
DECISION NOTICE

DETERMINATION OF APPLICATION FOR OUTLINE PLANNING PERMISSION

Town and Country Planning Act 1990
Town and Country Planning (Development Management Procedure) (England) Order 2015

Location: Land West Of Lesley Owen Way, Shrewsbury, Shropshire, 

Proposed 
Development:

Outline application (all matters reserved) for mixed residential 
development to include affordable houses; formation of estate roads and 
vehicular access from Lesley Owen Way

Application No. 16/00476/OUT

Date Received: 5th February 2016

Applicant: Sundorne Estate

Shropshire Council hereby GRANT OUTLINE PERMISSION subject to the conditions 
listed below.  

STANDARD CONDITIONS

  1.     Approval of the details of the design and external appearance of the development, access 
arrangements, layout, scale, and the landscaping of the site (hereinafter called "the 
reserved matters") shall be submitted to and approved in writing by the local planning 
authority before any development begins and the development shall be carried out as 
approved.   

               
            Reason:  The application is an outline application under the provisions of Article 4 of the 

Development Management Procedure Order 2015 and no particulars have been 
submitted with respect to the matters reserved in this permission.   

            

  2.     Application for approval of the reserved matters shall be made to the local planning 
authority before the expiration of three years from the date of this permission.   

            Reason:  This condition is required to be imposed by Section 92 of the Town and 
Country Planning Act, 1990.

  3.     The development hereby permitted shall be begun before the expiration of two years from 
the date of approval of the last of the reserved matters to be approved.   

            Reason:  This condition is required to be imposed by Section 92 of the Town and 
Country Planning Act, 1990.



  4.     As part of the first application for reserved matters details of the proposed surface water 
drainage scheme shall be submitted for approval. If non permeable surfacing is used on 
the driveway and parking areas and the driveways slope towards the highway, the 
submitted scheme shall include a drainage system to intercept water prior to flowing on 
to the public highway.   

               
            Reason:  To minimise the risk of surface water flooding and to ensure that no surface 

water runoff from the new driveways runs onto the highway.

  5.     As part of the first application for reserved matters an updated tree protection plan shall 
be submitted for approval.  All trees which are to be retained in accordance with the 
approved layout plan shall be protected in accordance with the approved Tree Protection 
Plan. The protective fence shall be erected prior to commencing any approved 
development related activities on site, including ground levelling, site preparation or 
construction. The fence shall be maintained throughout the duration of the development 
and be moved or removed only with the prior approval of the LPA.    

               
            Reason: To safeguard the amenities of the local area by protecting trees

  6.     The first submission of reserved matters shall include an update phase 1 and where 
appropriate phase 2 ecological surveys, an assessment of impacts from the 
development, and a detailed ecological mitigation strategy submitted to the local planning 
authority. The proposed Great Crested Newt mitigation shall be no less than the area 
shown on the 'Proposed Site Plan, project number 1405 drawing number P-01 K dated 
2nd December 2016' showing an area of 4670m2 of land retained and fenced off from 
the public open space as great crested newt habitat, and 3607m2 of wildlife 
enhancement to the south of the development, in site 2, as shown as Area 4 in Figure 
22: Enhancement Plan Jan 2017, in the Greenscape Environmental Ltd report December 
2016. An artificial badger sett should be included in the updated ecological mitigation. 
The updated ecological mitigation strategy, recommendations and method statements 
will be implemented as approved in writing by the local planning authority unless 
changes are required by Natural England in order to obtain a European Protected 
Species Mitigation Licence. Notification of any changes required by Natural England, 
including a copy of the licence, must be submitted to the planning authority prior to 
development commencing.    

            Reason: To ensure the protection and enhancement of biodiversity and protected 
species, including Great Crested Newts, a European Protected Species and Badgers, 
Protected by the Badgers Act.   

