and 


terminates at a late 19th century garden folly in the eastern corner. To the west the grounds are 


landscaped as lawns with a series of stone retaining walls. 


15. The Appraisal Site is to the north east, and the surrounding landscape is predominantly 


agricultural and at a lower topographical level. To the south are three large reservoirs 


constructed in the late 20th century to provide farm irrigation.  


16. Park Lane is bounded by mature hedgerows interspersed with mature trees, and glimpses 


towards the Terrace are experienced from Park Lane facing south east, towards the principal 


north elevation, in conjunction with specimen trees in the grounds.  


17. The experience of the asset travelling south along Park Lane and from the approach and within 


the immediate grounds, contribute to an appreciation of The Terrace as a country residence with 


specimen trees and a traditional approach route, with views towards the principal north façade 


from Park Lane. The grounds surrounding the house to the east also contribute to the 


significance of the asset, particularly to the east and south with the retaining wall representing 


historic trends in country house landscape design.  


Contribution made by the Appraisal Site to Significance  
18. As previously identified, the 1840 Tithe Map of Shifnal (Figure 1.1) illustrates that by 1840, the 


Appraisal Site formed part of two larger parcels of land to the north and south, with a field 


boundary dividing the plots. The Tithe Apportionment shows these plots as plot 1224 to the 


north and 1225 to the south. These plots were in the ownership of George Brooke, occupied by 


Thomas Langley and in use as pasture (Figure 1.2).  


19. The 1840 Tithe Map identifies The Terrace as Rock Terrace House.  It is identified as plot 1221, 


and described as “House and pleasure gardens” on the apportionment, occupied by Mary 


Smythe, and owned by Thomas Lander Eaton (Figure 1.3). Thomas Lander Eaton also owned and 


occupied the plot to the west of Rock Terrace (identified as “Piece of Rock Terrace and ponds”).   


20. On the 1881 edition, the grounds to The Terrace were landscaped and densely wooded to the 


northern boundary (towards the Appraisal Site), and there is a large open area of land the west 


of the house, possibly lawns, divided into two parcels to the north and south. By this time, the 


stables had been constructed to the northern boundary and the ponds remain. To the south the 


retaining walls are evident which represent a significant change in levels from the east to the 


west.  


21. Evidence from historic maps suggests that from the mid 19th century the Appraisal Site and The 


Terrace were not in the same ownership, and there does not appear to have been a visual 


relationship between the Appraisal Site and The Terrace.   
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22. The Appraisal Site is located to the north east of The Terrace, which is located on raised ground. 


The house is oriented with the principal elevation facing north, to the west of the Appraisal Site.  


Views towards the Appraisal Site from The Terrace are restricted by intervening vegetation and 


hedgerows along the western boundary of the site, and from the exterior of the house, the 


Appraisal Site is not readily experienced as part of its wider setting due to intervening trees and 


planting.  


23. The Appraisal Site is not readily experienced from the Retaining Wall or Water Tower, which are 


primarily experienced in conjunction with the raised gardens and The Terrace itself.  


24. From the Appraisal Site, partial views towards the house and its landscaped grounds are available 


throughout the site but views are intermittently screened by intervening planting. The Appraisal 


Site provides part of the rural surroundings in which The Terrace is experienced. The two mature 


trees within the site contribute to its rural character.  


Legislative and Planning Context  


25. Section 66 (1) of the Planning (Listed Buildings and Conservation Areas) Act 1990 sets out that in 


considering whether to grant planning permission for development which affects a listed building 


or its setting, the local planning authority shall have special regard to the desirability of 


preserving the building or its setting or any features of special interest which it possesses.  


26. The National Planning Policy Framework (NPPF) requires that great weight should be given to the 


conservation of designated heritage assets and this reflects the statutory duty of the 1990 Act 


with respect to listed buildings. Conservation is defined by the NPPF as the process of 


maintaining and managing change to heritage assets in ways that sustain and where appropriate, 


enhance their significance.  


27. Paragraph 131 of the NPPF elaborates that local planning authorities should take account of the 


desirability of sustaining and enhancing the significance of heritage assets, putting them into 


viable uses consistent with their conservation. Paragraph 132 requires when considering the 


impact of a proposed development on the significance of a designated heritage asset, that great 


weight should be given to its conservation and the more important the asset, the greater the 


weight should be. Significance can be harmed through alteration or destruction of the heritage 


asset or by development within its setting.  


28. In the event that harm is perceived to arise from the proposals, the NPPF provides a policy 


framework at paragraphs 133 to 134 within which such harm can then be weighed against public 


benefits (paragraph 134) or substantial public benefits (paragraph 133), bearing in mind the 


considerable importance and weight that should be attached to the statutory duty of the Act.  


29. Paragraph 137 requires local planning authorities to look for opportunities for new development 


within the setting of heritage assets to better reveal their significance. With respect to setting, 


the NPPF notes that proposals that preserve those elements of setting that make a positive 


contribution to or better reveal the significance of the asset should be treated favourably.  


30. The setting of a heritage asset is defined in the NPPF 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 make a positive or negative 
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contribution to the significance of an asset, may affect the ability to appreciate that significance 
or may be neutral.”1 


31. Local Planning Policy relevant to the proposals is set out at Appendix 2.  


Key Heritage Considerations  


32. The development of the site would result in change to the agricultural landscape of the house 


and reduce, to a degree, the ability to appreciate its character as a country house. In order to 


ensure any new development is appropriate, and preserves the setting of the listed building,  we 


would recommend the following measures are considered: 


• A buffer of open space to the south west area of the site could be provided to ensure open 


views towards the house from this area are preserved, in accordance with the Landscape 


Visual Analysis (LVIA) provided by Turley. 


• A comprehensive landscaping scheme should be considered to screen and soften views of 


the proposed development from the grounds of The Terrace. Retention of the two mature 


trees within the site should be considered along with additional native tree planting to 


soften the massing of the proposed development, in accordance with the LVIA, and to 


reflect the parkland character.  


• Retain and thicken the existing hedgerow to the west boundary of site to further screen 


views between the site and The Terrace.  


• Consideration should be given to the height, scale and massing of the proposed 


development in order not to compete visually with The Terrace, and retain the visual 


importance of The Terrace.  


• We would recommend that the eventual application is supported by a robust NPPF 


compliant Heritage Statement that clearly assesses the significance and setting of the listed 


building, an assessment of the impact of the scheme in light of the statutory duty set out in 


the Planning (Listed Buildings and Conservation Areas) Act 1990, national guidance and 


local planning policies.


                                                           
1 MHCLG (2012) NPPF Annex 2, Glossary  







   
 


Appendix 1: Historic Map Regression 


Figure 1.1 Tithe Map of Shifnal, 1840  


 


  







  


 


Figure 1.2 Tithe Apportionment illustrating ownership of the Appraisal Site   


 


 


Figure 1.3 Tithe Apportionment showing Rock Terrace in the ownership of Thomas Lander Eaton 


 







  


 


Figure 1.4 Ordnance Survey Map of 1881 (published 1888) 


 


  







  


 


Figure 1.5 Ordnance Survey Map of 1901 (published 1903)  


 


  







  


 


Figure 1.6 Ordnance Survey Map of 1965-6 


 


  







  


 


Figure 1.7 Aerial Map of 2000 


 







   
 


Appendix 2: Local Heritage Planning Policy  


Shropshire Council Core Strategy 2010-2020 


Shropshire Council formally adopted the Core Strategy Development Plan Document (DPD) on 24 


February 2011. The strategy sets out the strategic planning policy for Shropshire, including a spatial 


vision and objectives.  


Strategic Policy 11  
Strategic Policy 11 sets out the following: 


“Ensure that the character, quality and diversity of Shropshire’s built, natural and historic environment is 
protected, enhanced and, where possible, restored, in a way that respects landscape character, 
biodiversity, heritage values, and local distinctiveness, and contributes to wider environmental 
networks.”2 


Policy CS16, Tourism, Culture and Leisure  
Core Strategy Policy CS16, Tourism, Culture and Leisure sets out that to deliver high quality, sustainable 


tourism, and cultural and leisure development, emphasis will be placed on promoting and preserving the 


distinctive historic, heritage brand and values of Shrewsbury, the Market Towns and rural areas. 


Policy CS17, Environmental Networks  
Policy CS17 states the following: 


“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; 


• Contributes to local distinctiveness, having regard to the quality of Shropshire’s environment, 
including landscape, biodiversity and heritage assets...” 


Shropshire Council Site Allocations and Management of Development Plan (SAMDev) 2006-2026  
The SamDev Plan sets out the proposals for the use of land and policies to guide future development in 


order to help deliver the levels of development identified in the Core Strategy between 2016-2026.  


Policy MD13, The Historic Environment  
Policy MD13 sets out that Shropshire’s heritage assets will be protected, conserved, sympathetically 


enhanced and restored by: 


“1.  Ensuring that wherever possible, proposals avoid harm or loss of significance to designated or 
non-designated heritage assets, including their settings. 


2.  Ensuring that proposals which are likely to affect the significance of a designated or non-
designated heritage asset, including its setting, are accompanied by a Heritage Assessment, 
including a qualitative visual assessment where appropriate. 


                                                           
2 https://shropshire.gov.uk/media/8534/core-strategy.pdf  



https://shropshire.gov.uk/media/8534/core-strategy.pdf





  


 


3.  Ensuring that proposals which are likely to have an adverse effect on the significance of a non-
designated heritage asset, including its setting, will only be permitted if it can be clearly 
demonstrated that the public benefits of the proposal outweigh the adverse effect. In making this 
assessment, the degree of harm or loss of significance to the asset including its setting, the 
importance of the asset and any potential beneficial use will be taken into account. Where such 
proposals are permitted, measures to mitigate and record the loss of significance to the asset 
including its setting and to advance understanding in a manner proportionate to the asset’s 
importance and the level of impact, will be required. 


4.  Encouraging development which delivers positive benefits to heritage assets, as identified within 
the Place Plans. Support will be given in particular, to proposals which appropriately conserve, 
manage or enhance the significance of a heritage asset including its setting, especially where 
these improve the condition of those assets which are recognised as being at risk or in poor 
condition.” 


Shropshire Council Draft Heritage SPD 


The Draft Heritage SPD sets out the following in relation to harm to heritage assets, mitigation measures 


and public benefits: 


“If harm to a historic asset cannot be avoided, the next stage is to undertake assessments, in order to 
highlight the effects of the development. These assessments should determine whether there is an effect 
on the significance of designated or non-designated assets. If an effect on the significance of assets is 
identified, the next stage is to consider whether the effect can be avoided through redesign or relocation. 


If it is not possible to find an alternative site which does not affect any heritage assets, then consideration 
should be given to re-designing and/or re-siting the proposal within the existing location. The aim should 
be to find a way of delivering the desired outcome without affecting any heritage assets. It could be 
useful to seek pre application advice at this stage to prevent delays at a later stage. 


Design and Siting of the Proposal  
It may be considered that development proposals could avoid any harm or loss to the significance of 
heritage assets through appropriate design in terms of height, scale, massing, layout, density, orientation 
and access of buildings. These are all key considerations which will influence the overall development. 
These will need to be carefully considered taking into account the heritage assets affected and the 
sensitivity of the location. Aspects of development such as lighting should also be given due consideration 


The re-siting of a proposal within the site could also avoid harm to a heritage asset and should be given 
due consideration should the initial siting be considered inappropriate due to its impact on the 
significance of the asset.  


Where harm to the asset cannot be avoided, consideration of minimising this harm and providing 
appropriate justification and identifying the public benefits of the development will be required. Where 
harm to the heritage asset is avoided and the scheme is to be progressed to an application the following 
information is relevant: 


  







  


 


Public Benefits  
If harm of loss can’t be avoided, applicants need to demonstrate what the public benefits of the proposal 
are. These public benefits should be clearly outlined and assessed against the adverse effects of the 
proposal. This applies to both designated and non-designated heritage assets.  


If a proposed development will cause adverse effects on the significance of heritage assets including their 
settings, the applicant must demonstrate public benefits of the proposal. The applicant must show how 
these public benefits outweigh any adverse effects. National Planning Practice Guidance identifies that 
public benefits can be created by development through delivering economic, social and environmental 
progress (as described in the National Planning Policy Framework para 7). These should be of a nature or 
scale that benefits the public and not just for private benefit, although benefits do not always have to be 
visible or accessible to the public in order to be genuine public benefits. Public benefits may include 
heritage benefits such as: 


• Sustaining or enhancing the significance of a heritage asset and the contribution of its setting  


• Reducing or removing risks to a heritage asset  


• Securing the optimum viable use of a heritage asset in support of its long term conservation  


If harm is to be caused to a heritage asset, the social and economic benefits must be greater than the 
damage to the heritage asset(s) in question. Therefore, the greater the adverse effect to the heritage 
asset, the greater the public benefits would need to be.  


It is to the applicant’s advantage, that the public benefits be demonstrated as part of the heritage 
assessment. Although not a necessity, if the public benefits aren’t clearly highlighted within the heritage 
assessment, the Council will impose conditions and/ or legal agreements when determining the planning 
application. The conditions will be set depending on the potential impact of the proposal and the level of 
harm caused to the heritage asset, and will be enforced to make sure that the development is acceptable.  


If it is not demonstrated satisfactorily that the public benefits of the proposal outweigh the harm to the 
significance of the heritage asset, the application is likely to be refused. 


If proposals are to be permitted, mitigation measures are needed. Once the public benefits have been 
outlined, the applicant must also provide details about what mitigation measures will be implemented. 
Mitigation measures are needed where the public benefits of a proposal are seen to outweigh the harm 
caused by the proposal. This means that the proposed development is likely to proceed and harm will 
knowingly be caused to a heritage asset(s).  


Mitigation measures are needed to offset any harm caused to heritage assets by development proposals 
and will be specific to each individual application. The onus is on the applicant to provide the Council with 
mitigation measures which they see as appropriate for the proposed development and it would be 
beneficial for applicants to do this. The type of mitigation measures implemented may also be informed 
by comments from statutory bodies such as Historic England and from the Council’s Historic Environment 
team through the consultation process. Mitigation measures will ultimately be decided by the Council and 
will be set within the planning conditions of the planning application. This means the measures must be 
implemented as part of the proposal to allow the development to take place and to deem the 
development acceptable. 8.3 Any mitigation measures should be linked to the application in question and 
to the public benefits previously set out in the Heritage Assessment. It would be beneficial for the 
mitigation measures to follow a logical format, and follow on from the public benefits and harm caused 







  


 


to the asset that has been previously outlined. This allows for the applicant to explain how the harm 
caused can be offset. Please note that the adoption of mitigation measures does not necessary mean that 
a development will not lead to substantial harm to an asset.  


Where mitigation measures are needed, the applicant must also record the loss of significance and show 
the importance of the asset and the setting of the asset. Through recording and detailing the loss of 
significance to a heritage asset, an understanding will be gained about the importance and the history of 
that particular asset and the impact caused by the proposed development. The loss of significance must 
always be detailed where mitigation measures are proposed.” 


 
 
 
 
 
 
March 2018 
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Notice 
 


All comments and proposals contained in this report, including any conclusions, are based on information available 


to BWB Consulting during investigations.  The conclusions drawn by BWB Consulting could therefore differ if the 


information is found to be inaccurate or misleading.  BWB Consulting accepts no liability should this be the case, nor 


if additional information exists or becomes available with respect to this scheme. 


 


Except as otherwise requested by the client, BWB Consulting is not obliged to and disclaims any obligation to update 


the report for events taking place after: - 


 


(i) The date on which this assessment was undertaken, and 


(ii) The date on which the final report is delivered 


 


BWB Consulting makes no representation whatsoever concerning the legal significance of its findings or the legal 


matters referred to in the following report. 


 


All Environment Agency mapping data used under special license. Data is current as of the Error! Reference source 


not found. and is subject to change. 


 


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


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


levels, flow rates and associated probabilities. 


 


This document has been prepared for the sole use of the Client in accordance with the terms of the appointment 


under which it was produced.  BWB Consulting Limited accepts no responsibility for any use of or reliance on the 


contents of this document by any third party.  No part of this document shall be copied or reproduced in any form 


without the prior written permission of BWB 
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EXECUTIVE SUMMARY 


This report provides the results of a Preliminary Ecological Appraisal carried out of land east of 


Park Lane, Shifnal in Telford, by BWB Consulting, in relation to proposals to develop the site. 


A desktop study and site survey were carried out in February 2020, following industry standard 


good practice guidelines and survey methodologies. 


Designated 


sites 


The site falls within the SSSI impact risk zone for Mottey Meadows SSSI, 


however, the development is not included under the risk categories 


regarding likely impacts to the SSSI. No other sites will be affected by the 


development. 


Habitats and 


Botanical 


Interest 


The habitats on site were common in the wider area, with no rare botanical 


species noted or considered likely. Hedgerows on site were species-poor, but 


were considered to have some ecological value in their suitability to support 


protected species, and are included as a Priority Habitat under the 


Shropshire Biodiversity Action Plan and Biodiversity Framework. They should 


be retained or replaced in any development scheme. A scheme to 


demonstrate measurable biodiversity net gain, through the maximisation of 


green space and use of native planting, is likely to be required for any future 


planning application. 


Amphibians  A pond was present within the site, which was considered to provide 


average Habitat Suitability for great crested newts. A further 17 ponds were 


identified from aerial maps from within 500m. Terrestrial habitats are also 


present within the Site which provide foraging and sheltering opportunities 


for amphibians. Records of great crested newts were returned within the 


desk study and therefore their presence within the site cannot be ruled out. 


Further survey work for this species will be required before any future planning 


application and an appropriate mitigation scheme can be drawn up if they 


are found to be present. 


Badgers and 


Other 


Mammals 


No evidence of badgers was found within the site, and the site was 


considered to provide limited sett building opportunities apart from the tree 


line on the northern boundary. Although the improved grassland fields 


provided foraging opportunities for badgers, the fencing around the fields 


resulted in extremely limited access for badgers. It is therefore considered 


unlikely that badgers use the site. However good working practices are still 


recommended throughout the works; any open excavations should be 


covered at night or left with a ramp or sloping end to prevent animals 


becoming trapped. Any pipes greater than 200mm should be capped 


overnight.  


Bats Habitats present on the site provided limited roosting opportunities 


excluding the mature oak trees which provided low roosting potential. These 


trees should remain unaffected and protected by the proposed works and 
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in that instance, no further surveys are required. If plans regarding these trees 


change, further surveys may be required. Any additional lighting installed 


during or post-development should not shine on these trees and general 


good practice lighting design for bats should be followed.  


The hedgerows, tree lines and scattered trees provided good foraging and 


commuting habitats for bats. These should be retained within the 


development in order to provide screening. Any additional lighting installed 


during or post-development on the site has the potential to disturb bats that 


may be using these features and must therefore follow good practice 


guidelines. 


Birds The improved grassland fields, dominant across the site, provided limited 


opportunities for breeding birds, particularly due to it being regularly 


disturbed by grazing sheep.  


The boundaries to the site, the hedgerows and lines of trees, as well as the 


woodland area around the pond, provided opportunities for nesting birds 


and winter-feeding resources including berries and catkins. These habitats 


should therefore be retained as far as possible within the development. 


