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1 Introduction 

BM3 Architecture Limited is instructed by Cornovii Developments Limited (‘Cornovii’) to 

prepare and submit a hybrid planning application for the erection of 136 dwellings. Full 

planning permission is sought for 104 dwellings, vehicular access, internal roads, 

footpaths/cycleways, public open space, landscaping and associated infrastructure (including 

levels and drainage strategy) for self and custom build plots in full with outline planning 

permission for 32 dwellings.  

A hybrid application is proposed as 32 of the proposed dwellings are to be self-build and 

custom-build dwellings, and as such the final design of these plots is unknown and will 

comprise the outline element of the application. 

Cornovii is a housing development company wholly owned by Shropshire Council. Cornovii 

builds houses, flats and bungalows for sale and rent within Shropshire. It aims to make the 

best use of the land available whilst delivering much needed homes, of the right type, size 

and layout for those that wish to reside in Shropshire.  

The majority of the site is located within the settlement boundary and allocated for housing 

within the SAMDev as allocation SHREW001. A small section of the site, to the far east is 

located outside of the settlement boundary. However, the site is bounded by the recently 

constructed Weir Road to the east which provides a clear boundary in the form of a vehicular 

link between Preston Street (the Weir Hill development) and London Road.  

The description of development as found on the 1APP form is as follows: 

“Hybrid application for the development of 136 Dwellings (Comprising of FULL 
Application for 104 dwellings, 27 Affordable Dwellings including shared ownership, 
12 apartments and 65 Market Dwellings), Vehicular Access from Weir Hill Road, 
Internal Roads, Footpaths/Cycleways, Public Open Space, remediation, 
Landscaping, Associated Infrastructure and Groundworks (levels and drainage 
strategy) for the self and custom build dwellings; and OUTLINE submission for 32 
Self-Build and Custom-Build Dwellings”. 

This Planning Statement (including open space Statement and Affordable Housing Statement) 
should be read in conjunction with other documents that together comprise supporting 
information for this full planning application. These documents include the following:  

• Design and Access Statement (BM3).  

• Topographical Survey.  

• Tree Survey and AIA. 

• Noise Survey.  

• Drainage Strategy.  

• Flood Risk Assessment. 

• Transport Statement and Road Safety Audit. 

• Ecological Survey Phase 1 including Protected Species Survey and Biodiversity 

Assessment.  

• Site Investigation. 
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• Statement of Community Involvement. 

• Archaeology Desk Based Assessment. 

• Construction Management Plan. 

• Summary of Application Documents 

 
Also accompanying the application is a full suite of drawings prepared by BM3 Architects 

comprising the following: 

• Location Plan. 

• Block Plan. 

• Site Plan as Existing. 

• Site Plan as Proposed. 

• Roof Plans. 

• Finished Floor Levels. 

• Sections. 

• Roof Plans. 

• Street scenes. 

• Landscaping Strategy. 

• Landscaping General Arrangements. 

 

The purpose of this planning statement is to assess the merits of the proposed development, 

against the policies of the development plan and any other material considerations such as, 

government policy and relevant Supplementary Planning Documents. 

 

In the sections that follow we describe the site and surrounding area; the planning history, 

public consultation activities and pre-application advice; the proposed development; the 

salient elements of the development plan and other material considerations relevant to the 

assessment of the proposals; and then examine the planning merits of the proposed 

development, concluding with observations on why planning permission should be granted in 

this instance. Open Space Statement and an Affordable Housing Statement are also included 

within the appendix. 
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2 Site and Surrounding Context 

The site is located on the edge of Shrewsbury to the north of London Road (A5061), 3 km 

south east of the town centre. It is roughly triangular and extends to approx. 6.6 hectares. 

The site comprises mainly agricultural land (improved grassland used as small holdings), of 

grade 2/3 classification (very good/good to moderate), with an open setting to the north 

(Shrewsbury Crematorium) and open agricultural land to the east towards the River Severn 

beyond the recently constructed Weir Hill Spine Road. The site is bounded by London Road to 

the south, to which nine existing individual properties are located (these dwellings are to be 

retained and sit outside the application site). To the south, on the opposite side of London 

Road is an area of residential dwellings and commercial uses. 

As the site was previously used for agriculture it is devoid of significant vegetation except at 

its margins which contains trees and hedgerows along much of its boundary.  

The site slopes gently towards the north east with an approximate fall of three metres across 

the site. Along the Eastern boundary the site dips at a gradient of approximately 1:15 for 

110m before sloping more steeply beyond the application site towards the River Severn. 

Access to the site was previously taken from London Road but following the delivery of Weir 

Hill Road, the access has been stopped up with temporary, informal access provided via the 

Road. Pedestrian access is gained from a number of positions on London Road and Weir Hill 

Road.  

Public Transport is available via bus stops located on London Road. A number of available 

services provide a frequency of approximately every 10 to 30 mins. Bus services run from 

6.55am until 7pm Monday to Friday. The buses provide access to Shrewsbury Town Centre, 

its surrounding area and Telford. Mainline railway services are available from Shrewsbury 

Station providing access further afield to Manchester, Birmingham, Cardiff, Holyhead, Crewe, 

Hereford, Swansea, Chester et al.  

The area surrounding the site is characterised by a mix of uses including residential and 

commercial development. As noted above, a crematorium bounds the site with sports and 

education facilities present in the surrounding area. Towards the east is open countryside.  

The Centre of Shrewsbury contains a range of services including, shops, health care, 

education, restaurants, supermarkets, public houses, cultural and sporting facilities. Closer to 

the site, including those mentioned previously, a hotel, petrol station, cricket club, Mereside 

Church of England Primary School and St. Giles Pre-School are all within walking distance 

from the site. Belvidere School is slightly further away.  

The site is not within a conservation area and there are also no listed buildings on the site. 

There are however, listed buildings beyond 1km away from the site. The Site is within flood 

zone 1, therefore it is at the lowest risk of flooding. 
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3 Proposed Development 
 
Cornovii seek a hybrid planning permission for the erection of 136 dwellings. Full planning 

permission is sought for 104 dwellings, vehicular access, internal roads, footpaths/cycleways, 

public open space, landscaping and associated infrastructure in full with outline planning 

permission for 32 dwellings. The proposal also includes 27 affordable dwellings which will 

form part of the initial 104 dwellings. Self and custom build dwellings will not contribute to 

the affordable provision. 

The description of development contained on the application forms is as follows: 

“Hybrid application for the development of 136 Dwellings (Comprising of FULL 
Application for 104 dwellings, 27 Affordable Dwellings including shared 
ownership, 12 apartments and 65 Market Dwellings), Vehicular Access from 
Weir Hill Road, Internal Roads, Footpaths/Cycleways, Public Open Space, 
remediation, Landscaping, Associated Infrastructure and foundations for the 
self and custom build dwellings; and OUTLINE submission for 32 Self-Build and 
Custom-Build Dwellings”.  

 
Cornovii propose a development that comprises a mix of low energy, custom and self-build 

properties. Included within the mix of build types will be 15 carbon neutral homes. To deliver 

the dwellings, Cornovii proposes that the low energy and carbon neutral homes are 

determined by way of a full planning application which includes other elements of the 

proposal detailed further below.  

The custom and self-build elements will be determined via an outline application for the 

principle of development and with all other matters being reserved for later determination. 

Along-side the reserved matter application, a Plot Passport is submitted which will be 

provided to purchasers of the self-build plots and can be conditioned to fix certain elements 

of the proposed self-building dwellings including height, position, routes of services and the 

location of car parking. 

The proposed site layout is shown on drawing Site Layout D01 Rev C has been developed 

following an assessment of the site opportunities and constraints, and has the following key 

aspects: 

• Maintained the established building line to London Road (with private access drives). 

• Main access from Weir Hill Road. 

• Setback with private drives adjacent to the Crematorium. 

• Pedestrian/cycle links to London Road. 

• Public Open Space to north and east of the site, adjacent Weir Hill Road, including 

LEAP. 

• Strong frontage development to POS. 
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• Scale and Massing with three storey gateway entrance buildings, reducing adjacent 

the Crematorium. 

• Provision of carbon neutral, custom build and self build dwellings. 

• All other dwellings to be low energy homes, constructed to Future Homes Standards. 

• All dwellings meet Nationally Described Space Standards. 

• character areas, including POS Fronting, London Road, Northern Edge and inner 

streets. 

• SuDS, including swale. 

It is intended that the main vehicular access will be provided into the site from the newly 

constructed Weir Road. Three further vehicle access points are proposed from London Road 

providing direct access by way of a cul-de-sac, to 10 dwellings (two access points providing 

access to 4 dwellings each and one point of access to 3 dwellings).  A further four pedestrian 

access points are also proposed directly off London Road. The first is combined with one of 

the cul-de-sac access points described above. The final access point is shown towards the 

north east of the site on the layout plan providing access to Weir Road. The plan also shows a 

future pedestrian access point to the north west of the site and it is envisaged that this 

access can come forward should a parcel of land, currently outside of the ownership of the 

applicant, be considered for development in the future. 

