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Dear Sirs

Shropshire Local Plan Review – Referred Scale of Development & Distribution of Development

Shrewsbury Town Council wishes to make the following comments regarding the above consultation

General Comments

The Town Council has welcomed the informal workshop sessions with officers during which Councillors were able to share their general thoughts on the direction of development, concerns about impact, the overall need to masterplan development sites to ensure sustainable developments, which do not affect already stretched infrastructure.

From the outset the Town Council has expressed its concern that were significant housing numbers needed to meet the housing allocations, expansion of development is likely to see the Shrewsbury development boundary expanding beyond the administrative boundaries of Shrewsbury Town Council.  Whilst planners do not see such administrative boundaries as barriers to identifying development opportunities it poses the Town Council relationship and communication problems with our neighbouring Parish Councils who are already having difficulties with accommodating any rural parish expansion plans.  It is hoped therefore that planners appreciate the diplomatic sensitivity that we have had to follow in considering allocations for Shrewsbury.

We have throughout kept our neighbouring Parish Councils of Bayston Hill, Great Hanwood, Bicton & Uffington (and also the Shropshire Council Division Members associated to those Parish Councils) informed of every meeting date at which we have considered these matters and have invited them to attend and share their views with us so that we can come to an informed decision.

Site Assessment

Members have expressed some concern about the process by which all development sites have been point scored against a set criteria.  Of concern is the fact the Site Assessment Criteria as defined in the Sustainability Appraisal Report does not match the Criteria within the Stage 1 Spreadsheet with a notable omission of no criteria around accessibility to public transport.  Is this based upon the fact that were there to be none, then such measures would be conditioned upon any land allocation and/or granting of permission.  Either way members feel that understanding whether the existing public transport system has capability adds to the overall sustainability of these sites for allocation.

Accordance with the Shrewsbury Big Town Plan

Members are pleased to see that there is significant accord with the evolving principles of the Shrewsbury Big Town Plan and in particular the need to find reuse of redundant buildings and the need to have greater connectivity of green space.  We would also welcome the development of policies that will give greater gravitas to the “Shrewsbury Test” to ensure that Shrewsbury is developed in a unique and bespoke way rather than the same type of house and layout used for any other market town in the country.

It does however stress the importance of all of these sites having Masterplans to provide clarity to developers on the layout, design, level of community infrastructure, the use of sustainable materials, the setting out and connectivity of greenspace and walkway and cycle networks as well as the mix on site.

Mixed Use Developments

One of the key messages that the members have made is the need for mixed use on these sites.  Members are clear that they do not wish to see any huge housing estates which does nothing more than to create a commuter population.  Members are conscious of the fact that the majority of non-residential use is in the north of the town and whilst that has been located to assist with highway network capacity, it does create many unnecessary journeys north/south and east/west.  It is therefore imperative that areas are allocated for other uses including retail, employment, care/sheltered residential with the necessary community centres with shopping, medical and educational facilities close to hand.

Transport Infrastructure

Members believe that any further expansion of Shrewsbury is predicated on the fact that the North West Relief Road will at some stage happen to ensure that people access the town at the most appropriate location rather than make unnecessary journeys through the town or add to the sometimes gridlock of the existing outer ring road.  The development process should also rely on further improvements being made of the A49/A5 routes.  Our colleagues at Great Hanwood Parish Council have grave concerns about their residents’ ability to access Shrewsbury (their principle centre) from the A488.  



So in the same way the Churncote Roundabout has improvement plans in the development of Shrewsbury West, we also believe so should Edgebold Roundabout as development expands between Mytton Oak Road & Hanwood Road.

Members also wish to see plans in place to ensure greater connectivity to identified employment sites and in particular SHR166.  Currently only accessible from the A49, thereby creating greater reliance on the car (and potentially a replication of the traffic nightmare at the Shrewsbury Business Park in the south of the town).  Members wish to see the creation of cycling and walking corridors between this development site and the main residential areas to the east of the town.

For many years the Town Council has been keen that potential railway halts could be explored particularly at Preston Boats and also adjacent to the Football Ground.  This plan has identified sites in these locations (SHR166 and SHR145), which in turn could bring better footfall to the town but with less congestion.  We would wish to see such aspirations considered as these plans evolve.