Where this is not possible, adequate compensatory planting should be 


undertaken. This should include the use of a variety of native species. 


Reptiles Due to the lack of reptile records returned from the desktop study and the 


majority of habitats on site being considered unsuitable for reptiles, it is 


considered unlikely that development of the site would have an impact on 


reptiles. 
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 INTRODUCTION 


Instruction 


 BWB Consulting Ltd (BWB) was instructed by Miller Homes Ltd (the Client) to carry out a 


Preliminary Ecological Appraisal of land east of Park Lane, Shifnal in Telford (the Site), 


associated with the proposed residential development of the Site. 


Site Setting 


 The Site is located to the east of Park Lane, Shifnal in Telford (central grid reference: SJ 


7526 0652). The Site location is illustrated below. 


Figure 1: Site Location 


 


 


 


 


 


 


 


 


Aims 


 The primary purpose of this appraisal is to provide a baseline of all ecological 


considerations relating to any future development proposals. This will include the 


identification of any potential ecological constraints. 


Scope of Works 


 The ecological appraisal was informed by a desktop study and a site survey. The 


approach to this ecological appraisal follows best practice published by the Chartered 


Institute of Ecology and Environmental Management (CIEEM, 2017) and the British 


Standards Institution (BSI, 2013). Further details are provided later in the report. 
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Legislation and Planning Policy 


 The following legislation relates to species and habitats that could potentially occur in 


association with the Site: 


• The Conservation of Habitats and Species Regulations 2017; 


• The Wildlife and Countryside Act 1981 (as amended); 


• The Countryside and Rights of Way (CRoW) Act 2000; 


• Natural Environment and Rural Communities (NERC) Act 2006; 


• The Protection of Badgers Act 1992; 


• Wild Mammals (Protection) Act 1996; and 


• The Hedgerow Regulations 1997. 


 Further information on the legislation relevant to this Site is provided in Appendix 1. 


 Consideration has also been given in this report to relevant Planning Policy as 


summarised below. 


 The National Planning Policy Framework (NPPF) guides Local Planning Authorities (LPAs) 


when developing their planning policies and considering planning applications 


affecting protected habitats and species. 


 In respect of the natural environment, the NPPF states that: 


“Planning policies and decisions should contribute to and enhance the natural and 


local environment by: 


a) Protecting and enhancing valued landscapes, sites of biodiversity or geological 


value and soils (in a manner commensurate with their statutory status or identified 


quality in the development plan); 


b) Recognising the intrinsic character and beauty of the countryside, and the wider 


benefits from natural capital and ecosystem services – including the economic and 


other benefits of the best of most versatile agricultural land, and of trees and 


woodland; 


c) Maintaining the character of the undeveloped coast, while improving access to it 


where appropriate; 


d) Minimising impacts on and providing net gains for biodiversity, including by 


establishing coherent ecological networks that are more resilient to current and 


future pressures; 


e) Preventing new and existing development from contributing to, being put at 


unacceptable risk from, or being adversely affected by, unacceptable levels of soil, 


air, water or noise pollution or land instability. Development should, wherever 


possible, help to improve local environmental conditions such as air and water 
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quality, taking into account relevant information such as river basin management 


plans; and 


 


f) Remediating and mitigating despoiled, degraded, derelict, contaminated and 


unstable land, where appropriate.” 


 Through the NPPF and Section 40 of the NERC Act, LPAs have a duty to consider habitats 


and species listed as being of principal importance for nature conservation in England 


on Section 41 (S41) of the Act when considering a planning application. In addition, the 


biodiversity duty of local planning authorities also covers species and habitats listed in 


local biodiversity action plans. 


 METHODS 


Desktop Study 


 Shropshire Wildlife Trust was contacted to request records of any locally designated sites 


and/or protected species from the Site and land within a 2km radius. Records more than 


ten years old have been largely disregarded. 


 In addition, the data sources listed below were also searched to gather additional 


ecological data of relevance to the project, including the identification of non-


designated ecologically sensitive habitats such as vegetation corridors, woodlands, 


watercourses and standing water. 


• Multi-Agency Geographic Information for the Countryside (MAGIC); 


• Ordnance Survey 1:25,000 mapping; and 


• Aerial imagery (Google). 


Extended Phase 1 Habitat Survey 


 A daytime site survey was undertaken on 27th February 2020 by Jenny Hills MSc BSc 


(Hons). Jenny is suitably experienced in the use of the Phase 1 habitat survey 


methodology, identification of vascular plants and scoping assessments for protected 


species. She also holds Natural England Licences to survey for great crested newts 


Triturus cristatus and bats (2017-27685-CLS-CLS and 2018-37790-CLS-CLS, respectively). 


Following standard methodology (JNCC, 2010) the survey comprised a walkover of the 


site to classify and map the extent of individual habitat types, based on the 


identification of individual plant species. Any evidence of invasive plants such as 


Japanese knotweed Fallopia japonica was also noted. 


 The habitats present were assessed for their potential to support any legally protected 


or otherwise notable species. Any incidental sightings or field signs discovered during 


the survey were recorded. Specific consideration was given to the following species: 


• Birds; 


• Bat; 


• Amphibians; 
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• Reptiles; 


• Badgers Meles meles; and 


• Priority species, such as hedgehogs Erinaceus europaeus. 


 Standard methodologies were used where applicable. 


 Habitats adjacent to the Site were viewed, where possible, from the Site boundaries in 


order to assess their potential to support protected species that could be utilising the 


survey Site. 


Habitat Suitability Index Assessment (HSI) 


 An assessment was made of the pond present on Site and the pond immediately 


adjacent to the Site to the south (≥25m away), in order to assess its suitability to support 


a breeding population of great crested newts (GCN) according to the criteria of the 


Habitat Suitability Index (HSI) (Oldham et al., 2000). This calculation takes into account 


a number of factors to produce a final score between 0 and 1, which can be translated 


into a suitability rating. The factors included within the HSI are geographic location, 


pond area, the likelihood of the pond drying out, water quality, shoreline shade, the 


presence of waterfowl and fish, macrophyte cover, the suitable terrestrial habitat 


surrounding the pond and the number of ponds within the vicinity.  


 The score gives an indication of the suitability of a pond for GCN. Wider landscape 


impacts that may affect the likelihood of GCN (i.e. dispersal barriers, isolation etc) are 


not included. Therefore, care should be taken when interpreting a HSI score on its own. 


Limitations 


 Based on the identification of individual plant species, the Phase 1 Habitat Survey 


provides sufficient information to enable classification of broad habitat types; however, 


it does not constitute a detailed botanical survey. Plant species lists compiled by this 


type of survey should not be considered definitive as not all species will be apparent at 


all times of year. 


 The scoping assessment for protected species highlights habitats and features suitable 


for protected species and notes any incidental sightings or field signs discovered; 


however, it should not be interpreted as providing a comprehensive presence / likely 


absence survey for any individual species. 


 Although the Phase 1 Habitat Survey was carried out outside the optimal survey season 


(April – September, inclusive) due to the nature of the habitats on site an accurate 


evaluation of habitats types was possible and, as such, the timings of the surveys were 


not considered a significant constraint. 


 It should be noted that the absence of certain protected or rare species does not 


preclude their presence on a site. There is always a risk of protected or rare species 


being over-looked, either owing to the timing of the survey or the scarcity of the species 


at the site. 
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 The results and recommendations contained within this report are considered to be 


valid for up to two years from the date of survey, assuming that there are no significant 


changes to the site condition or management within this period. After this period, or 


should the site conditions change, an update may be required in order to inform 


ecological constraints to development proposals and/or accompany a planning 


submission. 
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 RESULTS 


Desktop Study 


Designated Sites 


 There are no statutory designated sites present within the 2km search radius of the Site.  


 The Site however falls within the Site of Special Scientific Interest (SSSI) Impact Risk Zone 


for Mottey Meadows SSSI, which is also a National Nature Reserve (NNR) and Special 


Area of Conservation (SAC). The proposed redevelopment of the Site does not fall within 


the risk categories associated within this designated site.  


 One non-statutory designated site was located within 2km of the Site, details of which 


have been provided by Shropshire Wildlife Trust. Aston Coppice, an Ancient Woodland 


site, is located approximately 2km to the north-east of the Site.  


Protected/Notable Species 


 The table below provides a summary of the species records received from Shropshire 


Wildlife Trust that are considered most relevant to the Site and/or proposals. The full 


dataset is not included here but is available on request. 


Table 1: Records of Protected/Notable Species 


Species 


Approximate location 


and date of closest 


record 


Approximate location 


and date of most 


recent record 


Total number 


of records 


Herptiles 


Common toad 


Bufo bufo 
0.25km NNE 2008 2 


Great crested newt 


Triturus cristatus 
0.21km NW 2008 6 


Grass snake 


Natrix helvetica 
0.70km NNW 2008 2 


Birds – Red Listed 


Grey partridge  


Perdix perdix 
0.90km SE 2013 1 


Lapwing 


Vanellus vanellus 
0.90km SE 2013 6 


Starling 


Sturnus vulgaris 
0.90km SE 2013 8 


Lesser Redpoll  


Carduelis cabaret 
1.65km NNE 2013 3 


House sparrow 


Passer domesticus 
0.90km SE 2013 8 


Tree sparrow 


Passer montanus 
1.65km NNE 2013 2 


Spotted flycatcher 


Muscicapa striata 


 


1.37km WSW 2013 2 


Willow tit 1.95km NW 2013 1 
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Species 


Approximate location 


and date of closest 


record 


Approximate location 


and date of most 


recent record 


Total number 


of records 


Poecile montanus 


Marsh tit 


Poecile palustris 
1.65km NNE 2013 2 


Yellowhammer  


Emberiza citrinella 
0.90km SE 2013 5 


Skylark 


Alauda arvensis 
0.90km SE 2013 5 


Linnet 


Linaria cannabina 
1.37km WSW 2013 4 


Yellow wagtail 


Motacilla flava 
0.90km SE 2013 3 


Song thrush 


Turdus philomelos 
0.90km SE 2013 8 


Birds – Amber Listed   


Reed bunting 


Emberiza schoeniclus 
1.37km WSW 2013 2 


Snipe 


Gallinago gallinago 
1.65km NNE 2013 1 


Dunnock 


Prunella modularis 
0.90km SE 2013 9 


Bullfinch 


Pyrrhula pyrrhula 
0.90km SE 2013 7 


Birds – Schedule 1   


Peregrine 


Falco peregrinus 
0.90km SE 2013 2 


Common crossbill  


Loxia curvirostra 
1.95km NW 2013 1 


Barn owl 


Tyto alba 
1.37km WSW 2013 2 


Mammals 


Common pipistrelle 


Pipistrellus pipistrellus 
0.30km WNW 2013 1.40km NNW 2016 11 


Brown Long-eared bat 


Plecotus auritus 
1.05km NW 2006 1 


Noctule 


Nyctalus noctula 
1.40km NNW 2016 1 


Whiskered bat 


Myotis mystacinus 
1.40km NNW 2016 1 


Hedgehog 


Erinaceus europaeus 
0.55km NNW 2011 1.71km N 2017 7 


Brown hare 


Lepus europaeus 
1.65km NNE 2014 1 


 


Phase 1 Habitat Survey 


 The individual habitat types recorded at the Site are described under the sub-headings 


below, with the location and extent of each illustrated on the Phase 1 Habitat map 


(Appendix 2). Site photographs to identify the habitats mentioned below are provided 


below the habitat descriptions. 
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Improved Grassland 


 The majority of the habitat on the Site comprised sheep grazed improved grassland, split 


into two fields. At the time of the survey, the fields were waterlogged with areas of 


standing water present to the western and northern boundaries. The fields comprised 


common grassland species dominated by crested dog’s-tail Cynosurus cristatus and 


moss. Other species present included meadow grass species Poa sp., Yorkshire-fog 


Holcus lanatus, dandelion Taraxacum officinale agg, meadow buttercup Ranunculus 


acris, creeping buttercup Ranunculus repens, creeping thistle Cirsium arvense, white 


clover Trifolium repens, common mouse-ear Cerastium fontanum, perennial rye-grass 


Lolium perenne and a small amount of common nettle Urtica dioica by the boundaries.  


Boundaries and Hedgerows 


 Boundary fencing was present around all sides of each field including the dividing field 


boundary. Generally, this comprised wire mesh fencing and wooden posts, although a 


wooden post and rail fence was present to the southern boundary, where the Site met 


the adjacent houses. 


 Hedgerows were present on the south-eastern boundaries and dividing field boundary. 


In all cases wire mesh fencing and wooden posts were present both sides of a managed 


hedgerow dominated by hawthorn Crataegus monogyna, with occasional hazel 


Corylus avellana, alder Alnus glutinosa and willow sp. Salix sp. identified. These 


hedgerows were well managed to a 6m high x 2m high dense hedgerow, cut only on 


the sides, with no significant gaps noted.  


 The southern boundary, adjacent to the neighbouring houses, comprised largely of a 


managed beech Fagus sylvatica hedgerow with wooden post and rail fence line. A tall 


laurel hedge Prunus sp. (approximately 8m high) was present to the western end on this 


boundary, close to Park Lane.  


Scattered Trees 


 A large number of scattered trees were noted throughout the Site. Many of the trees 


were present on the boundaries of the Site, both within the boundaries and on 


neighbouring land.  


 The north-eastern boundary comprised of a line of approximately 32 white poplar 


Populus alba trees. This area was approximately 4m wide, with a hawthorn hedgerow 


present to the road side, and a fence line present to the field side. Planting and naturally 


set saplings were present within this area including a planted line of laurels of varying 


height. Other species present included ash Fraxinus excelsior, oak species Quercus sp., 


field maple Acer campestre, alder, hawthorn, holly Ilex aquifolium, pine species Pinus 


sp., dog rose Rosa canina and blackthorn Prunus spinosa, with an understorey 


comprising bramble Rubus fruticosus agg., soft rush Juncus effusus, creeping thistle 


Cirsium arvense, broad leaved dock Rumex obtusifolius, common nettle and an umbel 


species Anthriscus sp.. This area was quite scrubby and dense in areas. 


 The north-western boundary generally comprised a fence line. A line of mature 


scattered trees was present within neighbouring land to the north-west. An area of 
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planted trees was present within the Site boundary. In the western field this comprised a 


line of leylandii Cupressus × leylandii plants. In the eastern field the area included 


planted cypress species Cupressus sp., alder, oak, lime Tilia x europaea, pine species, 


hawthorn, silver birch Betula pendula, poplar species Populus sp., blackthorn, hazel, 


dogwood Cornus sanguinea and dog rose. The area was dominated by bramble to the 


southern end.  


 Scattered oak trees were present within both fields. The specimens varied in age from 


immature to large mature trees with large sections of deadwood. The immature trees 


were protected from sheep grazing by a post and mesh wire fence. 


 Mature trees were also present out of the Site to the west, by Park Lane, and within the 


neighbouring gardens to the south. Generally, these were mature oak trees.  


Pond Area 


 A pond was present within the Site, within the centre of the western field. The pond was 


approximately 35m x 10m, and was surrounded by scattered trees and scrub. The pond 


and trees were fenced within mesh wire and wooden post fencing. Limited emergent 


vegetation was present within the water, with a small amount of soft rush present as well 


as brooklime Veronica beccabunga being visible.  


 Tree and scrub species present included beech, silver birch, willow, oak, dogwood, 


conifer species, field maple, hazel and bramble. Wood brash piles were present within 


the fenced areas. Evidence of pheasant Phasianus colchicus feeding was also present.  


 A second pond was present outside of the Site, immediately adjacent to the south 


(approximately 15m from the Site boundary). This pond was approximately 70m x 15m, 


and was surrounded by scattered trees and areas of amenity grassland. There was 


evidence of water fowl and no emergent vegetation was present.  
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Table 2: Site Photographs 


Habitat Photograph 


Improved 


Grassland 


 


Northern 


Boundary 


 


 


Eastern 


Boundary 
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Southern 


Boundary 


 


Scattered 


Trees within 


the Fields 
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Planted Tree 


Areas 


 


Pond Area 


within the Site 


 


Protected/ Notable Species Assessment 


Amphibians 


 Six records of great crested newts were returned within the desktop study, the closest 


being from 0.21km from the Site.  


 The pond present within the Site is considered to be classified as average in terms of its 


Habitat Suitability for great crested newts. The habitats present within the Site provided 


some foraging potential, particularly the woodland understorey, and areas of grassland. 


The woodland understorey, and the line of trees to the north-eastern boundary, 


provided some sheltering and potential overwintering habitat.  


 A review of Ordnance Survey maps and aerial photographs revealed that a further 17 


waterbodies are present within 500m of the Site boundary, including the pond present 


immediately adjacent to the Site to the south.  


 The pond adjacent to the Site to the south (approximately 15m from the Site boundary) 


was considered to provide poor Habitat Suitability for great crested newts.  
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Badgers 


 The desktop study returned no records of badger from within a 2km radius of the Site.  


 The majority of habitats on Site were considered generally unsuitable for badgers, with 


the tree line to the north-eastern boundary providing the only area of potential for 


commuting and sett building. The improved fields provided some foraging potential; 


however, no signs were noted during the survey. Furthermore, the fence present around 


the Site, generally would prevent badgers from accessing the fields.  


Bats 


 Records of four UK bat species were returned in the desktop study, from within 2km of 


site. 


 No buildings were present on Site, however, a number of trees within the Site and 


adjacent land provided potential opportunities for roosting bats, particularly some of 


the mature oak trees on the western boundaries (immediately adjacent to the Site) 


where sections of deadwood in the canopy provided potential roosting features.   


 The linear hedgerows and lines of trees are likely to provide moderate commuting and 


foraging routes for bats. The mature oak trees within the centre of the Site, as well as the 


area of woodland and pond, could also provide foraging opportunities for bats.  


 The improved grassland fields, dominant across the Site, are unlikely to offer many 


foraging opportunities for bats, although commuting bats may pass through the fields.  


Birds 


 A variety of bird species records were returned within the desktop study.  


 The Site provided potential bird nesting habitat in the trees, scrub and hedgerows within 


field boundaries and around the pond. Bird species noted on Site during the survey 


included carrion crow Corvus corone (Green Bird of Conservation Concern (BoCC) 


(Eaton et al. (2015)), goldfinch Carduelis carduelis (Green BoCC), blackbird Turdus 


merula (Green BoCC), blue tit Cyanistes caeruleus (Green BoCC), chaffinch Fringilla 


coelebs (Green BoCC), great tit Parus major (Green BoCC), robin Erithacus rubecula 


(Green BoCC), wood pigeon Columba palumbus (Green BoCC), house sparrow Passer 


domesticus (Red BoCC), redwing Turdus iliacus (Red BoCC), fieldfare Turdus pilaris (Red 


BoCC), As well as mallards Anas platyrhynchos (Amber BoCC) and pheasants within the 


pond area.  


 The Site owner also accounted that woodcock Scolopax rusticola and tawny owls Strix 


aluco are present within the fields at night.  


 The improved grassland fields provided limited opportunities for foraging or nesting birds. 