The proposed site layout drawings show the proposed layout for the entire scheme, including 

the areas for self and custom build. The layout also shows an apartment building sited on the 

south east corner of the site at the junction with Weir Road and London Road with walk up 

flats to the south west of the site. The self and custom build plots are situated to the north of 

the site bookended by low energy homes and carbon neutral dwellings at each side and in 

the centre of the site arranged in a residential block formation. Immediately adjacent to the 

access from Weir Road and to the east of the custom and self build plots is a second area of 

carbon neutral dwellings with the remainder of the dwellings proposed on the site being low 

energy build. Affordable dwellings are ‘pepper-potted’ throughout the low energy build 

element of the site layout. 

Open space is dispersed throughout the site so that each dwelling has close access. However, 

the largest area of continuous open space is located along the peripheries of the site along 

side Weir Road and the crematorium. The largest expanse of open space is located towards 

the north east of the site and contains the LEAP and drainage basin. The total area of 

proposed open space is 12,895sqm. 

With regard to car parking spaces, 190 spaces excluding garages are proposed. The self build 

and custom build are, at this stage, shown in the plot passport as having two spaces per 

dwelling. Parking provision is therefore, considered to be 2 spaces per 2, 3 & 4, 1 space. Two 

bed apartments and walk-up flats have one space each. Four visitors parking spaces are also 

provided. Residential parking spaces will be provided in an arrangement of styles including in 

front of dwellings and adjacent to the side elevation. 
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Full details in respect of the proposed design of the dwellings, materials, access and servicing 

arrangements and heights are provided within the supporting Design & Access Statement. 

However, the dwellings, have been sympathetically designed to fit in with the existing 

residential character of this part of Shrewsbury, taking its ques from dwellings nearby and its 

countryside outlook, whilst creating a modern aesthetic. Dwellings, save for the custom and 

self build are proposed to be finished in brick with pitched roofs. Elements of metal standing 

seam cladding, timber and fibre cement panels are also proposed. The majority of the 

dwellings will be two storeys, save for the apartment building which will be three storeys in 

height and a small number of the carbon neutral dwellings which will be 2.5 storey in height. 

The self and custom build dwellings are proposed to be a maximum of 2.5 storey in height. 

The dwellings are proposed to be semi-detached or detached. Some dwellings will be linked 

together by garages. A row of three dwellings will be terraced.  

The proposed space standards would be:- 

• 1 bed of at least 50sqm extending to 64sqm. 

• 2 bed of at least 65sqm extending to 75.2sqm. 

• 3 bed of at least 99.2sqm extending to 121sqm. 

• 4 bed of at least 114sqm extending to 136.4sqm. 

Approximately 70% the of units will conform to Part M(4)2 of building regulations. 

Self build and custom build dwellings will have a total area of 175 and 154 sqm respectively 

comprising a maximum of 4 bedrooms.  

Garages will have an area of 18sqm.  

The following residential mix and tenure is proposed: 

 Affordable Market Total % 

1 bed 9 5 14 10.29 

2 bed 18 13 31 22.79 

3 bed 0 29 29 21.32 

4 bed 0 30 30 22.05 

Unknown 
(self/custom-
build) 

0 32 32 23.52 

Total 27 109 136 100(rounded) 

% 
19.85 80.14  

100 
(rounded) 

 

Below we set out the elements of each application to be considered. 
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Phase 1 - Full Planning Permission 

Within the full application, Cornovii seek the determination of all elements of the proposal 

other than self and custom build dwellings.  

Planning permission for Open space, access from Weir Road, the internal road layout, cycle 

and pedestrian paths and associated infrastructure is sought in full. Remediation will be 

completed across the entire site as part of the full application and these details are included 

within the application. Foundations and slabs for the self and custom build plots will also be 

constructed.  

Phase 2 - Outline Planning Permission 

The outline planning permission reserves the following elements for later determination for 

32 individual dwellings plots only: 

• Scale 

• Appearance 

• Landscaping 

• Layout  

The application is supported with Plot Passports which sets parameters for development on 

the self-and custom build plots and a Design Guide which sets out the desired character of 

the area stipulating rules to achieve a high quality and cohesive neighbourhood.  

Foundations and slabs will be built under the supervision of Cornovii, ready for self and 

custom builders as part of the detailed planning permission.  
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4 Planning History and Statement of Community Involvement 
 
The online planning history search reveals no submitted or approved applications for the site 
dating back to the year 2000.  
 
However, the site had been promoted as a sustainable urban extension and part of the site 
was allocated for residential development in the SAMDev (policy SHREW001) in 2015. The 
allocation in the SAMDev shows a quantum of 50 dwellings and notes development to be low 
density and to be served by new accesses off London Road, to include a landscape buffer to 
the adjoining Crematorium site and to have a well landscaped eastern edge having regard to 
the sensitivity of the Severn valley and views to the site from the east. 
 
Pre-application Advice 
Formal pre-application advice was received from Officers at Shropshire Council on the 26th 
October 2021 following validation on the 5th October 2021.  
 
The response provides consultation responses from statutory consultees based on the 
information submitted at pre-application stage. Responses were received from Parks and 
Recreation, Archaeology, Trees, Environmental Protection, Drainage, Affordable Housing, 
Conservation, Ecology and Highways. None of the consultees objected to the proposal but 
did add clarifications and requested further information. 
 
The response concluded, on the basis of the information submitted at the time, that Officers 
would support and application for residential development on the site, part of which is 
allocated. The portion of the site currently within open countryside, whilst supported by 
Officers in principle would represent a departure from current adopted policy. 
 
The response notes that the proposal has a slightly increased density than the adopted 
allocation. However, given that the density is comparatively similar to other new 
developments within the locality, Officers have no concerns.  
 
The mix of dwellings was considered acceptable. The self-build element is also considered to 
add weight to the planning balance. Officers also confirm that the proposal will be 
determined in accordance with the adopted local plan rather than the emerging local plan.  
 
Regarding the scale, design and layout of the site, Officers confirm that they have attended 
design team meetings, working closely with the applicant and its agent to deliver a site that is 
acceptable in terms of its visual appearance, character and design principles. Officers also 
issued specific comments regarding the site plan which have been addressed as far as 
possible. A note of concern was made regarding the scale of development. At that time, the 
proposal was for a total of 146 dwellings. To address Officer concerns, the total dwellings 
proposed has been reduced to 136. Internal spaces, Officers indicate, will need to comply 
with National Described Space Standards. 
 
With regard to open space, Officers confirm that a minimum area of 13,290 m2 is required 
for public open space based on the pre-application submission proposal. It was noted that 
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the proposal, at the time contained just 10,000m2 but the shortfall could be addressed by a 
financial contribution.  
 
With regard to residential amenity, Officers commented that the proposal did not give rise to 
any unacceptable impact upon existing or future residents.  
 
Finally, Officers confirmed that the site will be subject to CIL and answered a number of 
specific questions raised by the applicant.  
 
Statement of Community Involvement and Pre-application Consultation 
Cornovii has undertaken early and continued consultation with the Parish Council, Local 
Members and the general public. A Statement of Engagement report is submitted with the 
application and details the extent of public consultation events that took place. It includes 
responses, concerns and feedback from stakeholders, the local community and residents for 
engagement activities between 18th October 2021 until 18th November 2021. 
 
Prior to the engagement, research was carried out into the local area to understand who the 
key stakeholders are and what local amenities and transport links are within and surrounding 
the area, to understand the pressures if any, and the impact these may have. The interested 
councillors, local businesses, and community groups were also identified.  
 
A consultation event was held specifically for residents on London Road whose dwellings back 
on to the site. The key themes that were identified by residents during this meeting were as 
follows: 

• drainage and flood risk. 

• wildlife and the loss of greenspace. 

• noise. 

• traffic. 

• existing amenities. 

• proximity of the proposal to the boundary/privacy. 

• density of the proposed development. 

• ground conditions. 
 
Following the initial consultation event with residents of London Road, a consultation event 
which was open to all interested parties was held. Brochures, invitations, display boards, a 
specific micro-site page detailing the proposal was available. A survey was also provided for 
attendees to leave their comments and feedback.  
 
Ten members of the development team were on hand to answer any questions and explain 
the proposals to members of the public. Councillors were also present at the events held on 
28 October (2-7pm) and 6 November (10-3pm). 
 
Over the course of the events, a total of 34 members of the public attended. The themes 
which were identified from comments during the evening roughly fell within the broad 
categories which were identified during events with London Road residents.  
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Whilst some issues were identified, attendees interesting the custom and self-build elements 
of the proposal were broadly in favour.  
 
Wier Hill Action Group responded to the consultation via email. Concerns were raised 
regarding: 

• density. 

