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Foreword

Wrekin Local Plan 1995-2006

Telford and the Wrekin District has come a long way in the last 30 years and I am pleased to say that we now have a
thriving community living in a high quality and attractive environment.
This enviable position has not been achieved by accident but by careful planning and thought over many years. The
foundations were laid in 1970 when the Telford Basic Plan was published by the Telford Development Corporation,
setting out plans and principles for the future development of a vibrant New Town.
Since then, there have been radical and far-reaching changes in the character and fortunes of both Telford and the
Wrekin District as a whole. The District has experienced a transformation that has strengthened and enhanced its
physical surroundings, its social and economic well being, and its future prospects.
It is this Council’s aim to maintain and enhance the many advantages and positive qualities of the District. Our vision
is to create a successful and prosperous community for the 21st century and provide a high quality of life for the
people of Telford & Wrekin.
To achieve this aim, the District cannot and must not stand still. Telford continues to play a major role as an area of
growth in the region and so the town building process in the District must be continued to meet the future needs
and aspirations of all its residents.
The challenge for this Council is to ensure that future development in the District will be in the most sustainable
form. We aim to ensure that any proposed development adds value and brings maximum benefit to the community.
The Wrekin Local Plan has been drawn up in close consultation with the local community and this is the first
democratically prepared plan for the whole of Telford & Wrekin District.
The Plan is the cornerstone in the Council’s drive to create a sustainable future for the District. It embodies the
principles of sustainable development, which are essential for the 21st century, and provides a clear framework to
guide the location and form of new development.
By adopting this Plan, Telford & Wrekin will be well placed to face and meet the challenges of future growth and
development. I commend the Plan to you.

Councillor Charles Smith
Chair of the Environment & Development Policy Board
Telford & Wrekin Council
February 2000
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Explanatory Notes

Wrekin Local Plan 1995-2006

The Wrekin Local Plan covers the whole of the administrative area of Telford & Wrekin. The Plan replaces the Telford
Local Plan and those covering Newport and the Rural Area.
In April 1998, Wrekin Council became a unitary authority. Whereas there were no changes to the administrative
boundaries of the area, to signify the change in status, the District formally changed its name to Telford & Wrekin.
Since the publication of the Amended Draft Wrekin Local Plan a number of other organisations referred to in the Plan
have also under gone changes in their administrative and organisational structure. Where appropriate, these
organisations are referred to in the Plan by their current name. These are listed below:
•
•
•
•
•
•
•

The National Rivers Authority: Environment Agency
Her Majesty’s Inspectorate of Pollution: Environment Agency
Waste Regulation Authority: Environment Agency
Commission for the New Towns (CNT): English Partnerships (EP)
Countryside Commission: Countryside Agency
West Midlands Development Agency: Advantage West Midlands
English Partnerships: Advantage West Midlands

Timetable of Plan Production
February 1995:

Consultation Draft Wrekin Local Plan

February 1996:

Amended Draft Wrekin Local Plan

February - May 1997: Public Local Inquiry
April 1998:

Inspector’s Report

February 1999:

Proposed Modifications to the Amended Draft

January 2000:

Notice of Intention to Adopt the Wrekin Local Plan

February 2000:

Adoption of the Wrekin Local Plan
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1.1

INTRODUCTION

1.1.1

The Wrekin Local Plan is the Council’s expression
of its land use policies and how it will manage
and control development in the district. The
Council is required by statute to prepare the
Plan and it is a first and unique opportunity for
the community to set out its vision for the future
development of the whole of the Telford & Wrekin
District. It is an opportunity to guide the development of the District in a way which expresses
Council policy and the aspirations of the citizens of Telford & Wrekin into the 21st century.

1.1.2

• To enable development that meets the District’s
needs in an environmentally sustainable manner
• To co-ordinate and maximise benefit from
development according to an agreed
statement of priorities
• To provide a framework for development
control decisions within the District
• To provide the land use framework within
which the Council can pursue its social,
community and recreational policies.

Over the past few years and particularly since
the demise of the Telford Development Corporation, Telford & Wrekin Council has developed
its thinking on a number of issues which the District faces. The Council is clear in wanting to lead
the completion of Telford - the town-building
task - and to manage the future development of
the District. The Council’s corporate vision is to
create ‘a successful and prosperous community for
the 21st century providing a high quality of life for the
people of Telford & Wrekin’. It will demonstrate this
commitment through the full range of its corporate strategies and policies.

1.2

A PLANNING VISION FOR
TELFORD & WREKIN

1.2.1

In order to express its broad strategy for planning the future of the District the Council has
the aim of:

1.3

CONTEXT FOR PREPARING THE
PLAN FOR TELFORD & WREKIN

1.3.1

The preparation of the Wrekin Local Plan has
taken into account a number of existing circumstances and constraints. These are quite significant and a result of the particular history of
planning in the District. These have included:
•
•
•
•
•

1.3.2

The legacy of the Telford Development Corporation, which closed-down in 1991, was a Town
which is accepted as a focus for economic growth
within Shropshire Telford & Wrekin and the West
Midlands Region. Large areas of development
land remained with planning permission, mostly
under the control of English Partnerships (EP),
formally the Commission for the New Towns.
Telford & Wrekin Council is now the full planning authority, although it does not have the
powers to change the permissions already held
by EP. There remain, however, many uncompleted tasks and the Council through this District-wide plan is helping to lead the process of
developing the Town.

1.3.3

The Council adopted the Telford Local Plan in
1993 as a critical element in the process of managing change and development in the former
new town. That Plan recognised the vast areas of
land committed for development and that
Telford would be the dominant focus for new
development in the District up to 2001. It also
set out new policies which would be used to
guide development proposals put before the
Council. Not least of these is the protection of
Telford’s Green Network of open spaces, a further legacy of the planning of the New Town.

Building a growing District with the highest
quality sustainable environment.

1.2.2

Working towards this vision will take the Council
and the District beyond the legacy of the Telford
Development Corporation. It will allow the community to express its concerns and values toward
the development issues that will affect the
District into the 21st century. To help achieve
and implement the vision for the District, the
Council has established six broad objectives for
the Plan:
• To maintain Telford’s role as the growth point
of the District, Shropshire Telford & Wrekin
and in the West Midlands Region
• To implement the national, regional and
strategic guidance as set out by the
Secretary of State for the Environment

1

The New Town background
The Telford Local Plan
The Newport and Rural Area Local Plans
The Shropshire Structure Plan 1989-2006
The West Midlands Regional Planning
Guidance
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The Wrekin Hill

1.3.4

Outside the boundaries of Telford, the Council
had already adopted Plans for Newport and the
Rural Areas of the District in the mid-1980s.
These Plans helped to maintain the environmental quality of these areas and set out policies of constraint in order to help the process of
guiding development into Telford.

1.3.5

During the preparation of the Telford Local Plan,
the Secretary of State gave approval to the County Structure Plan 1989-2006 prepared by Shropshire County Council. This strategic document
for Shropshire also confirmed Telford’s role as a
growth town and the continuing policy of
restraint in the remainder of the District. However, the Structure Plan also looks beyond 2001
and considers the needs of Shropshire for a further 5 years. Additional levels of development
are identified for inclusion within this Districtwide local plan and certain strategic policies for
the protection of landscape and environmental
quality have to be considered.

identifies Telford as a growth Town in which
development should be sustainable and based
on maintaining a balanced community. The
guidance also sets out a strategy for urban regeneration and for sustainable environmental policies which will be part of the framework for
considering the future development of the
Telford & Wrekin District within this Plan.
1.3.7

1.4 PLANNING TASKS IN THE DISTRICT
1.4.1

1.3.6

Within the Local Plan boundary, there is land in
the ownership of the Crown, particularly that of
the Ministry of Defence at the Base Ordnance
Depot in Donnington. The policies of the Local
Plan will apply as also will the procedures of the
Secretary of State as set out in Circular 18/84 (or
subsequent legislation) in relation to proposals
for the development of Crown land, including
that at Donnington.

More recently the Secretary of State has published Regional Planning Guidance for the West
Midlands Region to 2011 (RPG11). This guidance

2

There are many tasks still to be undertaken.
Telford was designed in the anticipation of free
and easy use of the motor car, but problems of
noise, air pollution and the social isolation of
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co-ordinate and direct the use of resources to
achieve the planning objectives for the District.

those without a car, mean we now need to look
to providing cheap and efficient public transport as an alternative. The large scale and open
design of Telford makes this a difficult task but
the Plan is able to identify what might be done
through the planning system.
1.4.2

The older District centres of Wellington, Newport,
Madeley, Oakengates, Dawley, Hadley and Donnington have a vital role to play in the life of the
community. The Plan’s policies aim to improve
public transport to the Centres, by encouraging
residential development and increasing the
numbers of people within easy reach and by
directing new retail and other activities to these
centres to increase their attractiveness.

1.4.3

There are still areas of derelict land within the
District, areas without drainage and other infrastructure such as roads and footpaths. The Plan
can help to focus efforts to alleviate these problems and regenerate urban areas in a co-ordinated way.

1.4.4

Similarly, the recent and most welcome improvements to the Telford Town Centre should be
reinforced so that it offers greater diversity, cultural variety and becomes the vibrant city centre we need for the 21st Century. The “liveability”
of Telford and the other towns and settlements
within the District must be an important consideration if the Plan is to contribute to their success.

1.4.5

To complement these ideas, the Wrekin Local
Plan can also recognise the natural resources,
the landscape and cultural heritage of the District as being of fundamental importance to its
attractiveness as a place for new investment and
as a place in which to live. The Ironbridge Gorge
World Heritage Site, Telford’s Green Network,
the Shropshire Hills and other areas all contribute to making a District which is unique in
this world and which has a quality of life that
must be protected.

1.5

THE COUNCIL’S STRATEGY FOR
THE FUTURE OF THE DISTRICT

1.5.1

Although the Wrekin Local Plan is primarily an
expression of the Council’s land use policies and
how it will shape development in the District, it
will also set the context for other Council policies and the actions of public and private sector
agencies. The policies in the Plan will help to

3

1.5.2

A number of Council strategies are already based
on the context for the future set by the Telford
Local Plan and increasingly the Wrekin Local
Plan. For example, through its Housing Strategy,
the Council’s wishes to enable and to promote
the adequate provision of good quality, affordable housing for rent or ownership to meet the
needs of the District. It recognises that housing
is important in allowing the District to continue
to develop successfully, creating jobs and prosperity and that there are important connections
with the Council’s role in economic development, health and land-use planning. Working in
partnership and ensuring development is environmentally sustainable are key themes. A key
aim is the integration of the Council’s housing
and planning activities and part of the purpose
of the strategy is to bid for resources from Government. The Council wishes to influence private sector and EP residential developments to
ensure a supply of affordable housing, to bring
back disused buildings into practical use, to provide land - mostly in Telford - for the development
of over 12,000 new homes by 2006 and the regeneration of run-down areas within the District.

1.5.3

The Council’s Economic Development Strategy
is to achieve sustainable economic growth for
the benefit of all residents within the District.
The strategy identifies the three key themes of
working in partnership, of sustainable development and of equality of opportunity. Six integrated programmes have been identified to help
deliver the vision, the most relevant to this Local
Plan being to put in place the appropriate economic infrastructure. The Council’s objective is
to encourage and assist developments that contribute to the generation of appropriate employment opportunities. Particularly, to ensure an
adequate supply of land and floorspace for
employment development, to create an attractive and high quality environment, an efficient
and modern communications network, an appropriate range of educational, cultural and leisure
facilities and the development of the Telford
Science and Technology Park.

1.5.4

The Joint Health Strategy is part of the Council’s
initiative to work in partnership with other agencies, to explore links between ill health and
poverty, housing and social conditions. The
Council’s response to the Shropshire Health
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Authority’s consultation on its Health Strategy
identified a number of principles that have relevance to the planning function; easy access to
services from areas of deprivation, an increased
recognition of the importance of wider health
concerns of lifestyle, poverty and housing and
the importance of adequate public transport.
1.5.5

1.5.6

Through its Leisure and Community Services
Way Forward 1992-2001 Paper, the Council identified its aim to increase the attractiveness of
the District as a place in which to live, work and
invest by providing an excellent physical environment and a high quality and wide variety of
leisure and community services. Specific aims
include enhancing community and economic
development, the equitable distribution of
opportunities and the retention and provision
of a diversity of ecological habitats. Further
progress has been made on particular aspects
of this strategy with regard to the Voluntary Sector in the district, Community Centres and Community Regeneration, Arts and Entertainment,
Outdoor Recreation and Playing Pitches and for
Indoor Sports. Other areas of concern will be in
preparing appropriate arrangements for Care in
the Community (particularly ensuring that buildings and public areas are accessible to everyone), and for the provision of high quality
education services.

Telford Town Centre

will provide an environmental framework for
other policy and service delivery objectives for
the Council. The development and land-use
implications are far reaching as issues of energy
conservation, pollution limitation, protection of environmental assets and capital and the achievement of sustainable development will all require
land use policies to be adapted to these ends.

The Council has made a number of bids for funding. In previous bids the Council, as part of the
Telford Partnership, identified three strategic
priorities; to stimulate and support indigenous
economic growth, to improve Telford’s performance in education and training and to reduce
the level of crime and improve the overall quality of life in the town. A number of key objectives were identified - developing the local
economy, improving the functioning of the
labour market, enhancing the quality of life and
meeting future housing needs.

SUMMARY OF THE STRATEGY
1.5.8

1.5.7

The Council has responded to growing international environmental awareness and to the outcomes of the United Nations Earth Summit in
1992. Progress is being made in the development of an Environmental Strategy for Telford &
Wrekin through the District’s Local Agenda 21
process. A State of the Environment Report has
been produced and the Council is committing
itself to working with the local community to set
out the environmental standards and objectives
it wishes to have for the Telford & Wrekin District.
When the Environmental Strategy is in place, it

4

In summary, the Plan proposes to concentrate
the development required to meet the needs of
the District’s citizens in Telford. Focusing population and infrastructure in Telford will attract
the further investment required to make facilities available and which are expected of a city of
the 21st century. This is also more efficient in the
use of land as it is less likely to take greenfield
sites and use energy in wasteful travel. These
are important considerations in the development strategy, as it helps to reduce the production of greenhouse gases and to combat the
problem of global warming, so giving effect to
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1.6.3

the national policy of achieving sustainable
development. Indeed, it is the challenge of reconciling the growth role of Telford with the need to
do this in an environmentally sustainable manner which underlies the policies within the Plan.
1.5.9

1.6

The broad levels of development required to
2006 are set out in the Shropshire Structure Plan,
with the policy to focus this growth in Telford.
The vast majority of the land required to accommodate new housing, employment and other
needs has already been committed in Telford
through the former Telford Development Corporation and now EP. This Plan identifies additional land at East Ketley in Telford which will
meet the small additional requirement for
dwellings to 2006. Over 300 hectares of employment land remain available in Telford while a
further allocation is made in Newport to provide
for local jobs. A range of policies are put forward
which will help guide development into the most
appropriate locations and to be developed in
the most environmentally acceptable way. The
key considerations have been to ensure that the
District remains an attractive place in which to
live and work, a place in which development
does not contribute to global and local environmental problems, and that planning is a positive force in resolving existing environmental,
economic and social concerns.

•
•
•
•
•
•
•
•
•
•
•

IMPLEMENTATION OF THE PLAN’S
POLICIES

1.6.1

These objectives give a guiding hand to the policies and proposals that follow within the Plan.
They reflect the importance of Telford’s industrial and commercial role while maintaining the
high level of importance attached to enhancing
environmental quality. The higher profile of
land-use plans following the Town and Country
Planning Act 1990 has given the Council the
opportunity to set out its policy framework for
dealing with planning applications and through
this to help guide its other corporate objectives.

1.6.2

Throughout the Plan, reference is made to how
the objectives expressed within the policy statements may be implemented. It is obviously not
in the interest of the Council to put forward policies and proposals which cannot be implemented. It must also be remembered that the plan
period is to the year 2006 and circumstances
may change both for the policy objectives and
how they might be achieved.

The principal means of implementation will be
through the Council’s planning and development control functions. The Council already
invests heavily in maintaining the environmental quality of the district, for example through
the extensive Community Related Assets package that was the legacy of the Development Corporation for the open spaces of Telford.
However, the policies will assist the Council to
bid for resources from central government and
other agencies. There are a number of other
avenues which are already being pursued and
will be followed in the future, for example:

5

the Single Regeneration Budget
Advantage West Midlands Investment Fund
the Council’s capital works programme
partnership schemes with other landowners
to bring forward land for development
English Heritage grant-aid via the Heritage
Economic Regeneration Scheme
Heritage Lottery Fund grant-aid from the
Townscape Heritage Initiative
Countryside Agency and Forestry Authority
grant-aid
negotiation of planning obligations with
developers
ERDF/Objective 2 funds from the European
Union
Lottery/Millennium Schemes
Housing Investment Programme

1.7

STRUCTURE OF THE PLAN

1.7.1

The first part of the Plan sets out the framework in which the Council has formulated its
policies to help achieve sustainable patterns of
development. This includes an interpretation of
a number of environmental principles identified by the UK Government and others and how
they might be applied in the planning of the
District. There then follows a number of environmental policies which are concerned with
natural resources, urban design and environmental health. The subsequent chapters deal
with particular topics; Employment, Housing,
Shopping and the Service Centres, Access,
Transport and Communications, Open Land and
the Countryside, Leisure and Recreation, the
Historic Environment and the Severn Gorge
area. Included within these chapters there are
also environmental policies which are specific
to that particular topic.
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2.1

INTRODUCTION

2.1.1

This chapter sets out the framework in which the
Council has formulated its policies for the Plan.
It begins with an interpretation of a number of
environmental principles identified by the UK
Government and others, and assesses how these
might be applied to the District. From this there
follows a number of environmental policies
which apply throughout the District, concerned
with natural resources and environmental health.
Finally, there are a number of urban design policies which give a general framework against
which all developments will be considered.

2.1.2

The structure of the chapter is as follows:•
•
•
•

2.1.3

2.2

2.2.2

Telford has a growth role within the Region and
so the Plan must meet the needs of the existing
Telford & Wrekin population and also ensure
resources are available to meet the needs of
those people we can expect to move into the
District as Telford grows and matures. Telford’s
growth role in the West Midlands Region may
also mean that the District will provide, for
example, recreational opportunities for a wider
catchment than the Telford & Wrekin District.
However, the principle of sustainable development means realising that there are limits to the
extent to which our growing demand for goods
and services can be accommodated. Sustainable development will only be achieved if, rather
than trying to take all that we want from our environment we identify our primary needs - light,
water, food, shelter, energy, employment, recreation and better access to services and facilities, and then assess a range of alternative
approaches to fulfilling these needs. The Wrekin
Local Plan represents part of the Council’s
response to the challenge to plan for a more sustainable future.

2.2.3

The degree to which we can achieve sustainable
development locally through the Wrekin Local
Plan is determined by a number of factors. The
Plan is limited to dealing with land use issues
planning can legally affect. For example the
Wrekin Local Plan can improve energy efficiency
through the layout and design of new development but cannot control the degree of insulation or standards of glazing employed in
construction. Secondly there are local physical,
cultural, social and economic factors which constrain development in Telford & Wrekin. For
example there are existing areas of ground contamination and instability, there are a number
national and regional countryside designations
which must be protected from development and,
not least, a large number of existing planning
commitments which have already been made.

2.2.4

Sustainability reflects a concern for the future
and the recognition that we are the guardians of
the environment for the next generation and the
one following. The UK Government’s chosen definition of sustainable development, derived
from the 1987 Brundtland Report is:

Sustainable development principles
Natural resources
environmental health
urban design

These policies all form the basis for the more
detailed policies in the subject chapters which
follow.

THE SUSTAINABLE
DEVELOPMENT OF TELFORD
& WREKIN
SUSTAINABLE DEVELOPMENT –
A NEW ENVIRONMENTAL
DIMENSION

2.2.1

A concern with environmental issues is not new
to the District - the Council has had an Environmental Charter since 1985. Neither is it new to
development planning, as planners have long
acted as mediators, trying to balance the conflicting demands of social and economic goals
and the protection of the environment. However,
the concept of sustainable development requires
a fundamental change in the way resources are
developed and managed. The earth is already
showing signs of deterioration - climate change,
species loss, deforestation and accumulations
of toxic waste are just a few of the threats. The
UK government has decided that prompt action
is required if we are to arrest the damage our
local activities are inflicting on the environment.
Achieving sustainable development means taking account of how our local activities impact
upon the global environment.

“Development that meets the needs of the present without compromising the ability of future generations to meet
their own needs”

7
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ACHIEVING SUSTAINABLE
DEVELOPMENT IN TELFORD
& WREKIN
2.2.5

plans to tackle, or using up more of the Wrekin’s
finite land resources than are necessary to meet
existing housing and employment needs. The
Wrekin Local Plan can maximise and protect finite
resources by:

This and other definitions of sustainable development - notably the UK Strategy for Sustainable Development - have introduced a number
of key concepts. Implementing these, so far as
practicable through the policies in the Plan, will
move us a considerable way towards our goal of
sustainable development. These are:
•
•
•
•
•
•
•

• focusing new development on reclaimed derelict

or waste land e.g. The Grooms & E. Ketley,
• maximising the use of existing buildings and

capacity e.g. initiatives such as living over the
shop, multiple-occupation and recycling derelict
buildings,
• identifying, conserving and enhancing the
important elements of townscape, landscape
and the historic environment, and the designation of areas of nature conservation interest. Examples would include the Shropshire
Hills and the World Heritage Site at Ironbridge,
• identifying, conserving and enhancing the biological diversity of the District,
• preventing or reducing the impact of processes that degrade or pollute the environment
e.g. through the integration of environmental
health controls on noise, land contamination,
water and air pollution and land use policy.

stewardship and equity
carrying capacity
demand management
replacement cost
precautionary principle
polluter pays
environmental appraisal
STEWARDSHIP AND EQUITY
The Local Plan must protect and enhance
important natural, built and, critically, nonrenewable resources for the enjoyment of
future generations.

2.2.8
2.2.6

2.2.7

The Council, through the Wrekin Local Plan, has
a duty to meet the needs of the District’s existing community, but it also has a duty to safeguard sufficient resources to meet the needs of
the next generation of Telford & Wrekin residents. The principles of the Rio Declaration on
Environment and Development identify the link
between environmental stress and, on the one
hand, poverty and, on the other, unsustainable
lifestyles with high consumption of resources. In
order to achieve sustainable development the
Plan must address meeting the basic needs of
the poor, particularly for housing and jobs and
reducing wastage and the use of finite land
resources.

The Wrekin Local Plan can ensure equitable
access to resources and opportunity by:
• providing a range of housing opportunities

including affordable and low-cost options,
• ensuring residential, employment and recre-

ational development is designed for use by
all members of the community including the
elderly and less mobile,
CARRYING CAPACITY
The earth is our life support system. The
development proposals made in the Local Plan
should be limited to those that do not threaten the
earth’s and the district’s capacity to sustain life.

Development planning already involves a longer
time period than many policy documents. In looking ahead 10 years the Local Plan does consider
future needs. But to achieve development that
will be truly sustainable it is also necessary to
address the implications for the next plan period,
and assess what impact policy decisions made in
this Plan will have on the range of choices we will
have to choose from at that time. In doing this
we are seeking to avoid creating foreseeable
environmental problems or conflicts for future

2.2.9

8

The earth’s carrying capacity is its ability to provide, and to continue to provide, the physical
and non-physical resources that we need to survive – this includes providing energy and raw
materials, including the soil resource, absorbing
the waste products of our activities, maintaining
a diverse plant and animal life and regulating
the earth’s climate and atmosphere. In recent
years it has become evident that there are limits to the earth’s ability to absorb the impact of
our activities without irreversible change.
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2.2.11 The Wrekin Local Plan will help “manage” the
provision of sufficient housing, employment and
recreational opportunities for the District’s
population by:

2.2.10 However, if we accept that the earth’s life support systems have limits we have, in turn, to
accept this may limit our choice of development
options at the local level. This does not mean
that no development should take place, indeed
in Telford & Wrekin there are benefits in accepting development to help complete the achievement of a balanced community. It means that
rather than giving environmental concerns
greater weight within the balance of social, economic and environmental goals, certain environmental concerns should lead the choice of
development path we take. The Local Plan can
help prevent irreversible damage to the earth’s
and local natural resources by:

• maintaining a balanced community where new

•

•

•
• not over-allocating development land, but

•

•

•

•

•

•

•

ensuring that sufficient residential and employment land is provided to meet the development needs of this Plan,
maximising the use of development land
and building capacity e.g. increasing densities on appropriate sites with existing planning permission,
co-ordinating transport and land use decisions
to minimise the need to use the private car
and reduce emissions to the atmosphere,
concentrating new housing development in
locations adjoining existing facilities, e.g. near
to District Centres,
reinforcing the role of District Centres - as public transport nodes and the focus for retail,
leisure and other community facilities,
improving the footpath and cycleway linkages
between shops, residential and employment
areas
maximising the exploitation of public transport e.g. by grouping transport generating
leisure uses near to public transport nodes,
e.g. District Centres and the Town Centre
reducing commercial and domestic energy
use e.g. through the orientation of buildings
to maximise passive solar gain,

•

residential development is matched by new
employment opportunity,
providing a limited amount of new employment opportunity in Newport and the Rural
Area,
restricting development on the fringes of
Telford to those development proposals
which cannot be located within the Town e.g.
former racecourse proposal,
encouraging the expansion of road capacity
only where there is significant local environmental benefit e.g. to reduce significant congestion problems or facilitate easier public
transport movement through the urban area,
locating new shopping development to
strengthen the existing retail centres of Telford
and Newport.

2.2.12 Almost every activity we undertake requires
energy but we do not need, or indeed benefit,
from all the energy that we consume. Through
the Wrekin Local Plan we can manage our
demands for energy while still meeting our
needs for education, welfare, employment, housing, recreation and access to services by:
• encouraging mixed development areas with

employment sites in close proximity to residential areas reducing the need to travel,
• concentrating new residential and employment development along public transport corridors in order to reinforce demand and use of
transport modes other than the car,
• promoting energy efficient design e.g. orienting
buildings to maximise space heating from passive solar gain and minimising heat loss by
avoiding developing in exposed locations or
the creation of wind tunnels.

DEMAND MANAGEMENT
REPLACEMENT COST

The Local Plan will identify and meet the primary
needs of the current population of Telford &
Wrekin and ensure that sufficient resources
exist to provide for the needs of those moving
into the District.

Where the loss of a local environmental asset
is accepted because there are demonstrable
benefits towards achieving a global environmental
goal, the loss will be compensated in kind.

9
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be asked to trade aspects of the local environment to achieve global environmental objectives. We might, for example, have to accept the
loss of a small area of the Green Network as part
of a development scheme near to District Centres in order to locate residential development
near to local facilities. The wider objective of
helping to reduce the use of private motor transport and hence reduce carbon emissions to the
atmosphere may be of greater value in environmental terms.

2.2.13 The Wrekin Local Plan will:
• compensate for any loss of local environmen-

tal quality or open space by habitat creation
or local enhancement work,
• identify, conserve and enhance elements of
critical natural and historic capital within the
District e.g. the Ironbridge Gorge World Heritage Site, Shropshire Hills AONB, SSSIs.
2.2.14 All forms of development have an impact upon
the environment. But the traditional balance of
achieving social and economic goals, and protecting the environment, has sometimes resulted in important elements of environmental stock
being traded for economic or social gain. For
example policies which have encouraged the
unhindered use of the motor car have in effect
traded air quality for the perceived economic
advantage of a faster and bigger but more intrusive road network.

2.2.17 Certain local environmental assets might also,
under exceptional circumstances, be traded to
achieve significant local social and economic
gain. However, in considering these sorts of environmental and planning issues, the Council will
have to be aware of the contribution these assets
make to the success of the area in attracting economic development and the quality of life that
citizens in Telford & Wrekin require. Many minor
erosions of local quality can destroy, for example, the wider sustainability objectives of developing Telford. The loss of a local asset may only
be on the condition that equal or greater provision is made elsewhere to balance the loss.

2.2.15 The recent concerns over the state of the earth’s
resources have forced us to realise that there
are certain environmental considerations of
global importance that cannot be traded, but
rather must act as constraints to achieving other
goals. These make up the ‘critical environmental
capital’ of the environment which is irreplaceable. These include nationally or internationally unique examples of species habitat, or, the
minimum level of stratospheric ozone needed
to protect global atmospheric quality. Examples
of critical environmental capital in the Wrekin
include the historic and cultural resources of the
Ironbridge Gorge World Heritage Site, the landscape and visual quality of the Shropshire Hills
Area of Outstanding Natural Beauty (AONB), the
ecological and geological resource within the
district’s Sites of Special Scientific Interest
(SSSI), Wildlife Sites and Local Nature Reserves,
the soil resources of the best and most versatile
agricultural land and the high quality water
supply we depend upon.

PRECAUTIONARY PRINCIPLE
The Council will act with caution where
irreversible environmental damage is a potential
outcome of development or where the effects
on the environment are uncertain.

2.2.18 The environmental effects of development choices are not always immediately apparent. However if we are to take account of the needs of the
next generation we must act with caution where
irreversible environmental damage is even a
potential outcome of development. In implementing the precautionary principle the Wrekin
Local Plan may require that an alternative course
of action is taken to that proposed, where the
outcome is known and environmentally benign.
Alternatively, the Council might impose conditions on the permission, which require the developer to take full responsibility for rectifying any
form of environmental damage that might occur,
thus minimising the degree of uncertainty. Examples of this might include where land contamination is suspected the developer will be
required to determine the nature and degree of
contamination and detail specific remedial measures to deal with any hazard identified prior to

2.2.16 As well as these un-tradeable environmental
assets there are other ‘constant environmental assets’
which are important for the environmental
quality of the District but which are less important for the maintenance of the global capital.
Locally they might include small parts of the
Green Network, areas of semi-natural habitat
and hedgerows. It may be that in order to
protect the critical environmental capital we will
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2.2.20 All policies have an impact on the environment,
some have only a local effect others will have a
global impact e.g. in terms of production of CO2.
If the outcome of the overall Plan is to be a more
sustainable pattern of development all the policies forming the Plan package must be appraised
for their impact on the environment. Since 1992
all Local Planning Authorities have been required,
by statute, to undertake a process of appraising
all policies for their environmental impact.

development. If noise pollution might be a factor, the Council might ask the developer to enter
into an undertaking that remedial measures will
be undertaken if noise emissions reach a certain level in the future.
POLLUTER PAYS
Environmental damages will be paid for by
those who create it.

2.2.21 The methodology used in the Wrekin Local Plan
involves the identification of a number of criteria which describe areas of global, natural
resource and local environmental concern upon
which policy in Telford & Wrekin is likely to have
an impact. Every policy in the Plan has been
appraised for its affect on these criteria. The
process does not seek to quantify the effects or
add up the positive and negative impacts in
order to make policy choices. Rather the process
is used to identify areas where the policy has a
negative impact upon the environment. This
information can then be used to stimulate a
search for a more environmentally benign policy option or refine particular policies to reduce
or mitigate the negative impact or to ensure
through the combination of policies forming the
whole Plan package that the overall development strategy achieves at least environmentally benign if not environmentally beneficial forms
of development and growth.

2.2.19 The principle of the polluter pays directs that
environmental damage of all kinds should be
paid for by those who create it. For the Wrekin
Local Plan this means that where the environment is damaged by reason of a development
decision e.g. loss of air or water quality or contamination of land, the development process will
be required to make reparation for the damage.
Thus if development, for example, might cause
local water courses to become polluted or trees
to be lost, the developer responsible will be
required to install equipment to mitigate against
the pollution or to replace the lost trees with
equal or greater value. The intention of this principle is not to raise revenue but to discourage
people from the risk of causing environmental
damage. In certain circumstances, however,
financial contributions to maintaining or improving the environment might be appropriate to
offset the loss of local amenity or for damage
caused. The planning system controls the development and use of the land in the public interest. In determining the application of this
principle the planning interest must focus on
the potential for environmental damage which
may arise as a consequence of existing and/or
future use of the land. The application of this
principle should not be used to substitute for
the judgement and opinion of the statutory pollution control system.

2.2.22 The Environmental Appraisal Matrix and a
description of the criteria used to assess the
environmental performance of policy are set out
in a separate supplementary appendix and
available from the Council.

SUSTAINABLE DEVELOPMENT
PRINCIPLES

ENVIRONMENTAL APPRAISAL

2.2.23 The concepts outlined above have been used
in order to guide the preparation of the policies
of the Plan, to help ensure that the decisions
taken by the Council in the Plan period lead to
more environmentally sustainable development in the district. From this a number of principles have been drawn up to provide a more
specific framework. All policies in the Plan have
been drawn-up in this context and these are set
out in the following table.

All the policies in the Local Plan will be
appraised at the formulation stage for their
environmental effects.

11

d_chapter2

5/4/00

6:10 pm

Page 12

Environment

Wrekin Local Plan 1995-2006

SUSTAINABLE DEVELOPMENT
PRINCIPLES FOR TELFORD
& WREKIN

• that environmental damage is
paid for those by those who
create it,

• the protection and enhancement
of important natural, built and,
critically, non-renewable
resources for the enjoyment of
future generations,

• that all the policies in the Local
Plan are appraised at the
formulation stage for their
environmental effects,

• that development proposals
are limited to those that do not
threaten the earth’s and the local
area’s capacity to sustain life,
• that the primary needs of the
current population of Telford &
Wrekin are met and that
sufficient resources exist to
provide for the needs of those
moving into the District in the
Plan period,
• that where the loss of a
local environmental asset is
accepted because there are
demonstrable benefits towards
achieving a global environmental
goal, the loss is compensated
in kind,
• that where irreversible
environmental damage is a
potential outcome of development
or where the effects on the
environment are uncertain the
precautionary principle will be
implemented

• all development should enhance
the environmental quality of the
District,
• integrate environmental health
controls and land use policy
where appropriate,
• that transport and land use
decisions are co-ordinated to
minimise the need to travel and
particularly travel by private car,
• that new development is focused
primarily towards reclaimed or
derelict land,
• that maximum use is made of
existing buildings and
development capacity,
• that development on the fringes
of Telford is restricted to those
development proposals which
cannot be located within the Town,
• that sites adjoining District and
Town Centres are reviewed for
development as an alternative to
developing fringe sites on the
edge of the towns,

2.3

NATURAL RESOURCES

2.3.1

Many of the ways in which we are currently using
the earth’s natural resources are degrading
rather than enhancing the environment. Rapid
population increases - globally and locally has
put increasing pressure on finite resources
of land, water and energy and has fuelled the
production of wastes and pollution. Development plan policies can help manage the use of
naturally occurring resources including water
resources, air quality, and energy reserves and
also contribute to the management of waste
arising within the District.

2.3.2

• that the role of District centres as
public transport nodes and the
focus for retail, leisure and other
community facilities is reinforced,
• that footpath and cycleway
linkages are improved between
shops, residential and
employment areas,
• that the expansion of road
capacity is only permitted where
there is significant local
environmental benefit,
• that new shopping development
is located so as to strengthen the
existing retail centres in Telford
and Newport,
• that development maximises
opportunities for improving
energy efficiency,
• that a balanced provision of jobs
and housing is maintained,
• that the investigation and
development of alternative local
supplies of renewable energy is
encouraged,
• that all members of the
community have equal access to
the District’s resources, that
public understanding and
involvement in the consultation
stages of preparing the Wrekin
Local Plan is promoted.

from a natural, self-sustaining energy system to
one driven by fossil fuels where the inefficient
and wasteful use of energy threatens our environment and endangers that of future generations. Arguably the greatest threat facing the
environment is global warming; a direct result of
emissions of greenhouse gases. In response to
this threat, the UK has a legally binding Kyoto
target to cut green house gas emissions by 12.5%
by 2008 to 2012 as well as a domestic aim of a
20% cut by 2010.
2.3.3

THE ENERGY ISSUE
Energy drives almost every aspect of our lives,
without it our quality of life would be severely
degraded. But we have gradually moved away
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ENERGY FROM RENEWABLE
SOURCES IN TELFORD & WREKIN

of local renewable energy sources and achieving greater energy efficiency.
2.3.4

2.3.5

Achieving a sustainable future for Telford &
Wrekin demands that we look closely at how we
produce and use energy resources. Policies in
the Wrekin Local Plan will encourage an increase
in the proportion of energy derived from local
renewable sources and propose measures to
increase the efficiency of energy use.
RENEWABLE ENERGY SOURCES
Renewable energy sources are naturally occurring, derived from non-exhaustible resources
such as; the sun, wind, oceans, falling water, and
geothermal heat. Organic matter derived from
plants and trees, known as “biomass”, can also
be considered a renewable energy source. This
source includes specially grown “energy crops”.
The combustion of plant materials does release
CO2, but only to the level absorbed by the plant
material during its life cycle. Renewable sources
of energy offer the hope of increasing the diversity and security of energy supply and of reducing harmful emissions to the atmosphere. In
Telford & Wrekin there is currently no substantial electricity generation from renewable energy
sources.

2.3.6

Currently only approximately 3% of UK electricity
supply comes from renewable energy sources.
As part of The UK strategy to reduce CO2 production the Government is considering setting a
target of 10% energy generation from renewable
energy sources by 2010. The Government is also
committed to promoting combined heat and
power as an efficient generating technology.

2.3.7

Government policy is set out in a number of
documents, including PPG22 and the 1989 Electricity Act. Department of Energy Paper 62 - New
and Renewable Energy: Future Prospects in the
UK (1994) seeks “to stimulate the exploitation and
development of new and renewable energy sources
wherever they have prospects of being economically
attractive and environmentally acceptable”. PPG22 sets
out the Government’s general aims regarding
the use of land by renewable energy-generating
installations.

2.3.8

2.3.9

It is Telford & Wrekin Council’s view, supported
by Shropshire County Council’s Draft Supplementary Planning Guidance on Renewable Energy, that within the District in the short term, the
most viable renewable sources include passive
solar gain, landfill gas, biomass, and wind energy. Active solar technology, including the use of
photovoltaic cells, is becoming an increasingly
viable option and offers significant potential for
future power generation.

2.3.10 Proposals involving passive solar gain - It is
estimated that 15% of domestic space heating in
the UK already comes from incidental solar heating. Further local reductions in energy consumption can be maximised through the
orientation of new development and the design
of individual buildings. Care will be required in
the application of this approach in Conservation
Areas and for Listed Buildings.
2.3.11 Proposals involving the use of active solar technology - The term ‘active solar’ is generally
applied to a system which collects the sun’s radiation and transfers it in the form of heat to water,
air or some other fluid. There is enough solar
radiation in all parts of the UK to make these
systems viable. Most systems which exist today
provide domestic hot water. Swimming pool
heating is another common application and
other uses include solar space heating, industrial process heating, and crop drying. Photovoltaic systems exploit the direct conversion of light
to electricity in a semiconductor device (photovoltaic cell). The integration of grid-connected
systems into new buildings, especially commercial buildings, is becoming increasingly viable.
The system may be mounted as roof covering or
wall cladding.
2.3.12 Production of energy from landfill gas - Gas is
produced by the breakdown of biodegradable
matter. It can be recovered by sinking wells into
the landfill and used for industrial heat or onsite electricity generation. There are 6 active
landfill sites in Telford & Wrekin and the
Granville site is now being used to generate
electricity and others may present similar opportunities. The UK Waste Strategy, which ranks the
options for waste management according to their
‘sustainability’ identifies composting, particularly of putrescible materials, above landfilling.
Composting avoids the generation of methane.

Plan policy should take account of local, regional and national requirements and, accepting that
the primary renewable energy sources are very
site-specific, should consider the contribution
their area can make to meeting energy needs.
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within the District. With current technology, for
cost effective, large-scale electricity generation
from the wind an annual mean wind speed in
excess of 6.5 - 7 m/second is required. In Telford
& Wrekin only the Wrekin Hill and the eastern
fringes of the District are sufficiently windy to
consistently reach this minimum speed. There
is however more widespread potential for smallscale schemes involving only one or two turbines, for example, providing power for
individual dwellings or small businesses, particularly in the Rural Area.

In accordance with the UK Strategy the Council
will support, where appropriate, opportunities
to compost putrescible materials. But while such
materials continue to be landfilled in Telford &
Wrekin District, the Council will encourage all
new landfill disposal sites or extensions to existing sites to install gas recovery equipment.
2.3.13 The production of energy derived from biomass - Renewable sources of biomass includes,
for example, agricultural residues, livestock slurry and crops grown specifically for use as a fuel.
Anaerobic digestion is one method of deriving
energy from organic materials, which produces a
gas with a high methane content. The ‘biogas’
can be used to produce heat, electricity or both.
Anaerobic digestion also provides useful byproducts including compost and liquid fertiliser. Energy can also be recovered from biomass
through combustion, either directly or following
gasification of the waste. In the District there is
potential to grow short-rotation coppice and for
the use of wood waste from forestry thinning
associated with the proposed Community Forest around Telford and from energy crops grown
on surplus agricultural land.

NR1 LOCATION OF RENEWABLE ENERGY
DEVELOPMENTS
The Council will support proposals for the
generation of power from renewable energy
sources within the District. All proposals will be
assessed on a site by site basis for their
contribution to reducing local dependence upon
energy derived from fossil fuels, moving the
District towards a position of self sufficiency in
terms of energy production and against
possible negative impacts on the local
environment. In this respect all proposals:
• should accord with other policies in the Plan,
particularly those regarding Countryside and
Open Land and the Historic environment,

2.3.14 The Council will promote the generation of Combined Heat and Power in association with the
larger commercial and residential sites identified in the Plan, for example at The Grooms.

• should not lead to the loss or damage to
public rights of way,
• should not cause electro-magnetic
interference to existing broadcasting or
receiving systems and transmission lines
between development and point of contact
with the national grid.

2.3.15 Energy from non-renewable waste sources - In
addition to the renewable sources of biomass,
energy can also be derived, through the direct
combustion or gasification followed by combustion, from a significant number of non-renewable waste sources, the majority of which are
currently landfilled. While combustion with
energy recovery comes below the reuse and
recycling of materials in the UK waste management hierarchy, the Council recognises that
waste combustion is higher up the hierarchy than
landfilling. The Council is keen to contribute to
re-directing the District’s waste from landfill up
the waste management hierarchy and it is possible that a significant reduction in waste going
to landfill could be achieved through the development of a district wide incineration scheme

2.3.17 National policy with regard to renewable energy
issues seeks to stimulate the exploitation and
development of renewable energy sources
wherever they have the prospect of being economically and environmentally acceptable.
Local planning authorities can contribute to this
goal by promoting appropriate renewable energy schemes within their area. Capturing energy
from renewable sources may have an impact
upon the environment. However, certain sources
of energy, namely wind, water and landfill gas,
can only be exploited in very specific locations
where the resource occurs. The Council will
therefore need to consider both the immediate
impact of each renewable energy project on the
local environment and their wider contribution
to reducing emissions of greenhouse gases.

2.3.16 The generation of power from the wind - Wind
power is being increasingly exploited as a source
of electricity throughout the UK. The Council will
support, where appropriate both large and small
scale schemes to generate power from the wind,

2.3.18 Where the Council considers that a proposal is
likely to have significant environmental effects,
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then, in accordance with the Town and Country
Planning Regulations 1988 (as amended), an
environmental statement fulfilling these regulations will be required.

mum of 6.5 m/second. However, technology is
improving continually and generation is possible, at least at a small scale, for example to provide back up power to a single dwelling.

2.3.19 This policy will contribute to the national target
contained in the UK Strategy for Sustainable
Development, to return emissions of CO2 and
other greenhouse gases to 1990 levels by the
year 2000. The policy also accords with the Council’s goal to promote development that contributes to the District achieving a 30% cut in CO2
emissions over 1990 levels by 2005 in accordance
with the Friends of the Earth ‘Climate Resolution’.

2.3.21 An important consideration, particularly with
regard to large-scale wind power generation, is
the visual impact of wind turbines on the landscape. Wind turbines, most often clustered into
wind farms, require a stable, uninterrupted wind
flow and are therefore best suited to either areas
of high ground or areas of isolated open space,
both of which tend to be visible for long distances. Wind turbines generally required little
infrastructure but the impact on the landscape
of providing access roads and linkage to the grid
must be considered. In view of public concern
with this issue, the Council will encourage developers to fully consult with local people and to
produce descriptive materials e.g. photomontage to illustrate potential visual impact.

NR2 PROPOSALS FOR WIND TURBINES
The Council will permit the development of
schemes to generate energy from the wind
subject to the Countryside & Open Land
policies of this Plan and provided that :a) the size, grouping and colour of turbines are
designed with regard to the scale and grade
of the landform to ensure that, while a stable
air flow is maintained to the turbine, its
visual impact on the landscape is minimised,

2.3.22 Within Telford & Wrekin there are few areas
where wind speeds reach a sufficient annual
mean wind speed to reasonably support a wind
farm (generally considered to be a group of more
than 10 wind turbines). Moreover the windiest
area - the Wrekin Hill - falls within the Shropshire Hills AONB where, in line with Government
policy on the development of renewable energy projects within nationally designated areas,
the Council will, except under exceptional circumstances detailed in OL2, resist this type of
development. Realistically in view of the difficulty of siting turbines on the steep sides of the
Wrekin, the high degree of visual intrusion that
would be caused and the difficulty of servicing
turbines in this location it is unlikely that a proposal would be forthcoming. Elsewhere only
the eastern fringes of the District receive sufficient annual mean wind speed to support more
than a single small-scale turbine. As technology
improves it may be that in the future further
areas, with lower annual mean wind speeds,
will become viable for large scale wind power
generation.

b) the buildings and infrastructure are designed
to minimise their impact on the landscape,
c) the turbines are located so as to avoid
sensitive skylines where they would
dominate long distance views,
d) descriptive material, for example
photomontage, is provided to enable an
assessment to be made of the visual impact
of the development
e) the links to the electricity grid have no
detrimental impact on wildfowl migratory
pathways, wildlife habitats or sites of natural,
scientific of archaeological interest,
f) the turbines are located so as to minimise
their impact on residential development,
highways or public right of way with
particular regard to noise, shadow flicker
and possible machine failure.
g) the direction of turbine rotation is designed
to minimise visual impact,
h) an assessment is made of the likely impact
upon operational airfields, radar and
telecommunications,

2.3.23 The Council will encourage the development
of small schemes including those involving single wind turbines. These are most likely to occur
in the Rural Area and may be associated with
farms, residential accommodation or small businesses. These applications will still be assessed
in terms of their impact upon the surrounding
landscape and amenity, although some of the
criteria listed above may not be applicable.

2.3.20 Harnessing wind energy is one of the most
potentially productive of the primary sources.
The energy produced by a wind turbine is strongly dependent on the annual mean wind speed
at the site. Using currently available technology
large-scale wind generation, typically involving
a number of turbines becomes viable when
annual mean wind speed is in excess of a mini-
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2.3.26 Developments, including those for renewable
energy schemes, should be limited to locations
where adequate water resources already exist,
or where new provision of water resources can
be made without adversely affecting existing
abstraction, river flows, water quality, agriculture and nature conservation. The Council will
take account of the advice of the Environment
Agency when assessing the impact of new development on the availability of water resources.

NR3 ENERGY USE
In considering applications for development the
Council will require the design, orientation and
aspect of new construction or the conversion,
renovation or improvement of sub-standard
buildings to minimise the wasteful use of
energy and maximise energy efficiency.

2.3.24 Planning controls cannot affect details of construction and insulation within individual buildings, but the Plan can ensure that the design
and density of development maximises energy
efficiency. For example, the Council will encourage the utilisation of passive solar gain through
the orientation of building layout, the juxtaposition of individual buildings to avoid over-shadowing and through the use of landscape buffers
to reduce wind exposure. Incorporating large
south facing (and small north-facing windows)
can trap the sun’s energy and store it as heat
within the dwelling. This free heat can be distributed around the building by conduction and
convection. Increased use of daylight also
reduces the need for artificial electric light which
is of major importance in commercial buildings.
Combining these solar design techniques with a
building layout which minimises heat loss e.g.
avoiding windy, exposed locations can make further energy savings.

NR5 SURFACE WATER RUN-OFF
The Council will grant permission for new
development provided that it does not result in
an adverse impact on the water environment.
The Council will require the provision of
mitigating measures where the proposal may
produce adverse effects due to additional
surface water run-off. Proposals must accord
with all other relevant plan policies.

2.3.27 New development frequently results in an
increase in surface water run-off as permeable
surfaces are replaced by impermeable surfaces
including roofs and paving. This can result in an
increase risk of flooding downstream, a general
reduction in infiltration to groundwater and a
lowering of water tables. It may also increase
levels of pollution, silt disposition and cause
physical damage to watercourse habitats sometimes at some considerable distance from the
new development. Unless appropriate mitigating measures form an integral part of the development proposal, the Council will not allow such
schemes.

2.3.25 Policies that maximise the efficient use of energy are relevant to the design of new development areas and the renovation of existing
building stock, in both the domestic and
employment sectors. However, proposals to
incorporate measures to improve energy efficiency or to maximise solar gain must be judged
in the context of the site characteristics and circumstances. The Council will not wish proposals, for example, to lead to a loss of local design
quality or create unsafe environments. Particular care will have to be taken within the World
Heritage Site, Conservation Areas and on Listed
Buildings.

2.3.28 Through the development process, perhaps as
part of the mitigating measures, there may be
opportunities to create benefits to the local environment, such as new wetland or water-based
habitats. The Council will work creatively with
developers to achieve beneficial solutions to
drainage issues.
NR6 WASTE DISPOSAL AND RECYCLING
FACILITIES

NR4 WATER RESOURCES

The Council will seek to secure the provision of
new recycling facilities associated with:

The Council will only permit development
where the existing water resources will not be
compromised and where adequate water
resources either already exist or will be provided
in time to serve the development, without
having an adverse impact on existing uses or
sites of nature conservation importance.

• residential development of more than 100
dwellings,
• commercial and industrial areas, where
appropriate and
• major retail facilities
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2.3.32 Both waste collection and disposal are statutory responsibilities and have been carried out by
Telford & Wrekin Council, since Wrekin Council
became a unitary Authority on 1st April 1998.
Various types of recycling facilities exist at
numerous locations around the District. They
include bottle, can, paper and textile banks.

Developers will be required to make a
contribution towards ensuring adequate
provision of recycling facilities are available
within a walking distance of houses and work
places.
The level of provision, type siting and design of
facilities sought will be in accordance with the
emerging Waste Local Plan, Waste
Management Strategy, emerging Regional
Waste Strategy and the emerging
Government’s Revised Waste Strategy; as well
as existing provision in the area (as set out in
the Recycling Plan). All applications will also be
subject to other relevant policies in the Plan,
especially Environmental Health, Urban Design
and Open Land.

2.3.33 The locations of these facilities include Town,
District and Local Centres and some rural villages. Metal, cardboard and oil is also received
at the Districts Resource Recycling centres.
2.3.34 This Policy together with any proposals made
by this Council to expand provision for recycling
will help to improve access throughout the District to a comprehensive range of facilities. New
Council proposals will be generated through the
emerging Waste Local Plan and Waste Management Strategy which will reflect the Government’s emerging National Waste Strategy.

2.3.29 In line with the objectives of the Government’s
draft National Waste Strategy, entitled ‘A Way
with Waste (1999)’; the Council is committed to
contributing to an overall reduction of waste
generated within the District. The draft National Waste Strategy advocates concentrating upon
the reuse, reduction and recycling of waste materials in preference to landfill disposal. It stresses that all sectors of the community including
businesses and members of the public have a
role to play and that planning policies should
promote the provision of an adequate local network of recycling facilities that are easily accessible to householders and small businesses. The
draft National Strategy includes a national target for recycling that ‘easily accessible recycling
facilities are available for 80% of households by
the year 2000’. This policy is based on the ‘proximity principle’ which is intended to encourage
communities to take more responsibility for the
wastes which they produce both as householders and employees and to limit the environmental damage caused by transporting waste.
In order to promote recycling within the District
and to reduce the need to drive to facilities the
Council is keen to encourage the development
of ‘local’ facilities - close to home and to employment areas.

NR7 DEVELOPMENT NEAR HIGH VOLTAGE
OVERHEAD POWER LINES
Where development is proposed beneath or
within 50 metres of high voltage overhead
power lines or electricity sub-stations the effect
of the transmission line or sub-station on the
proposed development should be taken into
account. Consultation will take place at an early
stage with the National Grid Company or the
relevant electricity company, taking into account
the advice from the National Radiological
Protection Board (NRPB) with regard to
electro-magnetic fields.

2.3.30 Where the residential development is fewer
than 100 dwellings the Council will assess the
capacity of existing local facilities and seek to
increase provision where necessary.

2.3.35 The NRPB has the responsibility of advising
the UK Government on standards of protection
for exposure to electric and magnetic fields. The
most recent advice from the NRPB is that the
results of existing studies do not prove any
causal link between carcinogenic hazard and
residence near sources of electricity supply.
However research on the subject is continuing
and there is therefore a need for the Council
to have up to date advice when considering
applications for development in close proximity to high voltage overhead power lines and
sub-stations.

2.3.31 The level of provision, type, siting and design
will be a matter of negotiation but must protect
local amenity. It must also be an appropriate
distance from, or within, new developments such
that it can be shown to reduce the need to drive
to waste collections facilities.

2.3.36 The Council is concerned that, while it wishes to
have a flexible approach to development proposals, it is important to proceed with caution
where the interests of the amenity of District’s
residents are concerned. In view of this the Council will seek the most up to date position from
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ed as the effects are often invisible, the implications are difficult to quantify, and the impacts
are often irreversible but not felt near to the
source of the pollution; an obvious example
being the creation and effects of acid rain due to
the release of sulphur dioxide many miles distant. The planning system has the potential to
play a key role in improving environmental
health through its powers to determine the
nature and location of development. The Wrekin
Local Plan is one instrument by which the Council can establish policies for improving the environmental quality of the District. This means
preventing or reducing the impact of processes
that degrade or pollute the environment and
seeking to control developments that are detrimental to human health or diminish the quality
of life in the District. The integration of environmental health and land use planning will help to
achieve an improvement in the environment of
the District and also contribute to meeting global
goals for sustainability and environmental quality.

the NRPB with regard to all applications received
for development beneath or in proximity to high
voltage overhead power lines or electricity substations. Studies by the NRPB indicate that the
electric field decreases rapidly with the distance
from the centre line of the overhead power lines
and is significantly reduced at a distance of 25
metres from the centre line. There is therefore
support for the Council to define ‘proximity’ to
lines and sub-stations as a distance of 25 metres
from the centre line. However, in order to take
account of gardens and amenity space associated with development, the Council will seek the
advice of the NRPB when determining applications for land use within 50 metres of high voltage power lines or electricity sub-stations.
2.3.37 Studies of the possible links between electromagnetic and radio frequency (including microwave) transmitters are continuing and the Council
will remain in contact with the NRPB and up to
date guidance on the control of development
accordingly.

2.4

2.4.3

An example of this is the benefit of encouraging
mixed development of employment and housing in close proximity to local facilities in order
to reduce the need for travel, reducing the use
of energy and pollution and to help regenerate
communities. The Council does not consider
that residential development should be allowed
within existing industrial areas as many of these
areas have been developed to allow full industrial use twenty-four hours a day. The existing
noise levels, especially at night, would be too
intrusive and these areas contain sites using or
storing hazardous substances.

2.4.4

Irrespective of action taken at the planning stage,
residents have full recourse to the law relating
to Statutory Nuisances. This could place burdens on the industrial user which would inhibit
their operations to the detriment of the local
economy. However, measures can be designed
in from the start of the development process to
allow harmonious co-existence. These measures
will include attention to the design and layout
of the site, the separation of industrial and residential traffic, limits on noise and pollution emissions and so on. The policies that are set out
here are aimed at enabling this type of development to take place. Although it is important
to prevent nuisance to residents, if local controls are too tight it will be impossible to achieve
the broader aim of mixing uses and the benefits
that this brings.

ENVIRONMENTAL HEALTH
INTRODUCTION

2.4.1

2.4.2

The Telford & Wrekin district does not suffer the
same level of environmental degradation as
other industrial parts of the West Midlands.
Much has been achieved in the past 25 years to
improve the environment and the overall quality of air, water and other living conditions is
high. However, there are some local issues of
environmental health concern. Some of these,
such as contaminated land, are the product of
the District’s industrial heritage, while others
are associated with the scale and speed of urban
growth. Over the next decade Telford will absorb
the greater part of the District’s new development. As the town matures and continues to
grow, the Council must take positive measures
to maintain a high quality environment in order
to continue to attract new investment and protect
and enhance the environment of existing residents. Development pressure has also increased
in the rural area and here too policy must seek
to maintain a quality and healthy environment.
Measures to reduce the impact of environmental pollutants may be taken at a local level but
frequently have wider implications. The threat
posed by pollution can easily be underestimat-
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POLICY STATEMENTS
2.4.5

The Council has a dual role of land-use planning
authority and pollution control agency. It also
works closely with other environmental agencies. The policy statements of this plan recognise that the potential polluting effects of
proposed development are material considerations because of their land-use implications. In
drafting policies to cover issues such as pollution, drainage, noise, landfill sites, contaminated land, hazardous sites and a number of special
environmental health issues, the Council has
taken its context as PPG23 Planning and Pollution and PPG24 Planning and Noise

2.4.6

It is the Council’s intention to contribute to alleviating global problems by helping to reduce all
emissions to the atmosphere of greenhouse
gases, oxides of nitrogen, sulphur dioxide, particulate matter, known ozone depletors and
volatile organic compounds.

location are, in the opinion of the Council, likely to have significant effects on the environment
generally and specifically through emissions
into the air, odours, noise and discharges into
water courses, water areas or ground water and
through contamination of land. The Council will
only permit development which does not generate polluting discharges to surface and ground
waters or where adequate protection measures
have been agreed, as advised in the Environment Agency’s “Policy and Practice for the Protection of Groundwater (1998)”. Where an
existing site creates a source of odour or other
nuisance complaint then any new planning
application for development on the site should
result in an overall reduction in odour or other
nuisance on the boundary of the site. In cases
such as residential development proposals near
to facilities such as sewage works which create
odour, a “cordon-sanitaire” will be created to
help minimise nuisance. The Council will also
seek to ensure that the emissions of volatile
organic compounds to the atmosphere will be
kept to a minimum. It will strive by liaison with
industry and developers to reduce the use of
such materials and where possible to use suitable alternatives.

EH1 POLLUTION
The Council will grant planning permission for
new development provided it does not cause
material harm by increasing levels of air, noise,
water course or ground water pollution as
identified by the criteria within the policies of
this plan. All planning applications submitted to
the Council must include sufficient information
to allow their environmental impact to be
accurately judged.

2.4.7

2.4.8

The planning system has an important role to
play in determining the location of development
which may give rise to pollution. The potential
for pollution affecting the use of the land is a
material consideration in deciding whether to
grant planning permission. Planning controls
should not seek to duplicate the controls of the
pollution control authorities. Although, because
‘harm’ may have a wider meaning under the planning system than that assumed by the Environmental Protection Act, the Council may conclude
that the wider impact of potential releases on
the development and use of the land is unacceptable on planning grounds, despite the grant
of a pollution control licence. The Council will
require an environmental assessment to be carried out in accordance with the Town and Country Planning Regulations 1988 (as amended)
where projects by virtue of their nature, size or

2.4.9

19

PRIOR AUTHORISATION OF PRESCRIBED
PROCESSES
The land use requirements of development that
require prior authorisation from either the Environment Agency or the Council under Environmental Protection (Prescribed Processes)
Regulations 1991 will be considered at the planning stage. The authorisation of the process will
be carried out in accordance with Part 1 Environmental Protection Act 1990 and its attendant
Regulations and government guidance. It is considered good practice to consider both simultaneously. Developers and process operators will
be encouraged to enter into discussions at the
earliest possible stage and to discuss both the
land use and the environmental protection
aspects of their application.
The Council will consider the risk on developments proposed within 500 metres of a Part A
process and 250 metres of a Part B process and
will assess the impact of these processes on that
development. As of September 1999 there are
97 Part B processes and 4 Part A processes within the District or so close to the boundary as to
require consideration.
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2.4.13 It would not be reasonable for the Council to
seek contributions from new developments to
provide drainage links to existing properties.
However, there may be opportunities, through
negotiation, for drainage systems to be designed
in such a way as would enable existing properties to link into the drainage network at a subsequent date. The Council will explore such
opportunities as they arise.