The field boundaries provided a variety of nesting and foraging opportunities for birds, 


explaining the variety of species noted during the survey.  
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Reptiles 


 A single record of a grass snake Natrix helvetica was returned within the desktop study 


data; approximately 0.70km from the Site.  


 The Site provided limited opportunities for reptiles, although the tree lines along the 


western and northern boundaries would provide some sheltering opportunities. The 


improved grassland fields are also likely to be subject to levels of high disturbance from 


grazing sheep.  


Other Protected/ Notable Species 


 The hedgerows and tree lines were considered to offer suitable habitat for shelter and 


foraging opportunities for hedgehogs.  
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 EVALUATION 


Designated Sites 


 The Site itself is not designated, and no designated sites are present within the 2km 


search radius of the Site. The Site is present within the SSSI Impact Risk Zone of Mottey 


Meadows SSSI, NNR and SAC, however due to the distance from the designated site, 


and the type of development, the works are not considered to have an impact on the 


SSSI.  


 Specific mitigation for designated sites is therefore not necessary. 


Habitats and Botanical Interest 


 The habitats on Site were common in the wider area, with no rare botanical species 


noted or considered likely. The loss of these habitats would not therefore be considered 


significant. 


 Hedgerows on Site were species-poor, but were considered to have some ecological 


value in their suitability to support protected species, and are included as a Priority 


Habitat under the Shropshire Biodiversity Action Plan and Biodiversity Framework. The 


hedgerows should be retained where possible, or opportunities for replacement would 


need to be considered to ensure there were no significant impacts. 


Protected/ Notable Species 


Amphibians 


 If great crested newts were present within the Site, clearance and construction work has 


the potential to harm these animals and result in loss of terrestrial habitats. Specific 


further surveys would be required and mitigation, if this species is found to be present, 


would need to be incorporated into any scheme. 


 Common toad are a Priority Species in the UK and if they were present, along with other 


common amphibians, work has the potential to result in direct harm to individuals. 


Specific consideration of these species would therefore be required during Site 


clearance. 


Badgers 


 Direct impacts to badgers are considered unlikely, due to the lack of evidence of this 


species and the sub-optimal habitat for sett building, as well as fencing limiting access 


for foraging.  


 It is however likely that badgers are present within the area, and as such once the fence 


or boundary features are removed or altered, they could enter the Site and therefore 


specific good working practices will need to be considered during any development 


works. 
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Bats 


 Habitats present on Site provided limited roosting opportunities excluding the mature 


oak trees which provided low roosting potential. These trees are to remain unaffected 


and protected by the proposed works and therefore no direct impacts are anticipated.  


 The hedgerows, tree lines and scattered trees provided good foraging and commuting 


habitats for bats. These are to be retained within the development in order to provide 


screening. Any additional lighting installed during or post-development on Site has the 


potential to disturb bats that may be using these features. 


Birds 


 The improved grassland fields, dominant across the Site, provided limited opportunities 


for breeding birds, particularly due to it being regularly disturbed by grazing sheep.  


 The boundaries to the Site, the hedgerows and lines of trees, as well as the woodland 


area around the pond, provided opportunities for nesting birds and winter-feeding 


resources including berries and catkins. If these habitats were lost as part of 


development, this would result in an adverse impact on the local bird population, 


although a significant number or diversity of birds are not considered likely to be 


affected.  


 If hedgerow removal is planned, or any further suitable nesting habitat is to be cleared, 


this would result in a loss of breeding and foraging habitat and could result in the 


destruction of active nests. 


Reptiles 


 Due to the lack of reptile records returned from the desktop study and the majority of 


habitats on Site being considered unsuitable for reptiles, it is considered unlikely that 


development of the Site would have an impact on reptiles.  


Other Protected / Notable Species 


 Clearance of the vegetation has the potential for harm to individual hedgehogs, which 


may be present and they could become trapped in open excavations. 


 


 


 


 


 


 







 


Page | 17 


 


Park Lane, Shifnal 


Preliminary Ecological Appraisal 


March 2020 


 RECOMMENDATIONS 


Habitats 


 According to the Vision Statement for the Site, the boundaries, including the hedgerows 


and lines of trees, are to be retained and where required strengthened, within the 


development. Furthermore, the existing mature oak trees will be retained and set within 


public spaces of the development, in order to allow for the retention and continued 


maintenance of the trees.   


 As a detailed development plan has not yet been produced it is unclear whether the 


hedgerow in the centre of the Site will be retained or lost within the development. Ideally 


this hedgerow would also be retained, however if that is not possible compensatory 


planting should be undertaken. This should include the use of a mixture of native species 


which provide cover and produce seeds/ berries suitable for foraging birds.  


 It is recommended that the smaller oaks, present within the Site, are also retained 


wherever possible. These trees would however be suitable to be included within private 


gardens or other public spaces. If they cannot be retained, tree planting within 


appropriate areas should be undertaken as compensation. This should involve planting 


at least one 10-15-year old tree, ideally English oak Quercus robur, per tree removed. 


Trees should be fenced in order to protect them, and be included with a management 


plan for the site in order to provide continued care and maintenance.  


 It is recommended that the waterbody present within the Site is retained within a public 


space and that it is managed sensitively for wildlife.  


Protected/ Notable Species 


Amphibians 


 Habitats on the Site have the ability to support breeding and terrestrial great crested 


newts and common amphibians, as such it is recommended that further surveys for 


great crested newts are undertake of all ponds within 500m. This should first involve an 


assessment of the ponds for their Habitat Suitability to support great crested newt 


populations, followed by presence/likely absence surveys, which may involve 


undertaking an environmental DNA survey or standard survey, both for great crested 


newts. No works should be undertaken until these surveys have been undertaken, and 


any mitigation agreed.  


 An assessment of Habitat Suitability can be undertaken at any time of year. This 


assessment will inform the preferred method for any presence/absence surveys which 


may then be required. However, it should be noted that presence/absence surveys for 


GCN can only be undertaken between mid-March and mid-June. Surveys of this nature 


are usually required prior to a planning submission. 


 


 







 


Page | 18 


 


Park Lane, Shifnal 


Preliminary Ecological Appraisal 


March 2020 


Badgers and Other Mammals 


 As badgers (if fences are removed) and other mammals, including hedgehogs, may 


travel through the Site, good working practices should be adhered to during any 


construction works. Any trenches or other excavations dug should be covered over at 


night, or left with a ramp or sloping end to allow any trapped animals to escape. Any 


pipes over 200mm in diameter should be capped off at night, or elevated to prevent 


access by mammals.  


 If possible, fencing, currently present around the Site, should be maintained throughout 


the development in order to reduce the likelihood of larger mammals, including 


badgers, entering the Site during construction. 


 Contractors should remain vigilant for the presence of hedgehogs during any 


vegetation clearance and any found should be moved with care and by hand to a 


safe area in proximity to the Site. 


Bats 


 The boundary hedgerows, scattered trees (including the mature oak trees) and the 


woodland area around the pond, should be retained and protected throughout the 


development works, as these are the most valuable habitats on Site for foraging and 


commuting bats. A sympathetic lighting scheme, in accordance with guidance set out 


in Bats and Artificial Lighting in the UK (BCT, 2018), should be utilised on Site to prevent 


an increase to lighting levels of the retained vegetation. Proposed lighting schemes 


should therefore take into account: 


• Avoiding direct lighting of the retained hedgerow and trees and any proposed 


linear vegetation features; 


• Where possible install lamps of the shortest permissible column height and at 


the lowest permissible density; 


• Use of low intensity bulbs (sodium lamps) to minimise light intensity and impacts 


to bats; 


• Lamps should be fitted with spill accessories avoiding upward spill and spill onto 


Site boundaries; 


• The use of timers, dimmers and activity sensors to avoid lighting areas of the Site 


at night is recommended. 


• Where possible, linear features should be created through soft landscaping 


planting to enhance foraging and commuting habitats on Site. 


Birds 


 It is recommended that mature trees, hedgerows and woodland area around the pond 


on Site are retained, to preserve nesting habitat on the Site post-development.  
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 If these habitats are to be affected, appropriate compensation planting should be 


undertaken. This should include the use of native tree planting of a similar number/ area 


as currently on Site. Considerations should also be made into the age of the individual 


plants.  


 If any bird nesting habitat is loss, bird boxes should be installed as compensation. Boxes 


can be installed on mature trees, posts or integrated into the new buildings. A variety of 


boxes should be used including open fronted boxes suitable for species such as robin 


and blackbird, and traditional boxes of different opening sizes to provide nesting 


locations for birds such as great tit, blue tit and house sparrow. 


 Boxes should be installed two to four metres above ground, with a clear flight path to 


the entrance hole but in an area of cover where it is protected from strong sunlight or 


winds. It is recommended that Woodstone boxes are used due to having a greater 


longevity compared with wooden boxes.  


 Any works to clear vegetation during the bird breeding season (March to September, 


inclusive) has the potential to disturb breeding birds or damage active nests. Clearance 


works should therefore be carried out outside this period, with contractors remaining 


vigilant throughout the year, as some species are known to breed year-round.  


 If it is not possible to avoid clearance during the breeding season, a suitably 


experienced ecologist should search all areas for active nests prior to vegetation 


removal, preferably immediately prior to, and no more than 48 hours before removal. 


Any identified active nests must be protected from disturbance until all of chicks have 


fledged, using suitable barriers where necessary. 


Ecological Enhancement 


 National planning policy recommends that all developments incorporate ecological 


enhancement in order to “pursue opportunities for securing measurable net gains for 


biodiversity” (NPPF, 2019), where possible; therefore, consideration should be given to 


the following suggestions: 


• All tree planting and any newly created habitats should seek to incorporate 


locally sourced, native species. This will ensure the Site provides opportunities for 


a range of invertebrate species, which in turn attract bats, birds, amphibians 


and reptiles. Suitable species are listed on the RHS website: 


https://www.rhs.org.uk/science/pdf/convervation-and-


biodiversity/wildlife/plants-for-pollinators-wildflowers.pdf; 


• If native species are not practical, it is recommended that species with known 


benefit to wildlife are considered as an alternative, suitable species are listed 


on the RHS website: https://www.rhs.org.uk/science/conservation-


biodiversity/wildlife/plants-for-pollinators; 


• A wildflower buffer strip, approximately 1m wide could be planted along the 


western boundary. This would increase the floral diversity within this area, 


attracting invertebrates and in turn providing habitat for foraging birds and 


bats. It would also provide a buffer between the woodland strip and the new 


housing in this area, increasing the likelihood of birds nesting within this 



https://www.rhs.org.uk/science/pdf/convervation-and-biodiversity/wildlife/plants-for-pollinators-wildflowers.pdf

https://www.rhs.org.uk/science/pdf/convervation-and-biodiversity/wildlife/plants-for-pollinators-wildflowers.pdf

https://www.rhs.org.uk/science/conservation-biodiversity/wildlife/plants-for-pollinators

https://www.rhs.org.uk/science/conservation-biodiversity/wildlife/plants-for-pollinators
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boundary line. Species used should be native where possible locally sourced. 


Due to the area already being grass, and therefore grass being dominant within 


the seed bank of the soil, it is recommended that a flower only mix is used, high 


in pollen and nectar species. A suitable example could be EN1F on 


https://wildseed.co.uk/mixtures/view/62; 


• Integrate suitable bird boxes into new buildings, targeted at species most likely 


to use them, such as house sparrow, starling, house martin and tit species. The 


addition of a small number of bird boxes attached to suitable trees would also 


be beneficial. Integration of bat boxes into buildings and on trees should also 


be considered;  


• Incorporation of hedgehog holes to provide routes for this species through the 


development, in line with best practice; and 


• The use of timers, dimmers and activity sensors to avoid lighting areas of the site 


at night is recommended.



https://wildseed.co.uk/mixtures/view/62
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The following text provides information on the key legislation, which is applicable to this survey. 


The main wildlife legislation in the UK is as follows: 


European Legislation 


The relevant sections of the EC Directives and international conventions are summarised 


below: 


• EC Directive on the Conservation of Natural Habitats and of Wild Fauna and Flora 


(Habitat Directive 1992) as amended (92/43/EEC) 


The Directive requires Member States to introduce a range of measures including the 


protection of species listed in the Annexes. The 189 habitats listed in Annex I of the Directive 


and the 788 species listed in Annex II, are to be protected by means of a network of sites. Once 


adopted, these are designated by Member States as Special Areas of Conservation (SACs), 


and along with Special Protection Areas (SPAs) classified under the EC Birds Directive. The 


Habitats Directive introduces the precautionary principle; that disturbance to the designated 


sites can only be permitted having ascertained no adverse effect on the integrity of the site. 


• EC Directive on the Conservation of Wild Birds (Birds Directive 1979) as amended 


(79/409/EEC) 


The main provisions of the Directive includes; the maintenance of the favourable conservation 


status of all wild bird species across their distributional range. 


• Bern Convention on the Conservation of European Wildlife and Natural Habitats 


(1979) 


The Convention imposes legal obligations on contracting parties, protecting over 500 wild 


plant species and more than 1000 wild animal species. 


UK Legislation 


The sections of UK legislation considered to be of relevance include: 


• The Conservation (Natural Habitats, and c.) Regulations 2017 (as amended) 


This transposes the Habitats Directive into national law. The Regulations provide for the 


designation and protection of 'European sites', and the protection of 'European protected 


species. 


• The Wildlife and Countryside Act 1981 (as amended) (WCA) 


This consolidates and amends existing national legislation to implement the Convention on the 


Conservation of European Wildlife and Natural Habitats (Bern Convention) and Council 


Directive 79/409/EEC on the Conservation of Wild Birds (Birds Directive) in Great Britain. 


• The Countryside and Rights of Way Act 2000 (CRoW) 


This act strengthens wildlife enforcement legislation. 


• The Protection of Badgers Act 1992 


Species-Specific Legislation 


Species specific legislation is provided in the Table below: 







 


Table 1: Species-Specific Wildlife Legislation 


Feature/Species Legislation It is an offence to: 


Plants 


Sch. 8 Wildlife and 


Countryside Act 1981 (as 


amended) 


•   Pick; 


•   Uproot; 


•   Trade; 


•   Possess (for trade) 


 


Any wild plant listed. 


Breeding birds 
Wildlife and Countryside 


Act 1981 (as amended) 


•   Kill; 


•   Injure; 


•   Take; 


 


any wild bird, their eggs or 


nest (with the exception of 


those on Sch. 2). 


Specially protected birds 


Sch. 1 Wildlife and 


Countryside Act 1981 (as 


amended). 


As above but includes: 


•   Disturbing birds at their 


nest, or their dependent 


young. 


Badgers 
The Protection of Badgers 


Act 1992 


•   Wilfully kill, injure, take, 


or cruelly ill-treat a badger, 


or attempt to do so; 


•   Possess any dead 


badger or any part of, or 


anything derived from, a 


dead badger; 


•   Intentionally or recklessly 


interfere with a sett by 


disturbing badgers whilst 


they are occupying a sett, 


damaging or destroying a 


sett, causing a dog to 


enter a sett, or obstructing 


access to it.  


 


A badger sett is defined in 


the legislation as “any 


structure or place, which 


displays signs indicating 


current use by a badger”. 


Bats 


Sch. 5 Wildlife and 


Countryside Act 1981 (as 


amended).  


 


Conservation of Habitats 


and Species Regulations 


2010 (as amended). 


 


•   Intentionally or 


deliberately kill, inure or 


capture (or take) bats: 


•   Deliberately disturb bats 


(whether in a roost or not); 


•   Recklessly disturb 


roosting bats or obstruct 


access to their roosts;  


•   Damage or destroy bat 


roosts. 







 


Common reptiles 


Sch. 5 Wildlife and 


Countryside Act 1981 (as 


amended). 


 


Countryside and Rights of 


Way Act 2000. 


Deliberate or reckless: 


•   Killing; 


•   Injuring 


•   Sale. 


Common amphibians 


Sch. 5 and Sch. 9 Wildlife 


and Countryside Act 1981 


(as amended). 


 


Countryside and Rights of 


Way Act 2000. 


•   Sell; 


•   Transport; and 


•   Advertise for sale. 


Great crested newt 


Sch. 5 Wildlife and 


Countryside Act 1981 (as 


amended). 


 


Conservation of Habitats 


and Species Regulations 


2017 (as amended). 


•   Kill; 


•   Injure; 


•   Disturb 


•   Destroy any place used 


for rest or shelter 


 


In addition, species and habitats listed on the UK Post-2010 Biodiversity Framework (formally 


the UK BAP) are also considered. Details on these species and habitats can be found at:  


http://jncc.defra.gov.uk/page-5705. 


Protected Sites 


A network of protected sites, at varying levels, have been put in place across the UK. Further 


details are provided below; 


International importance 


• Natura 2000  


Natura 2000 is the name of the European Union-wide network of nature conservation sites 


established under the EC Habitats and Birds Directives. This network will comprise Special Areas 


of Conservation (SACs) and Special Protection Areas (SPAs). 


• Special Areas of Conservation (SAC)  


SACs are designated under the EC Habitats Directive. The Directive applies to the UK and the 


overseas territory of Gibraltar. SACs are areas which have been identified as best representing 


the range and variety within the European Union of habitats and (non-bird) species listed on 


Annexes I and II to the Directive. SACs in terrestrial areas and territorial marine waters out to 12 


nautical miles are designated under the Conservation (Natural Habitats, &c.) Regulations 1994 


(as amended). New and/or amended Habitats Regulations are shortly to be introduced to 


provide a mechanism for the designation of SACs and SPAs in UK offshore waters (from 12-200 


nm). 


National importance 


• Sites of Special Scientific Interest (SSSI)  



http://jncc.defra.gov.uk/page-5705





 


The SSSI series has developed since 1949 as the national suite of sites providing statutory 


protection for the best examples of the UK's flora, fauna, or geological or physiographical 


features. Most SSSIs are privately-owned or managed; others are owned or managed by 


public bodies or non-government organisations. The SSSIs designation may extend into 


intertidal areas out to the jurisdictional limit of local authorities, generally Mean Low Water in 


England and Northern Ireland; Mean Low Water of Spring tides in Scotland. In Wales, the limit 


is Mean Low Water for SSSIs notified before 2002, and, for more recent notifications, the limit of 


Lowest Astronomical Tides, where the features of interest extend down to LAT. There is no 


provision for marine SSSIs beyond low water mark. Originally notified under the National Parks 


and Access to the Countryside Act 1949, SSSIs have been renotified under the Wildlife and 


Countryside Act 1981. Improved provisions for the protection and management of SSSIs were 


introduced by the Countryside and Rights of Way Act 2000 (in England and Wales) and the 


Nature Conservation (Scotland) Act 2004. 


Regional/local importance 


• Wildlife Sites  


Local authorities for any given area may designate certain areas as being of local 


conservation interest. The criteria for inclusion, and the level of protection provided, if any, may 


vary between areas. Most individual counties have a similar scheme, although they do vary. 