• the quantum of development. 

• pressure on existing amenities. 

• traffic. 

• tackling climate change. 

• sustainable technologies. 

• request for a construction management plan. 

• lack of publicity of the consultation events. 

• the impact of Covid-19 on the attendance at consultation events. 
 

Responses to all the comments submitted by interested parties and those attending the 
events is contained in the Statement of Engagement. However, to address the comments 
which stand out as planning issues, we make the following comment: 
 
The density of the proposal is similar to new residential developments locally. Since the 
consultation the number of dwellings has been reduced and therefore, the density has fallen 
also.  
 
Where Officers believe there are pressures on existing amenities, CIL and S106 contributions 
can be requested to mitigate any impact caused by the proposal subject to adherence with 
the relevant legislation.  
 
With regard to traffic, flood risk, drainage, ecology and ground conditions, the application is 
supported by reports that provide an in-depth review of the current conditions on site in 
respect of these disciplines prepared by a suitably qualified professional. Where an impact is 
identified, appropriate mitigation measures are proposed. A review of the reports is 
contained later in this statement.  
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5 Planning Policy 
 
Core Strategy 

The Core Strategy, adopted on the 24 February 2011, sets out the Council’s vision and 

objectives for the area. It states that the vision is for Shropshire to flourish with a significantly 

improved quality of life and becoming a better place in which to live and work. It also sets out 

a development strategy identifying the level of development expected to take place in 

Shropshire (excluding the Borough of Telford and Wrekin) up until 2026. 

The policies of particular relevance to the proposal are as follow: 

• Policy CS1: Strategic Approach - Around 27,500 new homes will be required during 

the period of 2006-2026 of which 9,000 will be “affordable housing”. The rural areas 

will become more sustainable through a “rural rebalance” approach, accommodating 

around 35% of Shropshire’s residential development over the plan period. 

• Policy CS2: Shrewsbury Development Strategy - Shrewsbury will provide the primary 

focus for development for Shropshire, providing approximately 25% of its additional 

housing for the period 2006-2026 (approximately 6,500 dwellings. Shrewsbury will 

accommodate two sustainable urban extensions providing 25% of Shrewsbury’s 

housing growth. Other sustainable housing land will be released on the edges of 

Shrewsbury, identified in the SAMDev DPD, to provide the balance of housing land 

required. 

• Policy CS5: Countryside and Green Belt - New development will be strictly controlled 

in accordance with national planning policies protecting the countryside and Green 

Belt.  

• Policy CS6: Sustainable Development Principles – sets out the principles for 

sustainable design including – requiring proposals likely to generate significant levels 

of traffic to be located in accessible locations, ensuring adaptable, safe and accessible 

to all, and providing development that Protects, restores, conserves and enhances the 

natural, built and historic environment, inter alia. Development should achieve 

applicable national standards for sustainability (Building Regulations) and include a 

completed sustainability checklist with an application. 

• Policy CS11: Type and Affordability of Housing – Seeks a 33% contribution towards 

affordable housing on sites of 5 or more dwellings. This will be updated as time 

progresses. 

• Policy CS17: Environmental Networks – Seeks the expansion and enhancement of 

Shropshire’s environmental assets. All developments must ensure that they protect 

and enhance the diversity, high quality and local character of Shropshire’s natural, 

built and historic environment, contributes to local distinctiveness, and does not have 

a significant adverse impact on Shropshire’s environmental assets. Financial 

contributions towards the creation of new, and improvement to existing, 

environmental sites and corridors maybe used to realise the above. 

• CS18 Sustainable Water Management - integrate measures for sustainable water 

management to reduce flood risk, avoid an adverse impact on water quality and 
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quantity, including groundwater resources, and provide opportunities to enhance 

biodiversity, health and recreation. 

 

Site Allocations and Management of Development Plan 
 
The Shropshire Council Site Allocations and Management of Development (SAMDev) Plan was 
adopted by Shropshire Council on 17 December 2015. The SAMDev sets out proposals for the 
use of land and policies to guide future development to help to deliver the vision and 
objectives of the Core Strategy for the period up to 2026.  
 
The relevant policies of the SAMDev are as follows: 
 

• MD1: Scale and Distribution of Development – States that sufficient land will be made 

available for the development of homes. Sustainable development will be supported 

in a number of areas including Shrewsbury which is the highest tier settlement in the 

hierarchy. Some 13,000 dwellings will be delivered within the plan period in 

Shrewsbury. 

• MD2: Sustainable Design – reflects policy CS6 and states that for development to be 

acceptable it must respond to the local design aspirations, respect local 

distinctiveness, enhance opportunities for contemporary design solutions, 

incorporate sustainable drainage techniques and consider the design of landscaping 

and open space amongst other things. 

• MD3: Delivery of Housing Development – notes that in addition to supporting the 

development of the allocated housing sites set out in Settlement Policies S1-S18, 

planning permission will also be granted for other sustainable housing development 

having regard to the policies of the Local Plan, particularly Policies CS2, CS3, CS4, CS5, 

MD1 and MD7a. 

 

1. Residential proposals should: 

i. meet the design requirements of relevant Local Plan policies; and 

ii. on sites of five or more dwellings, include a mix and type of housing 

that has regard to local evidence and community consultation 

 

• MD7a: Managing Housing Development in the Countryside - new market housing will 

be strictly controlled outside of Shrewsbury, the Market Towns, Key Centres and 

Community Hubs and Community Clusters.  

• MD12 The Natural Environment – seeks to conserve, enhance, connect, restore or 

recreate natural assets 

• S16 Shrewsbury Area 1a Allocated Housing Sites - Identifies the site as allocation 

SHREW001, and includes development guidelines for ‘part’ of the site for 50 

dwellings, with guidelines to provide: 

o low density 

o new accesses off London Road  

o landscape buffer to the Crematorium 
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o well landscaped eastern edge, having regard to the sensitivity of the 

Severn Valley and views to the site from the east. 

Type and Affordability of Housing Supplementary Planning Document. 
 
The Type and Affordability of Housing Supplementary Planning Document (SPD) was adopted 
in 2012.  It provides detailed guidance to assist in implementing a number of Core Strategy 
policies. The SPD helps to provide a mix of good quality, sustainable housing development of 
the right size, type, tenure and affordability to meet the housing requirements of all sections 
of the community. 
 
It states that all new market housing developments are required to make a contribution 
towards the provision of affordable housing in accordance with Core Strategy Policy CS11. 
Planning applications will be subject to one of three rates shown in the 'housing zones with 
parish boundaries map'. The following contributions are required across the three areas: 

• Area A 20% affordable housing contribution. 

• Area B 15% affordable housing contribution. 

• Area C 10% affordable housing contribution. 
 
Shrewsbury falls within Area A. 
 
SUSTAINABLE DESIGN SPD (Part 1) (July 2011) 
 

• Reaffirms CS6 and the need to complete the sustainability checklist. 

• Water Efficiency – provides an average consumption of at least 105l/p/d. 

• Foul Drainage – connection to a public sewer should be sought where feasible. 

• Flood Risk – flood risk assessment required to support applications over 1ha. 

• Surface Water Drainage – requires the completion of a surface water 

management plan. 

• Energy Demand – requires the completion of an Energy Demand and Efficiency 

Statement 

• Energy and Heat – requires the provision of a written statement outlining how 

renewable energy sources have been considered 

• Material Resources – promotes sustainable waste management 

• Refuse - provision of adequate space to safely and securely store waste/recycling 

receptacles 

• Refuse and Recycling – refers to the Shropshire Advice note For Developers July 

2017 

 
The National Planning Policy Framework 
 
The revised The National Planning Policy Framework (NPPF) was updated on 19th February 

2019 and is a material consideration in the preparation of planning policy and decision 

making. It sets out that the purpose of the planning system is to contribute to the 

https://www.shropshire.gov.uk/media/8579/adopted-sustainable-design-spd.pdf
https://www.shropshire.gov.uk/media/8580/sustainability-checklist-template.pdf
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achievement of sustainable development. It also highlights the Government’s objective of 

significantly boosting the supply of housing and focuses on making effective use of land to 

meet the need for homes and other uses while safeguarding and improving the environment 

and ensuring safe and healthy living conditions. 

While it does not change the statutory status of the development plan as the starting point 

for decision-making, it establishes a presumption in favour of sustainable development 

(Paragraph 10). As set out at Paragraph 11, for decision taking this means: 

• Approving development proposals that accord with the development plan without 

delay; and  

• Where there are no relevant development plan policies, or the policies which are 

most important for determining the application are out-of-date, granting permission, 

unless: 

I. The application of policies in the Framework that protect areas or assets of 

particular importance provide a clear reason for refusing the development 

proposed, or  

II. Any adverse impacts of doing so would significantly and demonstrably outweigh 

the benefits, when assessed against the policies in the Framework taken as a 

whole. 

