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FLAG 1 
Bridgnorth Town Council 

Meeting: Town Council 22nd January 2018 

Agenda Item: 

Shropshire Local Plan Review Preferred Options Consultation November 
2018 

Report from the Local Plan and Community Governance Working Party 

1. Purpose of this report 

To highlight key considerations informing the Council’s draft response to 
the consultation. 

2. The Local Plan Review Process 

The existing Local Plan covers the period up to 2026. Local Plans are 
required to be kept up to date, and Shropshire Council are conducting a 
partial review with the intention of extending the plan period up to 2036. 
Work on the update to the local plan started in 2016. There was a 
consultation on the Issues and Strategic Options in early 2017, and a 
consultation on the Preferred Scale and Distribution of Development in 
late 2017. Previous consultations concentrated on broad principles, the 
current consultation looks in more detail at specific proposals for 
individual localities in the County. There will be further consultations 
during 2019, and a draft of the full plan will be produced for consultation 
in Autumn 2019. It will then be submitted to the government for 
examination, and formally adopted following examination around late 
2020(1). Once adopted, conformity with the Plan becomes a major 
consideration in determining planning applications. 

3. Shropshire Context 

3.1. Shropshire Council has calculated a Full Objectively Assessed 
Housing Need (FOAHN) (2), which under current guidance is based on 
population projections provided by the Office for National Statistics, with 
an adjustment where the ratio of median house prices to median 
earnings exceeds 4. The resulting figure for housing need for the County 
is 1,270 homes per year, 25,400 homes for a 20 year period. 

3.2. Following the Issues and Strategic Options consultation, the 
preferred level of housing growth for the purposes of site identification is 
28,750 dwellings for the plan period, with employment land provision 
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aimed at helping capture the economic growth potential of Shropshire’s 
existing economy and to support a ‘step change’ in economic productivity 
and the quality of employment. An “Urban Focus” is proposed, with 
development concentrated on existing major settlements, but with the 
potential for new planned settlements (such as “garden villages”) also 
being explored. (3) 

3.3. The preferred level of housing growth in Shropshire overall amounts 
to just over 20% over a 20 year period, but the “Urban Focus” means 
that existing major settlements can be expected to grow at a higher level 
than this. 

3.4. Shropshire Council periodically carries out a Strategic Land 
Availability Assessment (SLAA) which identifies areas of land in the 
County which may be suitable for future development on the basis of 
broad sustainability criteria. This looks over a longer timeframe than the 
Local Plan period. As part of the Local Plan process, a “call for sites” was 
made to determine areas of land which the owners may be prepared to 
offer for future development. The development of “Preferred Sites” 
follows the broad screening of the SLAA (4), confirmation through the call 
for sites that the land is likely to be available, and a ranking based on a 
more detailed site by site assessment of how well each might work in its 
local context. 

3.5. During the examination of the current local plan (SAMDev), the 
Inspector recommended that Shropshire Council review the Green Belt 
in the County (broadly the area East of the River Severn and South of 
the A5). The final adopted version of SAMDev included in commitment to 
do so. The preferred sites consultation takes account of an assessment 
of parcels and broad areas of land against the standard Green Belt 
purposes. 

3.6. Shropshire Council has also developed an Economic Growth 
Strategy (13), which has informed the development of the employment 
proposals. This seeks to procure a step change in Shropshire’s 
economic productivity with objectives to: 

 Support and grow new and existing businesses  

 Attract inward investment 

 Develop and retain talent and skills  



z:\~committee & town council meetings\town council\town council-agenda\agendas town council 2018-2019\2019 01 22 
january\local plan review\flag 1 - working group preferred options report to council.docx 

3 

4. Bridgnorth Context 

4.1. During examination of the SAMDev plan (covering the period up to 
2026) the Inspector commented: (5) 

“189.Bridgnorth is the second largest of 5 market towns in Shropshire 

and is located on the western edge of the West Midland conurbation. It 

therefore offers considerable potential to attract investment into 

Shropshire and to trade into these larger urban markets. The eastern 

side of Bridgnorth is tightly constrained by the West Midlands Green Belt. 

This has greatly limited the options available to the town in the SAMDev 

Plan. The CS emphasises Bridgnorth’s role as a focal point which 

contrasts with strongly felt local views of a historic town that should be 

preserved at its current size. Most of the opportunities in and around 

Bridgnorth for infill development and small additions to the town have 

been used up.” (CS = Core Strategy) 

4.2. SAMDev (6) allocated sites for 500 homes at Tasley, together with 
6.3 Ha for “local facilities”. This included the site of Bridgnorth Livestock 
Market, which was to be relocated to a site South of the A458 Bridgnorth 
by-pass. 6.7Ha was allocated alongside this for a business park. A small 
(1.5Ha) site at Old Worcester Road was allocated “for employment uses 
with a presumption in favour of the development of recycling and 
environmental industries.”  