EH2 DRAINAGE
All development proposals must demonstrate
that they can be adequately drained of foul and
surface water. The Council will expect that this
is to public sewers where practicable.

2.4.10 Effective foul and surface water drainage is considered to be of paramount environmental
importance. It can act as a major instrument to
prevent pollution and minimise flooding. The
Council will seek to ensure suitable and sufficient drainage for all new developments. This is
more easily achieved within the Telford Area
but becomes problematical in the rural areas.
Current examples of drainage problems exist in
the Ironbridge Gorge, Preston on the Weald
Moors, Waters Upton, Kynnersley and Allscott,
together with a number of brownfield sites within Telford.

2.4.14 Particular types of development will require
special treatment. For example, large areas of
car parking or open storage will need oil interceptors while others, such as car washes, may
need a special water treatment plant.
EH3 FLOODING
The Council will grant permission for new
development provided that it is not materially
affected by flooding and the development does
not adversely affect the drainage capacity of
the natural watercourse system, exacerbate
flooding elsewhere or unduly impede
watercourse maintenance access. The Council
will require the provision of mitigating measures
where proposals may have an adverse effect
on the natural watercourse system. All
proposals must accord with other relevant
policies in the Plan.

2.4.11 Therefore, the Council will be looking for all
developments to be drained efficiently and for
development proposals to demonstrate acceptable drainage arrangements. Drainage will normally be to public sewers. Septic tanks and
private treatment works will be acceptable only
in exceptional circumstances and applicants will
have to demonstrate that the proposal is feasible and will not cause a public health nuisance
or water pollution prior to granting planning
approval. The Council is preparing a Drainage
Strategy to help guide the development process.
In areas where drainage problems exist, off-site
works may be required to allow certain developments to take place. Details of any work
required, including for example sewer requisition, and the means of implementation should
be agreed with the Council before development
commences. Where appropriate applicants will
be asked to enter an agreement under section
106 of the Town and Country Planning Act 1990.
Advice can be obtained from the Council which will
work with the Environment Agency on such issues.

2.4.15 Flood plains and areas of low lying land adjacent to a watercourse are by their very nature
liable to flood under certain conditions. These
areas also provide for storage of flood water and
consequently not only are people and property
at risk in these areas but any development
reduces the capacity of the flood plain, impedes
the flow of water and increases the risk of flooding elsewhere. The Council is concerned that
flood prevention measures may have adverse
visual impact or other environmental effects,
particularly in the Severn Gorge. In exceptional
cases in the Severn Gorge, development may
be permitted in the floodplain subject to appropriate mitigating measures. Where this would
involve unacceptable flood prevention measures, the Council may adopt protection standards slightly below the 1:100 year return event
protection.

2.4.12 The Council is aware that there are a large number of existing properties within the Wrekin District, including within Telford, which are not
connected to mains drainage. It will use whatever powers are available to ensure that defective
drainage is remedied and to bring properties
onto mains drainage where there are existing
environmental problems. There are various provisions including the Buildings Act 1984 and the
Water Industry Act 1991 which may be used, and
the Council will advise where this is relevant.

2.4.16 Unless carefully sited and designed, new development or redevelopment can exacerbate problems of flooding downstream through an
increase of run-off. Development in upper parts
of a catchment can have a significant impact
upon others downstream. In line with circular
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2.4.19 The variety of factors involved in new noisy
developments is such that no fixed standard
level of acceptability can be applied to cover all
eventualities. Therefore each case requires consideration on its merits and it follows that similar permitted noise levels should not be
expected for all premises, or from any particular
classes of premises. However, what can be consistent are the means by which each application
is determined and the factors against which each
proposed development is measured.

30/92, conditions may be imposed or an obligation sought from developers to provide suitable
mitigating or alleviating measures where appropriate. Similarly, development which would interfere with the ability of relevant agencies to carry
out flood control works and maintenance will be
resisted. Where development imposes long
term maintenance issues then commuted sums
may be sought so that the level of flood protection and environmental quality is maintained.
NOISE POLLUTION
2.4.17 It has been established that noise can affect
health and be a major environmental nuisance.
There are various Government Circulars and
Guidance, and standards providing advice to
Local Authorities on how to deal with noise as it
affects existing or proposed developments. This
allows for local circumstances to be taken into
consideration. However, noise measurement
and assessment is a complex technical issue. In
view of this it is intended to produce noise parameters for Telford & Wrekin having regard to the
relevant British Standards, guidance and other
local plans. The Council’s aim is to ensure all
new developments and land uses are protected
from and do not cause excessive noise.

2.4.20 The method is based on British Standard
4142:1997. This is the method for rating industrial noise affecting mixed residential and industrial areas and compares the predicted noise
level with the existing background noise level. It
adopts the principle that the acceptability of a
new noise source depends primarily upon the
amount by which its level, after appropriate
allowances have been made for character and
duration, exceeds the existing background noise
level. Appendix C sets out the approach the
Council will take.
2.4.21 In order to achieve the broader aims of this Plan,
such as encouraging mixed-use development,
the Council will take a flexible approach where
possible. For example, where the predicted
noise emission from a proposed development
is acceptable during normal working hours but
not at other times, the Council may give permission subject to a condition restricting operations to certain specified hours. Where vehicular
movements to and from, or within, a proposed
development are likely to be unacceptable during unsociable hours, the Council may give permission subject to a condition restricting such
movements to certain specified hours.

2.4.18 A target for overall noise levels should be
the World Health Organisation Environmental
Health Criteria 12 Noise and EC 5th Action Plan
target of 55dB(A) one hour LAEQ. As a standard
this would be too onerous and would preclude
many existing and proposed developments.
However it is still a useful target. It should be
noted that this guidance does not deal with
the protection of people at work from exposure
to high levels of noise nor sound insulation
between dwellings.

2.4.22 The Council also wishes to ensure that noise
generated from new noise sources shall not
cause any significant increase in ambient noise
levels for both day and night time conditions.
To prevent noise creep, where development of
a large site is carried out by more than one developer or over an extended period of time the
noise impact needs to be assessed as the total
increase over the original background levels
rather than the level at the time the individual
development is completed.

EH4 NOISE: NEW DEVELOPMENT
Proposals for industrial, commercial and
transport developments will be permitted
provided that it is demonstrated to the Council
that they will have no material adverse effects
on existing noise sensitive development.
Proposals for new residential development will
be required to demonstrate that they are not
adversely affected by existing industrial,
transport and commercial noise sources.
Developers may be required to show that this
policy can be met through the provision of a
noise assessment.
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2.4.25 New residential development, and allied uses
such as hotels, nursing homes and other uses
with a residential component or extensions to
those uses, will be determined according to
noise levels set out in Table 1 below:

EH5 NOISY OUTDOOR SPORTS FACILITY
In considering proposals for noisy outdoor sports
facilities, the Council will require that they are
operated and maintained so as to ensure
adjacent land uses are not adversely affected.

2.4.26 Other noise sensitive developments, e.g. hospitals, schools, places of worship, will be determined following discussions with the developer,
the relevant government departments and the
end users.

2.4.23 The Council recognises that there may be a
demand for a suitable site or sites for recreational activities that have the potential to create noise. There is increasing demand for
facilities to be provided to cover an ever increasing range of outdoor activities. Many of these
activities have the potential for significant environmental impact, especially from noise, e.g.
clay pigeon shoots, motorcycle scrambling and
motorcross. The Councils objective will be to
ensure these are carefully controlled so that the
impact is minimised.

2.4.27 The noise levels and categories have been taken
from Planning Policy Guidance Note 24 Planning
and Noise, but have been subjected to a reduction of 3dB(A), as permitted by that document,
to accommodate the following:
a) Generally low background noise levels within
the Council’s area, especially the rural fringe.
b) There is not a shortage of permitted residential development land that would prevent the
policy from being effective.
c) To maintain the high environmental quality of
the existing residential development in the
area.

2.4.24 Any application will need to show the impact
and the proposed methods of dealing with them.
The proposal will have to comply with the Plan’s
noise and other policies and they may be controlled by conditions covering for example the
number and frequency of events, times of operation, number of participants, types of equipment, other uses on the same site.

2.4.28 The noise levels below are designed to:
a) comply with the World Health Organisations
Environmental Health Criteria 12 - Noise and
the European Commission 5th Action Plan
level of 55dBA LeqT, and
b) allow for the restorative processes of sleep
which, from the same WHO document, is
35dB(A) LeqT.

EH6 TRANSPORT NOISE
Developments that are sensitive to noise will
only be allowed near to primary roads, railways
or aerodrome facilities if it can be demonstrated
that there are exceptional circumstances and in
these cases, where a development is allowed,
conditions relating to insulation will be attached
to the planning permission.

NOISE LEVELS CORRESPONDING TO THE NOISE EXPOSURE CATEGORIES
FOR NEW DWELLINGS LAEQTDB
Noise Exposure Category
Noise Source

Road Traffic
Rail Traffic
Air Traffic
Mixed Sources

Time

A

B

C

D

07.00 – 23.00

< 52

52 – 60

60 – 69

69

23.00 – 0.700
07.00 – 23.00

< 42
< 52

42 – 54
52 – 63

54 – 63
63 – 71

63
71

23.00 – 0.700
07.00 – 23.00

< 42
< 54

42 – 56
54 – 63

56 – 63
63 – 69

63
69

23.00 – 0.700
07.00 – 23.00

< 45
< 52

45 – 54
52 – 60

54 – 63
60 – 69

63
69

23.00 – 0.700

< 42

42 – 54

54 – 63

63

TABLE 1

A. Noise not considered a determining factor; should not be considered as a desirable level.
B. Noise needs to be considered and where appropriate conditions imposed to ensure an adequate level of protection against noise.
C. Planning permission should not normally be granted. In extenuating circumstances may be given with conditions imposed to ensure a commensurate
level of protection against noise. An example would be if there was no alternative quieter site available.
D. Planning permission shall be refused.
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subject to conditions requiring a site investigation
and assessment before any development takes
place. It may be appropriate to enter into a
Section 106 agreement in certain circumstances,
for example if off-site works are required to
ensure that the safety of a new development is
safeguarded.

2.4.29 These requirements are unlikely to cover every
situation and use and the Council will formulate
standards for individual sites and developments
as appropriate at the planning application stage.
This guidance is only applicable when introducing residential development into an area with
an existing noise source that is predominantly
from transport sources, or where transport noise
is the dominant noise source. Further guidance
is provided, on industrial and commercial noise
sources in EH4.

2.4.32 Any remedial action necessary will be carried
out using a method and means of implementation to be agreed by the Council and should be
completed by the developer before any development commences.

EH7 CONTAMINATED LAND

DEVELOPMENT ON AND AROUND
LANDFILL SITES
2.4.33 As a result of its long industrial past and history
of industrial development, Telford & Wrekin has
a legacy of a relatively large number of sites that
have been used for waste disposal. At present
there are over 90 known closed sites and 6 operational sites throughout the area.

Before determining planning applications for
sites which may be affected by land
contamination the Council will require the
developer to carry out a site investigation to:
a) assess the nature and degree of
contamination using a method of
investigation agreed in writing with the
Council.
b) identify specific remedial measures required
to deal with any hazard, with the method to
be agreed in writing with the Council.

2.4.34 The control of gas at landfill sites is a matter for
the Environment Agency and controls under the
Environmental Protection Act 1990. Monitoring
and experience shows that the vast majority of
these sites have the potential, if not the proven
ability, to produce landfill derived gas. The two
main gases of concern are methane and carbon
dioxide. The vast majority of these sites are within Telford and act as a constraint to further development. As a result of concern for the health and
safety issues surrounding these sites, the Government produced Waste Management Paper
27 : A Technical Memorandum on Landfill Gas.
Using this document as a basis, this Council will
apply the following policies for development on
and around landfill sites.

EH8 REMEDIAL ACTION ON
CONTAMINATED LAND
If the degree of contamination requires
remedial action then planning permission will
only be granted subject to conditions (or with a
Section 106 Agreement) specifying the
measures to be carried out and their method of
implementation.

2.4.30 The Council wishes to encourage the re-use of
brownfield sites but is aware that contamination
may exist as a result of past activities. In assessing the need for and type of remedial action the
Council will consider the following factors in
order for the effective and most appropriate reuse of “brown” sites:

EH9 RESIDENTIAL DEVELOPMENT ON
OR WITHIN 50 METRES OF GASSING
LANDFILL SITES

a) the need to safeguard the future users or occupiers of the site or of neighbouring land
b) the need to protect any buildings or services
(e.g. water) from hazards
c) the need to prevent unnecessary dispersal or
disturbance of contaminants if this would
cause water or air pollution and/or health and
safety problems.

The Council will not permit applications for
residential development on or within 50m of
gassing landfill sites. Gardens will not be permitted on a gassing landfill site and should not
extend to within 10 metres of the site. Extensions
to existing properties will not be permitted on
gassing landfill sites. Within 50 metres of such
sites, extensions will only be permitted where
the applicant can satisfy the Council that there
will be no increase in risk to the property and
where such works could not affect any future
remedial works to the landfill site.

2.4.31 Where evidence suggests that contamination is
slight, planning permission will only be granted
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ancillary development is carried out to the same
level of protection as the main development. In
addition to landfill sites there may be other sites
which may cause similar problems in terms of
gas generation; for example, gas from mines. In
these cases guidelines based on policies EH8, 9
and 10 will be applied.

2.4.35 In line with Government advice, the Council
wishes to protect new houses from the effects
of gassing landfill sites and so will restrict
development on or adjacent to these sites.
Applications for new houses, garden sheds,
greenhouses or garages will therefore not be
permitted. Domestic extensions will also be
resisted except in the special circumstances outlined in the policy. However, there maybe
instances where the ground conditions or construction details of the property mean that permission will not be granted.

EH12 HAZARDOUS INSTALLATIONS
Development involving the presence of
hazardous substances and development in the
vicinity of hazardous installations will only be
permitted where the Council is satisfied, after
consulting with the Health and Safety
Executive, that there will be no unacceptable
risks to the safety of the local community or to
potential occupants of the new development.

EH10 OTHER DEVELOPMENT ON
OR WITHIN 50 METRES OF GASSING
LANDFILL SITES
Proposals for commercial, industrial and other
development will be permitted subject to
providing information on the gassing regime of
the landfilled area, evidence or otherwise of
gassing on the development site and evidence
to show how the safety of the development can
be adequately secured.

2.4.39 There are a number of sites within the District
which are designated under the Control of Industrial Major Accident Hazards Regulations 1984
and the Planning (Hazardous Substances) Act
1990 as hazardous sites. In its planning of the
District, the Council wishes to reduce the risk to
the public from new developments within this
category or from possible risks associated with
development within their sphere of influence.

2.4.36 For any development on gassing landfilled land
an investigation of the site will need to show a
quantitative and qualitative analysis of contaminants. The results of a gas monitoring programme and measures to deal with gassing will
need to be agreed with the Council prior to permission being granted.

EH13 LIGHT POLLUTION
In considering development proposals, the
Council will require pollution from light sources
to be minimised in order to prevent nuisance.

EH11 DEVELOPMENT BETWEEN 50
AND 250 METRES OF A GASSING
LANDFILL SITE
The Council will permit development between
50 metres and 250 metres of a gassing landfill
site provided that its safety can be
demonstrated.

2.4.40 Applicants will be expected to demonstrate to
the local planning authority that the scheme proposed is the minimum needed for security and
working purposes and that it minimises potential pollution from glare and spillage, particularly into:

2.4.37 The Council wishes to ensure the most appropriate re-use of brownfield sites without risk to
the occupiers of the site, occupiers of the adjacent sites and the surface and ground waters.
The Council must therefore be satisfied that :

• Residential areas;
• Areas of nature conservation interest: and
• Areas where open and remote landscape

qualities would be affected.
• the development site is not affected and is

2.4.41 Details of any external lighting scheme required
as part of any new development should be submitted as part of the planning application. The
reduction of light pollution will also reduce the
amount of energy wasted, atmospheric pollution, the visual intrusion from new development
and alleviate the difficulties of viewing the night
sky in built-up areas. Occasionally there may be

not likely to be affected in the future by any
gas evolved on the landfilled site; or
• the development proposal includes measures
to prevent a build-up of gas or ingress of gas
to the structure.
2.4.38 Permitted Development Rights may be removed
or conditions imposed in order to ensure that
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District is complicated by extensive faulting and
folding. Glacial processes have subsequently
acted to re-shape the local landscape, most
notably in the Severn Gorge. Several areas of
active slope instabilities exist.

reasons that developments, such as for civic or
artistic display purposes, require high levels of
lighting and the Council will treat this type of
application on its merits.

MINERAL EXTRACTION AND LAND
STABILITY

2.4.44 Applications for development within the Mineral and Mining Consideration Area, areas of suspected slope instability or where it is suspected
there is made-up ground, must be accompanied
by appropriate supporting information which
shows that the issue of land instability due to
shallow undermining and other factors has been
addressed to the Council’s satisfaction. Site specific details of age, composition and, where relevant, the engineering input afforded to filled
ground shall be required by the Council in support of applications for development in these
circumstances.

EH14 LAND STABILITY
The Council will permit development proposals
within the Mineral and Mining Consideration
Area, areas of suspected slope instability or
where it is suspected there is made-up ground
provided that the proposal demonstrates that:a) its structural integrity shall not be
compromised by slope instability.
b) where active systems exist, the instability
shall not be exacerbated by the
development.

PROPOSALS FOR MINERAL EXTRACTION
2.4.45 The Council1 wishes to minimise the impact of
new mineral extraction on the environmental
health of the district. Historically mineral extraction has had a major impact on the District and
has frequently occurred in areas that have had
to suffer the impact for many years. The western
fringe of Telford is a particular case in point. This
disadvantage is partially offset by the fact that
the life span of the majority of sites is relatively
short. The Council is concerned about the environmental impact of mineral development. A
comprehensive set of policies and development
control guidelines are given in the Deposit Draft
Shropshire and Telford & Wrekin Minerals Local
Plan 1996-2006 which the Council will use to
assess proposals for mineral related development.

c) the development can tolerate the ground
conditions by special design.
d) there is long term stability of any structures
built on filled ground

2.4.42 The geological history of Telford & Wrekin and
particularly the Telford area, combined with the
extensive mineral extraction over the centuries,
has led to significant problems of slope instability, undermining of areas and the creation of
made-up ground in certain locations within the
District. These are not issues that necessarily
preclude development but the Council must
give careful consideration to development proposals which may be affected by these factors in
order to ensure the safety of the public.
2.4.43 Mineral extraction (mostly of coal, ironstone and
clay) by underground methods in the Telford
area dates back to the 1750’s. Statutory recording of underground workings and mine-entries
was introduced in 1872. By this date much of the
Coalbrookdale Coalfield was exhausted, so a
significant proportion of workings and mineshafts are unrecorded. A Mineral and Mining
Consideration Area has been delimited across
Telford where this has been an activity in the
past. Infilled quarries, backfilled opencast coal
sites and other occurrences of made-up ground
present specific problems to developments,
particularly if buried rock faces are straddled by
a foundation. The inter-relationship between
the geology and topography has also generated
specific areas of instability within the Telford &
Wrekin District. The underlying geology of the

2.5

URBAN DESIGN
INTRODUCTION

2.5.1

The district wide plan presents the opportunity
to raise the profile of urban design throughout
the district. This section of the plan is concerned
with the quality of the built environment. The
quality of the environment is a central factor in
our general quality of life and also the prosperity of our towns and cities. It plays in essential

1 In April 1998 Telford & Wrekin Council became the minerals
planning authority for the District. The Council is now working with
Shropshire County Council to finalise a Joint Minerals Local Plan
to be adopted soon after the adoption of this Plan. Crossreference should be made to the Joint Minerals Local Plan for a
fuller statement of minerals policies.
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high quality. In Telford, much of this forms part
of the Green Network and is a vital component
of the character of the town. It helps to define
and enhance distinct areas and settlements
within the town whilst providing continuity
throughout it.

role in terms of our daily enjoyment during our
home life, work and recreation. A high quality
environment is also important in attracting new
investment to the district and creating and maintaining employment opportunities.
2.5.2

The aim of this section of the plan is to set a policy framework which provides the basis for ensuring that all new development is based upon the
application of sound urban design principles.
The policies below provide the context for more
detailed work, assessments and guidance which
will be produced for particular areas or topics,
and this may eventually be published as supplementary planning guidance.

2.5.7

2.5.3

The environment of Telford &Wrekin is rich and
varied in quality. In the south of the district the
Ironbridge Gorge is designated as a World Heritage Site and represents an environment which
is internationally valued. Other parts of the district have a rich architectural and historic heritage and are designated as Conservation Areas.
More detailed policies are included for these
areas in separate chapters of the plan.

2.5.8

2.5.4

The majority of the urban part of the district the former New Town area - consists of a mix of
older established settlements, landscapes and
features set amongst the development infrastructure and landscape of the New Town. The
quality here is therefore more varied, with traditional and historic areas sitting cheek by jowl
with more modern and often uninspiring development. The centre of Madeley, parts of Oakengates, Dawley and Muxton for example possess
elements of each of these qualities. The plan
must recognise this variety in character and quality, and ensure that new development recognises and respects local distinctiveness where this
exists, and provides enhancement to the poorer quality areas through innovative, distinctive
new designs.

2.5.9

2.5.5

2.5.6

The rural area to the west and north of Telford
exhibits a similarly mixed character with a rich
and varied built and landscape heritage and the
Plan’s policies must ensure that new development
recognises the varied and distinctive character
of the settlements and their landscape setting.
ACHIEVING A HIGH QUALITY
OF DESIGN - GUIDING PRINCIPLES
Through the policies in this Plan the Council is
concerned to achieve a standard of urban design
in new development which improves the overall quality of the environment in the District.
This is more than just a matter of detailed design
or “architectural style”. New development must
address how appropriate it is to its surroundings and the degree to which it responds to the
qualities of its context.
By considering and applying basic urban design
principles (such as criteria exploiting positive
characteristics, features and topography of the
site, appropriate layout, density, massing, scale,
landscaping, access and movement, views and
landmarks etc.), environments which have true
quality in spatial, visual and functional terms
and which reinforce local distinctiveness, can
be created.

2.5.10 This is not to say that the detailed design and
architectural style is not important. As PPG1
recognises, these considerations are of fundamental importance to the overall success of a
scheme and its impact upon the local environment. The local architectural style (vernacular)
is an essential component of an area’s character.
In areas of established character and distinctiveness or on particularly prominent and sensitive important sites the issue of the detailed
architectural design and style appearance of the
scheme is often a critical factor in determining
its appropriateness to a given locality.

Telford Town Centre on the other hand represents a very different situation being a relatively
new development which has emerged incrementally in the absence of a cohesive design
framework. Similarly the early housing and
industrial estates present their own particular
design and management problems and this will
require an imaginative and positive response in
relation to the design of new development.

ENHANCING THE ENVIRONMENT
2.5.11 One of the principal aims of the Council is to
improve the environmental quality of the district. The existing quality of the District varies
greatly from area to area. Even within the areas
of the highest quality there are locations and

This mixed form of development is set within a
landscape and open space network of a generally
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and complement these characteristics where
they exist. This approach to local distinctiveness is supported by the informal Government
advice document “Quality in Town and Country”
and reinforced in PPG1.

sites which are of a poor quality. There is therefore a need to encourage the enhancement of
the environment throughout the District through
good quality new development. The Council will
also use its own development proposals, capital projects, management and maintenance programmes as a means of securing improvements.

2.5.15 It is recognised however that there are other
parts of the district which are currently of a poor
or variable environmental quality and lack cohesive overall identity. The policy requires that in
these areas new development should bring
about enhancement and that innovative new
designs will be encouraged in order to create
distinctive new environments with their own
sense of place. Similarly the development of
green field sites requires that a design framework is established to guide the development
process towards maximising existing qualities
and creating a new environment with a distinctive quality.

POLICY STATEMENTS
2.5.12 The policies set out are the general design policies that will apply throughout the district. A
number of policies dealing with specific design
issues or geographic areas, such as the Town and
District Centres, housing design and design of
employment areas are included within the particular chapters. A separate chapter which includes
detailed policies for the Severn Gorge is included
within the Plan and Conservation Areas and Listed
Buildings are dealt with in a separate section.

2.5.16 In determining whether or not a development
proposal is of a sufficient design quality which
responds positively to the local context and creates distinctive new development the Council
will consider the proposals against the urban
design criteria which area set out in UD2 below.

UD1 REINFORCING LOCAL
DISTINCTIVENESS AND DESIGN QUALITY
Development proposals will be expected to
reinforce local distinctiveness wherever
possible and respect and where appropriate,
enhance the character and appearance of the
local environment.

UD2 DESIGN CRITERIA
In considering whether or not a development
proposal is of an appropriate design quality,
and relates positively to its context, the Council
will assess it in relation to its scale, massing,
form, density, orientation and layout, proportions,
materials, landscape elements, access and
spatial quality. In making this assessment, the
Council will test it against the following urban
design principles, as appropriate, and determine
the degree to which the development:

2.5.13 The need to respond to the particular characteristics and context of the area is of fundamental importance in creating high quality
development. By responding positively to the
context in which it is set, development will reinforce the character and distinctiveness of the
Telford & Wrekin District. Development which
fails to relate positively to its setting will impair
environmental quality and will generally fail
both functionally and visually to integrate with
the rest of the town.

a) respects and responds positively to the
context, both visually and functionally, and
enhances the quality of the local
environment through high quality and, where
appropriate, distinctive design.
b) produces a positive spatial structure and
sense of place, at a human scale, through
an integrated approach to the site combining
layout, building form and design, hard and
soft landscape elements, access and parking.

2.5.14 The character and distinctive qualities of the
local environment varies greatly throughout the
district. Some parts of the district especially
those containing elements of older surviving
settlements or mature suburbs, have a highly
developed sense of place and local identity.
This is produced by a whole range of complex
factors which collectively create a distinctive
quality. These may include such things as landform, spatial quality, building forms and layout,
boundary treatments, landscape elements and
type and use of materials. The policy makes it
clear that new development should recognise

c) respects and integrates with the wider
landscape setting, and topography, and
retains open spaces which make a positive
contribution to the site and its context.
d) respects and relates to any adjacent
buildings and features of townscape value
and protects or enhances local features of
particular architectural, historical, landscape
or nature conservation value.
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patterns and linkages, and landscape elements,
in order to produce high quality and successful
environments.

e) preserves or reinforces existing or historic
street patterns, layouts, development grain,
traditional frontages and boundary treatments.
f) maintains and exploits important landmarks,
views to and from the site, and respects or
enhances the quality of the skyline.

2.5.19 It is also important that an integrated approach
to the design of development is undertaken.
For example, in relation to larger residential
development schemes it is considered essential to address issues such as building form and
design, spatial quality and treatment, access
and road design, movement patterns and linkages, and landscape elements collectively, in
order to produce high quality and successful
environments.

g) maximises permeability through protecting
and reinforcing existing movement patterns
and maximising the potential pedestrian and
other links both through the site, and to the
surrounding context.
h) applies other standards in the plan with
imagination and flexibility, especially in infill
situations, on sensitive sites where it is
otherwise considered necessary to produce
a design which reinforces the character of
the context, or produce a sense of place in
new developments.

UD3 URBAN DESIGN ASSESSMENTS

i) produces a safe and secure overall
environment through careful attention to
layout, the design and orientation of building
form, hard and soft landscape provision,
attractive safe and convenient access
network and parking provision.

The Council will require applicants to
demonstrate in a manner appropriate to the
nature, location and scale of their development
proposals, how they have taken account of
urban design principles. For major new
developments, those which are likely to have a
significant visual impact, proposals affecting
sensitive sites or where there is a particular
need to integrate new development into the
surrounding context, the Council will require
that an urban design assessment be produced.
Such an assessment will be expected to:-

2.5.17 This policy is a key reference point for the Council in considering the design quality of all development proposals. The approach accords with
Government advice set out in PPG1 and in the
DOE publication “Quality in Town and Country”.
It sets out the criteria which will guide the Council’s decision making in assessing proposals. It
seeks to encourage the highest quality of design
appropriate to the district through the application of urban design principles. The other design
policies in the Plan set out further considerations specific to the particular topic with which
they are concerned.

a) include a full survey and design analysis of
the site and its context.
b) identify key design principles for
development proposals.
c) demonstrate that all of the design criteria in
policy UD2 have been considered and,
where appropriate, addressed.

2.5.20 Assessments of the visual and design context
may be required in certain circumstances so that
new developments pay due regard to the need
to visually integrate with the surrounding area.
Examples might include a major new housing
development close to an existing community or
settlement, or a major development or redevelopment in high profile locations such as the Town
or district centres. Similarly smaller developments
of an infill nature may have a major impact on the
spatial quality and functioning of a particularly
sensitive local environment where attention to
detail is important. In these types of circumstances
the Council may request that an application be
accompanied by enough information for the
design implications to be made apparent.

2.5.18 The intention of the policy is to encourage new
designs, which recognise and reinforce the qualities of the better environments and areas within the District and enhance those areas of a lesser
existing quality, through the creation of positive
and distinctive new development. In adopting
this approach the Council is using urban design
principles as a means of securing appropriate
and high quality design in the District. Above all
this encourages an integrated approach to the
design of development to be undertaken, which
ensures that development proposals are based
on a sound understanding of the site and its context. For example, in relation to larger residential development schemes it is considered
essential to collectively address issues such as
building form and design, spatial quality and
treatment, access and road design, movement

2.5.21 PPG1 recommends that the nature and scale of
the proposals and the characteristics of the specific context will determine the exact nature of
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2.5.23 The design must make clear the extent of any
features which will be lost and show how existing
features will be protected during development.
For major developments or developments on
sensitive sites, a scheme showing structural
landscape elements based on the site analysis
should be submitted as part of the application.
A condition may be imposed which requires that
full details of the scheme be approved prior to
the commencement of building works.

the urban design assessment. It should consist
of at least a written statement outlining the basic
design principles, supplemented by sufficient
visual material to enable the Council to assess
the impact of the development on its surrounding context. This might include photographs,
sketches, sections and perspectives in addition
to the normal plans. The assessment should
demonstrate how urban design principles have
been applied to the site and how the development has responded to them.

2.5.24 High quality and appropriate hard and soft landscape elements, particularly incorporating
native species, should be used. Consideration
ought to be given in this choice to designs which
help reduce the problems of crime and abuse of
the environment.

UD4 LANDSCAPE DESIGN
The Council will require that an integrated
approach is taken in relation to landscape design
and that this is reflected in the form and design
of development proposals. Where appropriate, for
example in relation to large-scale developments
or those on sensitive sites, the Council will
require that a landscape assessment is produced
and submitted as part of the detailed application.
Such an assessment will be expected to include:

UD5 PUBLIC ART
The Council will seek to negotiate the provision
of works of public art as part of major
development schemes, defined as:

a) An identification of the existing characteristics
including ecology, topography, existing levels
and profiles, existing trees and vegetation,
hedgerows, water features and courses,
walls, floorscape details, materials and any
other features of interest.

a) development sites of more than one hectare
b) all non-residential developments of more
than 1000 sq.m.

2.5.25 Public art can make a major contribution to the
appearance of an area and to the quality of the
environment to which it relates. The form of the
public art can include for example, sculpture,
attractive brickwork, landscape features or some
other outstanding feature in the design of the
scheme. It may be part of the building or development itself or be provided as part of the design
of associated public spaces. This provision will be
particularly appropriate on prominent and sensitive sites and, where appropriate, the Council
may seek to negotiate agreements with developers to ensure that such provision is made.

b) A demonstration of how the positive features
and qualities of the site, identified in the
assessment, are to be protected and
incorporated into the design of the scheme
and make clear the extent of any losses.
c) Where appropriate, a scheme of proposed
structural planting, as well as details of the
general landscape treatment of the scheme,
including all hard and soft landscape
elements and materials.

2.5.22 The Council wishes to achieve developments
which are successful functionally and spatially
with external environments of a high standard
and quality. However, many development proposals do not adequately consider the proper
landscape design of a scheme or the site at the
outset. This omission not only leads to landscape proposals which are inadequate but often
means that opportunities are lost for higher quality of overall design. It is important that the interests of landscape design are considered in an
integrated manner within the overall design of
the scheme. The Council has produced a landscape design guide to assist developers and
which sets out the approach and principles of
analysis and design that will be used to help
evaluate landscape schemes.

UD6 MAJOR TRANSPORT CORRIDORS
AND GATEWAYS INTO TELFORD
The Council will expect development proposals
on or adjacent to the main transport corridors
and gateways through and into Telford to be of
a high visual quality.
• Corridors: The design of new development
along corridors identified on Map 1
(Appendix D) should respect its role in the
context of the corridor as a whole and relate
positively to the corridor route in terms of
scale, location, form and materials.
Development should reinforce the sense of
enclosure and existing views along and out
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2.5.26 The Council considers that the major corridor
routes and gateway sites in and around Telford
are important priorities for improving the image
and quality of the town. The routes and sites
chosen are all important for their strategic importance in the town and for the image that they
portray. Development proposals along corridors
should relate to and raise the urban quality of
these routes. Development at the gateway sites
identified on Plan1, should emphasise the sense
of arrival to the town, perhaps through the
enhancement of existing features, landscaping
and planting or through the offer of public art.

of corridors. Buildings should be located
positively to the route so as to make a
positive contribution to the townscape
quality of the area
• Gateways: Development proposals and
enhancement schemes at gateway sites
identified on Map 1 and in the Telford town
centre inset plan should reinforce the
function and positive qualities of the gateway
site. On major entrances to the town, this
may mean emphasising the sense of arrival
with enhancement of existing features,
landscape and planting, or through the
provision of public art. Once within the
network the role of other gateways and
nodes may be better reinforced with strong
building forms of an appropriate scale, form
and location, together with enhancement of
the landscape setting and existing
landscape features of the site.

2.5.27 Within the town, the role of other gateway sites,
say to the town or district centres, may be better reinforced with well designed buildings and
appropriate landscape design elements. Each
of these locations may also benefit from environmental improvements and, particularly in
the older urban areas, the Council will give some
priority in its urban regeneration programmes
to improving their quality as it works in partnership with other agencies.

The design of buildings and sites in these
locations should pay particular attention to the
need to:a) be of an appropriate scale, form and
materials.
b) respect and reinforce existing landmarks
and focal points.
c) incorporate high quality boundary
treatments and to carefully locate and
design car parking and storage areas.
d) include high quality soft and hard landscape
treatments.
e) consider sensitive advertisement design.
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3.1

INTRODUCTION AND
BACKGROUND

3.1.1

The key policy objective of the employment
policies of the Wrekin Local Plan is the encouragement of employment growth, whilst maintaining and enhancing the quality of the local
environment; that is, achieving “sustainable economic development”.

3.1.2

The creation of economic growth and employment opportunities within the District are important objectives for Telford & Wrekin Council. This
is clearly set out in the Council’s Economic
Development Strategy, the overall aim of which
is to “achieve sustainable economic growth for the benefit of all residents of the District”. The Wrekin Local
Plan seeks to create the right physical and environmental conditions for that growth to be
achieved. There is a close link between its policies and proposals and those contained in the
Economic Development Strategy.

3.1.3

This approach is consistent with the Government advice contained in PPG4 (Industrial and
Commercial Development and Small Firms)
which states that “One of the Government’s key aims
is to encourage economic development in a way which is
compatible with its stated environmental objectives. Economic growth and a high quality environment have to be
pursued together .... There is no contradiction in arguing
both for economic growth and for environmental good
sense. The challenge is to integrate the two.” The policies and proposals contained in this Plan seek
to take up that challenge.

3.1.4

The context for the employment policies in this
Plan is set by the Regional Planning Guidance
for the West Midlands and the Shropshire County Structure Plan 2006. Both of these documents
identify Telford as a major regional growth point
and emphasise the need for balanced development stating that growth should be employment
led. Telford’s recent growth has played an important part in the regeneration of the West Midlands economy. It is envisaged that Telford will
continue to make a significant contribution to
the growth of the regional economy. Many of the
policies that follow relate, therefore, to Telford.

3.1.5

The employment policies and proposals contained in this Plan will contribute by providing
an effective framework for encouraging, enabling
and approving appropriate employment generating development within the District.

3.1.6

The required scale of growth of employment
within the District over the Plan period, identified in the Shropshire Structure Plan, is considerable, as it amounts to approximately 1500 new
jobs (net) each year - 16,500 additional jobs up
to the year 2006. This scale of required growth is
attributable to a workforce increasing at a level
well in excess of the national rate due to the relatively young age structure of the District and a
high level of in-migration.

3.2

EXISTING SITUATION

3.2.1

The Telford & Wrekin economy, dominated by
Telford, experienced a period of rapid growth in
the last decade. Employment rose from 39000 in
1983 to 59000 in 1993. The District has been
placed in the top band of growth in the West
Midlands region. The Henley Centre Report :
“Wrekin Futures” predicted a growth of between
17.5% and 20% in the local economy between
1994-1999, based on an analysis of key economic indicators in the local area. Telford now has a
solid and robust industrial base with a well
developed business infrastructure

3.2.2

Structurally, the economy has experienced a
move away from its traditional metal based
industries to the more hi-tech industries in electronics, office equipment, data processing
machinery and plastics. Telford & Wrekin still
has a relatively large manufacturing sector. Forty
two percent of workers in the District were
employed in manufacturing businesses in 1993
compared to 29.4% regionally and 20.8% nationally. This high level of manufacturing activity has
been identified as a potential weakness in the
economy. However, after a period of decline in
the numbers employed in manufacturing (Table
1), in 1993, there was a small percentage increase
in the level of employment in this sector, contrary to the decline experienced nationally. This
illustrates the shift that has taken place in the
economy, away from the traditional heavy industrial manufacturing use to the high-value added
manufacturing, which now characterises the local
economy.
EMPLOYMENT CHANGE IN THE WREKIN
1971-1992
Manufacture
Service
Production/Construction
TABLE 1
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1971

1992

1971-92

62.5%
35%
2.5%

41%
52%
7%

-21.5%
+17%
+4.5%

Source: Wrekin Council and Employment Gazette

d_chapter3

5/4/00

6:09 pm

Page 32

Employment
3.2.3

3.2.4

period 1981-91 and now accounts for approximately 10% of the workforce.

There has been a very considerable growth in
service employment in the District. This has
been focused in and around Telford Town Centre and includes the business park at Snedshill
(Central Park). Within this sector, however, there
is an under representation of telecommunications and financial business services.
The industrial diversification experienced in the
local area has to a large extent been stimulated
by a high level of inward investment. Telford &
Wrekin has attracted and facilitated the expansion of a number of young and dynamic companies. Telford has been particularly attractive to
investors as it has a good stock of readily available greenfield sites, a high quality environment
and a large, young and skilled workforce. In the
past this was complemented by a range of development grants available from the Government.

3.2.5

As a new town and recognised growth point,
Telford has often been a location considered for
flagship investment and large scale development. In this instance Telford has competed on
a national and international stage. The Council
remains pro-active in attracting inward investment through its co-sponsorship of the Telford
Development Agency, aiming to maintain the
growth momentum generated by recent and past
successes.

3.2.6

The District is well connected to the national
Motorway network and will benefit from being
located astride the Holyhead/Harwich Trans
European Network. Telford is also ideally situated for the railway linking Holyhead to Wolverhampton and further afield via the rail network.
The Plan allocates a site at Halesfield for a rail
freight terminal which would further enable
freight to be carried by rail to or from the European mainland.

3.2.7

Wrekin Local Plan 1995-2006

Numerically the economy is dominated by the
small firm sector. Seventy five percent of firms
registered in the Telford area employ fewer than
10 people and 86% of firms employ fewer than
20 people. The small firm sector is an increasingly important element of the economy, providing flexibility to assist the operation of larger
companies and are themselves a source of innovation and potential long term growth. The small
and medium firm sector in the District has been
identified as being particularly dynamic with
new firm start up being 10% above the national
average. The number of people registered in
the District as self employed rose by 72% in the
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3.2.8

Growth in the local economy is unlikely, in the
short term, to be as high as in the last decade.
However Telford has a well established and
maturing industrial base on which to grow and
an underlying dynamism which makes it well
placed to sustain growth throughout the Plan
period.

3.3

DEMAND FOR EMPLOYMENT
LAND

3.3.1

The overall level of demand for employment
land is increasingly difficult to forecast. Telford
has been identified as being in the highest
growth band in the West Midlands and through
the 1989-93 period there was a net growth in
employment in the District. However, the Shropshire Structure Plan Monitoring Report on Commerce and Industry (1995) highlights a drop of
15% in the demand for industrial and commercial land between 1989-94, based on an analysis
of planning applications for that period. This
indicates that employment growth does not
automatically translate into an increased
demand for land.

3.3.2

Economic development in Telford & Wrekin is
directly influenced by national and international trends. Companies are now operating in a
global economy, with a harsher trading environment forcing companies to focus on ways to control and reduce costs. This has resulted in a
restructuring in the operation of companies and
changes in employment conditions.

3.3.3

As a result of this process of rationalisation, the
level of mobile investment is forecast to
decrease. Competition for new inward investment at regional, national and international level
has become increasingly aggressive. The rush in
recent years to gain a foothold in the European
market by overseas companies is coming to an
end. Whilst Telford remains an attractive location for inward investment, it can no longer offer
the added attraction of Assisted Area status and
associated grants.

3.3.4

Economic growth in the District through the Plan
period is expected to be based on indigenous
growth, the result of continued inward investment in the form of re-investment by those
companies already established in the area
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away from the larger sites to a demand for medium, small and very small sites.

intensifying their operations or expanding on
site, acquiring additional land or relocating. This
trend is already being experienced in Telford as
Epson, Ricoh and Maxell have all recently
expanded their operations on reserved land at
their existing sites.
3.3.5

The already sizeable small and medium firms
sector in the District is forecast to develop further through the continued down-sizing of larger
companies. The ‘de-laying’ of staff, particularly
managerial and professional staff will contribute
to the establishment and growth of small firms
and a continued increase in the number of self
employed.

3.3.6

The move to create industrial flexibility is
matched by a move towards employment flexibility. The main areas of employment expansion
are forecast to be in part-time working (parttime working in Telford & Wrekin increased by
47%, 1981-91) and in opportunities for the selfemployed. It is forecast that by the end of the
century, 1 in 7 of the workforce nationally will be
self employed. Growth in these forms of employment will result in a reduction in demand for
employment land. Part time working offers the
opportunity for employers to intensify operations at their existing premises while many of
those who are self employed will work at home
or from home.

3.3.7

3.4

EMPLOYMENT LAND SUPPLY

3.4.1

The allocation of sufficient and suitable employment land, readily available for development, is
vital if sufficient jobs are to be created for the
District’s growing workforce. The significant
increase in jobs in Telford during the 1980’s was
largely due to the ready availability of a wide
range of sites for employment development in
the Town. Regional Planning Guidance identifies Telford’s continuing role as a regional growth
centre within the West Midlands. The growth
strategy for the Region places emphasis on the
attraction of large scale inward investment.

3.4.2

There are 349ha of employment land available
in the District (Annual Land Statement 1995)1.
This supply is made up of manufacturing, office,
storage, retail and warehousing2. Within this supply 283ha are readily available and 66ha are not
readily available: Table 2.3

3.4.3

Within Telford, there are significant land holdings in the ownership of companies operating in
the Town. This land was acquired as part of an
original site development to allow for future
expansion. As these companies consolidate
their operations in the Town, the development
potential of this land is now being realised.
Extensions to existing development contribute
to an increasingly significant element of current
employment land supply. Together with conversions and windfall development, this form of
development has amounted to an average of
4.3ha per annum and accounts for over 30% of all

It is, therefore, the Council’s assessment that
the overall level of demand for employment
land in the Plan period is going to be lower than
that which can be forecast by using historic take
up rates of land alone. Further, while a wide
range of sites will still be required, analysis indicates a change of focus in demand, with a move
EMPLOYMENT LAND SUPPLY IN THE WREKIN 1995
Manufacturing

under construction
serviced with permission (1)
Sub Total : Readily Available
unserviced (2)
reserve (3)
Sub Total : Not Readily Available
TOTAL by Sector
TABLE 2

3
216
219
20
38
58
277

Office

Storage

5
28
33

3
3

33

3

Retail

1
26
27
8
8
35

Wholesale

Total

1
1

1

9
274
283
28
38
66
349

Source: Annual Land Statement 1995/SCC Plandec (figures rounded to the nearest ha)

(1) This land is serviced, has planning permission and is readily available
(2) This land, while allocated with planning permission, is not readily
available as the sites are unserviced or the site is in poor physical condition.

(3) Land with employment development potential held by existing
employers, identified from an initial survey of Hortonwood and the
employment campus sites in the Town.

1 This figure includes the 3.5ha allocated in policies E2 of this Plan.
2 Based on the National Land Use Classification.
3 Based on the Regional Industrial Land Study (RILS) classification.
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also meet the identified shortfall in the provision of small and medium range sites (1-3 ha)
and premises (20-40,000 sq. ft)5. It is understood
that EP intends to intensify development on the
campus sites at Donnington during the plan
period.

permissions granted in the period 1989-1995.
This development is taking place within existing, established employment areas or on land
not previously allocated for employment use
and will effect a net increase in the employment
land supply in the District through the Plan period. If the identified per annum figure is projected through the Plan period, a forecast figure of
approx 47ha will be added to the land supply.
3.4.4

Over 70 % of the 249ha of employment land available in the District is in the ownership of EP and
has planning approvals granted under New
Towns Acts. These commitments will to a large
extent determine the size of sites, nature and
time scale of development in the employment
land in the District.

3.4.5

Within the employment land supply permissions have been granted for a wide range of sites
by size and use.

3.4.6

Within the land use categories identified in
Table 3 there are further specific designations
and classifications which further add to the range
and type of sites available in the District. These
are:

3.4.7

3.4.8

3.4.9

CAMPUS SITES
Some 45% of employment land in the District is
classified as being ‘campus’ style development.
Campus sites have been developed as single
user, low density sites resulting in a low employment to land ratio. Analysis of the industrial land
supply in Telford has identified an over provision of campus sites of between 20-40% representing some 30-60 ha of employment land4.
This area of land, if developed for general industrial use, would represent an increase in potential for employment creation as development
on general industrial land is generally at a higher density than that on campus sites. It would

SCIENCE AND TECHNOLOGY PARK
Within the existing employment land supply,
the Nedge Hill Campus site has been designated as a science and technology park. It is being
marketed by the EP for this purpose and was
chosen as part of the Government’s Invest in
Success project. It is the intention that the Science Park will play a ‘seed bed’ role for the development of information technology and
‘knowledge industries’. It is envisaged that the
Science Park will develop in tandem with local
industries and research associations and benefit
from links with the University. However , there is
no formal management company or arrangements yet created to administer these activities.
The Council will work with EP and the University of Wolverhampton to develop this concept.
RAIL FREIGHT FACILITY
Policy T13 of this plan allocates 3.2ha of general
industrial land at Halesfield for a rail freight facility. The provision of a facility of this kind will be
of long term benefit to the District and be in
keeping with aims of the Plan to reduce dependency on road traffic and improve access to the
European Market via the Channel Tunnel.

3.5

EMPLOYMENT LAND
REQUIREMENT

3.5.1

It is particularly difficult to assess how much
employment land will be sufficient to accommodate employment development in the plan
period. The forecasting of the demand for

SIZE AND USE OF EMPLOYMENT SITES AVAILABLE : WREKIN DISTRICT : 1995
Size : ha

Manufacturing

Office

20+
15-20
10-15

4

1

5-10
2-5
1-2
under 1

11
19
8
65

1
2
2
48

Storage

Retail

Wholesale

1

3
2
1
8

75

4

TABLE 3 Source : Annual Land Statement 1995

4 Telford : Industrial Property Report : King Sturge & Co, Nov 1994
5 Telford : Industrial Property Report : King Sturge & Co, Nov 1994
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(3) Shropshire Structure Plan Guideline Figure: The Shropshire Structure Plan 2006 identifies 480ha of Bclass Planning Use Class
employment land as required to accommodate
economic growth in the District in the period
1989-2006. Table 5 outlines the amount of Bclass
land in the District. This represents a short fall
of 14ha, a margin of 3% against the 480ha Structure Plan guideline figure.

employment land will provide only the broadest of indications of potential demand.
3.5.2

For this reason three separate measures have
been used as a means to assess the land supply
requirements:
(1) Demand - Past Completion Rates: In 1991,
with the wind up of the Telford Development
Corporation, Telford entered a ‘post New Town’
period. Prior to this date Telford experienced an
unprecedented growth in employment development stimulated by the availability of a range
of incentives from the Government and the
Telford Development Corporation. In the period 1986-92 completions on employment land
averaged 46ha per annum. In the period 199295, the post New Town period, this average has
dropped to 14ha per annum. These two distinct
periods in Telford’s development have been
used as a base to forecast land take up for the
Plan period (Table 4)6.

BCLASS EMPLOYMENT LAND IN
TELFORD & WREKIN 1989-2006
1989-95

Completions 4/89-3/95
Outstanding permissions /allocations
Bclass employment sites lost 1989-95
Sub Total
1995-2006

Reserve/Windfall estimate (4.3ha x 11)
Total

1979-95
1979-92
1992-95
TABLE 4

Total land
take up

Average land
take up pa

Forecast
95-2006

507
466
41

31.7
36
13.7

349
396
151

ha

47ha
466ha

TABLE 5

EMPLOYMENT LAND (NLUC)7
COMPLETIONS 1979-1995 (figures in ha)
Date

ha

141ha
287ha
-9ha
419ha

3.5.3

On the basis of assessments (1) and (2), it can
be seen that the current land supply (including
the land allocated in Policies E2) would be able
to accommodate employment development on
a scale comparable with that pre 1992. From
assessment (3), the existing land supply up to
2006, within an acceptable margin, meets the
Structure Plan guideline figure. In the light of
the lower levels of economic growth forecast in
the District and the significant change in the factors influencing development in the District
(paras 3.3.1-3.3.7), the Council considers that
the current land supply is sufficient to accommodate employment development in the Plan
period.

3.6

POLICY STATEMENTS

3.6.1

The policies contained in this Chapter seek to
encourage and to direct employment development in the District. The principles of sustainable development underpin all of the policies.

3.6.2

The employment policies of the Wrekin Local
Plan should be read in conjunction with the other
policies of the plan. When employment development is considered it is particularly important to consult the transport, environmental
health, open land and urban design policies.

Source : Shropshire County Council : Plandec

Based on past development rates the demand
for employment land will be in the range 151ha396ha for the period 1995-2006. There are currently 349ha of employment land in the District.
(2) Supply - Readily Available Land : A key factor in the take up of employment land is its availability. There are 283ha of readily available
employment land in the District (1995). For this
supply to be exhausted in the Plan period,
development would have to average 26ha per
annum, compared with an average take up of
14ha 1992-95. This does not include the forecast
figure for the development of Reserve Land
which will add 47ha (para 3.4.3) to the readily
available supply through the Plan period. The
inclusion of this forecast will increase the annual average of readily available land to 30ha per
annum enabling development to continue at a
rate comparable to that of its town building period.
6 The period for New Town growth is extended to 1979-1992 to
minimise the possible distortion of figures due to periods of
economic boom and slump in the national economy.
7 NLUC : National Land Use Classification
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Small factory units in Hortonwood

NEED
3.6.3

will include the identification of the loss of any
employment land through the redevelopment
of brownfield sites for alternative uses and
development on employment land of non
employment uses. In keeping with the sustainability aims of the plan, the use of employment
brownfield sites for continued employment use
will be encouraged where appropriate. Where
possible an intensification of use on allocated
sites will be encouraged to increase the capacity of the existing land supply with the aim of
increasing employment potential without the
need to allocate further new greenfield sites.
Care must be taken to ensure that this higher
density of development does not lead to an over
intensification of the sites compromising the
high standards of design, layout and landscaping that the Plan seeks to achieve. The intensification of development within existing
employment areas is also encouraged (policy
E10).

The main employment land use patterns for both
industrial and commercial developments are
set by existing land allocations and commitments. These are expected to accommodate
most of the employment growth in the plan period. The policies below make specific land allocations only to meet identified local need and
to deal with specific environmental concerns.

E1 EMPLOYMENT LAND SUPPLY
The Council will seek to ensure there is a
sufficient and suitable supply of land to meet
employment needs throughout the plan period.

3.6.4

3.6.5

The Council will seek to ensure a sufficient supply of employment land throughout the plan
period. Analysis of the current land supply has
indicated that the existing supply is sufficient to
accommodate employment development for
the Plan period. It is, therefore, not considered
necessary to allocate further employment land
beyond that to meet the needs identified in
policies E2.

3.6.6

The land supply in the District will be closely
monitored on the basis of land availability. This

36

Within the existing allocations there is a wide
range of size and type of employment sites available. The Council will continue to monitor and
review the existing land portfolio in the District
in relation to market demand. The Council is
currently engaged in joint working with Shropshire County Council on the 2011 Structure Plan.
Through this process, a strategic and longer term
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Because these uses are environmentally intrusive and often noisy or dirty, it is difficult to identify appropriate locations for them. These sites
are not coming forward from the existing land
supply at present.

consideration of the employment land supply
in the District will be undertaken in the context
of Regional Planning Guidance for the West Midlands and the economic needs of the District.

EMPLOYMENT FOR NEWPORT
3.6.7

3.6.8

E3 UNNEIGHBOURLY USES

Newport’s historic role has been as a market
town serving the surrounding rural area. This
role will remain. The decline in the traditional
employment activities of the rural area has had
a direct effect on the economic well being of the
town. This factor and the attractiveness of the
town itself as a residential location has led Newport to increasingly become a “dormitory”
settlement for Telford and Wolverhampton, to
the extent that approximately two-thirds of its
residents in employment now work outside
Newport.

Unneighbourly uses (such as scrap yards,
haulage yards and concrete batching plants)
will be permitted on sites where the proposed
uses would not cause material harm to
neighbouring existing uses or the quality of the
environment in the locality.

3.6.11 Sites for unneighbourly uses must not conflict
with other uses and activities. They should be
located well away from existing residential areas.
It may be appropriate to set the maximum height
that development can be permitted and usually sites will need to be heavily screened to
ensure visual amenity. Developments on these
sites will be subject to strict environmental and
pollution controls with environmental impact
assessments required in appropriate cases. Due
to their characteristics, the Council may impose
conditions as to noise levels, hours of operation
and type of use. The Council will explore the
possibility of using other areas of land within its
ownership for these uses.

The Local Plan seeks to strengthen Newport’s
economic base to provide employment opportunities for those people living in the town itself
and the immediate rural area and hence reduce
the need to travel to work outside the area. This
in turn will serve to strengthen Newport’s’ role
economically and enhance the viability and
vitality of the town.

E2 EMPLOYMENT LAND ALLOCATIONS

SUSTAINABILITY: THE LOCATION
OF EMPLOYMENT DEVELOPMENT
ON UNALLOCATED SITES

3.5 hectares of Employment land are allocated
at Audley Avenue, Newport

3.6.9

At present, there are 3.5 hectares of industrial
land with planning permission in Newport available for development, which would generate
approximately 300 jobs. It is proposed to allocate land of a scale similar to that area of land
currently available. The site is at Audley Avenue
and is adjacent to the existing employment areas
and has immediate access to the A518 by-pass.
In addition to satisfying the general development policies of the Plan, development on this
site would be expected to satisfy stringent pollution prevention controls due to the proximity
of the public water supply borehole.

3.6.12 PPG13 (Transport) emphasises the need to consider the inter relationship between housing
and employment development with the view to
enabling people to live close to where they work
and hence to reduce the need to travel for this
purpose. The Transport Chapter in this Plan
identifies a number of criteria for the siting of
new development within the District based on
locational accessibility. New employment developments will be required to meet these criteria.
3.6.13 Indigenous growth in the Small and Medium firm
sectors has been identified as a major growth
area through the Plan period. This will be in the
form of new firms starting up and existing firms
expanding in situ or wishing to relocate. Provision is made for development of this kind, within the existing employment areas, in terms of
land availability, through the existing allocations. However, many of the developments, by

UNNEIGHBOURLY USES
3.6.10 The Council recognises the important contribution that some uses, which are often regarded as
unneighbourly, make to the local economy.
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sive. For the purposes of this policy, businesses
employing more than 5 people are defined as a
travel intensive use and will be encouraged to
locate within 800m of a District centre or 400m of
a local centre, or not more than 400m from a bus
route served by at least one bus in either direction every 30 minutes or on brown field sites.
Non intensive business uses, those employing
less than 5 people will be considered outside
these locations, subject to them satisfying criteria a) b) and c) of this policy. All employment
development in these areas will be subject to
strict operational and design controls as the
main concern will be to ensure that these developments can be accommodated in an area without adversely affecting its character and amenity.

small and very small firms will take place outside the existing employment areas and be of a
scale too small to deal with through the Local
Plan allocation process. The policies below seek
to set out a framework by which to assess these
small scale developments and guide them to
their most appropriate, sustainable location.
E4 DEVELOPMENT ON UNALLOCATED
EMPLOYMENT SITES IN THE URBAN AREA
Development employing less than 5 people will
be permitted within the built up areas of Telford
and Newport when the following criteria are met:
a) the site is adequately serviced in terms of
car parking and public utilities
b) the site does not have an adverse impact on
adjacent land uses and satisfies the
environmental health and other policies of
this plan.

E5 EMPLOYMENT: HOME WORKING
The use of a dwelling house, or the conversion
of a building within the curtilage, for the
purpose of employment will only be permitted
where there is no substantial loss of residential
amenity or adverse impact on the character of
the area.

c) the site does not have an adverse impact on
the character of the area.
Development employing more than 5 people
should, in addition to satisfying criteria a) b)
and c) above, be located:d) within or close to a District or Local Centres,
or

3.6.16 Some 3% of the total workforce in the District
currently work at home. The number of businesses operating from a residential location is
forecast to grow as the number of new businesses being established in the District increases.
For a new business starting up, a residential base
is often the most economically viable location.

e) close to an existing public transport route
with a regular service, or
f) on brownfield sites
Employment development on sites in excess of
1 ha will be considered on brownfield/
redevelopment land within the built up area of
Telford.

3.6.17 These small businesses are important as a
source of employment, offering longer term
growth benefits and potential for expansion
within the local economy. Furthermore, they satisfy the wider sustainability aims of the plan by
reducing the need to travel and help to support
and sustain local facilities.

3.6.14 It is now recognised that it is not always appropriate to separate small scale industrial and
commercial developments from the communities for whom they are a source of employment
and services. Analysis of employment growth in
the District indicates that pressure for new
development will emerge from small scale businesses in personal and professional services,
specialist manufacturing and research and
development etc. and will result in a demand
for smaller sites and premises for development
not necessarily on allocated employment sites.
The Council welcomes a form of mixed development in the District as it will create sustainable employment opportunities. This policy
seeks to provide a framework to guide this development.

3.6.18 In most cases, the operation of a business from
home does not cause a problem in planning
terms, where it is an activity which is ancillary to
the main residential use of the building and as
such would not require planning permission.
The Council will seek to control these businesses when they cease to be ancillary to the residential use and impact on the character and
amenity of the area, in terms of visitors, traffic
generation and noise.
3.6.19 Businesses which are likely to expand, leading to
an intensification of use at the premises resulting
in a material change in the character of the area,

3.6.15 PPG13 identifies locational criteria for employment development based on employment uses
which are travel intensive and non travel inten-
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3.6.21 Within the Rural Area, agriculture is an important source of direct and indirect employment,
although decreasingly so. The Council recognises the need to help sustain the agricultural and
forestry industries and to the retain existing rural
area employers. The encouragement of new rural
job opportunities and the diversification of the
rural economy is part of the Councils’ aim to protect and strengthen established rural communities. This is consistent with Government advice
contained in PPG7 (The Countryside and the
Rural Economy), which states that “The priority
now is to promote diversification of the rural economy so
as to provide wide and varied employment opportunities
for rural people, including those formerly employed in
agriculture and related sectors”.
3.6.22 However, the Council has also to ensure that the
environment, essential character and fabric of
the Rural Area is protected from uses which
would damage both the visual and functional
quality of the area. For example, much of the
rural infrastructure consists of narrow roads and
lanes which are unsuitable for large volumes of
heavy vehicles. The Council must balance the
desire to promote rural employment with the
need to protect the existing character and fabric
of the countryside.
E6 RURAL EMPLOYMENT GENERAL
Within the Rural Area employment
development must be:-

The Plaza in Telford Town Centre

• related to local agriculture or forestry or
assist in the diversification of the rural
economy.

should look to a more suitable location on land
allocated for employment use, in the District or
Local Centres or in those areas which are adequately serviced by public transport.