These sites, which may be given various titles such as 'Listed Wildlife Sites' (LWS), 'County Wildlife 


Sites' (CWS), 'Local Nature Conservation Sites' (LNCS), 'Sites of Importance for Nature 


Conservation' (SINCs), or Sites of Nature Conservation Importance' (SNCIs), together with 


statutory designations, are defined in local and structure plans under the Town and Country 


Planning system and are a material consideration when planning applications are being 


determined. 
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Notice 
 


All comments and proposals contained in this report, including any conclusions, are based on information available 


to BWB Consulting during investigations.  The conclusions drawn by BWB Consulting could therefore differ if the 


information is found to be inaccurate or misleading.  BWB Consulting accepts no liability should this be the case, nor 


if additional information exists or becomes available with respect to this scheme. 


 


Except as otherwise requested by the client, BWB Consulting is not obliged to and disclaims any obligation to update 


the report for events taking place after: - 


 


(i) The date on which this assessment was undertaken, and 


(ii) The date on which the final report is delivered 


 


BWB Consulting makes no representation whatsoever concerning the legal significance of its findings or the legal 


matters referred to in the following report. 


 


All Environment Agency mapping data used under special license. Data is current as of December 2018 and is subject 


to change. 


 


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


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


levels, flow rates and associated probabilities. 


 


This document has been prepared for the sole use of the Client in accordance with the terms of the appointment 


under which it was produced.  BWB Consulting Limited accepts no responsibility for any use of or reliance on the 


contents of this document by any third party.  No part of this document shall be copied or reproduced in any form 


without the prior written permission of BWB 
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1. INTRODUCTION 


1.1 The purpose of this Technical Note is to provide a high-level review of readily available 


desktop information relating to flood risk and drainage for a potential residential 


development site located on land east of Park Lane, Shifnal.  


1.2 The site is located to the south of Shifnal, between Park Lane (west) and the A464 (east). 


It is bordered to the north and south by further undeveloped land with the exception of 


two residential dwellings along part of the northern boundary. A site location plan is 


included as Figure 1.1. 


 
Figure 1.1: Site Location  


1.3 In the absence of a topographic survey, Environment Agency Light Detection and 


Ranging (LiDAR) data has been procured in order to provide an overview of the existing 


topography. It shows that the site broadly falls towards the northwest which is at a level 


of approximately 95.30mAOD with a high point in the south of the site at around 


100.00mAOD. Figure 1.2 shows a grid of levels extracted from the LiDAR data. 
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Figure 1.2: Grid of Levels as Informed by LiDAR 
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2. DATA REVIEW  


Fluvial Flood Risk 


EA Main Rivers 


 Environment Agency data has been reviewed to provide a baseline assessment of flood 


risk to the site. The site is located wholly within Flood Zone 1, defined as land having less 


than a 1 in 1000 annual probability of river or sea flooding (<0.1% Annual Exceedance 


Probability).  


 The site is approximately 800m from the nearest Environment Agency Main River (the 


Wesley Brook), refer to Figure 2.1 for reference. 


 
Figure 2.1: Flood Map for Planning 


 The Shropshire Level 1 Strategic Flood Risk Assessment recognises that Shifnal 


experienced some severe flooding in summer 2007 when the Wesley Brook burst its 


banks and flooded 60 properties. It is also noted that 80 properties in Shifnal fall within 
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the modelled Flood Zone 3a. These properties are believed to be approximately 750m 


north of the site, in the centre of Shifnal. The site is raised approximately 10m above the 


Wesley Brook, and therefore the river is not thought to pose a risk to the site.  


Ordinary Watercourses 


2.1 A review of mapping suggests a ditch runs along parts of the northern boundary of the 


site, as shown in Figure 1.1. A site visit was undertaken by BWB Consulting in December 


2018. Figure 2.2 shows the ditch along the northern boundary. The connectivity and 


catchment of this ditch is unknown, further investigation is required to confirm this. This 


ditch is not expected to pose a significant risk to the site due to the raised nature the 


site compared to the watercourse.  


 
Figure 2.2: Photograph of the on Site Ditch  


2.2 Although it is not shown on all forms of mapping, a small pond is known to exist in the 


western portion of the site, as shown on Figure 1.1.  A site visit was undertaken by BWB 


Consulting in December 2018. Figure 2.3 shows the pond in the western parcel of the 


site.  
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Figure 2.3: Photograph of the Pond in the Western Parcel of the Site 


Pluvial Flood Risk 


2.3 Pluvial flooding can occur during prolonged or intense storm events when the infiltration 


potential of soils, or the capacity of drainage infrastructure is overwhelmed leading to 


the accumulation of surface water and the generation of overland flow routes.  


2.4 Risk of flooding from surface water mapping has been prepared, this shows the potential 


flooding which could occur when rainwater does not drain away through the normal 


drainage systems or soak into the ground, but lies on or flows over the ground instead. 


An extract from the mapping is included as Figure 2.4. 
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Figure 2.4: Surface Water Flood Risk Mapping  


2.5 Figure 2.4 indicates that the site is generally at low risk, with some limited areas of higher 


risk along the northern boundary which is consistent with the topography and to be 


expected.  


2.6 The mapping does not show a flow route along the northern boundary in the form of a 


watercourse or ditch, although evidence is apparent on site and on the background 


mapping. The surface water flood risk mapping also neglects to show the occurrence 


of the pond, known to be in the southwest corner of the site.  


2.7 Surface water flooding is not thought to pose a significant risk to the site.  


Reservoirs and Large Waterbodies 


2.8 Flooding can occur from large waterbodies or reservoirs if they are impounded above 


the surrounding ground levels or are used to retain water in times of flood. Although 


unlikely, reservoirs and large waterbodies could overtop or breach leading to rapid 


inundation of the downstream floodplain. 
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2.9 To help identify this risk, reservoir failure flood risk mapping has been prepared, this shows 


the largest area that might be flooded if a reservoir were to fail and release the water it 


holds. The map displays a worst-case scenario and is only intended as a guide. An 


extract from the mapping is included as Figure 2.5. 


 
Figure 2.5: Area at risk of Reservoir Flooding 


2.10 Figure 2.5 shows the site is partially within an area at risk of reservoir failure. This area is 


associated with the Shifnal Reservoir.  


2.11 The Shifnal reservoir is operated and maintained by the Environment Agency who have 


ultimate responsibility for the safety of their reservoir assets.  Their responsibilities include 


regular safety inspections, any necessary design or repairs undertaken where required 


and an annual statement produced on the operation and maintenance regime.  


2.12 Based on the safety legislation in place and the maintenance and repair responsibilities 


of the Environment Agency, the actual probability of a significant failure is considered 


to be low. Therefore, the risk of flooding at the site from this source is also considered to 


be low.  
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2.13 There are two small reservoirs in the vicinity of the site: one to the immediate north east 


(on the opposite side of the A464) and one to the south of the site, off Park Lane. Neither 


of these appear to have been classed as reservoirs (under the Reservoirs Act). Were for 


any reason this waterbody to fail, the impact on the proposed development could be 


significant, and a more thorough understanding of its operating mechanisms should be 


gained in due course to ensure that sufficient mitigation can be put in place. This 


remains a low residual risk and any mitigation is likely to take the form of nominally raised 


floor levels and ground reprofiling. 


Groundwater 


2.14 Groundwater flooding occurs when the water table rises above ground elevations. It is 


most likely to happen in low lying areas underlain by permeable geology. This may be 


regional scale chalk or sandstone aquifers, or localised deposits of sands and gravels 


underlain by less permeable strata such as that in a river valley. 


2.15 Freely available online mapping shows the site to be underlain by the Bridgnorth 


Sandstone Formation with potentially limited superficial deposits of glacial till in lower 


areas. There are also a significant number of borehole logs within the boundary 


indicating that whilst the underlying geology is a ‘compact, friable sandstone’, there is 


around 3m of clay overlying this. 


2.16 No groundwater was encountered in any of the boreholes drilled and the Shifnal 


Surface Water Management Plan states that there are no reported incidents of 


groundwater flooding in Shifnal. 


2.17 Some consideration as to underground flow from the adjacent fishing pond would be 


appropriate however it is unlikely this will pose any significant risk and any mitigation is 


likely to take the form of nominally raised floor levels, ground reprofiling and ensuring 


appropriate dewatering measures are taken during construction should groundwater 


be encountered. 
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3. DRAINAGE  


Surface Water 


Drainage Requirements 


3.1 A Surface Water Management Plan has been developed for Shifnal. The Wesley Brook 


is a significant source of flood risk to the town and therefore any proposed drainage 


strategy is likely to have a potential impact (positive or negative) on this watercourse. 


3.2 Local and national policy requires the use of Sustainable Drainage Systems (SuDS) 


principles for new developments which in this instance would necessitate consideration 


of the infiltration potential of the ground and allowance for attenuation and treatment 


of surface water runoff. Specifically; 


• Shropshire Local Development Framework: Adopted Core Strategy. Policy CS18: 


Sustainable Water Management 


• Site Allocations and Management of Development (SAMDev) Plan.  Policy MD2: 


Sustainable Design 


• Local Flood Risk Management Strategy. Policy 4: The Role of the Lead Local Flood 


Authority in the Consideration of Proposals for Sustainable Development 


Existing Conditions 


3.3 A site visit was undertaken by BWB Consulting in December 2018. The existing site exhibits 


the traditional drainage characteristics of a greenfield site with a mixture of infiltration 


and surface runoff. Evidence from walking the northern parcel of the site shows that 


surface water is unable to fully infiltrate into the ground with large areas of ponding 


present in localised low spots – this is consistent with the published superficial geology. 


A pond is located just outside the north western site boundary at the sites lowest point 


and it is clear the natural runoff regime from the northern parcel of the site is to this point. 


The pond is shown in Figure 3.1.  


3.4 Whilst it is apparent that the northern parcel of the site is naturally draining to this pond, 


there are no formal ditches or connections and runoff is mainly overground, albeit the 


extent of existing vegetation impedes a thorough review. The pond may be located 


outside the site boundary and as such whilst a right to drain to this ditch exists, 


agreement to cross third party land may be required and should be further investigated 


in due course. 
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Figure 3.1: A Photograph of the Existing Pond off the North-Western Site Boundary 


Drainage Hierarchy  


 The Planning Policy Guidance1 and the SuDS Manual2 identify that surface water runoff 


from a development should be disposed of as high up the following hierarchy as 


reasonable practicable: 


i. into the ground (infiltration); 


ii. to a surface water body; 


iii. to a surface water sewer, highway drain, or another drainage system; 


iv. to a combined sewer. 


3.5 In order to comply with local planning and Lead Local Flood Authority (LLFA) guidance, 


infiltration testing is likely to be required to demonstrate the feasibility of utilising 


soakaways as a drainage solution. If infiltration does not prove viable, an appropriate 


scenario is to consider the attenuation requirements for discharging surface water to 


the existing ditch and/or pond on the northern boundary. This would be in line with the 


second level of the drainage hierarchy.  


                                                      
1 Planning Practice Guidance. http://planningguidance.planningportal.gov.uk/. 
2 The SuDS Manual (C753). CIRIA 2015. 
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Potential Surface Water Drainage Strategy  


3.6 Based on a total site area of 9.6ha, an assumed impermeable area of 6.24ha (65%) has 


been used to determine that the runoff rate in a ‘QBAR’ storm would be 30.4l/s, a copy 


of the calculations is included as Appendix 1. 


3.7 In order to provide sufficient attenuation for all storms up to and including the 1 in 100-


year event with a 40% allowance for climate change, the maximum volume of storage 


would be around 5300m3. 


3.8 An indicative surface water storage estimate is included as Appendix 2. The purpose of 


this is ‘proof of concept’; it is based on available information at the time of writing and 


does not negate the submission of a Drainage Strategy as part of any future planning 


application at this location. 


3.9 The indicative surface water storage estimate shows two potential outfall options. The 


first and preferred option being to outfall to the ditch network along the northern 


boundary, although further investigation is needed to understand the connectivity and 


catchment of this ditch.  The second option is to outfall to the assumed local sewerage 


network in Park Lane. Further information on external levels relative to the proposed 


outfall will be required in due course to determine an appropriate connection point.  


3.10 The detention basin should be located at the lowest point of the site, in order that a 


gravity connection can be achieved. A topographic survey will be required in due 


course to confirm site levels.  


Foul Water 


3.11 It is understood that the nearest foul water network is located south of the site within 


Park Lane and this drains towards Shifnal town centre. Severn Trent Water will need to 


be approached to review the capacity of their existing network. 


3.12 A gravity connection should be possible given the level differences between the site 


and Park Lane. 
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4. SUMMARY 


4.1 The site is located within Flood Zone 1 and at low risk of flooding from other sources such 


as surface water (pluvial) runoff, reservoirs and groundwater. Simple mitigation 


measures in the form of nominally raising finished floor levels above surrounding ground 


levels and ensuring the profile of ground is falling away from dwellings would be 


recommended to mitigate against any residual risk of flooding.  


4.2 A Flood Risk Assessment will be required to support any future planning application. 


4.3 The sites natural surface water drainage regime can be maintained by utilising 


sustainable drainage techniques to ensure that the quantity and quality of post 


development runoff is compliant with local and national best practice standards. 


4.4 Provision of surface water attenuation along the northern boundary of the site, along 


with a network of upstream SuDS features providing adequate source control and 


treatment stages will form the basis of any proposed development drainage strategy. 


The exact location of any surface water attenuation feature should be located at the 


lowest point of the site, in order that a gravity connection can be achieved. A 


topographical survey of the entire site will be required to identify the  


4.5 Soakaway testing should be undertaken to determine the underlying grounds capacity 


for accepting runoff through infiltration, however the presence of existing surface water 


features on site shows that a connection to nearby watercourses is likely to be the most 


preferable option. 


4.6 A Developer Services Enquiry is required from Severn Trent Water, to better understand 


the capacity of the local public sewer network.  This will confirm whether or not flows 


from the proposed development can be accommodated with the local sewer network, 


and highlight any required improvement works that may be necessary. 


4.7 Foul water should drain to the existing Severn Trent Water owned network within Park 


Lane at a rate to be agreed. 
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Appendix 1: Greenfield Runoff Calculations 


 


 


 


 


 


 


 


 


 


 







BWB Consulting Ltd Page 1


5th Floor, Waterfront House


35 Station Street


Nottingham,  NG2 3DQ


Date 05/12/2018 13:09 Designed by natalie.james


File Checked by


XP Solutions Source Control 2016.1


ICP SUDS Mean Annual Flood


©1982-2016 XP Solutions


Input


Return Period (years) 100 Soil 0.450
Area (ha) 6.240 Urban 0.000
SAAR (mm) 765 Region Number Region 4


Results l/s


QBAR Rural 30.4
QBAR Urban 30.4


Q100 years 78.2


Q1 year 25.2
Q30 years 59.6
Q100 years 78.2







 


Page | 15 


 


Land East of Park Lane, Shifnal 


Flood Risk and Drainage Site Review 


December 2018 


PLS-BWB-ZZ-XX-RP-YE-0001_ 


 


 


 


 


 


 


 


 


 


 


 


 


 


 


Appendix 2: Indicative Surface Water Storage Estimate 


 







Project - Originator - Zone - Level - Type - Role - Number


Drawing Status 


BWB Ref: Date:


Drawn:


Scale@A3:


 Drawing Title


 Project Title


Notes


1. Do not scale this drawing. All dimensions must be
checked/ verified on site. If in doubt ask.


2. This drawing is to be read in conjunction with all relevant
architects, engineers and specialists drawings and
specifications.


3. All dimensions in millimetres unless noted otherwise. All
levels in metres unless noted otherwise.


4. Any discrepancies noted on site are to be reported to the
engineer immediately.


5.  This drawing is indicative and is not intended for
construction.


6.  Detention basin shown is based on a high level review
only, subject to review following reciept of topographic
survey and further development proposal information. 


7.  A 5m easement from the site boundary has been applied
when locating the basin. 


8.  Runoff rate may be subject to revision following reciept
of further detail on ground conditions.  


 Client


Issues & Revisions


Rev


P01


Date


06.12.18


Details of issues/ revision


PRELIMINARY ISSUE NJ


Drw


CT


Rev


Miller Homes 


Land East of Park Lane,
Shifnal


Indicative Surface Water
Storage Estimate 


PRELIMINARY 


PLS-BWB-ZZ-XX-DR-YE-0001


Birmingham | 0121 233 3322


© Copyright BWB Consulting Ltd


Leeds | 0113 233 8000


London | 0207 407 2879


Manchester | 0161 233 4260


Nottingham | 0115 924 1100
www.bwbconsulting.com


Status


S2


Key


NJ


BMW2824


Reviewed:


1:2000


Rev


CT


06.12.18


P01


Indicative Site Boundary


Indicative Detention Basin 


Potential Outfall


Indicative Sewer Location 


1m Contours as Informed by LiDAR


DETENTION BASIN 
Indicative 1m deep detention basin, subject to
confirmation of outfall levels. 
Location of the basin is subject to site levels, and
should be reviewed following recipt of a
topographical survey.


Total site area: 9.6ha
Assumed impermeable area (65%): 6.24ha
Indicative QBAR runoff rate: 30.4l/s
Approximate surface water storage estimate:
5000m^3
Approximate basin area: 5300m^2
Assumed bank gradient: 1:4


OUTFALL OPTIONS 
Assumed gravity connection for the
whole site, this will need confirming. 
Option 1: Outfall to the exisiting ditch on
the northern boundary of the site.
Option 2: Outfall to the assumed public
combined sewer on Park Lane. 







 


 


Turley Office 
9 Colmore Row 
Birmingham 
B3 2BJ 
 
 
T 0121 233 0902 





		App2 - Landscape Visual Assessment.pdf

		Introduction

		Key Landscape and Visual related Planning Policy / Guidance

		Landscape and Visual Analysis

		Shropshire Landscape Character Assessment

		Designations

		Landscape Features

		Key Visual Receptors and Views

		Landscape Capacity and Design Principles





		App3 - Transport Note.pdf

		PLS-BWB-GEN-XX-DR-TR-102_S2_P1_Proposed Access Arrangements Park Lane.pdf

		Sheets and Views

		PLS-BWB-GEN-XX-DR-TR-102_S2_P1_Proposed Access Arrangements Park Lane-102







		App5 - Park Lane Access.pdf

		Sheets and Views

		PLS-BWB-GEN-XX-DR-TR-102_S2_P1_Proposed Access Arrangements Park Lane-102





		App6 - Heritage.pdf

		Introduction

		The Appraisal Site

		Historical Development of the Appraisal Site and Surrounding Area

		Broad Assessment of Significance, The Terrace with Water Tower and Retaining Wall adjoining to the South (grade II listed)

		Architectural and Historic Interest

		Contribution made by Setting to Significance

		Contribution made by the Appraisal Site to Significance





		Legislative and Planning Context

		Key Heritage Considerations

		Appendix 1: Historic Map Regression

		Appendix 2: Local Heritage Planning Policy

		Shropshire Council Site Allocations and Management of Development Plan (SAMDev) 2006-2026

		Policy MD13, The Historic Environment





		App8 - Flood Risk Assessment.pdf

		Appenidx 2 -Greenfield Runoff_002.pdf

		ICP SUDS Mean Annual Flood










 
 


 


Update to the Technical Review of Sustainable 
Growth Plans for Shifnal 
Land to the east of Park Lane, Shifnal  


September 2020 


 







 
 


Contents 


Executive Summary i 


1. Introduction 1 


2. Proposed Housing Growth in Shifnal and Shropshire 4 


3. Local Housing Need 7 


4. Wider Context of Housing Need 12 


5. A Connected Place – The M54/A5 Growth Corridor 17 


6. Understanding Local Market Demand in Shifnal 22 


7. Accommodating Growth and Realising Benefits 31 


8. Conclusions 36 


 


 


Client 
Miller Homes 


Our reference 
MILQ3023 
 
September 2020 
 







 
 


i 


Executive Summary 


1. This technical report has been prepared on behalf of Miller Homes (‘Miller’) to inform 


wider representations to the Regulation 18 Pre-Submission Draft of the Shropshire 


Local Plan (‘the Draft Plan’) which the Council is consulting on until 30 September 2020. 