4.3. The SAMDev consultation statement included a comment that 
“Bridgnorth Town Council were concerned that there were too many 
unanswered questions about the ability of the town’s infrastructure to 
cope with a large influx of houses, and that as housing could come from 
windfall development they could not accept Shropshire Council’s 
proposals for the development at Tasley.”  

4.4. Although SAMDev was adopted in December 2015, no planning 
applications for these allocated sites have been submitted and it is not 
clear when the land allocated might be developed. 

4.5. The SAMDev plan formally covered the period 2006 – 2026, 
notwithstanding that it was adopted at the end of 2015. The plan 
included the following statement about the rate of housing growth in 
Bridgnorth: 

“4.30  The scale of residential development over the remaining Plan 

period will be significantly lower than that in recent years (around 700 

further dwellings planned over the 13 years 2013-2026 is approximately 
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half the rate of the approximate 700 dwellings built or committed in the 7 

years 2006-2013) and less than the Shropshire rate of growth. It is 

expected that the rate of windfall development in Bridgnorth will slow in 

future years as fewer sites are now available relative to previous years.” 

   

4.6. The bulk of the 700 dwellings “built or committed in the 7 years 
2006-2013” related to a 10 Ha site at Tasley (Wenlock Rise), and a 
development of the former Bridgnorth College site. The site at Tasley 
became available as a result of a redrawing of Bridgnorth’s development 
boundary in the Bridgnorth District Plan 1996 – 2011 (adopted July 
2006). The College site was brownfield and within the development 
boundary; it was allocated within the Bridgnorth District Plan for an Hotel 
and residential development, but the hotel element was relaxed following 
a period of unsuccessful marketing for this purpose and the site has 
been developed for a supermarket and housing. 

4.7. SAMDev also retained a number of previously identified 
employment sites as “Committed Urban Employment Sites”. These were 
at Stanmore Industrial Estate, Bridgnorth Aluminium, Faraday Drive, and 
Chartwell Park on Stourbridge Road. The first 3 of these were already 
well developed but had additional space available; Chartwell Park is a 
brownfield site of 4.6 Ha which has been available for many years but 
has been slow to develop. A builders merchants has now been 
developed on part of the site and planning permission has recently been 
granted for a petrol station and convenience store. 

4.8. Shropshire Council’s market town profile for Bridgnorth identified the 
built up area (assumed to include housing at Tasley) as having an 
estimated population of 12,900 as at 2016, and 6,200 dwellings. (7) 

4.9. The Bridgnorth profile also identified that Bridgnorth has an older 
age profile than Shropshire or the UK as a whole with a slightly lower 
proportion of the population economically active. Retirement is the main 
reason for being economically inactive; the number of residents in receipt 
of state pension is quoted as being 3,525 at February 2017. This 
represents a 38.5% rise since Feb 2003 compared with a 27.2% rise in 
Shropshire as a whole over the same period. 

4.10. Bridgnorth has very high levels of both in and out commuting for 
work. The market town profile contains the following statement: 

“Bridgnorth (place plan area) supports a lower level of employment self-

containment than any other main Shropshire market town. Easy access 
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to employment in the West Midlands conurbation clearly influences this. 

39.6% of all Bridgnorth jobs are filled by Bridgnorth residents while 

38.2% of working people who live in Bridgnorth also work there, which 

gives an overall level of self-containment of 38.9%. Despite a 

comparatively low level of self-containment, the differential between the 

number of resident workers and the number of jobs is relatively small, 

with net commuting across the Bridgnorth place plan border standing at -

271. This equates with 4,690 people living in Bridgnorth but working 

elsewhere and 4,419 people working in Bridgnorth but living elsewhere.” 

(The figures quoted relate to a wider area than Bridgnorth and its 

immediate vicinity, but it is unlikely that their inclusion distorts the 

position). 

4.11. Bridgnorth is identified as having both relatively high house prices 
and relatively high household incomes compared with the rest of 
Shropshire. As such, affordability ratios are not as high as elsewhere in 
Shropshire but combined with the commuting profile there may 
nevertheless be an affordability issue for people who work in the Town 
and would like to live in it as well (or who live in the Town but are not 
able to access employment appropriate to their skills locally). 

5. The proposals (3) 

5.1. It is proposed that provision is made for 1500 new homes to be built 
in the Bridgnorth area over the period 2016 – 2036. 23 homes were 
completed in 2016/17, and 565 homes are “committed” (with planning 
permission or sites allocated under SAMDev, including the allocation for 
500 homes at Tasley expected to be delivered by 2026). This leaves a 
requirement to identify where 912 dwellings will be built. A windfall 
allowance of 62 dwellings has been made, and it is proposed to allocate 
sufficient land for 850 homes. 