            

  7.     The first submission of reserved matters shall include a Construction Environmental 
Management Plan (CEMP) for approval in writing by the local planning authority.  The 
plan will be implemented as approved and shall include:   
a) An appropriately scaled plan showing 'Wildlife/habitat Protection Zones' where 

construction activities are restricted and where protective measures will be 
installed or implemented;   

b) Details of protective measures (both physical measures and sensitive working 
practices, including lighting) to avoid impacts during construction (may be 
provided as a set of method statements);   



c) A timetable to show phasing of construction activities to avoid harm to biodiversity 
features (e.g. avoiding the bird nesting season);   

d) The times during construction when specialist ecologists need to be present on 
site to over-see works;   

e) The role and responsibilities on site of an ecological clerk of works (EcCoW) or 
similarly competent person;   

            f) Persons responsible for:   
            i) Compliance with legal consents relating to nature conservation;   
            ii) Compliance with planning conditions relating to nature conservation;   
            iii) Installation of physical protection measures during construction;   
            iv) Implementation of sensitive working practices during construction;   
            v) Regular inspection and maintenance of physical protection measures and 

monitoring of working practices during construction;   
vi) Provision of training and information about the importance of 'Wildlife protection 

zones' to all construction personnel on site.   
               
            All construction activities shall be adhered to and implemented strictly in accordance 

with the approved CEMP unless otherwise approved in writing by the local planning 
authority.   

            Reason:  To protect features of recognised nature conservation importance.

  8.     At first submission of reserved matters a scheme of landscaping should be submitted and 
approved in writing by the local planning authority. The works shall be carried out as 
approved, prior to the occupation of any part of the development or in accordance with 
the programme agreed in writing with the local planning authority, unless the local 
planning authority gives written consent to any variation. The submitted scheme shall 
include:   

               
a) Planting plans, including wildlife habitat and features (e.g. integrated bird, bat 
boxes, artificial badger sett)   
b) Written specifications (including cultivation and other operations associated with 
plant, grass and wildlife habitat establishment)   
c) Schedules of plants, noting species (including scientific names), planting sizes 
and proposed numbers/densities where appropriate   
d) Native species used are to be of local provenance (Shropshire or surrounding 
counties)    
e) Details of trees and hedgerows to be retained and measures to protect these 
from damage during and after construction works   

            f) Implementation timetables   
               
            Reason:  To ensure the provision of amenity and biodiversity afforded by appropriate 

landscape design.

  9.     The first submission of reserved matters shall include a habitat management plan. The 
plan shall include:   

            a) Description and evaluation of the features to be managed (no less than 4670m2 of 
land should be retained and fenced off from the public open space and managed as 
great crested newt habitat as indicated in 'Proposed Site Plan, project number 1405, 
drawing number P-01 K dated 2nd December 2016', and 3607m2 of wildlife 
enhancement to the south of the development, in site 2, as shown as Area 4 in Figure 



22: Enhancement Plan Jan 2017, in the Greenscape Environmental Ltd report December 
2016);   

            b) Ecological trends and constraints on site that may influence management;   
            c) Aims and objectives of management;   
            d) Appropriate management options for achieving aims and objectives;   
            e) Prescriptions for management actions;   

f) Preparation of a works schedule (including a 5 year project register, an annual 
work plan and the means by which the plan will be rolled forward annually);   

            g) Personnel responsible for implementation of the plan;    
            h) Monitoring and remedial/contingencies measures triggered by monitoring.   
            i) The financial and legal means through which the plan will be implemented.   
            The plan shall be carried out as approved, unless otherwise approved in writing by the 

local planning authority, for the lifetime of the development.   
            Reason:  To protect features of recognised nature conservation importance.

 10.     As part of the Reserved Matters details for the provision of nesting opportunities for 
swifts shall be submitted to and approved in writing by the local planning authority. The 
approved details shall be implemented in full prior to the occupation of the 
dwelling(s)/building.   