• of an appropriate scale, type and design
sensitive to its location and satisfy the
requirements of the Urban Design,
Transport, Countryside and Open Land,
Environmental Health and Historic
Environment policies of this Plan
• located in existing rural buildings (Policy E12),
a) in or adjacent to a settlement, or
b) within a farm unit for purposes of farm
diversification, or
c) to enable, where appropriate, the
expansion of an existing employment use.

THE RURAL AREA
3.6.20 The Rural Area will not experience significant
population growth during the Plan period. It is
also anticipated that the size of the District’s
labour force outside Telford will remain static
up to 2006. In 1993, there were 6,262 jobs in the
rural area and Newport. Whilst the District’s
economy is dominated by Telford, the Rural Area
is important in economic terms and raises a number of economic and employment issues which
the Plan seeks to address.

Where it can be demonstrated that no suitable
building capable of conversion exists, new built
development will be considered within or
adjacent to the ‘suitable settlements’ as defined
in policy H9, or in locations b) and c) above.
Development in the open countryside will
be strictly controlled (OL7) and development
proposals in designated areas will be resisted
(OL2).

39

d_chapter3

5/4/00

6:09 pm

Page 40

Employment

Wrekin Local Plan 1995-2006

providing the basis for economic activities in
the Rural Area. Farmers are increasingly looking
to diversify their activities to supplement their
incomes and to maintain the economic viability
of their operations. Development proposals for
new, farm based enterprises away from settlements will be considered on their merits. Preference will be given to the re-use of existing
farm buildings. If new buildings are essential,
they should, where possible, be related to existing groupings of farm buildings.

3.6.23 Traditionally, agriculture and forestry have been
the main employers in the Rural Areas. In recent
years, there has been a sharp decline in these
employment sectors. There is a need, therefore,
to widen the economic base of the Rural Area
through diversification to provide employment
opportunities for those living and wishing to
work in the Rural Area. The creation of jobs in
the rural area will stimulate the local rural economy and satisfy the sustainable goals of the Plan
by reducing the need to travel by car to reach
places of work.

3.6.27 The Council will seek to control the expansion of
existing employment uses (Policy E10). There
are within the Rural Area a number of existing
large scale employers, for example British Sugar
at Allscott, Dairy Crest at Crudgington and Harper
Adams Agricultural College at Edgmond. These
organisations make an important contribution
to the local economy. The Council supports their
continuing operation. Large scale expansion
proposals by these major employers and related businesses will be treated on their merits.

3.6.24 The Rural Area is a distinctive environment and
Government policy seeks to safeguard the countryside for its own sake. The guiding principle
for new employment development in the countryside is that it should both benefit the local
economy and maintain or enhance the environment. Developments, therefore, should not
result in a significant adverse impact on the local
environment but should be of a scale and type
appropriate to the local area, be sensitively
related to the existing settlement pattern and
satisfy the Transport, Environmental Health,
Countryside and Open Land and Design policies of this Plan.

TOURISM
3.6.28 Tourism is increasingly important as a source of
employment within the District. It provides
direct employment for approximately 2400 people and indirect employment for many more. It
provides an income in the region of £54.1 million annually for the District

3.6.25 It is not considered appropriate to allocate specific sites for employment development in the
Rural Area of the District as many new, small
scale business enterprises can be located in the
Rural Area without detriment to that area. However, the main focus for new development will
be on existing rural settlements. Sensitive, small
scale employment development will be encouraged in converted buildings within or adjacent
to existing settlements in the Rural Area (policy
E12). New built employment development, of
an appropriate scale, form and design, will be
considered in the ‘suitable settlements’ of the
Rural Area as defined by policy H9 of this Plan.
These villages have been identified as being
suitable for further development as they have a
number of existing services. Here, development
will be better served by public transport, have
access to a higher density of potential employees and the new development will contribute to
making the existing local services and facilities
more viable.

3.6.29 The Severn Gorge is the main focus for tourism
activity within the District and will remain so
given its importance as a World Heritage Site.
Specific policies for the Severn Gorge are set
out in the final chapter of this Plan. The many
leisure and recreational facilities serving the
District are themselves tourist attractions generating day trips from within and outside Shropshire. The provision and development of these
facilities are dealt with in Chapter 9 : Leisure,
Recreation and Community Facilities.
3.6.30 The Council is eager to widen the range of
tourism activity throughout the District to enable
a larger part of the District to reap the economic, social, cultural and environmental benefits to
be derived from tourism. For example, the
encouragement of appropriate tourism development within the rural area. Telford Town Centre and its associated attractions, such as the
Town Park and the various leisure facilities located in the Centre, are also being promoted as a

3.6.26 The Council recognises the continuing importance of agriculture in the Rural Area. It will
remain the major user of rural land and the land
use that most influences the physical appearance and character of the countryside as well as
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environmental, urban design and countryside
and open land policies of this plan. Proposals
for development in designated areas will be
resisted (OL2).

destination for the increasingly popular ‘day trip’
market. The Council also recognises the growing
importance of business tourism, and is actively
promoting the District as a major conference and
exhibition location through the “Telford and
Shropshire Conferences” initiative. A Strategy
for Tourism was produced by the Council in 1996.

E8 HOLIDAY ACCOMMODATION
Holiday caravan, camping or chalet sites of an
appropriate scale will be supported on sites
that:-

3.6.31 Business and leisure tourism make an important
contribution to the local economy. It is important to ensure that the development and growth
of the local tourist industry is undertaken in such
a way that it is compatible with maintaining the
quality of the local environment and the quality
of life of residents of the District. The Tourism
policies contained in this plan seek to strike the
right balance between these objectives.

a) are adjacent to towns or villages, and
b) can be effectively screened and relate
satisfactorily to existing development, and
c) can be satisfactorily accessed, and
d) comply with the Council’s environmental and
open space policies set out in this Plan.
Development in the open countryside will be
strictly controlled, with proposals for
developments in designated areas subject to
further controls (OL2 and SG7)

E7 HOTEL, MOTEL AND CONFERENCE
FACILITIES
Major new hotels and conference related
activities and facilities will only be supported in
Telford Town Centre and within, or immediately
adjacent to, Newport Town Centre and the
District Centres of Telford. Motel developments
will be considered in these locations and along
major routes and at major highway
intersections in or adjoining the built up areas
of Telford and Newport.

3.6.33 The Council recognises the useful contribution
that these types of accommodation can make to
the local tourist industry and, that, at present,
there is an under-provision of such facilities within the District. Whilst welcoming the provision
of further facilities, it is important that locations
are chosen which are environmentally acceptable and where the development contributes
positively to an existing community. It is of particular importance that any proposal does not
detract from the special quality of an area, which
itself is an attraction to visitors. Development in
the open countryside will be strictly controlled
and development proposals in designated areas
will be resisted (Policy OL2). The development
of caravan and camping facilities around the
edge of Telford can fit into, and contribute to
the concept of a multi-purpose Community Forest that provides a range of recreational facilities acceptable in a rural area.

All new proposals will be subject to :
a) adequate servicing and access being available
b) an acceptable impact on the local
environment as determined by other policies
of this plan
Smaller hotels and/or bed and breakfast
establishments (under 40 bed spaces) will be
judged on their individual merits in relation to
points a) and b) above.

3.6.32 Telford & Wrekin is promoted as a centre for
tourism and business conferences. There are
currently about 1,000 bed spaces within easy
access to Telford Town Centre. The town centres
of Telford and Newport, together with the district centres of Telford are the ideal places for
such activities to be focused as they are easily
accessed by public transport. A number of sites
already have permission for hotel developments
in the Town Centre, Madeley and at Lightmoor.
In recognition of the differing locational requirements of motel development, proposals for this
type of development will be considered along
major routes and highway intersections in or
adjoining the built up area of Telford and Newport. Any development outside of the built up
area will be strictly controlled in line with the

E9 NON EMPLOYMENT USES WITHIN
EMPLOYMENT AREAS
Use classes A and D (see appendix A) will be
permitted on allocated employment land,
providing that, it can be shown :a) this will not adversely affect a sufficient
supply of readily available employment land
and premises in the District,
b) it is in keeping with the environmental, retail
and leisure and transport policies of the plan,
c) there is an absence of a suitable site or
premises in the District Centres OR there is a
demonstrable need for the facility in that area.
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3.6.34 The primary purpose of employment land allocation is to meet the employment needs of the
District. It is important to ensure that this land
supply is not eroded by the development of non
industrial use in these areas. The Council is particularly concerned by the threat posed by retail
and leisure proposals which are capable of being
accommodated in the Town, District and Local
Centres, seeking to locate in designated
employment areas.

E10 EXPANSION OF EXISTING USES
The expansion of existing employment uses will
be permitted provided that the development:
a) does not have a adverse impact on the local
environment or neighbouring uses in terms
of traffic generated or environmental health
considerations,
b) satisfies the requirements of the Plan’s
policies for design, landscaping and open
land.
c) satisfies the Council’s parking and servicing
standards, as set out in Appendix B of this
Plan.

3.6.35 It is recognised, however, that occasionally, proposals will come forward for the introduction of
certain types of non industrial uses which may
benefit employment areas. Such uses may
include canteen and dining facilities, sports facilities, day nurseries and small shops selling convenience goods. In such circumstances, the
overriding considerations will be the retention
of an adequate supply of employment land and
buildings and the impact of the development
on the District Centres.

3.6.39 Telford is characterised as having low density
development on many of its industrial estates.
Many of the existing campus sites in the District
were acquired with sufficient land to allow for
phased development. Telford therefore is well
able to accommodate this form of development.
Many sites have sufficient space within their curtilage to permit expansion without impact on adjacent uses or the visual and aesthetic quality of the
local environment. However, it is important that
over-intensification of employment sites should
not occur as this would result in a decrease of
the existing operational and environmental standards. It is important that this quality is retained
as employment areas continue to develop.

3.6.36 The Plan will also seek to safeguard the efficient
functioning of employment areas and their
freedom from unnecessary constraints, which
could be affected by the introduction of non
employment uses. Residential development in
designated employment areas will not be
permitted.

3.6.40 This policy will be of particular importance for
employment uses located outside the designated employment areas where potential for physical expansion and intensification of a site will
be more limited. The intensification of an established employment use in an urban, residential
or rural area will be strictly controlled to ensure
that the development does not become unacceptably intrusive in terms of noise, smell, safety, traffic generation or visual intrusion, resulting
in a loss of amenity in the area.

ENVIRONMENTAL QUALITY
3.6.37 There is a strong link between environmental
quality and economic development. It has been
identified as a major attraction particularly for
inward investment. High quality employment
areas are important for the image of a successful
town and in the contribution that these large
areas make to the overall environmental quality of the town itself.
3.6.38 Indigenous growth has been identified as the
main source of economic growth in the plan period. Much of this will take the form of in-situ physical expansion or intensification of use. This
policy aims to minimise the impact of this
process of intensification to maintain and
enhance its local area.

E11 THE DESIGN OF INDUSTRIAL
DEVELOPMENT IN URBAN AREAS
The Council will require a high quality of design
in the development of industrial schemes and
estates in order to maintain or enhance the
appearance and character of the local environment and particularly the District’s attractiveness
for inward investment. The following criteria will
apply:a) industrial estate layouts will be of a high
quality, incorporating a full landscaping,
access and parking scheme;
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3.6.42 PPG 7 recommends that existing rural area buildings are converted to uses which help to
support the rural economy and promote diversification. Such an approach helps to provide
employment in the Rural Area and accords with
sustainability principles by reducing the need
to build on green field sites, and potentially
reduce employment related trips. The uses to
which these buildings could be put might
include small scale and specialist manufacturing, rural craft uses, farm shops (where these
meet the requirements of policy S6 shopping
chapter) or, where possible, low key holiday lets.

b) the design of the scheme will pay particular
regard to the relationship of the development
to major distributor routes and access roads
so that the quality, form and location of
buildings and landscape elements enhance
the appearance of these routes;
c) the design should ensure that the negative
impact on the visual amenity of the
surrounding area, and residential properties
in particular, is minimised;
d) the design of buildings or their extensions
will be of a quality in terms of scale, form,
massing location and materials which
respects and, where appropriate, enhances
the quality of the locality; where appropriate,
the use of local buildings materials will be
encouraged.

3.6.43 In the rural area, the conversion of existing buildings to these types of uses can often be achieved
without significant alteration to the building
structure and form. For this reason, conversion
to low key employment, commercial, recreational or community use will be encouraged as
a first priority. Conversion to residential use can
often require a higher level of alteration, particularly in relation to traditional farm buildings
and will only be considered once more appropriate alternative uses have been fully investigated (policy H18).

e) the design of buildings or their extensions
will be required to consider the importance
of the need to conserve energy.

3.6.41 Industrial estates are more than just places of
production service and work. They are environments in their own right and it is important that
people who work in them are able to enjoy good
environmental quality. Many employment sites
are located adjacent to the road network and as
such are highly visible. The design and layout of
these areas are important to general impressions gained of the environmental quality of the
town.

3.6.44 The conversion of existing rural buildings in the
open countryside will be strictly controlled (policies OL7 and OL2). The existence of a building
in the open countryside will not be, alone, sufficient reason to justify its retention. The re-use
of buildings which might otherwise be acceptable will not be permitted if it would lead to a
dispersal of activity on such a scale so as to prejudice the vitality of nearby settlements.

E12 CONVERSION OF RURAL AREA
BUILDINGS
The Council will, as a priority, encourage
proposals to convert and reuse existing
buildings for employment uses of an
appropriate scale in relation to their location,
provided that
a) the proposed use would not by its nature
have an unacceptable impact in terms of
traffic generation, noise, or pollution and
would not otherwise detrimentally impact
upon the rural environment.
b) the building to be converted is of a
permanent and substantial construction, its
form, bulk and general design is in keeping
with the surroundings and any special
interest it possesses is retained in the
conversion.
c) The building is capable of conversion
without requiring complete or substantial
reconstruction
d) the proposed development would not lead to
a dispersal of activity on such a scale so as
to prejudice the vitality of nearby
settlements.
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4.1

INTRODUCTION
4.1.3

4.1.1

4.1.2

Meeting the housing needs of Telford & Wrekin
District is an essential part of the Council’s role
in developing the District. The Council has
developed a corporate approach based on the
complementary relationship between the
Wrekin Local Plan and the Council’s Housing
Strategy Statement. Working towards more sustainable development is a key element of this
Plan and the concept of sustainable development underpins the housing policies.

4.1.4

Whilst the District’s population increased by
13.1% between 1981 and 1991, the number of
households increased at an even faster rate, due
to the fall in the average household size. In 1991
there were 23.5% more households in the Telford
& Wrekin District than in 1981.

4.1.5

This agreed growth trend must be recognised in
planning for the future housing development of
the District and will, along with the local housing
waiting list and number of homeless, form the
basis for a forecast of housing need.

A number of objectives provided the basis for
the production of the housing policies:
• To adopt a corporate approach to planning for

•

•
•

•

•

housing through an integration of the Wrekin
Local Plan and the Housing Strategy.
To identify and attempt to meet the overall
housing needs of the District and, where possible, to accommodate locally the identified
need.
To identify and meet the specific housing
needs of different client groups in the District.
To enable the district-wide provision of affordable housing, especially social housing,
through the allocation of land and finance.
To follow approved strategic planning guidance on the scale and location of new residential development in the District.
Specifically by:
i. locating the majority of new development
in Telford
ii. elsewhere in Telford & Wrekin operating a
policy of development restraint permitting
only very modest growth sufficient for local
needs.
To contribute towards achieving development
that is sustainable by:
i. maximising the use and improving the standard of current housing stock.
ii. maximising the use of land which is already
approved and serviced for residential
development
iii. reclaiming and recycling derelict and waste
land for housing
iv. locating new housing in areas accessible to
employment opportunities, shops and services and with adequate access to public
transport
v. promoting the design of new development
which is energy efficient.

HOUSING NEED
In the period 1971 – 1991, Telford & Wrekin was the
fastest growing District in the whole of the West
Midlands Region in terms of total population
growth. The number of households moving into
the District has been, and will continue to be,
significant because of Telford’s regional role as a
growth point. Over the period 1989-2006, migration is projected to account for 60% of population
growth, with natural change accounting for 40%.

4.1.6

4.1.7

HOUSING DEMAND
The housing market relates housing supply, particularly new house building, to housing demand
(i.e. people’s ability to pay for housing) rather
than to the housing need.
Unemployment is a major constraint on housing
demand. In 1990 the unemployment rate had
fallen to around 5%, it’s lowest for a decade. However in October 1994 the rate had risen to around
8.8%. In 1991 almost a quarter of non-pensioner
households in the District had no household
member in employment. This contrasts with
some 43% of households who had two earners.
As in many other areas, Telford & Wrekin is seeing
a polarisation between, on the one hand, households without anyone in employment or a single
earner on low pay and, on the other, a group of
more affluent households.
HOUSING NEED IN
TELFORD & WREKIN DISTRICT
1989

Total Population
Pop in households
No of households
Dwellings required
1989-2006
Completed 1989-95
Dwellings required
1995-2006
TABLE 1

45

2006

1989–2006

137,271
136,150
51,122

168,160
167,040
67,168

30,889
30,890
16,046

52,679

70,431

17,752
6,138
11,614

d_chapter4

5/4/00

6:09 pm

Page 46

Housing
4.1.8

4.1.9

Wrekin Local Plan 1995-2006

but only to the level of the 2006 Shropshire Structure Plan dwellings requirement. This will prevent unnecessary pressure for new development
within the District.

A second major influence on housing demand is
the price of housing. Following a period of boom
and bust in house prices in the District in late
1980’s, prices appear to have stabilised.1 There
is, however, still a low level of confidence among
first time buyers regarding the economy and job
prospects, and this is being translated into fewer
people entering the housing market.

4.1.14 The Structure Plan identifies that an additional
17,752 dwellings will be required in the Telford
& Wrekin area in the period from 1989 to 2006,
based on the projected population increase in
the District. Between 1989 and 1995, approximately 6,138 dwellings were completed, and, as
a result, 11,614 dwellings are required over the
period 1995-2006 (see Table1).

Both of these factors will affect the ability of people in the area to translate their housing need
into an effective market demand which the private sector can meet. A recent study of housing
need has shown that 32% of newly formed households cannot afford to buy their homes and
depend upon social housing provision.2

4.1.15 Land currently allocated and available for housing must be taken into consideration. In 1995
nearly 97% of the housing land available in the
District was located in Telford. The majority of
that housing land in Telford, 82%, benefits from
planning approval already granted by the Secretary of State through the New Towns Act powers. That percentage has fallen slightly because
of houses which have been constructed. That
fall has been alleviated to a certain extent
because the Commission for New Towns in 1994
had identified that on some of its existing committed housing sites an increased number of
houses is achievable within the terms of the
appropriate 7(i) approval. These CNT conclusions were agreed by the Council and included in
the 1995 Annual Land Statement and the Wrekin
Local Plan housing land supply calculations.

EXISTING HOUSING STOCK
4.1.10 The majority of the housing stock in the District
is of recent construction, although in the established settlements there are some pockets of
pre-1919 housing together with larger areas of
inter-war housing. In 1991, 66.1% of households
were owner occupiers and 32.3% rented. The
Housing Association stock accounts for only a
small proportion of the total housing stock within the District but it fulfils an increasingly important role in the provision of social housing.
4.1.11 It is estimated that 16.3% (7,019) of private
homes, mainly from the pre–1919 period, are
either unfit or in serious disrepair as a result of
the inability of the owners to afford to invest in
maintenance3. There are also significant problems in the former public sector housing stock
now owned by the Wrekin Housing Trust.4 The
level of houses in disrepair or unfit needs attention both for the benefit of the householders
and also for the overall benefit of achieving sustainability in the District.

4.1.16 Table 2 reproduces the Key figures from the 1995
Annual Land Statement. Within the District there
is dwelling capacity currently available for 9,509
houses.
EXISTING HOUSING LAND (1995)
Type

Under development
Land with approval
Allocated but not approved
Housing land currently available

HOUSING LAND REQUIREMENT
4.1.12 The following analysis of housing land requirement during the Plan period is based on the
information contained in the 1995 Annual Land
Statement.

Dwellings

1,627
7,532
350
9,509

TABLE 2

4.1.17 In addition to the land available, the Council
anticipates that a number of dwellings will also
be provided on windfall sites. These are small
sites within the built up area of Telford and Newport which, although not specifically allocated
in the Plan, may be suitable for housing. They
will include redevelopment of small sites, conversions and changes of use. Based on past average planning permissions and completion rates

4.1.13 The strategy of the Wrekin Local Plan will be to
encourage housing development in the District
1 Results from “Housing Needs in Wrekin 1993-98”, SAUS. Chapter
Three: published in July 1994.
2 Results from “Housing Needs in Wrekin 1995-2001”, SAUS.
Published September 1995.
3 Figures from House Condition Survey(Private Sector), carried out
by NURAS for Wrekin Council in August 1995.
4 The Council housing stock transferred to the Wrekin Housing Trust
in March 1999 and a major improvement programme has now
commenced.
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housing can be built in a programmed way without unreasonable constraints on land supply.

it is estimated that windfall sites will accommodate 1,650 dwellings (150 per annum) in Telford,
and 55 (5 per annum) in Newport. Over the Plan
period, therefore, a total of 1,705 dwellings are
likely to be provided on windfall sites.

H3 DISTRIBUTION OF NEW HOUSING IN
TELFORD & WREKIN
The additional 400 dwellings required by the
Plan (see policy H1) will be divided in the
following way:

4.1.18 The resulting net dwelling requirement over the
period 1995-2006 is 400 (see Table 3).

a) 160 dwellings in Telford (policy H4)

DWELLINGS REQUIRED 1995-2006

b) 90 dwellings in Newport5 (para 4.2.6)

No. Dwellings required 1995-2006
11,614
Land available 1995 (dwellings)
9,509
Estimated dwellings on windfall sites 1995-2006 1,705
Therefore net dwellings requirement 1995-2006
400

c) 150 dwellings in the Rural Area (policies H8
to H10)

4.2.3

TABLE 3

4.1.19 Due to the large supply of approved and available housing land in the District, only about 3%
of the residential land required up to 2006
remains to be allocated in the Wrekin Local Plan.

4.2

• locating the majority of the new development

in Telford as it is the Structure Plan and regional growth point
• elsewhere in the District, operating a policy of
development restraint permitting only very
modest growth sufficient for local needs.

POLICY STATEMENT
THE NEED FOR NEW HOUSING
LAND IN THE DISTRICT
4.2.4

The growth role of Telford and the strategic principles for the pattern of housing distribution
within Telford & Wrekin were endorsed by the
Secretary of State for the Environment when he
approved the Shropshire Structure Plan in
December 1992 and, more recently, in the new
Regional Planning Guidance issued by the Secretary of State in September 1995 and confirmed
in April 1998.

4.2.5

There are well established planning principles
about the distribution of housing development
within the District but careful consideration
has been given to the precise split of numbers
between Telford and the Rest of Telford & Wrekin.
On a strict interpretation of Structure Plan allocations, the 1995 Annual Land Statement indicates
that no additional dwellings would be allocated
in the Rest of Telford & Wrekin. Following consultation on the Housing Issues Paper and liaison with Shropshire County Council, the Council
decided to increase slightly the provisions for
the rest of the Telford & Wrekin area so that it is
more realistic for the plan period. The overall
distribution of housing remains in accordance
with the principles of the Shropshire Structure
Plan and the objectives of this Plan : the majority

H1 LAND FOR NEW HOUSING IN TELFORD
& WREKIN DISTRICT
In order to accommodate a total of 11,614
dwellings within the District between 1995 and
2006, provision will be made for an additional
400 dwellings.

4.2.1

The previous section and Tables 1-3 explain how
this figure is derived. This maximum figure will
permit sufficient housing to meet the needs of
the population of the District up to 2006, whilst
not over providing and exceeding the Structure
Plan requirement. The level and rate of approvals
for housing development will be closely monitored throughout the Plan period.
H2 LAND SUPPLY
The Council will ensure that:
a) a five-year housing land supply, sufficient for
5,280 dwellings, is available in the District
throughout the Plan period.
b) a two-year land supply for 2,110 dwellings is
immediately available for development at
any one time.

4.2.2

There is a clear and well established objective
to follow approved strategic planning guidance
on the scale and location of new residential
development in the District. Specifically by:

This is in accordance with Planning Policy Guidance Note No. 3 (PPG3) and will ensure that

5 This includes Church Aston for the purpose of considering new
residential development.
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of new dwellings will be concentrated in Telford;
in the rest of the District, the number of dwellings
that are to be permitted are to cater for the needs
of the local population.

4.2.8

4.2.9
4.2.6

The detailed housing provisions are set out for
Telford in Policy H4 and H5, and for the Rural
Areas in Policies H8-H10. National policy guidance in PPG3 advises that a policy distinction
has to be made between the urban areas, in this
case Telford and Newport, and the Rural Areas.
The need for new housing in Newport (90
dwellings) has been met through two sites which
were granted planning permission on appeal in
October 1996. The final number of houses on
the two sites totalled 107 dwellings. Theoretically, the 17 additional dwellings should be
deducted from the figure for the Rural Area. However, in order to maintain a realistic allowance
for new dwellings in the Rural Area, the rural
total in policy H3 remains unchanged.

Land at East Ketley (415 houses)
This site is described further in policy H5.
The Grooms (100- 120 houses)
This site covers 7.2 hectares of land located to
the west of Wellington District Centre. 2.9
hectares have been allocated for housing which
can accommodate 100-120 dwellings. The site is
very close to shops and facilities, is well served
by public transport and would lead to a significant regeneration of the local environment. A
Planning Brief to guide the development of the
site was produced in 1990 and a revision was
agreed by Council in January 1995, following
extensive public consultation.

LOCATING THE NEW HOUSING
DEVELOPMENT
4.2.7

Telford & Newport
In making its housing allocations, the Plan seeks
to work towards achieving housing development
which is sustainable. To this end it has sought to
incorporate the objectives outlined in the introduction of this chapter. In particular, the Plan seeks
to ensure that new dwellings are easily accessible
by public transport and, accordingly, it has specifically linked its housing and transport policies.
Within Telford, the Plan proposes to establish a
“corridor of concentrated demand” in northern
Telford between the Town Centre and Wellington via Oakengates (policy T5). The site allocations that follow seek to reinforce this corridor.

New higher density housing development at Apley

Increased densities on committed
housing sites
4.2.10 The Council wishes to encourage higher densities for new housing developments on committed sites in order to reduce pressure on green
field sites in and around Telford. Negotiations
took place with the Commission for the New
Towns in 1994 to identify certain areas of the
Town where an agreement in principle has been
reached to increase densities slightly. The density of development on many of the Commission for the New Towns controlled sites was
relatively low. This provided an opportunity to
maximise the use of land by increasing densities although the Council will not wish to prejudice the quality of life and environmental

H4 SITE ALLOCATIONS IN TELFORD
The following sites (as identified on the proposals
map) are proposed to meet the requirement for
an additional 160 new dwellings in Telford, in
accordance with policy H3:
• Land at East Ketley (415 houses)
• Land at the Grooms, Wellington (100-120
houses)
Furthermore, through the Plan period,
negotiations with landowners, particularly English
Partnerships, will be carried out with a view to
increasing the densities on land committed for
housing on accessible housing sites which
meet the criteria set out in policy H6.
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4.2.15 Within this area, a redevelopment scheme has
been developed in partnership with the
landowners for 34 hectares (84 acres) of land,
the extent of which is shown on the East Ketley
Inset Plan (Map 6, Appendix D). This area contains 24 hectares (60 acres) of dereliction and
has a poor environment, due to previous mineral working and a lack of investment during the
development of the New Town.

considerations of current and future residents.
During the Plan period, other owners and developers of land with an existing residential planning approval can enter discussions with the
Council about increasing housing densities,
especially on sites which meet the accessibility
criteria outlined in policies H6 and T5.
H5 DEVELOPMENT AT EAST KETLEY

4.2.16 To deal with the site in a comprehensive fashion,
the Council is working with Advantage West Midlands, whose support will be needed to reclaim
all the derelict land. The redevelopment of this
land will be a long-term process involving major
land reclamation and infrastructure works, including the construction of a new link road between
Wombridge Way and the Holyhead Road.

East Ketley Area
Within the area to the south of the railway line
(shown on the East Ketley Inset Plan), land is
allocated for up to 415 houses in accordance
with policy H4 as follows:a) Land east of Broadway (120 houses)
b) Land east of Brickhill Lane (255 houses)
c) Land at Potters Bank (40 houses)
The development will incorporate a 7.3 ha green
wedge of new public open space and a local
centre to meet local shopping/community needs.

4.2.17 The redevelopment will allow sufficient land to
be released within the plan period, to accommodate up to 415 houses. A master-plan will be
prepared to work up detailed proposals for the
site, including the degree to which a mix of community, retail, employment, open space and
leisure uses can be incorporated into the
scheme. The Council wants the local community
to be actively involved in the preparation of the
scheme.

Other uses such as employment may be
permitted in areas b) and c), however this will
only be considered as part of a mixed-use
development, incorporating residential,
workspace, retail and community uses. It is not
anticipated that this will limit housing numbers
to fewer than 415.

4.2.11 The comprehensive regeneration of the East
Ketley area is a long standing Council commitment which has already been promoted through
policy OL14 of the adopted Telford Local Plan.

4.2.18 The Council will take a flexible approach to other
uses in Area B, such as employment, as part of a
mixed-use approach. If an employment use
comes forward in Area B, it will be considered
under policy E4 - Development on unallocated
employment sites in the urban area.

4.2.12 Much of the land to the north of the railway line
has permission for clay extraction and is currently being worked by the landowners Blockleys PLC. However, based on discussions with
Blockleys on their planned rate of extraction and
land reinstatement, it has been possible to identify land that is not underlain by clay reserves
that can be made available for development
within 3-5 years for the provision of a new sports
stadium (Policy LR2).

4.2.19 A recreational study into existing facilities in the
area has recommended that the redevelopment
scheme should address the needs of the local
population by providing a community facility to
replace the Parkside Centre, should it need to
be demolished. The Council will endeavour to
retain this facility until a suitable replacement
has been provided.

4.2.13 An examination of further development opportunities in this northern area will form part of the
review of this Plan. Detailed consideration must
be given to any development proposals which
are close to the New Hadley Brick Pit SSSI to
ensure that it is fully protected.

4.2.20 It is unlikely that the land will be ready for building before the year 2000, so many of the houses
will not be completed until well after the Plan
period. Therefore, with this phased release of
housing land over a number of years, no significant excess provision over and above the housing requirement is expected to occur. The
Council will continue to monitor and review the
contribution that East Ketley can make towards
housing needs beyond the Plan period.

4.2.14 Proposals in this Plan, therefore, are focused on
land to the south of the main WolverhamptonShrewsbury railway line and north of Holyhead
Road, which is referred to as “East Ketley”.
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4.2.21 Subject to the construction of the link road, further privately owned land to the rear of properties along Holyhead Road could also be
considered for housing development (Area C).
Any development would have to comply with
the Council’s policy for development on or
around landfill sites (see policies EH9, EH10
and EH11). Subject to satisfactory remedial
works, it is estimated that the land could accommodate around 40 houses. As with Area B, alternative land uses can be considered if residential
development proves to be inappropriate.

d) the proposal does not have an adverse impact
on the local environment, especially in its
relationship with adjacent land uses, and
e) the proposal shows a high quality of design,
especially in Conservation Areas.
Housing development will also be permitted on
land between 0.4 and 1 hectare in Telford when
the following criteria are met in addition to
those above:
f) the site is located less than 800m (1/2 mile)
from a District Centre OR less than 400m
(1/4 mile) from a Local Centre OR is within
400m (1/4 mile) of a bus route with a regular
service i.e. a bus every 30 minutes, and

4.2.22 The area lies within the north Telford “corridor
of concentrated demand” for public transport
(see policy T5). Accordingly, good accessibility
for public transport will be an integral part of
the development and new footpaths and cycleways that are safe to use will be provided.

g) schemes should generally be of a higher
than average density, and, where
appropriate, provide footpath links to the bus
route and improve bus access into the site.
There may be exceptional circumstances when
the Council will consider permitting housing on
windfall sites between 0.4 and 1 hectare in
Telford, which do not meet criteria f) and g),
such as derelict land and buildings and buildings
worthy of retention e.g. listed buildings.

4.2.23 Around 13 hectares of public open space would
be provided, including the retention of the Ketley Recreation Ground playing field and the
adjoining ornamental gardens. Open space
buffers would be provided between new and
existing housing. The Green Wedge has been
allocated to preserve, enhance and open up
access to this significant “natural” open space.
This reflects its ecological and wildlife value.

4.2.25 As explained in para. 4.1.17, the Plan assumes
that 1,650 dwellings will come forward in Telford
and 55 in Newport as windfalls over the plan
period.
4.2.26 A windfall site is land that is not specifically allocated for housing, but which may be developed
subject to the criteria set out in the policy above.
Government advice in PPG3 suggests a general
standard of 0.4 ha as a threshold size of residential sites to be shown on the Proposals Map
but PPG3 recognises that a higher threshold size
might be appropriate. A higher threshold of 1
ha, as employed in the Telford Local Plan, is still
considered appropriate for Telford, as the Town
is only beginning to mature.

4.2.24 Any reclamation scheme must consider whether
remedial works would be necessary to prevent
the Beveley Glen Tip causing a hazard either
during the course of development or to any subsequent use of adjoining land if it remains in
situ. Alternatively, if it can be proven that Beveley Glen Tip can be safely removed in conjunction with restoration proposals for Blockleys
operational land to the north of the railway line,
then any additional land released by its removal
would be considered suitable for housing,
employment or leisure development.

4.2.27 Government guidance in PPG13 encourages
local authorities to identify “accessibility profiles” for public transport and concentrate higher density development along public transport
routes and close to local facilities. This is most
clearly seen in the creation of “corridors of concentrated demand” (see policy T5). Hence, larger windfall sites in Telford (those between 0.4
and 1 hectare) will only be permitted when the
site is within walking distance of local facilities
or served by a regular public transport service
(Map 4, Appendix D). A regular service is defined
as one which is served by at least one bus every
30 minutes in each direction during the day.
Focusing development on these sites will assist

H6 WINDFALL SITES IN TELFORD
& NEWPORT
Housing development will be permitted on land
under 0.4 hectare that is within the built up
area of Telford and Newport when the following
criteria are met:
a) the site can be adequately accessed and
parking provided (see Appendix B),
b) the site can be adequately drained,
c) the Council is satisfied that, where there are
problems of land stability and contamination,
the developer has taken adequate remedial
action,
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Conservation Area and will not have an adverse
impact on the local environment, particularly in
its relationship with adjacent land uses. The
level of reclamation works required on a site will
be taken into consideration in negotiating an
appropriate level of affordable housing (Policy
H23). This policy does not refer to land in the
Green Network to which policies OL3 - OL5
apply. Any sites released under policy H7 are in
addition to those released as windfall sites (policy H6). The number of dwellings permitted
under this policy will be monitored and the additional dwellings so permitted will be taken into
account in future Plans for the District.

to reduce people’s need to travel and give a
greater choice of means of transport.
4.2.28 On the specific issue of ensuring that windfall
sites are adequately drained, the Council’s general approach will be that no surface water discharges into the foul/combined sewer will be
permitted and the method of surface water disposal will need to be agreed with the Council’s
Drainage Engineers prior to any development
proposals being granted planning permission.
4.2.29 In requiring that housing sites coming forward in
accordance with this policy are built to a high
density, the Council does not wish to encourage
cramped layouts and poor designs which lead
to town cramming and the loss of valuable open
space. Policies UD2 and H12 and the open land
policies will be applied to all individual sites.

THE RURAL AREA
4.2.31 The formulation of rural housing policy has to
reconcile competing demands for land with the
need to protect open countryside, the landscape, historic heritage and natural habitats.
This requires an approach that integrates development and conservation, ensuring that the
development needs of rural communities are
met but of a scale and nature that protects the
most important qualities of the countryside6.
Housing policies in the Rural Area need to
encourage development that meets the needs
of the local community and contributes to
achieving development that is sustainable and
of a high quality of design, maintained within an
attractive rural environment and which respects
the historic character of the area.

H7 LARGE SCALE REGENERATION
EXCEPTIONS IN TELFORD & NEWPORT
Employment sites within the built up area, as
defined on the Proposals Map, greater than
one hectare in Telford and 0.4 hectare in
Newport, which are not specifically allocated
will only be permitted for housing development
when the proposal can be shown to be the
most appropriate use for the site and meets all
the following criteria:
a) reuses derelict or obsolescent buildings or
land within the built up area, where the
Council is satisfied that, where there are
problems of land stability and contamination,
the developer has taken adequate remedial
action,

4.2.32 The population of the Rural Area is 10,820 (1993
Shropshire Population Survey), representing
7.5% of the total population of the District. The
majority of this figure is distributed among some
47 rural settlements. However, only four villages,
Lilleshall, Edgmond, High Ercall and Tibberton
have a population in excess of 500 and only a
further 15 have a resident population over 100.
Over the past decade, the level of population
and number of dwellings in the Rural Area have
remained remarkably stable with an average
growth of only 1 to 2% over the past decade. The
low population growth rate seen in the Rural
Area is largely due to a continuing Structure Plan
and Local Plan policy approach that sought to
direct the majority of development to Telford,
the Structure Plan and Regional growth point,
and to restrict development in the Rural Area.

b) meets policy H23 on affordable housing,
c) can be adequately accessed, and
d) can be adequately drained.

4.2.30 This policy is intended to allow buildings and/or
land which have become derelict or obsolete as
a result of the cessation of employment uses to
be re-used, where appropriate, for residential
development. It is anticipated that there will
only be a limited number of such sites, the majority of which will be within Telford. The Council
does not wish to see a reduction in choice of
employment sites. It may be that a site is more
appropriately used for an alternative employment use than for housing. Where a site or building is more appropriate for housing, it may be
that its location, which made it appropriate for
employment use in the past, may now make it
ideal for affordable housing provision. Any proposal will be of a high quality, especially in a

6 UK Strategy for Sustainable Development, 1994
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departure from the Structure Plan. In order to
restrain the level of development, permitted
new housing development will be restricted to
small scale infill guided by H10 or the conversion of non-residential buildings to residential
use in accordance with Policy H18, within the list
of ‘suitable settlements’ defined by Policy H9.
However, in the light of the over-build situation,
it is considered that some instrument (in addition to the criteria related to the location of new
development detailed above), is required to
ensure that the total Rural Area allocation is not
taken up before the end of the plan period. With
this in mind, the Council will seek to restrict the
number of dwellings granted permission to
approximately 13 per annum. The level of residential permissions and completions will be
closely monitored and the annual level of development to be permitted will be more strictly
enforced if an early exhaustion of the rural area
housing allocation is threatened.

4.2.33 Since the approval in 1984 of the Rural Area Local
Plan, the issue of achieving more sustainable
patterns of development has become a central
theme in the preparation of plan policy. Although
the Rural Area is never likely to be self contained
in terms of housing and employment, due to the
proximity of Telford and Newport, policies should
strive, where possible, to limit out commuting by
supporting existing village communities, stimulating the provision of local services and encouraging the development of suitable employment
opportunities within the Rural Area.
4.2.34 All the parishes in the Rural Area have been surveyed to establish the need for more affordable
village housing. The results have indicated that
many of the villages, due to their proximity to
the urban area, have seen an influx of ex-urban
dwellers that has had the effect of pushing up
house prices beyond the reach of some local
people. Planning policy must therefore seek to
stimulate more self-sustaining, socially mixed
rural communities through increasing the proportion of social housing options available to
local people.

4.2.37 New residential development achieved through
the conversion of existing non-residential buildings will count towards the 150 additional
dwellings to be provided over the plan period.
Currently a significant proportion of new housing stock is produced through the conversion of
non-residential buildings and this type of development is taken into account by the Structure
Plan figures for the Telford & Wrekin Rural Area.
Development permitted under Policy H11 will
not be counted against the total housing provision. This policy permits new housing in the
open countryside only under exceptional circumstances related to the proven need for an
agricultural or forestry worker to be available at
the holding at all times. Such dwellings will be the
subject of an occupancy agreement and should
not therefore add to the general housing supply.

H8 RURAL HOUSING NUMBERS
Approvals for new residential development in
the Rural Area will be limited to 150 additional
dwellings over the Plan period. This equates to
limiting annual permissions to approximately 13
dwellings per annum.
All of this additional development will be
located within the ‘suitable settlements’ defined
by Policy H9 in accordance with Policy H10, or
in accordance with Policy H18.

4.2.35 In line with the Shropshire Structure Plan 1989 2006, which directs the majority of new development to Telford, a policy of development
restraint is proposed for the Telford & Wrekin
Rural Area. The level of additional development
to be permitted is intended to provide primarily for the housing needs generated by the existing rural population.

H9 LOCATION OF NEW HOUSING
New residential development will be permitted
only within the following suitable settlements:
Allscott, Crudgington, Edgmond, High Ercall,
Lilleshall, Little Wenlock, Longdon on Tern
Roden, Rodington, Sambrook, Tibberton,
Waters Upton and Wrockwardine

4.2.36 Wrekin Council’s 1995 Annual Land Statement
and monitoring of the Shropshire Structure Plan
suggest that there has been a substantial overbuild of the annual building rate set by the Structure Plan for the Rest of Wrekin area. This has
occurred in Newport as well as the rural villages.
Therefore, over the period 1995 - 2006, only an additional 150 new dwellings should be permitted in
the Rural Area in order to avoid a substantial

All proposals for new development within these
villages must accord with Policy H10.
Elsewhere in the Rural Area, there will be a
policy of refusing proposals for new residential
development except that permitted under the
exceptional circumstances detailed in Policies
H11, H18 and H24.
See also Local
Development
Framework Core
Strategy Policy CS7
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in the Rural Area is so small that development
which conforms with the design policies of the
Plan will not threaten the loss of village open
space. Furthermore, it is unlikely, if policy were
to permit more than infilling of one or two
dwellings, that the Council could restrict development to the level set by Policy H9. It is the
Council’s view that policy must exclude permitting residential development on sites forming
“acceptable extensions” to villages in order to
remain in conformity with the Structure Plan’s
building rate target for Telford & Wrekin’s Rural
Area. New housing development will only be
permitted to form a small extension to the built
area of a village where the scheme is for social
housing and conforms with all the criteria set
out in the above policy.

4.2.38 The Shropshire Structure Plan states that any
proposals for rural housing development should
“fall within the boundary of, or form an acceptable extension to, a suitable settlement, as
defined by the local planning authority. The
Council has based its selection of Telford &
Wrekin’s “suitable” rural settlements on a number of locational criteria. The settlements selected all have a stable existing population base (of
at least 100), have some local services and public transport links (although the extent varies
between the villages) and include those settlements offering the largest potential employment
opportunities. The scale of new development to
be permitted up to 2006 is very restricted but it
is hoped to achieve some positive benefit to
the rural community by targeting new development to settlements which already provide services and employment. In this way the new
development will be used to support the existing service base in order to counter the existing
high incidence of out-commuting for shops and
employment.

4.2.42 In due course, further advice on local design will
be produced and used in the determination of
planning decisions to ensure that new development is used to strengthen and enhance the
inter-relationship of the built and open space
elements of individual villages. Development
proposals should also avoid causing the loss of
important natural features - trees and hedges which contribute to the character of the village.
This is obviously particularly relevant to trees
which are the subject of preservation orders.

4.2.39 For the purpose of new residential development, Rodington village excludes Rodington
Heath and Waters Upton excludes Sytch Lane.
H10 SCALE OF DEVELOPMENT
Within the suitable settlements identified in
policy H9, development will be permitted
where:

4.2.43 Proposals should conform with the environmental health policies of this Plan, particularly those
concerned with minimising the impact on new
residential development of noise pollution, for
example, from local employment activities
including farming activities.

a) it involves one or two dwellings on a suitable
infill plot within the existing built up frontage,
b) the site does not cause the loss of an
important area of open space, nor cause an
extension of the village into open
countryside,

H11 RESTRICTIONS ON RESIDENTIAL
DEVELOPMENT IN OPEN COUNTRYSIDE

c) the proposal conforms with policy EH2 of
the Plan, and

The Council will not permit new residential
development in the open countryside except
where, under the following circumstances,
permission is granted for agricultural or forestry
workers’ dwellings. This will only occur where:

d) the proposal conforms with policies H12,
H14 and UD2 of the Plan.

4.2.40 In the majority of cases infill will involve only a
single dwelling. The development of two dwellings
on a suitable infill site will be permitted where
this form and scale of development would be
more in keeping with the character of the area.

a) it is essential for the proper functioning of
the agricultural or forestry enterprise for a
worker to be available on site at all times,
b) The use concerned has been established for
a minimum of three years, has been
profitable for at least one year, is financially
sound and is likely to remain so. A financial
test will be required to determine if
accommodation is justified and the size of
the dwelling it could sustain.

4.2.41 The Structure Plan advocates permitting “acceptable extensions” to villages in order to prevent
the loss of important areas of open space through
an over-emphasis on infill development. However,
the level of new development to be permitted

c) the housing requirement cannot be met by
existing accommodation, or

53

d_chapter4

5/4/00

6:09 pm

Page 54

Housing

Wrekin Local Plan 1995-2006

an existing farm building. Permission will only be
granted where the accommodation is essential
to the functioning of the enterprise and not
because of the personal preferences of the individuals involved. It will entail conditions restricting
occupancy to an employee engaged in agriculture or forestry and prevent the sale of the
dwelling for general housing. Dwellings should
be of a size appropriate to the requirement of
the farm or forestry enterprise. Dwellings which
are unusually large or expensive to construct, in
relation to the agricultural need or income of
the unit, should not be permitted.

d) the housing requirement cannot be met in a
neighbouring village, preferably a suitable
settlement, as identified in Policy H9, or
e) the applicant can demonstrate that
accommodation cannot be provided through
the conversion of existing farm buildings,
and
f) the dwelling is of a size commensurate with
the established functional requirement, and
g) where the proposed site and design are well
related to the existing farm buildings.
Where the agricultural or forestry need for a
new dwelling is accepted by the Council,
permission will be subject to an occupancy
condition to ensure that the dwelling is kept
available for meeting this need.

4.2.46 In order to ensure that this type of development
is only permitted where there is a genuine need
for employee accommodation, the applicant
may be required to fulfil a functional test. The
functional test is intended to establish that, for
the proper functioning of the unit, an employee
is required to live at or near to the enterprise at
most times; for example, if the individual is
required to be able to deal day and night with
animals requiring attention at short notice. A
financial test will also be necessary to prove an
activity is viable. In addition it will also help
determine what size of dwelling the activity will
sustain.

This condition or agreement may extend to all
other dwellings on the holding which are under
the control of the applicant, do not have an
occupancy condition and, at the time of the
application, need to be used in connection with
the farm.
A permission for a temporary dwelling for up to
three years may be considered for a new
enterprise where viability has not yet been
established.

4.2.44 Recent years have seen a consistent pressure
for housing development in the open countryside. However, there is an on-going need to protect the open countryside for the sake of its
beauty, diversity of landscape and its ecological
and agricultural value. Moreover, development
in the open countryside represents an unsustainable form of development. It encourages
commuting for employment and service provision,
puts pressure on the rural highway network,
threatens visual intrusion and may cause the
growth of a fragmented development pattern.
The development of new residential accommodation away from selected suitable settlements,
therefore, will be resisted.

4.2.47 In some cases where, for example, the activity is
new and there is uncertainty about the future
prospects of the enterprise, the Council may
agree to a temporary permission for the siting of
a caravan or mobile accommodation to allow
time to establish the viability of the operation.
This should only be for a maximum of three years
and the structure should be removed at the end
of this time. Any temporary dwelling will only be
allowed in a location where a permanent
dwelling would be acceptable.
4.2.48 To protect the countryside against the risk of
pressure for new housing, the Council may
impose an occupancy condition, not only on the
dwelling proposed but also on existing dwellings
on the unit. This will ensure that a dwelling is
not sought under this policy simply to allow
existing dwellings under the control of the applicant to be sold off on the open market.

4.2.45 In exceptional circumstances, a new dwelling
house may be permitted to accommodate an
agricultural or forestry worker required to live
at, or in the immediate vicinity of, their place of
work. The Council would prefer that such
accommodation be provided in a neighbouring
village identified under Policy H9. However,
there may be occasions where it is essential to
the proper working of the farm or forestry enterprise for one or more employee to live at or close
to the site. In this case the Council will permit
the development of a new dwelling only where it
can be demonstrated that the accommodation
cannot be provided through the conversion of

4.2.49 Development permitted under this policy will
not be counted against the housing numbers
detailed in Policy H8. However, the level of permissions will be closely monitored over the plan
period.
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Residential development at Priorslee

PROVIDING HIGH QUALITY
HOUSING

4.2.50 The Council will require new residential development in the District to be of a high standard.
Developers will be expected to demonstrate
that they have analysed and responded to the
characteristics and distinctive qualities of the
site, and paid regard to all other policies in the
Plan. The Council has published a Landscape
Design Guide to illustrate the general approach
that developers should take in bringing forward
landscape proposals for their schemes. In the
Plan, the Council has set out standards which
should be applied with imagination and should
not result in standard or monotonous layouts
and designs. In exceptional circumstances, the
Council will relax standards where it can be
demonstrated that the resulting design produces an innovative and high quality layout without compromising the overall objectives of the
standards in question or public safety.

H12 RESIDENTIAL DEVELOPMENT
New housing development7 schemes will be
expected to:
a) ensure a high standard of amenity in respect
of sunlight, daylight, privacy, low noise
levels, parking and adequate garden or
private amenity space,
b) ensure that the layout and design of new
development does not unreasonably affect
the amenities of adjoining, existing or
proposed development,
c) provide appropriate, integrated, attractive
and safe pedestrian and cycleway links (see
policies T9 and T22),
d) meet the requirements of housing for people
with disabilities,
e) ensure that the design, aspect and
orientation of new housing development will
minimise the wasteful use of energy and
give consideration to how buildings may be
designed to increase thermal insulation and
to make use of energy conservation
techniques. (See also Policies NR3 and NR6)

4.2.51 In securing a high quality of residential design,
the Council will expect developers to meet the
requirements of policies LR6 on the provision of
7 As defined in the Town & Country Planning Act 1990
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outdoor play space. Policy NR3 (Energy Use)
and NR6 (Disposal and Recycling Facilities) will
also be relevant in the consideration of residential applications.

d) the new building can be adequately accommodated within the curtilage of the existing
dwelling without adversely affecting its amenity
or the amenity of neighbouring property.

4.2.52 It is essential that a reasonable standard of privacy is offered to future residents of any new
development and to existing residents affected
by such development. Careful design and orientation can achieve good standards even on
high-density schemes.

4.2.56 This policy refers to alterations and extensions
of existing property not permitted within the
provisions of the General Development Order.
4.2.57 It is important that any extensions to existing
dwellings should respect the character and
amenity of the existing dwelling, adjacent properties and the surrounding area. Care should be
taken to ensure that extensions are subsidiary
in scale and not out of proportion with the original character of the building. Extensions which
create, or would be capable of creating, a separate dwelling will not be acceptable. Two storey
extensions with flat roofs that are visible from
outside of the site are unlikely to be acceptable.
Moreover, the extended dwelling should not be
disproportionate to the surrounding buildings,
cause the over-development of the site, loss of
car parking or amenity space nor infringe the
privacy of neighbouring properties. The Council
has published guidelines in its “45 Degree Code”
(available from the Planning and Environment
Service) for all applications. It will also seek to
preserve private garden space. In some areas,
there is a danger that existing close knit development can be radically affected by widespread
extensions of existing property, and intrusive
“terracing” effects can occur.

4.2.53 Allied to the issue of adequate distances
between dwellings, is the provision of adequate
private space attached to dwellings. Occupiers
must be able to enjoy a reasonable sitting out
and garden area. Where small gardens (under
93 square metres) are accepted, permitted
development rights may be removed.
4.2.54 Parking should be provided, based on the parking standards as set out in Appendix B. Provision should be as conveniently located as
possible and, as a general rule, spaces should
not be more than 30 metres from dwellings.
4.2.55 The recently extended requirements of Part M
of the building regulations cover access arrangements to new residential dwellings. In the case
of applications for the conversion or change of
use of a property to residential use, the Council
will consider provision for disabled access on
their merits. Similarly there may be instances,
such as where listed buildings, properties in
Conservation Areas and in the World Heritage
Site are converted to residential use, where the
provision of accessible and wheelchair housing
may be detrimental to the character of an area.
Again, in such cases, all applications for the provision of wheelchair access will be considered
on their merits.

4.2.58 Applicants will be required to produce detailed
plans indicating the scale, style and design of
the proposed changes. The provision of detailed
plans and drawings will be particularly important where the proposal concerns the extension
of an isolated building in the open countryside
which may threaten visual intrusion into the surrounding landscape. Development in open
countryside includes small hamlets, scattered
clusters of buildings and farm buildings.

H13 EXTENSIONS TO EXISTING
DWELLINGS
Extensions to existing residential property will
only be permitted where:

4.2.59 In exceptional circumstances, the personal circumstances or hardship of an applicant might
be a material consideration in the determination of a planning application. The Council will
assess each case on a site by site basis to ensure
that the risks of visual intrusion and loss of character are minimised. Any application on health
or disability grounds must be supported by the
individual’s General Practitioner and local Town

a) the extension is not disproportionate in size
in relation to the existing dwelling/ plot and
does not alter substantially the character of
the dwelling,
b) the extended dwelling respects the
character of the area,
c) the design remains in keeping with the
existing dwelling and building materials,
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has had an adverse impact on many of the settlements and upon the rural landscape in which
they are set. This impact has been compounded by changes in agricultural practices. More
recently, the detailed design of smaller infill
developments has still in many cases been inappropriate to the locality and failed to respond to
and reinforce the qualities and character of the
area, often replacing long establish local vernacular with the convenience of standard modern designs.

or Parish Council. The fundamental criterion in
the development decision must be the essential need to live in the locality rather than a general desire or the availability of land capacity.
H14 DEVELOPMENT IN RURAL
SETTLEMENTS
The Council will expect development in the
rural settlements to reinforce the local diversity
and distinctiveness of the villages and be of a
high design quality which respects the
character and form of the settlement to which it
relates. Development proposals should:

4.2.61 It is essential that future development, in the
form of infilling, reinforces local distinctiveness
and responds positively to its context, thereby
enhancing the character and appearance of the
settlements and the rural landscape. This principle reflects the research and guidance
produced by the Countryside Commission (now
the Countryside Agency) and ensures that the
richness and diversity of character in the Rural
Area is maintained and enhanced and not subsumed by standard urban “anywhere” design
solutions.

a) respect longer views of the settlement and
reinforce the essential character of the
settlement in its topographical and wider
landscape setting.
b) reflect and harmonise with the character,
townscape and form of the village to which it
relates and respect historic plot patterns,
street patterns and layout, building frontages,
key views and landmarks and skyline.
c) reflect the scale, form, massing, proportions,
roofscape, features and details of the context;
and materials should be of an appropriate
size, colour and texture to the locality.
d) respect open spaces which make a positive
contribution to the character of the
settlement or provide important settings for
existing buildings and features.

4.2.62 The Council has produced a survey and analysis
of the setting of the villages in the Rural Area
which will help provide guiding principles for
the form and location of new development. The
Council will develop this by producing a Countryside Design Summary which will identify character areas in the Rural Area, summarise the
specific landscape and settlement qualities
which each possesses and give guiding principles for new development in each area. The
Countryside Design Summary will be published
as Supplementary Design Guidance.

e) conserve important townscape or landscape
features, such as walls, traditional boundary
treatments, ancillary buildings, trees or
hedgerows.
f) where appropriate, provide access and
parking in a way which reinforces the
traditional townscape and boundary
treatments. Where possible, ancillary
buildings such as garages and storage/utility
buildings will be located to enhance
enclosure and definition in the street scene.
Normal parking and access standards may
be relaxed to achieve these design aims.

MAKING THE MOST OF THE
EXISTING BUILDING STOCK

g) in the case of sites on the edge of villages,
pay particular regard to the need to respect
and reinforce the established visual
boundaries of the settlement and other
features which contribute to the setting of
the village.

H15 CONVERSIONS OF COMMERCIAL
PREMISES TO RESIDENTIAL USE
The conversion of upper floors of commercial
properties to residential use will be permitted in
most circumstances. However, there are
circumstances where this would not be
appropriate including:

h) also accord with the relevant criteria in
policies H12 and UD2.

4.2.60 The rural area of the District has a rich heritage
in the form of long established settlements and
hamlets with a diverse form and character. These
settlements are located within a rural landscape,
which itself is varied and rich in character. Much
of the larger scale development which has taken
place over previous decades in the Rural Area

a) where provision for parking cannot be made
in accordance with policy T14,
b) the commercial use of the premises or
adjoining premises involve noisy mechanical
processing that is in operation between
19.30 and 07.30 the following day,
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tive neighbours must be handled carefully. All
sound insulation between the proposed units
themselves and the adjacent premises both vertically and horizontally to be provided by the
developer in order to comply with the current
noise insulation requirements of the Building
Regulations. Adequate protection against noise
must be provided where the proposal does not
include any building alterations. A proposal will
usually have to meet the parking requirements
(Appendix B). The Council will be as flexible as
possible. However, in certain circumstances,
where it is not possible to provide parking directly with the property, the Council will expect commuted sums to enable the provision of car
parking in the locality. This is fully outlined in
Policy T14.

c) where the proposal cannot demonstrate that
the new residential use will not be adversely
affected, by either noise or odour emanating
from adjacent non-residential uses.
d) the premises is used for hot food trade as
set out in policy S28,
e) the premises are not suitable for residential
development on upper floors, and
f) where the conversion would result in the
inappropriate subdivision and alteration of a
historic building.

4.2.63 The conversion of upper floors of commercial
properties and whole commercial properties can
re-use empty property to provide additional residential accommodation. Other benefits of this
are the increased vitality of District and Local
Centres, especially during the evening, and
security is improved on a 24-hour basis. The use
of vacant property and mixed land use accords
with the principles of sustainable development.

H16 HOUSES IN MULTIPLE OCCUPATION
(HMO’s)
Applications for the conversion and subdivision
of existing residential properties to flats and
bedsits, resulting in the multiple occupation of
that property will be granted when the
proposal:
a) has adequate amenity space, car parking,
soundproofing,
b) is not detrimental to the character of the area,
c) is not detrimental to adjacent dwellings, in
terms of loss of light, privacy, and additional
noise,
d) is for a property which is of sufficient size to
allow multiple occupation, and
e) accords with the relevant criteria of Policy
H18 in the Rural Area.

4.2.65 It is recognised that HMO’s make a valuable
contribution to meeting the needs of small
households and lower income groups. However,
this form of accommodation should not be provided at the expense of small properties which
make a valuable contribution to the housing
stock as small family dwellings. Their conversion to flats or bedsits will be discouraged. In
addition, some properties, by virtue of their limited garden area and relationship with adjoining
properties, may not be suitable for multiple
occupation. HMO’s may also cause parking problems and increased noise and disturbance to
the detriment of the amenities of neighbouring
residents. Even where adequate parking can be
accommodated within the curtilage of the property, the Council will resist the use of gardens for
parking where it would lead to a change in the
character of the area.

