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1 INTRODUCTION 

1.1 Introduction and Purpose 

1.1.1 The guidance note [ID6] from the Inspectors, appointed by the Secretary of State to conduct 

the examination into the Shropshire Local Plan 2016-2038, invites statements of common 

ground (SoCG) to be drawn up between the Council and participants to confirm specific 

matters that have been agreed in respect of individual allocations.   

1.1.2 This SoCG has been prepared jointly by Gladman (as site promoter) and the Council in respect 

of land at Longford Turning, Market Drayton, which is proposed to be allocated for housing 

development [Site Ref. MDR039] in the submission version of the Local Plan.   

1.2 Parties 

1.2.1 This SoCG is jointly agreed by: 

 

Signed                                                     Date: 12 May 2022 

John Mackenzie (Planning Director) 

On behalf of Gladman Developments Ltd 

 

 

Signed                                                     Date 12 May 2022 

Edward West (Planning Policy and Strategy Manager) 

On behalf of Shropshire Council 
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2 SHROPSHIRE LOCAL PLAN REVIEW 2016-2038  
2.1.1 The adopted Local Plan for Shropshire comprises the Core Strategy (2011) and the Site 

Allocations and Management of Development (SAMDev) Plan (2015), together with adopted 

formal Neighbourhood Plans. These documents set out proposals for the use of land and 

policies to guide future development in order to help to deliver sustainable growth in 

Shropshire for the period up to 2026. 

2.1.2 Local Planning Authorities, such as Shropshire Council, are required to keep under review, any 

matters that might affect the development of their area. Shropshire Council determined to 

undertake a Local Plan Review for a number of reasons, including to allow for the 

consideration of updated information on development needs within the County and to reflect 

changes to national policy and our local strategies. 

2.1.3 The draft Shropshire Local Plan is proposed to cover the period from 2016 to 2038 and has 

been prepared through an iterative process. It proposes: a vision and strategic framework for 

the future sustainable development of Shropshire to 2038; seeks to address needs and 

opportunities in relation to housing, the local economy, community facilities and 

infrastructure; and seeks to safeguard the environment, enable adaptation to climate change 

and helps to secure high-quality and accessible design. To contribute to the proposed vision 

and strategy, the draft Shropshire Local Plan identifies a number of proposed site allocations 

and policies to guide future development. 

2.1.4 The iterative preparation process is reflected in the various stages of consultation undertaken 

to inform the development of the draft Shropshire Local Plan. Specifically, five stages of 

consultation were undertaken at the Regulation 18 ‘Plan-Making’ stage, these were: 

 Issues and Strategic Options Consultation - 23rd January 2017 to 20th March 2017. 

 Preferred Scale and Distribution of Development Consultation - 27th October 2017 to 

22nd December 2017. 

 Preferred Sites Consultation - 29th November 2018 to 8th February 2019. 

 Strategic Sites Consultation - 1st July 2019 to 9th September 2019. 

 Regulation 18: Pre-Submission Draft of the Shropshire Local Plan - 3rd August 2020 

to 30th September 2020. 
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2.1.5 Shropshire Council has also undertaken a formal Regulation 19 ‘Pre-Submission’ Consultation 

between 18th December 2020 and 26th February 2021. 

2.1.6 Market Drayton is identified as a Principal Centre within the Draft Local Plan.  The Plan 

proposes the delivery of around 1,200 dwellings and 35 hectares of employment land over 

the plan period.   

2.1.7 The site at Longford Turning (MDR039)) was proposed for allocation initially in the Preferred 

Sites Option Consultation in November 2018, informed by a site assessment process 

undertaken by Shropshire Council.  The site was again included in both the Regulation 18 Pre-

Submission Draft Plan and Regulation 19 Pre-Submission Plan.   

2.1.8 The Development Guidelines for the site are included in the submitted Pre-submission version 

of the Local Plan. The Plan identifies a combined estimated provision of 120 dwellings for both 

MDR039 and an additional, smaller proposed allocation to the north of the site (MDR043). A 

suite of development guidelines are also included.  The Parties agree that the delivery of the 

development guidelines is viable.    
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3 PLANNING HISTORY 

3.1 Planning Application 21/04307/OUT 

3.1.1 The site has been subject to an outline planning application relatively recently.  The outline 

application, which sought approval for the means of access to the site, was for up to 100 

dwellings, structural planting and landscaping, informal public open space and children’s play 

area, surface water flood mitigation, vehicular access point and associated highway 

improvement works. 

