The future of Housing
in Bridgnorth
QUESTIONS AND ANSWERS

Tasley: Typical view over the site south west
towards the Shropshire hills

JULY 2020

Stanmore: View east across intensively farmed
land towards the A454, Stanmore Business Park
and housing at The Hobbins

The future of housing in Bridgnorth:

Tasley or Stanmore?
Introduction
Shropshire Council will decide on Monday 20th July whether to confirm their Officers recommendation to allocate a site (in its pre‐submission plan) which would allow 1750
houses to be built at Tasley. This decision will be based on papers that the Officers have published, and which will inform Members in advance of the meeting. As these papers
are part of a wider review of proposals across the County and form a small part of the whole the importance of this matter to Bridgnorth could be overlooked.
Unfortunately, the considerations given to the proposed development at Tasley and the alternative proposal at Stanmore are misleading in a number of key respects and do not
present fair and balanced approach. The Apley Estate and Stanmore Properties have had no option but to prepare this document which presents a comparison of the key
planning considerations of the two proposals. As has been the case for many years Apley and Stanmore want the best solution for Bridgnorth and therefore consider it vital that
the facts are presented openly in order that a fair comparison between the sites can be made.

July 2020
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Question

Taylor Wimpey (TW)

Apley Estate/Stanmore Property

Tasley Garden Village

Stanmore Garden Community

1.

Why do we need more housing in
Bridgnorth?

There is a shortage of housing available in Bridgnorth and even less affordable for the young people of the town. It is
not just housing that is being provided, but also employment land so that the successful industries in the area can
expand or else we risk losing them to other areas of the UK.

2.

How big are these developments?

Housing: 1,050 built through to 2038 and a further 700 after
2038 – a total of 1,750.

Housing: 850 houses will be provided through to 2038
and an additional 650 after 2038 – a total of 1,500.

Approximately 16 hectares of employment land will also be
provided which will be a new development.

A net 16 hectares of land will be provided for
expansion of the existing Stanmore Business Park.

This is in addition to the 500 houses and 13 ha of
employment already allocated in the existing Local Plan
which has yet to be developed.
3.

Both sites look as if they are in the Green
Belt, are they?

The site comprises a classic Shropshire landscape with
numerous mature trees and hedgerows and views towards
the Shropshire Hills Area of Outstanding Natural Beauty
(see photograph on the document cover), however
although it is greenfield, it is not allocated as part of the
Green Belt.
A recent Planning Appeal decision has supported not using
land for development where landscape and visual impact
would be adverse, when there is land which could be
removed from the Green Belt without causing such impacts.

Despite being sandwiched between the largest
industrial estate in the area and the Town, this land is
in the Green Belt which seeks to prevent the merging of
the West Midlands conurbation with Shropshire rather
than prevent the natural growth of Bridgnorth. In
2015, the Planning Inspector considering the previous
Site Allocations Plan stated that the Green Belt needed
to be reviewed in this local plan review. The Council
initially supported this view and provisionally allocated
the site for housing and additional employment uses.
Recently a leading QC who specialises in planning
matters has stated that ‘exceptional circumstances’ can
be demonstrated to remove this land from the Green
Belt. After all this is intensively farmed land as can be
seen from the photograph on the document cover.
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4.

Do the developers own the land?

The land Taylor Wimpey refer to in their proposals is in
multiple ownerships and TW only have options on elements
of it. A number of key areas such as that required for a
footbridge over the A458 is not in their control and the
owners have made it clear to TW and the Council that it is
not available to buy.

The land is owned in its entirety by Apley Estate,
Stanmore Properties and another consortium partner
including those areas required for new walkways and
cycle paths into Bridgnorth.

5.

Is the existing consent for 500 houses at
Tasley included in the TW proposal?

No. The TW scheme is in addition to the 500 units already
allocated by the Council and combined would deliver 2,250
units. The site for the 500 units involves relocating the
livestock market and the TW proposals wrap around its
allocated future site.

This development is separate from the 500 units
consented at Tasley. Its construction will not impact on
Tasley and would help to rebalance the town to the
east around its historic centre.

6.

What will happen to the livestock market?