Residential development above shops in the High Street, Newport

4.2.64 The proposal must accord with the environmental health policies of the Plan. The introduction
of noise and odour sensitive uses into areas that
have become accustomed to not having sensi-
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4.2.66 Car parking standards for HMOs are to be calculated per bedspace (see Appendix B). Usually,
it is assumed that each bedroom contains one
bedspace; however there will be instances
where the Council believes that each bedroom
can incorporate more than one bedspace and
seek to apply parking standards accordingly.
Where the applicant wishes to demonstrate that
this is not the case, he will be required to enter
into a Section 106 agreement limiting the number of occupants of the dwelling. A “Landlords
Handbook” for owners of Houses in Multiple
Occupation is available from the Council’s Housing
Service.

H18 CONVERSION OF NON-RESIDENTIAL
BUILDINGS TO RESIDENTIAL USE IN
RURAL AREAS
The conversion of non-residential buildings to
residential use in the Rural Area will be strictly
controlled.
Within the suitable settlements listed in Policy
H9, all proposals for residential conversion
should:
a) show that the applicant has made every
reasonable attempt to secure suitable
business re-use, by supporting the
application with a statement of the efforts
which have been made. (Policy E12);
b) be of permanent and substantial construction;
c) not lead to dispersal of activity on such a
scale as to prejudice town and village vitality;

HOUSING IN THE RURAL AREAS

d) ensure that their form, bulk and general
design are in keeping with their
surroundings; and

H17 REPLACEMENT DWELLINGS IN THE
RURAL AREA

e) show that if the buildings are in the open
countryside, they are capable of conversion
without major or complete reconstruction.

Outside of the suitable settlements listed in
policy H9, planning permission may be granted
for a replacement dwelling where an existing
dwelling has been seriously damaged by fire or
accident, or where the cost of renovation is
uneconomic provided that:-

f) where applicable conform with policy H15.
g) conform with policy H8, Conversions for
agricultural or forestry purposes will not be
subject to policy H8.

a) the dwelling is not of historic, visual or
architectural interest,

In addition to the above criteria, elsewhere in
the Rural Area, the conversion of non
residential buildings to residential use will only
be permitted where the building is, in the
opinion of the Council, of sufficient architectural
or historic merit or makes a significant
contribution to the character of the local area,
to justify residential conversion to ensure its
retention; or, it would meet an essential
agricultural or forestry need, or be part of a
scheme for the re-use of a building or complex
of buildings for employment purposes.

b) the use has not been abandoned,
c) the proposed development is not
disproportionate in size in relation to the
previous dwelling,
d) siting, design and materials are in keeping
with the locality and accord with policy H12.
Within the suitable settlements identified in
policy H9, permission will be granted for a
replacement dwelling so long as the application
accords with policies H8, H10 and H12.

Reasonable conditions may be imposed on a
planning permission in order to overcome any
legitimate planning objections (for example on
environmental or traffic grounds) which would
otherwise outweigh the advantages of re-use.

4.2.67 Outside of the settlements selected in policy
H9, permission for replacement dwellings will
be strictly controlled. A new dwelling will only
be permitted where it replaces a dwelling
destroyed or damaged by fire or accident or
where it can be shown that the cost of renovation is uneconomical.

4.2.69 PPG7 promotes the reuse of buildings in the
rural area for employment use as a priority (Policy
E12). Government guidance urges local authorities to consider all conversions of buildings in
rural areas to housing with care, particularly
where the character of the building or countryside may be altered. This is particularly the case
within Telford & Wrekin where there are strict
limits on housing in the Rural Area (see policies
H3 and H8) and a wealth of traditional farm buildings some of which are vulnerable to decay,

4.2.68 The new dwelling should respect the character
and amenity of any adjacent properties and the
surrounding area. To minimise the visual impact,
the proposed dwelling should not be larger (taking
into account permitted development rights)
than the dwelling it replaces. The design, materials and siting should be in keeping with H12.

59

d_chapter4

5/4/00

6:09 pm

Page 60

Housing

Wrekin Local Plan 1995-2006

demolition and adverse alteration. The creation
of dwellings through the conversion of non-residential buildings will be strictly controlled.
There may be cases where the loss of traditional buildings would be detrimental to the character of the local area, and where residential
conversion is the only way of ensuring their
retention and enhancement. Outside the suitable settlements, conversion for residential use
will be restricted to buildings of architectural,
historic or local merit. This will limit new housing development to only that which conforms
with Policy H8 and will help to avoid the proliferation of isolated dwelling houses where car
travel is the only option for residents to get to
shops, services and employment.

• retaining, repairing, reusing or carefully repli-

•

•

4.2.70 Residential conversions can have a detrimental
effect on the fabric and character of historic
buildings and, therefore, it is important to
ensure that the new use is sympathetic to the
rural character of the building and its surroundings. The building to be converted should be in
a sound state and should not require major alteration or reconstruction to achieve the conversion. The applicant may be required to submit
structural reports and survey drawings as part of
the planning application.

•

•

•

4.2.71 Once the principle of conversion is accepted, it
is then essential that proposals are very carefully
designed so that the essential character, fabric,
form and setting of the buildings is maintained
and enhanced. This will require full survey
details and detailed submissions to be submitted. The guiding principle must always be that
the character, form and fabric of the building dictate the extent and form of the conversion. After
conversion, the building should still retain its
essentially agricultural appearance and character and, therefore, the Council will consider
removing permitted development rights.

•

•

cating original features such as windows and
doors (including pegged frames), trusses and
frame members, shutters, pad stones, hinges
and metal work, cast and timber posts, ventilation and barn holes etc.
respecting the original function of the building by retaining, where appropriate, at least
part of the structure open to the ridge with
trusswork exposed.
recessing the infilling to redundant openings
with glazing or boarding to retain a vertical
emphasis and full height openings in the form
of a “midstrey” should be carefully detailed
with full height glazing and the retention of
original doors as shutters, avoiding the insertion of floors.
all new internal and external features such as
staircases, windows, doors and garage doors
(including frames) must be simply and robustly detailed in traditional materials; the use of
pseudo- period features and UPVC materials
will be discouraged.
the insertion of chimney stacks will rarely be
appropriate, flues must be provided by simple metal flues painted a dark colour.
standard domestic and suburban features
such as service boxes, ornamental lamp standards and coach lamps, larch lapp or other
fencing and standard steel “up and over”
garage doors will rarely be appropriate.
the existing spatial quality of the setting of the
buildings will be respected and sub division
into private garden areas will be discouraged.
existing traditional floorscape materials will
be retained and, where appropriate, reinstated and replicated. Rolled and sealed gravel
should be used for larger areas and approach
roads, while large areas of tarmacadam and
standard concrete kerbs will be discouraged.

4.2.73 It is also important to ensure that, once converted, the future integrity of the buildings and their
external setting is maintained. These building
conversions should be seen as an exceptional
case, offering an alternative way of living from
that provided by normal suburban conditions.
Even minor additions and extensions are likely
to have an adverse impact upon the character
and integrity of the building or building group.
Similarly, the setting of the buildings may be
adversely affected if the standard plot and garden boundaries and minor buildings are permitted. The Council will therefore consider,
through planning conditions or agreement, the
removal of normal permitted development

4.2.72 A number of design principles will be used by
the Council in considering proposals and these
include:• retaining and re-using the existing structure,

openings and original materials. New openings will rarely be appropriate.
• retaining the existing roof plane, ridge line,
and eaves line. The insertion of dormer windows will be discouraged and conservation
roof lights will only be permitted on a limited
basis where the character of the building will
not be adversely affected.
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rights under the GDO where it is felt that this is
necessary to protect the character and setting of
traditional rural area buildings

e) is capable of accommodating business use
within the curtilage of the site without
causing unacceptable noise to any
neighbouring residential properties,

The Council will permit proposals for
nursing/retirement homes and hostels provided
that:

f) is not located in areas of open land where
national designations severely restrict
development e.g. Areas of Outstanding
Natural Beauty, Sites of Special Scientific
Interest and other protected areas, such as,
local nature reserves,

a) it is within the built up urban area of Telford
or Newport and the proposal is on land
suitable for residential development,

g) is not immediately adjacent to residential or
other areas where a serious measure of
incompatibility would be likely to arise, and

b) when the proposal is in the Rural Area, it is
for the conversion of an existing building and
accords with Policy H18,

h) is capable of being screened from roads
and any nearby residential properties.

H19 NURSING/RETIREMENT HOMES AND
HOSTELS

c) there are suitable access arrangements and
adequate provision for parking,

4.2.75 Local authorities no longer have a statutory
obligation to provide caravan sites for gypsies
following the Criminal Justice and Public Order
Act 1994 which repealed Part II of the Caravans
Sites Act 1968. Sites for gypsies will now be provided by the private sector and applications will
be determined in relation to the above criteria
which are based on advice contained in Circular
1/94. However, it may be that no one site can
meet all of these criteria and, therefore, a degree
of compromise may be necessary.

d) the site can be adequately drained,
e) there is no adverse impact on the character
of the local area, and
f) the site is close to local facilities and public
transport.

4.2.74 The need for housing suitable for people with
special needs is increasing as a result of population changes and the Government’s Care in
the Community programme. Elderly people
have the highest levels of disabilities and car
ownership by people with special needs is often
low. This means that proximity to shops and services will be particularly important. The redevelopment of existing premises, close to shops
and facilities, will be encouraged providing that
the proposal meets with the above criteria. Furthermore, due to the specific problems associated with providing foul drainage from these
forms of development, the Council will need to
be satisfied that adequate facilities can be provided, particularly in areas that are not served
by public sewers.

4.2.76 The Council will work with relevant partners to
enable the provision of gypsy sites during the
Plan period in accordance with the identified
needs of the District. In terms of existing sites,
there is a permanent residential site at Lodge
Road in Donnington and a further site at Lawley
Furnaces. It is considered that these two sites
meet the immediate need.
H21 RESIDENTIAL MOBILE HOMES
Proposals for mobile home developments will
be permitted when:

H20 PROVISION FOR GYPSY SITES

a) the proposal is in the built up urban area of
Telford or Newport and the site is suitable
for residential development

Applications for gypsy sites will be permitted
when the proposal meets the identified level of
need and the site:

b) the scale and design of the development is
such that it does not have a detrimental
visual impact on the locality,

a) meets the locational needs of Gypsies,

c) the site can be adequately accessed and
parking provided (see Appendix B)

b) is close to facilities, especially schools,
shops and health facilities,

d) the site can be adequately drained, and

c) is close to public transport,

e) the site is close to local facilities and public
transport.

d) has good vehicular access from the public
highway and provision for parking, turning,
and servicing on site,

4.2.77 Mobile homes can make a valuable contribution
to the supply of affordable housing in the urban
area. Proposals will be subject to the same
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in the provision of these facilities, or where major
new development would put a strain on existing
facilities. As part of the aim of the Local Plan of
creating sustainable communities which have a
range of local services available to them, it is
important that local, accessible community facilities are provided. It is not the purpose of planning obligations to remedy existing deficiencies
in community provision. However, it is reasonable that on major new developments, where it
can be shown that the need for community provision or local health care facility is required as
a result of the development, then the Council
will seek a contribution towards such facilities,
in accordance with the guidance contained in
Circular 1/97. This may take the form of the provision of a new facility or the upgrading of an
existing facility.

design criteria as for general residential development but, in addition, because of the temporary nature and appearance of mobile homes,
particular care will be required in the design of the
development and the choice of suitable locations.

4.3

IMPLEMENTATION
PLANNING OBLIGATIONS

4.3.1

When sites come forward for development, the
Council will seek a range of planning obligations
to meet the needs generated by the development or offset harmful impacts arising from it.
Policies for the circumstances when the Council
would seek planning obligations and the types
of obligations sought are contained throughout
the Plan. In particular, attention is drawn to policies regarding open space contributions, policies regarding leisure and recreation contributions
and policies regarding on and off site road, footpath and transport related facilities.

4.3.4

AFFORDABLE AND SOCIAL
HOUSING

H22 COMMUNITY FACILITIES
Contributions will be sought from major new
residential development towards the provision
of the following in appropriate circumstances:-

4.3.5

The Council is required by Government Planning
Guidance to take a consistent approach towards
affordable housing throughout the Plan period.
It is important that the Council can give some
certainty to owners and developers as to what it
is seeking to achieve through its enabling powers.

4.3.6

The circular on Planning and Affordable Housing
(6/98) supplements the 1992 Planning Policy
Guidance Note 3 on Housing, (PPG 3) and sets
out the Governments preferred approach to
affordable housing provision, through the planning system. Circular 6/98 strongly encourages
local authorities to ensure that there is a mix of
types of housing to encourage the development
of mixed communities. In particular, it states that
where there is a shortage of affordable housing
and a good supply of market housing, it is desirable to encourage an element of affordable
housing on suitable sites. Whilst much of the
Circular is related to the broad concept of affordable housing, the most acute need in the Telford
& Wrekin District is for social housing.

4.3.7

There is significant need for cheap, small units
to buy as well as housing for rent and so it is
considered relevant to distinguish between the
two types of affordable housing which the Council will be seeking through negotiation :

a) primary education facilities,
b) community facilities,
c) local health care facilities.

4.3.2

Major new housing development is likely to have
a clear impact upon existing levels of educational provision. It is reasonable that contributions should be sought from new housing
development towards the educational needs
that it will be generating, in accordance with the
guidance contained in Circular 1/97. On small
sites this is very difficult to quantify. On larger
sites, particularly one which would generate the
need for at least one extra classroom (approximately 30 children of primary school age), such
a provision will be easier to demonstrate. The
Council, therefore, will seek contributions from
developers for primary education facilities on
housing developments, commensurate with its
size. This contribution may either be in the form
of land, a financial contribution, or both.

4.3.3

Similarly, major new housing is likely to put pressure on the existing provision of both community facilities and local health care facilities. Within
the District, there are areas which are deficient

In providing any facilities through this policy, it
will be necessary for the applicant to enter in to
a section 106 agreement with the Council.
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Social Housing: New social housing consists of
units which are subsidised in some way such as
being rented from, or part owned with, a managing body, usually a registered social landlord.

H23 AFFORDABLE HOUSING
On new housing land allocations in Telford of
0.5ha or above or 15 dwellings or above,
throughout the plan period, the Council will
pursue, through negotiation, an overall target of
38% of dwellings for affordable housing, both
social housing and low cost market housing,
via registered social landlords or through the
use of planning conditions or obligations.

Low-cost Market Housing: Particularly small
units, such as starter homes, as well as other
low-cost market housing, designed to provide
housing for those whose incomes generally deny
them the opportunity to purchase homes on the
open market because of the relationship
between local incomes and local market price.
4.3.8

4.3.9

In Telford these percentages would result in
targets of:
Sites

SE Hadley
The Grooms
TOTALS

The Council has a long term policy approach for
affordable housing throughout the Plan period
(Policy H23). However, it is recognised that, particularly in Telford where so much of the allocated land supply has existing planning approvals,
granted under the New Towns Act, it will take
some time for policy H23 to produce significant
amounts of land for social housing.

Whole Site

Affordable total

415
120
535

158
45
203

The significant specific need for social housing
means that across the District as a whole, for
the period 1995 to 2001, the Council will
pursue through negotiation the provision of 900
units of social housing via registered social
landlords.
A proportion of affordable housing will be
sought on other sites in Telford and Newport
which come forward for residential development
during the plan period, where there is identified
local need. The actual amount will depend on
the level of local need, the specific
circumstances of the site and whether there
have been specific costs incurred to enable the
site to be brought forward for development,
which would help fulfil other objectives of the
Local Plan.

In recognition of this special situation in Telford,
the Council was successful in Spring 1993 in
securing Government support for an integrated
planning and housing strategy in the District
which included the release of land, in the ownership of the Commission for the New Towns
(now English Partnerships) on special terms to
Housing Associations which to enable the provision of genuine social housing.

4.3.10 The Commission for the New Towns has released
around 5 hectares of land each year 1994/5 to
1997/98 for social housing. Given that the majority of the land allocated in the District for housing in the Plan period is still in the ownership of
EP and has existing planning approvals, it is
essential that the Council continues to work with
EP to bring forward affordable housing on their
land. Low-cost market housing will also be
actively encouraged on all suitable EP sites
throughout the Plan period.

4.3.12 This policy approach is a progression of the policy H4 in the Telford Local Plan and it is in accordance with Government guidance in PPG3 and
Circular 6/98 (Planning & Affordable Housing).
i. The percentage target that will be negotiated
on each site reflects the 1995 SAUS Housing
Needs Study8 which concludes that 32% of
newly forming young households in the District could only afford to rent property. In the
light of Government advice, the Council is
unable to achieve this provision on the basis
of tenure but it is legitimate to secure its implementation via registered social landlords
which usually offer housing for rent or shared
ownership. Through this mechanism the Council can enable the most acute housing needs
in the District to be met.

4.3.11 However, in terms of future implementation, the
Council is faced with a series of issues:
• The level of Government housing finance
• The latest information on housing needs pre-

pared for the Council
• the special position of EP, as the dominant

ii. It should be more meaningful over the whole
Plan period than the Telford Local Plan policy
H4 because it relates to both new allocations
and existing planning approvals. This places
the Council in a much stronger position in

owner of housing land and the importance of
continued partnership.
8 Housing Needs in Wrekin 1993-98, School of Advanced Urban
Studies, september 1995.
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NEWPORT
4.3.16 In Newport the potential supply of land for
affordable housing is also constrained. Two sites
for housing were originally allocated; however,
these were the subject of planning appeals and
are now committed sites in the Plan. The decision dated 31st October 1996 resulted in 15
affordable units being assigned to the Stafford
Road site but none on the Old Showground.

terms of negotiating with prospective developers to secure the appropriate planning
obligations. In relation to existing planning
approvals, the Council will encourage this
level of provision on sites with existing residential planning approvals, especially on EP
land in Telford.
iii. The approach would apply not just to Telford
but also the urban area of Newport. This is
in accordance with PPG3 and the need for
affordable housing in Newport, which was
highlighted in the SAUS Study and by Newport Town Council. The importance of, and
local need for affordable housing in Newport
has been recognised in various planning
appeal decisions.

TELFORD & NEWPORT
4.3.17 On all other housing sites in Telford and Newport, when negotiating the percentage of affordable housing, the Council will be prepared to
consider other relevant factors, such as the reclamation of a derelict site, which secure other
important Local Plan objectives. The net affordable housing provision sought on any site will
be negotiated, taking into account existing commitments and re-lets. Not all sites will be considered suitable for affordable housing. Site
size, site suitability, the economics of provision
and the need to achieve a successful housing
development will also be taken into account.

TELFORD
4.3.13 There is a constraint on the supply of land for
affordable housing in Telford (Para 4.3.8), also,
there is no guarantee that the outstanding affordable housing need can be achieved through the
sites which EP may provide. The Council considers that it should make available as many
opportunities to negotiate for the provision of
affordable housing as possible. The Inspector
considered that there are “very special circumstances” in Telford, which mean that the use of
the usual target size of 1ha for seeking affordable housing is inappropriate. The Council will,
therefore, in accordance with paragraph 10.i) of
Circular 6/98, use the lower threshold of 0.5 ha.
or 15 dwellings as the base threshold for Telford.
The use of the local housing waiting list, as well
as proximity to public transport, shops and services will also be important in evaluating
whether a site may be suitable for affordable
housing and also determining what sort of housing might be most appropriate for the site.

4.3.18 A contribution to the provision of affordable
housing on a different site, in lieu of on-site provision, may be acceptable in appropriate circumstances; but this would not be sought where
the site in question is not otherwise suitable for
some affordable housing provision, in accordance with Circular 6/98.
SOCIAL HOUSING
4.3.19 The Council’s overall target for social housing is
to ensure that 32% of dwellings are available for
rent or shared ownership and that this is secured
via a registered social landlord.
4.3.20 Where social housing is not provided through a
registered social landlord, conditions and planning obligations will be used to ensure that such
housing can be provided as social housing in
perpetuity. The criteria for eligibility for social
housing will include restricting to local residents,
people being employed locally or people with
local connections. The use of the Council’s housing waiting list will also be important. The details
of the conditions and obligations will be influenced by the circumstances of each case and
will be subject to negotiation.

4.3.14 Each of the allocated sites identified in policy
H23 has outstanding, additional development
cost implications or legal responsibilities. These
Telford sites will require significant funding to
reclaim them to an acceptable standard for redevelopment. There are also various traffic management implications for each site.
4.3.15 The 38% target for Telford is a gross figure which
will reasonably ensure that households who cannot afford to buy on the open market will have
access to affordable housing. The assessments
of housing need will need to be kept up-to-date
throughout the Plan period.

4.3.21 The 1995 SAUS study also recommended that
about 900 social housing units be provided by registered social landlords up to 2001. The Council’s
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close partnership with the five housing associations in the Wrekin Charter Group will be a valuable means of securing the implementation of
this policy. The 1994 SAUS Study showed a large
volume of units to be in progress but with a warning about the negative impact of a severe current cutback in Government resources. The 1994
and 1995 estimates of need for social housing
were carried out during the lowest point of the
housing cycle and are extremely sensitive to
house prices and interest rates. In addition the
calculation of need may over-estimate the capacity and willingness of households to purchase
properties as a result of factors which affect confidence, such as the perceived lack of job security.
The housing need assessments are being kept
up-to-date during the Plan period. Completed or
firmly committed additional social housing will
be deducted from the total of 900 units to arrive
at the outstanding need at any particular time.

H24 AFFORDABLE HOUSING RURAL
EXCEPTIONS POLICY
The Council may permit small scale affordable
housing schemes within or adjoining villages in
the Rural Area as an exception to general rural
housing policy provided that:
a) the application is accompanied by a
statement demonstrating that the proposal is
meeting local affordable housing need,
which cannot be accommodated in any
other manner. The statement must be
supported by the findings of the relevant
Parish Housing Survey and should indicate
the letting/selection criteria proposed,
b) the scheme falls within, or adjoins a village,
preferably one of the ‘suitable settlements’
defined in Policy H9. Schemes will only be
permitted in villages other than those listed
in Policy H9 where the applicant can prove,
to the satisfaction of the Council, that no
appropriate site can be identified within one
of the ‘suitable settlements’ in the Parish or
an immediately adjoining Parish.

LOW COST MARKET HOUSING
4.3.22 The Council will also encourage the direct provision of low cost market housing for sale by the
private sector on all urban housing sites. The
1995 SAUS report found that there was also a
need for low-cost market housing on top of social
housing needs. Work has been undertaken to
consider the differences between social and low
cost market housing within the affordable category. It has been decided to use the same definition that was used for “low cost” housing in
this plan as “affordable housing” in the adopted
Telford Local Plan. This is defined as “being normally 2 bedroom flats, semi-detached or terraced units, available either rented, or for sale,
or shared ownership.”

c) the proposal does not have an adverse
impact upon the character and setting of the
village nor are there any overriding
environmental problems; and the access
and services are satisfactory,
d) the scheme involves no more than 8
dwelling units,
e) the proposal accords with other appropriate
policies in the Plan,
f) adequate occupancy controls are in place,
to reserve the housing in question for local
needs in perpetuity either through a
management agreement involving a
registered social landlord (eg, a Housing
Association), or, where a social landlord is
not involved, through the use of conditions
or planning obligations.
g) all dwellings are available for rent, shared
ownership or as low cost housing.

4.3.23 The Council will prefer registered social landlords to be used in order to control the occupancy of affordable properties. However, in the
event that they are not used, the Council may
use relevant conditions and obligations to help
ensure that the properties remain affordable to
those who need them in the future. These conditions and obligations will be influenced by
the circumstances of each case and will be subject to negotiation.

4.3.25 The availability of affordable housing is of primary concern to most people in the Rural Area.
Circular 6/98 Planning and Affordable Housing
which supplements Planning Policy Guidance
Note 3, sets out the Government’s chosen
approach to the provision of affordable housing
in rural areas. In line with this guidance, in the
Rural Area, the Council aims to increase the stock
of affordable housing for those in genuine local
housing need through the release of sites for
affordable housing that would not generally be
considered appropriate for housing. In the
Telford & Wrekin Rural Area, Housing Surveys
have been conducted in all Parishes. These have
indicated that a small amount of immediate

AFFORDABLE HOUSING
IN RURAL AREA
4.3.24 In accordance with PPG3, a totally different
approach to site selection has been adopted in
the Rural Areas. This is set out in policy H24.
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schemes. The Rural Housing Trust have also
endorsed schemes of this size as offering the
best opportunity to meet the typically scattered
nature of rural social housing need.

housing need exists but is widely spread
throughout the villages and not concentrated in
any single location. In line with the Survey
results, it is proposed that affordable housing
provision in the Rural Area should primarily be
for rented or shared ownership accommodation.
To conform with the District-wide policy
approach to the provision of affordable housing
considered in Policy H23, the Council will permit affordable housing, secured with a legal
agreement, provided that it will remain available to people in housing need in perpetuity,
through the involvement of a Housing Association or other registered social landlord or, if a
registered social landlord is not involved,
through the application of conditions or planning obligations. The details of the conditions
and obligations will be influenced by the circumstances of each case and will be subject to
negotiation. This should not preclude the
involvement of private sector developers so
long as the accommodation provided accords
with this Policy and is the subject of secure occupancy controls.

4.3.28 Once the Council has agreed to the development of a specific site within a suitable settlement, the individual needs assessment of those
applying for the accommodation will be made
on a local basis by the relevant Parish Council in
conjunction with the registered social landlord
or, in the absence of a social landlord being
involved, with the landowner or developer
involved in the scheme.
4.3.29 Those with a genuine local affordable housing
need might include, for example:
• people who have been resident in the same

•

4.3.26 Although affordable housing schemes are
intended to be exceptional to general housing
policy, this does not justify permitting development that threatens the environmental quality,
loss of open space or character of the villages of
Telford & Wrekin. In view of this, the ‘exceptions’
initiative will refer only to a partial relaxation of
Policies H9 and H10, permitting the consideration of affordable housing on sites that adjoin
the built up area of the village and in terms of
the number of units that may be permitted per
applications. In order to ensure that affordable
housing schemes are directed towards settlements which have a range of local services and
reasonable access to public transport provision,
the Council will encourage applicants to identify
sites within the villages listed under Policy H9.

•

•

•

4.3.27 Although affordable housing schemes may
include more than 1 or 2 dwellings, they should
still be limited in size. This will reduce the risk
of visual intrusion and will encourage schemes
to be implemented where they are actually
needed rather than only in a few selected locations. The limitation of 8 dwellings per scheme
also takes account of the advice of local Housing
Associations regarding the existing financial situation in relation to rural social housing

village or parish or an immediately adjoining
parish for approximately 15 years, needing
separate accommodation e.g. couples currently living with parents or in tied accommodation,
people who have previously resided in the
village, parish or adjoining parish for a period
of approximately 15 years who continue to
have strong links with the village or parish e.g.
elderly people who need to move back to a
village to be near relatives,
people with the offer of a job in the village or
parish or adjoining parish who cannot take up
the offer because of lack of social housing,
retired people who have lived in the village,
parish or adjoining parish for a period of
approximately 15 years, who are unable to
purchase or rent property at the prevailing
market value or for whom a suitable type of
housing is unavailable,
people whose work provides an important service and who need to live closer to the local
community.

4.3.30 It is stressed that the release of sites to provide
affordable housing for local needs will be additional to the general housing provision made in
the Plan in accordance with Government advice.
However, when the plan is reviewed, the contributions which affordable housing development
has made to meeting housing need may be
included in the new calculations of the housing
need which must be met.
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5.1

INTRODUCTION

5.1.1

The Plan’s retail policies need to recognise market
conditions and be realistic about what can be
achieved. They must also look to sustaining the
vitality and viability of those facilities and services upon which a community depends. Retailing is one of the most dynamic sectors of the
economy and is consequently, difficult to predict; policies must therefore be flexible enough
to accommodate or contain retail trends which
can either benefit or disadvantage a community.

5.2

5.2.1

Shopping and Service Centres
short term will lead to an oversupply of convenience floorspace. However, a more evenly balanced position with the supply of convenience
floorspace matching demand will be achieved
beyond 2001 as a result of the expected population increases and no further major allocations
of land for additional foodstores can be justified.

5.2.3

CHANGING SHOPPING PATTERNS
IN TELFORD & WREKIN
RECENT TRENDS
In the last few years there have been some
important shifts in national and local retail patterns:
• The high levels of consumer spending which

characterised the phenomenal retail growth
of the mid 1980s have peaked. In some centres this has led to an increase in shops which
are difficult to let.
• There has also been an increasing tendency
towards retail decentralisation spurred by new
methods of retailing and rising car ownership
levels. In Telford this has led to the creation of
retail parks and the major off-centre food
superstores.

5.2.4

COMPARISON SHOPPING
Comparison shopping provision is equal to the
demands that are generated within the catchment area. However, the implementation of
existing permissions granted by the Secretary of
State at Wrekin Retail Park, Telford Bridge and
Telford Forge Retail Parks, together with current
vacancy levels in shops within the District Centres and improvements in trading efficiency
within shops will initially lead to a significant
over-capacity in the comparison sector in terms
of expenditure available to support it. The gap
between expenditure and supply will inevitably
narrow as a result of population and expenditure growth leading to a demand for further comparison retail provision beyond 2000.
Until this balanced situation emerges, the next
few years will be characterised by a period of
comparatively slow retail development and
uncertainty at the District Centre level. In this
context no additional allocations of major retail
land could be justified.

5.3 POLICY STATEMENT
5.2.2

CONVENIENCE SHOPPING
Within the District it is estimated that the provision of convenience shopping is about equal to
the demands that are generated within the
catchment area. Foodstore commitments in
Wellington (Grooms Alley), Donnington and
Wrekin Retail Park are coming on stream by 2001
ensuring supply will have kept pace with
demand. However, convenience shopping provision is not evenly distributed throughout the
district. There is sufficient convenience retailing
in terms of the size of the local catchment area
in the Central and Northwest sector of Telford
but an under-supply exists in the southern and
north eastern sectors of Telford and some underprovision in Newport. Existing planning permissions at Donnington and Lightmoor in the
Northeast and South of Telford, if and when
implemented for food retailing, will resolve the
unequal distribution of foodstores, but in the

5.3.1

5.3.2

67

SHOPPING NEED
The Council wishes to ensure the continued
vitality and viability of the District Centres as a
focus for convenience shopping and local personal, community and leisure services. At the
same time it wishes to support and promote the
other parts of the retail pattern to give consumers an appropriate degree of choice and
convenience, and also to reinforce the subregional attraction of the Town Centre.
This will be achieved by the maintenance of a
retail hierarchy. Retail centres at the first level
of the hierarchy perform a district wide and subregional role. The Centres at the second level
cater for a more localised and more limited shopping role, while the third level centres and
groups of local shops (defined as at least 4 shops)
meet local convenience shopping needs.
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ject to the provision of Policy S23, which seeks
to ensure that the scale of such development
does not adversely impact upon the vitality of
the shopping core and upon the character of the
centre. Proposals which come forward which are
on the outside edge of these centre boundaries
will be subject to the controls set out in policy S2.

S1 SERVICE CENTRE HIERARCHY
A hierarchy of service centres will be maintained
by directing development and investment into
the existing service centres in accordance with
their role in the hierarchy. This will consist of:• Level 1 Telford Town Centre and the Telford
Bridge, Telford Forge and Wrekin Retail Parks
• Level 2 Newport Town Centre and the
District Centres of Wellington, Oakengates,
Madeley, Dawley, Hadley and Donnington

S2 SITE SELECTION
The Council will adopt a sequential approach to
site selection where it is demonstrated to the
Council’s satisfaction that the sites within the
hierarchy are either unavailable or unsuitable.
Proposals must meet the following criteria:

• Level 3 Other local centres and group of
local shops
Development within these areas will be subject
to the provisions set out in policy S23. The
Council will only permit new retail development
outside of the hierarchy if it conforms to those
exceptions defined in policies S2-9.

5.3.3

5.3.4

1. There should be no adverse impact upon
the Town and District Centres demonstrated
by a retail impact study;
2. Sites should be accessible by a variety of
means of transport including a viable level of
public transport

The maintenance of the retail hierarchy is seen
as the best way of reinforcing the viability of
existing centres and ensuring that there is an
adequate distribution of shops and facilities to
meet the needs of all the community. This pattern recognises the proper role of the District
Centres and also recognises the part to be
played by retail parks and food superstores in
meeting the shopping needs of the community.

3. The range of goods should conform to the
limitations set down in policy S3

5.3.5

New retail developments will be expected to
locate within the Town and District Centres in
accordance with their role in the hierarchy. There
is sufficient capacity either already approved or
within the retail hierarchy to meet the demand
for new retail provision until after the year 2000.
Policies S10 to S21 and TC1 and TC2 indicate
the boundaries of the Town and District Centres
wherein retail development can take place, sub-

5.3.6

Telford Town Centre

68

The Council is concerned that an oversupply of
shops will further undermine the trading position of the District Centres, it therefore wishes
to ensure that additional retail provision is related to anticipated population and expenditure
growth. The need for further provision is not
expected to become apparent until after the
year 2000. It is acknowledged however that retailing is a dynamic industry and subject to constant
change in response to consumer expenditure
and market fluctuations and proposals may
come forward in response to these pressures. In
the first instance the Council expect retail development to be located within the established
hierarchy, however in order to maintain flexibility the Council will adopt a sequential approach
to site selection. Where it can be shown that
sites within centres are unavailable or unsuitable then alternative edge of centre sites may
be considered providing they will not have an
adverse impact upon these centres. The Council’s definition of unavailability or unsuitability
will be based upon land use planning criteria,
such as access, parking, mass and scale, use
type, traffic impact etc. and not upon the commercial or operating preferences of the proposed retailer.
TELFORD TOWN CENTRE
The main function of Telford Town Centre is to
fulfil a town wide and sub-regional role. Its key
components are major comparison shopping
facilities and groupings of major services plus a
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children’s clothing; shoes; fashion accessories
including handbags and luggage, watches and
jewellery; watches and perfume; books; music;
records, video and audio tapes.

wide range of leisure, business and recreational
facilities accessible to a wide catchment. Telford
Town Centre has an important role to play as the
heart of the town and as a focus for the activities
of the people of Telford and the District as a
whole. Policies for the Town Centre are contained in the Town Centre Chapter (Chapter 6).

5.3.7

S4 GARDEN CENTRES
Within the boundary of Telford and Newport,
garden centres will be permitted outside of the
established retail hierarchy subject to the
following criteria:

OUT OF CENTRE SHOPPING
The retail parks in Telford fulfil an important role
in the retail hierarchy specialising largely in the
sale of bulky goods. This kind of trading has
become well established and caters for consumer needs that complement rather than compete with the Town and District Centres. The
proximity of the Telford Bridge and Telford Forge
Retail Parks to the Town Centre helps to focus
activity within the Town Centre, while the Wrekin
Retail Park fulfils a more limited town-wide retail
role. As a result of earlier planning approvals
there is sufficient retail warehouse floorspace to
meet the needs of the District for the foreseeable future. This capacity would enable alternative forms of shopping to develop such as retail
warehouse clubs and factory outlets without the
need to allocate additional land.

a) the sites within the Green Network will be
subject to the provisions of Policy OL4,
b) they are not located on a site required to
meet essential employment growth and are
located along or close to a major road and
public transport corridor or demonstrate that
their establishment will create permanent
public transport provision,
c) the building, parking, access, open storage
are designed in sympathy with the
landscape quality of the site and adjacent
areas and particularly sensitive parts of the
Green Network,
d) they are subject to the provisions of Policy S29.

5.3.9

S3 RETAIL PARKS AND RETAIL
WAREHOUSES: CONTROLS OVER TYPES
OF GOODS SOLD AND SUB DIVISION
Conditions will be applied that restrict retail
warehouses from being sub-divided and which
restrict their diversification by limiting the range
of goods sold including those specified in
paragraph 5.3.8 below.

5.3.8

Garden centres are not normal retailers. Although
their products are often comparison in type and
so similar to those offered by other comparison
retailers, the main business remains seasonal,
specialist, and leisure orientated. Locations
within existing retail centres may not always be
appropriate.

5.3.10 Garden centres will vary in size depending upon
their intended market. Large centres may aim
for a town and district-wide and possibly even a
sub-regional catchment. Small garden centres
may have a much more local market. The Council recognises the value of both types to the retail
provision within the district, but consider that
there are important differences in locational
requirements.

The Council recognises that stores which focus
the majority of their sales on bulky goods such
as furniture, carpets, and DIY requiring extensive display areas can sometimes only be located on sites outside of the Town and District
Centres. These can be permitted in accordance
with policy S2. However, the Council wishes to
ensure that retail parks and free standing retail
warehouses do not develop into hybrid shopping centres competing with and threatening
the viability of the Town and District Centres
rather than complementing them. The Council
will seek to ensure that the sub-division and
diversification of existing and proposed retail
warehouses does not duplicate the range and
type of goods which are a particular strength of
the Town and District Centres. These include
the sale of clothing including sports wear and

5.3.11 It will often be impractical in terms of site
requirements for garden centres to be located
within district centres. Thus, there is justification for the location of large garden centres outside of existing retail centres. Nevertheless, in
order to minimise journeys, it is important to
focus provision within areas where there will be
the greatest level of demand and which are most
accessible by public transport. Therefore, only
locations which can be served by public transport will be acceptable. Sites which involve the
use of land within the Green Network or abut
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small scale, these uses often create no problems. However, problems can arise in relation to
parking, traffic circulation on adjacent highways
and with advertising signs. The importation of
produce grown or processed elsewhere can significantly increase the scale of the operation and
intensify problems. They may also compete
either singly or cumulatively with the established retail centres.

open countryside, will need particularly sensitive design and siting. The use of Green Network for part of the development may be
permitted when this is intended to accommodate the “open” part of the development such
as external storage and display, car parking,
associated landscape screening etc.
S5 GARDEN CENTRES IN THE
RURAL AREA

S7 RETAILING FROM VEHICLE
REFUELLING STATIONS

In the area outside the boundaries of Newport
and Telford shown on the Proposals Map, the
Council will only permit the development of
garden centres with a retail element which is
ancillary to a horticultural operation and which
will not have an adverse impact on the viability
of nearby village shops, subject to the siting
and design requirements of policy S29.

The sale of comparison and convenience
goods from vehicle refuelling stations will not
be permitted where this would adversely affect
the viability of nearby shopping areas or village
shops and subject to acceptable parking,
access and circulation arrangements.

Proposals which are located on or immediately
outside the boundaries of Telford and Newport
will be considered on their merit, bearing in mind
the principles established by policies S4,5,6.

5.3.14 Most vehicle refuelling stations are located outside of the existing retail hierarchy. Many filling
stations now sell a wide range of convenience
and comparison goods aimed at the motorist.
This need not be a problem but if allowed to
proliferate they could undermine existing retail
centres, particularly local shops and centres.
Customer shopping can also lead to congested
forecourts creating access and egress problems
from the adjoining highway.

5.3.12 A distinction can be drawn between garden centres in which retail is ancillary to a horticultural
operation and those which are wholly retail.
Those garden centres with a strong horticultural
basis will require a substantial area of land. For
this reason locations in open countryside may
be the only means of achieving provision. However, the Council considers that these enterprises should not be permitted to create a strong
retail attraction in open countryside. Nevertheless some element of retail which is ancillary to
a main horticultural operation and which may
be an important contributor to the overall viability of the holding and which helps to diversify
the rural economy is acceptable where the sales
area does not exceed the approximate size of
an average modern shop 300 m2 (around 3,000 ft2).

5.3.15 However, where there is no local shop, a convenience store attached to a filling station can
provide a viable and valuable local service, particularly in rural areas. The Council is concerned,
however, that these developments are not permitted to undermine the viability of local shopping centres or village shops.
5.3.16 Filling station shops will therefore be opposed
or limited in size unless it is shown that there
will be no adverse impact on nearby shopping
areas or village shops.

S6 FARM SHOPS
Proposals for farm shops which require
planning consent will be permitted where the
potential effect on the viability of nearby retail
centres, local amenity and local traffic
congestion is acceptable.

5.3.17 In all cases, proposals must also be acceptable
in term of their parking arrangements, access
and egress and their effect on the adjacent highway network.

5.3.13 Shops attached to farms and selling produce
grown on the holding may not require planning
approval if the building falls within certain permitted dimensions and operates from the agricultural holding. Farm shops which sell produce
grown or processed elsewhere, or operate on a
larger scale, may need planning permission. If

S8 CAR AND CARAVAN SALES
The Council will not permit the sale of motor
vehicles and caravans in areas of open
countryside, Conservation Areas and residential
areas. Elsewhere proposals will be judged on
their individual merit.
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a variety of different facilities, activities and
social groupings. They form key points in the
district’s road and public transport network,
enabling one journey to serve many different
purposes. District Centres will be promoted not
simply as shopping centres, but as multi-purpose service centres contributing to a range of
important activities and social needs, including
housing, employment and leisure. There will be
opportunities within each centre to play a part
in meeting these needs.

5.3.18 In sensitive locations, car sales can have an
adverse impact on the surroundings. Car showrooms, although often more compatible with
their surroundings, are still urban in character
and will most appropriately be located within or
adjoining commercial areas or secondary areas
within District Centres. Each proposal will need
to be considered on its individual merit but they
are not considered to be appropriate uses within open countryside, predominantly residential
areas or Conservation Areas.

5.3.22 Maintaining the viability of District Centres is a
key objective and the Council will seek to direct
and encourage new retail investment, employment and residential uses to appropriate centres. Each centre varies in its capacity to
accommodate new investment. Specific policies
are therefore set out for each centre.

S9 RETAILING FROM EMPLOYMENT
AREAS
Retailing from employment areas will only be
permitted where it is for small scale convenience
retail (no greater than 300 m2 of gross
floorspace) or A3 uses aimed at satisfying the
immediate day to day needs of the workforce
and which are some distance (in excess of 10
minutes walking) from existing facilities.

Policy Aims
5.3.23 Retailing is a critical underpinning mechanism
for much of the activity that takes place within
the District Centres. Therefore, the maintenance
of viable trading levels must take prominence.

5.3.19 The prime purpose of the industrial and employment areas is to provide employment and build
the District’s modern industrial and commercial
base. Whilst retail uses can create jobs, these
are often displaced from other retail centres and
result in no net gain to employment. Therefore,
job creation is not considered an important criterion upon which to judge retail applications.
There are, however, two exceptions: retail which
is ancillary to a main manufacturing or assembly
plant; and retail which is primarily aimed at
meeting the convenience shopping needs of
employees.

5.3.24 Newport Town Centre and Telford’s District Centres traditionally fulfilled the main food and convenience shopping needs of the district but they
have tended to be superseded by the major offcentre food superstores. However, they still play
an important role. Many consumers without
access to private transport rely on supermarkets
and convenience shops within District Centres
for much of their convenience shopping needs.
A substantial number of customers who may
shop elsewhere also use the Centres for their
top-up shopping. There is a positive link at District Centres between food shopping and comparison shopping and the use of various services.
Food shopping is therefore crucial to sustaining
the overall trading levels of District Centres and
is an important priority.

NEWPORT TOWN CENTRE AND
DISTRICT CENTRE POLICIES
General Policy Context
5.3.20 Newport Town Centre and the District Centres
of Wellington, Oakengates, Madeley, Dawley,
Hadley and Donnington provide a secondary
level of shopping provision, mainly to meet the
more frequent convenience shopping and service needs of their local communities. They also
provide a more specialist and complementary
comparison retail role to the Town Centre and
retail parks.

5.3.25 Comparison shopping at Newport and the District Centres is relatively small scale and sometimes more specialist. The District Centres have
continued to lose comparison trade, although
decline has been ameliorated to some extent
by an increase in population and growth in
expenditure. Wellington and Newport, which
also fulfil an important comparison shopping
function within the district have tended to maintain a better trading position comparative to
other District Centres

5.3.21 The District Centres are a focus for community
identity and act as a particularly cohesive force in
the community, bringing together in one location
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5.3.29 The main focus of shopping within the centre is
New Street, Market Square, Bell Street, Duke
Street, Crown Street and part of Market Street.
The essential character of this area is retail.

5.3.26 The aim of the Plan is to:
• Encourage diversity within the centres.
• Maintain and enhance food retailing provision.
• Encourage the development of large sites

within the District Centres for retail use
where they can be satisfactorily
accommodated within the townscape
without adverse effect upon the character of
the area.
• Encourage good design and improvements
to environmental quality
5.3.27 These aims will be achieved by consolidating
retail within a central core area thereby reinforcing their essential retail character. At the
same time it is intended to encourage around
the core a variety of uses (including retail) which
will enable the District Centres to diversify and
build on their multi functional role. These primary retail and secondary areas are identified
on the proposal map. However, there are marked
differences between the District Centres in
terms of size, function and opportunity and the
policy approach is sensitive to these differences.
WELLINGTON DISTRICT CENTRE
5.3.28 Wellington performs an important role in the
District, containing a wide range of specialist
and convenience retailing which complements
the Town Centre. There is a large and clearly
defined primary retail core where retail uses
predominate. Beyond this area there is a secondary area of mixed uses, which includes commercial buildings and vacant land with the
potential for a variety of uses.

Wellington Market

5.3.30 While non-retail uses are important to the Centre, the Council is concerned that they should
not be permitted to dilute or undermine the
essential retail character which is responsible
for drawing in customers and which underpins a
great deal of district centre activity. The Council
will therefore control the changes that contribute
to the displacement of important retail frontage
by non-retail uses (Non-retail uses are defined
as uses which fall within Classes A2, A3, B, C and
D of the Use Classes Order 1987).

S10 WELLINGTON PRIMARY RETAIL ZONE
Within the prime retail zone, changes of use at
ground floor level to non retail uses within
Classes A2 (financial and professional
services) and A3, C1, D2, (restaurants, takeaways, hotels and hostels, leisure uses)
launderettes and amusement centres will only
be permitted where the proposal does not
threaten the primary zone’s function as a
shopping area by the creation of unacceptable
levels of non retail use.

S11 WELLINGTON SECONDARY ZONE

Unacceptable levels of non-retail are
considered to occur when :

Within the secondary zone, the following
ground floor uses will be acceptable subject to
their size, design and overall impact on the
environmental quality of the Centre.

a) non retail uses within a continuous frontage
would exceed one in every four ground floor
units and:

a) small scale business and service units
conforming to A2 and offices falling within
Class B1;

b) where the proposal consists of a non-retail
frontage in excess of 6m.

b) housing including hostels and hotels within
Class C1;
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5.3.33 In Newport there are clearly defined retail
frontages where there is a predominance of retail
use. These extend on both sides of High Street
between the area around St Nicholas’s Church
and Abbey Court and it is therefore important
that the prime retail area is confined to key
frontages rather than a specifically defined
“zone”. While non-retail uses are important to
the Centre, if they are allowed to proliferate they
could weaken the retail character of the centre
and undermine its longer term potential.

c) local leisure and community facilities within
Class D2;
d) any retail use subject to the provisions of
policy S23
e) restaurants, cafes and public houses within
Class A3 subject to the limitation set out in
policies S26, 27 and 28.

5.3.31 It is believed that policies, which aim to consolidate retail within a confined core, must also be
sufficiently flexible to reinforce the Centre’s
multi-purpose role and diversify the economic
base. To this end, a secondary zone of mixed
uses around the shopping core has been identified, where a variety of uses which could contribute to the viability of the Centre will be
permitted. This zone also has a part to play in
accommodating retail which would be difficult
or inappropriate in the retail core or specialist
retailers who do not require prime frontages.

S13 NEWPORT SECONDARY ZONE
Within the secondary zone, the following
ground floor uses will be permitted subject to
their size, design and overall impact on the
environmental quality of the District Centre:a) small scale business and service units
conforming to A2 and offices falling within
Class B1;
b) housing including hotels and hostels within
Class C1;

NEWPORT TOWN CENTRE
5.3.32 Newport performs an important role in the district, providing a wide range of specialist comparison and convenience shopping which
complements Telford Town Centre whilst also
meeting local needs. In the short term it is unlikely that Newport Town Centre could sustain any
significant retail growth in either comparison or
convenience shopping but there may be opportunities to encourage some small scale growth
and in the longer term, as a result of population
and expenditure growth, there could be some
general recovery. It may also be able to develop
a more specialist and independent retail role
and its architectural and historical character will
be a particularly strong asset in this respect.

c) local leisure and community facilities within
Class D2;
d) restaurants, cafes and public houses within
Class A3 subject to the provisions of
Policies S26, S27 and S28.

5.3.34 Beyond the retail core there is a secondary zone
of mixed uses based mainly on frontages where
the emphasis is non-retail or marginal retail uses,
and backland burgage plots with redevelopment or refurbishment potential.
5.3.35 Whilst the use of alleyways and burgage plots
for retail conforms with the aim to encourage
small specialist and independent retailers, in a
period of slow growth and high vacancy rates
there is a risk that the main retail frontages could
be undermined. The priority should be to
encourage the use of vacant sites and premises
in the secondary zone for other small businesses, services and residential uses which support
the role of the Centre.

S12 NEWPORT RETAIL FRONTAGES
Within the primary shopping frontages,
changes of use at ground floor level to non
retail uses within Classes A2 (financial and
professional services), A3, C1, D2,
(restaurants, hotels, take-aways and leisure
uses) launderettes and amusement centres,
will only be permitted where the proposal does
not threaten the primary shopping frontages
function as a shopping area and result in an
unacceptable level of non-retail use.

MADELEY DISTRICT CENTRE
5.3.36 The main strength of Madeley is its remoteness
from competing centres and its range of convenience shopping, together with a small but valuable durable sector. This has helped maintain its
viability through periods of recession. Another
important strength is the compactness of the
retail core and its proximity to car parks and
good access to public transport.

Unacceptable levels of non-retail are
considered to occur when:a) non retail uses within the prime retail
frontage exceeds one in every four ground
floor units and,
b) where the proposal consists of a non-retail
frontage in excess of 6 m.
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ited. As retail development in the secondary
zone is only marginal to the success and vitality
of this Centre, the Council will encourage the
use of premises within these streets for offices
and residential.

S14 MADELEY PRIMARY RETAIL ZONE
Within the primary retail zone, changes of use
at ground floor level to non retail within Classes
A2 (financial and professional services) C1,
D2, laundrettes, will only be permitted where
they do not threaten the primary shopping
zone’s function as a shopping area and result
in an unacceptable level of non-retail use.

5.3.39 There has been an increase in restaurants/takeaways occupying vacant shop units. It is felt that
these are now reaching the maximum acceptable level established by policy S27 and that no
further A3 uses should be permitted in this area.

Unacceptable levels of non-retail are
considered to occur when :
a) non retail uses within a continuous frontage
would exceed one in every five ground floor
units and,

OAKENGATES DISTRICT CENTRE
5.3.40 Oakengates Centre performs an important local
role providing the northeast of Telford with
convenience shopping and a range of services.
Oakengates’ main strength and hence its future
lies in its convenience, specialist and service
roles. Priority will be given to assisting the development of an additional medium sized food
store and ensuring that policies encourage the
development of comparison shops as demand
increases.

b) where the proposal consists of a non-retail
frontage in excess of 6 metres.

5.3.37 In a period when retail growth is expected to be
slow, the Council is anxious to maintain a strong
centralised retail core based on Anstice and Russell Squares. The primary retail area which is
proposed is comparatively small and compact
and consequently the growth of non-retail could
have a more serious impact on its retail character. It is therefore considered that a greater
degree of control over changes to non-retail is
required than in some other District Centres.
For this reason a lower non-retail to retail threshold is introduced and changes of use to A3 uses
and amusement centres are specifically excluded.

S16 OAKENGATES PRIMARY RETAIL ZONE
Within the primary retail zone, changes of use
at ground floor level to non retail within Classes
A2 (financial and professional services), C1,
D2, launderettes, will be permitted where it
does not threaten the shopping zones primary
function as a shopping area and result in an
unacceptable level of non retail use within the
shopping zone.

S15 MADELEY SECONDARY ZONE

Unacceptable levels of non-retail are
considered to occur when:

Within the secondary zone, the following
ground floor uses will be permitted subject to
their size, design and overall impact on the
environmental quality of the district centre and
have regard to the amenity of occupiers of
nearby residential property:

a) non retail uses within a continuous frontage
would exceed one in every three ground
floor units and,
b) where the proposal consists of a non-retail
frontage in excess of 9 metres.

a) small scale business and service units
conforming to A2, and offices within Class B1,
b) housing, including hostels and hotels within
Class C2,

5.3.41 Retail uses are dispersed throughout the centre
and the retail frontages are less extensive than
in the other centres. Nevertheless, there is a
core of retail uses concentrated in the lower west
side of Market Street and Limes Walk. Dilution
of this focal point would undermine the centre’s
overall attraction.

c) local leisure and community facilities within
Class D2,
d) any retail use subject to the provisions of
Policy S23.

5.3.38 Beyond the retail core of Anstice Square and
Russell Squares, there is a peripheral area of
marginal retail and service uses based on High
Street and Court Street, which make up the secondary zone. The empty properties in the secondary area present opportunities for some
retail growth. However, both capacity and
demand for retail in this area appears to be lim-

5.3.42 However, a policy approach aimed at limiting
the incursion of further non-retail into this
area against a background of slow growth is
unlikely to succeed in strengthening the centre
which must rely on improving its service role. It
is therefore felt that some control should be
exercised over the growth of non-retail in this
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Zone which would lead to an improvement in
the centre’s trading position.

area but that more flexible limits will be appropriate. Oakengates is well represented by A3
uses and in order to maintain the primary area’s
integrity as a shopping focal point, changes of
use to A3 uses and amusement centres are
specifically excluded.

DAWLEY DISTRICT CENTRE
5.3.44 Dawley’s main strength is its convenience role,
although this has declined with the recent closure of one of the local supermarkets. Comparison retail is on the whole low key with a
concentration on the lower end of the market
with a few specialist shops catering for a wider
catchment.

S17 OAKENGATES SECONDARY ZONE
Within the secondary zone, the following
ground floor uses will be permitted subject to
their size, design and the overall impact on the
environmental capacity of the Centre.

S18 DAWLEY PRIMARY RETAIL ZONE

a) small scale business and service units
conforming to A2 and offices falling within
Class B1,

Proposals for change of use from retail to non
retail which would lead to the loss of important
local shopping facilities will only be acceptable
if they are no longer required or viable. It will
need to be demonstrated that the premises
have been unable to find a user following a
period of continuous marketing of not less than
12 months.

b) housing including hostels and hotels within
Class C1,
c) local leisure and community facilities within
Class D2,
d) any retail use subject to the provisions of
Policy S23,
e) restaurants, cafes and public houses, within
Class A3 subject to the limitations set out in
policies S26, S27 and S28.

5.3.45 This centre draws on a catchment with comparatively weak spending power and is in sharp
competition with the Town Centre and other
local and District Centres which together offer
more retail choice and extensive parking and
public transport facilities. It is concluded that
it would be difficult to create a retail revival in
this Centre and that its viability is likely to be
sustained by maintaining a convenience shopping and services role. Controls on change of

5.3.43 Within the remainder of the centre, a flexible
approach aimed at securing the beneficial use
of any vacant units will improve the overall trading position and sustain greater future investment and retailer confidence. It is therefore
proposed to allow any use within the Secondary

Dawley High Street
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5.3.48 Shopping provision is concentrated almost
exclusively within the modern shopping precinct
and this is the focal point for most of the district
centre activity. Proposals which would lead to
the loss of existing retail units within this area
will undermine the attraction of the centre and
will be resisted. However, in the context of a
comparatively weak catchment and slow retail
growth, rigid policies controlling change of use
could be counterproductive and a policy
approach needs to be adopted which would
allow changes of use in situations where it can
be shown that retail is not viable.

use are unlikely to be successful in this context
and any proposal which will maintain vitality and
diversify the customer base will be welcome.
However, in order to maximise opportunities for
retail development, proposals which would lead
to the loss of existing retail units will need to
show that retail is no longer required or viable.
S19 DAWLEY SECONDARY ZONE
Within the secondary zone, the following
ground floor uses will be permitted subject to
their size, design and the overall impact on the
environmental capacity of the centre.
a) small scale business and service units
conforming to A2 and offices falling within
Class B1,

S21 HADLEY SECONDARY ZONE
Within the secondary zone the following ground
floor uses will be permitted subject to their size,
design and the overall impact on the
environmental capacity of the centre.

b) housing, including hostels and hotels within
Class C1,
c) local leisure and community facilities within
Class D2,

a) small scale business and service units
conforming to A2 and offices falling within
Class B1,

d) any retail use subject to the provisions of
policy S23,
e) restaurants, cafes and public houses within
Class A3 subject to the limitation set out in
policies S26, S27 and S28.

b) housing, including hostels and hotels within
Class C1,
c) local leisure and community facilities within
Class D2,
d) any retail use subject to the provision of
policy S23,

5.3.46 Beyond the main shopping frontages a flexible
approach which is aimed at securing the beneficial use of any vacant units will improve the overall trading position and sustain greater future
investment and retailer confidence.

e) restaurants, cafes and public houses within
Class A3 subject to the limitations set out in
policies S26, S27 and S28.

HADLEY DISTRICT CENTRE
5.3.47 Within Hadley, a small catchment area characterised by weak spending power and competition from other centres has led to a situation
where all forms of retailing have declined. The
Centre fulfils a local convenience shopping role
which is boosted by passing trade and this role
is important in providing the local community
with essential food and convenience shopping.
The policy aim, therefore, is to encourage the
centre to maintain a viable convenience shopping role within a key shopping area and promote diversification in the wider area.

5.3.49 Beyond the main primary shopping area a flexible
approach is required, aimed at securing the beneficial use of any vacant units which will improve
the overall trading position and sustain greater
future investment and retailer confidence.
DONNINGTON DISTRICT CENTRE
S22 DONNINGTON CHANGE OF USE
Proposals for change of use from retail to non
retail which would lead to the loss of important
local shopping facilities will only be acceptable
if they are no longer required or viable. It will
need to be demonstrated that the premises
have been unable to find a user following a
period of continuous marketing of not less than
12 months.

S20 HADLEY PRIMARY RETAIL ZONE
Proposals for change of use from retail to non
retail which would lead to the loss of important
local shopping facilities will only be acceptable
if they are no longer required or viable. It will
need to be demonstrated that the premises
have been unable to find a user following a
period of continuous marketing of not less than
12 months.

5.3.50 Donnington Parade contains a good variety of
small food and convenience shops and a small
supermarket. These provide a wide catchment
area with essential food and convenience shopping. A large proportion of households within
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LOCAL CENTRES AND LOCAL SHOPS

the Donnington area carry out main shopping in
one of the larger supermarkets elsewhere in
Telford. The recent development of the Aldi
store may have reclaimed some of this “lost
trade”. The extent to which Donnington Parade
may have benefited from these changes is
unknown and some shops within the Centre
could become vulnerable.

S24 CHANGES WITHIN LOCAL CENTRES
AND LOCAL SHOPS
Proposals for change of use from retail to non
retail which would lead to the loss of important
local shopping facilities will only be acceptable
if they are no longer required or viable. It will
need to be demonstrated that the premises
have been unable to find a user following a
period of continuous marketing of not less than
9 months and, in the case of shops within the
rural area, the advice of the Countryside
Agency has been considered.

5.3.51 The policy aim is to encourage the centre to maintain a viable convenience shopping role. Proposals which would lead to the loss of existing retail
units along Donnington Parade will be resisted
and in this respect a similar policy approach to
that set out for Hadley District Centre, other local
shops and local centres is considered appropriate.

5.3.53 Local shopping provision is represented by local
centres, small shopping parades and corner
shops which cater for the more frequent and
urgent day to day convenience purchases.

