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5. Matter 4 – Housing and Employment Land Needs (policy SP2) 
SHROPSHIRE LOCAL PLAN EXAMINATION 
Stage 1 Hearing Statement 
 

Representor unique Part A Ref A0410 – CPRE Shropshire 

Matter 4 – Housing and Employment Land Needs 
(policy SP2) 

Relevant question nos 1 to 9 

 

5.1 The Main Modifications to policy SP2 that we proposed at the Regulation 19 stage were: 

SP2 Strategic Approach and the Climate Emergency 

5.68 The housing guideline figure should be reduced from 30,800 to no more than the 

Government minimum requirement of 25,894 dwellings. 

5.69 The guideline for employment land should be reduced from around 300 Ha to the 

lower end of the EDNA range of 132 ha to 234 Ha. Our own figure is around 155 Ha. 

5.70 The settlement guidelines for employment land in policies S1-S21 should be amended 

so that they agree in total to the overall guideline for employment land. 

5.71 Appendix 6 should be amended into the same format as Appendix 5.  Both should 

show totals. 

5.72 The incorporation, under the Duty to Co-operate, of 1,500 dwellings and up to 30 Ha 

of employment land to support the housing needs of the emerging Black Country Plan 

should be removed from the Plan until such time as the Black Country Plan is mature, 

and Shropshire’s proposed share of Black Country unmet need can be justifiably 

evidenced to be proportionate to the equivalent Duties of Local Authority areas with 

a closer functional relationship to ABCA.  

5.73 The settlements of Ditton Priors, Cross Houses, Woore/Irelands Cross, and Knockin 

should be removed from the list of Community Hubs in Schedule SP2.2. 

5.2 Shropshire Council’s response in SD014.01, Schedule 2: Page 720 (electronic page 770) was: 

Noted. Shropshire Council considers that the proposed strategic approach to the level and 
distribution of development across Shropshire is appropriate, effective, sustainable and 
deliverable. 
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The proposed housing requirement has been informed by and will achieve the Local Housing 
Need (LHN) identified for Shropshire, calculated using Governments standard methodology. 
The proposed housing requirement also provides some flexibility to respond to changes to LHN 
over the plan period, includes a contribution of 1,500 dwellings to unmet cross-boundary need 
arising within the Black Country, and an opportunity to respond/support other objectives, as 
identified with the Explanation of draft Policy SP2. 
The proposed employment land requirement seeks to support the achievement of the 
aspirations of the Economic Growth Strategy for Shropshire through the provision of sufficient 
appropriately located land to deliver high-quality new employment development which 
contributes to making Shropshire more productive, prosperous and sustainable and also 
responds to key quantitative and qualitative evidence including that within the Economic 
Development Needs Assessments (EDNA), Employment Land Review (ELR) and Authority 
Monitoring Report (AMR) undertaken to inform the draft Shropshire Local Plan. With regard to 
this evidence, we would note that calculations of the employment land requirement are based 
on the national assumption that employment land when developed, delivers 40% net 
floorspace from the gross land area, and that new employment is generated on that basis. 
However, available evidence suggests that employment land when developed, delivers on 
average 25% net floorspace in Shropshire. This has been given careful consideration when 
determining an appropriate employment land requirement. Furthermore, we would also note 
that the proposed employment land requirement actually represents a reduction to that 
within the adopted Local Plan (whilst the housing requirement has actually increased). The 
proposed employment land requirement incorporates up to 30ha of employment land to 
support the employment needs of the emerging Black Country Plan. 
In order to achieve the proposed employment land requirement, respond to the wider range of 
employment uses and respond to the varying needs of employers and local communities 
(including reflecting the diverse needs of the resident labour force), it is considered important 
to provide choice and competition in the market. There is also a need to provide sufficient land 
to off-set the re-use of existing employment land for other purposes. As such, a satisfactory 
supply of land will inevitably exceed the proposed employment land requirement. It is 
considered that the draft Shropshire Local Plan has achieved this objective by proposing an 
employment land requirement of 300ha against a proposed employment land supply that 
exceeds 400ha (as documented within Appendix 6 of the Draft Shropshire Local Plan and the 
Authority Monitoring Report 2020). This supply includes a range of types of site (size, location 
and quality) to satisfy demands for employment land throughout the proposed Plan period to 
2038. 
Shropshire Council has undertaken proactive discussions with Local Authorities in 
neighbouring areas, under the duty to cooperate. These discussions have led to the proposed 
contribution of some 1,500 dwellings and 30ha of employment land to meet unmet cross-
boundary need arising within the Black Country. It is considered appropriate to complete 
Statements of Common Ground with these Local Authorities informed by the content of the 
'Regulation 19' Pre-Submission Draft of the Shropshire Local Plan. 
The proposed employment land guidelines for settlements provide appropriate choice and 
competition within the market, recognise the role of larger settlements as the focus for growth 
supporting their surrounding hinterland, and also respond to specific circumstances and 
opportunities that exist within settlements. The strategies for each settlement and the existing 
and proposed allocations identified to contribute towards achieving these proposed 
development strategies are considered appropriate, effective, sustainable and deliverable (for 
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a site to be considered deliverable it needs to be suitable, available and achievable (including 
viable)). 
Appendices 5 and 6 of the draft Shropshire Local Plan are considered appropriate for 
presenting information on housing and employment land supply. It is perhaps inevitable that 
they vary given they present information on different issues. For clarity a minor amendment is 
proposed to remove reference to employment development guidelines in relation to Appendix 
6. 
Shropshire Council considers that the methodology applied within the Hierarchy of Settlements 
Assessment is appropriate and has been applied consistently across Shropshire. Whilst the 
data relating to the availability of services and facilities, public transport, significant 
employment opportunities and high-speed broadband have been appropriately and 
consistently updated within the Hierarchy of Settlements Assessment, the methodology used 
and application of the Hierarchy of Settlements Assessment has remained consistent. 