 

The NPPF establishes a range of policy themes particularly relevant to the application 

including: 

• Delivering a sufficient supply of homes, 

• Building a strong, competitive economy, 

• Promoting healthy and safe communities, 

• Promoting sustainable transport, 

• Making effective use of land, 

• Achieving well-designed places, 

• Meeting the challenge of climate change, flooding and coastal change, 

• Conserving and enhancing the natural environment, and 

• Conserving and enhancing the historic environment. 

 

Within these, the NPPF highlights that it is important that a sufficient amount and variety of 

land can come forward to significantly boost the supply of homes (Paragraph 59). 

Significant development should be focused on locations which are (or can be made) 

sustainable (Paragraph 103). Furthermore, the use of previously developed land attracts 

significant weight. 

Development that makes efficient use of land should be supported. Alongside this, planning 

policies and decisions should also support the creation of high quality buildings and places, 

and ensure that developments function well and add to the overall quality of the area; are 

visually attractive as a result of good architecture, layout and appropriate and effective 

landscaping; are sympathetic to local character and history; establish or maintain a strong 
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sense of place; and optimise the potential of the site to accommodate and sustain an 

appropriate amount and mix of development (Paragraphs 124 and 127). 

Paragraph 119 states that Local planning authorities, should take a proactive role in 

identifying and helping to bring forward land that may be suitable for meeting development 

needs, including suitable sites on brownfield registers or held in public ownership.  

There is also a need to conserve and enhance the historic environment, with the effect of a 

proposal on heritage assets being considered with regard to the significance of the asset, the 

scale of any harm as well as public benefits arising (Chapter 16). 

Paragraph 48 to 50 sets out the weight that planning authorities may give to relevant policies 

in emerging plans. Chapter 5 outlines how Council’s should seek to deliver the supply of 

housing requires to significantly boost the supply. 

Paragraph 67 states that strategic policy-making authorities should have a clear 

understanding of the land available in their area through the preparation of a strategic 

housing land availability assessment. From this, planning policies should identify a sufficient 

supply and mix of sites, considering the availability, suitability and likely economic viability. 

Paragraph 77 to 79 deals with rural housing. It states that planning policies and decisions 

should be responsive to local circumstances and support housing developments that reflect 

local needs. 

Paragraph 117 states that Planning policies and decisions should promote an effective use of 
land in meeting the need for homes and other uses, particularly in a way that makes as much 
use as possible of previously-developed or ‘brownfield’ land. In doing so, planning authorities 
should give substantial weight to the value of using suitable brownfield land, promote and 
support the development of under-utilised land and buildings.  
 
Emerging Local Plan 
 
Shropshire Council has embarked upon the process to update the Core Strategy. The new 
Local Plan has been submitted for examination, having completed the pre-submission 
consultation earlier. In accordance with the NPPF, the appropriate level of weight should be 
attached to its policies depending upon its stage of adoption and any outstanding objections.   

• Policy SP1 The Shropshire Test – requires development to contribute to meeting 
local needs and making its settlements more sustainable.  

 

• Policy SP2 Strategic Approach – during the plan period from 2016 to 2038, around 
30,800 new dwellings. Around 7000 affordable dwellings will be delivered.  

 
To achieve a sustainable and appropriate pattern of development which also 
maximises investment opportunities, new development will be focused in the 
urban areas identified in Schedule SP2.1. Specifically: 

 
Shrewsbury will bloom, fulfilling its role as a strategic centre and acting as a focus 
for well-designed new housing and employment development. This will be 
supported by the provision of supporting infrastructure, high-quality retail, 
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leisure, transport and other public realm improvements within and on the edge of 
the town centre in support of the delivery of the Big Town Plan and its related 
masterplans. Shrewsbury is also shown in the schedule SP2.1 as a strategic centre.  

 

• Policy SP4 Sustainable Development – reiterates the requirement for sustainable 
development found in the NPF. 
 

• Policy SP5 High Quality Design – requires new development to: respond positively 
to our changing climate; relate to locally distinctive development, or represent an 
innovative design that will positively contribute to the local identity; be of a scale, 
proportion, massing and formality responding to the neighbouring and 
surrounding properties and reinforce road hierarchy; have elevations responding 
to their surroundings and position within the road hierarchy through levels of 
enrichment (including decorative detail), balance and proportion, and 
uniformity/irregularity; use appropriate fenestration. 

 

• Policy SP6 Health and Wellbeing – requires any development to be built to 
appropriate internal and external space standards, including the provision of 
appropriate levels of private and public open space; consider the ‘10 principles of 
active design’ set out in Sport England and Public Health England’s Active Design 
guidance; and promote safe and well-lit high-quality walking and cycling routes. 

 

• Policy SP7 – supports the development of housing as a positive contribution 
where it is sustainable and does not conflict with other local plan policies.  

 

• Policy DP1 Residential Mix – requires a mix of dwelling sizes, types and tenures to 
meet identified local need, including families with children, older people, people 
wishing to build their own homes and people with disabilities and special needs - 
in accordance with the Strategic Housing Market Assessment or Local Housing 
Need Survey (undertaken through the ‘Right Home Right Place’ initiative). 
 
Open market dwellings will include a suitable mix and variety of dwelling sizes; at 
least 25% of open market dwellings will be 2 bedrooms or less and at least a 
further 25% of open market housing will be 3 bedrooms or less. 
 
Affordable dwellings will achieve the nationally described space standard (NDSS) 
and open market dwellings are strongly encouraged to comply with the NDSS. At 
least 5% of the dwellings will be built to the M4(3) (wheelchair user dwellings) and 
a further 70% of the dwellings will be built to the M4(2) (accessible and adaptable 
dwellings). On sites of 50 or more dwellings an appropriate range of specialist 
housing designed to meet the diverse needs of older people, and appropriate 
range of specialist dwellings to meet the needs of those with disabilities and 
special needs (see M4(2) and M4(3) above) is required.  
 

• Policy DP2 Self-Build and Custom-Build Housing – encourages development to 
make 10% of dwellings available as serviced plots for Self/Custom-Build plots, 
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consisting of a range of plot sizes (generally suitable for detached homes), and 
include scaffold margins. 

• Policy DP3 Affordable Housing Provision - on-site affordable housing at 20% will 
be required in the south of Shropshire. A tenure of 70% social or affordable rent 
accommodation and 30% intermediate (unless evidence of local need indicates 
otherwise) is also required. Affordable housing should also be indistinguishable 
and appropriately distributed within the site. 

• Policy DP11 Minimising Carbon Emissions – developments should be designed to 
maximise fabric energy efficiency, including building orientation; high levels of 
insulation; maximising airtightness and using solar gain through window/door 
orientation whilst avoiding overheating. Dwellings should achieve a minimum of 
19% improvement in the energy performance requirement in Part L of the 2013 
Building Regulations (until such time as the Building Regulations are increased to a 
level which exceeds this uplift). A minimum of 10% of the predicted energy needs 
of the development should be provided from on-site renewable and low carbon 
energy sources with residential development of 50 or more dwellings encouraged 
to achieve zero net-carbon emissions. 

• Policy DP12 The Natural Environment - requires development to deliver at least a 
10% net gain for biodiversity in accordance with the Environment Act, any future 
Local Nature Recovery Strategy (LNRS).  

• Policy DP15 Open Space and Recreation – expects new development to deliver 
good quality, accessible and well-maintained open space is an essential part of 
new development, with on-site open space provision equivalent to 30sqm per 
person, assuming one person per bedroom. 

• Policy DP10 Water Efficiency – It expected new development to meet the Building 
Regulations’ 110 litres per person per day standard for water. 

• Policy DP22 Sustainable Drainage Systems – proposals must incorporate 
Sustainable Drainage Systems (SuDS) in accordance with Shropshire Council’s 
Surface Water Management: Interim Guidance for Developers or Shropshire 
Council’s SuDS Handbook (whichever is the later), and be accompanied by a 
surface water management plan or statement 

• Policy 16 Shrewsbury Place Plan - Saves the existing site allocation, and 
requirements as per Core Strategy S16. 
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6 Planning Merits 
 
The proposal for the site has been developed taking account of a wide range of factors to 
determine the most appropriate form of development including the site context and 
characteristics, making efficient use of land, the need for and type of new housing and the 
existing site or policy constraints.  
 
Having set out a description of the site and its context; proposed development; and provided 
commentary on the planning policy position, the remainder of this statement sets out the 
case for redevelopment of the site. 
 
Principle of Development 
Section 38(6) of the Planning and Compulsory Purchase Act 2004, requires planning 
applications to be determined in accordance with the development plan, unless other 
material considerations indicate otherwise. The Development Plan for Shropshire consists of 
the adopted Core Strategy (adopted in February 2011), and the Site Allocations and 
Management of Development (SAMDev) Plan (adopted in December 2015). While planning 
applications are considered against the policies of the development plan as a whole. Relevant 
policies specific to this application are set out further below. 
 