S23 LARGE RETAIL DEVELOPMENT SITES
WITHIN DISTRICT CENTRES
The Council will permit the location of large
retail developments within the secondary zone
of Newport Town Centre and the District
Centres of Telford providing:

5.3.54 Shopping provision at local shops is often vulnerable to change. The move to more centrally
located facilities and increased car ownership has
created situations where many local shopping
parades offer no more than small supermarket/
newsagent, video hire and a series of non-retail
services. The Council is concerned to ensure that
the loss of local retail provision does not deprive
a community of important local shopping facilities. However, if there is no longer demand for
retail use, the vacant units can be difficult to let
and change to more viable non retail enterprises
can help to bring customers back into the centre,
thus reinforcing the viability of the remaining
shops. In this context, changes of use to non-retail
can be beneficial. The Council recognises the
important role that rural shops can play providing a valuable facility to local communities and
reducing the need to travel to obtain goods and
services. The Countryside Agency provide practical support to stem the decline in rural services
The Council would expect in the case of proposals
to change from food retail to non retail, the help
of the Countryside Agency to have been sought.

a) they do not undermine the viability of the
retail core (i.e. the primary retail zone) by
forcing closure of key stores or groups of
shops. This should be demonstrated by a
retail impact study;
b) they make a positive contribution to the
physical functioning of the centre in terms of
pedestrian linkages, parking provision and
access and will not lead to unacceptable
levels of traffic congestion;
c) they do not harm the built character of the
centre in terms of scale and design.

5.3.52 Large developments within the “secondary area”
of a District Centre can make a valuable contribution to the viability of a Centre if developed
for uses which would either improve the customer base or improve its attraction as a commercial/shopping centre. These could include
residential or office uses or retail for bulky goods
such as DIY, car sales and parts, and supermarkets. Where retail proposals are concerned, it is
vitally important that they should be integrated
with the main shopping area. Badly located
stores could draw essential trade from the core
of the Centre, thereby undermining its retail
character and thus its viability. The Council will
expect proposals to make proper provision for
pedestrian links, access to car parks, and integration of the development into the rest of the
centre, either as part of the scheme or payment
to the Council for works which need to be carried out both on and off site.

S25 NEW LOCAL CENTRES AND LOCAL
SHOPS
The District Council will permit the creation of
new shops of a size and scale related to the
needs of the immediate communities which
they serve subject to satisfactory arrangements
with respect to access, servicing and parking.

5.3.55 Extensive areas of residential development distant from existing shopping facilities, for example
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5.3.58 The displacement of important retail space within shopping areas and the general degradation
of the retail image has been a problem within
the district centres. During a period of high
vacancy rates and slow retail growth, further
pressure from A3 uses on retail areas can be
expected. The specific impact on important
retail frontages within each of the District Centres will be controlled by the policies specific to
each Centre (identified in policies S10-S23).

Lawley, could justify the provision of new convenience shops. In order not to undermine the
retail hierarchy and threaten the viability of
other retail centres, it will be necessary to constrain the size and number of new shops to meet
the immediate needs of the local population.
CONTROL OF A3 (FOOD AND DRINK USES)
S26 CONTROL OF FOOD AND DRINK
(A3 Uses)

5.3.59 In order to ameliorate the effects and particularly the cumulative effect on the residential and
shopping environment and achieve a balance
between A3 and other retail and non retail uses,
the Council aims to limit the growth of A3 uses
to a certain threshold and impose controls governing the siting, parking, emission of odours
and hours of operation. These conditions are
set out in the Environmental Health and Transport policies of this plan.

A3 uses will be permitted outside the Retail
Hierarchy under the following circumstances:
a) serves large residential / employment areas
not otherwise served by this type of facility or
where there is no suitable site of sufficient size
within a nearby District or Local Centre; and,
b) the proposed site is accessed by a non
residential road and will not create unacceptable traffic hazard or congestion; and,
c) is accessible by public transport; and,
d) there is sufficient car parking in accordance
with the Councils car parking standards, and;

5.3.60 The average ratio of catering establishments
(restaurants and pubs) to other ground floor uses
within Shropshire towns and Telford is 9%. It is
felt that this achieves a reasonable degree of
choice without undermining the retail area, or
creating undue nuisance. The Council will look
at the average provision in the District as a means
of judging the affect of further such uses. It would
not be practical to define limits within smaller
areas, such as local centres. In areas such as this,
the Council will consider each proposal on its
merits bearing in mind the affect on the local
amenity the other criteria set out in policies S28
and the potential displacement of important
local retail facilities.

e) where there will be no detrimental impact on
residential amenity.

5.3.56 Restaurants, take-aways and public houses can
make important contributions to the viability of
all the main shopping centres bringing in additional trade at lunch times and in the evenings.
As a general approach, the Council takes the
view that these uses are better directed to the
District Centres or large local centres where they
can maximise the benefit to other businesses
and utilise existing infrastructure such as car
parking. New facilities outside these centres can
be justified where they are planned to meet the
needs of new employment or residential areas
which do not have access to them within reasonable walking distance (approximately 10
minutes) or where the proposal requires a site
by virtue of it size or operational requirement
that is not available within a nearby centre.

S28 HOT FOOD ESTABLISHMENTS
The Council will not permit the use of premises
for the sale of hot food uses falling within Class
A3 if there is judged to be a detrimental impact
on residential amenity or if it, or any immediate
adjacent property, is used for residential
purposes, except where the accommodation is
provided for the sole use of the business.

5.3.57 In order to avoid nuisance to residential areas
access by road should normally be via a nonresidential road.

5.3.61 Conditions will vary according to individual circumstances of the proposal, however, they are
likely to cover the following aspects:

S27 LIMITS TO A3 USES

a) All cooking fumes to be collected in a canopy
and discharged to atmosphere by a high velocity terminal without any physical obstruction
at a point at least one metre above the eaves
gutter of the premises or any adjacent premises

The Council will permit new A3 uses in
Newport Town Centre and the District Centres
of Telford unless this would create, within the
boundary of that centre, an excessive provision
of such uses.
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the conditions and principles that will be
applied to new developments. The Council will
seek improvements to the District Centres and
Newport Town Centre such as: public transport,
access, mobility, street lighting, traffic calming
and enhancements to the streetscape.

if they are significantly taller, or all fumes to
be suitably treated so that the odour is undetectable at its point of discharge.
b) Hours of operation and take-away food
premises in residential areas will usually be
required to close by 11.30 p.m.
c) All air movement equipment shall be constructed and maintained in such a manner so
that the noise is not audible at the boundary
of the property.
d) Adequate provision of waste receptacles
immediately adjacent to the premises.

S30 DESIGN POLICY: DISTRICT CENTRES
The Council will require development in
Newport Town Centre and the District Centres
of Telford to maintain and where appropriate
enhance the character and appearance of the
centres. Development proposals should:
a) be sensitive and appropriate to the Centre
and incorporate mixed uses wherever
possible;

ENVIRONMENTAL QUALITY

b) possess a form, scale and layout which
reinforces the character and function of each
Centre;

S29 GARDEN CENTRE DESIGN
AND SITING
All garden centre proposals must be designed
to reduce their visual impact on their
surroundings in accordance with the following
design principles:

c) provide for the sympathetic conversion and
positive re-use of existing and vacant
buildings which contribute to the character of
the Centre, including the conversion of
vacant upper floors which retain the integrity
and features of the buildings;

a) car parking areas should conform to the
Council’s parking standards and be well
landscaped;

d) maintain and enhance the townscape and
landscape quality of the Centre.

b) open storage and open sales area should
not be visible from the public highway or
adjacent to residential areas;

5.3.64 The Council wishes to support the role and
importance of the District’s retail centres as they
form the focus for the social and community
activities of local residents. There is a crucial
link between high quality, responsive and imaginative design and the successful regeneration
of these centres. It is important that new development raises the quality of these areas in order
to make them attractive for people to shop within and use for other activities. These areas are
highly distinctive and have their own character.
They provide an alternative and different environment from the Telford Town centre. Particularly for this reason, in considering all
development proposals, the Council will expect
applicants to comply with policy UD2.

c) security fencing should be set back from
highway and public footpath verges and
concealed by landscaping;
d) sales areas should be accommodated in
purpose designed buildings constructed in
materials sympathetic to the surroundings;
e) there should be significant landscape
screening and the proposal should be
accompanied by full landscape and planting
plans.

5.3.62 Most garden centres will have similar requirements in terms of cultivation and sales under
glass, associated buildings, security fencing,
open storage and car parking. These need to be
carefully controlled to reduce their visual impact
upon their surroundings and in accordance with
the urban design policies of the Plan.

5.3.65 The Council has carried out extensive environmental improvements in the district centres and,
where possible will continue to enhance these
areas through using its own capital programme,
grants and partnership funds as well as the possible negotiation of planning obligations to
secure environmental improvements from development schemes.

5.3.63 Newport Town Centre and Telford’s District Centres are visually important assets to the District.
Their unique character offers opportunities to
build an individualistic and specialist retail role.
The Council is concerned that this opportunity
should not be eroded by inappropriate alterations to buildings and shop fronts. This Plan’s
Urban Design and Conservation policies set out
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important traffic signs and generally produce an
unacceptable level of visual clutter and dominate the character of an area.

S31 SHOP FRONTS, ADVERTISEMENTS
AND HOARDINGS
The Council will take the following matters of
energy conservation, amenity and public safety
into account when considering applications for
alterations to shop fronts and advertisement
consent:

5.3.67 In line with the Council’s aim to reduce energy
waste, the use of illuminated signage will be discouraged unless it can be shown to contribute
to either public safety, or contributes to the
ambience of retail or leisure areas.

a) The shop front, including any proposed
shutters and grills and associated features
including security grills and advertisement
should be compatible with and respect the
character, appearance and scale of the
building and /or surroundings in terms of
size, proportions, location, form, design,
materials and use of colour;

5.3.68 Larger advertisements such as hoardings will
only be permitted in established areas of industrial activity or commercial centres and even
then they will be strictly controlled. Hoardings
can have a significant impact on the surrounding
area and need to be considered carefully. They
will only be permitted where there is an overall
environmental benefit to the area and where
they would not detract form the character of a
building and locality, create undue clutter or
harm amenity. A hoarding will not be permitted
if it blocks important views, or due to its siting,
cause a hazard to traffic or pedestrians.

b) Security shutters should be designed as
open grills;
c) Any advertisement should be designed and
positioned so that it is not detrimental by
way of dominating the individual building or
street scene;
d) Any advertisement should not lead to an
unacceptable level of visual clutter or an
excess of advertising as a result of the
degree of advertising already existing in the
area or on an existing building;
e) Any advertisement should not prejudice the
amenity of the occupiers and users of adjacent
or nearby dwellings or other buildings;
f) Any advertisement should not be designed
or located in such a way that it obscures the
visibility of, or causes undue distraction to,
users of the highway;
g) The colours or intensity of the advertisement
and any form of illumination should not
obscure or reduce the clarity of any traffic
sign;

5.4

IMPLEMENTATION

5.4.1

Proposals for retail and other business and commercial developments within retail centres will
usually be carried out by the private sector. The
Council will steer these proposals to appropriate locations in accordance with the policies outlined in this Plan.

5.4.2

The Council will expect all large retail developers to make a positive contribution to the wider
physical and cultural environment of which they
are a part. This may take the form of benefits
provided and constructed as part of the development or payment towards the cost of facilities
such as pedestrian links, car parking, improved
public transport facilities and other environmental improvements.

5.4.3

The Council will also liase with all major landowners to achieve the planning objectives, particularly English Partnership and the owners of the
Town Centre. Where the Council is the landowner, it will seek to bring forward sites for development in accordance with the principles,
policies and constraints set out in this Plan.

5.4.4

The perception of District Centres as comfortable places to visit and shop in influences the
consumers’ choice of shopping centre. A good
quality environment is important in attracting

h) It must not hinder the free passage of
pedestrians;
i) Illuminated advertisements will be restricted
to locations where illumination has the
function of contributing to the ambience of a
leisure or retail focal point, or contributes to
public safety.

5.3.66 Shop fronts, particularly security shutters and
grills, and advertisements can have a major
impact upon the character and amenity of an
area and the buildings within it, and need to be
carefully located and designed. A proliferation
of ill designed advertisements can result in a
level of visual clutter which not only detracts
from the quality of the environment, but may
also cause nuisance and danger to the users and
occupiers of public space. If not properly sited
and controlled, illuminated signs can be a particular problem as they may impair the amenity
of residents in the immediate location, obscure
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investors as well as shoppers. Failure to maintain
this perception by appropriate improvements
to the quality and management of the shopping
environment will lead to a drop in visitor numbers and weaken their trading position. The
Council has sustained a long-term commitment
to improving the quality of the Centres. It intends
to continue with this commitment but will need
to place greater emphasis on private sector
investment secured through planning obligations in relation to new development proposals.
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6.1

INTRODUCTION

6.1.1

In the last decade the Town Centre has grown
rapidly, developing a clearly established role. It
now contains the largest shopping centre in the
town, several civic and administrative buildings,
a large concentration of employment opportunities and a range of leisure facilities.

6.1.2

6.1.3

6.1.4

6.2

By 2006 Telford’s population is expected to have
grown to around 160,000. It is important that the
town should aim to provide an appropriate level
of services and employment opportunities for
this growing population. The Town Centre will
need to play a role in this growth, building on its
existing range of facilities and providing opportunities for further new development which will
strengthen Telford as a whole and consolidate
its emerging position as a growth point in the
West Midlands.

6.2.1

Its key components are major comparison shopping facilities and groupings of major services
plus a wide range of leisure, business and recreational facilities accessible to a wide catchment.

6.2.2

The Council believes that a successful and viable
Town Centre will be one which is multi functional with the different uses mutually reinforcing
one another. The Council’s aim, therefore, is to
promote strong links between leisure, housing,
shopping and work and to encourage developments, which contribute to its image and status
as a growing sub-regional centre.

6.2.3

Therefore, the Plan seeks to:• promote new shopping, leisure, housing and

business developments where this will reinforce its status as a sub regional centre and
provide or support town wide activities.
• improve access to and around the shopping
centre, particularly for pedestrians, cyclists,
the disabled and users of public transport,
and also to improve access around the centre
after shopping hours.
• improve the quality and image of the Town
Centre by public art, landscaping and building design.

The main function of Telford Town Centre is to
fulfil a town wide and sub-regional role. It has an
important role to play as the heart of the town
and as a focus for the activities of the people of
Telford and the District as a whole. It is clearly
important that the Council continues to support
the development of a strong and vibrant Town
Centre. This is critical to the creation of a strong
focal point for the Town and the sense of whole
town identity, which is paramount in securing a
mature and economically prosperous district.

6.2.4

In recognition of this Telford & Wrekin Council
together with English Partnerships have sponsored a new urban design master plan for the
Town Centre which will provide a more detailed
context for it’s future development. The policies
set out here set out the overall context for the
study and, as the detailed work on the master
plan progresses these policies may be complemented by policy reviews, development briefs
and design codes which may be subsequently
adopted as supplementary planning guidance.

The growth and development of the Town Centre has created both opportunities and constraints to achieving these objectives. Polices
and proposals to overcome problems and make
use of opportunities are set out below.

PROMOTING NEW DEVELOPMENT
6.2.5

SHOPPING AND LEISURE DEVELOPMENTS
The Council aims to encourage new facilities by
• defining policies where new food/drink,

leisure and retail uses may be permitted
• identifying key development opportunities

POLICY STATEMENT

6.2.6

TC1 TOWN CENTRE
Within the Town Centre boundary defined on
the inset plan, the Council will permit new
development and changes of use which
contribute to its function as a multi-purpose sub
regional centre subject to the provisions
identified in policies TC2, 3, 4, 6 and 7.
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SHOPPING
The main focus of the Town Centre is the
enclosed shopping malls owned by the Universities Superannuation Scheme. These shops are
supplemented by the Telford Bridge and Telford
Forge Retail Parks which, although catering for
different types of shopping opportunity, helps
support and consolidate a strong central retail
function within Telford and the District. Its central position serving the Town and the district
beyond and as a focus for the public transport
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and one stop shopping centre. It is equally
important that new proposals do not exacerbate
existing problems of access, circulation and car
parking. In order to achieve this additional shopping should be developed around and integrated with the existing Telford Centre. Acceptable
locations are defined on the Inset Map. Thus
proposals for new shopping development in
peripheral areas around the Town Centre will
not be permitted.

network contributes to the creation of a sustainable development pattern.
6.2.7

The refurbishment and extensions that the Centre has undergone demonstrate the commitment
by the owners to improving the quality and quantity of shopping opportunities there. Much of
the comparison shopping needs of the District
are now met by the shopping centre. However,
there are notable weaknesses marked by incomplete representation by some of the major chain
stores, as well as under representation and
restricted choice in some categories of goods
such as toys, electrical, household and furniture
goods. Demand for additional shopping facilities is expected to grow during the plan period
and there will be scope to expand shopping provision at the Town Centre to meet both unmet
needs and growth in expenditure.

6.2.8

Retailing is an important underpinning mechanism helping support and attract leisure and
business uses to the Town Centre. Failure to
keep pace with rising demand will result in
expenditure being lost to competing towns such
as Shrewsbury and Wolverhampton. Significant
leakage of expenditure will weaken opportunities to strengthen and reinforce Telford Centre’s
multi-functional role and undermine Telford’s
position as a major sub-regional growth point.
The Council therefore sees an important continuing and expanding role for retail within the
Town Centre.

6.2.9

The main issue will be to ensure that new retail
growth is located in such a way as to reinforce
and consolidate the retail core of the Town Centre.

CHANGE OF USES TO NON RETAIL
6.2.11 In many town and district centres the operation
of the market has led to the displacement of
retail uses from important shopping frontages
leading to the erosion of the retail character and
subsequent loss of important facilities and general degradation in the viability of the centre.
The Council has powers to control changes of
use within the enclosed shopping malls of
Telford Town Centre. However, the owners (USS)
also exert control via lease agreements and a
marketing policy in line with their objective of
securing the Centre as a major retail enterprise.
In this context the Council does not consider

TC2 NEW SHOPPING DEVELOPMENT IN
TELFORD TOWN CENTRE
Development of further shopping within the
Town Centre boundary shown on the proposals
map will only be permitted in areas defined on
the Town Centre proposals Inset Map and in
accordance with policies TC3, 4, 6 and 14.

6.2.10 It is appropriate that in seeking to enhance the
vitality and viability of the Town Centre any additional conventional comparison-shopping is
directed towards the existing shopping centre.
It is important to consolidate and broaden the
range of choice in a way, which is accessible to
the majority of shopping centre customers, disabled people and from the bus station; and
which strengthens its image as a comprehensive

The shopping centre in Telford Town Centre
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port and share common infrastructure such as
car parks. The area which meets this criteria is
shown on the proposals inset map. Leisure and
food and drink uses outside of these areas will
only be permitted elsewhere in the town centre
where they reinforce existing public transport
routes or will stimulate new ones and can be
linked visually and in terms of direct pedestrian
routes. Policy T4 identifies the criteria by which
the Council defines public transport routes with
a regular service.

that it will be useful to impose additional controls and no change of use policies are proposed
for the enclosed malls within the Centre.
6.2.12 Policies in respect of the Telford Bridge and
Telford Forge Retail Parks are dealt with under
policy S3.
LEISURE
6.2.13 The Council’s objective is to support the development of additional leisure facilities which
serve the whole town, i.e. those of significance
and which therefore require a central location.
The Council also aims to raise the attraction of
Telford Town Centre after shopping hours.
Although over the last few years Telford has been
successful in attracting major leisure developments into the town, the Centre still lacks the
range of facilities, particularly restaurants, cafes
and pubs, associated with towns of a similar size.
Such facilities would further complement the
retail and business uses and brings greater life
and vitality to the Town Centre, particularly during the evening.

DEVELOPMENT OPPORTUNITIES
MIXED USE DEVELOPMENT
6.2.15 Leisure activities are currently focused on two
key areas. Southwater Square and the area
adjacent to the cinema. Both offer major development and redevelopment opportunities
which if developed for additional leisure, catering and retail uses would strengthen the image
of the centre as a leisure destination and will
further support the retail function of the Town
Centre.

TC3 LEISURE USES AND A3 USES

6.2.16 When development proposals come forward on
sites within these areas the opportunity to carry
out a mixed scheme which includes food and
drink premises should be taken.

Within Telford Town Centre boundary as
defined on the inset map the Council will adopt
a sequential approach to considering proposals
for leisure and food and drink uses (within use
classes D2 and A3 respectively) as follows:-

TC4 MIXED USE DEVELOPMENT

i) within the areas defined on the Town Centre
inset map for these uses,

Re-development of the sites identified on the
inset map will be required to satisfy the
following criteria:-

ii) elsewhere within the Town Centre where
existing public transport routes with a
regular service exist to serve the proposal or
where the proposal will generate the
demand for such a service.

a) follow the design principles set out under
policy TC14;
b) secure enhancement of the public spaces
surrounding the proposed development;

Applicants will be required to demonstrate that
all potential options have been thoroughly
assessed within area i) and that there is a need
for the development, before proposals in area
ii) will be considered.

c) contain a mix of uses accommodated in a
variety of unit sizes

6.2.17 In creating areas with a mix of leisure uses, it is
important that proposals enhance the pedestrian environment. Southwater Square is important as a “gateway” between the shopping centre
and the leisure facilities of the Town Park. Any
development here should face onto the square
and enhance its role, status and quality. Outside the cinema there is a pedestrian area, however this is smaller and less attractive. Proposals
should seek to create an area where people can
meet and move easily between the cinema,
other leisure facilities, and the shopping centre.

6.2.14 Government guidance supports the principle
that leisure uses are attracted to town and district centres. Within the Town Centre area there
are a number of development sites which offer
the potential for leisure and food and drink uses.
However, the Council considers that this type of
development should be directed in the first
instance to the main shopping and leisure area
where it will reinforce other retail and leisure
uses, serve to strengthen the focal point of the
town, be more easily accessible by public trans-
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6.2.18 The Council wishes to see a good balance between
different uses and does not wish these important potential mixed-use areas to be dominated
by one particular use or user. It is most important to ensure that key frontages onto Southwater Square contain a reasonable proportion of
leisure and A3 uses. To ensure that a balance is
maintained the Council will try to ensure that
the ratio of retail to D2 and A3 uses along
frontages in the mixed-use redevelopment areas
does not exceed 50% for each area.
6.2.19 It is considered important to try and encourage
the introduction of several smaller users in order
to achieve variety and diversity. It is important
that the design doesn’t include unusually wide
frontages that would also lead to the domination by one or two users. As a guide the Council
will try to ensure that the maximum width of
frontage should not exceed 30 metres.
TC5 A THEATRE IN TELFORD TOWN
CENTRE
The Council will reserve the site shown on the
proposals inset map for the development of a
theatre and arts centre.

6.2.20 Unlike most towns of a similar size in the country,
Telford does not have the benefit of a full range
of leisure and cultural facilities. The creation of
a theatre and arts centre within the Town Centre
will help improve its vitality and signal its position as a focal point in the commercial and cultural life of the district. A site in the ownership
of the Council has been identified within the
leisure area of the Town Park and the Council
will seek to safeguard it for the purpose of building a theatre when resources become available.

View across to Central Park

TC6 OFFICE DEVELOPMENT
Proposed office developments within the retail
and leisure areas defined on the proposal map
will be permitted if they can be accommodated
in a way that enables the Council’s objectives
to create a strong leisure and retail focal point
to be realised. The proportion of non- retail
frontage should not exceed 25% of the total A1
and A3 use in any development proposal.

OFFICE DEVELOPMENT
6.2.21 The last several years has seen large-scale office
growth within the Town Centre. This has been
welcomed not only in terms of widening the district’s employment base and the support it offers
to other facilities in the Town Centre, but also
for the contribution that it makes to the modern
character and image of the Town Centre. The
original growth in office accommodation initially gave rise to high vacant floorspace levels but
much of this has now worked through. There may
now be scope for small office development
catering for the professional services. When further pressure arises, the Council will support
the development of new office accommodation
in the right location.

6.2.22 In order to sustain a strong central retail and
leisure core, major new office developments will
not be permitted within the retail and leisure
zones identified unless they form part of a comprehensive development scheme that enables
a good retail and leisure focal point to be created in accordance with the principles established
by policy TC4. In order to avoid dead frontages
and a domination of commercial/business uses
the proportion of A 2 frontage should not exceed
25% of the total A1 retail and A3 frontage in any
development proposal.
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HOUSING DEVELOPMENT

opportunities for further development and further expansion of the Centre.

TC7 HOUSING DEVELOPMENT
TC8 TELFORD TOWN CENTRE BOX ROAD

Housing accommodation will be permitted
within the town centre subject to:

Proposals to close Coach Central, Woodhouse
Central and Grange Central within the Box road
around the shopping centre, or restrict traffic
movements within sections of it, will be
permitted, provided they demonstrate that:-

a) achieving a satisfactory living environment in
terms of the policies set down in Policy H12,
H15 and H16;
b) the land not being committed or required for
employment, retail or other commercial uses
that should be located within the town
centre.

a) traffic can be diverted around the wider road
network without causing serious congestion,
noise, road safety hazards and pollution,
especially within residential streets;
b) they enhance a high level of accessibility for
public transport and protect public transport
corridors;

6.2.23 At present there is no allocated housing land
within the Town Centre. The proximity of areas
such as Malinslee and Hollinswood means that
the opportunities to live close to the Town Centre already exist. In order to create a vibrant and
sustainable Town Centre, the Council, through
its Town Centre Master Plan will seek to encourage residential accommodation of a type suitable for urban locations. However, the Council
will wish to avoid encouraging the loss of land
which would be suitable or required for the continued growth of the Town Centre as a commercial and retail centre serving the sub region.

c) they improve accessibility for pedestrians
and cyclists through the Town Centre;
d) they physically and visually integrate the
shopping centre with the rest of the Town
Centre, and
e) they improve the image and urban quality of
the Centre.

6.2.27 The box road in the Town Centre was developed
as an efficient distributor of traffic, and it has
been successful in this respect. However, there
are some negative effects of having a large three
lane ring road in the Town Centre; it isolates the
shopping centre from the rest of the town centre, makes access for pedestrians into and
through the centre difficult (particularly after
shopping hours) and severely limits opportunities for the town centre to develop in a way that
integrates its different areas.

6.2.24 No specific sites are put forward or allocated
but areas around Central Park, Old Park,
Malinslee House as well as potential conversion
of vacant office space would be appropriate as
well as above the potential redeveloped mixed
use areas identified in policy TC4.

PROMOTING BETTER ACCESS
AND CIRCULATION

6.2.28 A traffic study commissioned by the Council from
transport planners Scott Wilson Kirkpatrick has
identified that it would be possible for certain
parts of the Box Road to be closed, and traffic
diverted to other routes around and away from
the town centre and onto the wider road network. Closing parts of the Box Road, or restricting traffic movements along sections of it (by for
example reducing the width of sections of road
or providing dedicated pedestrian crossing
points at key locations), would allow improvements to be made for pedestrians and cyclists,
and a design solution to be achieved which
would improve the overall image and urban
quality of the centre and create significant development opportunities. It would also transfer traffic onto roads that can more satisfactorily
accommodate it, away from the Town Centre and
adjacent residential areas. The Council will
ensure that the design of any schemes on the

6.2.25 It is important that the Town Centre should be
accessible to all those reaching the centre by car
or public transport, pedestrians, cyclists, and the
disabled. Furthermore, travel within the Centre
should be convenient, attractive and safe to use.
The popular perception of the centre is that whilst
it is accessible by car and partially by bus, the same
is not true for pedestrians; a feeling heightened
by fact that malls are closed after shop hours.
6.2.26 The existing road network encourages both high
traffic speeds and large volumes of cross town
traffic travelling through it. While access by car
is a valuable contributor to the Centre’s attractiveness, the Council takes the view that this
should not be at the expense of other modes of
transport, nor should it be allowed to constraint
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be to have high quality shelters and information
systems. To maintain reliability it will be necessary for direct dedicated routes to be provided
which avoid other traffic and reduce congestion.

Box Road does not result in additional traffic or
noise pollution being directed into Hollinswood
and other nearby residential areas.
BUS ACCESS

TC10 TOWN CENTRE BUS PRIORITY
TC9 BUS ACCESS

The Council will promote the completion of bus
priority schemes within the Town Centre and
will safeguard the route of a proposed bus
priority link between the bus station and St
Quentin Gate.

When considering any development proposals
in the Town Centre the Council will seek to
safeguard and improve access for buses. It will
also seek to facilitate the establishment of a
high quality dedicated bus service linking the
various parts of the Town Centre.

6.2.32 As a priority, the creation of a contra flow bus
lane from bus station to St Quentin Gate and
signals at the corner of Grange Central and Coach
central would be particularly helpful. The measures to bring improvements to the bus network
may be directly brought about by new development opportunities.

6.2.29 The Council will work to examine opportunities
to improve traffic flows in the Town Centre where
this improves bus access. Moreover, during the
plan period proposals for development that
affects the box road may well come forward. One
of the functions of the Box Road is to provide fast
and convenient access into the heart of the town
centre for buses and to achieve a good link into
the bus station. Although this system works well
it could be improved and the Council will seek
to secure improvements as part of any comprehensive development proposal. Within the Town
Centre a number of opportunities for improvements to bus access / circulation can be identified. However, these will largely depend on how
the centre continues to develop. Any modifications to the Box Road must maintain and enhance
links for buses into and through the town centre.

TC11 BUS STATION ALTERATIONS
Proposals that would involve a change to or
relocation of, the bus station will only be
permitted where they retain the bus stations
current high level of accessibility for buses and
retain and enhance current levels of pedestrian
accessibility.

6.2.33 Access from the bus station into the shopping
malls is reasonably good but very poor into other
parts of the Town Centre- notably the two leisure
areas and the Town Park which can only be
reached, when the shopping centre is closed,
by circuitous routes involving underpasses or
unofficial at-grade crossing points on the busy
box road.

6.2.30 The establishment of a bus service linking the
various parts of the Town Centre such as the
shopping areas, leisure areas, business areas,
car parks, railway station and bus station is seen
as essential. This will draw together the relatively dispersed and varied land uses and
improve the functioning of the Town Centre. As
well as making a contribution to the viability of
the Town Centre, it will improve employment
and public transport opportunities. It is also
intended that the service will function as a park
and ride facility and contribute to reducing the
number of vehicle movements in the Town Centre.

6.2.34 Redevelopment options for the town Centre may
mean that the relocation of the bus station needs
to be reconsidered. It is felt that it may be possible to relocate the bus station and either maintain or considerably improve linkages to the
other parts of the shopping and leisure areas.
Proposals would need to demonstrate that all
aims are achieved if relocation is accepted.
PEDESTRIAN ACCESS

6.2.31 The Council will therefore seek to secure the
provision of this service and associated infrastructure in conjunction with the owners of existing and new developments. The aim will be for
the service to access directly into key developments, stopping at locations that provide the
most convenient access for users. So far as the
associated infrastructure is concerned, the aim will

TC12 PEDESTRIAN AND CYCLIST ACCESS
The Council will protect the line of all existing
footpaths and cycleways within the Town Centre
and will secure the improvement and enhancement of the pedestrian and cycle routes identified
on the Town Centre Inset Proposals Map
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6.2.37 The Council supports the principle in PPG13 that
parking requirements are kept to the operational minimum and that alternatives to the car
are provided. Other policies in this Plan demonstrate how the Council hopes to achieve a
reduced dependence on the car. Within Telford
Town Centre the Council will actively encourage
alternative means of resolving parking problems, including Park and Ride facilities and
improving facilities for public transport (policies T5 to T8). However, it is accepted that additional parking provision will need to be made
available, and subject to location and design
criteria, multi storey parking would be supported. Particular care will need to be taken where
multi storey car park proposals affect, or are
affected by, changes to the Box (see policy TC8).

6.2.35 It is important that the Town Centre is accessible for pedestrians and cyclists. The extensive
network of footpaths and cycleways within the
town centre which link the centre to nearby
neighbourhoods and the rest of the town still
contain a number of weak links and gaps. Furthermore many are poorly lit or otherwise not
easy or attractive to use. In particular the evening
and weekend closure of the shopping malls severs important links which are crucial to the safe
and efficient connections between the various
component parts of the Town Centre such as bus
and railway stations and the leisure areas. A
number of routes through the Town Centre are
identified as part of the footpath and cycle way
network on the Inset Proposals Map. In appropriate cases, the Council will seek a contribution
towards improving existing/ providing new footpaths and cycleways throughout the town centre
as part of major developments. The Council will
promote and encourage the creation of secure,
convenient and free cycle storage and parking
in the town centre

ENVIRONMENTAL QUALITY
TOWNSCAPE AND BUILDING DESIGN
TC14 TOWN CENTRE DESIGN

CAR PARKING

Development in the Town Centre should be of a
high standard of design, which will be expected
to reflect the role of the centre as a focal point
for the town, and as a sub-regional shopping
centre. Particular regard will be paid to the
following criteria:

TC13 TELFORD TOWN CENTRE CAR
PARKING
As Telford Town Centre continues to grow, the
Council will permit the creation of multi storey
car parking subject to minimising their impact
on residential areas and existing traffic flows,
and strictly controlling their quality, design and
location.

a) development shall enhance the quality and
appearance of the area and shall be of an
appropriate scale for the site, and the centre
as a whole and relate positively to the main
corridors and focal points of the centre.
b) buildings should be appropriately located on
the site so that they reinforce and enhance
the townscape quality of the area and prevent
the formation of characterless frontages.

6.2.36 Ease of access to the Town Centre, and ease of
parking are major contributory factors in the success of Telford as a sub regional shopping centre. As the Town Centre has grown there has been
increasing pressure on existing parking spaces
in the centre. During times of peak use of the
centre, problems are being experienced including a perceived lack of spaces (and their distribution) and parking in unauthorised areas and
verges. Whilst the Council supports further
development of the Town Centre, this must not
be allowed to occur without provision for the
extra visitors that this will bring. An associated
issue is that there are few areas of land available close to the Shopping Centre for major
development opportunities except for the existing car parks. It is therefore likely that at some
time during the Plan period, alternatives to creating further areas of surface car parking will
need to be found.

c) development should enhance the roofscape
of the town centre and contribute to the
creation of a skyline that befits the centre as
a focal point for the town.
d) the need to create a positive spatial quality
and sense of place with the surrounding
buildings. The opportunity to create positive
public spaces and squares will be encouraged
along with the need to maximise convenience
for pedestrians and the disabled.
The Gateway sites identified the Telford Town
Centre Inset Plan will be expected to comply
with the requirements of policy UD6.

6.2.38 The Town Centre has developed rapidly and the
resulting quality is mixed- varying on the one
hand from many new modern office buildings
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Telford Square

town centre. Weak and indifferent design must
not be allowed to undermine this objective. The
Council will expect the highest standards of
architecture and urban design to be achieved.
For these reasons, the Council will examine all
proposals in the town centre very closely against
the criteria set out in policy UD2, and all proposals on gateway sites against policy UD6.

and higher quality buildings grouped around
the Civic Square to buildings of a more modest
and functional standard. The rapid growth has
created a number of problems with lay out and
building orientation. There are a lack of strong
focal points and comparatively few areas of
unique character and identity, and large expanses of unattractive surface car parks. The Council
aims through control of new development to
achieve buildings of better design quality and
buildings which make a contribution to the creation of vistas, skyline, landmarks, and help create
focal point and sense of place. The aim is to reinforce the high quality and modern image of the

OPEN SPACE/ LANDSCAPE PROTECTION
6.2.39 Telford Town Centre is set within a high quality
landscaped environment. There are a number
of important views, gateways and entrance
points that require special consideration.
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6.2.40 Landscaping considerations are therefore integral to any plans / proposals for the town centres
future development

6.2.41 The landscape framework which defines the setting and character of the centre is structured on
both ‘natural’ elements such as the mounds and
perimeter of the town park and on the more
recently made elements and features created
as part of the road and building programme for
the town centre. The extent to which new proposals will be allowed to encroach upon this
landscape network will depend on its value,
location and function.

TC15 LANDSCAPE PROTECTION
When considering proposals for new
development which encroach upon the
landscape links and structure identified in the
Town Centre inset plan the Council will apply
the following principles:
a) Landscaping elements that are important
but not critical. These are defined on the
proposals inset map. New development will
be allowed to encroach into these areas, but
careful design and layouts will be required to
minimise loss and damage and it may be
necessary to replace or compensate loss of
open space and landscape damage.
b) Green Network. A number of the areas of
Green Network identified within the town
centre are important, not only in their own
right, but also as areas of visual importance
which are critical to the character of the
town centre, providing a backdrop to the
development that takes place there. As well
as protecting these, the Council will seek to
ensure that views through to them are
protected as new development proposals
come forward. Proposals that fail to
adequately respect these areas may not be
supported.
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6.3

IMPLEMENTATION

6.3.1

The control of development and its appearance
will be implemented by the Council operating
its development control function.

6.3.2

Proposals for new development will be implemented largely by the private sector. Where proposals affect or influence the operation of
important infrastructure or facilities such as car
parking, public transport, public open space,
the Council will expect the developer to fund or
directly carry out works, which compensate for
any loss or disbenefit. This may include contributions towards car parks, access improvements, road and bus routes open space and
landscape enhancements.
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7.1

INTRODUCTION

7.1.1

Good transport underpins Telford’s economic
success and is vital to the individuals’ quality of
life. The Plan appraises the present provision
for access throughout the district and seeks to
maximise levels of access for all sections of society.
There is a balance to find between the need to
protect and enhance the environment for all the
citizens of the District, and to provide for the
needs of growth and new development that are
an important part of the District’s future. The
Plan also has to consider Telford’s dependency
on the car and how, in the light of local and global
environmental concerns, this can be reconciled
with a need to promote access within the district
for those without cars. In doing these things, the
Council is aware of the potential impact of European, National and Local Transport Plan policies.1

7.1.2

of the town is significantly larger than most towns
of equivalent population, and therefore journeys within the town are longer, this does not
mean that levels of atmospheric pollution are
therefore proportionally greater2. Ensuring that
congestion levels are controlled is therefore part
of the strategy of this Plan.

The Council in July 1999 published its first Local
Transport Plan (LTP). This first Plan is a provisional
document and will form the basis for a strategic,
5 year Plan, to be produced in July 2000 and thereafter reviewed on an annual basis. The Transport policies in the Wrekin Local Plan must be
read in conjunction with those of the current LTP.

7.2

THE STRATEGY

7.2.1

The strategy for transportation in the Wrekin
Local Plan is based upon a number of key points:• The district will grow by approximately 25,000

people up to 2006. In order to achieve employment growth targets, 1,500 new jobs will need
to be created in the district every year.
• the needs of those without access to a car and
the disabled, alongside the car borne.
• the need to introduce planning policies that
reduce peoples need to travel and dependence on the car.
7.2.2

Traffic is generally free moving throughout
Telford with comparatively low levels of congestion. This is widely perceived as being important for the present and future economy of the
town, in fulfilling its role as a balanced and self
sustaining growth point within the West Midlands region. Although this means that the area

7.2.3

However, this pattern of development makes it
difficult for public transport to operate effectively due to the overall low density of population and the spread of facilities. Car availability
in certain areas of the town is low, particularly in
one-car households where one member of the
family uses the car for work. There is consequently a significant proportion of the population which relies on public transport for much of
the day. The strategy must address how public
transport patronage in the town can be enhanced.
New developments should be easily served by
public transport and, where investment is being
made in the road network, it should give a high
priority to public transport routes.

7.2.4

Furthermore, as Telford continues to grow there
will be particular pressure on areas of countryside around the Town, thus threatening to perpetuate the present pattern of development
and further increase journey distances. The strategy for transport in the Plan therefore needs to
reconcile these conflicting aims; ensuring that
traffic, particularly public transport, flows freely
whilst limiting the further spread of the town.

7.2.5

The strategy needs to improve the useage of
public transport, and to encourage developments to be located and designed in such a way
that reduces the need for people to travel for
work, shopping and recreation. It also needs to
consider the needs of pedestrians and cyclists.

7.2.6

Newport and the Rural Areas face a number of
different issues. Newport, as a traditional market
town at an important road junction (the A41 and
A518) has witnessed both heavy congestion
through its centre and significant investment to
relieve this with the construction of first the A41
by-pass and more recently the A518 by-pass. It
faces a number of local traffic issues but the general approach of the strategy is nonetheless
appropriate here. The Rural Areas face particular

2 There is also a strong link between free flowing traffic and CO2
emissions. Congestion is a major cause of increasing levels of
CO2, and therefore per kilometre travelled, CO2 emissions are
much lower in Telford than in towns with comparable population.

1 The Plan needs to respond to a changing climate of opinion
towards the car, as recently highlighted by the Royal Commission
on Environmental Pollution.
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7.3

pressure on existing local roads from both a more
mobile population and from increasing development pressures. This pressure needs to be managed, and development in this area controlled.

POLICY STATEMENT
TRANSPORT MODES

7.3.1
7.2.7

Wrekin Local Plan 1995-2006

The strategy therefore is as follows:• To locate developments to minimise the

need to travel.

Congestion is a major cause of increasing CO2
levels, and the Council is committed to maintaining the free flow of traffic around the District,
particularly Telford. The policies for highways
are based on this.

• To improve facilities for pedestrians, cyclists

and users of public transport.

T1 HIGHWAY IMPROVEMENTS IN TELFORD

• To maintain the current low levels of

The Council will seek to undertake improvements
to the highway network, particularly where
these will reduce unacceptable congestion and
assist public transport. The following schemes
in particular will be promoted 4:-

congestion in Telford.
• To protect the character of the rural area and

resist developments that would put
pressure on the character of rural roads.
7.2.8

7.2.9

a) Apley Castle Roundabout

As a focus for this strategy, the Plan proposes the
creation of a “corridor of concentrated demand”
in north Telford. This is an area in which a number
of measures are proposed to bring new housing
and employment development, in conjunction
with highway and footpath proposals into an area
of derelict land in the heart of Telford. The corridor
area for this policy has been chosen because of
both its good development opportunities and
its ideal location for public transport through
the heart of the town, linking the Town Centre with
Oakengates and Wellington. In transport terms
it offers significant opportunities to improve
public transport provision in this area and provide development sites that are accessible to
public transport, areas of work, recreational and
shopping facilities. The extension of this concept to relate to the area covered by the Bus Priority Route3 is addressed in the Provisional LTP.

b) Ketley Brook Roundabout
c) Trench Lock Interchange
d) Haybridge Roundabout
e) Hollinsgate Roundabout
f) Hollinswood Interchange
g) Junction of Watling Street, Mill Bank
(at the Cock Hotel), Wellington
h) Junction of Watling Street, Bennetts Bank,
Haybridge Road and Arleston Lane
(Bucks Head public house)
i) Beveley Roundabout

The Plan is limited in its ability to achieve these
objectives. Partly as a result of the legacy of
Telford Development Corporation, the vast
majority of land allocations required during the
Plan period have already been made (84% of
housing allocations and 88% of employment).
The Council has no control over these and this
limits the influence that this Plan can have on
transport and mobility within Telford. However,
this does not undermine the validity of these
policies. The Plan’s approach aims to set a new
direction for transport policy that can be built
upon as successive local plans are produced.

3 Identified as the Quality Bus Network in the Provisional LTP.
4 The Provisional LTP contains further details of these proposed
schemes.

7.3.2

The Council has identified areas within the priority road network of Telford where the greatest
congestion is either occurring now, or will do so
during the Plan period as sites that have already
been allocated come forward for development.
The Council will promote schemes that, where
appropriate, will give priority to public transport (Policy T3) to help reduce congestion, particularly the above schemes listed in the policy.
Developer contributions towards these schemes
will also be sought in appropriate cases.

7.3.3

Since the opening of the M54, Telford Town Centre has become increasingly important as a focus
for business activity in Telford. There is a need
to facilitate the maturing and continuing development of the Town Centre. A traffic management scheme for the Town Centre is being
developed5.

5 The Council is currently preparing an Urban Design Masterplan
for the Town Centre. This Plan will deal with all traffic and access
issues in the Centre.
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T2 ROAD CONGESTION
Developments resulting in the ratio of flow to
capacity (RFC) exceeding 85%6 on any part of
the priority road network7 (Map 2, Appendix D)
will not be permitted unless the developer can
incorporate measures to avoid this level being
exceeded. The design year shall be 10 years
beyond the proposed completion date and
medium growth factors (based on an average
of the 1989 National Road Traffic Forecast
(NRTF) low and high growth factors) shall be
used. This policy will apply where the
development results in an increase in traffic of
5% or more in any traffic stream.

7.3.4

7.3.5

7.3.6

One of Telford’s key advantages in attracting
investment is its free flowing highway network.
It is important for the present and future prosperity and development of the Town that this
situation remains. Where new development
threatens to cause unacceptable levels of congestion to build up on the local road network,
this development should either be prevented,
encouraged to examine how it can reduce the
amount of traffic that it generates, or required to
provide improvements to the highway network.
Serious congestion of the road network begins
once an RFC of 85% has been exceeded, and the
Council will wish to examine all proposals which
will result in an increase in traffic of 5% or more
in any traffic stream to see whether they will
cause the RFC of 85% to be exceeded.

7.3.7

The approach taken by this policy is part of the
Plan’s aim of keeping Telford’s priority road network freely flowing and promoting alternative
forms of transport to the car. The Council will
promote the use of “commuter plans”8 on developments that are largely employment based
where these help to identify means by which car
usage may be reduced

7.3.8

This Council supports the designation of the
M54 and A5 as part of the “Trans European Network”(TEN)9 link between Holyhead and Harwich, and will oppose measures that reduce the
road’s ability to fulfil this function. The M54
presently takes large quantities of heavy goods
vehicles, some of which are bound for Holyhead
and Ireland. Clearly the M54 is the only road
through Telford that can effectively perform this
function. It also performs an important function
as a vital part of the local road network, distributing local traffic within Telford. The Council will
resist measures that may take some traffic off the
M54 and on to other, less suitable, roads with
consequent effects on noise and air pollution.
The Council will, for example, oppose the introduction of electronic tolling on the motorway.

PUBLIC TRANSPORT
T3 BUS PRIORITY ROUTES10
Measures to improve the quality and demand
for bus services within the bus priority network
(Map 3, Appendix D) will be promoted. In
particular, the Council will seek to implement
the following improvements:-

Where measures to reduce traffic congestion are
required by a new development, the Council
will consider a wide range of measures including those that reduce reliance on the car. Proposals to improve public transport or pedestrian
and cycling facilities will be encouraged as an
appropriate alternative to further highway
investment, but only where it is clearly demonstrated that these measures would directly
reduce levels of car use generated by the new
development. Furthermore, measures which
actively restrict the use of cars will also be considered alongside these; for example, through
limiting the number of parking spaces where the
development lies adjacent to a good bus route.

a) Within the “corridor of concentrated demand”
(see policy T5), particularly along the old A5,
b) junction of King Street/ Victoria Road,
Wellington (traffic island)
c) junction of Stadium Way/ Britannia Way,
Hadley (traffic island)
d) Hills Lane to Sutton Hill (link bus lane)
e) Mill Bank/High Street, Wellington. (Bus
priority measures)
f) Holmer Farm Way/Stirchley Interchange.

6 A road with an RFC of 85% will experience heavy congestion
with stop-start conditions, delays of many minutes at junctions
and stop-start condition on link roads.
7 The Priority Road Network is identified as the Core Traffic
Network in the Provisional LTP. Further analysis of the Core Traffic
Network is being undertaken as part of the LTP process.
8 Commuter plans set targets for modes of travel to work and
provide the strategy for achieving them.
9 The TEN also includes the rail link to Holyhead which passes
through Telford
10 Identified as the Quality Bus Network in the LTP

The exception to this policy would be a development such as a stadium, which has extreme
but very short-term peak flows (such as before
and after matches). To require that such a development provide for such peak flows would be
unrealistic and undesirable.
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7.3.9

As well as seeking to ensure that new development is accessible to public transport, it is
important that any problems on existing bus
routes are addressed. The Plan aims in the short
term to halt the decline in patronage and over
the Plan period to increasing bus use in the network by 10%. Map 3 (Appendix D) identifies a
network of bus priority routes. These routes are
the most well served by bus in Telford and are
the routes towards which the Council would wish
to direct investment in public transport in the
first instance. The Council will use every suitable opportunity to promote improvements to
these routes where this may help promote bus
patronage. This approach is fully in accordance
with the strategy of the Plan of directing investment and development into locations where
they can be served by a high quality public transport service (see also policies H6, T4 and T5).
These improvements will include bus priority
measures, bus shelters and information improvements and service enhancements.

Wrekin Local Plan 1995-2006

c) leisure developments (Use Class D2).
Proposals for major leisure developments
away from a public transport route will be
considered if the applicant can demonstrate
that the development will be made highly
accessible by public transport.
An exception to this policy is all development
approved under policy S9. Furthermore, all
retail developments (within Use Class A1)
approved under policy S3 must be capable of
being served by public transport routes.

7.3.11 The Council wishes to ensure that new developments reinforce existing public transport routes
wherever possible. It is clearly desirable that
housing should be accessible to public transport, and shopping, food and drink and leisure
uses, which are major trip generators, also need
to be served by public transport.
7.3.12 A public transport route with a regular service is
one which is served by at least one bus in each
direction every 30 minutes during the day at the
time of application. The present pattern of services meeting these criteria is shown on Map 4
(Appendix D). It should be noted that for larger
developments where this level of service is not
currently met, it may be possible for the developer in partnership with a bus operator to demonstrate that such a level of service would become
viable upon completion of the development.

7.3.10 It should be noted that this list is not exhaustive, and the Council will bring forward other
measures as necessary during the life of the Plan.
Opportunities for improvements particularly in
Newport High Street will be investigated. The
Plan also aims to support and strengthen public
transport services in the rural area by directing
new development, appropriate to that area, to
locate within or adjacent to suitable settlements
in the rural area (as defined in H9), which are
currently served by public transport. The Council will consider a range of options for how these
measures may be achieved. Any schemes will
be put forward by the Council as part of a package of wider measures in the Local Transport
Plan. The Council will seek developer’s contributions towards these schemes in appropriate
cases (Policy T22).

7.3.13 For a development to be “close to” a public transport route, it should be within 400 metres of a
bus route. This accords with policy H6 which gives
a clear framework for considering all housing
applications for “windfall” sites (sites of less than
1 hectare in Telford and 0.4 hectares in Newport).
Policy H6 also states that where a housing site is
less than half a mile from Telford Town Centre or
one of Telford’s District Centres, it is considered
that many people have a reasonable opportunity to walk to the centre. Therefore the prerequisite that a public transport alternative is available
is not essential. The exceptional circumstances
where the Council may wish to relax these criteria are identified in policy H7.

T4 DEVELOPMENT PRINCIPLES
The following types of development must be
located close to an existing public transport
route with a regular service:a) housing developments on “windfall” sites of
over 0.4 hectares in Telford EXCEPT where
the development is located less than 800
metres (half a mile) from the Town Centre or
a District Centre, or 400 metres (quarter of a
mile) from a local centre. This requirement
will be relaxed only in the exceptional
circumstances outlined in policies H6 and H7.

7.3.14 The location of retail and other uses within Use
Classes A1 to A3 are controlled by policies in the
Shopping and Service Centres Chapter of this
Plan. In general, all of these uses, and leisure uses
within use class D2 should be located within town,
district and local centres except in the exceptional circumstances of retail warehouses and DIY
stores (policy S3 in Shopping and Service Cen-

b) food and drink premises (Use Class A3)
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design of these is such that they make the use
of public transport attractive and viable. Furthermore, the Council will seek, through partnership with the bus operators, to promote
investment in this corridor in order to create a
real alternative to the car. It is important that
traffic movements along the corridor are controlled and that buses are given free movement
along it. Road improvements are required which
whilst not creating congestion, will nonetheless
give buses a clear priority.

tres Chapter). In such cases, and in the case of
major leisure developments, the applicant will
need to demonstrate that the development will
be made highly accessible by public transport.
7.3.15 In the case of food and drink outlets (Use Class
Order A3) outside of the retail hierarchy (policy
S26), applicants will need to demonstrate that
their development, as well as fulfilling the criteria of the policy, can either be served by an existing public transport service or, will generate
demand sufficient to make the new development highly accessible by a new public transport service. Public transport requirements
relating to employment development are considered in policy E4.

7.3.18 The central Telford “corridor” runs from the Town
Centre along West Centre Way towards Lawley.
This corridor differs from the northern corridor
in that it passes through a major new development area within the Town and provides a high
quality service linking the Central Station, shopping centre and retail park. Land on either side
of the route is committed for housing and
employment development and is mostly owned
by English Partnership. In deciding planning
applications, and in its role as a consultee on all
detailed proposals for development on committed land that is owned by EP, the Council will
encourage forms of development that meets the
aims of the corridor noted in the above policy.

T5 PUBLIC TRANSPORT CORRIDORS
Within Telford, the Council will create two
“corridors of concentrated demand” (Map 1,
Appendix D) in:i) north Telford, between the Town Centre and
Wellington, passing through Oakengates,
ii) central Telford, linking the Town Centre and
Lawley
Where the Council permits development along
these corridors, this should comply with all
other relevant policies of the Plan and
furthermore meet the following criteria:-

7.3.19 The extension of CCD concept to relate to the
area covered by the Bus Priority Route11 is
addressed in the LTP.

a) housing layouts should be generally of a
higher than average density,
b) footpaths and cycleways should be provided
between new developments and main public
transport routes,

7.3.20 Within the corridors, the Council will promote
housing development that is of a higher than
average density. This should not be equated
with any dilution of the Council’s policies on
good design. It is particularly important that an
attractive living environment is created which
encourages people to live in these areas, and
particularly to make use of the footpaths, cycleways and public transport links which will be an
integral design consideration in any development if the aim of this policy is to succeed. All
aspects of policy UD2 will be strictly followed.

c) development layouts should wherever
possible allow for bus access into them.

7.3.16 Within the defined corridors of concentrated
demand (CCD’s), the Council is seeking to provide development opportunities in an environment in which public transport opportunities
are given a high priority, and thereby a higher
proportion of public transport trips are achieved.
7.3.17 The “corridor” in north Telford broadly follows
the Holyhead Road (the line of the old A5, now
the B5061) between Wellington and the Town
Centre. This corridor is already well served by
public transport and links Wellington and Oakengates District Centres with the Town Centre,
the three Telford railway stations, employment,
educational and recreational facilities. A number
of key housing and employment allocations have
been directed into this area at East Ketley and
at the Grooms in Wellington. It is critical that the

T6 BUS STATIONS
Planning applications for proposals which make
the bus stations throughout the District less
accessible to pedestrians will be refused. The
Council will seek to implement proposals that
make the bus stations more accessible to
pedestrians and attractive and safe to use.

11 Identified as the Quality Bus Net work in the Provisional LTP.
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7.3.22 The train has an important role to play in providing links with the rest of the West Midlands
region and beyond. The Council is strongly committed to maintaining and improving rail services for the benefit of residents and businesses
in the district. It will support schemes and
initiatives nationally, regionally and within the
district that helps achieve this. To this end the
Council has worked, and will continue to work,
with EP and Railtrack to implement local
schemes. The proposals include car-parking
facilities at Oakengates station. The principle
behind this is that it provides a waiting and turning area where car drivers can drop and pick up
passengers safely and conveniently.
7.3.23 At a national and regional level, the Council
will continue to lobby for investment in the rail
network locally and nationally which will
improve rail services into and through Telford.
In particular, the Council will strongly support
measures that will strengthen Telford’s position
within the rail network. These include the designation of the rail line as part of the Trans European Network (TEN), improvements to the west
coast main line, electrification of the Wolverhampton to Shrewsbury line and the improvement of direct services between Telford and
London.

The Town Centre Bus Station

7.3.21 All developments affecting bus stations will be
critically examined and their impact upon a bus
station will be a material consideration in determining a planning application. In particular, the
Council will wish to see how proposals improve
pedestrian links between a bus station and the
rest of the Town and how they contribute towards
creating an attractive and safe environment
in and around the bus station. There may also
be instances where, as new areas of Telford are
developed and existing areas expanded, the
need for further bus stations is identified. Where
this occurs, the Council will promote the establishment of a bus station to serve the local
communities.

T8 RAIL CORRIDORS
The Council will not permit development on
existing rail corridors within the district

7.3.24 Telford’s industrial heritage has left a network of
rail lines (as shown on the Proposals Map), many
of which are closed and the tracks removed. In
many instances their routes are still clearly
marked and in some instances available to the
public as footpaths. The Council will continue to
protect these rail corridors from development
(many have been defined as part of the Green
Network) to secure their long term future as
transport corridors with the potential for re-use
at some future date for rail/rapid transport services. Proposals that do not respect this will be
resisted. In particular, it is important that the rail
line through Telford to the Ironbridge Power Station is maintained. This will both help ensure
that in the long term the power station can be
supplied by rail and retain the opportunity that
in the future a greater tourism use may be found
for the line bringing visitors into the Gorge.

T7 TRAINS AND RAIL COMMUNICATIONS
Proposals which will improve the quality and
demand for train services in the District will be
encouraged. In particular, the Council will seek
to implement the following improvements :
a) a Park and Ride Service to Birmingham
New Street based on Telford Central Station.
b) the allocation of land for a ‘commuter’ car
park and the provision of safe and secure
cycle parking to the north side of Wellington
Station.
c) car parking facilities and the provision of
safe and secure cycle parking at Oakengates.
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CYCLING, WALKING AND HORSE
RIDING

important that it is seen as town-wide and not
just as a series of local routes. However, there
are several areas within and adjoining the network which will be particularly important:-

7.3.25 With nearly 70% of all trips nationally being less
than 5 km (3 miles) and 20% being less than 0.8
km (1/2 mile), cycling and walking offer a considerable opportunity for an alternative means
of travel to the car. Recent research has highlighted the serious implications for air quality
and health that arise from the increasing trends
in car use. It is therefore vital that the Plan promotes opportunities for walking and cycling
through the creation of a network that is safe and
easy to use. The creation of such a network would
encourage walking and cycling as both a functional and leisure pursuit. It is the aim of the
policies in this plan that by 2006 at least 10% of
journeys are undertaken on foot or by cycle and
that car journeys to school are reduced by 20%.

• Within the Town Centre and District Centres.

These areas form hubs within the network
where the needs of pedestrians and cyclists
must be given a high priority. In particular,
routes to bus and rail stations need to be safeguarded and improved.
• Routes to schools must be protected and
improved, particularly with regard to personal safety when these routes mix with traffic.
• Links into rural areas. The primary and secondary network is confined within the built up
area of Telford. However, it is important that
links into Rural Areas are provided, both to
link with leisure facilities such as golf courses
and equestrian uses, and as a leisure resource
in their own right.
• The Severn Gorge : The Silkin Way links the
Severn Gorge and the Town Centre. This route
forms part of the Sustrans National Network
and is to be upgraded. The Provisional LTP
sets out a strategy for improving walking and
cycling facilities in the Gorge.

T9 THE FOOTPATH, CYCLEWAY AND
BRIDLEWAY NETWORK
Throughout the District, the Council will require
that new footpaths and cycleways are
constructed to a high standard. Within Telford,
the Council will safeguard the lines of the
primary and secondary footpath and cycleway
network shown on Map 5 (Appendix D). New
developments will be required to respect the
network and provide new links into it, as
appropriate. The Council will seek to implement
the network in the Plan period.

7.3.28 New developments within the Town, particularly major new development areas (such as East
Ketley), have a key role to play in implementing
the network. The role of the contribution that
developers can play in providing new footpaths
and cycleways is considered more fully in policy
T22 below.

The Council will require developers to provide
cycle parking spaces to the standard set out in
Appendix B. Additionally, all new employment
developments will be encouraged to provide
showering facilities for cyclists.
Throughout the District, in determining planning
applications, the Council will protect existing
bridleways and, in appropriate circumstances,
seek to provide new links.

7.3.29 Throughout the District, the Council will require
that new footpaths and cycleways be constructed to a high standard appropriate to their area,
so that routes are safe and attractive to use. Furthermore, the Council will promote measures
that increase the use of footpaths and cycleways. In particular, the Council will promote:-

7.3.26 Through the Plan period the Council will seek to
implement a two tier network of footpaths and
cycleways in Telford as shown on Map 5 (Appendix D). The primary route network is the principal network of footpath and cycle routes serving
Telford, and passes through, or close to, all of
the major shopping, residential and employment areas of the town. The secondary network
links local areas of the town with the primary
network. The network involves a number of purpose built segregated footpath/cycleways and
also a number of suitable minor local roads.

• improvements to the existing footpath and

cycleway network,
• schemes to improve signing on the Districts

footpath and cycleway network,
• the provision of cycle parking and other sup-

porting facilities in major employment and
leisure developments and in Town, District
and local shopping centres and at all public
transport interchanges, and
• greater information about available footpaths
and cycleways.