5.2. The suggestion that 1500 homes are required was included in the 
Preferred Scale and Distribution of Development Consultation in Autumn 
2017, however the current consultation again asks whether respondents 
agree with this guideline. 

5.3. It is suggested that 28Ha of employment land is required, including 
12Ha to address “local circumstances” (a “structural imbalance between 
housing and employment and to provide for additional growth by existing 
businesses”). There are existing allocations of 12Ha (of which 6.7Ha is 
the site allocation SW of the A458 at Tasley, adjacent to the proposed 
site of the relocated livestock market, 1.5 ha at Old Worcester Road, the 
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balance is expansion space at existing employment sites). So a further 
16Ha are required. 

5.4. The guideline for employment land included in the Preferred Scale 
and Distribution of Development Consultation (8) in Autumn 2017 was 
4Ha; the requirement to identify a further 12Ha to address “local 
circumstances” is new (though it does reflect the SAMDev Inspector’s 
comments). 

5.5. The Strategic Land Availabilty Assessment (SLAA) process has 
looked at sites potentially suitable for future housing and employment 
growth. Whilst there are sites to the West of Bridgnorth which are 
assessed as having “longer term potential” these are not felt to be 
appropriate at present, particularly due to concerns over a lack of 
connectivity to the Town and landscape impacts. 
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5.6. The areas considered as having longer term potential for housing, 
and rejected sites, are shown on this map (4):

 

5.7. In line with the SAMDev Inspector’s recommendation, an 
assessment (9) has been made of how parcels of Green Belt land close to 
Bridgnorth contribute to the recognised Green Belt purposes. These are: 

 To check the unrestricted sprawl of large built-up areas.    

 To prevent neighbouring towns merging into one another.    

 To assist in safeguarding the countryside from encroachment.    

 To preserve the setting and special character of historic towns.  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 To assist in urban regeneration, by encouraging the recycling of 
derelict and other urban land. 

(All Green Belt land supports the last purpose equally, so only the first 4 
are relevant when comparing parcels of Green Belt land with each 
other.) 

5.8. The result of the assessment of the harm which releasing parcels of 
land from the Green Belt would do to it is shown below:

 

5.9. It will be appreciated that any release of Green Belt land would 
cause some harm to the Green Belt purposes. It is nevertheless 
proposed to meet the requirements for sites for the period to 2036 by 
releasing Green Belt land, and additionally “safeguarding” further land for 
development after that so that any revised Green Belt boundary is 
durable for a prolonged period. Action is proposed to mitigate the harm 
(which mainly arises from encroaching on the countryside) by achieving 
improvements to the ‘environmental quality and accessibility’ of the 
remaining Green Belt. 

5.10. The areas proposed to be released for development and 
safeguarded for future use are around Stanmore Industrial Estate and 
The Hobbins. The proposed site allocations and resulting development 
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boundary are shown below:

 

5.11. A total of 86Ha are proposed to be allocated, but only 50 Ha are 
proposed to be built on; the remainder is described as “Green 
Infrastructure”. 

5.12. The proposal is described in the consultation document as: 

 

5.13. The proposal is described as a “master-planned” settlement, but no 
details of how it would be laid out appear to be available at the moment. 
It is anticipated that a comprehensive plan will be prepared and adopted 
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through a formal process before planning applications can be 
considered. 

5.14. The inclusion of parcel STC004 is causing some concern locally as 
it is part of the existing Stanmore Country Park and is mostly woodland. 
It is not clear at this stage if it is being suggested that it be built on or 
whether it becomes part of the “Green Infrastructure”. 

5.15. There are ecological constraints in the area, including that parcel 
P56 contains an underground water reservoir and that it borders 
protected ancient woodland at Hermitage Ridge. Part of the proposal is 
to deliver a new area of publicly accessible woodland and open space to 
include Hermitage Ridge providing:   

 informal managed footpaths creating functional and recreational 
linkages between Lower Town and the country park;   

 interpretation boards on the woodland and ecological features; and  

 interpretation boards on The Hermitage caves scheduled 
monument.  

6. The potential impact of growth 

6.1. As noted earlier, the housing proposal would see the Bridgnorth built 
up area grow from about 6,200 dwellings in 2016 by 1,500 by 2036, a 
24.2% increase. 

6.2. Across Shropshire, there were 306,129 people in 129,674 
households at the time of the 2011 Census (10). This gives an average 
household size of 2.36 persons. However, it is understood that there are 
more dwellings than households so a slightly lower figure of around 2.2 
persons per dwelling may be more appropriate to estimate the population 
increase. The Bridgnorth market town profile suggests that the area had 
12,900 people in 6,200 dwellings in 2016, or 2.08 people per dwelling. 