It represents an update to our previous technical report, which shared the same title 


and was submitted on behalf of Miller and Wallace Homes to the “Preferred Sites” 


consultation document in January 2019. 


2. The purpose of this report remains to provide a technical review of the proposed level 


of growth in Shifnal, in the context of local and wider housing needs and its ability to 


sustainably accommodate growth. In building upon the conclusions in our earlier 


technical report, the analysis in this report recognises and reinforces: 


• The clear direction provided by Government as to the importance of boosting 


the supply of housing as set out in the ongoing consultations with regards 


immediate and long-term changes to the national planning system; 


• The sustained ambitions of the Council to respond positively in providing for 


housing to meet local needs, with the Draft Plan continuing to provide for 1,400 


homes per annum (30,800 homes between 2016 and 2038) thus exceeding the 


current outcome of the standard method (1,177dpa). It does, however, fall 


below the outcome of the revised method currently being consulted upon by the 


Government (2,129dpa); 


• The spatial distribution advanced by the Council, which recognises the scale and 


role of individual settlements – as evidenced through the hierarchy – and the 


importance of growing key centres such as Shifnal; 


• The positive implications of the Council’s support for the regionally and 


nationally significant M54 Growth Corridor with regards Shropshire’s economy 


and by implication the need for housing, noting specifically the location of 


Shifnal; 


• The extent to which the adopted Core Strategy and Site Allocations and 


Management of Development Plan have provided a supportive framework to 


enable growth in the housing stock of Shifnal, responding and serving to mitigate 


to date evident housing demand pressures; and 


• The credentials of Shifnal as a sustainable location for further housing growth in 


the context of its social and transport infrastructure, as well as the approach 


advanced in the Draft Plan to allocate a significant amount of new employment 


land to respond to demand generated by the M54 Corridor and in the interest of 


supporting the settlements sustainable growth. 


3. The evidence presented in this report supports the approach taken by the Council to 


plan positively for accommodating identified long-term housing needs but indicates 


that the proposed requirement is likely to underestimate the full need for housing. The 


report identifies that: 
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• The NPPF / PPG strongly support the position taken by authorities such as 


Shropshire to identify a housing requirement which is higher than that implied 


as a ‘minimum’ level through the standard method. This particularly recognises 


economic ambitions relating to the M54 growth corridor with a clear 


commitment across a range of strategies to ensure that this investment is 


successful, with the outlined aspiration representing a significant potential 


growth in employment opportunities across the corridor. Furthermore planning 


for a higher level of provision is necessary to respond to the pressing need to 


deliver much needed affordable homes to address the consequences of historic 


under-provision; 


• Whilst the proposed housing requirement is higher than the outcome of the 


current standard method, up-to-date demographic projections suggest higher 


levels of need are likely to arise where recent growth is sustained. This is 


reflected in the outcome of the new standard method proposed by Government, 


which it is acknowledged is only out for consultation but reflects the impact of 


these more recent projections on need in the county; and 


• Planning for higher levels of housing need is also considered prudent in the 


context of the significant housing need pressures identified in the Greater 


Birmingham/ Black Country HMA, with which both Shropshire as a whole and 


Shifnal are identified as having strong functional housing market relationships. 


There is little evidence to date that the full scale of need associated with either a 


minimum level, or indeed those associated with delivering the HMA’s economic 


growth ambitions, will be accommodated in the current generation of Local 


Plans. The result will be a continued displacement of housing demand pressures, 


which will in turn place greater pressure on local housing markets in Shropshire, 


as well as other areas, where connections are strongest. The opportunity exists 


for the Council to take an even more positive approach in providing for these 


needs again with reference to the unique position it has in joining housing 


markets through the M54 Corridor. 


4. The report also provides strong evidence-based support for the proposed policy 


approach of allocating and identifying future further potential land for housing growth 


in Shifnal. However, the analysis identifies – in the face of higher potential need 


pressures and in responding to evidence of market signals and the delivery of new 


employment opportunities – that the Plan should incorporate greater flexibility to 


support this land, which is currently identified as safeguarded land, in coming forward 


in the plan period where justified. The report shows that: 


• Recently higher housing delivery in Shifnal has served to mitigate what were 


increasingly acute affordability issues arising from the historic under-provision 


of housing, in the face of strong demand. Where it is recognised that the 


population of Shifnal will continue to grow and that its location in the M54 


Corridor is a material factor in shaping demand there is a risk that the curtailing 


of new housing provision later in the plan period will result in a reversion to 


these adverse consequences.  
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• The continued growth of the settlement’s population through its attraction of 


families can be expected to reinforce the settlement’s future vitality and 


sustainability. It will also reasonably result in a continued local demographically 


driven demand to be generated which if unmatched by supply through the plan 


period in Shifnal will lead to the potential displacement of need and exacerbate 


market pressures; and 


• The parallel delivery of new employment space will have a positive impact in 


creating opportunities for more people to live and work in Shifnal. However, 


where it is recognised that the settlement currently already has a reasonable 


level of employment and that its strong connectivity means that it retains a small 


proportion of its labour-force it is important to recognise that re-balancing will 


not happen immediately. The potential alignment between a reduction in 


housing delivery and the realisation of new employment opportunities on the 


proposed employment allocation later in the plan period will only potentially 


serve to exacerbate supply / demand issues later in the plan period if not 


mitigated through flexibilities to enable new housing to be delivered. This would 


need to respond to evidence of rising demand pressures and an accompanying 


growth in new employment being realised in the settlement. The settlement’s 


existing social infrastructure provides a strong basis to accommodate sustainable 


growth in this manner. 
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1. Introduction 


1.1 This technical report has been prepared on behalf of Miller Homes (‘Miller’) to inform 


wider representations to the Regulation 18 Pre-Submission Draft of the Shropshire 


Local Plan (‘the Draft Plan’) which the Council is consulting on until 30 September 2020. 


It represents an update to our previous technical report, which shared the same title 


and was submitted on behalf of Miller and Wallace Homes to the “Preferred Sites” 


consultation document in January 2019. 


1.2 Our previous analysis has been reproduced and fully updated as appropriate within this 


report, such that reference no longer needs to be made to the earlier submission. We 


have, however, highlighted the consistency of our conclusions, and the evidence upon 


which they are based, where applicable. 


1.3 The purpose of this report remains to provide a technical review of the proposed level 


of growth in Shifnal, in the context of local and wider housing needs and its ability to 


sustainably accommodate growth. In building upon the conclusions in our earlier 


technical report, the analysis in this report recognises and reinforces: 


• The clear direction provided by Government as to the importance of boosting 


the supply of housing as set out in the ongoing consultations with regards 


immediate and long-term changes to the national planning system; 


• The sustained ambitions of the Council to respond positively in providing for 


housing to meet local needs, with the Draft Plan continuing to provide for 1,400 


homes per annum (30,800 homes between 2016 and 2038) thus exceeding the 


current outcome of the standard method (1,177dpa). It does, however, fall 


below the outcome of the revised method currently being consulted upon by the 


Government (2,129dpa); 


• The spatial distribution advanced by the Council, which recognises the scale and 


role of individual settlements – as evidenced through the hierarchy – and the 


importance of growing key centres such as Shifnal; 


• The positive implications of the Council’s support for the regionally and 


nationally significant M54 Growth Corridor with regards Shropshire’s economy 


and by implication the need for housing, noting specifically the locational 


implications for Shifnal; 


• The extent to which the adopted Core Strategy and Site Allocations and 


Management of Development Plan have provided a supportive framework to 


enable growth in the housing stock of Shifnal, responding and serving to mitigate 


to date evident housing demand pressures; and 


• The credentials of Shifnal as a sustainable location for further housing growth in 


the context of its social and transport infrastructure, as well as the approach 


advanced in the Draft Plan to allocate a significant amount of new employment 


land to respond to demand generated by the M54 Corridor and in the interest of 


supporting the settlements sustainable growth. 
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Introducing Shifnal 


1.4 As shown in the following plan, Shifnal is situated in the eastern most part of the 


authority of Shropshire, which is shaded in blue. It is located circa 4 miles from Telford, 


around 13 miles from Wolverhampton and 34 miles from Birmingham, to its south 


east. Shifnal is directly served by a railway station – with hourly links to Shrewsbury 


and Birmingham New Street – and is also linked to the motorway network via the M54. 


Figure 1.1: Location of Shifnal 


 


Source: Turley 


Report structure 


1.5 Section 2 of this report summarises the Draft Plan’s proposals with regards the planned 


provision for housing and the future growth of Shifnal. This is subsequently framed 


within the context of: 


• The appropriate and justified local housing need in Shropshire with reference to 


national planning policy and guidance, including the potential implications of the 


ongoing Government consultation, which is concisely summarised in section 3; 


• The scale, urgency and nature of housing needs at the strategic level, recognising 


as shown in Figure 1.1 the proximity of Shifnal to Wolverhampton, the Black 


Country and Greater Birmingham all of which are acknowledged as facing 


significant housing market pressures. This is explored in section 4; 
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• Specific drivers of housing need along the M54 corridor given Shifnal’s proximity. 


This includes a recognition of the economic growth potential and planned 


transport infrastructure along the corridor. This is presented in section 5; and 


• Analysis of the local housing market in Shifnal reflecting on the role that the 


increase in the provision of new housing in recent years has had in mitigating 


demand pressures factoring in the above and other evidence as to the nature of 


housing need in the settlement in section 6. 


1.6 Within this context, section 7 highlights the ability of Shifnal to sustainably contribute 


towards accommodating growth, and the local benefits that could be realised through 


its development. This is drawn together with the preceding analysis to inform the 


conclusions of this report, which are summarised in section 8. 
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2. Proposed Housing Growth in Shifnal and 
Shropshire 


The proposed housing requirement for Shropshire 


2.1 Policy SP2 of the Draft Plan proposes a requirement of around 30,800 homes over the 


twenty two year plan period (2016-38). This equates to 1,400 homes per annum on 


average. 


2.2 In justifying this scale of provision, reference is made to the standard method of 


assessing the minimum need for housing, which suggests that at least 25,894 homes – 


or 1,177 per annum – are needed in Shropshire. The Draft Plan highlights its approach 


of providing flexibility beyond this minimum. 


2.3 The extent to which this is appropriate and justified by the available evidence is 


considered further in section 3, but it is noted that the policy explanation confirms that 


this flexibility is intended to: 


• Respond to specific sustainable development opportunities; 


• Increase the delivery of family and affordable homes; 


• Support the delivery of specialist housing for specific groups including older 


people; 


• Support the diversification of the labour force; and 


• Support wider aspirations, including increased economic growth and 


productivity. 


2.4 The Draft Plan also asserts that this scale of provision: 


“…incorporates 1,500 dwellings to support the housing needs of the emerging Black 


Country Plan, where evidence indicates housing delivery opportunities are constrained. 


This reflects a positive approach to cross boundary cooperation and responds to the 


functional relationship between the two areas. This cross-boundary housing need will 


be accommodated through the distribution of growth outlined in this policy”1 


The proposed growth of Shifnal 


2.5 Policy S15.1 proposes that ‘Shifnal will fulfil its role as a Key Centre and the largest 


settlement in the north of the Shropshire Green Belt’. It also proceeds to state that: 


                                                           
1 Regulation 18: Pre-Submission Draft of the Shropshire Local Plan (2020), paragraph 3.7 
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“Shifnal will be the focus for investment, employment, housing and development on the 


M54/A5 Strategic Corridor through Shropshire with access to Junctions 4 and 3 with 


proximity to Wolverhampton and the i54 major investment site”2 


2.6 In terms of the scale of development in Shifnal, the same policy proposes that: 


• The town will deliver around 1,500 dwellings; and 


• The town will make available around 41 hectares of employment land to provide 


choice and competition in the market. 


2.7 It confirms that: 


“New housing and employment will make provision for the needs of the town and 


surrounding hinterland, including attracting inward investment and allowing existing 


businesses to expand” 


2.8 The land proposed to deliver the above levels of development consists primarily of the 


saved SAMDev mixed use and residential allocations and the following residential and 


employment allocations: 


• Land adjoining Meadow Drive (SHF013) – Residential (65 dwellings) 


• Land adjoining Beech House between A464 and Park Lane (SHF015 & SHF029) – 


Residential (65 dwellings) 


• Land between Windmill View and The Monument on A464 (SHF022 & part 


SHF023) – Residential (100 dwellings) 


• Land east of Shifnal Industrial Estate, Upton Lane (SHF018b & SHF018d) – 


Employment (39 ha) 


2.9 Further to land proposed to be allocated in the Plan, it is also proposed that a further 


92.8ha is safeguarded (Table DP25.1). 


2.10 In summarising the strategy for the settlement, it is stated that the Local Plan seeks to: 


“…secure a better balance between the currently committed and the likely future scale 


of housing, the current deficit in employment land and the largely low quality 


employment opportunities in the town. The strategy seeks to address both the 


immediate need to provide for housing and employment development to 2038 and to 


also provide for the future growth of a town that is inset into the Green Belt and 


restricted by national policy”3 


Implications 


2.11 The remaining sections of this report reaffirm the evidence to support the approach 


taken to both: 


                                                           
2 Regulation 18: Pre-Submission Draft of the Shropshire Local Plan (2020), page 240 
3 Regulation 18: Pre-Submission Draft of the Shropshire Local Plan (2020), paragraph 5.208 
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• Plan positively for the needs of existing and future residents across Shropshire by 


planning for a housing requirement which is above that calculated as the 


minimum starting point using the standard method and incorporates an 


acknowledged unmet housing need from an adjacent HMA; and 


• Enable Shifnal to continue to grow recognising its strategic significance in the 


context of planned growth corridors and associated investment and the housing 


demand pressures currently in evidence in the town set in the context of an 


increase in recent levels of supply.  


2.12 Where the above are supported the following sections highlight the extent to which 


the Plan must acknowledge evidence of higher housing need, locally and in the wider 


context, and the extent to which Shifnal can continue to play a more positive role in 


contributing to meeting these needs within the plan period.  
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3. Local Housing Need 


3.1 The current consultation on the Draft Plan is being undertaken in the context of the 


most recent National Planning Policy Framework (NPPF) published in February 2019. 


3.2 The NPPF retains at its core the Government’s commitment to ensuring that the 


planning system achieves the parallel objectives of delivering the homes that are 


needed, supporting the ongoing development of a strong, responsive and competitive 


economy, making effective use of land and protecting and enhancing the natural 


environment4. 


3.3 The NPPF confirms that a ‘local housing need assessment conducted using the standard 


method’ should be used to ‘determine the minimum number of homes needed’5. 


Accompanying Planning Practice Guidance (PPG) reaffirms that the standard method 


formula is ‘to identify the minimum number of homes expected to be planned for’ and 


‘does not produce a housing requirement’6. There is no policy constraint on planning for 


a level of housing provision in excess of the minimum figure calculated, with any such 


uplift to be considered ‘prior to and separate from considering how much of this need 


can be accommodated in a housing requirement figure’7. 


3.4 The PPG confirms that the Government is ‘supportive of ambitious authorities who 


want to plan for growth’ by surpassing any ‘minimum starting point’ derived from the 


standard method8. 


3.5 On 6 August, the Government launched two separate consultations, one of which 


(‘Planning for the future’) proposes fundamental reforms of the planning system. The 


other proposes and seeks views on ‘changes to the current planning system’, including 


changes to the standard method for assessing local housing need. In proposing a 


revision to the standard method calculation, the Government is clear that it is intended 


to inter alia: 


• Achieve a better distribution of homes towards high demand areas and in 


emerging demand areas across the country; and 


• Be consistent with the Government’s ambition for a housing market that 


supports 300,000 homes by creating a method with a suitable overall national 


number that enables achievement of that aim. The revised standard method 


indicates a national need for some 337,000 homes per annum, compared to 


approximately 265,000 homes under the current method. This is noted as being 


designed to provide enough land to account for the drop-off rate between 


permissions and completions. 


3.6 The Council has presented a timetable for the future stages of Local Plan preparation 


beyond the current consultation. This confirms an intention to publish a Regulation 19 


                                                           
4
 MHCLG (2018) National Planning Policy Framework, paragraph 8 


5
 MHCLG (2018) National Planning Policy Framework, paragraph 60 


6
 PPG Reference ID 2a-002-20180913 


7
 Ibid. 


8
 PPG Reference ID 2a-010-20180913 
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(publication) version of the Local Plan in autumn / winter 2020, before its submission in 


early 2021. This timetable is relatively tight where the Council presumably intends to 


reflect on responses to its consultation. 


3.7 The transitional arrangements proposed by Government mean that the current 


standard method would apply in the case of Shropshire, where this timetable is 


followed. This recognises that the consultation document confirms that: 


“Authorities close to publishing their second stage consultation (Regulation 19), should 


be given 3 months from the publication date of the revised guidance to publish their 


Regulation 19 plan and a further 6 months to submit their plan to the Planning 


Inspectorate”9 


3.8 Where the publication date of revised guidance is anticipated to be no earlier than 


winter 2020, this would likely require the Local Plan to be submitted for examination in 


early 2021.  


3.9 Our previously submitted technical report included a detailed overview of current 


national planning policy, and supported the Council in its positive approach to 


providing for future housing needs arising within the area. The Draft Plan outlines an 


intention to provide for 1,400 homes per annum (30,800 between 2016 and 2038), a 


level of provision which exceeds the current outcome of the standard method 


(1,177dpa). This suggests the provision of some 4,906 homes above the minimum. This 


suggests a degree of uplift even where, as noted in section 2, the Plan indicates that 


the requirement includes 1,500 homes to meet needs from the Black Country housing 


market area (considered further in the following section of this report). 


3.10 This approach continues to comply with the NPPF and appropriate planning guidance. 


This recognises the PPG’s acknowledgement of circumstances where an uplift is 


appropriate, including the need to reflect economic growth ambitions and planned 


infrastructure investment. It is clear for example that, as explored further in section 5 


of this report, the recognised potential of the M54 Growth Corridor means that it is 


critical that the Council’s approach to plan for a higher requirement is maintained. This 


will ensure in accordance with the NPPF / PPG that the planned provision of housing 


does not constrain the future potential of the economy or lead to a more 


unsustainable future for local communities. 