Question 1 – Housing requirement 

5.3 Question 1 under Matter 4 is: 

Is the preferred approach to housing growth and the housing requirement set out in Policy SP2 

of 30,800 dwellings (1,400 dwellings per annum) over the plan period of 2016 to 2038, 

justified, positively prepared and consistent with national policy?  

5.4 We contend that the figure of 30,800 dwellings is not justified by evidence.  It should be no 

more than the Government minimum requirement of 25,894 dwellings.  We note than in their 

above response, Shropshire Council emphasise that “the proposed housing requirement has 

been informed by and will achieve the Local Housing Need (LHN) identified for Shropshire, 

calculated using Governments standard methodology”.  They do not offer any evidence or 

justification for the increase from 25,894 dwellings (Government’s standard methodology) to 

the figure of 30,800 dwellings. 

5.5 Document GC4i, the Housing Topic Paper offers no further hard evidence on this subject.  It 

rather laboriously itemises the facts surrounding each of the six stages of consultation on the 

Draft Plan.  It states that it gave careful consideration of responses at each stage.  It states 

that it concluded that the proposed housing requirement remained appropriate.  But 

nowhere does it set out anything approaching workings or evidence to demonstrate how it 

plumped for the figure of 1,400 dwellings per year on average.  That figure has therefore not 

been justified by Shropshire Council.  We cannot avoid drawing the inference that Shropshire 

Council wanted that high figure all along, and have pursued it regardless of any evidence. 
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5.6 Shropshire Council might sincerely conclude that the proposed housing requirement of 1,400 

a year remained appropriate, but that sincere belief is not evidence. 

5.7 For reference, we reproduce below the chart from paragraph 5.21 of our Regulation 19 

submission.  Paragraphs 5.22 to 5.25 gave further explanation and exposition. 

The elements making up the SP2, paragraph 2 requirement of around 30,800 new dwellings 

 

5.8 It remains the case that 30,800 houses are proposed for a projected increase in population of 

only 28,380, an average of more than one house per person.  That in itself seems a nonsense.  

And when each new house built contributes yet further to greenhouse gas emissions it is 

prudent, when a climate emergency has been declared, not to build more houses than the 

minimum requirement under the NPPF.  The fact that we are still building homes and 

commercial buildings that are not zero-carbon is nothing short of scandalous.  Even a home 

built today will need to be expensively retrofitted to meet 2050 requirements.  Regrettably, 

12,490, 
40%

8,256, 
27%

5,148, 
17%

1,500, 
5%

3,406, 
11%

Requirement 30,800, OAN 25,894
2014-base: 2020 to 2030 x 2.2 

Affordability ratio 7.97

Population change: + 28,380 (12,900: 2020 to 2030 x 2.2)

Average household size: 2020 - 2.272 people per house; 2030 - 2.215

Uplift for affordability ratio (house price/earnings): 7.97 y/e 30/9/19

Black Country housing

Shropshire Council's further aspiration
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the policy commitment, in the Government’s recently published British Energy Security 

Strategy, to “ensure the UK housing stock is on track to meet EPC band C by 2035 where 

practical, cost-effective and affordable” is laden with loopholes and unlikely to have real 

impact. 