Site Specific Areas

SHR166
· This site falls completely within the administrative jurisdiction of Uffington Parish Council; they have however confirmed that they do not see any adverse impact on their area.
· Concerns were expressed about the proximity of employment land to the river and we would wish to see uses that would not have a deleterious effect on the water course.
· Plans should include walkway & cycling connectivity to the main residential areas in the east of the town to ensure sustainable methods of transport for employees rather than the reliance on the car.
· Could the possibility of a railway halt/park & ride be explored.

SHR216
· The majority of this site falls within the administrative jurisdiction of Bicton Parish Council
· The Town Council has been made aware of their outright objections to the site though the only concerns we are aware of relate to the traffic impact on the B4380 together with the environmental sensitivity of the site.  These we believe could be mitigated through masterplanning and planning conditions.
· The only part of the land that falls within the Town Council’s administrative boundary is the parcels of open space to the south of the site.
· Members feel whilst the density of the site is not overtly high it does not sufficiently reflect the fact that Shelton Rough given its topography has extreme environmental sensitivity.  The expanding landscape is such that properties in this location will be afforded magnificent views.  


· The counter to that is from the river and open countryside we would not wish to see that hillside peppered with housing.  We have witnessed this at the development site off The Mount.
· Members wish also to see a better layout of open space.  All open space seems to be the landscape bunding for any potential North West Relief Road which is unlikely to prove beneficial for use by residents.
· Given the traffic impact and environmental sensitivity, members feel that a Masterplan should be developed.  This we believe is essential given that these development sites cross over administrative boundaries and we need to be clear where the CIL contributions are disbursed from these sites and who in turn is likely to have responsibility for the development and management long-term of community infrastructure.


SHR057 & SHR177
· These sites together with sites SHR060, SHR158 & SHR161 need to be developed through a Masterplanning process to ensure that the necessary green networks are developed, there are good pathways and cycleways and there is a coherent plan for community infrastructure including recreation.  This we believe is essential given that these development sites cross over administrative boundaries and we need to be clear where the CIL contributions are disbursed from these sites and who in turn is likely to have responsibility for the development and management long-term of community infrastructure.

SHR060, SHR158 & SHR161
· These sites together with sites SHR057 & SHR177 need to be developed through a Masterplanning process to ensure that the necessary green networks are developed, there are good pathways and cycleways and there is a coherent plan for community infrastructure including recreation.  This we believe is essential given that these development sites cross over administrative boundaries and we need to be clear where the CIL contributions are disbursed from these sites and who in turn is likely to have responsibility for the development and management long-term of community infrastructure.

SHR145
· Members note that this is proposed as a residential site.  Given the traffic impact in this area due to the overtrading of the retail park, we do believe that additional access/egress would be required onto Hereford Road.  This however would require significant improvements to the road network as currently there could only be a left turn from the site.
· Colleagues at Bayston Hill have expressed concern about potential impact accessing Hereford Road from Pulley Lane, therefore some traffic modelling will be required to understand impact.
· Could the possibility of a railway halt/park & ride be explored.




Windfall Sites

Members have concerns about the large number of dwellings that are proposed under windfall allocation.  Traditionally windfall sites have been presented for planning without any masterplanning.  Whilst members appreciate this large sum has been allocated as it accords with the principles of the Big Town Plan in re-using redundant sites within the existing development boundary of the site, they have also identified potential sites which have not been considered for allocation in their own right that might fall into this category.  Some of these sites are quite large and have the potential for taking a significant housing allocation.  The very size of these sites is such that their impact on the local community, the provision of existing infrastructure and the road network could be detrimental to the town.  We would expect therefore where large sites are being considered there is significant pre-application consideration and discussion with the community, planners and stakeholders before these sites are presented for planning approval.

The Town Council would welcome further involvement in this process to ensure that any development enhances Shrewsbury as a place to live work and visit.

Yours sincerely
[image: ]
Helen Ball BA (Hons) FILCM
Town Clerk
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