3.11 A failure to provide the homes needed to support planned and anticipated investment 


would have significant implications, both in terms of posing a risk that the local 


economy and businesses are constrained in their growth and that there are adverse 


consequences with regards to the sustainability of growth including further pressure 


and an overheating of the local housing market. 


3.12 In this context, it is similarly agreed that planning for a level of provision above the 


minimum is important in responding positively to an acknowledged need to boost the 


supply of affordable housing provision. Policy SP2 confirms the intention to provide for 


around 7,700 affordable homes or 350 homes per annum. As the Draft Plan 


acknowledges, the Council’s evidence base – in the form of the 2020 Local Housing 


                                                           
9 MHCLG, Changes to the current planning system (August 2020), paragraph 43 
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Need Assessment (LHNA) – confirms the full need is considerably higher calculating an 


estimated need to provide 799 affordable homes a year over the plan period. This level 


of need represents some 57% of the overall proposed requirement and will require a 


significant increase from recent levels of delivery. The last published Annual 


Monitoring Report confirms that in the last seven years the highest annual level 


achieved has been 441 (2016/17) with the average in the last seven years being only 


244 affordable homes per annum10.  Evidently planning for a level above the current 


proposed requirement would further support the delivery of additional affordable 


housing and mitigate a risk that the aspired boost in provision is not achieved. 


3.13 Where the proposed level of housing provision compares favourably with the outcome 


of the current standard method, it notably falls far below the need for 2,129 dwellings 


per annum calculated through the revised method that has been proposed by 


Government. Figure 3.1 shows that this is entirely due to the use of 2018-based 


household projections as a new baseline, which are higher and thus take precedence 


over the new stock-based metric and replace the more dated 2014-based projections 


that feature as the baseline of the current method. 


Figure 3.1: Comparing the Current and Proposed Standard Method for Shropshire 


 


Source: Turley analysis 


3.14 The 2018-based projections suggest that a continuation of more recent demographic 


trends could lead to the formation of considerably more households in Shropshire than 


anticipated by the 2014-based projections, over the period for which the baseline is 


calculated (2020-30). This is at least partially because the population has grown beyond 


the relatively low rate anticipated by the 2014-based projections, returning to the 


levels of growth experienced circa 10-15 years ago. 


                                                           
10 Shropshire Council: Authority’s Monitoring Report 2016-17, Table 15 
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Figure 3.2: Historic and Projected Population Growth Rates in Shropshire 


 


Source: ONS 


3.15 In the context of the above, the Council is advised to give further consideration in the 


next iteration of its Local Plan to the scale of need, where the current standard method 


– and the modestly higher provision of 1,400 homes per annum planned – increasingly 


looks to be underestimating the full scale of need in Shropshire. 


3.16 Irrespective of the scale of need, it is similarly important to recognise that the plan 


must provide for an appropriate supply of housing land to meet needs. Paragraph 59 of 


the NPPF clearly states that: 


“To support the Government’s objective of significantly boosting the supply of homes, it 


is important that a sufficient amount and variety of land can come forward where it is 


needed, that the needs of groups with specific housing requirements are addressed and 


that land with permission is developed without unnecessary delay”11 


3.17 To ensure that Local Plans deliver the homes needed, their identification of an 


appropriate supply of land must therefore be based upon: 


• An understanding of the geographies of housing market need, to ensure that 


new homes are provided where needs arise; 


• An appreciation of the segmentation of the market with regards to different 


needs for different products (size, tenure etc.) generated by different groups in 


the housing market; and 


                                                           
11
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• A consideration of the above factors to ensure that the demand for new homes 


is understood in the context of the proposed supply to ensure that housing land 


is developed and boosts supply. 


3.18 Sections 6 and 7 of this report consider the importance of adhering to these national 


policy requirements in the context of planning specifically for the future needs in 


Shifnal, considering the planned supply of housing land in the context of both the 


strategic needs identified but also more localised demand. 
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4. Wider Context of Housing Need 


4.1 The Draft Plan recognises the importance of joint working between strategic policy-


making authorities and as referenced in earlier sections asserts that it provides for 


1,500 homes to support the needs of the emerging Black Country Plan. 


4.2 Such a proactive approach is strongly supported and welcomed, particularly where it is 


clear that there is a significant wider context of housing need in areas proximate to 


Shropshire and in particular the Black Country. 


4.3 Where the analysis in the previous section affirms that the local need pressures facing 


Shropshire are likely to be higher than the Council has acknowledged to date, this 


should not dissuade the Council from continuing to plan positively in this regard with 


the importance and existence of unmet not alleviated. This section initially recognises 


the work undertaken by Shropshire and the Black Country authorities to affirm the 


scale of unmet housing need. It then considers how such needs could evolve to 


highlight the importance of maintaining a positive approach in seeking to provide for 


unmet housing needs through the Shropshire Local Plan. 


Unmet housing needs in the wider areas 


4.4 Published correspondence from last year clearly emphasised the critical role of 


Shropshire in addressing the unmet housing needs of the Black Country12. 


4.5 This was framed in the context of an estimated shortfall in the order of 22,000 homes 


over the period to 2036, but an extension to the plan period to 2038 was then 


considered likely to elevate this to around 26,000 homes. The subsequent publication 


of an Urban Capacity Review Update actually elevated the scale of this shortfall to circa 


29,300 homes over the period to 203813. This was reportedly equivalent to 41% of the 


homes needed in the Black Country according to the standard method, and it is notable 


in this context that proposed revisions to the method, as introduced for Shropshire in 


the previous section, only slightly lower the outcome for this area by less than 2%. 


4.6 The published correspondence indicates – even in the context of a smaller shortfall – 


that the Black Country authorities have engaged with surrounding authorities ‘to 


understand if they would consider accommodating some of our unmet housing…needs’, 


but describes a ‘mixed’ response and states that ‘no local authorities have made a 


binding commitment in the form of the required statement of common ground to 


contributing towards addressing the shortfall’. 


4.7 Shropshire is one of four authorities – alongside South Staffordshire, Lichfield and 


Cannock Chase – that are referenced as testing their ability to contribute. It notes, 


however, that the competing pressure to address the unmet needs of Birmingham 


means that ‘a significant shortfall’ is likely to remain. Our previous technical evidence 


                                                           
12 Correspondence 30.09.2019 – Association of Black Country Authorities with Shropshire Council (listed on the 


Shropshire Local Plan evidence base) 
13 Black Country Urban Capacity Review, December 2019, paragraph 2.1.40 
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summarised the findings of the 2018 Greater Birmingham HMA Strategic Growth 


Study, highlighting the scale of the identified shortfall.  


4.8 In this context it is noted that in September 2020 the ‘Greater Birmingham and Black 


Country Housing Market Area (GBBCHMA) Housing Need and Housing Land Supply 


Position Statement’ (July 2020) was published. This statement makes reference to the 


recalculated shortfall for the Black Country HMA noted above but also updates the 


position for the Greater Birmingham HMA. It implies for the period 2011 to 2031 that 


the shortfall has reduced to 2,597 dwellings.  


4.9 There nonetheless remains a shortfall, where the supply picture is taken at face value. 


The full scale of the issue, and its implications for the displacement of demand to other 


areas such as Shropshire, is evidently more significant where it is recognised that firstly 


the full need for housing over even this period is likely to be underestimated and 


secondly the scale of unmet need is only likely to increase beyond 2031. The statement 


is clear to recognise that the scale of this shortfall for the Birmingham HMA is not yet 


known but where the Shropshire Plan looks to 2038 this is evidently of significant 


importance.  


4.10 In considering the first issue it is important to recognise that where the Black Country 


has used the standard method as a basis for comparing need and supply he 2018 


Greater Birmingham HMA Strategic Growth Study’s concluded OAN continues to be 


referenced. Specifically it is noted that reference is primarily made to the baseline 


assessment of need as opposed to the higher need identified in the study reflecting  


the implications of the momentum behind the Midlands Engine Strategy14. This will 


evidently need revisiting in the context of the ongoing Government consultation on 


revisions to the standard method. 


4.11 The latest Supply Position Statement does not provide any reassurance that the full 


scale of need and the need beyond 2031 is being adequately provided for in the 


emerging generation of Local Plans. Indeed it is noted that the statement concludes by 


confirming in this context that ‘there may also be scope for contributions from local 


authorities outside the HMA but with a strong functional link to it, such as Shropshire, 


to help address the shortfall up to and beyond 2031’15.  


4.12 This only emphasises the crucial role of Shropshire in this regard, and demonstrates the 


need to make the largest possible contribution towards positively addressing what is 


acknowledged as being a significant issue for the larger HMA area. 


Understanding housing market relationships to the Greater Birmingham / Black 


Country HMA 


4.13 Whilst Shropshire falls outside of the defined Greater Birmingham / Black Country 


housing market area (HMA) the correspondence between the Black Country authorities 


and Shropshire Council referenced above clearly articulates the joint recognition of the 


strong functional economic relationships between the two areas. As outlined at the 


                                                           
14


 DCLG (Mar 2017) Midlands Engine Strategy 
15 Greater Birmingham and Black Country Housing Market Area (GBBCHMA) Housing Need and Housing Land 


Supply Position Statement (July 2020, published September 2020), paragraph 6.3 
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start of the section, the Council has acknowledged the important functional 


relationships which impact on the operation of the housing market in Shropshire. 


Specific reference is made to the fact that: 


• Between 2010/11 and 2017/18 the total number of residents exported from the 


Black Country to Shropshire was 16,100 and 7,320 exported from Shropshire to 


the Black Country. This equated to a net total of 8,810 people migrating from the 


Black Country to Shropshire; and 


• 2011 Census data indicates that some 2,180 working age residents from the 


Black Country travelled to work in Shropshire and that 4,615 residents travelled 


to work in the Black Country. 


4.14 Building on the above, it is also the case that where the geography is extended to 


including the Birmingham HMA as well the scale of the relationships is even more 


pronounced. Similar analysis of the 2011 Census dataset reveals that: 


• 14% of the circa 11,800 people moving to a new address in Shropshire during the 


year prior to the Census  had moved from the Greater Birmingham/Black 


Country HMA; and 


• Of the Shropshire residents who work outside of their home district16, 21% work 


in the Greater Birmingham/Black Country HMA17. 


4.15 This clearly reinforces the strong functional housing market relationships between 


Shropshire and the Greater Birmingham/Black Country HMA and by implications the 


relevance and importance of the identified issues of unmet housing needs noted 


above.  


4.16 Where the Black Country authorities have recognised the above to affirm their support 


for proposed allocation of the M54 Junction 3 site – recognising the strong existing and 


proposed enhanced transport links from the site into the Black Country – it is 


important to recognise that the same is true of other potential settlements and 


potential development sites with strong linkages via the corridor.  


4.17 Looking specifically at Shifnal, data from the 2011 Census18 has been used to undertake 


similar analysis with regard to commuting origin and destination of the town’s 


workforce and residents19. In this regard it can be seen that approximately 15% of the 


Shifnal workforce commute in from the Greater Birmingham/ Black Country HMA. This 


represents the same proportion as arising from other parts of Shropshire and is only 


exceeded by the flows from Telford and Wrekin to which proximity is a key 


consideration.  


                                                           
16


 Circa 30% of the authority’s residents. 
17


 The percentage of all Shropshire’s residents who work within the GB/BC HMA is circa 6%. 
18


 ONS via Nomis (2011) Census 2011 - WU03EW - Location of usual residence and place of work by method of 
travel to work (MSOA level) 
19


 Whilst the majority of analysis conducted at a Shifnal level in this report aligns with Shropshire Council’s 
definition of the town as the Parish in the Preferred Sites Consultation document, commuting data is available only 
at the Middle Super Output Area (MSOA) level. This means that the analysis which uses 2011 Census commuting 
patterns data defines Shifnal as ‘MSOA E02006008: Shropshire 025’. 
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Table 4.1: Place of residence for Shifnal workforce, 2011 


Origin of Shifnal's Workforce Number % 


Telford and Wrekin 759 36% 


Shifnal 522 25% 


Rest of Shropshire 328 15% 


Greater Birmingham/Black Country HMA 315 15% 


South Staffordshire 92 4% 


Wolverhampton 91 4% 


Other 202 10% 


All people working in Shifnal 2,126 100% 


Source: Census 2011 


4.18 A higher proportion (18%) of Shifnal residents also commute out to the Greater 


Birmingham/Black Country HMA. This is again only exceeded by the proportion of 


people commuting to Telford and Wrekin and exceeds the number of people who 


commute to other parts of Shropshire. This again serves to reinforce the importance of 


the relationship with this HMA. 


Table 4.2: Place of work for Shifnal residents, 2011 


Place of work for Shifnal residents Number % 


Telford and Wrekin 1,220 40% 


Greater Birmingham/Black Country HMA 565 18% 


Rest of Shropshire 534 17% 


Shifnal 522 17% 


Wolverhampton 211 7% 


Birmingham 112 4% 


Other  222 7% 


All workers from Shifnal 3,063 100% 


Source: Census 2011 


Implications 


4.19 The evidence presented within this section has reaffirmed the importance of 


acknowledging Shropshire’s exposure to the housing market pressures facing the 


proximate Greater Birmingham/ Black Country HMA. 


4.20 Specifically this recognises that whilst this HMA is facing significant housing need 


pressures, which are in turn anticipated to increase as it seeks to support its economic 
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ambitions, the full need for housing is not being addressed in the current generation of 


adopted and emerging Local Plans. 


4.21 The implication of both the scale of housing market pressures arising from the Greater 


Birmingham/ Black Country HMA and the strength of relationships between Shropshire 


as a whole and Shifnal specifically is that it is reasonable to assume that there will 


continue to be displacement of demand over the plan period. 


4.22 This confirms that the approach proposed in the Draft Plan to provide for a level of 


unmet housing need to support the emerging Black Country Plan is correct. 


Importantly, however, in the context of a recognition of potentially higher local 


housing needs the extent to which this will be achieved by the proposed requirement is 


less certain. Furthermore it is important to recognise that over the plan period the 


opportunity exists to capture the full benefits associated with the attraction of new 


residents through the parallel provision of new housing and enhancements to 


transport and social infrastructure. These aspects are considered with specific 


reference to Shifnal’s future sustainable growth in the remaining sections of this 


report. 
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5. A Connected Place – The M54/A5 Growth 
Corridor 


5.1 As previous sections have identified, Shropshire and, in the context of the analysis in 


this report, Shifnal are evidently recognised as benefiting from significant locational 


advantages based on the strategic connectivity facilitated by existing transport 


infrastructure. 


5.2 The Shropshire Economic Growth Strategy20 identifies the ‘M54/A5 East growth 


corridor’ as one of the key strategic corridors and growth zones. It is recognised as a: 


“…key road and rail transport corridor which reinforces Shropshire’s close proximity to 


the West Midlands and the growth potential that will develop from the Land 


Commission as part of the Combined Authority structure”21 


5.3 This section considers the economic growth potential of the M54 corridor including 


both road and rail links and the policy support for its contribution to wider regional, 


sub-regional and local planning policy and economic strategy.  


5.4 As the Draft Plan recognises the investment in this strategic corridor provides an 


important consideration in understanding the impact of the realisation of this potential 


in sustaining and increasing housing demand pressures in Shifnal and other settlements 


along the corridor over the longer-term and the influence this could have on shaping 


housing need in the locality22. 


The Economic Growth Potential of the M54 Corridor 


Policy and Strategy Context 


5.5 The Midlands Connect Strategy23 establishes a spatial framework for investment based 


on four Strategic Economic Hubs and six intensive Growth Corridors, which are judged 


as critical to the economy of both the Midlands and the UK as a whole. The adopted 


West Midlands Strategic Transport Plan (STP)24  highlights that focused infrastructure 


improvements in these areas could boost the UK economy by up to £800 million per 


annum by 203625. One of the identified Growth Corridors covers the M54, stretching 


westwards between Birmingham and Shrewsbury. This corridor encompasses Shifnal, 


and the town is also situated just outside the Birmingham, Solihull and the Black 


Country Strategic Economic Hub. This can be seen in Figure 5.1. 


                                                           
20


 Shropshire Council (2017) Economic Growth Strategy for Shropshire 2017 – 2021 
21


 Ibid. 
22 Regulation 18: Pre-Submission Draft of the Shropshire Local Plan, paragraph 4.91 
23


 Midlands Connect (2017) Midlands Connect Strategy: Powering the Midlands Engine 
24


 West Midlands Combined Authority (2017) West Midlands Combined Authority Strategic Economic Plan: Making 
our mark… the West Midlands, the best region in the UK to do business 
25


 West Midlands Combined Authority (2015) Movement For Growth: The West Midlands Strategic Transport Plan 
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Figure 5.1: Midlands Connect Strategy –  Intensive Growth Corridors and 


Strategic Economic Hubs 


 


Source: Midlands Connect 


5.6 Shropshire Council is a member authority of the Marches Local Enterprise Partnership 


(MLEP), a partnership between local government and business which aims to 


accelerate the area’s economic growth. MLEP published a draft Local Industrial 


Strategy (LIS) in December 2019. This introduces the A5/M54 growth corridor as ‘one 


of the largest housing and commercial opportunities in the West Midlands.’26 This 


builds on the MLEP  adopted Strategic Economic Plan (SEP)27, which identified  roads 


such as the M54, A5 and A49 and key rail lines as forming key growth corridors, all of 


which are in close proximity to Shifnal.   


5.7 Similarly the Economic Growth Strategy for Shropshire28, referenced in the 


introduction to this section, was adopted by Shropshire Council in 2017, and, identified 


the M54/A5 East area as a major ‘strategic corridor and growth zone’. The Strategy also 


outlines plans to increase the county’s annual GVA by 12% before 2021 (from a current 


base of £6 billion), unlocking £300 million of private sector investment, creating 3,700 


new jobs, and building 1,375 homes every year in Shropshire.  


                                                           
26 The Marches Local Industrial Strategy, December 2019, Executive Summary 
27


 The Marches Local Enterprise Partnership (2014) Strategic Economic Plan: Accelerating Growth through 
Opportunity 
28


 Shropshire Council (2017) Economic Growth Strategy for Shropshire 2017-2021 
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5.8 Outside of the M54 Corridor, the Local Plan also acknowledges the importance of the 


investment which will be realised as a result of HS2. An additional strategic growth 


corridor linking the M54 to the A41 (north and east of Shifnal) is also highlighted within 


the Strategy, linking Shropshire to the HS2 hub at Crewe and to the North West, 


Cheshire and beyond. Whilst it is recognised that principally the delivery of the 


Northern Gateway will impact most significantly on the northern market towns in 


Shropshire it will also, via connections to the national rail network, have wider impacts 


across the County and in settlements such as Shifnal across the M54 corridor. This 


needs to be considered in the context of improvements to rail connectivity in Shifnal in 


recent years which are considered at the end of this section. 


Providing for growth associated with the M54 Corridor 


5.9 The M54 Growth Corridor – Strategic Options Study was published in June 2019. This 


study confirmed that it built upon the draft West Midlands Spatial Investment and 


Delivery Plan (July 2018) which it notes ‘identified 27 potential corridors/strategic 


development opportunities, one of which being the M54 corridor. Furthermore it noted 


this previous study stated: ‘that the M54 corridor has potential for significant 


employment growth focusing on key sectors set out in Shropshire’s Economic Growth 


Strategy linked to the advanced manufacturing opportunities to create a hub 


maximising the opportunity of i54…and RAF Cosford’29. 