            Reason: To ensure the provision of nesting opportunities for swifts

 11.     As part of the reserved matters details of the location and design of  a minimum of 10 bat 
boxes or bat bricks suitable for nursery or summer roosting for small crevice dwelling bat 
species shall be submitted to and approved in writing by the local planning authority. The 
approved details shall be implemented in full prior to the occupation of the dwelling/ 
building.   

            Reason: To ensure the provision of roosting opportunities for bats, which are European 
Protected Species

CONDITIONS THAT REQUIRE APPROVAL BEFORE THE DEVELOPMENT COMMENCES

 12.     No development, demolition or site clearance procedures shall commence until a 
European Protected Species (EPS) Mitigation Licence with respect to great crested 
newts has been obtained and submitted to the local planning authority for the proposed 
work prior to the commencement of works on the site. Work shall be carried out strictly in 
accordance with the granted EPS Mitigation Licence.   

               
            Reason: To ensure the protection of great crested newts, a European Protected Species   
            

 13.     No building and construction work shall be commenced unless evidence has been 
provided to the Local Planning Authority that no badger setts are present within 30 
metres of the development site to which this consent applies immediately prior to work 
commencing. The site should be inspected within 3 months prior to the commencement 
of works by an experienced ecologist and a report submitted to the Local Planning 
Authority. If the survey indicates the presence of any Badger Setts within 30 metres of 
the site then prior to the commencement of the development an updated mitigation plan 
shall be submitted for the approval of the Local Planning Authority. The mitigation shall 
be undertaken in accordance with this approved plan.     

            Reason: To ensure the protection of badgers, under the Badgers Act (1992)   



            

CONDITIONS THAT REQUIRE APPROVAL DURING THE CONSTRUCTION/PRIOR TO THE 
OCCUPATION OF THE DEVELOPMENT 

 14.     No works which include the creation of trenches or culverts or the presence of pipes shall 
commence until measures to protect badgers from being trapped in open evacuations 
and/or pipes and culverts are submitted to and approved in writing by the Local Planning 
Authority. The measures may include:   

            a)    Creation of sloping escape ramps for badgers, which may be achieved by edge 
profiling of trenches/excavations or by using planks placed into them at the end of each 
working day; and    

            b)    Open pipework greater than 150mm outside diameter being blanked off at the end 
of each working day.   

            Reason: To ensure the protection of badgers, under the Badgers Act (1992)

CONDITIONS THAT ARE RELEVANT FOR THE LIFETIME OF THE DEVELOPMENT 

 15.     Prior to the erection of any external lighting on the site a lighting plan shall be submitted 
to and approved in writing by the local planning authority. The development shall be 
carried out in accordance with the approved details and thereafter retained for the 
lifetime of the development. The submitted scheme shall be designed to take into 
account the advice on lighting set out in the Bat Conservation Trust booklet Bats and 
Lighting in the UK    

            Reason: To minimise disturbance to bats, a European Protected Species.

 16.     All garden fencing should be badger proof.   
               
            Reason: In order to exclude badgers from domestic gardens

Informatives

The land and premises referred to in this planning permission are the subject of an Agreement 
under Section 106 of the Town and Country Planning Act 1990.  The S106 may include the 
requirement for a financial contribution and the cost of this should be factored in before 
commencing the development.  By signing a S106 agreement you are legally obliged to comply 
with its contents, irrespective of any changes to Planning Policy or Legislation.