The Core Strategy establishes the County’s strategic policy, including setting the overall 
housing guideline of 27,500 dwellings between 2006 and 2026, of which 6,500 are planned 
for Shrewsbury as the main focus for development. 
 
The Core Strategy and SAMDev were both adopted prior to the latest revision of the NPPF. 
The NPPF makes clear that development plans should be reviewed every five years and that 
this is a legal requirement (Regulation 10A of the Town and Country Planning (Local Planning) 
(England) Regulations 2012). Both the Core Strategy and SAMDev were adopted beyond five 
years ago. The NPPF is also clear that policies should be flexible enough to accommodate 
needs not anticipated in the plan. 
 
The application proposes the development of 136 dwellings of which 32 will be self or 
custom build and 27 will be affordable. The site is allocated for residential development in 
the development plan but part of the site, immediately adjacent to the allocation and 
included within this application sits within the open countryside.  
 
To this end, the majority of the application site (4.3 hectares) is allocated under site 
reference SHREW001 of policy S16 within the adopted development plan. Given the above 
the principle of development on this site is already largely acceptable. However, Policy CS5: 
Countryside and green belt of the Shropshire Core Strategy does apply. 
 
The allocation and policy S16 in the SAMDev provides a development guideline of 50 
dwellings and notes that the development of the site is “low density and to be served by new 
accesses off London Road, to include a landscape buffer to the adjoining Crematorium site 
and to have a well landscaped eastern edge having regard to the sensitivity of the Severn 
valley and views to the site from the east” It should be noted however, that the 50 dwellings 
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quoted in the policy applies to the allocated portion of the site and that this is only a 
guideline and not a maximum quantum of development permitted.  
 
At the time of drafting the local plan allocation there was no firm proposal for the Weir Hill 
Access Road to pass the site, with the policy suggesting that the access should be taken from 
London Road. With the new road now in place, it is proposed that most dwellings on the site 
are accessed from Weir Hill Road, with the access point taken from an appropriate location 
away from its junction with London Road, and at an acceptable position with regards to 
topography. A number of dwellings fronting London Road are proposed to be accessed via 
private drives directly from London Road in accordance with the policy. 
 
The proposal retains a landscape buffer to the Crematorium with detailed plans showing a 
screening effect of the planting. Most of the Open Space provision is provided to the east of 
the site to enhance views to and from the Severn Valle in accordance with the policy. 
However, it is worth noting that the sensitivity of the site with regards to the views into and 
from the site have been reduced by the construction of the Weir Hill access road.  
 
It is considered that the proposals are in general conformity with the development plan save 
for the addition of land up to Weir Hill Road, number of proposed dwellings and the density 
of development. We deal with each in turn below. 
 
Land outside of the allocation within the Open Countryside 
 
The allocation contained in policy S16 (site reference SHREW001) includes a total area of 
4.3ha. The proposed development site includes this land and an additional 2.3ha of land to 
the east of the allocation site. The land is situated between the allocated site and an existing 
permitted highway which serves new neighbouring residential development. 
 
The additional land constitutes open countryside and therefore, development of it is contrary 
to policy CS1, CS2, CS5 and MD7a unless material considerations in favour granted 
permission are put forward which sufficiently outweigh any harm identified. 
 
Policy CS1 sets out the general development growth for the area whilst Policy CS2 states that 
Shrewsbury’s priorities for the allocation/release of land for development will be: 

- Making best use of previously developed land and buildings for housing and other 
uses within the built-up area. 

- Bringing forward, on a phased and planned basis, two sustainable urban extensions 
including Other sustainable housing land releases on the edges of Shrewsbury, 
identified in the SAMDev DPD, to provide the balance of housing land required. 

 
Policy MD7a notes new market housing will be strictly controlled outside of Shrewsbury and 
Policy CS5 states that new development will be strictly controlled in accordance with national 
planning policies protecting the countryside.  
 
The NPPF notes that planning policies and decisions should avoid the development of 
isolated homes in the countryside unless one or more of the specified circumstances apply. In 
this case, the circumstances specified do not apply here.  
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Officers, through the allocation of residential land in this part of Shrewsbury, already accept 
that the location is sustainable. It is accepted that whilst there will be encroachment into the 
countryside, the development will not encroach any further into open countryside than 
existing permitted development (Weir Hill Road). In our view the construction of Weir Hill 
Road and its impact on this part of the countryside constitutes a material consideration which 
should be weighed in favour of granting permission. It is considered that the new Weir Hill 
Road, forms a logical defensible boundary to prevent any future encroachment into the open 
countryside beyond it. The proposal has been designed to minimise the amount of built 
development falling within the countryside with much of the development comprising open 
space with vehicle and pedestrian infrastructure and 42 dwellings with 12 of those contained 
in one apartment building.  
 
In addition, it is considered that the remainder of the land which would be left undeveloped 
if it did not form part of this application, would not be suitable for continued agricultural use 
due to the size and access restrictions. 
 
If this parcel of land does not come forward for development, it will in turn have impacts 
upon the allocated development site SHREW001 which is an allocated site within the Local 
Plan and one for which the plan relies upon in the Council’s anticipated supply over the next 
5 years and beyond. It must also be recognised therefore, that since SHREW001 was 
allocated the immediate situation surrounding the site has altered and in practical terms 
consideration of development the land between it and Weir Hill Road for residential housing 
is appropriate given the surrounding built development and existing approvals. It must also 
be recognised that should permission be refused for the entirety of the development, there is 
a risk that the remainder of the allocated site would not come forward in the same mix of 
tenues, house types and construction methods. 
 
Number of proposed Dwellings and the Density of development 
 
The NPPF is clear that planning policy and decisions should promote an effective use of land 
in meeting the need for homes and other uses. Planning policies and decisions need to reflect 
changes in the demand for land. They should be informed by regular reviews of both the land 
allocated for development in plans, and of land availability. 
 
Policy CS6 seeks to allow on development which ‘is appropriate in scale, density, pattern and 
design taking into account the local context and character’. Policy MD2 requires all 
development to ‘contribute to and respect locally distinctive or valued character and existing 
amenity value by…..Responding appropriately to the form and layout of existing development 
and the way it functions, including mixture of uses, streetscape, building heights and lines, 
scale, density, plot sizes and local patterns of movement’ 
 
It is proposed that 136 dwellings of which 32 dwellings will be self or custom build, are 
developed. 104 of the dwellings are subject to full planning permission with 12,895 sqm of 
public open space. An additional 2,000 sqm of other accessible green space is also proposed. 
The self and custom build dwellings are subject to outline permission The proposal seeks to 
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provide a coherent mix of residential accommodation with the provision of both traditional, 
self and custom build properties on a site which has a balance of green spaces throughout. 
 
The number of dwellings is above the policy guidelines. However, as we have previously 
noted, the guidelines are not a maximum quantum of development. Therefore, unless this 
surpassing of the guidelines constitutes an evidenced harm, planning permission should not 
be refused on the grounds of the proposal being above the guideline. 
 
It has already been noted that the total application site comprises of 6.6 hectares of land 
increasing from 4.3hectares in the allocation by way of including land between the allocation 
and Weir Hill Road. This has increased the number of dwellings from 50 to 136 on the site 
resulting in an increase in density. However, it should be noted that both the number of 
dwellings (from 142) and thus the density has been reduced in accordance with Officers 
comments at pre-application stage. The proposed site now has a density of approximately 
20.6 dwellings per hectare (entire site) or 27.6 dwellings per hectare (developable area). This 
is considered comparative to other recent development within the locality Oteley Road SUE 
and Weir Hill). 
 
Approximately 1 hectare of the total area will be public open space with an additional 0.5ha 
for other publicly accessible green space provided. Most of the public open space is located 
within the additional land at the edge of the development to mark a transition from built 
form to the open countryside.  
 
We therefore consider the proposed increase in density appropriate and have not identified 
any harm that arises from the increase in the total number of dwellings above the guideline. 
We therefore consider the proposed density and increase appropriate. 
 
Compliance with the Emerging Plan 

The Council is currently undertaking a Local Plan review, with the Plan having been submitted 

to the Secretary of State for examination on 3rd September 2021. The examination process is 

at an early stage and therefore very limited weight can be attached to it polices. 

The emerging local plan is proposed to carry over the residential allocations in the adopted 

local plan. With regard to this application, it carries over the site allocation and it proposes to 

amend the development boundary of Shrewsbury.  

Should the emerging plan be adopted in its current form, the development boundary of 

Shrewsbury would be extended to the Weir Hill Road, encompassing the entirety of the 

application within Shrewsbury. This indicates that the Council has accepted development in 

this location and the principle of development would therefore be acceptable, including the 

proportion of land that currently falls within the open countryside. 