6.3. An increase of 1,500 homes over 20 years suggests that the 
population would grow by 3,300 (25.6%) if a figure of 2.2 persons per 
dwelling is used, though it is to be expected that homes built in the future 
may be different in scale and type from the existing housing stock. In 
particular, if the housing development succeeds in linking in to local 
employment opportunities this may mean that the additional population 
has a younger age structure and potentially a higher average household 
size.  
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6.4. An increase in the resident population of around one quarter (or 
more) would put many Town facilities under strain. In particular, there are 
concerns about traffic and parking, medical facilities, education and 
leisure facilities. 

6.5. Bridgnorth is perceived as experiencing traffic congestion, and 
suffers from air pollution at traffic pinch points. There is an Air Quality 
Management Area around Pound Street; this was designated in 2005. 
Shropshire Council’s 2017 Air Quality Annual Status Report (11) indicates 
that Nitrogen Dioxide concentrations in Whitburn Street have consistently 
exceeded the annual mean objective level and contains the following 
statement: 

“AQAP review: AQAPs have not been reviewed since 2008/09. Work is 

currently underway to review the action plans. To date local source 

contributions have been calculated using guidance in TG(16). This has 

identified the need for nearly a 40% and 30% reduction in locally 

produced NOx in Shrewsbury and Bridgnorth AQMAs respectively to 

achieve the national objective level for annual mean nitrogen dioxide 

concentration. Work is underway to establish quotes for source 

apportionment studies.” 

6.6. Shropshire Council’s online air pollution monitoring map 
https://shropshire.maps.arcgis.com/apps/webappviewer/index.html?id=f8
902e4f25464067ad22d10d11f81a00 shows the location of pollution 
monitoring stations and whether they are likely to produce an 

https://shropshire.maps.arcgis.com/apps/webappviewer/index.html?id=f8902e4f25464067ad22d10d11f81a00
https://shropshire.maps.arcgis.com/apps/webappviewer/index.html?id=f8902e4f25464067ad22d10d11f81a00
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exceedance of national objectives:

 

6.7. It will be appreciated that the “at risk” locations are on main traffic 
routes into or through the Low Town and High Town centres and would 
potentially be vulnerable to increased traffic volumes as a result of 
development anywhere around the Town or (in the case of A442 Hospital 
Street) to increases in through traffic. 

6.8. Shropshire Council’s Public Protection function have drawn attention 
to the potential air quality impacts of the proposed development in the 
detailed site by site assessment supporting the Preferred Sites process 
(12) . In the Stage 3 assessment for parcel P56 they comment “Any 
significant scale of development causing additional traffic movements 
into town requires air quality assessment” and “AQ assessment likely to 
be required and mitigation stated”. There are similar comments in 
respect of other elements of the proposed allocation. 

6.9. It is understood that around 15% of the population are of school 
age. If this continues to apply to future inhabitants that would suggest 
that the housing growth to 2036 would be accompanied by an increase 
of 450 – 500 school age children in the Bridgnorth area. It is felt to be 
unlikely that this could be absorbed within the existing school provision. 

6.10. There is no official forecast of how many jobs would be created by 
the allocation of 28Ha of employment land. Table 7 of the Preferred 
Scale and Distribution of Development Consultation(8)  used a figure of 
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42.25 sq. m. floorspace per job and development typically covering 40% 
of the site area. This would suggest the creation of around 2,650 jobs if 
all of the land were developed (roughly a 36% increase in local 
employment) over a 20 year period. 

6.11. The employment development has the potential to lead to 
increased business related traffic movements, but could potentially 
reduce commuting if local employment captures a greater share of the 
local workforce. 

7. Suggested mitigation measures 

7.1. It is strongly recommended that a Transport study and Air Quality 
Assessment are carried out. Given existing concerns it is considered 
likely that this will highlight a need to develop more sustainable transport 
solutions for Bridgnorth, and there may be a need to invest to improve 
road capacity. 

7.2. Capacity of a broad range of local services and facilities will need to 
be examined to determine how easily they could cope with roughly a 
25% increase in demand over a 20 year period. Some facilities (e.g 
medical) may simply require greater staffing, others (e.g. schools) may 
require new buildings.  

7.3. High levels of both in and out commuting in Bridgnorth are a 
historical feature but there seems to be little firm information about the 
reasons for it to support a strategy which aims to increase the level of 
self-containment. It is suggested that the housing needs of Bridgnorth 
workers be studied to inform the development of the proposals. 

8. Town Council response to the Consultation 

 A suggested Town Council response is being circulated 
separately.References 
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