The Council requested the livestock market be relocated
when it allocated land for 500 houses on its existing site and
adjacent land.

This development would have no impact on the
livestock market which would be able to continue to
operate serving the needs of the farming community
for many years into the future.

The Council’s previous concerns about having this market
adjacent to housing should also apply to the TW proposals
where land for the livestock market is shown but not
identified in the centre of the housing development. The
market owners have stated that they could not operate
next to a housing estate. If they were unable to relocate,
there is a real risk that the market would have to close – a
loss to the economy of the town, local and regional farmers.
7.

If the land is not owned by the promoter, are
potential problems with accessibility?

The vast majority of the highway frontage around the TW
site is not in their ownership or control. Therefore, access
and egress into their site initially will be limited to Ludlow
Road, classified a ‘B’ road.
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The Apley/Stanmore Consortium own all the land
within their proposed development site including the
road frontage.

8.

What are they actually going to build?

TW are a national volume house builder and their proposals
show a development typical of their other schemes across
the country
Any development of this size will require retail, additional
school facilities and medical provision. A neighbourhood
centre is planned a short distance away on Wenlock Road
and it is questionable whether both would be financially
viable.
As mentioned above, there will also be land allocated for
employment uses. TW’s intentions for this land are not
disclosed but TW are not known for their involvement in
industrial property.

The development will be undertaken by a number of
regional house builders working to a strict Design Code
and creating a development of varied styles which will
reflect the principles of Garden Communities with
substantial levels of open recreational land. A central
area comprising retail units for local services including
the butcher, the baker, the greengrocer, as well as a
café and other leisure and community facilities
associated with the existing Stanmore Country Park. It
will be individually designed for Bridgnorth
The Consortium will consult with the NHS and local
Education Authorities to deliver the appropriate
additional facilities needed to support the town and
this development.
In addition, accommodation will be provided for the
elderly, the young and affordable housing. The Apley
Estate is already one of the area’s largest providers of
affordable housing and it is intended that they will
retain the affordable rented housing.

9.

Will creating a Garden Community need long
term involvement from the builders and can
we trust both parties to deliver what they
say they will?

TW are one of the county’s largest house builders and
therefore very experienced. As a major plc they have
obligations to their shareholders to maximise profit. There
are no reasons to distrust them, however they have no
historic involvement in the town, nor any reason to be
involved in its future. Large housebuilders are known to
build out their sites and then move on.

The Apley/Stanmore Consortium has created a team of
expert advisors to work with them on this project
including Lord Matthew Taylor who is the UK’s leading
authority on Garden Communities and has advised
Governments on defining policy for this type of
development. It also includes one of the UK’s leading
property consultants, together with experts in
transportation, environment and sustainability.
Furthermore, the Apley Estate under its current
ownership has been involved in Bridgnorth for over 150
years and has secured its future for the next 125 years.
Stanmore Properties, the owner of Stanmore Business
Park, have worked hard over the last 50 years to
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increase employment in the area by working with
companies to help them grow.
Apley and Stanmore through their activities in the area
are directly accountable to the people of Bridgnorth.
Both are committed to this development and will
create a structure whereby they remain involved in
Stanmore Garden Community beyond its completion.
This will ensure it retains its individual identity and
commitment to Garden Community principles.
10.

What about affordable housing? Have the
developers said what they would provide?

TW’s proposal is for up to 1,750 new houses.
Unfortunately, it does not specify any affordable
percentages or types. Volume housebuilders will normally
aim to keep the percentage of affordable homes to the
minimum required by the Council.

Shropshire Council’s target for affordable housing is
20%.
Apley and Stanmore have offered to exceed this by
50%, by providing 30%.
A detailed proposal has been submitted showing a
variety of types including affordable, elderly living and
family housing. Apley intends to retain a percentage of
the rented housing in its ownership to guarantee
affordability long‐term.

11.

Will building so many houses cause traffic
problems?