7.3.27 It is important that the network is protected and
opportunities to improve it are taken. It is also

99

d_chapter7

5/4/00

6:06 pm

Page 100

Access,Transport & Communication

Wrekin Local Plan 1995-2006

The Silkin Way

the networks. Where existing links are incorporated into development areas, they should be
designed as an integral feature of the development, and not as metre wide paths enclosed by
close board fencing. The principles of “Secured
by Design”12 should be followed, in all these
proposals.

7.3.30 The network of public rights of way and informal
footpaths, which cross the District, fulfil a valuable functional and leisure role for residents
and visitors alike. Throughout the District, but
particularly within Telford, the design of many
routes is a reason for why they are not well used
today. All new footpaths and cycleways should
be constructed to a high standard appropriate
to their area. For example, in urban areas, they
should be well lit, run close to housing where
possible and avoid passing through areas that
are heavily vegetated or may otherwise be a
threatening environment. New routes should
avoid underpasses, wherever possible, and
where opportunities arise, alternative crossing
points should be created and existing underpasses filled in. Opportunities to improve existing footpaths should also be taken where
possible. In appropriate circumstances, the
Council would wish to see footpaths brought up
to the standard of cycleways. The differing needs
of both pedestrian and cyclist will be taken
into account in proposals to improve or extend

7.3.31 As part of its commitment to increasing cycling,
particularly cycling to work, the Council will
require that certain types of development provide facilities for cyclists. This is most clearly
seen in the cycle parking standards contained
in Appendix B. However, in order to encourage
cycling to work, it is realised that employers
need to create an environment where cycling
becomes a practical option for employees.
Accessible showering facilities are seen as a key
element to this. These will be sought on all new
employment developments.
12 Secured by Design: Midlands Region Senior Crime Prevention
Officers Conference.
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7.3.36 The Council is supporting the SUSTRANS
National Cycle Network. These leisure routes
will link Telford to Shrewsbury via Ironbridge
and to the Peak District via Newport. The routes
include minor roads, some existing cycleways
(including parts of the Silkin Way), and some
proposed new links, some of which have are still
being discussed. It is recognised that in implementing long distance routes there may be a
conflict with other vehicular routes and the Council will seek to resolve potential conflicts where
these arise. The Council will support initiatives
to see this link achieved, including obtaining
grants through bodies such as the Countryside
Agency and the European Regional Development Fund, and developers’ contributions in
appropriate cases. The line of the route, as far
as has been determined at present, is shown in
Map 5 (Appendix D). Further work to update the
Primary and Secondary Footpath/cycle Network
is being undertaken as part of the LTP process.

7.3.32 There are a number of bridleways in the District,
particularly along the western fringe of Telford
and to the north east of the town. However, few
exist within Telford or in the wider rural area.
Many of these bridleways exist as short stretches,
not linking with each other to form longer or circular routes. Furthermore, many do not have the
benefit of statutory protection.
7.3.33 It is desirable that both of these situations are
improved. The Council undertakes a continuous
review of bridleways in the District and is pressing for statutory protection for all of the District’s
bridleways. In determining planning applications, existing routes will be protected. The
Council will also seek to make the network more
comprehensive by identifying and providing
new lengths of bridleway in accordance with a
strategy which the Council will prepare. Developer contributions may be sought towards this
in appropriate cases.

AIR TRANSPORT

7.3.34 There are a number of disused canals within the
District and the Council will seek to bring these
back into use for footpath and/or bridle/cycleway routes. The Council will work with other
agencies, and seek contributions from developers in appropriate cases, to secure improvements to these routes. Already, improvements
to the footpath along the disused Trench branch
of the Shropshire Union Canal have been
secured through developers’ contributions and
work from EP. Their retention may also be beneficial in the future to help accommodate “environmentally friendly” transport routes.

T11 AVIATION FACILITIES
The Council will permit the development of
aviation facilities provided that:a) the facility fulfils a demonstrable need and
benefit to the District’s economy,
b) that there are no alternative appropriate
facilities available at existing airports within
a reasonable distance,
c) the facility can be justified in terms of its
environmental impact both locally and
regionally, particularly in terms of air
pollution, noise and loss of land which is
important for its agricultural, ecological or
landscape value,

MOTORISED TWO WHEELERS
7.3.35 Although they are not generally considered as
an alternative mode, motorised two wheelers
are attractive in terms of road space and fuel
and offer a more environmentally friendly alternative to the car for short and medium length
journeys. To promote this, the parking needs of
users will be assessed and appropriate standards defined, in the meantime the parking
needs of motorised two wheelers will be
assessed on their merits. During the Plan period, the Council will examine how the use of
motorised two wheelers can be encouraged and
introduce measures to achieve this.

d) surface access to the facility can be
provided in accordance with other policies of
this Plan.

7.3.37 It is recognised by the Government that regional airports offer the opportunity to fly without
the need for long surface journeys, and local
authorities are required to consider the contribution that aviation facilities can make to the
economy of the local area and region. As a growing focus for investment and with important business connections into Europe, Telford may have
demand for an air facility during the period of the
Plan. In considering any proposals for aviation
facilities, the Council will carefully consider all
of the above issues, bearing mind other policies
of the Plan, and the environmental impact of
opening a new air facility in Telford. The benefits

T10 LONG DISTANCE LEISURE ROUTES
The Council will safeguard the route of a long
distance “family cycle route” through the District.
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T13 PROVISION OF A RAIL FREIGHT
TERMINAL
A site at Halesfield is allocated for a rail freight
terminal to be developed over the Plan period.
Further proposals for rail freight facilities will be
supported subject to their satisfying all relevant
policies of the Plan.

7.3.38 The Council supports improved rail links with
Birmingham that will strengthen links between
Telford and Birmingham International Airport.
An applicant proposing an air facility will need
to demonstrate that there is sufficient demand
from the business community, and that both in
economic and environmental terms, there is a
benefit to encouraging flights directly to Telford.
Also, the applicant will need to demonstrate
that the facility is acceptable in accordance with
the Council’s policies on noise sensitive development. A full impact assessment will be
required in conjunction with any proposal. The
Council will not encourage the development of
facilities for recreational flying in the district.

7.3.40 Currently, within the District, coal deliveries to
Ironbridge Power Station are the only goods
moved by rail. This compares unfavourably with
the national situation where 10% of tonne-kms
are moved by rail. With Government guidance
encouraging local authorities to seek alternatives to road for freight movements, and recent
changes in the infrastructure and management
of the rail network, it is appropriate for the Council to consider the potential for encouraging rail
freight in the District.

DISTRICT WIDE TRANSPORT
ISSUES

7.3.41 A survey of businesses in Telford and Shropshire has suggested that 23% of businesses would
consider a full or partial transfer of freight to rail
if suitable facilities existed locally. The nearest
rail freight terminals are those at Landor Street
in Birmingham and Bescot in Walsall which can
only be accessed through a very congested road
network. The terminal at Hams Hall is 46 miles
from Telford. A feasibility study into the potential for a rail freight terminal in Telford has concluded that a modest facility comprising of a
siding with a maximum length of 400 metres,
handling conventional wagons with warehousing facilities is appropriate for Telford at the present time.

FREIGHT
T12 MOVEMENT OF FREIGHT BY ROAD
Proposals for a lorry park will be supported
provided that:a) they are accessible to the M54 motorway
and Telford’s primary road network,
b) they comply with all of the environmental
health policies of this Plan,
c) the impact of the site on the landscaped
setting of Telford and on any residential
development in the vicinity of the site is
acceptable.

7.3.42 A 3.2 hectare site has been identified at Halesfield, as is shown on the Proposals Map. Road
access to the site is from within Halesfield, from
where direct connections to the rest of Telford
and the M54 can be made. Rail access is provided directly from the branch line to the power
station which links directly to the main Shrewsbury to Wolverhampton rail line. Although available for use as a rail freight terminal, this site is
suitable for a range of other industrial uses. It is
the Council’s preference to develop the site as
a rail freight terminal during the Plan period.
However, should a commercial operator not be
willing to invest within the Plan period up to
2006, then the policy would be reviewed after
that time. If an alternative facility is established
in the Town then this requirement will be
removed and the land used for a general
employment use.

7.3.39 Except for coal to Ironbridge Power Station, all
goods are moved in and out of Telford by lorry.
The highway network in Telford is such that problems created by HGV’s are relatively few. However, survey evidence points to a demand for a
lorry park close to the M54 and the identification of a site that is suitable for this would be
supported. A site has been allocated at the Castle Farm Interchange that lies within Bridgnorth
District for a Motorway Service Area that could
include a lorry park13. This site may be appropriate for this use; however should a suitable
proposal not come forward, the Council will seek
a site within the Telford & Wrekin boundaries.
13 Bridgnorth District Local Plan, adopted September 1994. Policy
SHIF9 refers.
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PARKING

of addressing the need for parking provision.
Within Town and District Centres where additional parking is required, the presumption will
be in favour of providing minimal levels of onsite parking (only that which is for operational
purposes) and making up the balance with communal parking spaces where possible. However,
there may also be housing schemes that for good
planning reasons are required to provide parking but cannot do so immediately on site. In all
such cases, commuted sums may also be agreed
(also see policy T23 below).

T14 PARKING, SERVICING AND
COMMUTED PARKING PAYMENTS
The Council will require new developments,
and expansions to existing uses, to provide
parking and servicing on site in accordance
with the parking standards set out in Appendix
B of this Plan. However, in Town and District
Centres and in situations where it would be
difficult or undesirable to provide parking within
the curtilage of new development, the Council
may relax, in appropriate circumstances, the
imposition of parking standards in the following
circumstances:-

7.3.45 The Council will look for opportunities to develop housing schemes which are designed specifically for households with low (or no) car
ownership in appropriate areas. This is currently being explored with other authorities who are
promoting similar initiatives. Such a scheme may
be appropriate, for example, within one of the
Corridors of Concentrated Demand (policy T5).

a) where an appropriate capital contribution
towards the provision of the required
number of spaces near to the site is made
by the developer, OR
b) where, in situations the Council has
identified schemes to make public transport
more accessible, an appropriate capital
contribution is made towards such
improvements, OR

7.3.46 During the Plan period, the Council will continue to promote schemes within Telford town centre, Newport town centre and District Centres
within Telford, which improve access to public
transport. There may be occasions where the
Council is prepared to accept a capital contribution towards an identified public transport
scheme in place of a contribution towards further parking spaces, where it is clearly demonstrated that such measures would directly
reduce levels of car use generated by the new
development and where this would promote the
use of public transport.

c) where the applicant can demonstrate to the
satisfaction of the Council that there is
sufficient other parking available in the
immediate vicinity of the proposal. This will
only be considered within the district centres
of Telford, Newport centre and Ironbridge.

7.3.43 Usually, the Council will require that developers
provide on site parking based on the parking
standards set out in Appendix B of this Plan.
However, there are areas within the District
where in order to allow development to proceed and to control the supply of PNR (private
non residential) spaces, it is both necessary and
desirable to have a flexible approach to the
these standards. In areas such as the District
Centres of Telford, Newport centre and Ironbridge there may be at a very local level an
ample supply of communal parking. There will
be circumstances where, if an applicant can
demonstrate to the satisfaction of the Council
that there is sufficient existing parking available
in the immediate locality of the proposed development, the normal parking standards may be
relaxed. The circumstances where this may be
appropriate are outlined in Appendix B. The
Council will oppose any attempt to exceed the
parking standards in all circumstances unless
there are safety or potential nuisance problems
that dictate otherwise.

T15 VEHICLE REFUELLING STATIONS
Proposals for new vehicle refuelling stations or
extensions to existing stations will be determined
in relation to their road traffic impact and
environmental impact. The Council will resist
proposals for petrol filling stations outside of
Telford and Newport unless there is a clear
evidence of need.

T16 VEHICLE REFUELLING STATIONS
IN RESIDENTIAL AREAS
Within Telford and Newport, the Council will not
permit new vehicle refuelling stations within
residential areas and Conservation Areas.
Extensions and refurbishments to existing filling
stations will be acceptable where this would
lead to a net improvement in the amenity or
environment of an adjacent area.

7.3.44 In other situations, commuted parking charges
or other means may be a more appropriate means
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TRAFFIC CALMING

7.3.47 Petrol filling stations are largely urban in character and scale and are not appropriate in open
countryside or within village environments
unless there is an overriding need for one. Within the urban areas of Telford and Newport, the
major concern is the location in relation to residential areas and sensitive environments within the Green Network. Within Newport there has
been pressure for a petrol filling station along
the by-pass. This demand has been met by the
approval of the application alongside the
A41 on the eastern side of the town. Locations
for stations within the Conservation Areas will
be unacceptable. Elsewhere the Council will
impose conditions designed to limit the impact
on residential amenity and the environment.

T17 ACCESS AND MOVEMENT IN
RESIDENTIAL AREAS
Development proposals will be expected to
demonstrate that they have incorporated a
“total” approach to all issues relating to access
and movement in residential areas. In
particular, as part of this approach:a) traffic calming schemes should be
implemented on an “area wide” basis, and
b) all residential access and lower order roads
will be required to be designed to limit
speed to 20 mph or less.

7.3.49 The Council recognises the importance of ensuring that guidance is given to ensure that good
design principles are established at the outset
of any scheme. In doing this, it acknowledges
that it is important that there is a “total” approach
to the design of buildings and areas. This
approach encompasses issues of urban design,
highway, public transport and pedestrian needs
together. Roads, communal and private parking

7.3.48 Refurbishments and extensions can provide
opportunities to improve unsatisfactory developments. All applications for extensions and
refurbishments will need to demonstrate how
they can improve presently unsatisfactory facilities, particularly in terms of operating practice,
landscaping, design and layout.

Traffic calming measures in Woodside
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emergency services, bus operators and the disabled. The Council favours the use of traffic calming schemes but does not favour the previous
ad hoc approach towards such measures. Local
traffic calming exercises often have some limited benefits, but only shift the problem into an
adjacent street or area. An area wide approach
will ensure that areas are considered as a whole
and that a wide range of appropriate traffic management measures can be used to improve environmental quality and road safety. Measures to
enhance the street environment and improve
road safety will be considered for sensitive locations, such as near schools and hospitals.

areas and footpaths are integral parts of the
design of any development and should be
addressed together. Good design can help overcome problems with access, traffic and pedestrian movement and parking problems. It is only
by ensuring that such a “total” approach is adopted on all schemes from the outset, that many of
the policies contained in this Plan will be effectively achieved.
7.3.50 A particularly important aspect of this approach
is the need to reduce traffic speeds in residential areas. Designing residential access and lower
order roads to limit speeds to 20 mph or less
will help to meet the Government’s own targets
of reducing traffic accidents in urban areas.

7.3.54 The Council will seek to implement this policy in
a variety of ways, including seeking planning
obligations with developers in appropriate circumstances (see policy T22).

7.3.51 Telford contains a number of large residential
developments and a number of existing “mass
produced” bland housing estates where little
consideration has been given to issues other
than access and parking. The Council is preparing a new design guide incorporating the advice
given in Places Streets and Movement: A Companion Guide to Design Bulletin No. 32. This
“code of good practice” will be prepared in discussion with other groups including EP. Developers will need to demonstrate that the design of
their estate roads complies with the principles
of this Design Guide. It is intended that the guidance will supplement Policy T17 by giving advice
on how it can be implemented. It will include :-

DISABLED ACCESS
T18 ACCESS FOR PEOPLE WITH
DISABILITIES
In relation to proposals for shopping,
employment, leisure, recreation and community
developments within the District, the Council
will ensure that new facilities are designed to
be accessible to people with disabilities.

7.3.55 Easy access to all developments, particularly
those facilities which will be visited by members of the public, such as shops, parks, libraries,
recreation facilities and public toilets, are an
integral component of a more accessible environment not only for people with disabilities
but also other people such as parents, with small
children and the elderly. In improving general
levels of accessibility, it is important that:-

• Clarifying the appropriate uses and limits for

private drives and private parking areas/courts
AND ensuring arrangements are made at the
planning stage to provide for their future maintenance.
• Specifying layouts to minimise overall travel
distances within the development.
• Inclusion of cycle ways OR roads suitable for
cycles.
• Information on how a site should be served by
public transport. This should include footpath
and cycleway links to public transport facilities.

• access into facilities themselves is suitable
• their location around the District relates to

the distribution of the residential population
in order to minimise journey lengths and
increase general accessibility, and
• access to existing facilities is improved.

7.3.52 All the above guidance should be in accordance
with the principles contained in ‘Secured By
Design’14. This concept aims to introduce security at the planning stage for any new or refurbished residential and commercial development.

7.3.56 All applications for new build, alterations, extensions and changes of use of all non domestic
buildings and publicly accessible amenities will
be required to demonstrate the integration of
facilities to enable disabled people to achieve

7.3.53 Local traffic management and traffic calming
schemes are usually supported in principle by
local people but their implementation often
causes alarm from some users, particularly the

14 Secured by Design: Midlands Region Senior Crime Prevention
Officers Conference.
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that elderly and other visitors with disabilities
are to continue to enjoy visiting the area17.

safe and independent access in common with
other members of the general public, where
practicable and reasonable.

LOCAL TRANSPORT AND
COMMUNICATIONS ISSUES

7.3.57 The Council will seek to achieve this, where possible, particularly on land that it owns. The above
policy covers all developments except housing
proposals (Policy H12). In relation to proposals
for shops, the Council will be particularly concerned that shop fronts and ATM cash machines
are designed to be accessible by everyone.

7.3.60 Elsewhere in the Plan are specific references to
transport measures in different areas of the District. In particular, policies for Telford town centre (TC8 on the Box Road, TC9-11 on bus access
and the bus station, TC12 on pedestrian access
and TC13 on car parking).

T19 DISABLED ACCESS TO THE
COUNTRYSIDE AND TOURISM

NEWPORT
7.3.61 The Council, working with Newport Town Council and other local organisations, has identified
an area within central Newport within which a
number of traffic management and environmental improvements will be considered. A number
of issues are being examined here, including
the continuing use of the High Street by through
traffic, how the High Street may appear and function without through traffic and the role of adjoining residential roads. Whilst it is too early to
identify a preferred strategy, at present a reduction of through traffic in the Town Centre is
desired, together with greater access for pedestrians. The Council will examine a range of means
for achieving these improvements, including the
Local Transport Plan and English Heritage Partnership grants.

In order to ensure that people with disabilities
have an equal opportunity to enjoy the
countryside and tourism opportunities within
the District, the Council will:a) encourage the development and maintenance
of a network of footpaths within urban areas,
out to and within the countryside, that,
wherever practicable, are accessible to
people with disabilities. This will particularly
be the case where there is no footpath
available adjacent to the highway.
b) ensure that any new development15,
including residential accommodation,
created with the intention of encouraging
tourism will provide, wherever practicable,
suitable access for people with disabilities.

7.3.58 The ability to gain access to and enjoy the countryside and Green Network in Telford is an essential
component of mobility16. The provision of adequately designed and maintained footpaths can
help achieve access for people with disabilities
as well as other members of the community, such
as the elderly and people with children in buggies
and prams. As well as ensuring that new facilities
are designed to provide for these needs, the Council will also encourage improvements to existing
facilities, including those in its ownership.

T20 DEVELOPMENT IN RURAL AREAS
In approving any development outside of
Telford and Newport, the Council will protect
the character of rural roads, particularly narrow
unclassified roads and those with features such
as hedgerows that are important to the visual
character of the open countryside. Approval will
not be given for development that cannot be
served by a classified road unless the applicant
can demonstrate either:a) that the volume of traffic that will be
generated by the development will be such
that the existing rural roads can satisfactorily
accommodate it, OR

7.3.59 Existing local attractions have been successful
in generating visits from large numbers of
tourists, including disabled persons and,
increasingly, many elderly people. A considerable proportion of the elderly has a physical
impairment. It is, therefore, essential to cater
specifically for their needs if growth in this sector of the Districts economy is to continue and

b) that highway improvements can be
implemented which overcome capacity
problems on the highway without detriment
to the character of the rural area.

7.3.62 Traffic in rural areas is predicted to grow by up
to 4 times by 2025 and the ability of minor rural
roads to absorb this is very limited. The rural
areas of Telford & Wrekin are characterised by
many unimproved lanes that are unsuitable for

15 As defined in the Town & Country Planning Act 1990
16 Countryside Commission Advisory Notes No.15: Informal
Countryside Recreation for Disabled People
17 Tourism for All: Providing Accessible Accomodation. J.Penton
English Tourism Board.
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7.3.65 The Wrekin and Ercall Hills are Areas of Outstanding Natural Beauty, and as such are “designated areas”, protected by policy OL2. The
application of this policy will be important in
determining any planning applications for
telecommunications development in this area.

additional traffic. They are, however, crucial to
the character of the countryside and an important recreational resource in their own right. It is
very difficult to generalise on those circumstances where development away from classified roads would be permitted. Some
unclassified roads are very narrow and allowing
developments that would add further traffic
would damage edges and hedgerows; other
unclassified roads could comfortably accommodate two way traffic. All such applications will
therefore be treated on their merits, bearing in
mind the need to preserve the character and
environment of the rural area, including the
effect of increasing traffic on local residents.

7.4

IMPLEMENTATION
ROAD, PUBLIC TRANSPORT AND
TRAFFIC MANAGEMENT SCHEMES

7.4.1

The Council will promote schemes for improving the town’s transport infrastructure which may
include highway improvements, new road
schemes, public transport measures, footpaths,
cycleways and traffic calming initiatives where
these support the aims of the Plan, through all
available means. This will include bids to DETR
through its Local Transport Plan and through
other sources of revenue such as urban regeneration bids through English Partnerships and
the Single Regeneration Budget.

7.4.2

The Council will promote all of the policies outlined in this chapter and will pursue appropriate sources of funding to see them achieved,
through the Local Transport Plan which is being
developed in conjunction with this Plan. There
are other sources of funds, such as those available for urban regeneration projects through
English Partnerships. The Council has had considerable success in the past in obtaining assistance in this way, and it will continue to seek to
do so in the future. In particular, major initiatives such as those within the “corridor of concentrated demand” (see policy T5) may rely
heavily on support from English Partnerships.

T21 TELECOMMUNICATIONS
Subject to balancing the need for
telecommunications systems and the need to
protect amenity and the environment, in
accordance with PPG8, the Council will grant
planning permission for telecommunication
developments provided that applicants have
provided evidence that they have made every
possible effort to erect the apparatus on existing
buildings, masts, or other structures, and where
possible, shared apparatus with other operators.
In addition, any development should be
designed and sited to minimise its visual
impact, especially in designated areas, such as
the Shropshire Hills Area of Outstanding
Natural Beauty, and should contain appropriate
mitigating measures. The Council will resist
further telecommunications development at the
Wrekin and Ercall Hills and will seek to
encourage the use of a single mast to serve
major telecommunications needs at the Wrekin.
The Council will require that all masts be
removed when they are no longer required.

7.3.63 There is pressure for more and higher masts in
the District, both because the area has a relatively concentrated population and because there
are high points such as The Wrekin that can be
used to relay signals to the rest of Shropshire and
beyond. These proposals often have the greatest
impact on the landscape of the District. However,
they are important in attracting business to the
District. Furthermore, their provision can help
reduce the need to travel to work by allowing
greater flexibility of working practices that, for
example permits more people to work from home.

T22 PLANNING OBLIGATIONS
In all new developments, necessary
improvements to meet the transport needs of
the development in accordance with all policies
of this Plan, will be provided and funded by the
development. Such improvements will include
in appropriate cases:a) improvements to existing highways and
provision of new roads,
b) provision for public transport improvements,
c) traffic calming measures,

7.3.64 It is recognised that proposed locations will be
constrained by technical considerations. Applicants must therefore show that they have considered all reasonable ways of minimising the
proposal’s impact on the surrounding area.

d) infrastructure to meet the needs of the
pedestrians, cyclists and horse riders.
e) access for people with disabilities.
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7.4.3

wider network. Contributions may be sought in
appropriate cases towards the following:-

It is well established that developments should
fund any highway infrastructure that is needed
as a result of the site being developed. This provision will include both on and off site improvements and may include the developer funding
the bringing forward of a highway scheme that is
already in the programme of the relevant highway agency.

• links between the development and the pri-

•

7.4.4

7.4.5

7.4.6

Wrekin Local Plan 1995-2006

Government guidance is clear as to what constitutes “appropriate circumstances” when planning obligations can be sought18. An obligation
must be appropriate in scale and kind to the
development, and directly related to it. In the
case of access and transport infrastructure
sought from developers, for example, it may be
appropriate on a large scheme for a developer
to make a contribution towards all of the above.
This may particularly be the case if a development is located within or adjacent to the corridor of concentrated demand (policy T5) or the
primary or secondary network of footpaths and
cycleways (policy T9). Policy T9 also recognises
that the Council will protect existing bridleway
links and will seek to identify new ones. There
may be instances where a new development
affects the line of one of these routes, and in
these cases the developer will be expected to
provide a replacement route to the satisfaction
of the Council.

•

•
•

7.4.7

mary and secondary network of footpaths and
cycleways in Telford identified by the strategy. This is particularly the case in Telford Town
Centre that forms the hub of the network.
important links between the site and any
nearby obvious pedestrian or cyclist destination (such as from a housing development and
a local shopping parade),
links through any areas of open space provided in conjunction with development except in
those cases where there is good reason for
restricting public access,
links from these areas into wider footpath links
within the Green Network.
cycle parking facilities, information signs, etc.

There may be circumstances where car parking
requirements are relaxed, and a contribution is
made towards either improving public transport
provision adjacent to a development (see policy T14) or off site car parking (see also policy
T23). In all cases, the Council will need to be satisfied that any contribution offered by a new
development adequately meets the developments transport needs.
T23 COMMUTED PARKING PAYMENTS

As policy T4 states, major developments will
need to be designed to be well related to public transport facilities. The precise nature of this
provision will vary from site to site, but could
include bus lay-bys, “bus only” routes, bus priority traffic signals, bus turning areas and bus
shelters. There may be instances, such as within the “corridor of concentrated demand” (see
policy T5), where bus priority measures may be
more important than other highway matters. The
approach to planning obligations that the Council takes will reflect this. Similarly, if the development is in an area where traffic-calming
measures are needed, a contribution towards
these may also be sought.

Where the Council agrees with a developer that
a commuted sum may be accepted to meet the
parking requirements of the development (see
policy T14 above), the contribution sought will
be expected to cover the full cost of providing
the parking spaces.

7.4.8

As one means of implementing the footpath and
cycleway network outlined in policy T9, the
Council will expect new developments to provide footpaths and cycleways, as appropriate,
both within their site and linking in with the

18 The clearest source of Government guidance on the subject of
planning obligations is Annex B of circular 1/97 produced by the
Department of the Environment in January, 1997.
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In cases where the Council accepts the use of
commuted sums for parking, the developer will
need to identify a specific scheme towards which
the contributions can be made. The Council will
need to be satisfied that the scheme will go
ahead. In many cases, the scheme may be one
that is promoted by the Council. The contribution made by the developer will need to pay for
land acquisition as necessary, the creation of
the parking spaces and landscaping.
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8.1

INTRODUCTION

8.1.1

Telford & Wrekin has an attractive and high quality landscape in both its rural and urban areas.
The landscape ranges from the steep wooded
banks of the Severn Gorge through a central area
of extensively mined coalfields and regenerated pit mounds to the flat Shropshire Plain in
the north, to the west where the Wrekin Hills
form a local landmark.

8.1.2

The World Heritage Site in the Severn Gorge is
based on Ironbridge and the legacies of its
industrial past. The Shropshire Hills Area of Outstanding Natural Beauty, which lies to the south
and west of Telford, includes the Wrekin and the
Ercall Hills. There are eight Sites of Special Scientific Interest in the District and two Areas of
Special Landscape Character.

8.1.3

The urban area of Telford is characterised by
extensive areas of open land and prominent
landscape features. These include naturally
regenerated pit mounds and reclaimed land
from past industrial dereliction, much of which
has been integrated with new high quality mass
planting, large areas of formal and informal parkland and other areas of open or undeveloped
land. A substantial quantity of this land forms
the Green Network, a concept which was established in the Telford Local Plan 1991 -2001. The
Green Network is an inter-linked system of open
land within Telford which has a collective value
for ecology and nature conservation, formal and
informal recreation, access, linkage and visual
or landscape quality. It covers an area of approximately 2780 ha.

8.1.4

8.1.5

own unique character, it provides recreational
opportunities close to where people live and
work, and it provides a role in tourism and
accommodates wildlife habitats.
8.1.6

It is the Council’s aim to establish a policy framework to protect open land, including the more
ordinary and “everyday” areas, and to encourage
the best use of the opportunities which their
wide variety provides. Telford’s regional growth
role may attract increased pressure to develop
areas of open land both within the town and on
its fringes, and there is likely to be pressure for
new housing in and around Newport and the
rural villages. Protecting existing areas of open
land will help to realise the corporate objective
of a District with a high quality and attractive
environment.

8.2

THE OPEN LAND RESOURCE
OF THE DISTRICT

8.2.1

There are three main areas of open land in
Telford & Wrekin:
• the rural countryside, mainly in the north

and west of the District.
• the urban fringe areas outside the built up

areas of Telford and Newport
• the open land within Telford, Newport and

the rural villages.
8.2.2

The principles of sustainable development
which underpin the policies of this Plan seek to
ensure that the landscape resource of the District is protected for future generations. The
development that is required to 2006 can mostly
be provided within Telford, much of it on sites
already committed. The open land identified in
this Plan will serve to provide a recreational, cultural and ecological resource and contains and
enhances the settlements of the District.

The built up edge of Telford has been re-defined
and many areas that were designated as Countryside Fringe in the Telford Local Plan are now
considered as either open countryside or Green
Network. This distinction has depended on the
primary function of that area, but, generally land
that is in agricultural use is considered to be
countryside and land more related to the urban
area is Green Network.

COUNTRYSIDE
8.2.3

The District’s open land is land which is not allocated for built development or is land left open
in completed developments in either public or
private ownership. It helps to provide a pleasant setting around and within Telford, Newport
and the villages, it gives different areas their
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Telford & Wrekin’s countryside is diverse in character ranging from the Shropshire Hills Area of
Outstanding Natural Beauty to the flat, fen-like
beauty of the Strine Levels and the steep and
wooded Severn Gorge Areas of Special Landscape Character. The countryside is a finite
resource and, once developed, it cannot be
replaced. It is important that all of it is protected
from unnecessary built development.
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OL2, policies contained within the Transport
chapter and other environmental policies within
the Plan are all concerned with protecting the
countryside from development and the implications of diversifying the rural economy.

However, the majority of Telford & Wrekin’s countryside is in agricultural use with a mixture of
farming including arable, dairy, lamb, pig and
poultry. The most productive areas are to the
north and east where the land extends into
Bridgnorth District and the Green Belt. There
are currently two main agriculturally linked
industries in the rural area, the Creamery at
Crudgington and sugar beet processing at
Allscott. The Council believes that retaining a
healthy rural economy goes some way towards
maintaining and enhancing the countryside.

THE FRINGES OF THE URBAN
AREAS

Many farmers are looking to diversify the use of
their land and/or buildings in order to increase
their income. This may include overnight visitor
accommodation, heritage farms, clay pigeon
shooting, motor sports, caravans and camping.
Diversification of rural activities can help to promote a healthy rural economy and contribute to
the quality of the environment. However, it can
also cause damage to the environment by
increasing traffic on country roads, causing nuisance to existing residents and physical damage to countryside features. Policies OL1 and

8.2.6

As Telford continues to grow during the Plan
period, it is vital that suitable land is available
that will result in a balanced community. The Plan
must address the problem of pressure for development on the open land resource, especially
around Telford which has the largest population.
The fringes of Telford and Newport are generally
of a high visual quality and the Council wishes
to encourage appropriate recreational uses.

8.2.7

The Council does not want to see the edges of
the Town eroded or spoilt and has therefore
undertaken landscape appraisals of Telford’s
urban fringe.

The Wrekin Hills
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OPEN LAND WITHIN URBAN
AREAS

• The West is dominated by the Wrekin Hills

and reclaimed land;
• The North and North West is predominantly
open agricultural land, a transitional zone
between the town and the flat Weald Moors
which contain the Strine Levels Area of Special Landscape Character;
• The North East includes the attractive and
sensitive landscape between Telford and
Lilleshall with a mixture of future housing
development, Granville Country Park and
recreational uses.
• Telford’s southern boundary is defined by the
Severn Gorge and Telford & Wrekin’s boundary with Bridgnorth District.
8.2.8

8.2.9

TELFORD
8.2.11 A high proportion of the open land resource in
Telford is already identified by the Green Network designation which was adopted in the
Telford Local Plan. The landscape of Telford New
Town was established by the Telford Development Corporation, which incorporated the provision of open space as part of its Landscape
Structure Plans. However, the task of upgrading
and enhancing this open land still remains. The
Council has drawn up guidelines for the Green
Network. The Green Network Guidance document gives a more detailed description of the
Green Network, it’s function, elements and relevant issues

Some parts of the fringes are within designations such as the Area of Outstanding Natural
Beauty, Sites of Special Scientific Interest, Areas
of Special Landscape Character and Green Network. Additional protection is to be afforded to
these sensitive areas. Much of the agricultural
land within the urban fringe is of a high quality
grade and, therefore, subject to national policies of protection.

8.2.12 The Green Network is an inter-linked system of
open land and landscape within the Town, which
has a collective value for ecology and nature
conservation, recreation, access and visual quality. Much of it is in close proximity and directly
accessible to local people as it inter-twines
around the built-up area. Land is designated as
Green Network because it fulfils one or a number of its aims. The six aims are:

Non-designated areas often help to provide the
settings for the designated areas and although
potential development is not necessarily to be
directed to areas without designation, they
would be more able to accommodate changes if
no alternative site could be found within the
town. The Plan commits adequate land for development until 2006 but, as Telford continues to
develop, it may require new facilities which cannot be accommodated within the town. These
include large leisure facilities, such as the race
course which was approved (subject to a Section 106 Agreement) but not built in the late
1980’s or other sporting facilities of an open land
nature. Development that would lead to the
amalgamation of urban areas presently separated by open countryside will be resisted.

• to maintain Telford’s image as an attractive

•

•

8.2.10 The Council will encourage links within the urban
fringe through the provision of public footpaths,
bridleways and cycleways and appropriate land
uses such as the Community Forest. The creation of a Community Forest around Telford
would help introduce measures to improve landscape quality, public access and wildlife value is
being proposed by the Council in co-operation
with other agencies and authorities, particularly
Shropshire County Council.

•

•

111

place to live and work with extensive green
areas that cumulatively create a high quality
environment and which will continue to attract
investment into the Town;
to retain and enhance the individual identity
and/or sense of local community of parts of
the Town through the separation of built up
areas with green wedges;
to provide easily accessible ‘green lungs’ to
meet the growing aspirations of the public for
a better quality of life within the Town, as these
spaces relieve the sense of congestion and
pressure that are felt in densely built up areas
and introduce the visual variety that people
seek;
to provide an appropriate supply of open land
to meet the diverse recreational needs of an
expanding population, combining the more
formal parkland and recreation areas with the
wider landscaped areas valuable for informal
recreation;
to protect, enhance and maintain Telford’s
ecological and geological heritage of diverse
natural habitats and the archaeological legacy
of its early place in the Industrial Revolution;
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ensure that careful siting and design help to
minimise its impact. Any development should
maintain or enhance the wider environment. The
Council’s approach to the protection and
enhancement of open land is developed
through policies OL2 to OL8.

• to provide open space linkages through which

footpath, cycleway and ecological corridors
can join different parts of the Town.
8.2.13 The Inspector’s Report which considered the
Telford Local Plan following the Public Local
Inquiry in 1992 stated. “The importance of the
concept’s environmental thread cannot be over
emphasised: part of it comprises not just the
retention of ecological and wildlife interest with
its links via corridors, woods and open space to
other areas, important as that is; but it also
includes, significantly the key to sustain the
attractiveness of Telford itself, for residents, visitors and investors, as part of Telford’s own
investment in its future.” Within the Network,
the areas of open land also hold a wealth of other
interest, particularly the historic and archaeological remains which tell the story of Telford’s
industrial past and development.

OL2 DESIGNATED AREAS
The Council will not permit development which is
likely to adversely affect, either directly or indirectly,
the following sites of national importance:
The Shropshire Hills Area of Outstanding
Natural Beauty*
Sites of Special Scientific Interest*
unless the development is of an overriding
national or international interest and there are
no alternative sites.
Development which is likely to adversely affect,
either directly or indirectly, the following sites of
regional or local importance will not be
permitted unless the applicant can demonstrate
that the benefits of the proposal significantly
outweigh the importance of the area:-

NEWPORT
8.2.14 The size and historical development pattern of
Newport does not provide quite the same
opportunities for a Green Network as in Telford.
However, many of the principles of the Green
Network are valid and the Council’s objective
will be to retain important areas of open land
which have a valuable visual, recreational and
wildlife resource, for example a circular footpath
network is required for the town.

a) Areas of Special Landscape Character
b) Local Nature Reserves*
c) Wildlife Sites
d) Ancient Woodland sites as listed in the
Shropshire Inventory of Ancient Woodland
(see also the Proposals Map)
The loss of any habitat must be fully compensated
for by the creation or enhancement of other
habitats of equal or greater value in the local area.

RURAL VILLAGES
8.2.15 The open land in rural villages is considered
important, especially in terms of landscape setting and the overall visual quality of the village
environment. This is considered further in the
urban design policies of the Plan (Chapter 2).

8.3

* These sites have a statutory basis.

8.3.2

The Area of Outstanding Natural Beauty (AONB),
Sites of Special Scientific Interest (SSSI’s) and Local
Nature Reserves (LNR’s) are statutory designations. Development control decisions will take
full account of the specific factors which led to the
designation of these areas and help to sustain,
or indeed further the purpose of the designation.

8.3.3

The Area of Special Landscape Character (ASLC),
Wildlife Sites (WS) and Ancient Woodland (AW)
are non-statutory designations. They are of local
importance and cover areas of land where normal planning policies cannot provide the necessary protection.

8.3.4

The eight existing SSSIs within Wrekin District are:

POLICY STATEMENTS
OL1 ALL OPEN LAND
The Council will protect the visual quality of the
landscape or the diversity or integrity of wildlife
habitats within the District. Encouragement will
be given to the protection, enhancement and
effective management of open land.

8.3.1

Telford & Wrekin has a range of distinct, high
quality landscapes supporting a rich diversity of
wildlife. The Council will endeavour to resist any
development that will reduce the visual or ecological quality of open land but, where development is acceptable, the Council will seek to

•
•
•
•
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Allscott Settling Ponds
Newport Canal
Muxton Marsh
New Hadley Brick Pit
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Green Network in Dawley

•
•
•
•

8.3.5

8.3.6

8.3.7

tion of these aspects has been kept to a minimum. Proposals for telecommunications development will be considered under policy T21. In
addition any habitat loss must be fully compensated for by habitat creation, local enhancement
works and/or community benefits elsewhere on
the site or in the local area.

The Wrekin and The Ercall
Lydebrook Dingle
Lincoln Hill
Tickwood and Benthall Edge

The two Areas of Special Landscape Character
are the Strine Levels and the Severn Gorge.
There are three Local Nature Reserves in the
District, Telford Town Park, Granville Country
Park and Limekiln Wood at the foot of the Wrekin.
There are also, currently 45 Wildlife Sites
throughout the District in both the built-up area
of Telford and in the rural area. All of these designations are shown on the proposals map.

8.3.8

Ancient Woodlands are those which have had a
continuous woodland cover since at least 1600
AD. They are often rich in species and habitats.
There are a number of Ancient Woodlands
throughout the District, all of which are recorded
in the Shropshire Inventory of Ancient Woodland prepared by English Nature.

Many designated areas, especially SSSIs, will
be sensitive to even minor changes in their locality, so it is important that consideration is given
to proposed changes close to the designated
area, as well as within it. These particularly
include impacts on water courses, water supply
and catchment areas. A Landscape Management
Plan has been prepared for the Shropshire Hills
AONB, and there are some guide-lines for the
SSSIs within the District. Management Plans have
also been prepared for Local Nature Reserves
and a number of Wildlife Sites within Telford.
OL3 GREEN NETWORK
The Council will protect the Green Network
and, in particular, key sites and links
throughout Telford in order to achieve the six
aims of the Green Network set out in
paragraph 8.2.12

The Council may consider exceptions to this policy if the applicant can demonstrate that the
benefits of the proposal would exceed the
decrease in nature conservation value or landscape character of the site and that any reduc-
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The extensive variety of ‘green land’ within the
built-up area, most of which is designated as
Green Network, cumulatively creates the high
quality urban environment that the Council aims
to maintain and build upon in the future. The
Council attaches considerable importance to
achieving the aims of the Green Network and to
seeing it evolve as a major ecological, visual and
recreational resource. The Council will therefore
not hesitate to refuse planning permission for
development that has an adverse effect upon
the Green Network and makes no contribution
to its overall function or value. In particular, the
Council will seek to protect from development
any key areas within the Green Network that are
identified as being important links for ecological, recreational or access purposes or for their
landscape or archaeological value. There are
however a limited number of exceptions and
these are set out in policies OL4 and OL5.

OL4 DEVELOPMENT IN THE GREEN
NETWORK
In order to protect the Green Network resource
of Telford, the Council may permit development
in the Green Network provided that the
proposed development demonstrates that:a) there are exceptional circumstances;
b

it contributes or is complementary to the
aims of the Green Network;

c) environmental and community benefits are
an integral part of the proposal.

8.3.13 The Council wants to protect the open land
resource of Telford that has been the legacy of
the planning of the “new town”. The Council however, does recognise that there may be occasions when development proposals could be
accommodated within Green Network land. Any
such development should provide facilities that
are required by the District.

8.3.10 The guidelines for the Green Network identify
the main use and primary function of all sites
and areas within the Green Network. Land does
not have to meet all six aims and objectives of
the Green Network to be included within the
designation - it may fulfil only one of the aims or
all six, but more usually will fulfil a combination
of several aims. The guidelines also identify sites
and areas with potential for improvement that
would benefit from some form of enhancement
or upgrading.

8.3.14 Exceptions should be restricted to predominantly open land uses. Subject to other policies
in the plan, examples might include:
• the open areas of nurseries/garden centres;
• composting schemes, recycling;
• solar panels and other renewable forms of

energy production; or
• alternative transport systems, such as Light

Rapid Transit.

8.3.11 The Council’s support for the concept of the
Green Network within Telford is very strong and
land that is designated has a multiplicity of values. However, the concept is not to be seen as a
rigid application of site designations, more a
flexible method of controlling, protecting and
managing the open land resource. In this way
the Green Network is dynamic. Over the Plan
period it is expected that it will evolve - the primary use and quality of some areas may change
and there may be instances where areas in the
Green Network are lost and other areas are
gained.

8.3.15 Exceptional developments in the Green Network should also include community and environmental benefits.
Environmental benefits could include:
• creation of new habitats;
• improvement or management of existing

habitats;
• hard landscaping to contribute to the

environmental quality of the area;
• contributions to the Community Forest.

Community benefits could include:
community and recreational facilities;
pocket parks;
access points, footpaths, cycle/ bridleways;
environmentally friendly public transport
systems;
• signing and interpretation;
• lighting;
• road safety measures.
•
•
•
•

8.3.12 Future Green Network provision, therefore,
within planning brief areas, areas of major new
development and within the built-up area as a
whole will require further detailed consideration during the Plan period in terms of detailed
design and management of open space areas
and the relationship to other Green Network
sites within the local area.
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is not significantly affected, the proposals for
redevelopment or extension of these facilities
will be permitted. Development such as housing will not be allowed as a justification for subsidising other functions usually provided by
public sector funds.

8.3.16 If an existing amenity is lost, such as a playing
pitch, wildlife area or footpath, then the Council
will seek an agreement from the developer, to carry
out compensatory works to replace it with an equivalent or improved facility, within the locality.
8.3.17 Any proposal must also be of a sensitive design
and location. It should provide for an improvement in the ecological and environmental quality of the area affected by the development and
contributions to the Forest City and/or Community Forest concepts. Section 106 obligations
may be required to ensure appropriate funding
and management. The Council will be guided
by the advice in Circular 1/97 on the use of planning obligations.

OL6 OPEN LAND
Throughout the District, the Council will protect
from development locally important incidental
open land within or adjacent to built-up areas
where that land contributes to the character
and amenity of the area, has value as a
recreational space or importance as a natural
habitat.

8.3.21 Open land without any special designation can
often make a valuable and important contribution to the character of an area and can help to
define the setting of surrounding development
and adjacent buildings. It can relieve the sense
of congestion and pressure that might be felt,
particularly in the older traditional urban areas
of the District. These areas can provide green
space, visual variety and very local recreational
opportunities. The Council considers the retention of these sites to be most important.

OL5 EXTENSIONS AND REDEVELOPMENT
IN THE GREEN NETWORK
Extensions to, or the redevelopment of, existing
uses within the Green Network will be
permitted providing that:a) any extension does not significantly affect
the function of the Green Network in that
locality;
b) redevelopment proposals are not of a scale
which would be incompatible with the long
term aims of the Green Network in that
locality;

8.3.22 Many of the sites to which the above policy will
apply are within Newport. Important areas of
open land within Newport, including those
marked on the proposals map, need protecting
from inappropriate development. The Council
may seek, through negotiation, planning benefits in order to fulfil the potential of open land
where that land is an important and integral part
of a development.

c) other environmental benefits are secured:
for example, landscaping;
d) sites of ecological, geological or archaeological
value are not adversely affected.

8.3.18 This policy complements policies OL1, OL2 and
OL3. It may be necessary to undertake a landscape or ecological assessment if the site is in a
visually or ecologically sensitive area and similarly for sites of geological, archaeological or historic importance.

8.3.23 The character of many of the villages within the
District is defined by the open land and spaces
between and around individual properties. Playing fields and children’s play areas are also
important features in a number of villages and
once lost to development may be difficult to
replace in the locality.

8.3.19 The Green Network covers extensive areas of
the town. In some localities, long-standing existing uses occupy land better suited for inclusion
in the Green Network. The Council will seek the
relocation of such uses, where the opportunity
occurs, and will aim to ensure any subsequent
proposal satisfies the aims and policies of the
Local Plan.

OL7 DEVELOPMENT IN THE OPEN
COUNTRYSIDE
The Council will protect the open countryside
from any development that is likely to have an
adverse effect on its character or quality and
will protect the rural setting of settlements,
buildings or features within the open
countryside. In particular, the Council will not
permit development which would contribute to
the amalgamation of settlements.

8.3.20 The Council is aware of the importance of not
restricting the extension of uses such as schools,
hospitals or employment areas whose grounds
contribute to the aims of the Green Network.
Provided that the function of the Green Network
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of land in the District is of grade 1, 2 or 3a. This
is mainly located to the north west, north and
east of Telford. This land is considered to be
“best and most versatile”. It is a finite resource
which cannot be replaced once it has been
developed and should be protected wherever
possible. Development of the best and most
versatile agricultural land will not be permitted
unless opportunities have been assessed for
accommodating development needs on previously developed sites, on land within the boundaries of existing developed areas, and on poorer
quality farmland. In addition, if lower-grade land
has an environmental value which is recognised
by a statutory landscape, wildlife, historic or
archaeological designation, this may outweigh
the agricultural considerations. Recreational
proposals which require a large area of land on
the edge of Telford are dealt with by policy LR3
(Major New Recreational Proposals) for leisure
uses. Such proposals will be considered in the
light of that policy and the above policy. Applicants will be asked to demonstrate the quality
of the land their proposal would affect.

8.3.24 The countryside is also a valuable ecological
resource. Many of the features within the open
countryside provide wildlife corridors, links and
stepping stones from one habitat to another.
Together with designated sites of high ecological importance, features in the wider countryside, such as hedgerows, help to form a valuable
ecological network. Such networks are necessary to maintaining the current range and diversity of flora, fauna, geological features and the
survival of important species.
8.3.25 National advice, currently set out in PPG7, is
that the countryside should be safeguarded for
its own sake. Therefore as Telford, and to a lesser
extent the other settlements around Telford,
continue to develop, it is important that the
undeveloped, rural ‘gaps’ between them are
protected. Any development that could result
ultimately in the coalescence of settlements will
be strenuously resisted in order to help preserve the individual character that they each
display.
8.3.26 The land around Telford is generally of good
visual and agricultural quality. Some of the surrounding settlements are relatively close, and,
although development will be directed towards
the reuse of brownfield sites within urban areas,
there is still likely to be pressure for development in fringe areas and in the “gaps” between
settlements. Any proposals will be considered
with great care.

OL9 SPECIES PROTECTION
The Council will not permit development which
is likely to adversely affect, directly or indirectly,
animal and plant species or their habitats which
are protected by British law or European
legislation.
If there are exceptional circumstances and
development is permitted, the Council will
consider attaching appropriate planning
conditions or entering into appropriate planning
obligations under which the developer would
take suitable steps to secure the protection of
the protected species.

OL8 AGRICULTURAL LAND
The Council will not permit development that
involves the loss, or loss of quality, of the best
and most versatile agricultural land of grades 1,
2 and 3a, unless the need for the development
outweighs the classification and there is no
less agriculturally damaging alternative site.
Where some loss of agricultural land is
unavoidable, development will be directed to
land of the lowest possible classification.

8.3.28 Protected species are listed in the Wildlife and
Countryside Act (1981) and its schedules (as
revised), the Conservation (Natural Habitats
etc.) Regulations 1994, the Protection of Badgers Act 1992 and in European Directives. A number of animal and plant species that are
protected under national legislation, (e.g. bats,
dormice, great crested newts and badgers) are
found in the District. The Council considers it
important that their habitats should be preserved in order to protect the biodiversity of
the District. As part of the District’s development of a Local Agenda 21, the Council has produced, in partnership with a number of local
interest groups and organisations, a Biodiversity Action Plan for Telford & Wrekin. This helps
to establish an agenda for action to maintain

8.3.27 Agriculture is important to both the economy
and landscape character of the countryside
within Telford & Wrekin District. The changes in
Common Agricultural Policy have resulted in a
search for diversifying enterprises on farms,
which will help to boost incomes. The history of
Telford as a new and growing town and the continued status as a “growth point” for the West
Midlands is putting increased pressure on land
on the edges of Telford, Newport and a number
of rural villages. However, a significant amount

116

d_chapter8

5/4/00

6:06 pm

Page 117

Countryside & Open Land

Wrekin Local Plan 1995-2006

environmental benefits which may include provision for the future management of the feature.

and increase species numbers throughout the
District; it is a means of setting future targets
and monitoring species levels to assess results
and record progress. In considering applications,
the Council will also recognise that proposals in
the vicinity of their habitats may have wider
implications, e.g. loss of feeding grounds and
breeding areas, noise, pollution, trespass or
changes in the local water table and supply.

8.3.30 New water features may be introduced for many
reasons, such as balancing lakes to deal with
run-off water from new development, as an educational or ecological project or as an after use
for mineral extraction. The Council will usually
welcome these kinds of proposals but the primary use of the feature should not adversely
affect, visually or physically, it’s surroundings.

OL10 WATER BODIES

8.3.31 The Council supports the aims of the Shropshire
Union Canal Society to restore the line of the
old Shrewsbury and Newport canal. As well as
providing a footpath along its length, the Society hopes to restore as much of the canal as possible to a navigable standard.

The Council will expect development to
preserve existing water features, such as
ponds, streams and canals, which are affected
by development proposals and will expect such
features to be sensitively incorporated into the
landscape design of the development. Where
this is not appropriate, compensatory measures
should be taken through the creation of new, or
the enhancement of existing water features.

COMMUNITY FOREST
8.3.32 The Council will promote the establishment of a
Community Forest on suitable land surrounding
Telford, providing schemes ensure:-

8.3.29 Ponds, lakes, streams, brooks, canals and rivers
are all water features that can have significant
visual, educational, recreational, archaeological
or ecological value. Alterations to existing water
features will only be permitted if it can be shown
that they would not have a damaging effect
on these types of values. Where works are
allowed, the Council will negotiate appropriate

• the planting, maintenance and management

of appropriate native species;
• the creation of sites for nature conservation,

environmental education, public access and
appropriate recreation purposes;
Granville Country park
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• that it will not lead to the loss of land with eco-

8.4

IMPLEMENTATION

logical or landscape value;
• that sites of archaeological value or historic
importance are not adversely affected.

8.4.1

The Council will apply the following policies in
order to maintain and enhance the quality of
the District’s open land and landscape resource.
This Plan, the guidelines for the Green Network
and work that is being undertaken on the preparation of a landscape strategy helps to provide
a framework for management and enhancement
work in these areas. The Council recognises,
however, that more will be achieved through
developing landscape design and management
plans which are outside the scope of this Plan.

8.4.2

The landscaping of a site should aim to produce
a pleasant environment, to maximise the existing potential of the site and to respond positively to the locality and setting of the area. Each
development is part of the overall landscape
structure of Telford & Wrekin and should not be
developed in isolation. The policies on urban
design make specific reference to this issue.

8.4.3

In Telford, the provision of a structured landscape has been seen as a fundamental element
of creating the character of the Town. Today, the
Green Network represents one of Telford’s most
important assets and it is considered vital for
the physical and economic well being of the town
that new development continues this tradition.
For this reason, just as Telford Development
Corporation ensured that a high quality landscape structure was an integral part of developments it planned, so today the Council will
ensure that new developments are set in a quality landscape to enhance the town.

8.4.4

The Council will work with other landowners to
direct resources in the most appropriate way.
For example; with the Countryside Agency, to
seek grant-aid for both rural and urban countryside projects, and with the Forestry Authority,
for grants under the Woodland Grant Scheme,
or similar packages to encourage the planting
and management of trees and woods. Fifty eight
percent of derelict land in Telford is in the Green
Network and as part of its urban regeneration
work, the Council will seek funding for reclaiming land for public open space.

8.4.5

Other sources of funds, such as the National Lottery, will be considered as the Council brings
forward its recreation and leisure proposals. In

8.3.33 It is proposed that the Community Forest will
be a mixture of woodland, farming, wildlife areas
and appropriate recreational uses and will aim
to improve and increase the existing woodland,
trees and hedgerows. Much of the land involved
will remain in private ownership and any planting will be voluntary and based on joint agreements. In addition to managing woodlands in its
ownership, the Council will seek to negotiate
contributions to the Community Forest from
appropriate development proposals which fall
within the Area of Search for the Community Forest1 where such contributions would be clearly
and directly related to those proposals.
OL11 WOODLAND AND TREES
The Council will seek to retain and enhance
the contribution that trees and woodland,
(especially areas of ancient woodland) make to
the landscape character of the District. This will
be promoted by:a) making Tree Preservation Orders, where
appropriate, to protect trees and woodland
areas of significant amenity value;
b) resisting development proposals that would
result in the loss of trees which make a
valuable contribution to the character of the
landscape, a settlement or its setting or
have a significant ecological value.
c) supporting initiatives for woodland
management, tree planting and creation of
new hedgerows, where appropriate, through
legal agreements.

8.3.34 Trees are important visual and ecological features in the landscape. Encouragement will be
given to appropriate management of existing
woodland, especially ancient woodlands, as
listed in the Shropshire Inventory of Ancient
Woodland. On the slopes of the Severn Gorge
and in certain areas of Telford, there is a direct
link between areas of woodland and the survival
of certain archaeological features. New tree
planting will be encouraged in the community
forest area and wherever it would make a positive contribution to the landscape, conservation
or amenity value of the area. The protection of
the wooded slopes of the Severn Gorge is considered especially important and referred to in
the Severn Gorge chapter of the Plan.

1 Telford Community Forest Lanscape Assessment Land Use
Consultants 1993
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opment and complement the character of that
part of the District. Further advice is given on
this in both the Green Network Guidance and
Landscape Design Guide.

addition, the Council will seek reasonable contributions to the provision of open land and
leisure facilities from new development in the
District where such provision directly relates to
that development.
8.4.7

In accordance with the Plan’s Transport policies,
the Council will be seeking to encourage greater
footpath, cycleway and bridleway access into
appropriate areas. A study on “Access to Telford’s
Countryside” has been prepared which will suggest those areas both within the urban areas of
Telford and Newport and into the Rural Areas
which require access improvements.

8.4.8

There will be cases where an important ecological, geological or archaeological site or a wildlife
habitat, or an area which is of visual and aesthetic appeal, is affected in some way. In such
cases, the Council will not only expect the design
and layout of the development to respect the
need to preserve the area, but the Council will
also require developers to ensure that areas are
protected in view of their vulnerable situation.
Where, in very exceptional circumstances, the
Council consents to the loss of a natural habitat
as a result of development, it will expect the
developer to compensate for this by the creation of an equivalent habitat nearby. Any
replacement habitat should be larger because
its initial quality is likely to be lower than that
which has been destroyed.

OL12 OPEN LAND AND LANDSCAPE CONTRIBUTIONS FROM NEW
DEVELOPMENT
In considering development proposals, the
Council will seek the following in relation to
landscaping and the provision of open land:a) an appropriate landscape setting in
accordance with the location, nature and
scale of the development;
b) protection and appropriate enhancement
works to areas of Green Network which are
clearly related to the development site in
physical or visual terms;
c) footpath, bridleway and cycleway links, to
replace those lost as a result of the
development, or considered necessary as a
result of the development;
d) on development sites within the defined
Community Forest area of search, tree
planting and other reasonable and
appropriate measures towards the
establishment of the Community Forest,
where they are clearly and directly related to
the proposed development;
e) protection and appropriate enhancement of
important ecological or archaeological sites
and wildlife habitats that may be adversely
affected by the development;

OL13 MAINTENANCE OF OPEN SPACE

f) protection of all legally protected species
affected by the development;

The Council will seek a legal agreement to
ensure that provision is made for the long term
maintenance of open space or landscaping that
is provided principally for the benefit of the new
development.

g) where a recreation or sports facility, or other
feature is lost through development, a suitable
replacement facility or feature of equal or
enhanced quality and accessibility is provided.

8.4.6

8.4.9

In appropriate circumstances, all new development will be expected to contribute to the continued establishment and maturing of the
District. The type of improvements sought will
vary greatly from site to site, and it is suggested
that developers contact the Council at the earliest stage to ascertain what type of improvements
are necessary for any site. In all cases, any contributions sought would be fairly and reasonably related in scale and in kind to the proposed
development and that developers would not be
expected to contribute to works which are
needed solely in order to resolve existing deficiencies. The Council will be flexible in what it
seeks and will always welcome imaginative
schemes which enhance the setting of a devel-

119

Maintenance of open space, once any improvement works are complete, is as important to
developing the character of the District as providing a high quality landscape structure. It is
essential, therefore, for a developer to address
the future maintenance of open space, which is
provided as part of a new development, at the
very outset of the proposal. Maintaining open
land in good order is a priority of the Council
and significant contributions have been secured
from landowners (notably English Partnership)
when they have asked the Council to take over
and maintain such open land in the District.
Clearly the nature of any maintenance that is
required will vary from site to site depending on
the nature or quality of the site, the intensity
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and type of uses on it and its location. Circular
1/97 on Planning Obligations advises local
authorities to ensure that maintenance payments are time-limited and not required in perpetuity. In seeking to negotiate agreements to
maintain open space the Council will advise on
the appropriate nature of on-going maintenance
requirements and agree with the applicant an
appropriate time limit for relevant future maintenance contributions. However, this can only
be done once the details of what the applicant
is proposing to provide on the site are known.
8.4.10 It is the Council’s policy to seek to adopt areas
of public open space subject to agreeing an
appropriate commuted maintenance payment
to cover the future upkeep costs. The Council
will discuss these matters with developers when
a planning application is submitted and will seek
to enter into a legal agreement to secure any
such maintenance provisions.