3.1.2 The application was refused by the Council on 19 January 2022.  The sole reason for refusal 

was: 

The proposal relates to a residential development which lies on land in an area defined 

as open countryside. It is considered that this application has been made in advance of 

the new local plan adoption where there are unresolved objections including some 

relating to this site and the promotion of other sites within Market Drayton the 

opportunity for consideration of this through the examination process should not be 

prejudiced by any early approval of a proposed allocated site. 

3.1.3 It is clear from the decision that permission was only refused on the basis that the principle of 

housing development on the site is not supported by the statutory development plan; and, 

that the emerging Local Plan could not be afforded sufficient weight to be able grant outline 

planning permission at the point of determination.  The decision does not raise any locational 

sustainability issues; or, any insurmountable infrastructure capacity constraints or technical 

issues that could undermine the delivery of the site. It is agreed that the site is suitable for 

housing development and deliverable.   

3.1.4 Whilst the application was refused by the Council, the parties agree that a number of 

important principles were agreed through the planning application process, which underpin 

the suitability and deliverability of the site for housing development.  The key points of 

agreement are summarised below. 

3.2 Key Points of Agreement Reached through the Application Process 

Transportation 

3.2.1 The planning application was accompanied by a Transport Assessment [TA].  This assessed 

not only the transportation impacts of the housing development; but also assessed the likely 
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impacts of the proposed relocation of Market Drayton Sports Facilities from its current site at 

Greenfields Lane to land at Longford Turning, as identified on the Policies Map.  The access 

strategy identified a range of improvements, comprising works within the site and off site 

highways works, which both improve the connectivity of the proposed housing site and 

support the relocation of the sports facilities by delivering accessibility improvements. 

3.2.2 Shropshire Council, as local highways authority, confirmed it had no objection to the proposed 

development.  It is agreed that the proposed development will not give rise to any 

unacceptable highways and transportation impacts.  It is further agreed that the accessibility 

improvements identified through the application proposal will both improve the connectivity 

of the site development and support the relocation of sports facilities to land at Longford 

Turning.   

Landscape and Visual Impacts 

3.2.3 The planning application was accompanied by a Landscape and Visual Impact Assessment 

(LVIA).  The LVIA concluded, in summary, that the site is capable of accommodating the 

proposed development without having any unacceptable visual impacts or resulting in 

unacceptable harm to local landscape character.  The Council commissioned an independent 

review of the LVIA.  This concluded that the LVIA was robust and concluded that the proposals 

raised no conflict with current development plan policy in relation to landscape character and 

visual amenity. 

Ecology and Biodiversity 

3.2.4 The planning application was accompanied by an Ecological Impact Assessment (LVIA).  This 

concludes that, subject to the implementation of proposed avoidance, mitigation and 

enhancement measures, the proposal will deliver net benefits for wildlife and biodiversity 

enhancements alongside new housing. 

3.2.5 The consultation response from the Council’s specialist ecology practitioner confirms a 

position of no objection from an ecology and biodiversity perspective.  It further accepts that 

the proposed enhancement measures could meet or exceed the 10% biodiversity net gain 

target. 

3.2.6 It is agreed that, subject to the delivery of enhancements measures proposed through the 

planning application, the site is capable of accommodating up to 100 dwellings whilst securing 

a biodiversity net gain. 
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Heritage 

3.2.7 The planning application was accompanied by an Archaeology and Built Heritage Assessment.  

This concluded that the site has low potential for significant archaeological remains; and, that 

the development of the site for housing would not have any impact on the significance of any 

designated or non-designated heritage assets.  

3.2.8 The Council’s Senior Conservation and Design Officer agreed that the proposal did not result 

in harm to any designated heritage asset.  The Council consultation response on archaeology 

confirmed there should be no objection from an archaeological perspective, subject to 

conditions. 