5.10 The 2019 study provided a series of recommendations to the Council including, inter 


alia, that they should: 


• Prioritise the strategic employment sites at J3, Cosford and Stanton Road to 


drive forward the County’s corporate objective of economic growth whilst also 


delivering balanced employment and residential growth; and 


• Prioritise employment sites that help redress the current imbalance between 


residential and commercial sites. 


5.11 It proceeds to state that: ‘These potential allocations will provide ‘fit for purpose’ 


employment land that meets the needs of the modern occupier and responds to market 


demand. This approach will assist in diversifying the economy by attracting occupiers in 


higher value sectors that drive economic productivity and retain talent in the County’.30 


5.12 It is noted that within the study, as part of a consideration of a number of sites along 


the corridor, two sites adjacent to Shifnal were considered including the proposed 


allocation noted in section 2 and considered further in section 7, the other being land 


referred to as the Lodge Hill Estate adjacent which includes the land promoted by our 


client Miller Homes. It is noted that where the site is understood to be being promoted 


primarily for residential uses subject to the outcome of discussions ‘the site could be 


available within a 10 year delivery period…’31. 


5.13 Where it is agreed that the allocation of new sites, including that at Shifnal, are critical 


to capturing investment and securing a new generation of jobs it is important to 


                                                           
29 Avison Young, ‘M54 Growth Corridor – Strategic Options Study’ Final Report (June 2019), paragraph 1.4 
30 Avison Young, ‘M54 Growth Corridor – Strategic Options Study’ Final Report (June 2019), Executive Summary 
31 Ibid, paragraph 4.72 
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recognise that in recent years, the Marches has already managed to attract significant 


inward investment interest along the corridor. The 2019 study confirms that the i54 is 


recognised as one of the most desirable places to invest within the West Midlands with 


key occupiers including Jaguar Land Rover, Eurofins and Moobs. It observes that the 


site is already fully occupied with Wolverhampton City Council having obtained 


planning consent for the western extension in 2019 offering up an additional 60 


hectares to bring forward for employment which will create a further 1,600 jobs. 


Similarly reference is made to the T54 development which provides an extension to the 


existing Stafford Business Park and an opportunity for further inward investment in 


proximity to i54. It is noted that the development of both sites has raised the profile of 


the M54 as an attractive investment opportunity.  


Neighbourhood Planning Support for Shifnal’s Enhanced Rail Service 


5.14 In considering the sustainability of Shifnal’s location within the growth corridor and its 


own success in attracting investment to provide new homes, a point returned to in the 


following section, it is noted that it has assisted in securing greater provision of rail 


transport services. This has been observed and supported within neighbourhood 


planning policy. As outlined in Shifnal’s adopted Neighbourhood Plan32, research by the 


Shifnal Forward Transport Action Group (SFTAG) identified: 


“…an increase in numbers who are using Shifnal Station in recent years at peak times in 


both directions. With more people living in the new developments, use will increase in 


the plan period and discussions are taking place with rail service providers to meet this 


need longer term.” 


5.15 This is illustrated by the fact that, over the year to April 2014, rail passengers increased 


by 9.5%, the SFTAG largely attributing this to the impact of new residents. 


5.16 The aspiration of the Neighbourhood Plan was therefore to increase rail capacity and 


improve provision of bus services and infrastructure. This was achieved in 2017 when 


the West Midlands Franchise was announced, which provided Monday-Saturday 


services stopping at Shifnal every hour on the Birmingham-Shrewsbury line, increasing 


to nearly every half-hour at rush hour33.  The settlement’s growth has thus assisted in 


securing more services – a position supported by the Neighbourhood Plan.  


5.17 Through adding improved rail services to its already strong road links along the M54 


Growth Corridor, Shifnal now evidently represents an even more sustainably 


connected settlement within the corridor.  


Implications 


5.18 It is apparent that there is a significant degree of strategic support from a national to a 


local level for realising the economic growth potential of the M54 corridor.  


5.19 The realisation of investment along the corridor forms an integral part of the Midlands 


Growth Engine proposals and aligns with national priorities to support the delivery of 


                                                           
32


 Shifnal Town Council (Dec 2016) Shifnal Neighbourhood Plan 2014-26 
33


 http://maps.dft.gov.uk/west-midlands/ 
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new jobs and to create sustainable connections. This position is strongly supported by 


Shropshire and articulated within its economic strategy and the emerging Marches LIS.  


5.20 There is already evidence of the corridor’s impact in attracting investment and 


development. Existing strategies provide assurance that this will be sustained. 


5.21 Shifnal’s location on the growth corridor, and the strong connectivity benefits this 


creates, form an important context for understanding both current demand pressures 


but also the extent to which these are likely to continue to increase where the 


corridor’s investment is realised. At a local level, there has evidently been success in 


recent years in elevating the regularity of rail services to Shifnal. This has reinforced its 


connectivity into the corridor and specifically the national rail infrastructure which 


itself will continue to be enhanced through the delivery of HS2. This investment in 


improvements to rail connectivity has also responded to Shifnal’s own growth. This 


again forms important context to its ongoing credentials for accommodating 


sustainable growth, an aspect which is considered in further detail in section 7 of this 


report. 
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6. Understanding Local Market Demand in 
Shifnal 


6.1 This section considers in more detail the operation of the local housing market in 


Shifnal. This is considered in the context of the strategic drivers of demand for new 


homes identified in the preceding chapters and the recent growth of Shifnal’s housing 


offer. 


Changing rates of delivery 


6.2 The Draft Plan reports that ‘high rates of delivery’ have been achieved in Shifnal, ‘at 


around 200 dwellings per annum from 2016’. This is more than double the average 


provision of 70 dwellings per annum over the preceding decade34 (2006-16). 


6.3 The lower rates of historic provision are understood to largely relate to the planning 


framework in place at different times, as acknowledged by the Council during the 


Preferred Sites consultation. It highlighted that: 


“In the context of regional policy, Shifnal was not a preferred location for development 


even though the role, function and accessibility of the settlement were attractive to the 


market. The removal of regional policy and the preparation of the Core Strategy (2011) 


and SAMDev Plan (2015) allowed the market demand for development in Shifnal to be 


expressed at least in terms of housing development”35 


6.4 In the context of a supportive policy framework, the demand for housing has therefore 


clearly been mirrored in escalating levels of development. 


6.5 This is set to continue, with sites capable of delivering a further 573 new homes having 


received planning permission or prior approval as of March 201936. Indeed the Draft 


Plan expects that: 


“…the housing development market will continue to explore Shifnal as a preferred 


investment location in the M54 corridor and these demands will continue to subject the 


town to significant growth pressures”37 


6.6 Previous engagement with local estate agents38 has revealed that the new homes 


brought to market have proved very popular, with strong rates of build-out confirmed. 


The profile of those purchasing new housing as well as the demographic and stock 


profile of the town overall are considered later in the section. 


6.7 As set out in section 2, the Draft Plan appears to propose a positive strategy that will 


continue to grow the housing stock of Shifnal, by providing 1,500 additional homes 


                                                           
34 Authority’s Monitoring Report 2016-17, Table 7 
35


 Shropshire Council (November 2018) Shropshire Local Plan Review Consultation on Preferred Sites, paragraph 
18.4 
36 Shropshire Council (March 2020) Five Year Housing Land Supply Statement, to 31


st
 March 2019 


37 Regulation 18: Pre-Submission Draft of the Shropshire Local Plan, paragraph 5.201 
38 Fields of Shifnal, Key Angels, DB Roberts in December 2018/ January 2019 







 
 


23 


over the plan period (2016-38) as referenced in Policy S15.1. When recognised, 


however, that some 40% of these homes have already been completed in three years 


to date (2016-19) the Draft Plan could actually slow the rate of growth in Shifnal, 


reducing recent delivery by over three quarters and falling below even the rate of 


development seen prior to 2016 as shown at Figure 6.1. 


Figure 6.1: Historic and Implied Future Rate of Housing Delivery in Shifnal 


 


Source: Shropshire Council 


6.8 While the proposed supply could technically enable the delivery of 47 dwellings per 


annum on average in Shifnal from 2019 onwards, based on recent evidence of demand 


sites with planning permission are likely to build out faster such that supply is 


exhausted long before the end of the plan period. The Draft Plan acknowledges this 


prospect, and envisages a situation where the town sees little or no housing 


development later in the plan period39. 


6.9 Where the Draft Plan identifies safeguarded land for housing, including the land to 


which Turley’s wider representatives relate, this by design is not intended to be 


released until after the end of the plan period. The analysis below and in section 7 


highlights that this could present challenges where supply is deliberately constrained in 


the context of growing demand. The evidence highlights that this would suggest a 


greater flexibility in supporting additional housing provision in the plan period with at 


least a recognition that safeguarded land may need to be developed within the plan 


period would represent a proactive approach to mitigating such issues.  


Relieving affordability pressures 


6.10 The significantly increased housing delivery seen in Shifnal since 2016 has responded 


positively to its status as one of the least affordable areas of Shropshire at that point. 


                                                           
39 Paragraph 5.204 
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6.11 This is shown in evidence produced by the Council, which compared incomes to house 


prices in each settlement as summarised at Table 6.1 below40. Median house prices in 


the town were found to equate to circa 7.5 times the median income, surpassing the 


ratio of 6.6 recorded in Shropshire and more modestly exceeding the national average. 


Shifnal recorded the second highest ratio in Shropshire, just behind Much Wenlock and 


in line with Broseley. Entry level house prices, at the lower quartile, were still further 


detached from lower quartile earnings, the former being some 10.1 times the latter. 


This again exceeded the ratio recorded in Shropshire and England (9.0/8.9 respectively) 


and was the second highest in the county. Each of the ratios for Shifnal had worsened 


since similar analysis was presented in the 2014 update to the Shropshire Strategic 


Housing Market Assessment41 (SHMA), where the town’s median and lower quartile 


affordability ratios were stated as 4.3 and 5.0 respectively. 
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 Shropshire Council  (2017) Shifnal Market Town Profile – Autumn 2017 
41


 Shropshire Council (2014) Strategic Housing Market Assessment 2014 Update 
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Table 6.1: Settlement affordability in Shropshire, 2016 


Area Lower 


Quartile 


Income 


Lower 


Quartile 


House 


Price 


Lower 


Quartile 


Affordability 


Ratio 


Median 


Income 


Median 


House 


Price 


Median 


Affordability 


Ratio ▼ 


Much Wenlock £19,755 £220,000 11.1 £35,514 £279,000 7.9 


Broseley £15,339 £151,875 9.9 £27,984 £209,500 7.5 


Shifnal £16,783 £169,950 10.1 £30,944 £230,998 7.5 


England £16,216 £145,000 8.9 £30,015 £224,000 7.5 


Bishop’s Castle £16,988 £143,250 8.4 £29,590 £219,225 7.4 


Church Stretton £18,191 £170,000 9.3 £32,714 £230,000 7 


Ludlow £14,899 £130,000 8.7 £26,811 £183,500 6.8 


Shropshire £16,680 £150,000 9 £30,053 £197,998 6.6 


Whitchurch £15,207 £125,250 8.2 £27,110 £173,500 6.4 


Shrewsbury £16,540 £150,000 9.1 £29,932 £190,000 6.3 


Highley £14,540 £126,625 8.7 £25,351 £152,500 6 


Albrighton £18,602 £150,000 8.1 £33,850 £192,000 5.7 


Cleobury 


Mortimer 


£19,630 £130,000 6.6 £34,512 £188,750 5.5 


Bridgnorth £19,413 £155,125 8 £35,022 £188,250 5.4 


Ellesmere £16,578 £126,500 7.6 £29,519 £155,000 5.3 


Oswestry £15,662 £117,988 7.5 £28,068 £147,500 5.3 


Wem £17,406 £135,750 7.8 £31,076 £164,000 5.3 


Craven Arms £17,010 £120,000 7.1 £30,366 £157,000 5.2 


Market Drayton £16,805 £125,625 7.5 £30,432 £158,000 5.2 


Source: Shropshire Council 


6.12 It is likely that these affordability issues were a legacy of the more restrictive policies of 


the regional planning system, and the lead-in time required to bring sites identified in 


subsequent planning policies to the market and for homes to be built. They are also a 


reflection of increasing demand pressures arising strategically and in the context of the 


locational advantages enjoyed by the town as articulated in the previous two sections 


of this report. 


6.13 The above analysis was produced in 2016, and it is important to therefore acknowledge 


that housing delivery has significantly increased in the intervening period with over 200 


dwellings per annum reportedly completed on average since that point. While it is not 


possible to reproduce the analysis conducted by the Council, in the absence of publicly 


available income data, analysis of house price data from the Land Registry reveals that 
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this boost in delivery is having a positive effect in terms of alleviating rising housing 


price pressures with median house prices in 2019 around 7% lower than in 2016. Entry 


level house prices have, however, continued to rise in this time illustrating the 


importance of understanding the profile of demand and the attractiveness of the area 


to the market. 


Figure 6.2: Change in Median and Lower Quartile Price Paid in Shifnal (2016-19) 


 


Source: Land Registry; Turley analysis 


6.14 The above analysis therefore clearly highlights the symptoms of longstanding demand 


pressures in Shifnal, which the recent boost in housing delivery has only started to 


alleviate. As highlighted earlier in this section, the Draft Plan threatens to markedly 


reduce this rate of delivery beyond the initial part of the plan period. Any such 


regression risks undermining the progress that appears to have been made in belatedly 


addressing affordability issues in this area. A shortage of supply, in an area of high 


demand, is likely to only resume growth in house prices and increasingly create 


difficulties for those on lower incomes in particular. 


A growing population 


6.15 The varying level of policy support for Shifnal’s growth has had an impact on the 


population and demographic profile and size of the town. This will continue to have 


implications for future need and demand as increasing numbers of people are 


accommodated. 


6.16 The Council’s evidence base reports on the changing size of the Shifnal population back 


to the 1981 Census, which can be combined with more recent annual estimates of the 


population at parish level42. This is shown at Figure 6.3, which simply shows the linear 


trend between Census years (1981/1991/2001) before moving to annual estimates 


where available from 2002 onwards. 


                                                           
42 ONS (2018) Population estimates for parishes in England and Wales, mid-2002 to mid-2017 
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Figure 6.3: Population of Shifnal (1981-2017) 


 


Source: ONS 


6.17 The above shows that Shifnal saw very little population growth in the period from 1981 


to around 2006. This is likely to have been a consequence of the limited levels of new 


housing delivery over this period, noting the historic policy context explained earlier in 


this section. Indeed between 1991 and 2001, the population of the town is estimated 


to have fallen. It is only over the last decade that the population of Shifnal has started 


to grow, by an average of 122 people per year (2007-17). 


6.18 While the population of Shifnal has been growing over the past decade, it has also 


been ageing with the number of residents aged 65 and over increasing by over one 


third (35%). Circa 22% of residents were in this age group as of 2017, compared to 20% 


in 2007. In contrast, working age groups – ranging from 16 to 64 years – account for a 


diminishing share of the local population, particularly those aged 30 to 44. 
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Figure 6.4: Change in Age Structure of Shifnal (2007-17) 


 


Source: ONS 


6.19 Data availability means that this analysis cannot yet extend beyond 2017, and as such 


the continued boosting of housing supply in the subsequent two years to 2019 is not 


taken into account. Whilst further consideration is given to the demand for different 


types of new housing below, it is apparent that the new homes being provided recently 


have proved attractive to families as well as other household types. It is reasonable to 


assume that the result will be a positive re-balancing of the age profile of Shifnal. This 


could positively support its future sustainability, as considered further in section 7, 


which could be put at risk if housing delivery is allowed to markedly slow. Importantly 


it is also important to recognise that the attraction of new households associated with 


the recent and anticipated sustained short-term boost in housing provision will in itself 


serve to reinforce locally derived demographic pressures. Within the timescales of the 


plan period it is reasonable that new households will emerge from within mature 


families attracted to the area which in themselves will create further demand. Again 


the constraint of new supply, potentially significantly, as implied by the trajectory 


envisaged by the Council will mean that such need is displaced out of the community.  


Understanding the profile of local need and demand 


6.20 The above provides clear evidence that there is currently a strong demand for new 


housing and there is a clear indication from a local and strategic perspective that this 


will be sustained over the plan period. 


6.21 This sub-section considers the profile of demand for new homes, building on the above 


and local intelligence obtained through engagement with local agents to inform our 


earlier technical report. 


6.22 First it is useful to consider the overall profile of the housing stock within Shifnal to 


understand how this shapes the profile of demand for housing. 
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6.23 The Council’s evidence confirms that the town has a higher rate of semi-detached and 


terrace properties than in Shropshire. There were fewer detached properties than for 


Shropshire as a whole (Census 2011), 32% compared to 39.5% across Shropshire. In 


contrast there were a greater percentage of household spaces which were semi-


detached (38.8% compared to 33.4%). 


6.24 In looking at the profile of households in Shifnal Census data analysed by the Council 


identified that: 


• 29.4% of households were one-person households, greater than the Shropshire 


average (28.9%) but less than the England average (30.2%); 


• 6% of households were lone parent with dependent children, higher than the 


Shropshire average (5.2%) but lower than England (7.1%); 


• 14.1% of households were one-person pensioner aged 65 or over, greater than 


the Shropshire average (13.9%) and England (12.4%); and 


• 14.1% of households were Married couples with dependent children, lower than 


the Shropshire average (15.3%) and England (15.3%). 


6.25 This reinforces the point noted above with regards to the ageing of the population with 


this manifesting itself in the context of the household mix, noting this profile principally 


pre-dates the more recent delivery of new homes. 


6.26 In considering the future need for housing types the 2014 update to the Shropshire 


SHMA43 makes reference to the 2009 Shifnal Town Plan, which identified family homes 


(3+ bedrooms) and sheltered housing for the elderly as priorities. The Place Plan 


Review 2012/13 had 1 bedroom properties, starter homes, bungalows for disabled and 


elderly and 2/3 bedroom family homes as being in greatest demand. 


6.27 The new homes delivered have principally been made up of traditional family sized 


housing with larger proportions of 4 bedroom detached houses, with some 3 bedroom 


semi-detached and 2 bedroom terraced houses also. 


6.28 Engagement with local agents marketing residential property in Shifnal provided a 


further understanding of local market conditions and the profile of households moving 


into the new homes. This consultation indicated that: 


• Growth in the number of sales was recorded in 2018, with particularly strong 


demand noted from families; 


• Migration from Telford was identified as a key driver of the residential market, 


with local schools and transport (particularly the train station) also being key 


draws; 


• It was observed that whilst demand was strong from families the limited supply 


of apartments meant that those brought to market are bought promptly 
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suggesting a strong demand for entry-level properties (potentially supporting the 


noted increase in associated prices above); and 


• Outside of the demand pressures from families within a more local context there 


was an acknowledged market arising from the growth in the proportion of older 


people, with retirement housing, extra-care facilities and down-sizing options 


therefore being required. 