AFTER USE OF MINERAL
EXTRACTION AND WASTE
DISPOSAL SITES
8.4.11 Telford & Wrekin Council is now the Strategic
Planning Authority responsible for minerals and
waste matters in the Telford & Wrekin area. The
Council will encourage operators to ensure that
proposals for mineral extraction and the afteruse of any mineral extraction or waste disposal
site takes into account the aims of the open land
policies of this plan, together with those of the
emerging Joint Minerals and Waste Local Plans.
8.4.12 The after-use for each site will depend on its location and the requirements of the locality. It may
include, for example, reinstatement to agricultural use, a contribution to the Community Forest, land for wildlife or conservation purposes,
or for formal and/or informal recreational provision or possibly land for built development.
Other policies within this Plan and the Joint Minerals and Waste Local Plans will also be relevant, but each site will be considered on its own
merits.
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9.1

INTRODUCTION

9.1.1

The urban-rural nature of Telford & Wrekin
means that the majority of leisure and recreation facilities are concentrated in the built-up
areas of Telford and, to a lesser extent, Newport. The provision of such facilities was planned
into Telford’s original development as a new
town both in the Town Centre and in employment areas to provide recreational opportunities for workforces. Most of the major recreational
facilities, however, are located in the Town Centre and District Centres.

9.1.2

9.1.3

9.1.4

This may lead, for certain activities, particularly
indoor, to an increase in provision by the private sector but some private operators such as
industries have increasingly reduced their outdoor recreational provision which has put further pressure on local authorities to provide and
maintain outdoor facilities. New partnerships
between the public sector and private developers are likely to be established and present relationships are likely to change.

Throughout the Plan period, and beyond,
Telford will continue to grow as a focal town for
the District and as an important sub-regional
centre. During this time, the District’s population is likely to increase by 25000 people. In
terms of recreation and leisure provision, the
effect of this rise in population will be twofold.
Firstly it will put increased pressure on existing
facilities and will result in a loss of potential land
suitable for indoor and, in particular, outdoor
recreation provision. However, secondly, as
Telford’s population continues to grow, a greater
number and wider variety of facilities will
become more economically viable.
The leisure industry has experienced huge
growth in recent years. National trends show that
average disposable incomes continue to rise
along with increasing consumer expenditure
and, on the whole, people now have an increased
amount of leisure time. In addition, there is now
a wider range of leisure and recreation activities
available for people to enjoy and participation
rates in most recreation activities have
increased. As a result of these trends there has
been a rise in expectations in all areas for further and more varied provision of leisure and
recreation facilities.
Recreation provision is experiencing a time of
transition. Sports England and the governing
bodies of sport, such as Athletics UK, Regional
Football and Swimming Associations are likely
to have more say about the location and type of
facilities provided. The introduction of the
National Lottery has led to new areas of funding
for many large projects and it is an additional
resource in the provision of leisure and arts facilities. At the same time, tight revenue controls
on local authorities have resulted in the role of
the Council changing from ‘provider’ to ‘enabler’.
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9.2

LEISURE AND RECREATION
PROVISION WITHIN THE DISTRICT

9.2.1

The current provision of recreation and leisure
facilities in the District Centres within Telford, in
Newport and in some of the villages is mainly
historical but is also based, to a lesser extent,
on population structures, need and land availability in each area.

9.2.2

The Council has adopted a number of strategies
prepared by its Leisure, Culture & Community
Service. Currently these include a Playing Pitch
Strategy, an Indoor Sports Strategy, an Outdoor
Recreation Strategy, a Play Area Strategy and a
Strategy for Community Involvement in Landscape Management and Development. Work has
been undertaken to identify where the provision of sports and leisure facilities does not meet
national or Telford & Wrekin-adopted standards.
In some cases there is a need to extend or refurbish existing facilities to maximise their use
rather than providing additional facilities.

9.2.3

Where the need for new or additional recreation
facilities with major community benefit is identified, the provision of some of these facilities
may be treated as exceptions to the Green Network (policy OL4) or other Open Land policies
This should only be done where there are no
other suitable sites and if the site is free from
any other special designation, subject to other
relevant policies included in this Plan. In some
cases, where suitably large sites cannot be found
within Telford, it may be necessary to locate
appropriate major recreational land uses within
the urban fringes around the edge of Telford, again
subject to the policies contained within the
Countryside and Open Land chapter of the Plan.

9.2.4

In implementing its policies, the Council will
ensure that the provision of any new leisure facility is related to the proven need or demand for
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such a facility. The identification of a suitable
site will include consideration to ensure disturbance and nuisance to local residents and visual intrusion will be kept to a minimum.

9.2.5

TELFORD AND THE DISTRICT CENTRES
Major recreation facilities in Telford Town Centre include a ten screen multi-plex cinema, an
ice rink and a tennis and racquet centre. Major
facilities within the District centres include a ski
slope at Madeley, an athletics track and theatre
at Oakengates and the Bucks Head Football
Ground in Wellington. There are swimming pools
at Wellington, Oakengates, Madeley and Newport and the main sports centres are the Madeley Court Centre, Stirchley Recreation Centre,
Oakengates Leisure Centre and the Phoenix
Sports Centre in Dawley. The main recreation
grounds are The Bowring, at Wellington, and St.
Georges Recreation Ground which is often used
by Shropshire County Cricket Club. There are
also four golf courses in and around Telford.
More informal recreation is offered at the Town
Park, where there is also a small art gallery, and
on the inter-linked open spaces and footpath
and cycle network. There are numerous other
more minor leisure and recreation facilities
throughout Telford.

Telford Ice Rink
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9.2.6

In 1988 the West Midlands Regional Sports Council identified three types of specialist sports provision required for the District: i) an athletics
track, now provided at Oakengates; ii) a closed
road cycle track, and iii) an indoor bowling green,
In addition, the Council has identified a need to
provide facilities for water sports and motor
sports within the District.

9.2.7

As part of its redevelopment proposals for the
south east Hadley area, the Council has, in liaison with Blockleys plc, identified a potential
new stadium site to the North of the railway line
( shown on the Proposals Map)

9.2.8

A site has been identified for a 1200 seat theatre
in Telford Town Centre (see policy TC5) and the
creation of such a facility should help to attract
further investment into the provision of other
leisure and recreation facilities in the town centre.

9.2.9

The Playing Pitch Strategy, which assesses playing pitch provision throughout the District to the
year 2006, has found that north-east, north-west
and central Telford all display shortfalls in pitch
provision based on current supply and predicted population growth in each area. Furthermore,
the predicted levels of shortfall are magnified
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to serve the needs of the District by continuing
to assess the adequacy of existing leisure and
recreation facilities and to identify what is
required for the future development of the arts,
sport, entertainment and community provision.

for all areas, including South Telford, when taking into account the sites presently known to be
of poor pitch quality. Central Telford displays
the largest shortfall, calculated to be 18 pitches
at 2006, whereas South Telford displays the least
at 1.5 pitches.

LR1 PROVISION OF COMMUNITY
FACILITIES

9.2.10 The Council is committed, through its adopted
Indoor Sports Strategy, to enabling the provision
of a network of quality sports halls for local communities that are provided within easy access.
Initial model projections to the year 2006 identified a shortfall within the District of a standard
sports hall, but further calculations of this model
are being undertaken with regard to the effect of
schools facilities and other factors. Also, there is
a need to undertake a number of major refurbishment’s of existing facilities in Telford in order
to continue to provide a range of recreation
opportunities within easy access and to increase
the potential use and community benefit of each
facility.

The Council will permit proposals for
community facilities to serve the needs of the
District, including places of worship, education
establishments and surgeries, providing that
the proposed development is located in a
District or Local Centre and satisfies other
appropriate policies in this Plan.
Where the applicant can demonstrate that
there is no suitable site which is reasonably
available within a District or Local Centre, the
Council will adopt a sequential approach to site
selection providing that the proposed
development:
a) is located on a public transport route;
b) demonstrates suitable access arrangements
and adequate provision for car parking;

NEWPORT AND THE RURAL AREAS
9.2.11 The main indoor sports facility at Newport is the
swimming pool and the main formal outdoor
recreation areas are ‘Shukers Field’, off Audley
Avenue, the grounds at the Rugby and Cricket
clubs and a recently opened (private) 9-hole
golf course and driving range. Initial assessments
indicate that there is an identified need for a
sports hall in Newport to provide a range of
indoor facilities.

c) occupies land allocated for development, or
derelict land. Exceptionally, such proposals
may be permissible within the Green
Network, subject to the provisions of policy
OL4;
d) does not have an adverse impact on the
character and amenity of the local area;
e) is not located on a site required to meet
essential employment growth;
f) satisfies the environmental health, urban
design and other appropriate policies in this
Plan

9.2.12 The remaining Newport branch of the Shropshire Union Canal provides a variety of informal
recreation opportunities and many others are
offered within some of the villages and the open
countryside, mainly in the form of extensive footpath and bridleway routes.
9.2.13 The Playing Pitch Strategy identifies Newport
and the Rural Area as being well provided for in
terms of number and quality of playing pitches
over the period 1995 - 2006, but identifies that
specific refurbishment of some facilities and
drainage works should be implemented to maximise their potential use. The refurbishment of
pavilions in rural areas can provide a facility worthy of multiple uses.

9.3

POLICY STATEMENTS

9.3.1

The Council will seek to facilitate and promote
the provision of leisure and community facilities
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9.3.2

The Council considers that any new community
facilities, for which there is an identified need,
should be located within District or Local Centres. Such Centres are a focus for community life
and bring together in one location a variety of
different facilities, activities and social groupings. In accordance with the principles of sustainable development, the Plan encourages
mixed uses in District or Local Centres to reinforce and strengthen their existing roles.

9.3.3

However, the Council recognises that it may not
always be possible to identify a suitable site for
the proposed development within a District or
Local Centre. Where this is the case, the applicant must be able to demonstrate that a sequential approach to site selection has been followed
and that sites near to District or Local Centres
have been considered.
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must respect the character of the area. However, there may be opportunities for re-using or
adapting existing rural buildings, providing their
form, bulk and general design are in keeping
with their surroundings. The Council will encourage this approach where such proposals are
acceptable, or can be made acceptable on planning grounds by attaching conditions to the planning permission. Where a proposal is not located
close to a public transport route and where the
development would give rise to the need for
one, the Council may seek the provision of a
public transport route to serve the development
through a Section 106 legal agreement.

LR 2 PROVISION OF NEW STADIUM
The Council will actively seek the provision of a
new stadium on land north of the railway at
South East Hadley, as indicated on the
Proposals Map.

9.3.4

In Chapter 4 of the Plan the context for the future
development of land north of the railway line is
set out. Within this area, land has been identified a potential site for a new stadium (as shown
on the proposals map).
LR3 MAJOR NEW RECREATIONAL
PROPOSALS

9.3.6

A recent example of a proposed development
on the fringes of north Telford is the horse racecourse. It was approved in principle by the Council
in 1990, although it has never been developed.

9.3.7

Where leisure and recreation developments are
likely to generate significant noise (for example
a motor sports facility), such a development will
be considered on its merits and subject to the
environmental policies contained within this
Plan, in particular the policies dealing with noise.

9.3.8

The Lilleshall National Sports Centre, within
Bridgnorth District, is close to Telford & Wrekin’s
boundary. In determining any proposals related
to the Centre, or in commenting upon any proposals which are likely to have an impact upon
Telford & Wrekin District, the Council will ensure
that proposals satisfy the policies in this Plan.

The Council may permit large scale
developments for recreational or leisure use in
the countryside, if they cannot be
accommodated elsewhere in an urban area,
and providing that:a) there is a proven need or demand for such a
facility within the District;
b) they are located as close to Telford as
possible, on or near to public transport
routes;
c) the policy for the protection of the best and
most versatile agricultural land of grades 1,
2 and 3a is satisfied,
d) there is re-use or appropriate conversion of
agricultural or other rural buildings where
the opportunity exists and the proposal is
acceptable on environmental and traffic
grounds;
e) they would not adversely affect sites, either
directly or indirectly, that are designated for
wildlife or landscape reasons or other areas
of ecological, archaeological, historic or
visual importance as set out in above
policies;

LR4 OUTDOOR RECREATIONAL OPEN
SPACE
The Council will seek, through both its own
programmes and through negotiation with
private developers, to achieve the National
Playing Fields Association minimum target of
2.43 hectares per 1000 population of outdoor
recreational open space.

f) they would not generate nuisance or noise
problems that would be detrimental to local
residents and the quiet enjoyment of the
surrounding countryside; and
g) they satisfy the requirements of the urban
design policies

9.3.5

The Council will refuse applications for any new
development if it would result in the loss of
existing recreational open space which is not
replaced in a suitable alternative location to an
equal or improved specification.

Where a proposal for a major recreation or leisure
facility cannot be accommodated within the
built-up area of Telford, the Council may permit
such a development in the fringes around the
edge of Telford, subject to the above criteria.
The most appropriate recreational proposals
within such areas will be open land uses which
can be easily accommodated without detriment
to the surrounding area or wider countryside.
Only buildings that are essential to the proposed
use will be considered acceptable and these

9.3.9
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In accordance with the above standard, the
Council has adopted the National Playing Fields
Association (NPFA) minimum target for the provision of youth and adult sports pitches, greens,
courts and athletics tracks available to the public.
This requires the provision of 1.6 - 1.8 ha of space
for youths and adults per 1000 population.
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Telford Town Park

1.21 ha of this overall target should be allocated
specifically for playing pitches. The target for
children’s recreational space is 0.2 - 0.3 ha for
outdoor equipped play areas for all ages and
0.4 - 0.5 ha for casual play space within housing
areas. The NPFA standard does not include general open land, passive or informal recreational
land or water sports areas. These other provisions may therefore be sought by the Council
over and above the NPFA requirement.

9.3.12 In the light of these findings, any development
that would cause the loss of existing sports pitches will not be allowed unless they are replaced
on a suitable site of equal quality in the locality
or the capacity of existing pitches can be
increased (eg. upgraded or synthetic pitch
cover). The use of suitable Green Network sites
will be allowed for pitch provision subject to the
Green Network policies within the Countryside
and Open Land chapter of the Plan.

9.3.10 The Playing Pitch Strategy, focuses primarily on
assessing football pitch provision, as this is the
pitch sport with the greatest participation rate.
It is possible that any additional provision for
other pitch uses could be accommodated within the existing open land network of the District
but this will be fully evaluated in subsequent
Playing Pitch Strategies. The Council has contributed to the compilation of a Playing Field
Register. The Register details the number, location and use of all sports and recreation grounds
within the District.

9.3.13 In Newport and the Rural Areas of the District, it
has been calculated that any increase in demand
for sports pitches can be met from existing supply, but the loss of any existing pitches will continue to be resisted unless alternative local
provision of equal or improved quality is made.
9.3.14 The National Playing Fields Association has published detailed guidance1 on how play space
standards should be satisfied, including guidance to ensure that children’s play areas are
accessible to them. The Council will follow this
guidance in implementing policy LR4 and will
work with private developers to ensure that the
NPFA targets are met as part of development
schemes. Policy LR6 sets out developer contributions to outdoor play provision. A rationalisation review of Telford & Wrekin’s play areas has
been produced by the Council to assess existing play provision within the District and to identify areas where equipped children’s play spaces
are required.

9.3.11 Supply and demand for publicly accessible
pitches has been calculated on an area by area
basis using the Sports Council’s method of
assessing playing pitch demand. Existing pitch
supply has been compared to the existing and
projected demand from teams on an area by
area basis up to the year 2006. There are varying
shortfalls in pitch supply for all areas of Telford
to the year 2006. Shortfalls occur due to a combination of factors such as poor pitch quality,
lack of existing pitches and facilities and levels
of new development/population growth.

1 The Six Acre Standard – minimum standards for outdoor play
space, National Playing Fields Association, 1992
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to the north east boundary of Telford at Lilleshall and Shifnal, both within 10 minutes driving
time of Telford. This makes a total of seven courses in very close proximity to the urban areas of
Telford and Newport.

9.3.15 The Council will seek to ensure that the provision of any additional formal recreational facilities does not conflict with the retention and
enhancement of areas of nature conservation,
visual amenity and informal recreational value.

9.3.19 It is therefore considered that within the Plan
period it will not be necessary to approve any
further additional courses within Telford &
Wrekin district. If however a developer can prove
that there exists further golf demand, any proposal will be considered against the above policy.

LR5 GOLF COURSES
The Council will only permit new golf courses
when it can be demonstrated that there is a
demand for the development of further golfing
facilities. The site of any proposal must:a) be located close to large areas of
population, particularly Telford, in order to
reduce the need for long car journeys;
b) not be located within, or adversely affect, the
visual quality of the Shropshire Hills Area of
Outstanding Natural Beauty;
c) not adversely affect the quality of Sites of
Special Scientific Interest, Wildlife Sites
Areas of Special Landscape Character,
Ancient Woodlands, Local Nature Reserves
or sites of archaeological value or historic
importance ;
d) relate to local topography and local
landscape character, drainage and water
features, soil type, underlying geology,
vegetation, principal wildlife habitats and
species present
e) not lead to the permanent loss of quality of
the best and most versatile agricultural land
of grades 1, 2 or 3a.

9.3.16 The Council will expect that, where golf courses
are located within the urban fringe, they should
act as links between urban and rural areas, providing safe footpath/bridle and cycle routes on
and around the site, and should link with existing
routes off the site wherever possible. Through
appropriate tree planting and access works, golf
courses can make a valuable contribution to the
overall natural environmental quality of the District and to the Community Forest objective.
However, the Council will expect a full environmental evaluation of the proposed development to be submitted as part of an application

9.4

IMPLEMENTATION

9.4.1

In order to further maintain and improve the
high quality and variety of leisure and recreation facilities and opportunities within the District, the Council will also apply the following
policies when considering planning applications. The Council does, however, recognise the
importance of management schemes and strategies which are outside the scope of this Plan and
in this respect will work with other landowners
to direct available resources in the most appropriate and beneficial way. The Council will pursue funding to facilitate projects from sources
such as the European Union, Sports England and
from the National Lottery.
LR6 DEVELOPERS CONTRIBUTIONS TO
OUTDOOR RECREATIONAL OPEN SPACE
PROVISION WITHIN NEW RESIDENTIAL
DEVELOPMENTS
In accordance with policy LR4, when granting
planning permission for new residential
development, the Council will require the
provision of outdoor recreational open space
within new housing developments to meet the
standards set out by the National Playing Fields
Association of 2.43 hectares per 1,000 people.
On larger sites, as part of this requirement, the
following equipped play provision will be sought:a) On sites providing more than 75 and less
than 200 new child bed spaces (or where
two or more adjacent sites are combining to
provide this level of new bed spaces), a
“local” equipped area for play;

9.3.17 The Structure Plan for Shropshire bases the need
for golf courses in the County on the Royal and
Ancient Golf Club standard of one golf course
per 25,000 population. Applying this standard,
the likely number of courses required within the
District during the plan period will be seven, six
of which would be needed to serve Telford.

b) On sites of 200 new childbed spaces or more
(or where two or more adjacent sites are combining to provide this level of new bed spaces),
a “neighbourhood” equipped area for play.
The Council will seek a legal agreement to
ensure the provision of outdoor recreational
open space or equipped areas for play in
accordance with the above.

9.3.18 There are four 18-hole golf courses and one 9hole course in the District and there are two
existing courses within Bridgnorth District close
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9.4.2

9.4.3

9.4.4

subtracting all bed spaces from dwellings
designed for elderly people, and from one bedroom dwellings, and then worked out as follows:

In principle, this policy requires that all developers should provide outdoor recreational open
space in strict accordance with the NPFA standards as set out in PPG17. In particular, it requires
that the provision of children’s play space should
be an integral part of residential developments
in all circumstances. The layout, location, sizes
and function of the space needs to be considered at the beginning of the design process. The
Council will endeavour to ensure that, where
new play areas are provided, such areas help to
satisfy the physical and intellectual needs of
children and will work closely with developers
to ensure that safe new play spaces are provided.

• 2 bedroom dwellings provide 1 child

bedspace
• 3 bedroom dwellings provide 2 child bedspaces
• 4 bedroom-plus dwellings provide 3 child

bedspaces.
9.4.5

A consultative study entitled ‘Wrekin Play Areas
Rationalisation Review’ was produced by the
Council in May 1996. It reviews existing play area
provision within the District and helps to identify areas where equipped play spaces are
required. It incorporates detailed NPFA guidance on how play space standards should be
satisfied and provides local guidance for assessing development schemes.

There may be cases where a more flexible
approach, if agreed between the Council and a
developer, would provide a more satisfactory
solution whilst still responding to the needs of
the new development for open space.
• Firstly, it may not always be practical or

desirable to provide open space within a
site. Where this is the case, the Council will
consider allowing the developer to make a
contribution, of equivalent value, to an
adjacent site. This may particularly be the
case on small sites of less than 75 new child
bed spaces or where planning, practical or
design constraints of the scheme would
make provision of on-site open space
difficult to achieve.

The number of new child bed spaces on any
new residential scheme will be calculated by

Children’s play area at Horsehay
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space for youth and adult use is 1.6 - 1.8 hectares
per 1000 population. The amount of open space
which may be required reflects current practice.
It represents part of NPFA standard which is set
out in policy LR4 and includes sports pitches,
greens and courts. Areas should be available for
passive recreation, formal sports and pedestrian and cycle routes (in appropriate cases), but
the standard will be applied flexibly and only
where there is a direct relationship between the
need for recreational provision and the development proposed. Requirements for open
space will be assessed in terms of existing provision. Facilities should be available for public
use wherever, or whenever, possible. It is accepted, however, that there will be occasions where
public access will not be possible or practical.

• Secondly, some areas of the District are

already well supplied with certain types of
open space but under supplied with others.
For example, an area may have a surplus of
‘kick-about’ areas but no equipped
children’s play area. Where development
takes place in such areas, the Council may
be willing to agree with a developer that any
open space provided by the development
takes account of this existing situation.
9.4.6

In all cases where the Council is prepared to
consider applying the standards of this policy
flexibly, it will need to be satisfied that new areas
of open space or new facilities are provided
directly for the benefit of the new development
and any contribution by a developer to new or
improved facilities would be fairly and reasonably related to the level of demand created by
the new development.

9.4.7

In order to secure the provision of open space,
new facilities or new children’s play areas, the
Council will seek to enter into a legal agreement
with the developer.

9.4.8

It is the Council’s policy to adopt appropriate
areas of open space and equipped play spaces,
subject to agreeing payment of a commuted
maintenance sum to the Authority (see policy
OL13). However, where developers wish to retain
ownership and responsibility for the management of formal play spaces, they must be fully
aware of all ‘duties of care’ implicit within relevant legislation.

9.4.10 As with policy LR6 above, there may be instances
where this provision is met as a contribution of
equivalent value towards the improvement of a
nearby existing facility. The Council will be able
to advise where this is likely to be appropriate.
Such a contribution would be directly related to
the proposed development.
9.4.11 There may also be instances when an employment development consisting of a number of
smaller firms will generate a need for the provision of some open space as a result of their combined demand. Where this is the case, the
Council may require a proportional contribution
from each employment unit towards the provision of open space where there is a direct relationship between the provision of the space and
each development.

LR7 RECREATIONAL OPEN SPACE ON
EMPLOYMENT DEVELOPMENTS

9.4.12 In order to ensure the provision of recreational
open space as part of major new employment
developments, the Council will seek to enter
into a legal agreement with developers.

On new employment developments, the
Council, through a legal agreement with a
developer, may require, the provision of 1.5
hectares of open space or a contribution of
equivalent value per 1,000 employees.

9.4.9

The Council recognises that workplaces can generate a significant demand on sports and recreational facilities. Within the District, there is
evidence that workplace sports teams, in particular, put pressure on existing facilities. It is considered reasonable, therefore, that, as new
employment areas come forward for development, some provision should be made for recreation where the development is likely to
generate such a need. The minimum recommended provision of outdoor recreational open
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10.1 INTRODUCTION

10.1.5 The majority of the urban part of the district the former New Town area - consists of a mix of
the remnants of older established settlements,
landscapes and archaeological remains set
amongst the development infrastructure and
landscape of the New Town. Some of these original settlements have sufficient surviving historical and architectural quality and interest to
become conservation areas in their own right.
For example both Horsehay and Wrockwardine
have recently been designated as conservation
areas. Other areas, whilst retaining historic interest and townscape quality, may not be of sufficient special interest to warrant conservation
area status. These areas still require a level of
special recognition and protection in the plan.
Such areas will be designated as Areas of Local
Townscape Quality and identified in the plan at
the earliest opportunity.

10.1.1 Collectively, the policies in this part of the plan
deal with the identification, protection and
enhancement of the historical legacy of the District. It is split into four main components: Conservation Areas, Listed Buildings, Archaeology and a
section on non statutory and local designations.
10.1.2 Telford & Wrekin has a rich and diverse heritage
in the form of traditional settlements, buildings,
features and archaeological remains, all of which
are vital to our sense of history, local culture and
community identity. The historic environment
helps to give the District a sense of local distinctiveness and creates a high quality environment, which is important to our general quality
of life and acts as a focus for inward investment
and regeneration.

10.1.6 The rural area to the west and north of Telford
exhibits a similarly mixed character with a rich
and varied built, landscape and archaeological
heritage. There is a need in the plan to recognise and protect the disparate character of the
settlements and their settings. Some of the rural
settlements will be designated as conservation
areas while others will need a strong policy
framework to ensure that the inappropriate
developments of the past, which have detracted
from their form and character, are not repeated.

10.1.3 In the south of the District, the Ironbridge Gorge
is designated as a World Heritage Site and represents the highest level of recognition in terms
of conservation designations. It is also a living
community and major tourist destination and
the conflicts between these interests demand a
robust and highly developed response in the
plan. The general policies in this section of the
plan are therefore further amplified by more
detailed policies in the Severn Gorge Chapter.
The other conservation areas in the District have
very different characters and qualities. For example the Newport and Wellington conservation
areas are based on the core of historic market
towns with very different problems. Newport
has a more refined but fragile architectural quality and is suffering from neglect and decline
requiring a sensitive but proactive approach
which address the issue of regeneration.
Wellington is architecturally less sensitive, as
many of the traditional buildings and details
have been lost or adversely altered. However, it
retains a high quality townscape and spatial
quality derived from the survival of the medieval
street pattern: there is particular need for
enhancement through the reintroduction of traditional details and a high quality of new design.

10.1.7 Throughout the District, there are also numerous listed buildings, monuments and archaeological features, which are important not only for
their historical significance and visual quality
but also for their role in terms of community
identity and education. Additionally, features of
more local significance and quality, such as
chapels, pubs, public buildings, bridges, canals,
locks, industrial chimneys, old railway lines etc.
all have strong historical and associative links
with their area. They are vital components in
determining local distinctiveness and need to
be taken forward and protected in the plan.

10.2 POLICY STATEMENT
10.1.4 The rural conservation areas of High Ercall, Edgmond and Wrockwardine face very different
problems with the form and quality of the historic
village cores under threat from the pressure for
new development. There is a need for the plan
to provide a policy framework which ensures
high quality and sensitive infill development.

CONSERVATION AREAS
10.2.1 There are currently seven Conservation Areas
within the District, and these are shown on the
Proposals Map. These are: Ironbridge, Newport,
Wellington, Horsehay, Wrockwardine, Edgmond

129

d_chapter10

5/4/00

6:11 pm

Page 130

Historic Environment

Wrekin Local Plan 1995-2006

reasons and is essential to the identity of Telford
& Wrekin and the quality of life of its citizens.
Additionally, the historic environment is also
being seen as playing a major role in the economic life and prosperity of towns. For example,
the high quality environment of Conservation
Areas can act as a focus for attracting inward
investment and can help to generate jobs and
support the local economy through tourism and
regeneration activity. Conservation can breathe
new life back into buildings and appropriate and
sensitive redevelopment can help to regenerate the local economy.

and High Ercall. The character of these Conservation Areas is rich and varied and each area
requires a sensitive but differing approach to
ensure that future change preserves and
enhances its role and character. The policy
framework listed below is intended to give an
overall context against which development proposals will be judged. More detailed Conservation Area assessments and design guides will
be undertaken by the Council, which will identify the particular qualities, and features which
contribute to the character of each Conservation
Area, and also highlight opportunities for positive change and enhancement. Conservation
Areas enjoy added protection through the Planning [Listed Buildings and Conservation Areas]
Act 1990, and this is amplified in guidance
through PPG15 - Planning and the Historic Environment.

10.2.5 In order to ensure that special regard is paid to
preserving and enhancing the character of Conservation Areas, additional controls exist over
development and these are defined in the Planning [Listed Buildings and Conservation Areas]
Act 1990 and amplified in PPG15. In particular,
the designation introduces general controls over
demolition of unlisted buildings and structures
which contribute to the character of the area and
also provides the basis for policies designed to
preserve or enhance all aspects and features
which define the special character of the area.

10.2.2 The Council will continue to review the existing
Conservation Area designations in the District
and will designate additional areas and make
amendments to existing boundaries as necessary, in order to ensure that the full range of the
District’s heritage is recognised, protected and
enhanced in line with its duties under the Act.

10.2.6 Under the General Development Order, deemed
consent is given for minor development which
can be carried out in Conservation Areas without the need for planning permission. Where
the Council considers that these permitted
forms of development are eroding the character
of a Conservation Area, it will seek to bring them
under planning control by establishing an order
under Article 4 Direction as necessary.

10.2.3 The designation of a Conservation Area is a
recognition that an area, town or village has a
special character, which is a product of more than
just a collection of individual buildings, but
rather because it possesses a wider townscape
value. This townscape value which in turn is
defined by the interaction of a complex series of
factors. These factors are likely to be different
for each individual area but may include such
things as historical development and layout,
street patterns, structure of open spaces and
spatial quality, boundary treatments, surfacing,
materials, skyline and views. It is important that
the plan provides a policy framework for ensuring that these broad townscape qualities are
preserved and enhanced.

HE1 PRESERVATION AND ENHANCEMENT
In the exercise of all its powers and in relation
to all its functions, the Council will pay special
regard to the need to preserve or enhance the
character or appearance of Conservation Areas
within the District.

10.2.7 The main way in which the Council’s duty is discharged in this respect relates to the Council’s
planning and development control and building regulations function. However, the Council’s
other activities in the provision of housing,
leisure and community services, highways and
transport, property maintenance and economic
development and so on, can all potentially have
an impact on the character of Conservation
Areas. The Council will endeavour to set an

10.2.4 The designation of a conservation area does not
mean that all future change is prevented or that
change should merely replicate what is already
there. Instead it ensures that special regard is
paid to ensuring that new development and
change responds in a positive way to the existing qualities and character of the area. Conservation Area designation should be seen as an
opportunity to protect the heritage of the District which is important for historical and cultural
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replacement with buildings of a responsive and
suitable design will preserve and enhance the
character or appearance of the Conservation Area.

example to other owners and agencies in these
sensitive areas by undertaking all its activities
in conservation areas to the highest standards.

10.2.10 Where demolition is acceptable, it is essential
that full details of the redevelopment be
approved. There must be a firm commitment
that the work will proceed in order to prevent
the creation of a derelict and blighted site in the
area and to ensure that the new development is
of a quality which preserves and enhances its
character or appearance.

HE2 DEMOLITION IN CONSERVATION
AREAS
The demolition of buildings, structures and
features which contribute positively to the
character or appearance of Conservation Areas
will not be permitted.
Demolition of buildings, therefore, will only be
permitted in exceptional circumstances and
when it can be demonstrated that the character
or appearance of the area will not be adversely
affected and where one or more of the
following criteria apply:

HE3 NEW DEVELOPMENT IN
CONSERVATION AREAS

a) it is proven to the satisfaction of the Council
that the building is totally beyond economic
repair and alternative use and that there is
evidence of positive attempts to market the
building and seek viable alternative uses.

New development will be expected to be of the
highest standards of design and will preserve or
enhance the character or appearance of the area.
Development which has an adverse impact upon
their character or appearance will be rejected.

b) it is not of intrinsic architectural, historic or
townscape importance or that it currently
detracts from the character of the area and
consequently its removal would enhance the
character or appearance of the area.

In order to evaluate development proposals the
following criteria will be applied:
a) the design should respect and relate
positively to its context in terms of scale,
form, massing, proportions, historic plot
layout, boundary treatment, roofscape,
details and materials.

c) In order to avoid derelict sites and voids,
before consent for demolition is granted,
detailed planning permission must also have
been granted for the redevelopment of the
site. There must be firm evidence that a
contract has been let for the development or,
where appropriate, a landscape and
improvement scheme has been produced for
the site, which will enhance and reinforce
the townscape qualities of the site, and a
contract has been let for its implementation.

b) the development will not adversely affect
established views within the area the skyline
or longer views of the area.
c) the development will not adversely affect the
spatial quality of the area, or result in the
loss of open spaces or gardens, which make
a positive contribution to the area.
d) the development will respect, retain and,
where appropriate, reinstate the historic
street pattern and any buildings or features
of townscape or historic interest.

10.2.8 The character and special qualities of Conservation Areas are derived from far more than the
quality of individual listed buildings. Rather it is
the result of a far more complex interaction of a
whole series of factors. Important factors are the
sense of place created by the quality and hierarchy of spaces, the topography, the historic or
surviving street pattern and layout, and the contribution made by all the buildings in the area
collectively in relation to their townscape value.
It essential, therefore, that all buildings and
structures which make a positive contribution to
the character of the conservation area are
retained and that consent for demolition is only
granted in exceptional circumstances.

e) the development will not adversely affect the
amenity of the surrounding properties and
the character or appearance of the
Conservation Area, through the generation
of traffic, noise or other factors.

10.2.11 The designation of a Conservation Area does
not imply rigid preservation or that all change
will be resisted. It is important, however, that all
new development is designed with particular
care in order to relate to the special historical,
spatial and architectural context of its surroundings. Development proposals, therefore, should
be based upon a thorough understanding of the
Conservation Area and the specific context to
which the development relates. Proposals which
do not preserve or enhance the essential character and form, of the Conservation Area will be
rejected.

10.2.9 Some buildings, however, are of such a design,
form and quality that they detract from the character or appearance of the Conservation Area. In
these circumstances, their demolition and
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New residential development in Ironbridge

submitted as part of the application, in line with
policy UD3. Early discussion with the Council’s
Planning & Environment Service will establish
the requirements for any particular site.

HE4 DETAILED APPLICATIONS
The Council will require full and detailed
applications for development in conservation
Areas; outline applications will not be
appropriate

HE5 RELAXATION OF STANDARDS IN
CONSERVATION AREAS

10.2.12 In Conservation Areas, the form and detail of
development are as equally important as the
principle of assessing the impact on the character and appearance of the area. Full and detailed
applications will be required, therefore, for all
applications in Conservation Areas.

The Council will relax normal highway, parking
and amenity standards in conservation areas
where it can be demonstrated that their rigid
application would result in designs which fail to
respect and integrate with the character and
form of the area.

10.2.13 The sensitivity of the location will often require
that, in addition to the normal submission of
plans and elevations of the proposals, the Council may require additional information such as
perspectives, axonametric sketches or photomontages, in order to fully assess the impact
of the proposals on the context of the site and
on the streetscape and setting of the Conservation Area. In certain circumstances, where the
proposals involve a major new development, or
where the site is a particularly complex or sensitive one, the Council may require a fuller urban
design and environmental assessment to be

10.2.14 The rigid application of normal highway, parking
and amenity standards in relation to development in Conservation Areas very often results in
proposals which adversely affect the character
and appearance of the area. Standards required
for modern developments and situations can be
inappropriate to the complex and sensitive
nature of historic environments. It is the very
absence of highways designed to meet the
needs of the motor car, and non-standard layouts and amenity spaces, which often give the
conservation area its essential character.
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the setting of important buildings. It is particularly important that the historic plot and street
pattern, often in the form of burgage plot layouts, is retained.

10.2.15 In order to successfully integrate new development into conservation areas and preserve their
special character, it may be necessary, therefore, to relax certain standards. The need to
respect the layout, form and appearance of the
Conservation Area should be the primary factor
which determines the design solution. Schemes
which fail to adapt standard design solutions to
the form of the Conservation Area, will be refused.

10.2.19 It is essential that all new development in backland areas is very carefully designed and is of an
appropriate form which integrates with its surroundings. This will almost inevitably require
non-standard building forms and layouts and
may require a flexible approach to normal standards in order to ensure that the character or
appearance of the area is preserved or enhanced.

10.2.16 Whilst it is always necessary to achieve a layout
and design which is safe and practical, provided
that sufficient imagination is shown at the design
stage, such relaxation can normally be sensibly
and practically achieved without compromising
the intention of the standards.

HE7 FACADISM AND AMALGAMATION OF
PLOTS
In Conservation Areas, the Council will reject
development proposals which result in the
amalgamation of traditional buildings and plots,
resulting in the demolition and redevelopment
behind retained facades.

HE6 BACKLAND DEVELOPMENT IN
CONSERVATION AREAS
The development of backland areas in
Conservation Areas will only be approved
where it can be demonstrated that the
development will preserve or enhance the
character or appearance of the area. In deciding
whether or not development is appropriate in
this respect, the Council will have regard to the
criteria set out in Policy HE3 for new
development, and in addition will require that:

10.2.20 The established form, layout and grain of development in Conservation Areas and the articulation of roofscape that results is an essential
component of its character and appearance. Rear
and side elevations and roofscape views are all
important and are a graphic indication of the
integrity and form of the buildings in the area.
As a general rule traditional buildings in Conservation Areas should be reused as far as possible in their original form.

a) traditional burgage plot layouts, or other
historic plot and layout forms, are retained
and reflected in the new development.
b) traditional ancillary buildings, walls and
boundary treatments, traditional floorscape
materials and details are retained and
incorporated into any scheme

10.2.21 The amalgamation of building plots and redevelopment behind retained facades will, therefore,
be rejected. Only in exceptional circumstances,
when the Council is satisfied that the condition
of the buildings is such that no other solution is
possible and practical, will such development
be contemplated. In these circumstances, the
form, massing and articulation of the redevelopment should reflect the form and plot rhythm
of the main buildings and the context.

c) standard layouts including highway, parking
and amenity provision will be modified to
ensure that the development protects and
enhances the character and form of the area.

10.2.17 Backland areas in Conservation Areas are particularly sensitive sites and are subject to
increasing pressures for change and development. Many of the original burgage plots and
features in these areas have been obliterated
by insensitive redevelopment schemes. The
potential impact of further insensitive development on the character and appearance of the
area and the setting of important listed buildings is immense.

HE8 CHANGE OF USE AND UPPER FLOOR
CONVERSIONS
The Council will encourage the full and appropriate use of buildings that make a positive
contribution to the character of the Conservation
Area. Proposals for change of use and conversion
of the upper floors will be considered favourably
provided that they meet the following criteria:

10.2.18 These areas often contain features, such as ancillary buildings, boundary walls, landscape elements and established gardens and other
spaces. Any new development must retain and
respect these features and spaces, which positively contribute to the character of the area or

a) the character appearance, form, historic
fabric and features of the building are not
adversely affected.

133

d_chapter10

5/4/00

6:11 pm

Page 134

Historic Environment

Wrekin Local Plan 1995-2006

b) the structure of the building, including the
existing floors, are capable of conversion
without the need for substantial replacement
or the insertion of substantial new structural
elements, which detract from the historic
fabric and character of the building.

and design which respects and reinforces the
character or appearance of the area.
Development, which has an adverse impact
upon the setting of the area, will be refused.

c) the setting of the building, surrounding uses
and Conservation Area generally are not
adversely affected by way of noise, smell,
traffic generation or other loss of amenity.

10.2.24 Development adjacent to Conservation Areas
can have a major impact on the character and
appearance of the area itself, particularly on
views out of and towards the area. If insensitively designed, it can have as much effect as
development within the Conservation Area. In
order to protect or enhance the character or
appearance of Conservation Areas the Council
will strictly control the design of developments
adjacent to them or any development which
would otherwise impact upon their setting. The
Council will require such development to be
designed to the highest standards and will treat
applications as if they were Conservation Area
proposals. Applicants will be required to submit detailed applications and, where necessary,
provide evidence to demonstrate that their
development does not have an adverse impact
on the Conservation Area.

d) the proposals should not prejudice the full
and appropriate use of the building and
should not result in the loss of existing
independent access to upper floors.

10.2.22 The full use of buildings in Conservation Areas
through conversion to residential or other uses is
important in terms of supporting the vitality and
viability of historic areas and providing homes
close to existing services. The priority, however,
should always be to protect and enhance the
essential character of the area and integrity of the
buildings within that area. The most appropriate
use for any building is usually that for which it was
originally built. Where it is considered that there
will be an adverse impact upon the buildings or
the conservation area generally, the conversion
will not be permitted. Additional policies and controls apply to the conversion of listed buildings.

HE10 ADVERTISEMENTS
The Council will strictly control the number,
siting, scale and design of advertisements in
Conservation Areas : in particular:

10.2.23 Fitting a new use into an historic building requires
a sensitive and imaginative design approach in
order to ensure that the character, appearance,
form, historic fabric and features of the building
are not adversely affected. The demands of new
uses and the application of modern accommodation standards should be balanced by the need
to ensure that alterations are generally sympathetic to the historic character of the building. If a
suitable compromise cannot be reached, which
respects the form, fabric and character of the
building, then the principle of conversion will be
rejected. Where conversion of upper floors is proposed, encouragement will be given to schemes
which involve the full and appropriate use of the
building. Schemes which involve only partial conversion should not compromise the future conversion and use of the remaining space.

a) signs should be of a design, location, size,
number, type of lettering, materials and
colour which are appropriate to the special
character and appearance of the area.
b) when attached to a building the sign must
respect the form, architectural composition
and proportions of the building and should
be positioned so as not to obscure important
architectural features.
c) standard designs and logos must be
adapted to respect the character of the area
if their form, colour or detailed design would
detract from the character and appearance
of the Conservation Area.
d) advertisements should generally be restricted
to ground floors although upper floors signs
will be considered where they consist of the
use of hanging signs or window lettering.
e) external illumination may be considered
where discretely located and designed.
Internally illuminated signs will only
permitted in exceptional circumstances and
the highest standard of design will be
required. It must be demonstrated to the
satisfaction of the Council that the design
complements the character of the
Conservation Area.

HE9 THE SETTING OF CONSERVATION
AREAS
The Council will expect developments adjacent
to Conservation Areas or which, due to their
scale and design, otherwise affect the setting
of a Conservation Area, to be of a form, scale
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10.2.25 Additional controls apply to advertisements in
Conservation Areas and the Council has a duty
to consider the impact of advertisement proposals on the character and appearance of the
areas. A proliferation of advertisements and
signs and inappropriate designs can have an
adverse impact upon the character of a Conservation Area and it is important that the number,
location and design are closely controlled.

f) new designs should incorporate the use of
good quality traditional materials or high
quality modern materials which complement
the character of the conservation area;
glossy plastics, polished aluminium and
u.p.v.c. elements, will not generally be
acceptable.
g) fascias, in particular, should be carefully
designed and be of a suitable proportion,
size, detail, section and materials; fascia
signs should be of an appropriate size so
that they do not dominate the building and
consist of painted letters; occasionally
consent may be given for individually applied
letters of a suitable size and design.

10.2.26 The Council will consider making directions,
under Regulation 7 of the Town and Country
Planning [Control of Advertisements] Regulations 1992, to withdraw certain “deemed consent rights” where it can be demonstrated that
current powers are proving inadequate and that
detriment is being caused to the character and
appearance of the area. Such directions require
the Secretary of State’s approval. Similarly the
Council will consider the use of Discontinuance
Notices against advertisements erected with
Deemed Consent where it is considered that it
causes “substantial injury” to the character and
amenity of a Conservation Area.

h) the use of standard illuminated box signs
will generally be resisted and other forms of
internal illumination must be treated with
sensitivity. Spotlighting may be acceptable if
unobtrusively designed; the use of brass
cowl lamps or similar features will not be
permitted.

10.2.27 Alteration to shop fronts requires planning permission and in Conservation Areas an especially high standard of design is required for all new
shop fronts and associated advertisements in
order to preserve the character of the area. Traditional shop fronts and features make a significant contribution to the character of Conservation
Areas and the Council wishes to see these
retained and carefully repaired as part of any
development proposals. New shop front design
should pay due regard to the need to integrate
with and complement the character and context
of the Conservation Area in which it is set. Where
security of premises is an issue, the Council will
work with owners and developers to achieve
sympathetic design solutions.

HE11 SHOP FRONTS
The Council will ensure that traditional shop
fronts and associated features, which
contribute to the character of individual
buildings and the Conservation Area, are
retained and repaired as part of any
development scheme. Development proposals
for new shop fronts will be considered against
the following criteria:
a) replacements must respect the character,
architectural composition, proportions and
details of the building to which it is attached
and be sympathetic to the characteristics of
adjacent buildings.
b) shop fronts should relate to the upper floors
of the building, they should not mask first
floor windows or other features of interest
and should retain existing doors which give
access to upper floors,
c) shop fronts should respect the rhythm and
plot width of the buildings or group of
buildings to which they relate,
d) the addition of inappropriate features, such
as standard modern roller blinds, awnings,
canopies and standard roller steel security
grills will not be permitted.
e) new shop fronts should be designed to
incorporate traditional forms and features
which are appropriate to the area, such as
stall risers, fascias, cornices, pilasters,
glazing bars, recessed doorways and
fanlights.

Ironbridge retail centre
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LISTED BUILDINGS

HE12 RETENTION OF TRADITIONAL
FEATURES AND FLOORSCAPE

INTRODUCTION
10.2.30 Telford & Wrekin has a significant stock of listed
buildings which individually and collectively
contribute to the quality of life within the District, having strong historical associations and
cultural significance. The Council’s overall aim is
to protect the listed building stock and their settings within the District and to encourage their
sensitive repair, reuse and enhancement. The
list of buildings of architectural or historic interest is compiled by the Secretary of State for
National Heritage usually in consultation with
Local Authorities. The Council, local heritage
groups, town or parish councils and the public
can also request that specific buildings be
added to the list. The Council is currently seeking a major review of the list for Telford & Wrekin
which was originally compiled in 1984 but in the
meantime will continue to press for the listing of
specific buildings which come to its attention as
being suitable for inclusion. Where such buildings are perceived to be under immediate
threat, it will issue a building preservation notice
in accordance with sections 3 and 4 of the Act.

Within Conservation Areas, the Council will not
permit development proposals that may result
in the loss of, or damage to, traditional features
such as street furniture, railings, walls, kerbs
and floorscapes, and other landscape features
which make a positive contribution to the
character of the area; and, where appropriate,
the Council may request that these be
reinstated as part of any development
proposal.

10.2.28 Traditional features, such as floorscape materials and details, cast or wrought iron street furniture, railings, gates, balconies etc. can make a
valuable contribution to the quality of a Conservation Area. The Council will expect that traditional features and materials will be retained in
development proposals and, where appropriate, be reinstated in place of inappropriate modern surfaces and details. Where the use of
modern materials is considered acceptable, the
size, colour and texture should be appropriate
to the locality. The use of inappropriate, bland,
modern pavers and standard boundary treatments, such as concrete block walling and larch
lapp fencing will normally be resisted in favour
of more appropriate traditional details which
reflect those of the locality.

10.2.31 The Planning [Listed Buildings and Conservation Areas] Act 1990 sets out the main provisions
relating to listed buildings and these are amplified in PPG15. Once listed, listed building consent is normally required for demolition in whole
or in part, and for any work which would affect
their character or setting. It is a criminal offence
to carry out such works without consent and controls apply to all work, both externally and internally, and are not confined to items which appear
on the list description; this list is compiled mainly for identification purposes and does not
attempt to list all the features which are important to the character and integrity of the building. Even some minor repairs may need consent,
although this is a matter of detailed interpretation in each case, and owners should contact the
conservation section of Telford & Wrekin Council before detailed proposals are formulated,
and prior to the commencement of any work.

HE13 PROTECTION OF TREES AND
LANDSCAPE ELEMENTS.
Development which will result in the loss of, or
damage to, trees, hedgerows or other soft
landscape elements that contribute to the
character of the Conservation Area will not be
permitted.

10.2.29 Trees and other landscape elements can make
a valuable contribution to the character of Conservation Areas providing a setting for individual
buildings, building groups and the settlement
as a whole. They can help to frame and define
longer views of the area and also provide enclosure and interest and define spaces within the
street scene. Many trees in Conservation Areas
are protected by Tree Preservation Orders. The
designation of a Conservation Area extends the
need to consult with the Council before lopping,
topping or felling to all trees [with minor exceptions] and other landscape features which are
considered to contribute to the character of the
area.

10.2.32 The Act also empowers the Council to take action
to ensure that the stock of listed buildings are
well maintained, and prevented from damage
or loss due to decay. The Council, has undertaken a survey of the listed buildings in the District
and identified a “Buildings at Risk Register”
which highlights the most threatened buildings
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in the District. The register will be used as a
basis for a programme of action by the Council
aimed at ensuring the urgent repair of these
buildings through positive guidance and advice,
and where necessary, the use of relevant statutory powers.

HE15 DEMOLITION OF LISTED BUILDINGS
The Council will strongly resist the demolition
or substantial demolition of listed buildings and
structures in the District.
The Council will only grant permission for
demolition or substantial demolition of listed
buildings in exceptional circumstances and
when it can be demonstrated to the satisfaction
of the Council that:

HE14 GENERAL DUTY
The Council will use its powers, and through its
functions, to ensure that listed buildings are
preserved, restored and continue in beneficial
use.

a) the building is in such a condition
structurally that it is considered an
immediate danger to public safety and is
totally beyond effective repair. The Council
will need to be satisfied that less drastic and
more appropriate measures in the form of
temporary repairs, support and limited
demolition are not possible.

10.2.33 The Council has a duty under the Planning [Listed Buildings and Conservation Areas] Act 1990
to pay special regard to the need to preserve
listed buildings and their settings and any features of historic or architectural interest which
they possess. This is amplified by the guidance
in PPG15 and is the prime factor in determining
all applications which would affect listed buildings or their settings.

b) every attempt to market the building has
been made to continue the current use,
including offering the unrestricted freehold
on the open market at a value which reflects
the true condition of the building.
c) a full range of alternative uses has been
investigated for the building, including
charitable or community use and that these
have failed.

10.2.34 The Council has powers under the Act to ensure
that adequate attention is paid to the impact of
development on listed buildings and their settings through the determination of planning and
listed building applications. In addition, the Act
empowers the Council to take action to ensure
that listed buildings are properly maintained
and repaired so that their survival is not threatened due to decay and neglect. The Council
takes its duty in this respect seriously and will
use all the powers at its discretion to ensure that
listed buildings are properly cared for and preserved for future generations. To this end, the
Council has participated in a Buildings At Risk
Survey which included all the listed buildings in
the District. The survey provides basic information upon the condition and threat to the listed
building stock and will form the basis of more
detailed future surveys and act as a guide as to
the need for the issuing of repair notices [section 47,48] and urgent work notices [section 54]
under the Act.

10.2.36 Listed buildings represent a finite resource and
there will always be a presumption in favour of
their retention and reuse. Demolition and substantial demolition in this context includes:
• the total demolition of any principal building

or any building or structure within the curtilage
• the demolition or partial demolition of any

elevation or the substantial demolition of the
interior of the listed building.
• the total or partial demolition of any object
fixed to a listed building or those recorded in
the list description.
10.2.37 The Council will be guided by the advice set out
in PPG15 as to the appropriate circumstances
when permission may be given for the demolition of a listed building. Demolition will only be
allowed in exceptional circumstances and rigorous tests will be applied before demolition is
granted. Economic arguments alone will not normally be sufficient to warrant demolition. It is
important that every avenue of securing the
repair and future use of the building is explored
before demolition is contemplated. Where a
building or structure is in a condition such that
it is considered that it may pose a danger to the
public, then the Council is obliged under Section 56 of the Planning [Listed Building and Conservation Areas] 1990 Act to consider whether it

10.2.35 The Act also empowers the Council to make
grants available for the repair and restoration of
listed buildings. At present the Council does
not operate such a scheme but will continue to
examine the case for a Historic Buildings grant
scheme, as resources allow. The Council will continue to give advice to owners on all sources of
available funding for historic building repairs.
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10.2.40 Some listed buildings are of such importance
and sensitivity that any form of alteration or
addition would impair its character and consent
for such works would be refused. Generally, however, most listed buildings can accommodate
some level of change, provided that it is
designed with care. As a general rule, works of
alteration, extension and repair should aim to
limit the loss of historic fabric and should respect
the character of the building in terms of scale,
form, details and materials. Extensions, in particular, should be very carefully located and
should not result in disturbance to the essential
balance of the building or otherwise impair
important elevations and views of the building.
It should not result in the loss or masking of features of interest or necessitate the removal of
unacceptable levels of historic fabric.

is possible and more appropriate to take action
under the Act [sections 47,48 or 54] before issuing
a demolition order under the Building Act 1994.
10.2.38 If the Council is satisfied that, exceptionally,
demolition is the only option then it is required to
inform the Royal Commission on the Historical
Monuments of England. Under these circumstances, normally, it will be required that adequate
provision is made for the full and proper recording
of the building to the satisfaction of the authorities concerned. The Council may also require that
features and materials are salvaged and stored
or re-used in any re- development of the site.
HE16 ALTERATIONS AND ADDITIONS TO
LISTED BUILDINGS
Alterations, extensions and other changes, to
listed buildings will only be permitted if the
following criteria are met:

10.2.41 PPG15 gives a broad indication of the principles
of use, alteration, extension and repair to listed
buildings, these are amplified in Appendix C of
PPG15 and are a good starting point for framing
proposals. In view of the sensitivity of listed
buildings and the need to carefully consider
proposals for their alteration, it is recommended that an architect, experienced in dealing with
historic buildings and structures, and a suitably
experienced contractor are employed for all
work to listed buildings.

a) the essential form, character and special
interest of the building are maintained and
the historic interest of the building and its
setting are not adversely affected.
b) its architectural features, both internal and
external, are preserved intact.
c) the proposed development is of an appropriate
design in terms of massing, scale form,
proportion, details, colour and materials
d) the alteration, extension or new use can be
demonstrated to be in the interests of the
long term survival of the building

HE17 CHANGE OF USE OF LISTED
BUILDINGS

e) where an extension is proposed, it should
be designed to complement the character of
the building, being generally subservient in
scale and of a suitable form, materials and
detailed design.

The Council will encourage the change of use
of listed buildings, provided the original use is
no longer viable or possible, and where the
character, form, fabric and setting of the
building will not be adversely affected by the
new use.

10.2.39 Ill conceived and poorly executed alterations
and additions to listed buildings can drastically
impair the special interest and historical integrity of the building. Even minor repairs, alterations
and additions can have a major impact on the
character and form of the building. Minor repairs
and alterations, both external and internal, may
require listed building consent if they would
affect the character of the building and it is advisable to contact the conservation section at the
Council for advice before contemplating any
work on a listed building. More substantial works
such as extensions or changes of use will also
require planning consent. When both listed
building and planning consent are required it
will normally be necessary to submit both applications at the same time, so that the full impact
on the listed building can be properly assessed.

10.2.42 The use for which an historic building was
designed will almost always be the best use for
the building and this should be pursued as the
first option. There will also be buildings which
are incapable of accommodating any change due
to the sensitivity of the building concerned or
the nature and impact of the particular use. Generally, however, most buildings can accommodate some level of change and a change of use
may be the best way of securing the future of
the building. However, the Council must also
have regard to the aim of preserving the character and special interest of historic buildings and
will resist changes of use which cause unacceptable harm to the form and fabric of the building.
The most profitable alternative use, for example,
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alterations and additions and new uses, especially where these are necessary to secure the
future of a listed building. However, there are
circumstances in which the strict application of
normal standards in relation to access, parking,
highways, and building regulations can often
impair the character and integrity of historic
buildings. Normally, however, if such standards
are interpreted with imagination and flexibility,
then a design solution can be found which
achieves these aims without compromising the
form, fabric and character of the building. In
assessing the planning and listed building merits of particular proposals for a listed building
(e.g. change of use to residential flats), the Council will have regard to the impact which the strict
application and requirements of standards
imposed by other Acts or regulations [e.g. Housing Act and Building Regulations], would have
on the fabric and structure of the building. In
extreme cases, where the requirements of these
standards can not be met through flexible and
imaginative design solutions and where the proposals would result in the unacceptable loss of
historic fabric and character, then the proposals
and principle of the use may be rejected on
planning and listed building grounds.

may not be the most appropriate and less damaging uses will be encouraged. A balanced and
flexible approach may be required in circumstances where the survival of the building is threatened through vacancy and long-term neglect.
HE18 RELAXATION OF STANDARDS FOR
LISTED BUILDINGS
In considering proposals for the alteration,
extension or change of use to listed buildings,
the Council may agree to the relaxation or
flexible application of normal standards in
relation to amenity, highways and parking,
where:
a) it is necessary to maintain the character and
historic interest of the building.
b) it would prevent the loss, damage to, or
masking of, historic fabric and features.
c) it would reduce the need for modern and
inappropriate structures, materials and
features that would detract from the
character and appearance of the building or
its setting.

10.2.43 The Council wishes to encourage the retention,
repair, and sympathetic reuse of the historic building stock and will look favourably on sensitive
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b) a detailed schedule describing the work to
be undertaken and how this will affect the
existing fabric and features of the building.
Any loss of original features and fabric must
be clearly identified and also details of the
proposed replacement.

HE19 PROTECTION OF THE SETTING OF
LISTED BUILDINGS
The Council will protect or enhance the setting
of listed buildings by refusing development
which would detract from or damage their setting.
Development will only be permitted where it:

c) where necessary, perspectives, elevations
and sections will be requested to show the
impact of the proposals on the building, its
setting and context, including associated
features, landscape elements, curtilage
buildings and views to and from the building.

a) is located in a way which respects the setting
and form of the listed building and respects its
relationship to surrounding buildings, features,
street scene or skyline and does not otherwise
impair important views of and from the building.
b) is of a high quality of design in terms of
scale, massing, form, proportions, detailing
and materials which is appropriate to the
listed building and its context.

10.2.46 The Council has a duty to pay special regard to
the need to preserve listed buildings, their settings or any features of special architectural or
historic interest which they possess. In order to
adequately assess the full impact of the proposals upon the character and fabric of a listed
building, it is essential that full survey drawings
of the existing building are submitted together
with sections and other details, as necessary.
This should also be supplemented by illustrations of the wider context in which the building
is set, particularly in urban townscape situations
or where longer views of the building form an
important part of its setting. This information
can usefully be supplemented by photographic
material to illustrate particular points of detail
or important features and views. Many applications in connection with listed buildings fail to
show sufficient information, which can lead to
unnecessary delay in the application process.

c) does not result in the loss of features, such as
ancillary buildings, boundary walls, planting,
hedgerows or floorscape materials that contribute to the character of the setting of the building.

10.2.44 Sections 16 and 66 of the Act require the Council to have special regard to the desirability of
preserving the setting of listed buildings in considering all applications for planning or listed
building consent.
10.2.45 The setting of a listed building is often an essential part of its character, especially where the gardens or grounds have been laid out as an integral
part of the overall design. Similarly, longer views,
open spaces, and features within and outside the
immediate curtilage of the building, such as walls,
ancillary buildings, railings, trees etc. can form
part of the natural setting. In an urban setting, the
wider street scene in which a building is located
may form part of the setting. Therefore, proposals which would intrude into, or substantially alter,
this setting (including alterations to, or replacement of unlisted buildings and features), may be
taken into account. The Council has a duty to publish a notice of all applications which, in its opinion, affect the setting of a listed building.

ARCHAEOLOGICAL SITES
10.2.47 Archaeological remains form part of our history
and identity as a nation but they also play an
important role locally in terms of education,
tourism and leisure. Many archaeological sites
and remains of national importance are included on the schedule of Ancient Monuments which
is compiled by the Secretary of State for National Heritage. These sites are given special protection under the Ancient Monuments and
Archaeological Areas Act 1979. The national
schedule is far from complete, however, and a
major survey is currently being undertaken by
English Heritage under the Monuments Protection Programme to identify a more comprehensive list of scheduled sites nationally.

HE20 FULL APPLICATION DETAILS
Applications for the alteration, extension or
change of use to listed buildings, or those
which will have an impact upon the setting of a
listed building, must include sufficient detailed
information to allow the full impact upon the
character and fabric of the building and its
context to be assessed. This will include:
a) full and accurate drawings, at an appropriate
scale, showing all elevations and details that
will be affected by the proposals and which
show the proposals in plan, elevation and
section.