TW’s proposals state that 75% of peak hour traffic from
their development will travel east on the A458 bypass
towards Telford and the West Midlands. Furthermore, the
established employment area for Bridgnorth is Stanmore
Business Park, four miles to the east of this site.
Adopting the TW figures a roundabout at the junction of
the A458/A442 could see an additional 600 vehicles per
hour at peak times with inevitable queues.
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The consultants advising Apley and Stanmore show that
the development will have little impact on Bridgnorth’s
main junctions and where there was any, it would be
possible to undertake improvements to mitigate this.
As the majority of peak hour journeys would be starting
in the east of the town, and travelling to destinations
on its eastern side, there will be minimal impact on the
town. Current assessments show traffic flows on the
A454 as being modest for ‘A’ Roads.

12.

How will we get to and from these
developments and into Bridgnorth?

Currently the site has no bus service and TW propose to
divert the existing service on the A458 through the site’s
north west corner to its centre and then out on to the
Ludlow Road.
This requires 2km of new highway infrastructure not
proposed to be constructed until after 2038. The nearest
alternative bus stop is currently around 1.5km from the site.
All pedestrian routes to schools, medical centres and the
town centre cross the busy bypass to get to Ludlow Road
(North). The Council says it would not be acceptable for
pedestrians, including schoolchildren to have to walk across
the busy bypass, so a bridge must be provided. However,
TW neither own nor have an option on the land required to
construct a bridge over the A458.

Bus services already pass the proposed site and serve
Stanmore Business Park.
Phase 1 of the Stanmore Garden Community proposal
incorporates facilitates for enhanced bus services to
Bridgnorth, as well as a Park & Ride.
In addition to existing footways, the Consortium
proposes to enhance an existing route through
Hermitage Ridge to Bridgnorth, capitalising on a service
corridor created over 50 years ago, for the sole use of
pedestrians and cyclists, which will give direct access to
Low Town, Chartwell Park, Bridgnorth Aluminium and
the Aldi Supermarket.

Claims that the Tasley site offers more opportunities for
linkages to Bridgnorth do not stand examination as TW do
not control most of the land fronting the highways and
can’t provide ‘linkages’ across land it doesn’t control.
13.

Shropshire Council has declared a climate
emergency and set zero‐carbon targets. How
will these developments address the issues
of sustainability, carbon reduction and
biodiversity?

TW has a variety of corporate statements relating to
sustainability and will bring forward their development in
accordance with planning requirements and government
guidelines.
Due to its location away from the existing areas of
employment, one of the unavoidable impacts of the
development will be increased traffic on the major
highways at peak hours increasing commuting miles,
congestion and therefore pollution on the roads into and
out of Bridgnorth. Furthermore, whilst a large area of
additional parkland and recreational areas are promised, it
appears that most of these won’t be delivered until 2038.
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The Apley/Stanmore Consortium is committed to
deliver low carbon, energy efficient housing, targeting
the highest standards available at the time of the
development. They have employed consultants who
are market leaders in sustainability and energy
efficiency to ensure these are delivered.
The development is proposed on an area of open land
currently intensively farmed and away from the area’s
nature reserves.
Any impact on the Ridge’s woodland would be minimal
as it is intended to use the existing cleared service
corridor through the area for access to Bridgnorth and

Shropshire Wildlife Trust has objected to the proposals due
to the potential impact on the existing nature reserve at
Pams Pools.

plant further buffer zones to protect any sensitive
areas.
The land immediately adjoins the Stanmore Business
Park so provision of jobs and housing would be linked.

14.

Why have I heard about the proposals at
Stanmore and not about Taylor Wimpey’s
Tasley scheme?

No consultation has been undertaken by the Council as part
of the local plan preparation. The development was
brought forward at the last minute by TW and the
consultation process they undertook was minimal. The only
public ‘event’ was an hour‐long webinar that happened in
the middle of the day and during the peak of the Covid‐19
crisis, when the local population may have had other
concerns that is if they were not working at the time.
However, Bridgnorth Town Council, Tasley Parish Council
and Morville Parish Council have all objected to these
proposals.
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The Stanmore proposal was fully consulted as part of
the local plan preparation process, including three
public exhibitions, both in evenings and weekends.
Press advertising and leaflet drops to in excess of 7,500
homes were undertaken to ensure the people of
Bridgnorth were fully informed and consulted.
At a meeting in May, Bridgnorth Town Council voted
overwhelmingly in favour of Stanmore as opposed to
Tasley.