Implications 


6.29 It is apparent from the above evidence that the strategic drivers of housing need 


articulated in the earlier sections of this report have impacted on the operation of the 


local housing market in Shifnal.  


6.30 Whilst current local policy has enabled Shifnal to significantly increase its stock of 


housing there has clearly been strong demand for the new homes completed. This also 


reflects the legacy of previous policy which did not support the level of delivery which 


was cognisant of demand pressures.  


6.31 The previous restriction on supply clearly led to adverse consequences when 


considering the comparative affordability of housing in the town. This revealed that 


prior to the noted recent boost in supply Shifnal had become one of the least 


affordable places in Shropshire, and worse than the national average. More recent 


evidence suggests that the strong provision of new homes has served to mitigate this 


issue having a positive impact on addressing unsustainable rises in prices locally. This 


highlights the important local relationship between strong demand and supply. 


6.32 Where the Council recognises that its planned provision for Shifnal could lead to a 


trajectory which would see development reduced drastically in later years of the plan 


period there is a significant risk that these demand pressures left unchecked through 


supply would manifest themselves again in an acute worsening of affordability. This 


would be detrimental in supporting local people to purchase housing and would 


unravel the positive gains made through a more positive recent growth strategy.  


6.33 It is also apparent that the historically limited supply of new homes influenced the age 


profile of the town’s population. Until recently, its population has increasingly aged, 


with a reduction in the representation of younger households. Engagement with local 


agents suggests that the new homes which have been provided have proved attractive 


to families. This is reflected in evidence of a growing population and is also likely to be 


contributing to the creation of a more balanced population profile in the town. The 


benefits of this are considered further in the following section but it is noted in itself 


that this would be expected to sustain growing demand from this new population 


through the plan period which again if not accommodated for through increased 


flexibility in the supply of homes over the plan period will exacerbate previously seen 


consequences of unmet demand. 
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7. Accommodating Growth and Realising Benefits 


7.1 The previous section identified the strength of the demand for new housing in Shifnal 


alongside the positive impact that a more recent increase in housing provision is having 


in responding to this demand and attracting and retaining new people in the town. In 


turn it also identified that the provision of new housing is already likely to be assisting 


in ensuring that the ageing trend seen within its population is offset and a greater 


balance in the age profile of the town is achieved going forward, as was previously the 


case.  


7.2 This section responds to the Local Plan’s identified need to ensure that the growth of 


Shifnal is sustainable. Specifically this looks at the balance between jobs and housing as 


well as the town’s social infrastructure.  


7.3 In considering these aspects, this also serves to highlight the strong credentials of 


Shifnal as a settlement in which growth can be sustainably accommodated. This is 


clearly shown within the Council’s published supporting evidence to the Consultation 


Document relating to the development of the settlement hierarchy and the role 


identified for Key Service Centres such as Shifnal in its proposed spatial distribution of 


development. 


Balancing jobs and housing 


7.4 Evidently, one of the drivers of strong demand for new housing in Shifnal has been its 


connectivity to proximate strong economic market areas, as articulated in the previous 


section. Whilst this has sustained a strong demand for housing, the Draft Plan is clear 


to assert that the growth in new housing within Shifnal over recent years has not been 


matched by the accommodation of new employment opportunities. This has led to the 


town being increasingly perceived as a commuter settlement with comparatively low-


levels of self-containment of those working in the town itself.  


7.5 It is suggested that the extent of this balance should, however, be considered in the 


context of the recognition in the Council’s evidence base that the town is in reality 


already an important employment location. Evidence assembled by the Council in 2017 


identified that Shifnal was the seventh largest employment centre in Shropshire, and 


already supported a higher number of jobs than any Shropshire town outside the six 


largest settlements, distributed amongst 494 businesses (2.5% of Shropshire’s total)44. 


7.6 The Business Register and Employment Survey enables up-to-date analysis to be 


conducted as to the number of jobs supported in the town and the key industries of 


employment. Of the circa 2,800 jobs supported in the town, it can be seen that arts, 


entertainment, recreation & other services is the industry supporting the largest share, 


followed by construction and education. 
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Table 7.1: Employment in Shifnal, 2018 


Industry Employment % 


Arts, entertainment and recreation 450 16% 


Construction 400 14% 


Education 400 14% 


Wholesale and retail trade; vehicle repair 350 12% 


Accommodation and food service activities 300 11% 


Human health and social work activities 200 7% 


Professional, scientific and technical activities 175 6% 


Utilities 100 4% 


Manufacturing 75 3% 


Transportation and storage 75 3% 


Administrative and support service activities 75 3% 


Other service activities 75 3% 


Agriculture, forestry and fishing 50 2% 


Information and communication 45 2% 


Real estate activities 45 2% 


Financial and insurance activities 15 1% 


Public administration and defence 10 0% 


Total 2,840 100% 


Source: ONS 


7.7 This profile is generally defined by those jobs which support the settlement’s 


population i.e. services and the fabric of its social infrastructure. It is important to 


recognise that the continued growth of the settlement through its housing stock and in 


particular the ensuring of a more balanced age profile will have a positive impact on 


supporting these jobs and reinforcing the social infrastructure to which they are 


related. This is a point returned to later in this section. 


7.8 Where the above profile does suggest that Shifnal accommodates other jobs not 


typically associated with supporting its population as referenced in section 2 the Draft 


Plan – in order to support further growth in jobs and create a better balance with 


housing – supports the release of 39.0 ha of employment land from the Green Belt 


around Shifnal over the plan period (Table DP25.1). This proposed allocation 


contributes to the identification of a total provision of around 41 ha of employment 


land in the settlement (Policy S15.1). The Draft Plan confirms that it is the Council’s 


assumption that this will deliver around 16 hectares of built development. With 


regards the type of employment it is clear that it is assumed that this development is 
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expected ‘to largely provide Class B1c, B2 and B8 uses serving the sub-regional supply 


chains on the A5, M54 and M6 corridors.’45 


7.9 It is agreed and supported this will form an important context for elevating 


employment opportunities in the town and offers the opportunity to create a more 


diverse and arguably resilient employment base within Shifnal. The potential for new 


employment in the town should as noted with reference to the implied anticipated end 


occupiers also be reinforced by the commitment to the M54 corridor articulated within 


the previous section, which also presents an important context for attracting high 


profile and higher value businesses to the site and therefore the settlement. 


7.10 The cumulative attraction and creation of new jobs as a result of both a growing 


population and the delivery of new employment land will have a positive impact on 


increasing the job density in the town over the plan period. Whilst it should assist in 


elevating levels of self-containment it is also important to recognise that the town’s 


strategic location means that it will always prove attractive for those looking to 


commute out to larger economic centres as well as those looking to commute in to 


access employment opportunities from the more rural peripheral areas46. 


7.11 In this context it is considered too simplistic to assume that the creation of what will be 


a substantial number of new jobs will not give rise to further demand pressures, 


coupled with those noted in section 6 in relation to the implications of a growing 


population. Where it is also reasonable to assume that the delivery and occupation of 


the employment site will take time it is likely that as new jobs are coming on stream in 


the town this will correspond with a period in which the supply of new homes has 


curtailed as a result of allocations being built out. Where there will potentially be a 


degree of displacement in people living in Shifnal choosing to work within the new 


employment opportunities a more balanced delivery of housing being sustained 


alongside the employment offer could mitigate the generation of in-commuting whilst 


not offsetting a longer-term vision to contribute to a greater balance between the two 


elements. This would again point to the fact that the demand for housing within the 


plan period. To this end it is important that policy does not preclude this and there is at 


least a greater flexibility in the potential requirement to release safeguarded land prior 


to the end of the plan period where the employment allocation is delivered 


successfully in this period.  


Shifnal’s Social Infrastructure and Sustainability 


7.12 In support of the partial review of the Shropshire Development Plan, in 2017 the 


Council produced a Hierarchy of Settlements document47 which was considered within 


our previous technical report. This was subsequently updated in 2020 by the Council to 


inform the Draft Plan48. These studies outline the provision of social infrastructure in 


                                                           
45 Regulation 18: Pre-Submission Draft of the Shropshire Local Plan, paragraph 5.212 
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 Shropshire Council (2017) Shifnal Market Town Profile – Autumn 2017. The Shifnal Market Town Profile notes 
that 24.6% of all Shifnal jobs are filled by Shifnal residents while 17.2% of working people who live in Shifnal also 
work there, which gives an overall level of self-containment of 20.2%. Considerably more people commute out of 
Shifnal than commute in. In 2011 2,514 people lived in Shifnal but worked elsewhere while 1,604 people worked in 
Shifnal but lived elsewhere. This means that 910 more people commuted out than commuted in. 
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 Shropshire Council (2017) Hierarchy of Settlements 
48 Shropshire Council (2020) Hierarchy of Settlements 
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Shropshire’s settlements, namely the range of services and facilities within each 


settlement that support those living and working within it and its surrounding 


hinterland. It is stated that the hierarchy is used to inform decisions on a settlement’s 


potential to accommodate new development.  


7.13 The Hierarchy provides the following definition of Primary and Secondary Services: 


• Primary Services – Services and facilities that people need to use on a regular 


basis that are essential to everyday life. These include: Nursery/Pre-School; 


Primary School; NHS GP Surgery; Convenience Store; Post Office; Petrol Station; 


and Community Hall. 


• Secondary Services – Services and facilities that people would expect to be 


available in larger settlements and are not needed on a day to day basis. These 


include: Secondary School; Library; NHS Hospital; NHS Dentist; 


Chemist/Pharmacy; Supermarket; Bank/Building Society; Public House; Place of 


Worship; Leisure Centre; Children’s Playground; Outdoor Sports Facility; and 


Amenity Green Space. 


7.14 Separate consideration is also given to the availability of High Speed Broadband 


Provision, Employment Opportunities and Public Transport Links. 


7.15 Shifnal scores 97 points in accordance with this methodology out of a maximum 


possible of 116, ranking the town alongside Bishops Castle in 10th / 11th place in the 


Shropshire settlement hierarchy, and as the 4th / 5th highest-scoring ‘Key Centre’, and 


therefore one with significant provision of social infrastructure. 


7.16 In the context of the social infrastructure already within the town, the 2020 


Sustainability Appraisal report49 (published in July 2020) affirms that Shifnal is a 


sustainable settlement and that a level of development in line with that proposed 


within the  Draft Local Plan would mean that: 


“Existing businesses are likely to be maintained and supported and opportunities to 


create more or higher value jobs provided… The provision of, and access to, services 


such as schools, doctor’s surgeries and shops is likely to be maintained or enhanced… 


this option may also; enable more walking and cycling in the town; support access to 


amenities such as play areas and sports facilities”50 


7.17 This aligns with the Shifnal Neighbourhood Plan’s objectives around the provision of 


health and leisure facilities, with ‘Policy HL1 New Medical Facility, Land at Corner of 


Haughton Road/Newport Road’ emphasising the importance of delivering a new 


medical facility as part of the residential outline application at Haughton Road. 


Similarly, the Neighbourhood Plan highlights that new leisure and recreation provision 


should be delivered alongside residential development. 


7.18 A further point of note is that the Sustainability Appraisal specifically references that 


Shifnal’s provision of public transport infrastructure is also likely to be maintained or 
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increased with opportunities to co-ordinate new development with future provision. As 


outlined in section 5, and highlighted as a key recent development in Shifnal’s 


Neighbourhood Plan, the town’s recent growth has facilitated the improvement of 


transport links and further improvements would evidently have additional positive 


benefits on the town’s sustainability as a place for people to live and work. 


Implications 


7.19 Previous sections have highlighted that Shifnal is well-connected to its wider economic 


area and is a location that exhibits demand for further residential development, with 


this expressly recognised within the Draft Plan. The analysis presented in this section 


has served to additionally demonstrate that the town does already itself 


accommodates significant levels of economic activity and employment, alongside a 


good level of social infrastructure provision.  


7.20 The Council’s evidence (such as its Sustainability Appraisal) indicates that the provision 


of new homes and employment space will serve to support existing businesses and 


public services in Shifnal, delivering benefits for current and future residents and 


ensuring the resilience of this part of its employment base. 


7.21 The proposed allocation of a large employment site in Shifnal is strongly supported as a 


means of sustainably accommodating inward investment and enabling local business to 


grow building on the advantages of the M54 corridor. This will, it is agreed, offer the 


opportunity to create a more sustainable balance between housing and employment in 


Shifnal over the plan period. However, it is important to recognise that there is a 


realistic prospect that where the provision of housing is curtailed, as explained in 


section 6, on the basis of the proposed requirement for the town, this is likely to occur 


in parallel to a period in which new employment would be starting to be delivered on 


the allocation. Where some level of displacement of people living in Shifnal and 


working elsewhere to living and working in Shifnal could occur the enhancement in the 


provision of rail transport services alongside other factors is likely to make it 


challenging to realise this quickly. Where the creation of jobs will elevate demand for 


housing locally this suggests, in tandem with the conclusions of section 6, that to 


realise the benefits in full associated with its location on the M54 corridor the Draft 


Plan should recognise the need for greater flexibility in the advancement of 


safeguarded land within the plan period.  


7.22 The identification of future growth potential represented by the safeguarded land 


already responds positively to Shifnal’s credentials as a sustainable location that is able 


to accommodate growth and this flexibility will mean that the consequences of unmet 


demand are mitigated at a local level. 
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8. Conclusions 


8.1 This technical report has been prepared on behalf of Miller Homes (‘Miller’) to inform 


wider representations to the Regulation 18 Pre-Submission Draft of the Shropshire 


Local Plan (‘the Draft Plan’) which the Council is consulting on until 30 September 2020. 


It represents an update to our previous technical report, which shared the same title 


and was submitted on behalf of Miller and Wallace Homes to the “Preferred Sites” 


consultation document in January 2019. 


8.2 The purpose of this report remains to provide a technical review of the proposed level 


of growth in Shifnal, in the context of local and wider housing needs and its ability to 


sustainably accommodate growth. In building upon the conclusions in our earlier 


technical report, the analysis in this report recognises and reinforces: 


• The clear direction provided by Government as to the importance of boosting 


the supply of housing as set out in the ongoing consultations with regards 


immediate and long-term changes to the national planning system; 


• The sustained ambitions of the Council to respond positively in providing for 


housing to meet local needs, with the Draft Plan continuing to provide for 1,400 


homes per annum (30,800 homes between 2016 and 2038) thus exceeding the 


current outcome of the standard method (1,177dpa). It does, however, fall 


below the outcome of the revised method currently being consulted upon by the 


Government (2,129dpa); 


• The spatial distribution advanced by the Council, which recognises the scale and 


role of individual settlements – as evidenced through the hierarchy – and the 


importance of growing key centres such as Shifnal; 


• The positive implications of the Council’s support for the regionally and 


nationally significant M54 Growth Corridor with regards Shropshire’s economy 


and by implication the need for housing, noting specifically the location of 


Shifnal; 


• The extent to which the adopted Core Strategy and Site Allocations and 


Management of Development Plan have provided a supportive framework to 


enable growth in the housing stock of Shifnal, responding and serving to mitigate 


to date evident housing demand pressures; and 


• The credentials of Shifnal as a sustainable location for further housing growth in 


the context of its social and transport infrastructure, as well as the approach 


advanced in the Draft Plan to allocate a significant amount of new employment 


land to respond to demand generated by the M54 Corridor and in the interest of 


supporting the settlements sustainable growth. 


8.3 The evidence presented in this report supports the approach taken by the Council to 


plan positively for accommodating identified long-term housing needs but indicates 


that the proposed requirement is likely to underestimate the full need for housing. 


The report identifies that: 
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• The NPPF / PPG strongly support the position taken by authorities such as 


Shropshire to identify a housing requirement which is higher than that implied 


as a ‘minimum’ level through the standard method. This particularly recognises 


economic ambitions relating to the M54 growth corridor with a clear 


commitment across a range of strategies to ensure that this investment is 


successful, with the outlined aspiration representing a significant potential 


growth in employment opportunities across the corridor. Furthermore planning 


for a higher level of provision is necessary to respond  to the pressing need to 


deliver much needed affordable homes to address the consequences of historic 


under-provision; 


• Whilst the proposed housing requirement is higher than the outcome of the 


current standard method, up-to-date demographic projections suggest higher 


levels of need are likely to arise where recent growth is sustained. This is 


reflected in the outcome of the new standard method proposed by Government, 


which it is acknowledged is only out for consultation but reflects the impact of 


these more recent projections on need in the county; and 


• Planning for higher levels of housing need is also considered prudent in the 


context of the significant housing need pressures identified in the Greater 


Birmingham/ Black Country HMA, with which both Shropshire as a whole and 


Shifnal are identified as having strong functional housing market relationships. 


There is little evidence to date that the full scale of need associated with either a 


minimum level, or indeed those associated with delivering the HMA’s economic 


growth ambitions, will be accommodated in the current generation of Local 


Plans. The result will be a continued displacement of housing demand pressures, 


which will in turn place greater pressure on local housing markets in Shropshire, 


as well as other areas, where connections are strongest. The opportunity exists 


for the Council to take an even more positive approach in providing for these 


needs again with reference to the unique position it has in joining housing 


markets through the M54 Corridor. 


8.4 The report also provides strong evidence-based support for the proposed policy 


approach of allocating and identifying future further potential land for housing 


growth in Shifnal. However, the analysis identifies – in the face of higher potential 


need pressures and in responding to evidence of market signals and the delivery of 


new employment opportunities – that the Plan should incorporate greater flexibility 


to support this land, which is currently identified as safeguarded land, in coming 


forward in the plan period where justified. The report shows that: 


• Recently higher housing delivery in Shifnal has served to mitigate what were 


increasingly acute affordability issues arising from the historic under-provision 


of housing, in the face of strong demand. Where it is recognised that the 


population of Shifnal will continue to grow and that its location in the M54 


Corridor is a material factor in shaping demand there is a risk that the curtailing 


of new housing provision later in the plan period will result in a reversion to 


these adverse consequences.  
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• The continued growth of the settlement’s population through its attraction of 


families can be expected to reinforce the settlement’s future vitality and 


sustainability. It will also reasonably result in a continued local demographically 


driven demand to be generated which if unmatched by supply through the plan 


period in Shifnal will lead to the potential displacement of need and exacerbate 


market pressures; and 


• The parallel delivery of new employment space will have a positive impact in 


creating opportunities for more people to live and work in Shifnal. However, 


where it is recognised that the settlement currently already has a reasonable 


level of employment and that its strong connectivity means that it retains a small 


proportion of its labour-force it is important to recognise that re-balancing will 


not happen immediately. The potential alignment between a reduction in 


housing delivery and the realisation of new employment opportunities on the 


proposed employment allocation later in the plan period will only potentially 


serve to exacerbate supply / demand issues later in the plan period if not 


mitigated through flexibilities to enable new housing to be delivered. This would 


need to respond to evidence of rising demand pressures and an accompanying 


growth in new employment being realised in the settlement. The settlement’s 


existing social infrastructure provides a strong basis to accommodate sustainable 


growth in this manner. 
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