A review of the proposal against other policies within the emerging Local Plan has been 

undertaken and it is concluded that the proposal broadly accords with it as a whole. The 

proposal fulfils the broader objectives of the emerging local plan. It is a residential 

development, addressing the housing need and enhancing the type of accommodation 

available. 
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Planning Balance 
The NPPF is a material consideration in the determination of planning applications. The 
“presumption in favour of sustainable development” remains the central tenet of the NPPF. 
The NPPF is clear, in that where proposals accord with an up-to-date development plan, 
planning permission should be granted. 
 
Central to the NPPF is the Government’s objective of “significantly boosting the supply of 
homes” in the first paragraph of Chapter 5, delivering a Sufficient Supply of Homes. This is 
also reflected in the approach that the NPPF takes with regard to brownfield land. 
 
Paragraph 59 notes that boosting the supply of housing is a Government objective. It also 
promotes and supports the development of under-utilised land and buildings, especially if 
this would help to meet identified needs for housing. 
 
The majority of the site is allocated for up to 50 new homes in the development plan. As 
such, there is clear support for residential dwellings in this location. An assessment of the 
proposal has been undertaken and it is considered that there is some non-conformity 
between the Development Plan and elements of the proposed development. The only harm 
identified is an increase in housing numbers above the policy and the development of 
additional land which currently falls outside of the allocation and within open countryside. 
We consider that the conflict with the Development Plan is very limited. 
 
The proposal seeks to develop a site allocated for residential development. Within the 
application boundary is an area of land up to the Weir Hill Road. However, this land is 
proposed to be included with the development boundary for Shrewsbury in the emerging 
Local Plan (currently at examination). We therefore consider that the Council has already 
accepted the location as suitable for residential development. This weighs in favour of 
granting planning permission.  
 
Whilst it is noted that the number of proposed exceeds the development guidelines, the 
policy also makes clear that this is not a maxima. Furthermore, numerous inspectors on 
appeal have had significant regard to the delivery of housing in respect the planning balance, 
attaching significant weight. it is determined that the increase in dwellings, and as a result, 
the increase in density is acceptable and affords significant weight.  
 
As an allocated housing site, the delivery of the proposed development is crucial helping 
meet housing demand for which the 5 year supply is based upon. It is also noted that the 
proposal provides both policy compliant affordable housing and self and custom build 
dwellings which weighs in favour of granting approval. 
 
The Annual Monitoring Report for 2020 notes that the Council has failed to meet its 
affordable housing target of 33% of completions over the plan period. It states that the 
number of affordable housing completions in 2019/20 was 223, equating to around 20% of 
total housing completions achieved in this period with historic delivery being as low as 15%. 
The proposal will deliver a policy compliant contribution of affordable housing as part of the 
development contributing to the affordable housing target and should be afforded significant 
weight. 
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The supporting reports submitted in support of the application clearly demonstrate that 
there will be no adverse impact arising from the proposal by way of ecology, drainage, 
transport, or noise. 
 
While it is maintained that the application proposals generally conform with the 
Development Plan, that there are significant material considerations which should also be 
considered when determining the current application. The material considerations are 
summarised as: 
 

• The provision of much needed affordable homes to meet housing need and 

contribute towards meeting the overall 33% requirement over the plan period. 

• The provision of open space above the policy requirement. 

• The allocation of the site and the inclusion of additional land within the 

development boundary of Shrewsbury in the emerging Local Plan. 

• Weir Hill Road has already had an impact upon the countryside. It also creates a 

defensible boundary for this part of Shrewsbury. 

• As access is taken from London Road, should the proposal utilising the additional 

land not be approved there is a risk that either the allocated site does not come 

forward or that the land falling outside of the allocation is sterilised for future 

development should proposal require amending to remove the land.  

Technical Considerations 

Design and Amenity 

Policy CS6 seeks to ensure development respects and enhances local distinctiveness. CS6 also 

seeks to ensure that development is appropriate in scale, density, pattern and design, taking 

into account the local context and character, and those features which contribute to local 

character. Policy CS17 reinforces these considerations by seeking to ensure 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. 

Further to CS6, MD2 requires development to contribute to and respect locally distinctive or 

valued character and existing amenity value by (in part), responding appropriately to the 

form and layout of existing development and the way it functions, include a mix of uses, 

streetscapes, building heights and lines, scale, density, plot sizes and local patterns of 

movement. 

The application proposes a range of dwelling types with a style that takes its cues from the 

surrounding area. The proposal is of commensurate scale, and of conventional appearance to 

the location. Each dwelling meets the Nationally Described Space Standards. Existing 

boundary treatments will be retained where possible and new boundaries will be formed 
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using hedgerow planting and close boarded fencing. Separation distances are achieved, and 

all rear gardens are a minimum of 10sqm. Apartments have a shared communal area and/or 

balconies.  

Existing residential amenity is protected by providing compliant separation distances. Overall, 

the proposal is arranged in perimeter blocks with rear of dwellings facing each other.  

Officers have attended design review meetings and have been able to input into the design of 

the proposal. The applicant has sought to incorporate the comments and amend the 

proposals wherever possible. The proposal is supported by a Design Code and Plot passport 

to ensure the design continuity of the area.  

The houses are designed to Approved Doc M(4)2 and Nationally Described Space Standards. 

A fabric first approach has been taken for energy conservation with all dwellings proposed to 

achieve an EPC rating of A. The external materials of the houses take their cue from local 

dwellings and consultation, and aim to avoid an overly sub-urban form. 

Elements of the scale of development have been discussed previously. However, we note 

that at pre-application stage Officers noted that 142 dwellings would be considered 

acceptable. As the number of dwellings has been reduced further to aid design changes on 

site, there is no reason as to why 136 dwellings would not be an appropriate scale of 

development.  

Open Space 

Policy MD2 of the SAMDev state that public open space (POS) should equate to 30sqm per 

bedspace. For developments of 20 dwellings or more, this should comprise an area of 

functional recreational space for play, recreation, formal or informal uses including semi-

natural 

The proposal incorporates onsite public open space including a new park provided with street 

furniture and an attenuation planted to benefit biodiversity, a fully compliant Local Equipped 

Area for Play (LEAP) that provides play opportunities for a range of ages with inclusive play 

equipment, areas for incidental play provided with natural play features, and various pocket 

parks that establish green pedestrian links into the new development area. This equates to an 

area of 12,895m2 without the inclusion of the other publicly accessible green space within 

the site amounting to approximately 1500m2. This provides a provision of approximately 

14,085sqm, in excess of the required 30sqm per bed space (12,330sqm) and therefore 

accords with the policy.  

Front gardens to private dwellings are provided with robust and low maintenance planting, 

while a substantial buffer of tree planting at the north boundary with Emstrey Crematorium 

& Cemetery will help the development settle well in its context 

The proposal also includes a LEAP. It is considered that the open space on the site accords 

with Policy MD2. 

Preliminary Ecological Appraisal (and eDNA GCN Survey) 
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The survey confirms the site is predominantly arable land with areas of scrub, and dense 

hedgerows to the site boundaries. 

Ponds suitable for Great Crested Newts were identified, and then subject to an eDNA survey, 

one pond was positive, however is separated from the site by a major road barrier. No other 

protected species were identified on or adjacent to the site. 

Proposed mitigation includes compensatory planting for the loss of hedgerows, bird and bat 

boxes, and seed mixes and mowing regimes to favour pollinating insects and permeability of 

any proposed boundary treatments. 

Combined Desk Study and Ground Conditions Report (Desk Study) 

Shallow made ground was identified across the site, with no identified contamination and a 

low risk of ground gasses. During pre-application discussions, Shropshire Council 

Environmental Protection mention concerns raised by local residents about asbestos 

contamination.  

The intrusive site investigation by Groundfirst confirmed the presence of asbestos containing 

materials (ACM’s) mainly in the southern part of the site. The type of asbestos is asbestos 

cement, primarily chrysotile but crocidolite was identified in one of the three samples tested. 

Thomas Consulting recommended the options for dealing with the asbestos containing 

materials (ACM) were as follows: 

1. Remove vegetation and hand pick ACMs to the southern area of the site (this is the 

larger fragments at the surface and buried). Remove near surface soils in selected 

areas with higher ACM concentrations. 

2. The removed near surface soils can be disposed off site and replaced with certified 

clean inert soils (no future maintenance issues) 

OR 

3. The removed near surface soil can then be either placed under hardstanding areas 

such as the road or driveways.  

4. Place a capping layer or cover system over the area.  

5. There are further treatments that can be used to screen the ACM but the cost of this 

is likely to be high. 

Therefore, the most practicable solution is to use a combination of 1 and 2 to give the most 

flexibility to the layout of the site and freedom for individual development plots. 

Further intrusive investigations were undertaken, and the findings accompany this 

application. In considering the planning balance, the following conclusions are relevant. 