On the Pluvial Flood Map, the site is at risk of surface water flooding on the western boundary. 
Although mentioned in the FRA, further analysis should be carried out as a large area of surface 
water is identified where the ponds are proposed. The applicant should provide details on how 
the surface water runoff will be managed and to ensure that the finished floor level is set above 
any known flood level. The proposed surface water drainage system for the site should be 
detailed when the layout is confirmed and should illustrate how the development with comply 
with Shropshire Council's Surface Water Management: Interim Guidance for Developers and 
the National Planning Policy Framework and the Technical Guidance to the National Planning 
Policy Framework for the particular flood zone/ site area (any Flood Risk Assessment required 



should comply with this) and how SUDs will be incorporated into the scheme. As part of the 
SuDS, the applicant should consider employing measures such as the following:

 
' Swales
' Infiltration basins
' Attenuation ponds
' Water Butts
' Rainwater harvesting system
' Permeable surfacing on any new access, driveway, parking/paved area
' Attenuation
' Greywater recycling system
' Green roofs
 
Should highway gullies be the only practical option for the disposal of the surface water 

runoff for the highway, please note that highway gullies are typically designed to accept flows 
up to the 5 year rainfall event only, with exceedance flows being generated beyond this return 
period. Confirmation is required that the gullies will be able to convey the 100 year plus 30% 
storm to the piped network.  Alternatively, a contoured plan of the finished road levels should be 
provided together with confirmation that the design has fulfilled the requirements of Shropshire 
Council's Surface Water Management: Interim Guidance for Developers paragraphs 7.10 to 
7.12 where exceedance flows up to the 1 in 100 years plus climate change should not result in 
the surface water flooding of more vulnerable areas within the development site or contribute to 
surface water flooding of any area outside of the development site.  Exceedance flow path 
should be provided to ensure that any such flows are managed on site. The discharge of any 
such flows across the adjacent land would not be permitted and would mean that the surface 
water drainage system is not being used.

 
Urban creep is the conversion of permeable surfaces to impermeable over time e.g. 

surfacing of front gardens to provide additional parking spaces, extensions to existing buildings, 
creation of large patio areas.  The appropriate allowance for urban creep must be included in 
the design of the drainage system over the lifetime of the proposed development. To comply 
with the Flood and Water Management Act 2010 the allowances set out below must be applied 
to the impermeable area within the property curtilage:

 
Residential Dwellings per hectare Change allowance % of impermeable area
Less than 25 10
30 8
35 6
45 4
More than 50 2
Flats & apartments 0
 
Note: where the inclusion of the appropriate allowance would increase the total 

impermeable area to greater than 100%, 100% should be used as the maximum.
Curtilage' means area of land around a building or group of buildings which is for the 

private use of the occupants of the buildings.

All species of bats found in the UK are European Protected Species under the Habitats 
Directive 1992, the Conservation of Species and Habitats Regulations 2010 and the Wildlife & 
Countryside Act 1981 (as amended).  Any trees within the hedgerows may have potential for 



roosting bats. If these trees are to be removed then an assessment and survey for roosting bats 
must be undertaken by an experienced, licensed bat ecologist in line with The Bat Conservation 
Trusts Bat Surveys Good Practice Guidelines prior to any tree surgery work being undertaken 
on these trees.  If a bat should be discovered on site at any point during the development then 
work must halt and Natural England should be contacted for advice.

The active nests of all wild birds are protected under the Wildlife & Countryside Act 1981 
(As amended). An active nest is one being built, containing eggs or chicks, or on which fledged 
chicks are still dependent.  All clearance, conversion and demolition work in association with the 
approved scheme shall be carried out outside of the bird nesting season which runs from March 
to September inclusive   Note: If it is necessary for work to commence in the nesting season 
then a pre-commencement inspection of the vegetation and buildings for active bird nests 
should be carried out. If vegetation cannot be clearly seen to be clear of bird's nests then an 
experienced ecologist should be called in to carry out the check. Only if there are no active 
nests present should work be allowed to commence

You are obliged to contact the Street Naming and Numbering Team with a view to securing a 
satisfactory system of naming and numbering for the unit(s) hereby approved.  At the earliest 
possible opportunity you are requested to submit two suggested street names and a layout 
plan, to a scale of 1:500, showing the proposed street names and location of street nameplates 
when required by Shropshire Council.  Only this authority is empowered to give a name and 
number to streets and properties, and it is in your interest to make an application at the earliest 
possible opportunity.  If you would like any further advice, please contact the Street Naming and 
Numbering Team at Shirehall, Abbey Foregate, Shrewsbury, SY2 6ND, or email: 
snn@shropshire.gov.uk.  Further information can be found on the Council's website at: 
http://new.shropshire.gov.uk/planning/property-and-land/name-a-new-street-or-development/, 
including a link to the Council's Street Naming and Numbering Policy document that contains 
information regarding the necessary procedures to be undertaken and what types of names and 
numbers are considered acceptable to the authority.