3.2.9 It is agreed that there are no heritage issues that would [prevent the release of the site for 

housing. 

Noise  

3.2.10 The planning application was accompanied by a noise assessment.  This confirms that, subject 

to the implementation of fairly standard mitigation measures in some locations, an acceptable 

residential noise environment can be achieved with the site.  This conclusion takes into 

account road traffic noise from the A53 and potential industrial noise from the proposed 

employment allocation in close proximity to the site. 

3.2.11 The Council’s regulatory services officer raised no objection to the application proposal. 

3.2.12 It is agreed that there are no insurmountable noise issues that would prevent the development 

of the site for housing.   

Air Quality 

3.2.13 The planning application was accompanied by an air quality assessment.  This demonstrates 

that the housing development will not lead to an unacceptable risk from air pollution and that 

there are no air quality issues that should prevent a grant of planning permission for housing. 

3.2.14 The Council’s regulatory services officer raised no objection to the application proposal. 

3.2.15 It is agreed that there are no insurmountable air quality issues that would prevent the 

development of the site for housing.   
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Flood Risk and Drainage 

3.2.16 The planning application was accompanied by a flood risk assessment, which included a 

surface water drainage strategy for the site.  This demonstrates that the housing development 

would operate with minimal risk from flooding and would not increase flood risk elsewhere.   

3.2.17 The formal consultation response on the application confirmed no objection to the proposed 

development. 

3.2.18 It is agreed that there are no flood risk or drainage issues that would prevent the development 

of the site for housing.   
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4 COMPLIANCE WITH EMERGING LOCAL PLAN POLICY 

4.1 Specific Site Allocation Policy Requirements  

4.1.1  Drawing some support from the principles established through the planning application 

(21/04307/OUT) process, it is agreed that the site is able to deliver the requirements identified 

within the Local Plan Schedule S11.1(i).  Specifically, it is agreed that the proposal can: 

 Support the relocation of the Market Drayton sports facilities by delivering sufficient 

(pedestrian, cycle and vehicular) accessibility improvements to enable access to the 

residential allocation and future sports facilities. 

 Secure appropriate levels of green infrastructure and open space, helping to integrate 

the site into the landscape. 

 Appropriately manage noise from the A53 and commercial activities. 

 Incorporate appropriate sustainable drainage features to manage water without 

exacerbating flood risk elsewhere. 

4.2 Affordable Housing Provision  

4.2.1 Gladman, as site promoter, confirms that 10% affordable housing can viably be delivered on 

the site, in accordance with draft Policy DP3 (for new housing development in the northern 

geographic area of Shropshire).  This is consistent with the Council’s evidence base that 

underpins the Local Plan policy on affordable housing.  The delivery of 10% affordable housing 

was specifically committed to through the earlier application (21/04307/OUT) proposal.   

4.3 Minimising Carbon Emissions 

4.3.1 Gladman, as site promoter, has confirmed that the relevant requirements of proposed Policy 

DP11: Minimising Carbon Emissions can viably and practicably be secured through new 

residential development on the site.  Compliance with proposed Policy DP11(b) was 

committed to through the earlier application (21/04307/OUT) proposal.   

4.4 The Natural Environment 

4.4.1 It is agreed that the proposal can be delivered whilst avoiding harm to Shropshire’s natural 

assets.  A commitment to deliver at least a 10% biodiversity net gain on site was made through 

the earlier application (21/04307/OUT) proposal, in accordance with the relevant provisions 

of Policy DP12. 
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4.5 Water Efficiency 

4.5.1 Gladman, as site promoter, has confirmed that the relevant requirements of proposed Policy 

DP20: Water Efficiency can viably and practicably be secured through new residential 

development on the site.  It is accepted that new housing will be expected to meet the Building 

Regulations optional 110 litres per person per day standard for water, as recommended by 

the Shropshire Water Cycle Study. 

4.6 Broadband Infrastructure 

4.6.1 Gladman, as site promoter, has confirmed that the relevant requirements of proposed Policy 

DP27: Broadband and Mobile Communications Infrastructure can viably and practicably be 

secured through new residential development on the site.  In particular, broadband provision 

is committed to in accordance with Policy 27 (3) and (4). 