5.9 NPPF paragraph 152 requires that “the planning system . . .should help to shape places in 

ways that contribute to radical reductions in greenhouse gas emissions”.  Yet CPRE research1 

shows that there is very little evidence of radical measures being adopted in local plans, and 

that remains the case with this Shropshire Plan.  Crucially, Planning Inspectors are not 

demanding that plans itemise and quantify how they will achieve net-zero.  This is in sharp 

contrast to how local plans are explicitly required to itemise and quantify how they will meet 

housing needs.  Both objectives are important, but there is a stark difference in emphasis. 

5.10 Tables 1 to 3 of documents GC4j and GC4k, the revised 5-year housing supply statements up 

to 31 March 2021, calculate a 6.59 year supply based on a requirement of 1,400 dwellings per 

year.  The OAN figure of 25,894 dwellings is based on a figure of 1,177 dwellings per year.  

With that requirement, the 5-year housing supply calculation is likely to be well over 7.00. 

Question 7 - Employment land requirement and “balanced growth” 

5.11 Question 7 under Matter 4 is: 

Is the preferred “balanced growth” approach and the resulting employment land requirement 
set out in Policy SP2 of around 300 hectares (14ha per annum) over the plan period of 2016 to 
2038, justified, positively prepared and consistent with national policy?  

5.12 Document GC4n, the Employment Strategy Topic Paper, presents Table 4 as an updated 

version of Schedule A6 in the Draft Plan (SD002 pages 349 – 351).  A direct comparison 

between the two is difficult, because the new Table 4 appears not to show existing 

employment areas.  It is an improvement in some ways over the previous Schedule A6 

(aspects of which we criticised) in that it incorporates population numbers (albeit now all out 

of date) and the Hierarchy of Settlements scores (Service Score). 

5.13 Shropshire Council say (5.2 above) that it is perhaps inevitable that Appendices 5 and 6 [of 

SD002] vary given they present information on different issues.  They do, but it would still 

have been helpful to have had a better match of their layouts.  Therefore, in order better to 
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understand the “balanced growth” approach between housing and employment land, we 

have again produced a combined table of the new housing and employment land numbers, as 

at Appendix 1. 

5.14 The tables in Appendix 1 also show the dwelling numbers from the Hierarchy of Settlements 

document (EV060), to match the population numbers from that document (pages 23-33) and 

from Table 4 in GC4n. 

5.15 Table 1 also shows, to the far right, the actual percentage distribution achieved by the 

guideline figures, and the percentage distribution of housing as intended within the Draft 

Plan, as set out at paragraph 2.71 of GC4i, the Housing Topic Paper. 

5.16 We have also included Tables 4 – 6 of Appendix 1, to show (as far as possible) the differences 

between the figures in Appendices 5 and 6 [of SD002] and those now presented in the 

equivalent tables in GC4i and GC4n.  The yellow highlighted cells indicate anomalous figures 

or figures that could not easily be verified. 

5.17 Paragraphs 4.6 and 4.7 of GC4n confirm that Shropshire Council seeks to deliver balanced 

growth between the delivery of employment land and that of housing, the figures for which 

are shown in Table 5, page 22 of GC4n.  That table is in turn derived from Table 7 of the 

Preferred Scale and Distribution of Development consultation document.  As set out on pages  

23 to 25 of our submission for Regulation 19, the formula used to calculate the figures of 121 

Ha and 304 Ha was: 

28,850 houses = 28,850 jobs x 42.25sqm/job ÷ 10,000  = 121 ÷ 40% = 304 Ha 

The 28,850 has subsequently been replaced by the figure of 30,800, for the extended period 

of the plan, and the 304 Ha figure has been rounded down to around 300 Ha. 

5.18 As noted at paragraph 5.2 above, Shropshire Council now say: 

With regard to this evidence, we would note that calculations of the employment land 

requirement are based on the national assumption that employment land when developed, 

delivers 40% net floorspace from the gross land area, and that new employment is generated 

on that basis. However, available evidence suggests that employment land when developed, 
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delivers on average 25% net floorspace in Shropshire. This has been given careful 

consideration when determining an appropriate employment land requirement. 

5.19 If instead of dividing everything by 40% the divisor should instead now be 25%, that makes a 

radical difference to the calculations of balance.  Starting with the present 30,800 the 

required employment land would be 520 Ha.  Starting with the 300 Ha, the number of jobs 

provided would be only around 17,750. 