The applicant should liaise with the Shrewsbury & Newport Canal Trust prior to submitting a 
Reserved Matters application

If your proposed project requires Building Regulations Approval or you are unsure whether it 
does please contact us on 01743 258710, email buildingcontrol@shropshire.gov.uk or visit our 
website www.buildshropshire.co.uk for pre-application advice and a competitive fee.

As part of the planning process, consideration should be given to the information contained 
within Shropshire Fire and Rescue Service’s “Fire Safety Guidance for Commercial and 
Domestic Planning Applications” which can be found using the following link:  
http://www.shropshirefire.gov.uk/planning-applicationss 

Approved Drawings

Plan Type Plan No. Date Received

Site Location Plan P-02,  Rev. A 01.03.2016

mailto:buildingcontrol@shropshire.gov.uk
http://www.buildshropshire.co.uk/
http://www.shropshirefire.gov.uk/planning-applicationss


16/00476/OUT

Ian Kilby Development Manager
Date of Decision: 22nd February 2018



NOTES

Appeals to the Secretary of State
If the applicant is aggrieved by the decision of the Local Planning Authority to refuse permission 
for the proposed development or to grant it subject to conditions, then the applicant can appeal to 
the Secretary of State for the Environment under Section 78 of the Town and Country Planning 
Act 1990.

An appeal must be made within six months of the date of this notice, or 12-weeks if the scheme 
is for that of "household" development, or minor commercial application, or within 8 weeks in the 
case of advertisement appeals. The appeal must be made on a form which can be obtained 
from the Planning Inspectorate at Customs Support Unit, Temple Quay House, 2 The Square, 
Temple Quay, Bristol, BS1 6PN or online at 
https://www.gov.uk/government/organisations/planning-inspectorate 

Where an enforcement notice has been served on the same, or substantially the same, 
development as in the application within 2 years of the date the application was made, the period 
for receiving an appeal is 28 days of the date on the decision notice or the date by which the LPA 
should have decided the application. Where an enforcement notice was served after the decision 
notice was issued or after the end of the period the LPA has to determine the application, the 
period for receiving an appeal is within 28 days of the date the enforcement notice was served 
(unless this extends the normal 12 week deadline.

The Secretary of State can allow a longer period for giving notice of an appeal, but he will not 
normally be prepared to use this power unless there are special circumstances which excuse the 
delay in giving notice of appeal.

The Secretary of State need not consider an appeal if it seems to him that the Local Planning 
Authority could not have granted planning permission for the proposed development or could not 
have granted it without the conditions it imposed, having regard to the statutory requirements, to 
the provisions of any development order and to any directions given under a development order.

In practice, the Secretary of State does not refuse to consider appeals solely because the Local 
Planning Authority based their decision on a direction given by him.

Purchase Notices
If either the Local Planning Authority or the Secretary of State for the Environment refuses 
permission to develop land or grants it subject to conditions, the owner may claim that he can 
neither put the land to a reasonably beneficial use in its existing state nor render the land capable 
of a reasonably beneficial use by the carrying out of any development which has been or would 
be permitted.

In these circumstances, the owner may serve a purchase notice on the District Council requiring 
the Council to purchase the interest in the land in accordance with the provisions of Part VI of 
the Town and Country Planning Act 1990.

https://www.gov.uk/government/organisations/planning-inspectorate