10.2.48 PPG16 makes it clear that development plans
should include policies that protect scheduled
sites from development which would adversely
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10.2.51 Scheduled sites and other sites of major local
significance will be preserved and enhanced
and development proposals that would result
in damage to the sites or adversely affect their
setting will normally be rejected. Developers
will be requested to show an evaluation of the
full impact which their proposals will have on
the site and its setting as part of any application.

affect sites or their settings. This protection can
be extended, if appropriate, to sites of more
local significance as well as sites of national significance, which are as yet unscheduled. Scheduled sites, those of national importance as well
as those of local significance, are identified on
the Sites and Monuments Record for Shropshire.
10.2.49 Telford & Wrekin has a particularly rich legacy of
industrial archaeological remains, charting its
growth and development as a centre for industry
and commerce over many centuries, based on
the extraction, utilisation and transportation of
rich local mineral supplies. These early processes provided the basis for the later focus of industrial and manufacturing activity in the Severn
Gorge. The archaeological remains here rank as
the country’s most important remains from the
‘Cradle of the Industrial Revolution’ and are
internationally significant. This is recognised by
its designation as a World Heritage Site in 1986.

HE22 ARCHAEOLOGICAL EVALUATION
AND ASSESSMENTS
Where archaeological remains are known to
exist as part of the established record or
research indicates that they may exist, the
Council will require that the results of an
archaeological assessment are submitted as
part of any planning application.

10.2.52 The buried and often invisible nature of archaeological remains and the often incomplete nature
of the Sites and Monuments Record, requires
that developers must satisfy the Council that
proposals will not have a detrimental impact on
known or anticipated archaeological remains. It
is therefore legitimate for the Council to request
an archaeological assessment or, where appropriate, a field evaluation of sites and also a
demonstration of the impact of proposals upon
them. This may take the form of a desktop assessment and study and it may be supplemented
by a field evaluation to include field survey,
remote sensing, field walking and trial excavation, as appropriate. The evaluation should be
presented in a report of findings and submitted
as part of the application for development.

10.2.50 The archaeological remains in the District range
from the ancient Hill Fort on the Wrekin and the
Ironbridge, both of which are Scheduled Ancient
Monuments in their own right, to the remains of
canals, railways, bridges, brickworks, and kilns
of more local importance and which should be
safeguarded for future generations. These local
remains take on added significance in Telford &
Wrekin due to their relationship to the wider
archaeology of the Ironbridge Gorge World
Heritage Site, and in line with the guidance in
PPG 16, may be treated as nationally important
sites in the plan. The Ironbridge Gorge World
Heritage Site will be treated as an archaeological important area and all known archaeological
sites within its boundary will be afforded the
same level of protection in the plan as nationally important sites. All the scheduled sites in the
District and all sites of known archaeological significance within the archaeological important
area of the Ironbridge Gorge will be identified
in a technical paper to be produced in due
course by the Council.

HE23 ARCHAEOLOGY AND DEVELOPMENT
Following the submission of an archaeological
assessment, where development affecting any
archaeological site or its setting is considered
to be acceptable in principle, the Council will
require that:
a) any archaeological remains are preserved
in-situ by the careful design, layout and
siting of new development.
b) where in-situ preservation is not justified or
proves impractical or inappropriate, the
developer will be required (by condition, legal
or voluntary agreement or arrangement), to
make provision for recording and/or excavation
by a competent archaeological organisation,
to the satisfaction of the Council, prior to the
commencement of development.

HE21 SCHEDULED ANCIENT MONUMENTS
AND ARCHAEOLOGICAL SITES
The Council will protect and enhance
scheduled ancient monuments, other sites of
national, regional or particular local
archaeological importance and their settings.
Development that would result in the loss of,
damage to, or that would otherwise adversely
affect these sites or their settings will be
refused.

10.2.53 Where development proposals are likely to be
permitted, then the preservation of the remains
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in-situ should always be the primary concern. This
can usually be achieved through careful design
of the buildings and any foundations and through
sensitive layout and siting of the development.

c) refuse development which would impair the
longer views of the sites and their wider
landscape setting.
d) encourage the maintenance and restoration
of traditional features, such as boundary walls.

10.2.54 Where, exceptionally, the Council decides that
in-situ preservation is not possible or warranted,
then it may require through condition or agreement that adequate provision is made for the
excavation and recording of the site before granting permission or before the work commences.

e) encourage the restoration of original layout
and features where this is appropriate and
based upon a thorough research and
understanding of the historical form.

10.2.57 There are numerous historic parks and gardens
in the District, some of which survive pretty well
intact and many of which remain as fragments of
the original historical layout. All parks and gardens of historic value and their remnants should,
wherever possible, be preserved and enhanced
for future generations. These features make a
valuable contribution to the character and culture of the urban and rural landscape throughout the District.

HISTORIC LANDSCAPES,
BUILDINGS OF LOCAL INTEREST
AND LOCAL TOWNSCAPE AREAS
10.2.55 The historic environment section of the plan has
so far dealt with areas, buildings and features
that enjoy some form of statutory recognition
and protection, many of which are of national or
regional importance. There are numerous features in the District, however, some of national
importance but many of which are of more local
significance, that do not enjoy any formal statutory protection. These features are particularly
vulnerable to demolition, loss through neglect,
or damage and insensitive alteration. This is
especially true where they stand isolated and
do not form part of a recognised Conservation
Area or other area of statutory significance. It is
considered that these features are important to
the distinctive quality of Telford & Wrekin and
form part of its essential distinctiveness.

10.2.58 An initial survey by English Heritage has identified a list of historic parks and gardens of national importance and these are included on the
Register of Parks and Gardens of Special Historic Interest in England. Although these designated sites carry no additional statutory controls
PPG15 makes it clear that they should be afforded protection in development plans and through
the development control process. Inclusion on
the list, therefore, is a material factor to be taken
into account when assessing the appropriateness of development proposals.
10.2.59 Wrekin has currently two sites identified on the
Register which are shown on the proposals map.
These are:
a) Chetwynd Park b) Orleton Hall

10.2.56 PPG15 allows for the plan to develop policies
for the protection of buildings and features of
local interest and the following policies are
aimed at securing the protection and enhancement of important local buildings, features and
areas. The Council will review its list and designations of local interest buildings and areas and
will include additional designations in due course.

10.2.60 The Register is currently being reviewed by English Heritage and more local sites may become
included. It is important, however, that all local
sites of significant historic and landscape value
are protected and a local list will be produced,
in due course, to supplement the formal register.

HE24 HISTORIC PARKS AND GARDENS
The Council will seek to ensure that historic
parks and gardens, their associated features
and settings are protected and enhanced. In
particular the Council will:

HE25 BUILDINGS OF LOCAL INTEREST
The Council will seek to ensure that buildings of
local interest are preserved and enhanced and
will encourage their full and appropriate use. The
Council will normally resist development which:

a) not permit any development which would
adversely affect their special historic
interest, or result in the loss of, or damage
to, their form and features.

a) involves the demolition or partial demolition
of local interest buildings or their historic
fabric.

b) seek to conserve their landscape and
architectural features
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the District, to the desirability of retaining and
carefully restoring these buildings. The reuse
and conversion of these buildings needs to be
undertaken with care in order that their form,
character, fabric and features are respected in
any development and alteration schemes. Conversion of former chapels, churches, barns etc.,
to a new use, can cause particular problems and
designs need to ensure that the new use
respects and accommodates the form and fabric
of the original building. Proposals, which fail to
relate to, and preserve, the form and character
of the building, will be rejected. PPG15 supports
the principle of local interest buildings and
stresses the need for local authorities to prepare plan policies for their protection in relation
to the development control function.

b) would have an adverse impact upon the
character, form and fabric of the building or
would remove or mask major features of
interest.
c) would have a detrimental impact on the
setting of the building or damage traditional
boundary treatments, floorscape materials
or other features.

10.2.61 There are numerous buildings and features
throughout the District which may not be of a
listable quality but which, nevertheless, are of
significant value locally. Their architectural and
historical interest and townscape value make
them valued components of the local scene playing an important role in terms of community association and identity. It is important that
such buildings are retained and taken forward
positively for future generations.

10.2.63 The Council will seek the preservation and
enhancement of buildings of local interest and
will encourage their positive reuse and repair in
any redevelopment proposals. The current list
of buildings of local interest is available for
inspection at the Council Offices and is in need
of review. The Council will review the list in due
course and will inform all the owners of the

10.2.62 At present, buildings of local interest enjoy a
level of protection only if situated within Conservation Areas but elsewhere they do not enjoy
the same level of statutory protection. It is
important that adequate attention is paid, in
relation to development proposals throughout

Sutherland cottage

143

d_chapter10

5/4/00

6:11 pm

Page 144

Historic Environment

Wrekin Local Plan 1995-2006

worthy of identification as Areas of Local Townscape Quality and will include their boundaries
and appropriate design policies in the plan as
soon as is practicable.

properties of the inclusion of their building on
the revised list and the Council’s policy for their
protection and will give advice for their sympathetic repair and alteration.
HE26 DUKE OF SUTHERLAND COTTAGES

10.3 IMPLEMENTATION OF THE
HISTORIC ENVIRONMENT
POLICIES

The Council will seek to preserve and protect
the District’s stock of Duke of Sutherland
cottages from demolition, adverse alteration or
extension and will ensure that development
respects their form, scale, proportions, details
and materials.

10.3.1 Where policies and proposals relate to specific
geographic locations then these have been highlighted in the plan. More detailed guidance will
be issued separately from the plan in the form
of detailed area assessments, site briefs or supplementary planning guidance.

10.2.64 The District has the benefit of a number of buildings built in the Duke of Sutherland style and
these represent an attractive and distinctive element of the District’s visual and historic environment. These buildings are not generally
listed and consequently do not enjoy any additional statutory protection. Many, however, are
on the List of Buildings of Local Interest and all
those which still retain their original character
and form will be added to it in its review. These
buildings are particularly important as a group
to the character of the District and are under
threat from demolition and insensitive extension and alteration. They represent an important legacy which is vital to an understanding of
the history and development of the rural economy and life of Telford & Wrekin and, as such,
are worthy of protection. This policy seeks to
retain these buildings, wherever possible, whilst
recognising that they provide homes and so may
require alteration and extension to ensure their
continued use. The Council will produce a design
guide to assist owners and developers in the
formulation of proposals for their alteration and
extension

10.3.2 The Council will consider the appropriate use of
relevant powers such as Article 4 Directions
when considering the protection of the District’s
historic environment. Furthermore the Council
will work with other agencies such as English
Heritage to make best use of available grants
through Partnership Schemes and will work with
voluntary groups to achieve these objectives.
Occasionally it may be appropriate to negotiate
Planning Obligations from developers to achieve
the proper use, maintenance and protection
of both buildings and historic areas and their
settings.

AREAS OF LOCAL TOWNSCAPE QUALITY
10.2.65 This Plan recognises the value of areas of local
townscape quality and those which give a sense
of place and add to local distinctiveness. Whilst
these areas may not be of sufficient special architectural or historic interest to warrant designation as Conservation Areas, it is essential,
nevertheless, that they are protected from
development which erodes their intrinsic spatial and townscape character, through insensitive standard designs and layouts. The Council
will identify those areas which it considers are
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11.1 INTRODUCTION

nates in the diverse built landscape of the World
Heritage Site and each area retains its identity,
reflecting its specific historic experience.

11.1.1 The District is fortunate enough to possess within its boundaries a World Heritage Site throughout the Severn Gorge in the south of Telford.
The Gorge is a unique landscape of sites and
monuments, buildings and spaces, woodlands
and open land, which together manifest in a
microcosm the processes of industrialisation in
Britain. Predominantly dating from the eighteenth and nineteenth centuries, the industrial
heritage and landscape document the technical
innovations and socio-economic changes collectively known as the Industrial Revolution, the
effects of which were felt worldwide.

11.1.5 The Natural Environment - The wooded valleys
of the Gorge provide a distinctive and spectacular
landscape setting within which complex built
heritage has evolved, as well as being part of this
historical evolution in their own right. The major
woodlands are mainly ancient semi-natural, their
ages and composition reflecting the pattern of
woodland management and later abandonment
of mines and their associated settlements.
Smaller but equally important non-woodland
habitats are present in the form of unimproved
grasslands, heathlands and wetlands, each inextricable from the historic pattern of land use. A
series of statutory and non-statutory designations indicate the significance of the natural environment of the area. These include two Sites of
Special Scientific Interest (one biological, one
geological), nine Wildlife Sites and an Area of
Special Landscape Character.

11.1.2 Although the Gorge must be viewed as a whole,
it is possible to discern three principal dimensions that underpin its significance; its industrial archaeological resource, its historic character,
and its natural environment. These can be briefly
described in turn.
11.1.3 The Industrial Archaeological Resource - Specific technical innovations which occurred within the Gorge relate particularly to the iron
industry but other innovations found more general application, such as the pioneering application of the steam engine. With its vital
geological coincidence of quality coal, ironstone
and clay, the Gorge also contains important mining remains. The Iron Bridge itself, the first major
cast iron bridge in the world, stands as a powerful symbol of the innovative spirit fostered in
the area. Together, the buried remains and
standing historic buildings document the evolution of the Gorge from the sparsely populated
mining area of the seventeenth century to the
mixed residential, manufacturing, retail and
recreational functions of today.

11.1.6 The Council recognises that the World Heritage
Site requires more specific policies to acknowledge these rather special environmental and
historic qualities, as well as providing a framework for a vibrant area of Telford in which people live and work. The central aim of the policies
is to protect the “critical environmental capital”
of the World Heritage Site, that is, those features of the Gorge that are irreplaceable, for
example listed buildings, important archaeological sites, skylines and specially designated
areas such as Sites of Special Scientific Interest.
The district wide policies of the Wrekin Local
Plan will apply to the Severn Gorge, except
where a specific policy for the World Heritage
Site has been included in this section. It should
be noted that parts of the World Heritage Site
and Severn Gorge Conservation Area are the
responsibility of Bridgnorth District Council.

11.1.4 The Historic Character - The combination of
history, building materials, the form and pattern
of the buildings, layout of roads and tracks and
the relationship of the buildings and routes to
the river and to areas of open space and woodlands gives the Gorge a special historic character. Continuity of use, with frequent adaptations,
but little wholesale renewal, is a recurring feature in the Gorge and one which resulted in the
survival of a high proportion of the original fabric. There are currently 7 scheduled ancient monuments and over 400 listed buildings within the
World Heritage Site. No one character domi-

11.1.7 The Telford Local Plan drew attention to the
need for a clear planning view of the Gorge. The
conflicting demands of visitors, residents and
conservation prompted the decision to undertake more detailed planning work in this sensitive area. The Draft Severn Gorge Action Plan
was prepared as Supplementary Planning Guidance between 1991 and 1993 and sought to cater
for the needs of the local community, whilst
recognising the role of tourism in the Gorge.
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Ironbridge Gorge

its designation as a World Heritage Site and Conservation Area. The 1972 World Heritage Convention was ratified by the United Kingdom in
1984. The Convention is concerned with the
identification, protection, conservation and presentation of cultural and natural sites of outstanding universal value. The Severn Gorge was
included in the World Heritage List in 1986 as
the Ironbridge Gorge World Heritage Site. It is
one of only 17 World Heritage Sites in the UK,
and qualified for the list on the basis of meeting
four of the six criteria used to assess sites for
inclusion.

11.1.8 Although appropriate statutory planning policies are indispensable, there is a strong case for
the more active management of the World Heritage Site. International guidelines recommend
the preparation of management plans for World
Heritage Sites, and English Heritage is encouraging their preparation in the United Kingdom.
The Council is, therefore, preparing a management plan in co-operation with English Heritage
and other authorities and agencies with interests in the Gorge, including the local Parish
Councils, which have an important role to play
in representing the interests of local residents.
The aim will be to provide a framework and management principles so that the area can be managed sustainably through partnership working.

11.2.2 Unfortunately, no greater powers or funding are
available to Local Authorities with sites included in the World Heritage List to offset the international responsibilities that are entailed,
although a recently established Local Authorities World Heritage Site Forum is seeking to
express and represent the needs of World Heritage Sites. The Council welcomes due recognition of the historic importance of the Severn
Gorge area and will give the World Heritage Site
status of the Gorge great weight in exercising its
planning powers. Planning Policy Guidance Note
15 considers that World Heritage Site designation is a key material consideration in the determination of planning and listed building consent
applications. The designation of the Severn

11.2 POLICY STATEMENTS
SG1 WORLD HERITAGE SITE
In determining planning, conservation area and
listed building consent applications, and in undertaking its overall responsibilities the Council will
give significant weight to the international value of
the Severn Gorge area as a World Heritage Site.

11.2.1 The Council recognises the outstanding universal value of the Severn Gorge and fully supports
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character assessment to be prepared as part of
the management plan. This will provide the context for the implementation of the direction
throughout the World Heritage Site.

Gorge as a Conservation Area (1980) gives statutory recognition to the historic value of the World
Heritage Site and will allow special attention to
be paid to the desirability of preserving or
enhancing the character of this important area.
The boundaries of the Ironbridge Gorge World
Heritage Site and the Severn Gorge Conservation Area are contiguous. The area is referred to
as the Gorge throughout the chapter, although
the terms World Heritage Site and Conservation
Area will appear in relation to individual policies.

SG2 AREA OF SPECIAL
ARCHAEOLOGICAL INTEREST
The Ironbridge Gorge World Heritage Site is an
area of special archaeological interest within
which all archaeological sites of significance will
be afforded the same protection as that given to
nationally important monuments. Proposed
development will be particularly scrutinised for
its potential effect on the archaeology of sites
and monuments.

11.2.3 The Gorge is particularly important for its archaeological resource and this consideration will be
of major importance in the determination of
planning applications in the World Heritage Site.
A key consideration in determining proposals
will be to make sure that the character of the
historic settlements and their relationship with
the dramatic topography and landscape of the
area is retained. It is the relationship of buildings, landscape and topography that is the key
to the character of the Gorge. Whilst the existing
settlements must be allowed to change in
response to the needs of the local community,
the existing balance between buildings and
landscape should be maintained so that this
particular sense of character is not lost.

11.2.6 The Plan contains the general policies on archaeology that will be applicable throughout the
Gorge (HE21-23). The nature of the special
archaeological importance of the World Heritage
Site has been described in the introduction to
this chapter and it is considered that the particular significance of the Gorge merits special protection for its sites and monuments through an
additional policy. This will allow archaeologically important sites in the Gorge to be given a
level of protection commensurate with the universal significance of the World Heritage site.
11.2.7 This approach accords with advice in PPG16 that
development plans may identify, where appropriate, areas and sites particularly worthy of protection, to which specific policies apply.
Archaeologically, the Gorge is an area of great
complexity and richness, with many sites of both
national and local importance. Not all archaeologically important sites in the Gorge are scheduled, but they provide valuable insights into the
past in their own right, and collectively contribute to our understanding of the Severn Gorge
as a whole. Where such sites are concerned,
there will be a presumption in favour of physical
preservation. Any proposed developments
should therefore be preceded by a professional assessment of the archaeological potential of
the site and presentation of options for mitigating and avoiding damage.

11.2.4 The Council therefore, will pay particular attention to the quality of development in the Severn
Gorge to ensure that the character of the World
Heritage Site is preserved or enhanced. Planning, conservation area and listed building consent applications need to be accompanied by
additional plans, elevations, perspectives,
axonometric sketches and photomontages in
appropriate cases. It is not the intention of this
policy to inhibit new design if it is of a quality
that enhances the Conservation Area. The Council’s general policies on conservation areas, listed buildings and archaeology are included the
Conservation section of the Historic Environment chapter of the Plan.
11.2.5 The Council has adopted an Article 4 direction
for the World Heritage Site to provide additional controls on domestic alterations and development. There is evidence of the erosion of
features throughout the Gorge and the Article 4
direction is a valuable extra planning tool. Planning Policy Guidance 15 Note (Planning and the
Historic Environment) supports this approach
as it will help to protect features that are key
elements of the conservation area. The essential character of the Gorge will be described in a

SG3 EVALUATION OF PROPOSALS IN THE
WORLD HERITAGE SITE
Where development proposals in the World
Heritage Site are likely to have significant
effects, the Council will require a detailed
evaluation of the proposed development in the
form of a formal environmental assessment.
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is considered to be an appropriate protection. It
is also vitally important to protect the setting of
the World Heritage Site and the extensive Green
Network designations in South Telford do provide an appropriate buffer. The Council will be
particularly concerned to prevent coalescence
of surrounding urban areas with the Gorge and a
restraint on development in these buffer areas
will be maintained through the careful assessment of proposals adjacent to the World Heritage Site as well as within it.

11.2.8 The significance of the World Heritage Site
places a responsibility on the Council to ensure
that proposed development is carefully
assessed. Planning Policy Guidance 15 refers to
the need for significant development proposals
affecting World Heritage Sites to be subject to
formal environmental assessment to ensure that
their immediate impact and their implications
for the longer term are fully evaluated. Proposals that are likely to have significant visual, traffic, archaeological, geological, hydrological or
ecological effects in the Gorge will be particularly examined to see if an environmental assessment is required.

11.2.10 The Council recognises the importance of the
Gorge for nature conservation, and as part of the
town’s wider ecological network. It contains two
Sites of Special Scientific Interest and numerous Wildlife Sites. These will be protected in
their own right but the Gorge is also part of a
wider ecological and landscape network and the
links to south Telford, to the south of the river
and along the course of the river will be protected and conserved. This approach is actively
supported by the Severn Gorge Countryside
Trust and Shropshire Wildlife Trust. The Countryside Trust manages 275 hectares of land that
play a central role in the landscape and ecology
of the Gorge. The Trust’s stewardship and management of this land is vital to the future of the
area and the Trust has been invited to make a
major contribution to the evolution of the World
Heritage Site Management Plan.

SG4 LANDSCAPE AND NATURE
CONSERVATION
In determining planning applications within and
adjacent to the World Heritage Site, the Council
will not permit development that adversely
affects the following key material
considerations:
a) the existing topographical character and
landscape quality,
b) the stability of the slopes and river banks,
c) the existing skylines and views to and from
the Gorge,
d) the setting of the World Heritage Site,
e) the area’s natural diversity and ecology,
f) landscape and ecological links with the
surrounding areas,
g) the Sites of Special Scientific Interest and
Wildlife Sites, and

11.2.11 As well as being important for its visual impact
and for nature conservation, the landscape of
the Gorge contains a wealth of archaeological
remains. It will be necessary to take account of
this resource in management regimes and proposals for development.

h) the area’s distinctive archaeological resource.

11.2.9 The attraction of the Gorge is in large measure
due to its dramatic topography and woodland. It
has been designated an Area of Special Landscape Character in the County Structure Plan
and large areas of the landscape and woodland
are covered by the Green Network designation.
One of the major features of the Gorge are the
wooded slopes and ridges that give it such a
distinct character. The upper pastures and
meadows area are also important features which
should be protected. Geologically, the Gorge is
young and has been cut by the river to produce
these dramatic woodland slopes. It is essential
that the integrity of these slopes is maintained
and that intrusive development does not
adversely affect the views obtained from all parts
of the Gorge or exacerbate the area’s land stability and geological problems. Restraints on
development on the critical slopes and skylines

SG5 RIVERSIDE DEVELOPMENT AND
WORKS
The Council will only permit engineering works
or development along the riverside or within the
course of the river, if it can be demonstrated
that the natural, historic or archaeological
character of the River Severn is preserved or
enhanced by the proposal and that there is no
adverse impact on the hydrology, ecology or
archaeology of the river and associated
deposits upstream or downstream.

11.2.12 The river contributes to the overall experience
of the Gorge and its pleasant, natural character
is seen as an attractive feature by residents and
visitors alike. It also acts as a nature conservation link and, as a Wildlife Site, is an important
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habitat in its own right. Furthermore, the historic role of the river in the evolution of the area
has left an archaeological legacy which is important and will need to be respected. It is essential, therefore, that this overall character is
preserved and that inappropriate engineering
works or developments are discouraged.

e) development will not be permitted where it
will result in the loss of important townscape
or landscape features such as walls,
traditional boundary treatments, ancillary
buildings, trees or hedgerows;
f) the development shall take full account of
the archaeology of the site,
g) the development shall include access and
parking arrangements that comply with the
Council’s guidelines except on sites where it
is accepted by the Council that they can be
relaxed to enable required conservation and
townscape objectives to be met,

11.2.13 Surface water in the Gorge runs to the river as
part of the natural drainage system of the area.
For most of the time this system works well. However, the river is subject to a flood risk and, in
times of heavy rainfall and high water, land adjacent to the river is under threat. Engineering
works to alleviate this problem that do not preserve or enhance the existing character of the
river are inappropriate and will be resisted. As
the Environment Agency has no current plans
for such works, it is expected that any development proposals will take full account of the flood
risk. The Council will seek to promote an interagency approach to maintenance issues affecting the river; these will be considered in the
emerging management plan for the World Heritage Site and the Council will take into account
any land-use implications in a review of the Plan.

h) the development shall demonstrate that the
site is stable and takes account of any
potential gas migration,
i) the development shall take account of any
flood risk,
j) the development shall demonstrate that it
can be adequately drained,
k) development will not be permitted on open
spaces which make a positive contribution to
the character of the World Heritage Site or
provide important settings for existing
buildings and features.

11.2.14 This policy aims to control the quality of new
development in the World Heritage Site and
contains similar criteria to H14. It is of paramount
importance that any future development in the
World Heritage Site reinforces its local distinctiveness and character.

SG6 DEVELOPMENT IN THE WORLD
HERITAGE SITE
The Council will expect all new development in
the World Heritage Site to reinforce the local
diversity and distinctiveness of the Gorge and
to be of a high quality design which respects its
character and form. The following criteria will
be applied to all new development proposals:

11.2.15 The Local Plan has not allocated any major housing sites in the Gorge. This reflects an appreciation that this area is not an appropriate one for
large-scale development and that the Gorge has
only a limited capacity to accommodate new
development. However, some small scale housing opportunities may exist, and these could be
used to enhance the World Heritage Site and to
meet local needs as far as possible :

a) the development will be expected to
preserve or enhance the character or
appearance of the World Heritage Site and
Conservation Area,
b) the development shall be of a design and
form which respects longer views of the
Gorge and reinforces the essential character
of the World Heritage Site in its
topographical and wider landscape setting;

• The old Nuway industrial site at Coalport is

currently owned by the Ironbridge Gorge
Museum Trust and lies adjacent to the China
Museum. A study prepared by Consultants
acting for the Museum recommended that,
although the site is contaminated from past
industrial uses, it has the potential to provide
much needed local housing accommodation
and to contribute to the general enhancement
of the World Heritage Site. Any proposed
development will be judged against the policies in the Local Plan but will need in particular to address the following specific issues :

c) all new development shall be of a design
quality to reflect and harmonise with the
character, townscape and form of that part
of the World Heritage Site to which it relates
and shall respect historic plot patterns,
street patterns and layout, building
frontages, key views and landmarks, and
skyline,
d) the design of buildings shall reflect the
scale, form, massing, proportions,
roofscape, features and details of their
context and materials will need to be of an
appropriate size, colour and texture to the
World Heritage Site;
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New residential development at Dale End

-

-

the appropriate use of the site in the context of the existing settlement of Coalport,
the local need for affordable housing
the need for a full archaeological evaluation of the site,
the future of the Nuway building and Old
Coffee House,
the future of the canal, - the provision of
open space and a riverside footpath,
the contamination of the site,
the potential flood risk, and
the relationship of the Nuway site with the
China Museum.
the implications of increased traffic movement in Coalport as a result of the new
development

-

the local need for affordable housing,
the need for a full archaeological evaluation of the site,
the future of the existing buildings on the site,
the treatment of the stream, and
the potential flood risk.

• Waterloo Street is an area of mixed use and

ownership near the centre of Ironbridge. Planning permission for the redevelopment of
Beddoes Warehouse was given in early 1996.
A scheme of terraced housing has been implemented on the former factory site. There is
further development potential on the site
which will be judged against all the policies in
the Local Plan but will need in particular to
address the following site specific issues:
- the need to resolve the pattern of future
land uses,
- the local need for affordable housing,
- the need for a comprehensive conservation and urban design approach to Waterloo Street,
- the need for a full archaeological evaluation,
- the land stability of the area, and
- the appropriate pattern of pedestrian
movement.

• Dale End is an important “gateway” site on

the approach to Ironbridge. The Council has
adopted a development brief for the site and
a scheme for terraced homes on the corner of
Dale Road and Buildwas Road has now been
completed. Development on the remaining
site area will need to address the following
site specific issues. - the need for a comprehensive conservation
and urban design approach to Dale End,
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as a community, although development proposals for the fringes of the Gorge will need to be
assessed carefully for their effect on the setting
of the World Heritage Site.

11.2.16 The Nuway site is just over a hectare and, if
developed for housing, would be considered a
Policy H7 regeneration exception. Dale End and
Waterloo Street are both under a hectare and
any development permitted on these sites
would accord with Policy H6. The acceptability
of these sites for housing development, and others that might come forward, will depend on proposals meeting the specific World Heritage Site
considerations set out in the policy as well as
complying with other relevant policies of the Plan.

SG8 MUSEUM SITES
The Council will permit development and uses
on Ironbridge Gorge Museum sites and in
buildings which are Museum related or which
can be shown to secure the future of historic
buildings, provided they are not in conflict with
other policies of the Plan. All such development
and uses will be expected to respect the
character and appearance of the Conservation
Area; to respect the layout, functioning and
character of the Museum sites and buildings;
and to have no adverse impact on the
residential amenities of the area.

SG7 TOURISM
The Council will only permit tourist development
where the character or appearance of the World
Heritage Site is being preserved or enhanced
and the quality of the area as a place in which
to live and work is not being adversely affected
by the proposal.

11.2.19 The important role played by the Museum in
the life of the District is widely recognised. Its
main responsibility relates to the curatorship
and interpretation of the historic remains and
buildings of past activity in the Gorge, with particular emphasis on the Industrial Revolution.

11.2.17 Visits to the world famous Iron Bridge have long
been part of day trips to Shropshire. This has
increased over the years, and now often includes
a visit to one or more of the Museum sites. These
visitors have considerable spending power and
contribute to the local economy. It has been estimated that in 1992 visitors spent £6 million in
the Gorge. However, visitor numbers and pressures can bring problems as well as benefits to
the area. Congestion and parking problems can
cause inconvenience for local residents, and the
weight of numbers at the most popular attractions and along the river can lead to environmental erosion and the loss of those special
qualities that so attract visitors. There is, therefore, a need to manage visitors so that a sustainable growth in their numbers is obtained.
The World Heritage Site Management Plan will
assess the capacity of the Gorge to absorb growth
in visitor numbers.
11.2.18 The Council’s Tourism Strategy identifies the
need for additional tourist accommodation in
the Severn Gorge area. Additional provision will
be encouraged, although large sites for new
hotels within the Gorge are unlikely to be available. The use of historic buildings to provide
extra tourist accommodation may offer some further opportunities. The Section 7(i) Planning
Approval at Lightmoor creates the possibility of
a hotel development, allied with park and ride
and other visitor facilities. This provision, and
those other facilities related to the Gorge, may
help to resolve the problems of tourist pressure
that face the World Heritage Site and the Gorge

Blists Hill, Victorian Town Museum
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Many of the buildings and sites managed by the
Museum are invested with the Heritage Foundation. The main Museum sites are at Blists Hill,
Coalbrookdale, Coalport and Jackfield. The main
use of all these sites over the Plan period will be
as Museums, and it is not envisaged that this
will change, although planning responsibility for
Jackfield Tile Museum lies with Bridgnorth District Council.

SG10 IRONBRIDGE POWER STATION
In determining planning applications for the
site, the Council will take into consideration
implications for employment, tourism, traffic
generation, the railway line serving the site,
and the visual and environmental impact of the
proposal on the Gorge and surrounding area.

11.2.24 Most of the Ironbridge Power Station site is within Shrewsbury and Atcham Borough Council’s
area. As well as being used to assess planning
applications within the District, the criteria contained in the policy will form the basis of the
Council’s response to any consultations on planning applications that lie outside the District
boundary. The scale of the cooling towers and
the extent of the site obviously have a major
visual impact on the Severn Gorge within Telford
& Wrekin, and coal for the station is transported
by road and rail through the District. The Power
Station is also responsible for the emission of a
number of air pollutants that directly affect the
Telford & Wrekin District as a whole. If the Power
Station were to be de-commissioned during the
Plan period, the Council would wish to develop
a joint policy framework for the site because of
its proximity to the World Heritage Site. This
should consider acceptable after-uses, and the
implications for traffic, tourism and the environmental quality of the Gorge and the District as a
whole. The Council will wish to retain the railway
line that serves the Power Station site as this
may have long term potential for transport
throughout the district.

11.2.20 The Museum’s overall strategy is to concentrate
its educational role at Coalbrookdale. It is
accepted that the Museum will wish to evolve
and change its sites in response to visitor
demands and commercial opportunities, and
proposals will be considered sympathetically
but will need to be acceptable in planning terms.
SG9 EMPLOYMENT
The conversion of existing buildings for
employment use and the alterations and
extensions to existing employment premises
may be permitted, provided the character or
appearance of the World Heritage Site is
preserved or enhanced and there is no
unacceptable impact on residential amenities
and traffic generation.

11.2.21 The Gorge is unlikely to be the location for substantial employment growth and, indeed, the
area is not suitable for further large-scale industrial or commercial sites. However, it is important that existing employers are retained so that
local job opportunities continue. They are very
much part of the fabric of the Gorge and play an
important role in the community. The four current major employers are Sinclair Ltd (incorporating the former Coalbrookdale Company), the
Museum Trust, Beeches Hospital and Merrythoughts.

SG11 TRANSPORT
The existing Council Transport Strategy of
interception car parks, and park and ride, will
be continued over the Plan period1. All
proposed road and footpath improvements will
be expected to respect the existing character of
roads and footpaths in the World Heritage Site,
including existing boundary walls and
hedgerows

11.2.22 The expansion of existing employment uses can
be a valuable way of providing extra employment. However, environmental considerations
will be of concern and new buildings and other
alterations will need to take account of the World
Heritage Site location and the effect on local
residents.

11.2.25 Transport issues in the Gorge have been the
subject of considerable attention over recent
years and were the subject of a report by Colin
Buchanan and Partners in 1989. The overall strategy proposed involved the provision of interception car parks and park and ride facilities,
and the discouragement of parking in the centre

11.2.23 There may be opportunities for additional
employment in the Gorge and these will be
encouraged and supported if appropriate
schemes can be brought forward. For example,
the provision of workshop units for those with
learning disabilities at Coalport is welcome.

1 This policy should be read in conjunction with those of the Local
Transport Plan.
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be monitored so that the most efficient movement
of people around the Gorge can be achieved.

of Ironbridge through charging. The aim was to
stem the increase in congestion through the
Gorge, keep vehicles out of the centre of Ironbridge as far as possible, and generally to minimise environmental erosion in the World
Heritage Site.

11.2.27 The intricate, informal and often rural character
of roads and footpaths in the World Heritage
Site, including existing boundary walls and
hedgerows must be respected and retained.
Proposals for improvements will need to take
full account of this character and to ensure that
World Heritage Site considerations are paramount.

11.2.26 The existing visitors car parks at the Museum of
Iron, the Museum of the River and Blists Hill,
(together with the proposed extension to the
Blists Hill car park in Legges Way) act as interceptor car parks and provide sufficient capacity
for the park and ride arrangements to operate.
In the longer term, it may be necessary to look
to Lightmoor to provide additional park and ride
facilities. These arrangements will continue to

11.2.28 The issue of parking for residents is seen as a
pressing issue locally. With individual access
arrangements not always appropriate because of
the importance of curtilage walls and enclosures

Tontine Hill, Ironbridge
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location in Coalbrookdale which the Council
wishes, nevertheless, to retain in industrial use.
However, it is considered that there is scope for
some visual improvement to the site and discussions will continue with the Company to
evolve a practical scheme.

for the character of the World Heritage Site, other
options need to be explored if congestion on
the narrow roads of the Gorge is to be avoided.
SG12 RETAILING AND THE ROLE OF
IRONBRIDGE CENTRE
The Council will not permit changes of use which
would lead to the loss of retail uses within the
centre of Ironbridge (as shown on the proposals
map), unless it can be demonstrated that the
retail unit is no longer viable, and has been unoccupied for a minimum period of twelve months.

11.2.33 It is felt that townscape and landscape improvements can be made to the Square and some
greater pedestrian priority introduced to improve
its overall attractiveness. However, it is appreciated that any change will raise commercial, parking and public use issues and there will need to
be wide consultation as part of the assessment
of options.

11.2.29 There is wide public appreciation that over
recent years patterns of shopping have changed.
This has had an effect on the role of Ironbridge
Centre, which no longer operates as the main
provider of shops for the residents of the Gorge.
However, the Centre still has an important role
in Ironbridge, and many of the shops now cater
for visitors as well as meeting local needs. The
Council considers that the retention of existing
retail uses will underpin this role.

11.2.34 In all of these cases, and also in respect of other
proposed improvement schemes, the Council
will ensure that design and materials are appropriate to the historic and environmental quality
of the area.

11.3 IMPLEMENTATION AND
MANAGEMENT

11.2.30 The centre of Ironbridge is a focal point in the
Gorge and the Council is concerned to prevent
its building fabric from deteriorating. If existing
shop units are unable to find a secure future,
then a non-retail use may be considered, if this
safeguards the future condition of the building.
Any such proposal must demonstrate that the
retail use is not viable and it is considered that an
unoccupied period of twelve months would allow
the viability of the retail use to be tested over a
reasonable period that includes the main tourist
season. Evidence that the premises have been
actively marketed over the twelve months period
will have to be available before a change of use
from retail will be considered under this policy.

11.3.1 The policies in this chapter of the Plan provide
further guidance for the future of the important
Severn Gorge area. These policies will be implemented in a number of ways. The Council’s powers to determine planning and listed building
consent applications will be used to apply the
policies to proposals for new development. This
will enable the major policies of protection and
enhancement to be implemented through the
development control process. Further Supplementary Planning Guidance will be prepared as
necessary.
11.3.2 Reference has also been made to the key future
role of World Heritage Site management, and
arrangements have evolved through an Inter
Agency Group of major, predominantly public,
agencies that co-ordinates projects and spending.
These arrangements have now been reviewed
in response to a monitoring report on management in the Ironbridge Gorge World Heritage
Site prepared by the Ironbridge Institute for
ICOMOS UK. A World Heritage Site Strategy
Group now exists to oversee the preparation
and implementation of the World Heritage Site
Management Plan. An important aspect of future
management in the Gorge is the quality of ongoing maintenance. The Council has a range of
responsibilities for building, highway, car park,
drainage, and open space maintenance and it is

SG13 ENVIRONMENTAL IMPROVEMENTS
In partnership with landowners and other
agencies the Council will implement
environmental improvements throughout the
Gorge over the Plan period, in particular at the
prominent locations of the Museum of Iron, the
Sinclair site and The Square as shown on the
proposals map.

11.2.31 The Severn Gorge Action Plan drew attention to
the number of buildings at the Museum of Iron
that needed repair, and to the need for improved
circulation around the site.
11.2.32 The Sinclair site, which has a long historic association with the Gorge, occupies a prominent
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important that in undertaking those responsibilities the environmental quality of the World
Heritage Site is acknowledged.
11.3.3 Future work in the World Heritage Site will
involve the implementation of a range of projects and tasks. External sources of finance such
as Heritage Lottery Fund will be drawn on to
support implementation.
11.3.4 The future management of the Gorge will require
a more active role than the implementation of
the statutory planning policies included in the
Local Plan. National agencies such as English
Heritage, English Nature and the Countryside
Agency, and local organisations such as the
Museum Trust, the Severn Gorge Countryside
Trust and the Greenwood Trust are all key partners who will need to be involved with the Council to produce effective management in this
important area of international renown.
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APPENDIX A: SUMMARY OF USE CLASS ORDER
SUMMARY OF TOWN & COUNTRY PLANNING (USE CLASS) ORDER 1987*
Class A1 Shops
Class A2 Financial and Professional Services
Class A3 Food and Drink
Class B1 Business

(a) Office
(b) R&D
(c) Industrial process

Class B2 General Industrial
Class B8 Storage or distribution
Class C1 Hotels
Class C2 Residential InstitutionsSuperseded by Town
(a)and
Residential
Country accommodation and care
Planning (use classes) order
amendment 2005 (b) Nursing Home
(c) Hospital
(d) Residential School, College or training centre
Class C3 Dwelling houses
Class D1 Non Residential Institutions

(a) Medical or Heath Service
(b) Crèche, day nursery or day centre
(c) Provision of education
(d) Display of works of art
(e) Museum
(f) Public library or public reading room
(g) Public hall or exhibition hall
(h) Public worship or religious instruction

Class D2 Assembly and Leisure

(i)

Cinema

(j)

Concert hall

(k) Bingo hall or casino
(l)

Dance hall

(m) Swimming bath, skating rink, gymnasium or
other area for indoor sports
(n) Area for outdoor sports.

* As amended by the Town & Country Planning (Use Class)(Amendment) Order 1995.
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APPENDIX B: PARKING STANDARDS

B.3 COMMUNAL CAR PARKING
PROVISION

B.1 CONTEXT

B.3.1

B.1.1

This appendix is part of Wrekin Local Plan 19952006, and these standards should be read in
conjunction with the proposals and policies of
the Plan. In July 1999 the Council published its
Provisional Local Transport Plan. Reference
should also be made to this document.

B.1.2

The Car and Cycle Parking Standards listed in
B.3.2
this Appendix are in the process of being revised
by the Council, to reflect more closely the advice
of PPG13. When this revision is complete, new
Parking Standards will be published in the form
Superseded
Planning Policy
of Supplementary Planning Guidance.
Untilbythat
Guidance 13: Transport, which
B.3.3
time the Parking Standards listed in this Appencan be found at www.
dix will be used, but only to provide
the
basis
communities.gov.uk
for negotiation with developers.

B.2 USE OF THE STANDARDS.
B.2.1

The Council will treat all applications on their
merits and wherever possible take a flexible
approach on the matter of parking standards.
The standards should be used as a guide by
developers, so that the site area available for
development can be readily assessed. For this
reason the standards have been kept simple so
that complicated calculations and disputes over
interpretation can be avoided. Where the calculated parking requirements result in fractions of
a full space then it will be rounded up.

B.2.2

The standards should be regarded as relating to a
site where both the building/use and the car parking will be provided within the curtilage of the site.
However, in some developments it may be preferable to group the parking and servicing facilities for
each individual unit into a shared communal area.

B.2.3

The car parking requirements for the Use Class B1
will depend upon the specific type of development proposed; for example, office requirements
are different to those of light industry. Where an
application for B1 Use does not indicate a specific end use, then the Council will require the highest parking provision applicable to B1 Use.

There are areas in Telford where it would be difficult to provide car parking within the curtilage
of new development, and indeed in some cases
it would be undesirable. This is particularly the
case in commercial centres like the Town Centre
and the District Centres, where scattered parking provision can lead to extra traffic circulating
in areas which would be better kept free for
pedestrian movement.
The Council has been active in providing car parks
around the edge of such centres - Wellington, Dawley, Oakengates, Madeley and Hadley all have
communal car parks surrounding their centres.
This problem is more difficult in the older District Centres, where existing development is very
tight, and to provide parking on individual plots
would have a disastrous effect on the character
of the Centre. In many cases the internal road
system in such Centres cannot cope with additional traffic movements.

B.3.4

The situation in Ironbridge and the World Heritage
Site is particularly difficult. Here, the road system
is inadequate for present day traffic levels and
commercial and residential uses lie side by side.
The situation is complicated by the nature of the
topography in that there are few level sites on
which car parks could be provided and the great
numbers of tourists who visit the area each year.

B.3.5

The need for additional communal parking to
serve Ironbridge and the Gorge has been established in the Ironbridge Gorge Transportation
Study. Remote interception car parking operated on a ‘Park and Ride’ basis, combined with
the pricing of existing car parks in Ironbridge,
remains the preferred way forward.

B.3.6

The Plan permits the use of commuted parking
payments in certain cases (see policies T14 and
T23) provided that:• a specific scheme can be identified towards

which the contribution can be made,
• the Council can be satisfied that the scheme

will go ahead,
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B.5.2

• the contribution covers all necessary costs

related to the car park, including land acquisition, the creation of the spaces and maintenance.
B.3.7

B.3.8

Cycle parking standards are included within this
appendix. When providing cycle parking facilities, all spaces for staff should be under cover
and secure. Where spaces are to be provided for
customers, visitors or the public, these should be
“Sheffield” racks (or similar) and should be located in a convenient location with good visibility.

The Council accepts that there may be instances
in the District where it is both realistic and desirable to have a more flexible approach towards
the application of car parking standards. This is
particularly the case in some District and local
B.6 LANDSCAPE DESIGN GUIDANCE
centres where at a very local level there is
already an ample supply of communal parking,
B.6.1 The design of a car park can have a major impact
and where requiring high levels of car parking
on the appearance of a development scheme.
may stifle new developments which the Council
The following principles (which are broad
would wish to see (such as “living over the shop”
enough to allow flexibility of design) should be
initiatives). Within the detailed parking stanincorporated within the design for all new car
dards that follow, cases where the Council would
parks:have a more flexible approach are indicated (see
public houses, restaurants and places of wor• Small Developments (up to 30 spaces). Parkship). In other cases within District and local
ing bays should be divided into units of not
shopping centres, the Council will consider all
more that five spaces.
proposals on their merits, having regard to the
• Large Developments. The impact of large
Superseded by Planning Policy
supply of locally available parking. Guidance 13: Transport, which
areas of tarmac should be reduced. A variety
of means can be used, including the use of
can be found at www.
The Council will be carrying out further
work
to
massed tree planting and alternative hard surcommunities.gov.uk
examine the use of, and need for, parking faciliface materials such as block paving.
ties, and will review these standards accordingly.

B.7 PARKING SPACE SIZE AND LAYOUT
B.4 DISABLED PARKING PROVISION
B.4.1

B.4.2

Reserved parking bays for people with disabilities are essential to ensure that those eligible to
use the Orange Badge Concessionary Parking
Permit can gain ready access to services and
amenities.

B.7.1

A car parking space should be a minimum of 2.4m
wide x 4.8m long. A garage is regarded as a parking space for the purposes of these standards. Onsite manoeuvring space should also be provided.

B.7.2

A parking space for an articulated vehicle should
be a minimum of 3.5m wide x 15.5m long. On
commercial (including retail) developments
involving buildings in excess of 500 sq. m., onsite turning facilities for articulated vehicles
should be provided.

B.7.3

The proposed standards include provision for
visitor car parking as required. They do not
include provision for manoeuvring/turning into
and out of the spaces, or for servicing the buildings/land to which they relate.

B.7.4

A single disabled persons parking bay should
be 4.8m x 3.6m inclusive of a 1.2m x 4.8m cross
hatched wheelchair transfer bay to one side.
Where bays are grouped in pairs the transfer
bay may be shared with a 2.4m x 4.8m standard
bay to achieve the desired result. Where a bay

The criteria proposed for the number, distribution and layout of reserved bays for the disabled
are given in the table included at the end of this
appendix.

B.5 CYCLE PARKING PROVISION
B.5.1

Cycle parking provision will be sought in conjunction with new developments, both for
employees, and the public as appropriate. Policy T9 recognises that in order to achieve the
Plan’s objective of encouraging more people to
cycle, it is important that high quality cycle parking is provided. This is particularly true in Telford
and Newport Town Centres, and the other district and local shopping centres.
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b) linked to the entrance by a safe and level route
where wheelchair users do not need to cross
vehicular routes - where they do pavements
should incorporate dropped kerbs in accordance with B.S. 5810
c) suitably marked and signposted from the site
entrance.

is alongside a 1.2m wide footway this will satisfy the transfer bay requirement.
B.7.5

Disabled reserved bays should also be:a) located no more than 50m from the appropriate accessible building entrance where possible provided under cover

RESIDENTIAL
SPACES PER DWELLING/UNIT
NEW DWELLING

ALLOCATED

a) One bedroom houses and one bedroom flats/maisonettes

b) Two bedroom houses and flats/maisonettes of two
bedroom and above

c) Three bedroom houses

Superseded by Planning Policy
Guidance 13: Transport, which
can be found at www.
communities.gov.uk

d) Four bedroom houses and above

COMMUNAL

1

0.5

0

1.25

2

0

1

0.75

0

1.5

2

0.25

1

1

0

1.75

3

0

2

0.5

HOUSES IN MULTIPLE OCCUPATION (per bedspace)

0.75

SHELTERED ACCOMMODATION -

1 space/3 units

where occupants are infirm and/or in need of care
HOUSING FOR “ACTIVE” ELDERLY -

1.25 space/unit

with or without warden control

1 space/4 bed space
+ 1 space/unit of staff accommodation

RESIDENTIAL OR NURSING HOMES

Standards as above
- in exceptional circumstances a
commuted sum may be appropriate

DWELLINGS CREATED BY CONVERSION

- as above as appropriate

1 space/4 bed spaces

RESIDENTIAL HOSTELS
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COMMERCIAL AND LEISURE
TYPE OF PROPERTY

SPACES PER DWELLING/UNIT

HOTELS

1 space/bedroom (visitor or staff)
+ 1 space/3 non-residential staff
+ 1 space/6 sq.m. net restaurant floor area
+ 1 space/10 sq.m. net banquet/ conference
+ 1 space/3 sq.m. net public bar area
+ other uses within complex by negotiation

PUBLIC HOUSES

CLUBS/DANCE HALLS/COMMUNITY
CENTRES/THEATRES ETC.

1 space/3 sq.m. net bar area available to customers
This standard may be applied flexibly in
circumstances where the applicant can demonstrate
to the satisfaction of the Council that that there is
sufficient other car parking available in the
immediate vicinity of the proposal to allow the
standard to be relaxed. The applicant will need to
demonstrate that the spaces can be secured over a
Superseded by Planning Policy
long period of time.
Guidance 13: Transport, which
can be found at www.
1 space/3.5 sq.m. net public area
communities.gov.uk
+ spaces as appropriate to hotels if other
facilities provided.

OFFICES

1 space/25 sq.m. gross

BANKS/BUILDING SOCIETIES/INSURANCE BROKERS ETC.

1 space/25 sq.m. net staff working area
+ 1 space/35 sq.m. net public area

RESTAURANTS

1 space/6 sq.m. of gross floor area
This standard may be applied flexibly in
circumstances where the applicant can demonstrate
to the satisfaction of the Council that that there is
sufficient other car parking available in the
immediate vicinity of the proposal to allow the
standard to be relaxed. The applicant will need to
demonstrate that the spaces can be secured over a
long period of time

OUTDOOR SPORTS FACILITIES

These will be individually assessed based
on the specific use proposed.

INDOOR SPORTS FACILITIES

1 space/25 sq.m. gross
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RETAIL
TYPE OF PROPERTY

SPACES PER DWELLING/UNIT

FOOD/CONVENIENCE GOODS SUPERSTORES

1 space/10 sq.m. gross
+ 1 articulated vehicle space/1000 sq.m. gross

- more than 2000 sq.m. gross

1 space/18 sq.m. gross + 1 articulated vehicle
space/1000 sq.m. gross or part thereof

DURABLE GOODS STORES AND RETAIL WAREHOUSES

- more than 2000 sq.m. gross

1 space/20 sq.m. gross + 1 articulated lorry
space/1000 sq.m. gross or part thereof

ALL SHOPS

- between 1000-2000 sq.m. gross

1 space/35 sq.m. gross
+ 1 lorry space/500 sq.m. gross

ALL SHOPS

- up to 1000 sq.m. gross
CAR SALES AND SHOWROOMS

1 customer space/50 sq.m. of second hand car
sales
area customer space/25 sq.m. of new car
Superseded by Planning
Policy
sales
area
Guidance 13: Transport,
which
can be found at www.
communities.gov.uk

INDUSTRY/WAREHOUSING
TYPE OF PROPERTY

SPACES PER DWELLING/UNIT

LIGHT INDUSTRY, GENERAL MANUFACTURING,
AND ASSOCIATED OFFICE ACCOMMODATION

1 space/40 sq.m. gross up to 250 sq.m. thereafter,
1 space/50 sq.m. gross + 1 articulated vehicle
space/500 sq.m. gross or part thereof

HIGH TECH

1 space/25 sq.m. gross up to 250 sq. m. thereafter,
1 space/40 sq.m. gross +1 articulated vehicle
space/500 sq.m. gross or part thereof

STORAGE AND DISTRIBUTION

1 space/80 sq.m. gross +1 articulated vehicle
space/500 sq.m. gross or part thereof

VEHICLE REPAIRS (including tyre and exhaust fitting)

3 spaces/service or repair bay

SMALL COMMERCIAL USES INCLUDING WORKSHOPS
AND OTHER B1 USES - less than 60 sq. m. gross

1 space/20 sq.m. gross
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COMMUNITY USES
TYPE OF PROPERTY

SPACES PER DWELLING/UNIT

PLACES OF WORSHIP

1 space/10 sq.m. gross. However, where the applicant can
demonstrate that the place of worship is a genuinely local
facility, or that there is sufficient other car parking available in
the immediate vicinity, the standard may be applied flexibly. In
the latter instance, the applicant will need to demonstrate
that the spaces can be secured over a long period of time.

SCHOOLS

1 space/full time member of staff + minimum of 3 visitor
spaces at Primary Schools + minimum of 8 visitor spaces at
Secondary Schools

FURTHER EDUCATION

1 space/full time member of teaching staff + 1 space/1.5 full
time member of non-teaching staff +1.5 spaces/3 students

SURGERIES

1 space/staff member +3 spaces/consulting room

RESERVED DISABLED

Superseded by Planning Policy
13: Transport, which
PARKINGGuidance
BAY REQUIREMENTS
can be found at www.
communities.gov.uk

EMPLOYMENT GENERATING BUILDINGS AND HOTELS

BAYS AVAILABLE

Up to 25 spaces maximum

1 bay

Up to 50 spaces maximum

2 bays

UP to 75 spaces maximum

3 bays

Up to 100 spaces maximum

4 bays

Each subsequent 100 spaces or part of 100

1 extra bay

PUBLIC BUILDINGS, SHOPS AND PUBLIC CAR PARKS

BAYS AVAILABLE

Up to 25 spaces maximum

1 bay

Up to 50 spaces maximum

3 bays

Up to 100 spaces maximum

5 bays

Each subsequent 100 spaces or part of 100

3 extra bays

SHELTERED ACCOMMODATION AND RESIDENTIAL/NURSING HOMES

BAYS AVAILABLE

Up to 10 spaces maximum

1 bay

Up to 20 spaces maximum

2 bays

Each subsequent 20 spaces or part of 20

1 extra bay
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CYCLING PARKING STANDARDS

TRANSPORT

PLACES OF WORK

EDUCATION

Railway Station

5 per peak period train

Bus Station

2 per hundred peak period passengers

Offices

1 per 700 sq.m floor space

Factories

1 per 850 sq.m floor space

Schools - primary

1 per 500 sq.m floor space

Schools - secondary

1 per 300 sq.m floor space

Universities, colleges

1 per 200 sq.m floor space
1 per 500 sq.m floor space

SHOPPING AND SERVICES
ENTERTAINMENT

HOUSING (at ground floor level)

COMMUNITY

ACCOMMODATION

Pubs, restaurants

1 per 140 sq.m floor space

Fast Food
Superseded by Planning Policy
Theatre,
cinemas
Guidance
13: Transport, which
can be found at www.
Leisure,
sport centres
communities.gov.uk

1 per 70 sq.m floor space

General

1 per 2 bedspaces

Student

1 per 1.5 bedspaces

Sheltered

1 per 5 bedspaces

Hospitals

1 per 700 sq.m floor space

Health Centres

1 per 350 sq.m floor space

Hotels

1 per 5 bedspaces

Hostels, B&B

1 per 2 bedspaces

Camp Sites

1 per pitch site
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APPENDIX C: NOISE CRITERIA
C.1.1

CATEGORY II: Within an area where
increases of noise of marginal significance may
be accepted

The first stage is to determine the noise criteria
of the site, i.e., what level of increase, if any, may
be accepted in the area of the application site.
In order to do this it is necessary to obtain the
following basic information.

C.1.5

• the pattern of existing noise levels of the

area, i.e. the noise climate
• the general character of the area
• the proximity and type of noise sensitive

premises around the development site.

These could include, for example, rural areas
with scattered housing and low existing noise
climate; partially residential areas where the
acoustical characteristics provide a natural barrier between the proposed development and
existing residential uses; urban areas of mixed
usage. The noise generated by the new noise
source must be of the same order of magnitude
as the existing background noise level.

• the acoustical characteristics of the area.

C.1.2

C.1.3

CATEGORY III: Within an area where
significant increases of noise may be accepted

This information may be required from an applicant as support for his submission, but may be
established by on-site investigation and noise
measurement by the Local Authority noise specialists. Measurement of the existing noise climate should normally be carried out on the
boundary of the development site in the direction of the surrounding noise sensitive premises. The existing noise climate should be
measured in dB(A), particularly indicating that
level which is exceeded for 90% of the time but
also including levels of Leq or other additional
parameters where these are appropriate. Measurements should be over such a length of time
as is necessary for them to be representative of
the whole period being considered. Where the
proposed noise will occur during more than one
of the specified periods of the day, each period
should be considered separately.

These could generally be wholly industrial sites
or other locations with a complete absence of
noise sensitive premises. The noise generated
by the new noise source may be up to twice as
loud as the existing background noise levels.

C.1.7

In order to achieve the objective of Category I
(no increase) the new noise levels must be 10
dB(A) less than the existing background; to contain increases to a marginal level (Category II),
the new noise level must not be more than 5
dB(A) above that background. Within Category
III areas, even though significant increases may
be permitted, developments should never be
permitted to exceed 75 dB(A) Leq 1 hour during
the day time and 65 dB(A) Leq 1 hour during the
night time. Thus, if the existing background level
is known, it is possible to calculate the noise
level permissible from a new noise source, subject to the noise criteria of the particular site.

C.1.8

In some circumstances a clear-cut decision to
approve unconditionally, or refuse an application, can be made. In other situations it will be
necessary to control the development by means
of conditions. These will normally lay down
equivalent continuous noise levels (Leq) at the
site boundaries (normally at specified points)
for daytime/evening/night-time working hours.
It may sometimes be preferable to direct conditions to the physical characteristics of the development, the type and intensity of activity to be
carried on there, and the hours of operation.
Sites will normally be categorised as above, but
there will often be individual circumstances
which could warrant alternative judgements.

Appreciating the acoustic implications of the
above information, the Council will consider the
development site as falling within one of the following categories of noise criteria:CATEGORY I: Within an area where no
increase of noise may be accepted

C.1.4

C.1.6

These would include, for example, wholly residential areas with no industrial or commercial
uses; areas of mixed use where the existing noise
climate already borders on an unacceptable or
nuisance level; and mixed areas where the proposed development is integral with existing residential uses. The noise generated by the new
noise source must be significantly less than the
existing background noise level.
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Where the predicted noise level of the proposed
development in not above that permissible for
the site, the application may be considered
acceptable in terms of noise impact.

C.1.12 In situations where impact noise is likely to be a
problem, e.g.; scrap-metal dealers, scaffolding
depots, a maximum dB(A) level in addition to
the Leq limit will be set.

C.1.10 Where the predicted noise level of the proposed
development is above that permissible for the
site, the application as submitted will be considered unacceptable in terms of noise impact.
In these circumstances, the application will be
refused, or referred back for modification and/or
suitable conditions will be attached.

C.1.13 Certain developments are likely to produce
obtrusive noise within particular frequency
ranges, e.g.; plant including any reciprocating
machinery, pumps, diesel compressors, fans. In
such cases the Leq limit may be complemented
by a requirement that the new noise does not
project above a specified I.S.O. noise rating
curve.

C.1.9

SPECIFIC CIRCUMSTANCES
C.1.11 In situations where noise having a significant
tonal, impulsive or irregular character is likely to
be a problem, e.g.; sawmills, sheet metal shops,
permitted noise levels are corrected by minus 5
dB(A).
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