5.20 Page 55 of the AMR 2020 (EV012) confirms the net out turn of 25% from 2006 to 2020. 

5.21 Shropshire Council did not overtly draw the same conclusion from the AMR 2017, which was 

the latest AMR available as evidence at the time of the Regulation 19 consultation.  Its pages 

8 and 47 indicate that, between 1/4/2006 and 31/3/2017, a total of 299,201 square metres of 

floorspace was developed on 108 hectares of employment land.  That is a ratio of around 

28%, yet Shropshire Council still applied the ratio of 40% in its "balanced growth” calculations. 

5.22 As one instance of a flagship application by Shropshire Council itself, in the case of the 

proposed Oswestry Innovation Park (application 21/01334/EIA for employment space) the 

expectation from the above calculations (using the 40% ratio) is that the 18.22 Ha site should 

provide 1,725 jobs.  In fact, the application does indicate that the total employment space is 

some 46,173 sq m, or 4.62 Ha, which does indeed represent only around 25% of the total site.  

The application documents have varying statements about the numbers of FTE jobs thought 

to be created; the application form says 727, the Socio-Economic Benefits Statement says 

961, and the Development Management Report says 1,297.  All are a long way short of 1,725 

jobs.  Furthermore, it is notable that about 40% of the proposed employment space is to be 

occupied by storage and distribution uses.  These are amongst the least productive uses in 

terms of productivity.  This is not in accordance with the aims of the Economic Growth 

Strategy to “maximise our economic potential and increase productivity”. 

5.23 In passing, it should be noted that Table 10 (page 28) in GC4n is incorrect because: 

 The numbers presented are for dwellings, not for hectares of housing land supply as 

indicated 
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 The total column is therefore for dwelling numbers, not for hectares of employment land 

as stated. 

 The figures do not agree with those in Figure 18 (pages 77 – 79) of GC4i, the Housing 

Topic paper. 

5.24 Our Appendix 1 includes a column ("Balanced" employment from housing) showing what the 

employment land guideline would be were it based on the “balanced growth” formula at 

paragraph 5.16 above.  The guidelines actually proposed by Shropshire Council match those 

exactly for many of the settlements, particularly for the Key Centres, indicating that this 

“balanced growth” formula remains the initial basis of the figures.  That is evident particularly 

in Table 2 of Appendix 1, by comparing the figures in the "Balanced employment from 

housing” column with those immediately to the right in the orange-highlighted “Employment 

Land Guideline” column.  In many cases there is an exact match. 

5.25 The settlement that is most out of line with this “balanced growth” approach is Shifnal.  

Initially its guideline was indeed 16 Ha, based on the balanced growth formula, but  

Shropshire Council suddenly increased that guideline at the Preferred Sites stage of the 

Review to 40 Ha “to address local circumstances”.  This is detailed on pages 57 and 58 of our 

Regulation 19 submission.  At paragraph 19.9 of our document, we wondered whether the 

repeated mixing of 40 Ha and 16 Ha was because Shropshire Council had divided by 40% 

twice instead of only once, as they did within Table 6 on page 40 of the Preferred Scale and 

Distribution of Development consultation document (as explained in paragraph 5.37 of our 

Regulation 19 submission).  The guideline for Shifnal is now stated as 41 Ha rather than 40 Ha. 

5.26 Shropshire Council’s 484-word response in SD014.01, Schedule 2: Page 728 (electronic page 

778) to our submission on policy S15 (Shifnal) merely repeats the mantra that Shropshire 

Council considers the proposed policy to be justified.  It gives further explanation for housing 

numbers but it says absolutely nothing about the employment land calculations that we have 

questioned.  

5.27 It is clear that Shropshire Council’s figures of balanced growth between housing and 

employment are in disarray, and are not justified. 
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Appendix 1: Housing and employment targets 

Table 1: Revised Housing and Employment Land figures - Summary 
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Table 2: Revised Housing and Employment Land figures – Settlements other than Hubs 
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Table 3: Revised Housing and Employment Land figures – Hubs 
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Table 4: Revised Housing and Employment Land figures – Summary – changes from Regulation 19 stage 
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Table 5: Revised Housing and Employment Land figures – Settlements other than Hubs - changes from Regulation 19 stage 
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Table 3: Revised Housing and Employment Land figures – Hubs - changes from Regulation 19 stage 

 