Onsite testing was carried out and found contamination. The report recommends that 

remediation is undertaken either in the form of excavation and removal or the application of 
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a clean cover system to areas of domestic garden and landscaping of between 600mm and 

300mm depending upon the area. 

In the west of the site, gas protection measures would be required within the construction 

details to the properties totalling at least 3.5 points in accordance with BS8485. Elsewhere 

upon the site, gas precautions may not be required within the construction details to the 

properties. 

The report recommends that when progressing the design and construction works, the 

developer should consider the following: 

• Maintaining the integrity of the underlying aquifer by not creating open pathways 

for the potential downward migration of contamination within the site. 

• Preventing spillages of harmful solutions / chemical within the site which could 

affect the underlying aquifer or enter the River Severn.  

• Sustainable drainage solutions (if locally found to be pragmatic and viable) cannot 

be fed by contaminated materials/solutions chemicals. 

Tree Survey 

The tree survey identified the boundary trees and hedgerows, with the trees to the 

southwest corner being Category C, and the hedgerows, including those fronting London 

Road and adjacent the Crematorium being Category B. The majority of trees and hedgerows 

to the site are to be retained with the exception of openings to provide new vehicular access 

points from London Road. 

Archaeological  

The desk-based assessment did not identify any site records, however there is a potential 

Roman Road between London Road and Belle Vue to be located within the site, alongside 

some medieval ridge and furrow to the east of the site. 

The potential for buried remains is identified as high given the plethora of known sites within 

one kilometre of the site. Further investigation through a geophysical survey is 

recommended. This was completed during December 2021.  

The survey has not produced sufficient evidence for a Roman Road; however, the proposed 

route crosses an area that has been significantly impacted by modern activity including 

services, boundaries, and debris from the nearby housing.  

Three notable features with archaeological potential have been identified in this survey; the 

first is a curvilinear anomaly that adjoins the north eastern boundary with the cemetery and 

is likely to be part of a field system or enclosure. Features of this kind are typically attributed 

to Prehistoric activity and given that similar Prehistoric curvilinear boundaries have been 

identified within the vicinity of the survey area, this feature could be considered of 

archaeological interest.  
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The second is a large rectangular enclosure connecting to field boundaries present on 19th 

and 20th century OS maps. The enclosure itself does not appear in any OS mapping and is 

unlikely to relate to temporary paddocks shown on 1940’s aerial photographs. As the data 

suggests, constructed ditches and activity that has left significant concentrations of magnetic 

noise is unlikely to be associated with temporary boundaries. The enclosure aligns with a 

notable straight section of the adjoining field boundary, which could indicate that the 

boundaries post date or emanate from this enclosure. The internal metallic noise, 

concentrated at the northeast end may indicate some form of structural debris and appears 

as small plateau in the LiDAR model. Therefore the feature could present an earlier small 

agricultural enclosure or farmstead that predates the 1846 tithe map. 

The third feature is the former field boundaries that are present in the 19th and 20th century 

OS maps. These anomalies are wide, with scatters of noise that are likely associated with an 

adjoining track way, present in the 1927 and 1962 OS map (County Series 1:2,500). In 

addition, the survey also identified a large metallic spike on the north east boundary that is 

likely to be the result of a sizable near surface ferrous object. However, large anomalies of 

this kind can also be attributed to industrial activity such as ovens or kilns. There is no 

suggestion of surrounding structural elements or noise associated with industrial activity. 

Transport Assessment 

The transport assessment was undertaken by apT.  It notes that the site is currently 

Greenfield that has been used for agricultural purposes. Access to the site is restricted as 

there is no vehicular access to the site either from London Road or the Weir Hill Spine Road 

that has been recently built. 

A new vehicular access will be created from the Weir Hill Spine Road. This access point will be 

the only vehicular access to the main development. A small number of properties will be 

served by new accesses that will be created on London Road. However, there will be no 

through route from these accesses to the main development, they will solely provide access 

to the properties located on London Road.  

The primary access off the Weir Hill Spine Road conforms to the traditional geometric 

requirements specified by Shropshire Council to serve up to 200 dwellings 

The minor accesses, serving the three pockets of grouped dwellings directly off London Road, 

will take the form of footway vehicular crossovers. These will be installed to Shropshire 

Council S.184 specification and with the requisite vegetation removal/maintenance across 

the application site frontage, visibility splays of 2.4m x 120m can be achieved. It is also to be 

noted that each of the private courts, served by these crossover accesses, have ample 

turning space to ensure forward gear exits onto London Road for vehicles exiting from these 

properties. These arrangements are consistent with the existing properties served off London 

Road in this location. 

As part of the access works that have been carried out for the Weir Hill development 
(SAMDev027), a new ghost island right turn junction has been created on the A5064 that 
allows traffic wishing to access Weir Hill from the Emstrey Roundabout direction to wait 
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outside of the east to west running lane when gap seeking for the turn. The junction is 
located approximately 230m away from Emstrey Roundabout and has a visibility splay of 
2.4m x 120m in accordance with 40mph standards as set out in Design Manual for Roads and 
Bridges. The junction works have received full technical approval from SC and were 
constructed by McPhillips Civil Engineering in 2019. 
 
The report also notes that the site is well connected with lit footways and bus stops. 
However, heading towards Shrewsbury on London Road away from the business park, there 
is no street lighting on either side. Most of the amenities in Shrewsbury town centre are a 
relative walking distance from the development site. The town centre is approximately 3km 
from the site, there is a small supermarket/grocery store within 1km of the development 
with the nearest large supermarket being 3km away. The closest primary school to serve the 
site is located 1000m walking distance from the site with the nearest train station being a 
3.7km walk. Shrewsbury has an extensive network of footpaths and cycleways that connect 
the town centre to various residential, commercial, and industrial, thus promoting 
sustainable journeys whilst commuting or travelling in and around the town. 
 
Accident data has been gathered from Crashmap.co.uk in reference to the proposed 
development. Whilst some accidents nearby accident data from the locale shows that there 
are no extant matters of particular concern or existing issues that could be exacerbated by 
this development. 
 
With regard to impact, the report suggests the traffic impact analysis makes considerations 
up to 2026 and has fully accounted for the committed development at Weir Hill. The  
assessments are as robust as they can be, considering that the impact of the COVID 
pandemic has limited the opportunities for data collection. It has been demonstrated that 
the highway network adjacent to the site will not be impacted to any level that could be 
considered severe under the NPPF tests. 
 
Based on the findings of this Transport Assessment, it can be concluded that the proposed 
development will not have an overall detrimental impact on the highway network in regards 
to road safety, traffic and highway terms. In accordance with the NPPF, sustainable modes of 
transport can be actively encouraged through the existing pedestrian and cycle network in 
partnership with regular bus services. Residents would also be well served in regards to local 
amenities that can be reached through sustainable travel modes. 
 
During pre-application discussions the applicants and County Highways have had discussions 
regarding providing street-lighting to London Road, and measures aimed at reducing the 
London Road speed limit to 30mph from Emestry cemetery to the Emstrey roundabout.  
 
Noise 
NoiseAir were instructed to undertake the noise assessment on the site. An unattended noise 
survey to measure the existing sound levels identified the primary noise sources assessed 
are: 

• Road traffic noise from London Road; 

• Road traffic noise from the A5 road; and, 

• Road traffic noise from the internal roads of the development site. 
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The results of the Pro-PG Stage 1: Initial Site Noise Risk Assessment show that receptors at 
the proposed development are likely to be at ‘Low’ risk of experiencing an adverse noise 
impact, with no mitigation in place. Therefore, an assessment against the criteria in WHO, 
BS8233:2014has been undertaken with reference to the general sound levels at the site. A 
Pro-PG Assessment is underway and will be submitted as an addendum.  
 
A 3D sound model has been constructed in SoundPLANTM to calculate the predicted sound 
pressure levels at selected potential receiver facades. The analysis of the calculated levels 
indicates: 

• The external amenity areas of 2no. plots are likely to exceed the recommended 55 dB 
LAeq WHO guidance value for people being seriously annoyed. 

• The external amenity areas of 79no. plots are likely to exceed the recommended 50 
dB LAeq WHO guidance value por people being moderately annoyed. 

• The external amenity areas of 47no. plots are likely to be below the recommended 50 
dB LAeq WHO guidance value por people being moderately annoyed. 

 
The levels around the amenity areas are predominantly affected by the surrounding roads. 
The erection of a 2 m acoustic barrier around some of the plots at the boundaries of the 
development have been investigated and shows a reduction of the levels within the amenity 
areas. 
 
For the daytime, the worst-case noise level at all the facades and the level of attenuation 
required to achieve 35 dB(A) LAeq in living rooms and bedrooms are presented in Table 9 of 
the report. For the night-time, the worst-case noise level at all the facades and the level of 
attenuation required to achieve 30 dB(A) LAeq and 45 dB(A) LAmax in bedrooms are 
presented in Table 10. 
 
Facades where rooms are likely to achieve acceptable internal noise levels with windows 
partially open are presented in Section 6.2and in Appendix D. On occasions, exceeding the 
levels with windows open may be acceptable to a resident, but when quiet conditions are 
required, the resident should be able to close the windows whilst maintaining adequate 
ventilation. Some form of acoustic ventilation would therefore need to be installed in the 
dwellings, e.g., trickle vents/ mechanical ventilation. 
 
With regard to mitigation, in both cases, daytime and night-time, the level of attenuation 
needed to achieve the target internal noise levels for the daytime and night-time is 33 dB. 
Therefore, the recommended glazing for this development should achieve an Rw+Ctr of at 
least 33 Db of reduction. 
 
Building Envelope Performance requirements to all rooms is detailed in the report. It is 
recommended that the acoustic ventilation proposed at the site should, as a minimum, 
comply with Building Regulations 2000 Approved Document F1 Means of Ventilation and 
British Standard BS5925 1991: “Code of Practice for Ventilation Principles and Designing for 
Natural Ventilation”. Acoustic ventilation is only recommended for noise sensitive rooms, 
which are bedrooms and living/dining rooms.  
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Where a passive ventilation system is incorporated into the design, ventilators should be 
acoustically treated for rooms at all facades. Ventilation openings to these rooms should 
match or exceed the minimum values set out for the level of attenuation provided by the 
glazing in its open position. 
 
Flood Risk and Drainage 
 
A Flood Risk Assessment was produced by apT. The Environment Agency Indicative Flood 
Map shows that the site is located within the NPPF Flood Zone 1. ‘Low Probability’ which 
comprises of land as having less than a 1 in 1000 year probability of fluvial or tidal flooding 
(i.e. an event more severe than a 1 in 100 year event). NPPF states that all uses of land are 
appropriate in this zone. 
 
The Environment Agency Indicative Surface Water Flood Map shows that the site is not at risk 
from flooding from surface water. The Environment Agency Indicative Reservoir Flood Map 
shows that the site is not at risk of flooding from reservoirs. 
 
The Severn Trent Asset Plans show that there are no surface water sewers within the 
boundary of the site, however there is a surface water sewer to the south west of the site in 
London Road. 
 
The Severn Trent Asset Plans show that there are no foul sewers within the boundary of the 
site, however there is a foul sewer to the south west of the site in London Road. This can be 
seen on the Severn Trent Asset Plans in Appendix D. 
 
The closest water course to the site is in the form of the River Severn approximately 270m to 
the North East of the site and two known ponds within 500m of the site. 
 
The site is underlain by clay with some gravel and sands. Therefore the use of soakaways may 
be suitable for this development subject to results of soakage tests currently being 
undertaken as part of an addendum to the exiting Geotechnical Phase 1 and 2 Site 
Investigation.  
 
The proposed surface water strategy does not increase runoff rates in comparison to existing. 
Any increase in runoff volume will be mitigated through local infiltration and/or SuDS levels 
of a treatment train. Runoff quality will also be maintained or improved through SuDS levels 
of a treatment train. 
 
The proposed foul drainage strategy for the development will drain via a gravity system to a 
new pumping station within the site and then via a pumped main to the existing Severn Trent 
foul sewer in London Road. Surface water runoff will drain via below ground attenuation and 
balancing pond, to an outfall situated adjacent to that of the Wier Hill spine road, discharging 
via a hydro-brake chamber, at a rate of 18.7l/s. Flow rates from the proposed development 
will incorporate a 40% increase in rainfall intensity to account for climate change. 
 
All roof drainage will drain to water butts which, once full, will overflow onto the existing 
hardstanding areas and then drain into the same means as hardstanding. All private hard 
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standings (driveways) will be of porous construction to reduce run-off. An additional 
underground crate system storage tank is also provided. 
 
To ensure that surface water runoff does not pose a risk to the proposed development, or 
increase the risk of flooding elsewhere, surface water attenuation will be provided on site. 
 
There will be no significant increase in flood risk due to the construction of the proposed 
development and there should be no reason to refuse the planning application on the 
grounds of flood risk. 
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7 Sustainable Development and Conclusion 
 
Paragraph 8 of the NPPF sets out three objectives to achieve sustainable development, being 
Economic, Social and Environmental. These objectives should be delivered through plan 
preparation and implementation, as well as through individual planning applications. The 
sustainability of most of the Site has already been considered at the local plan stage and 
considered to be positive. However, it is recognised that the sustainability of the current 
proposals also need to be reviewed in respect of the additional land falling within the 
Countryside.  
 
The economic, social and environmental benefits arising from the proposal include: 
 

• Economic – Shrewsbury is identified as an important town for the growth of 
Shropshire. As set out in the SAMDev, housing will help foster economic 
development. Employment opportunities will be created during the construction 
phase, and council tax receipts will be provided by new occupants. These occupants 
will also support the local economy though the long term using amenities and 
facilities nearby. 

 

• Social – the proposal provides a mix of dwelling types including low carbon, self-build 
and custom build dwellings will be provided. The proposals also contribution towards 
on-site affordable homes, both rented and shared ownership contributing to local 
need with a significant provision of usable open space with a LEAP. We anticipate that 
the proposal will be liable for CIL. 

 

• Environmental – The development of the site will form a logical extension to the 
settlement boundary and will provide a significant amount of the new housing. 
Publicly accessible open space is provided which contains landscaping that seeks to 
improve biodiversity. The proposal will also remediate any contamination of the site. 
 

It is therefore concluded that the proposal is sustainable development in accordance with the 
NPPF.  
 
This Planning Statement has assessed the proposals against the development plan, noting 
any material considerations. Whilst some limited conflict with the development plan has 
been identified, in this case, an increase above the housing guideline and land in the 
countryside, when weighed against the material considerations, the impacts fail to outweigh 
the benefits of the proposal. Consequently, the planning balance is in favour of permitting 
the proposal.  
 

The Application Site is in a sustainable location for residential development, on the edge of 
the existing built development and benefits from easy access to the facilities, services and 
infrastructure. 
 
The application scheme seeks to deliver an adopted housing allocation on the edge of 
Shrewsbury whilst proposing a quantum of development that makes effective and efficient 
use of that land.  
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Furthermore, it is maintained that, based on the technical information submitted in support 
of the proposals, that there will be no harm by way of landscape, transport, floodrisk, 
drainage or any other harm as a result of the proposed development, which would outweigh 
the significant benefits of the proposal. There are significant material considerations which 
would outweighing any harm to the Development Plan, as such it is maintained that the 
application should be granted. 
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APPENDIX 1 - Affordable Housing Statement 
 

Planning policy at both the national and local levels seeks affordable housing provision on-

site as part of major residential development proposals with the objective of creating mixed 

communities. 

The Housing Team at Shropshire Council have confirmed that the application site is located 

within an area where the prevailing target rate is 20% affordable housing.  

The expectations are for a 70/30% split in favour of rented tenure.  The 30% can comprise 

low cost home ownership products, such as discounted sale and shared ownership. 

1,879 households are on the Shropshire Homepoint housing waiting list for a property is 

Shrewsbury.  The affordable housing need requirements based on this register are as 

follows:- 

Table 1 Shropshire Homepoint Waiting List 

Bedrooms Waiting List Percentage 

1 bed 973 51.8% 

2 bed 576 30.7% 

3 bed 263 14.0% 

4 bed 62 3.3% 

5 + 6 bed 5 0.3% 

 1879  

With regards to affordable housing, the scheme provides 34% 1 bed, and 66% 2 bed 

dwellings, varying from the Shropshire Homepoint waiting list.  

The SHMA (March 2020), provides a general steer for the County need as a whole for all 

tenures, and this has been used to support the emerging Local Plan: 

Table 2 SHMA Housing Need 

Bedrooms Annual Need % Need Emerging Local 
Plan requirement 

1 bed 75 7.6% ≥25% 

2 bed 248 25.1% 

3 bed 430 43.5% ≥25% 

4 bed 176 17.8%  

5 bed 43 4.3%  

6+ bed 16 1.6%  

More generally the proposed development meets the overall housing need above as 

illustrated in Table 1 within section 3.3. 

In combination with the proposed homes for market sale, self/custom-build and private rent, 

these affordable homes will secure the creation of a mixed and balanced community on this 

development at the Site. 



December 2021   38 
 

APPENDIX 2 - Open Space Statement 

 

Policy MD2 of the SAMDev state that public open space (POS) should equate to 30sqm per 
person. 
 

The proposal incorporates onsite public open space. This equates to an area of 12,895m2 

without the inclusion of the other publicly accessible green space within the site amounting 

to approximately 1500m2. This provides a provision of approximately 14,085sqm, in excess of 

the required 30sqm per person (12,330sqm) and therefore according with policy.  

The proposal also includes a LEAP. It is considered that the open space on the site accords 

with Policy MD2. 


